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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: Gregg Barrett 
 Director, City Planning and City Planner 
Subject: Stackhouse Developments Inc. 
 1150 Fanshawe Park Road East 
Public Participation Meeting on: November 2, 2020 

Recommendation 

That, on the recommendation of the Director, City Planning and City Planner, the 
following actions be taken with respect to the application of Stackhouse Developments 
Inc. relating to the property located at 1150 Fanshawe Park Road East:  

(a) The proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the 
Municipal Council meeting on November 10, 2020 to amend the Official Plan by 
ADDING a specific policy to Chapter 10 to permit an increased density of 133 
units per hectare; 

(b) The proposed by-law attached hereto as Appendix “B” BE INTRODUCED at the 
Municipal Council meeting on November 10, 2020 by ADDING a new policy to 
the Specific Policies for the Neighbourhoods Place Type AND AMENDING Map 
7 – Specific Policy Areas – of The London Plan by adding the subject site to the 
list of Specific Policy Areas;  

(c) The proposed by-law attached hereto as Appendix "C" BE INTRODUCED at the 
Municipal Council meeting on November 10, 2020 to amend Zoning By-law No. 
Z.-1, in conformity with the Official Plan as amended in parts (a) and (b) above, 
to change the zoning of the subject property FROM a holding Restricted 
Office/Convenience Commercial Special Provision (h-27*RO2/CC5(1)) Zone to a 
holding Restricted Office/Convenience Commercial Special Provision/Residential 
R8 Special Provision Bonus (h-18*RO2/CC5(1)/R8-4(_)*B-(_)) Zone.  

The Bonus Zone shall be implemented through one or more agreements to 
facilitate a high quality development comprised of stacked townhouses and an 
apartment building, with a maximum height of 6 storeys (21m), and a maximum 
density of 133 units per hectare, which substantively implements the Site Plan 
and Elevations attached as Schedule “1” to the amending by-law in return for the 
following facilities, services and matters:   

1) Exceptional Building Design  
 
The buildings shown in Schedule “1” to the amending by-law are bonused for 
features which deliver a high standard of design including: 
 
i. An apartment building located and oriented along the street edge to 

provide for a continuous street wall along Stackhouse Avenue;  
ii. Stacked townhouses located along and oriented towards the street edge 

to provide for a continuous street wall along Fanshawe Park Road East;  
iii. Incorporating a minimum of 35% of the required parking spaces as 

underground parking; 
iv. Provision of an enhanced landscape open space setback along the west 

property boundary to facilitate retention of the mature spruce trees; 
v. Incorporate a variety of materials and textures to highlight different 

architectural elements; 
vi. Provision of individual entrances to ground floor units with operable front 

doors on the east façade of the apartment building with direct walkways 
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to the public sidewalk; 
vii. Provision of the main building entrance at the northeast corner of the 

building; 
 

2) Provision of Affordable Housing  
 
The provision of affordable housing shall consist of:  

 A total of six (6) stacked townhouse affordable rental units;  

 Rents not exceeding 90% of the Average Market Rent (AMR) for the 
London Census Metropolitan Area as determined by the CMHC at the 
time of building occupancy;  

 The duration of affordability shall be set at 20 years from the point of 
initial occupancy of all affordable units. 
 

(d) IT BEING NOTED that the following site plan matters were raised during the 
public participation process:  

i) Garbage storage shall be located internally within the building; 
ii) Fencing along the west property boundary shall be installed or enhanced 

to provide adequate screening, minimize the impact of headlights and 
enhance privacy;  

iii) Enhanced provision of landscaping along the southwest property 
boundary to provide screening for the stacked townhouse dwellings; and 

iv) Minimal or no windows to habitable rooms for the west façade of the 
stacked townhouses. 

Executive Summary 

Summary of Request 

The requested amendment is to permit the development of six (6) stacked townhouse 
units along Fanshawe Park Road East and a six (6) storey, residential apartment 
building with a total of 81 units along Stackhouse Avenue. Vehicular access is proposed 
from Stackhouse Avenue and parking is provided as surface and underground spaces. 
The existing zoning that permits commercial and office uses are proposed to form part 
of the requested zoning to allow for future flexibility of uses.  

Purpose and the Effect of Recommended Action 

The purpose and effect of the recommended action is to amend the zoning for the site 
to a holding Restricted Office/Convenience Commercial Special Provision/Residential 
R8 Special Provision Bonus (h-18*RO2/CC5(1)/R8-4(_)*B-(_)) Zone. The bonus zone 
will permit the greater height and density in exchange for the provision of bonusable 
features such as affordable housing and enhanced urban design. The holding provision 
will ensure that a stage 3 archaeological assessment will be required to be submitted 
and accepted prior to any development or site alteration.  

Rationale of Recommended Action 

1. The recommended amendment is consistent with, and will serve to implement 
the policies of the Provincial Policy Statement, 2020 which encourage infill and 
intensification, the provision of a range of housing types, and efficient use of 
existing or planned infrastructure; 

2. The recommended amendment generally conforms to the in-force policies of The 
London Plan including, but not limited to the policies of the Neighbourhoods 
Place Type which contemplate low-rise apartment buildings up to 6 storeys with 
frontage on an Urban Thoroughfare; 

3. The recommended amendment to The London Plan will allow for the existing 
commercial and office uses to be permitted to allow for a mix of uses; 

4. The recommended amendment generally conforms to the in-force policies of the 
1989 Official Plan including, but not limited to the Policies for Specific Residential 
Areas which allow Council to address developments through specific policies that 
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provide additional guidance to the general Multi-family, Medium Density 
Residential policies; and 

5. The subject lands are of a suitable size and shape to accommodate the 
development proposed, which is a sensitive and compatible form within the 
existing and planned surrounding neighbourhood. 

Climate Emergency 

On April 23, 2019, Council declared a Climate Emergency.  Through this declaration the 
City is committed to reducing and mitigating climate change by encouraging 
intensification and growth at appropriate locations.  This includes intensification and 
efficient use of existing urban lands and infrastructure and the regeneration of existing 
neighbourhoods.  It also includes aligning land use planning with transportation planning 
to facilitate transit-supportive developments and encouragement of active transportation 
options. 

 Analysis 

1.0 Site at a Glance 

1.1  Property Description 

The subject site is an ‘L’ shaped parcel with frontage on both Fanshawe Park Road 
East and Stackhouse Avenue. There is an established low-rise residential subdivision to 
the northwest and west (Howlett Circle), remnant residential dwellings to the east, and 
future development lands to the northeast. A park is located directly south of the subject 
site across Fanshawe Park Road East, and the Stoney Creek Valley is located to the 
north of the site.   

The site is occupied by one single detached dwelling currently. A large accessory 
structure (barn) was located towards the north of the site when the application was 
submitted, and has since burned down during the application review period. The site 
does not have identified heritage significance and is not a heritage listed or designated 
property. There site is highly vegetated, including a number of mature trees with a 
notable line of mature spruce trees located along the west boundary of the property.  

 
Figure 1: View from Fanshawe Park Road East (left) and Stackhouse Avenue (right)  

1.2  Current Planning Information (see more detail in Appendix F) 

 Official Plan Designation  – Multi-Family, Medium Density Residential  

 The London Plan Place Type – Neighbourhoods 

 Existing Zoning – h-27*RO2/CC5(1) Zone  

1.3  Site Characteristics 

 Current Land Use – single detached dwelling 

 Frontage – 30.4m (99.7 feet) along Fanshawe Park Road East 

 Depth – 94.7m - 131.8m (310 - 432 feet) along Stackhouse Avenue 
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 Area – 6,601.5m² (71,052  square feet)) 

 Shape – ‘L’ shaped  

1.4  Surrounding Land Uses 

 North – low density residential  

 East – existing and future residential  

 South – park 

 West – existing residential  

1.5 Intensification (identify proposed number of units) 

 87 residential units are inside of the 2016 built-area boundary and inside of 
the Primary Transit Area 

1.6  Location Map  
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2.0 Description of Proposal 

2.1  Development Proposal 

The requested amendment is to permit the development of six (6) stacked townhouse 
units along Fanshawe Park Road East, and a six (6) storey apartment building along 
Stackhouse Avenue. There are a total of 87 residential units with a total density of 133 
units per hectare.  There are 81 units in the apartment building consisting of 10 
townhouse style units along the base and 71 apartment style units in the rest of the 
building.  Vehicular access is proposed from the north of the site from Stackhouse 
Avenue with 110 parking spaces provided as surface and underground spaces.  

 
Figure 2: Rendering of initial proposed design – Stackhouse Avenue view  

3.0 Relevant Background 

3.1  Planning History 

The lands were in the former Township of London and were annexed into the City of 
London on January 1, 1993.  The single detached dwelling on site was constructed 
circa 1920.   

The subject site is within the Stoney Creek Community Plan which was prepared by 
area land owners to provide more detailed guidance for future development and serve 
as a basis for Official Plan designations.  In 1998, Council adopted the Multi-Family, 
Medium Density Residential Designation for the lands.  A specific policy to allow for 
Convenience Commercial uses on the subject site was added in 1999 to section 
3.6.5.vii) of the 1989 Official Plan. The existing zoning was also applied in 1999 through 
application Z-5705.  

In 2003 the corner property at 1152 Fanshawe Park Road East was severed from the 
retained subject lands through consent application B.024/03.  A minor variance 
application A.042/03 was also submitted to facilitate the requested severance to allow 
for a reduced lot frontage.  The corner property at 1152 Fanshawe Park Road East 
continues to be used as a small retail clothing store.   
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3.2  Requested Amendment 

The requested amendment is for a holding Restricted Office/Convenience Commercial 
Special Provision/Residential R8 Special Provision Bonus (h-18*RO2/CC5(1)/R8-
4(_)*B-(_)) Zone to allow for the proposed development, and allow for future flexibility 
with the retention of the existing commercial and office zones.  

3.3  Community Engagement (see more detail in Appendix B) 

There were 43 comments received through the public consultation process.  A summary 
of the comments received are as follows:  

Use 

Object to zoning amendment (x24), maintain commercial zoning (x4), do not want 
residential uses of apartments or townhouses (x4), purchased with expectation of 
commercial uses (x9), purchased with expectation of townhouse or singles (x1), 
negatively impact home value (x5), proposed development not suited to this location 
(x4), increased height and population will affect Howlett Circle (x1), should be mixed 
use instead (x2), hoping to see a day care instead (x1), want more commercial 
amenities in area (x1) 

Intensity  

Substantial change in special provisions (x2), more concessions for number of stories 
and size are needed (x6), loss of privacy (x8), impact of shadows (x4), impact on 
backyards (x4), enough high density in the area (x2), overburden schools (x4) 

Form  

Grateful for retention of spruce trees (x2), would take land away from Stackhouse 
Avenue (x2), Overdevelopment of site with only single detached dwellings surrounding 
(x8), disrupts neighbourhood character (x7), concern with garbage storage (x2), 
concern with fencing (x2), relocate access to south of site from the north (x1), access is 
located on a curve with poor visibility (x1), concern with headlights shining into 
backyards (x1), height should be capped at 13m (x1), height should be capped at 8m-
12m (x1), doubling height is not reasonable/too high (x2), negative impacts on visibility 
of corner commercial property (x2), townhouses along Fanshawe will look better than a 
fence (x1), do not allow pedestrian access from Fanshawe (x1) 

Traffic  

Will increase traffic and congestion (x12), concern for safety of children (x5), 
Stackhouse Avenue already very busy (x5), Stackhouse Avenue not banked correctly 
and needs improvement (x1), vacant land in area will also add traffic when it develops 
(x2), no sidewalks on Stackhouse creating safety hazard (x2), reconsider traffic lights at 
intersection (x5), Fanshawe is already very noisy (x3), Fanshawe is already very busy 
(x3), unsafe for people to get to park (x3), should have pedestrian crossing at 
Stackhouse (x1) 

Environmental  

Negative impacts on wildlife using trees (x2), black walnut trees are valuable (x1), 
developers removing green space (x1), concern with conclusions of the tree report (x1), 
tree retention should occur in the north of the site as well (x1), Coyotes are a concern in 
the area (x1) 

Neutral/Miscellaneous 

Request for unbiased opinion of impacts on neighbouring property (x1), request to be 
kept informed of any Community Information Meeting (CIM) or Public Participation 



OZ-9215 
S.Wise 

 

Meeting (PPM) (x5), interest in purchasing a townhouse unit (x1), request for 
information previously available on website (x2)  

Petition: change.org – 203 signatures on date of Submission July 20, 2020 

Content of petition: “We are opposed to the Zoning By-law changes for 1150 Fanshawe 
Park Road East, London, Ontario, from commercial to residential property” 

Community Information Meeting  

A virtual Community Information Meeting (CIM) was organized by the applicant and held 
on September 16, 2020. There were 23 participants, including: members of the public, 
the applicant, the local councillor and municipal staff.   

3.4  Policy Context (see more detail in Appendix C) 
 

Provincial Policy Statement (PPS) 2020 

The Provincial Policy Statement (PPS) 2020, provides policy direction on matters of 
provincial interest related to land use planning and development. All decisions affecting 
land use planning matters shall be “consistent with” the policies of the PPS.  

The London Plan 

The London Plan is the new Official Plan for the City of London (Council adopted, 
approved by the Ministry with modifications, and the majority of which is in force and 
effect). The London Plan policies under appeal to the Local Planning Appeals Tribunal 
(Appeal PL170100) and not in force and effect are indicated with an asterisk throughout 
this report. The London Plan policies under appeal are included in this report for 
informative purposes indicating the intent of City Council, but are not determinative for 
the purposes of this planning application. 

The subject site is located within the Neighbourhoods Place Type with frontage on an 
Urban Thoroughfare and a Neighbourhood Connector, as identified on *Map 1 – Place 
Types and *Map 3 – Street Classifications. Permitted uses within this Place Type 
include a range of low rise residential uses, including low rise apartments (*Table 10 – 
Range of Permitted Uses in Neighbourhoods Place Type). The maximum permitted 
height is 4 storeys, with the ability to bonus up to 6 storeys.  (*Table 11 – Range of 
Permitted Heights in Neighbourhoods Place Type). 

1989 Official Plan 

The subject site is designated Multi-Family, Medium Density Residential in the 1989 
Official Plan. The primary permitted uses in this designation include multiple-attached 
dwellings, such as row houses or cluster houses; 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 (3.3.1). Height and density 
limitations in the Multi-Family, Medium Density Residential designation is normally 4 
storeys and 75 units per hectare (3.3.3.i) and 3.3.3.ii)).  

Stoney Creek Community Plan  

The site is within the Stoney Creek Community Plan which was approved in 1998 to 
guide development in the area for the 20 years following.  The Community Plan 
provided a basis for the Official Plan Amendments to provide more detailed guidance for 
the development of the Stoney Creek area.  The site is contemplated as Multi-Family 
Medium Density Residential through the community plan with primary and secondary 
uses permitted.  

https://www.change.org/p/city-of-london-stop-zoning-by-law-change-1150-fanshawe-park-road
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4.0 Key Issues and Considerations  

4.1  Location 

Provincial Policy Statement, 2020 (PPS) 

The PPS encourages settlement areas to be the main focus of growth and 
development, and directs municipalities to establish land use patterns within settlement 
areas that are based on efficient use of land and resources that are appropriate for, and 
efficiently use, the infrastructure and public service facilities which are planned or 
available (1.1.3.2.b).  The proposed development is located within a settlement area 
and promotes cost-effective development patterns and standards to minimize land 
consumption and servicing costs.  Further, the PPS encourages municipalities to 
provide for all forms of housing to meet projected requirements by permitting and 
facilitating all forms of residential intensification in locations where appropriate levels of 
infrastructure and public service facilities are or will be available (1.4.3.d).  The site is an 
under-utilized property with municipal services available, direct access to transit 
services on Stackhouse Avenue, and access to nearby existing and planned 
commercial amenities. 

The London Plan  

The London Plan directs infill and intensification to strategic locations to achieve a 
target of accommodating 45% of all future residential growth in the Built-Area Boundary 
(91).  Additionally, a target of 75% of all intensification is to be achieved in the Primary 
Transit Area which includes the greatest amount and highest level of transit service in 
the city (92_2).  The Built-Area Boundary includes the subject site and both sides of 
Fanshawe Park Road East in this location. The Primary Transit Area includes properties 
on both sides of Fanshawe Park Road East and does include the site.  The subject site 
also has direct access to public transit along both Stackhouse Avenue and Fanshawe 
Park Road East which provides convenient transportation alternatives to private vehicle 
trips.  
 
The site is within the Neighbourhoods Place Type which is intended to provide a 
diversity of housing choices and affordability (918_2&3). The range of uses and 
intensity that may be permitted in The London Plan is directly related to the 
classification of street onto which the property has frontage (919_2). The site is within 
the Neighbourhoods Place Type with frontage along an Urban Thoroughfare (Fanshawe 
Park Road East) and a Neighbourhood Connector (Stackhouse Avenue). Properties like 
the subject site that front onto major streets allow for a broader range of uses and more 
intense forms of development than those that front onto minor streets (919_3). Where 
development is being considered at the intersection of two streets of different 
classifications, the higher-order street onto which the property has frontage, is used to 
establish the permitted uses and intensity of development in *Tables 10 to 12 
(920_4a*). Though the site has frontage on an Urban Thoroughfare and a 
Neighbourhood Connector, it is not considered to be located at the intersection as there 
is a separate property occupying that space with a small scale retail store.  

The London Plan policies address sites that have frontage on two or more streets of 
different classifications, (but not located at an intersection), that generally the lower-
order street would be used to establish the permitted uses and intensity (920_6.a*).  
This provision is typically intended to address sites that are configured as ‘through lots’ 
where the different road classifications are located parallel and not perpendicular to one 
another.  Through lots can be found in existing neighbourhoods and the policies are 
intended to better address compatibility with different development forms and avoid 
rear-lotted development.  The subject site is not a through lot and although it is also not 
located at the intersection, it has frontage on two intersecting roads which is more 
similar to an intersection lot than a through lot.  As such, the higher order Urban 
Thoroughfare – Fanshawe Park Road East is interpreted to determine the range of uses 
and intensity permitted for the site.   
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1989 Official Plan  

The site is designated Multi-Family, Medium Density Residential (MFMDR) which 
includes preferred locations as: lands in close proximity to shopping areas, lands in 
close proximity to designated open spaces, lands adjacent to the Multi-Family, High 
Density Residential designation; and lands abutting an arterial, primary collector, or 
secondary collector street (3.3.2).  The site has frontage on arterial and secondary 
collector streets with convenient access to the designated open space corridor of the 
Stoney Creek Valley and the future Community Commercial Node to the east at 
Highbury and Fanshawe Park Road East.  The site is appropriately located to support 
medium density residential uses as permitted by the existing Multi-Family, Medium 
Density Residential designation.   

Stoney Creek Community Plan 

Similar to The London Plan direction to afford greater development potential along 
major streets, the Stoney Creek Community Plan also directed medium density 
residential uses to locations along the arterial road network.  The benefits of locating the 
intensity in proximity to the higher roads include (4.7.4): 

 Easy access to arterial roads with less traffic through low density areas; 

 Easy walking distance to transit routes; 

 More efficient use of existing public infrastructure; and 

 Provides a built form that can mitigate and transition from the impacts of the busy 
arterial roads without the need for a noise wall.   

The Stoney Creek Community Plan led to the site being considered appropriate for the 
Multi-Family, Medium Density Residential (MFMDR) designation.  Many of the 
considerations that led to the designation continue to be relevant and appropriate to 
allow for greater heights and densities in this location, are also echoed as broad 
direction in The London Plan for this site.   

4.2  Use 

Provincial Policy Statement, 2020 (PPS) 

The PPS encourages healthy, livable and safe communities which are sustained by 
accommodating an appropriate range and mix of residential, employment and 
institutional uses to meet long-term needs (1.1.1.b).  The proposed residential uses and 
retention of the commercial and office uses are appropriate for the site and integrate 
positively with the surrounding established residential community.  Planning authorities 
are further directed to permit and facilitate all housing options required to meet the 
social, health, economic and well-being requirements of current and future residents as 
well as all types of residential intensification, including additional residential units and 
redevelopment (1.4.3.b). The stacked townhouse and apartment units provide local 
housing options that add to the local housing diversity, and include affordable housing 
units to cater to a wide range of resident needs.   

The London Plan 

The subject site is located within the Neighbourhoods Place Type at the intersection of 
an Urban Thoroughfare (Fanshawe Park Road East) and a Neighbourhood Connector 
(Stackhouse Avenue).  The permitted uses for a site with frontage on an Urban 
Thoroughfare include single detached, semi-detached, duplex, townhouses, triplexes, 
fourplexes, stacked townhouses, and low-rise apartments, as well as a limited range of 
non-residential uses such as small-scale community facilities, home occupations and 
emergency care establishments (table 10*).  Along the Fanshawe Park Road East 
frontage, there are six (6) stacked townhouse units proposed, with a six (6) storey low-
rise apartment building located to and oriented along Stackhouse Avenue.  

The London Plan identifies that providing accessible and affordable housing options for 
all Londoners is an important element of building a prosperous city (495). The proposed 
development will contribute to the local housing variety and provide choice in housing 
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options with the addition of the stacked townhouses and apartment units. The Plan 
provides further direction to build strong, healthy and attractive neighbourhoods for 
everyone by integrating affordable forms of housing in all neighbourhoods (61_10).  
Through the bonus zone, the stacked townhouse dwelling units will be provided as 
affordable housing units at 90% of the Average Market Rent which will create more 
inclusive housing options for the area.   

The requested amendment is seeking to retain the existing convenience commercial 
and restricted office zoning that is currently permitted to allow for future flexibility of 
uses.  The London Plan directs that mixed-use buildings with small-scale commercial or 
office uses can be contemplated for sites located at the intersection of an Urban 
Thoroughfare or Civic Boulevard and a Neighbourhood Connector (table 10*). Stand-
alone commercial uses within the Neighbourhoods Place Type are contemplated for 
intersections of two major streets like two Urban Thoroughfares and/or Civic 
Boulevards. A specific policy is requested to permit the continuation of the non-
residential uses, which is appropriate for the site and would allow for future flexibility for 
how the site could develop in the future.   

1989 Official Plan 

The subject site is designated Multi-Family, Medium Density Residential in the 1989 
Official Plan, which permits multiple-unit residential developments that have a low-rise 
profile, and densities that exceed those found in Low Density Residential areas but do 
not approach the densities intended for the Multi-Family, High Density Residential 
designation (3.3). Permitted uses include a range of medium density residential uses, 
including stacked townhouses and low-rise apartment buildings (3.3.1).  The proposed 
low-rise apartment building and stacked townhouses are permitted uses within the 
MFMDR designation and appropriate for the site.  The 1989 Official Plan also supports 
the provision of a choice of dwelling types according to location, size affordability, 
tenure and design to satisfy a broad range of housing requirements (3.1.1.ii).   

The Multi-Family, Medium Density Residential designation also contemplates a limited 
range of secondary permitted uses including convenience commercial and restricted 
office uses (3.3.1.ii). The site is currently recognized as a specific location that permits 
convenience commercial uses at 1150-1152 Fanshawe Park Road East (3.6.5.vi.15). 
The existing convenience commercial and restricted office zoning allows for a limited 
range of small-scale commercial and office uses while still maintaining the overall 
residential designation.  

Stoney Creek Community Plan  

The community plan identified a range of different types of commercial areas within the 
plan area from local, and small-scale, convenience commercial to larger, more 
intensive, Community Shopping Areas (4.7.7).  The site was considered for 
convenience commercial uses as it is located with frontage on the arterial Fanshawe 
Park Road East and the secondary collector Stackhouse Avenue.  Convenience 
commercial uses are intended to be small in scale and serve the local needs of area 
residents.  Other commercial areas include the northwest intersection of Highbury and 
Fanshawe which is intended for a broader range of commercial, retail and service uses.  
This is now a Community Commercial Node which has not yet been fully built out, and 
is located approximately 450m from the subject site in convenient walking distance.  

4.3  Form and Intensity  

Provincial Policy Statement, 2020  

The PPS requires planning authorities to establish and implement minimum targets for 
intensification and redevelopment within built-up areas based on local conditions 
(1.1.3.5).  The proposed development is an appropriate infill site, in an area that is 
identified for intensification as it efficiently utilizes the existing public service facilities, 
and supports public and active transportation. Built design is emphasized in the PPS by 
“encouraging a sense of place by promoting well-designed built form” (1.7.1 d).  The 
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proposal will develop an under-utilized site in a form that is compatible to the existing 
surrounding neighbourhood and represents an attractive built form for a property with 
frontage on major roads.   

The London Plan  

A key direction of The London Plan is to ‘build a mixed-use compact City’ by managing 
outward growth, and by supporting infill and intensification within the Urban Growth 
Boundary in meaningful ways (59_8).  It is an important strategy of The London Plan to 
support all forms of intensification while ensuring that they are appropriately located and 
fit well within their neighbourhood (940).  The proposed development is located on 
major roads and has access to nearby parks, open spaces, transit and future 
commercial amenities.  The proposed scale and design of development is considered to 
be a sensitive form of residential intensification for the site and compatible with the 
surrounding neighbourhood.   

The London Plan uses height as a measure of intensity, and a minimum height of 2-
storeys and a maximum height of 4-storeys is permitted.  Bonusing is contemplated up 
to 6-storeys for a site within the Neighbourhoods Place Type that has frontage on an 
Urban Thoroughfare (Table 11*). The intent of the minimum height is to frame the street 
and establish a consistent street wall over time. The stacked townhouses along 
Fanshawe Park Road East are proposed at a height of 12m and create the intended 
built edge with the orientation to Fanshawe Park Road East. The apartment building is 
proposed at a height of 21m or 6 storeys with the orientation along Stackhouse Avenue.   

The bonus request is supported by enhanced urban design with underground parking, 
enhanced landscaped open space and an attractive built form as well as the provision 
of six (6) affordable stacked townhouse units.  The height proposed conforms to the 
contemplated intensity of the place type and the bonusing provided results in substantial 
public benefit to warrant the increased height.  The built form and design is evaluated in 
more detail in section 4.4 Site Design and Layout of this report.  

1989 Official Plan 

Development in the Multi-Family, Medium Density Residential designation normally has 
a maximum height of 4-storeys and a density of 75 units per hectare (3.3.3.i).  In some 
instances, height may be permitted to exceed this limit if determined to be appropriate 
through a site-specific zoning by-law amendment and/or bonusing (3.3.3.ii).  The 
requested amendment is to permit an increased height of 6 storeys or 21m through a 
site-specific bonus zone. The increased height requested is for the low-rise apartment 
building which is located along Stackhouse Avenue and oriented away from the existing 
residential dwellings along the west property boundary.  The built from along Fanshawe 
Park Road East is proposed to be 3 storeys or 12m, which is consistent with the 
standard heights permitted.  
 
Bonusing for density is also permitted in the MFMDR designation with densities 
permitted to exceed 75 units per hectare up to a maximum density of 100 units per 
hectare (uph).  The proposed density is 133uph which exceeds the maximum 
contemplated with bonusing and requires a specific policy to allow for the increased 
density.  The site has an area of 6,601.5m², which could equate to 50 residential units at 
a maximum density of 75uph, and 65 residential units at a maximum density of 100uph.  
The requested increase to a total of 87 residential units results in the density requested 
of 133uph, and is considered through a site specific policy and criteria under Chapter 10 
of the 1989 Official Plan under section 4.4 of this report. 

Residential intensification in the Multi-family, Medium Density Residential designation is 
subject to a Planning Impact Analysis on the basis of criteria relevant to the proposed 
change (Section 3.7.2). A Planning Impact Analysis is available in Appendix E.  Similar 
to the 1989 Official Plan, the Our Tools section of The London Plan contains various 
considerations for the evaluation of all planning and development applications which 
were incorporated into the PIA and throughout this report (1578).  
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4.4  Policies for Specific Areas   

Chapter 10 allows Council to consider policies for specific areas where one or more of 
the four evaluation criteria apply, and the underlying designation is intended to be 
maintained.  It is appropriate to consider the requested increased in density on a site-
specific basis and to maintain the underlying designation and compatibility with the 
adjacent residential neighbourhood to the west.   

Evaluation Criteria 

i) The change in land use is site specific, is appropriate given the mix of uses in the 
area, and cannot be accommodated within other land use designations without having a 
negative impact on the surrounding area.  

There are existing medium density residential uses to the west along Fanshawe Park 
Road East, and future planned medium density development to the east of Stackhouse 
Avenue. The proposal is a site specific request and is considered to be the most 
appropriate approach to allow for the proposed development with an increased density, 
that avoids negative impacts for the surrounding area and adjacent neighbourhood.   

ii) The change in land use is site specific and is located in an area where Council 
wishes to maintain existing land use designations, while allowing for a site specific use. 

The use of a specific policy allows for the proposed development on a site specific 
basis, and is a targeted approach rather than allowing the greater heights and densities 
associated with a change to the underlying designation. The residential neighbourhood 
to the west of the subject site is characterized as a low-rise and stable neighbourhood, 
and maintaining the underlying designation of the subject site ensures that the specific 
proposal is developed, or other Medium Density Residential uses occur instead.  There 
is more certainty with the use of a specific policy that applies to the site only, instead of 
a designation boundary that could be interpreted with any potential future lot 
consolidation. 

iv) The policy is required to restrict the range of permitted uses, or to restrict the scale 
and density of development normally allowed in a particular designation, in order to 
protect other uses in an area from negative impacts associated with excessive noise, 
traffic, loss of privacy or servicing constraints. 

The specific policy will allow only for the increase in density associated with the 
proposed development. Any further change in use or intensity would be required to seek 
future approval through a subsequent amendment for evaluation.  The proposal 
represents an appropriate scale, fit, and form with the surrounding context and 
immediate area.  Any negative impacts can be mitigated on site through the site layout 
and design, and the use of screening and buffering. 

The increase in density is appropriate for the site and results in positive design features 
such as underground parking that retains mature vegetation and provides enhanced 
setbacks to mitigate impacts.  

4.5  Site Layout and Design   

Provincial Policy Statement, 2020 

The PPS is supportive of appropriate development standards which facilitate 
intensification, redevelopment and compact form (1.1.3.4). The site layout and design 
helps determine whether the proposed use is appropriate for the site based on the fit 
and compatibility. The stacked townhouse units and apartment building are 
appropriately designed and located on site to minimize and mitigate any adverse 
impacts to the surrounding area.  

The London Plan  

The built form is guided by the City Design policies that require the site layout to 
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respond to: the existing and planned character of the surrounding neighbourhood, 
mitigate impacts on adjacent properties, promote safe connectivity, site buildings such 
that they maintain and reinforce the street wall with minimal setbacks from public rights-
of-way, and orient buildings on corner lots towards the higher-order street (252, 253, 
255*, 256, 258*, and 259*). In addition to the City design policies, intensification 
proposals will also be assessed for their compatibility and fit, the site layout, access, 
building orientation, character, height transitions, and massing (953_2 a-f).   

Character and Compatibility  

The site layout of new development should be designed to respond to its context, and 
the existing and planned character of the surrounding area (252).  The site is an under-
utilized property within an area that has been recently developed or is planned for future 
development. The site is large enough to support the proposed development and the 
site layout has been thoughtfully designed to screen parking areas, provide enhanced 
setbacks to preserve mature vegetation and enhance privacy and screening to the 
existing neighbourhood to the west. The surrounding area includes a range of low to 
medium density residential uses, including: single detached dwellings directly to the 
west, townhouses further west along Fanshawe Park Road East, and low-rise 
apartment buildings at the intersection of Trossacks Avenue. The properties to the east 
include more variety of uses with retail, remnant residential and institutional uses 
towards the intersection of Highbury Avenue North. 

 
Figure 3: Site Context and Surrounding Area  
 
Intensification in The London Plan is contemplated in all place types that allow for 
residential uses, where appropriately located, and provided in a way that is sensitive to 
and a good fit with existing neighbourhoods (83, 937, 939_5, 953_ 1).  The proposed 
development has taken into consideration the interface with the existing residential uses 
to the west and responded by locating the built form along the east of the site to 
minimize shadow impacts and maximize privacy with the increased separation.  
Screening and buffering is also provided through the retention of the mature spruce 
trees along the west boundary and an enhanced landscaped open space and setback.   

In The London Plan, the built form will be designed to have a sense of place and 
character consistent with the planned vision of the place type (197*).  The site is 
contemplated for medium density built forms in both the 1989 Official Plan and The 
London Plan. The site is located towards the exterior of the neighbourhood, where 
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greater development potential is permitted to retain the interior of the neighbourhoods 
as intact low rise residential. Further, buildings at key entry points into neighbourhoods 
will be designed to help establish a neighbourhood’s character and identity (202*).  The 
site is located in a minor gateway location on an Urban Thoroughfare and a 
Neighbourhood Connector that provides a key access to the residential neighbourhoods 
to the north and west.  The stacked towns along Fanshawe and the apartment building 
located along Stackhouse Avenue will provide a prominent street edge that frames and 
identifies the entry to the area.   

Street Edge  

The policies of The London Plan direct that buildings should be sited with minimal 
setback from public rights-of-way and public spaces to create a street wall/edge to 
establish a sense of enclosure and provide a comfortable pedestrian environment 
(259*).  The stacked townhouse block along Fanshawe Park Road East has a reduced 
front yard setback of 3m, and the main apartment building along Stackhouse Avenue 
has a reduced exterior side yard setback of 2m.  Both buildings are located close to the 
right-of-ways and are oriented to the street which creates a sense of enclosure, 
activates the street edge, provides convenient pedestrian access for residents, and 
provides passive surveillance for improved neighbourhood safety. The stacked 
townhouses are meeting the intent of The London Plan minimum 2 storey or 8m built 
form in this location to frame the street and establish a consistent street wall over time. 

The London Plan directs that buildings should be sited so that they maintain and 
reinforce the prevailing street wall or street line of existing buildings (256).  The built 
form along Stackhouse Avenue will establish the majority of the street edge in this 
location which has an existing building to the south, and a vacant lot to the north.  The 
building is appropriately located along Stackhouse Avenue and will provide an active 
street edge with an appropriate setback that relates well to the existing property to the 
south. Along Fanshawe Park Road East the proposed stacked townhouse units will be 
generally consistent with the edge of the residential dwellings to the west, and closer to 
the street than the existing building to the east. The stacked townhouse dwellings are 
proposed to be located in generally the same location as the trees and shrubs that are 
existing along Fanshawe and will continue the built edge where there is currently a very 
large setback, or gap, to the existing building.   

 
Figure 4: Fanshawe Park Road Frontage Google View  

Pedestrian and Cycling Facilities  

Sites shall be designed to provide a direct, comfortable and safe connection from the 
principle building entrance to the public sidewalk (268).  The main building entrance for 
the apartment is located at the northeast corner of the building which will provide 
convenient access for pedestrians to the future sidewalk along Stackhouse Avenue.  A 
secondary entrance/exit from the building is located at the southeast corner of the 
building which provides a direct access to the bus stop located along Stackhouse 
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Avenue.  The townhouse style units along the ground floor of Stackhouse Avenue, and 
the stacked townhouse units will also provide direct doors from those units to the 
sidewalk to promote ease of access for pedestrians.  
 
The London Plan requires secure, covered and non-covered bicycle parking to be 
incorporated into multi-unit residential developments (280*).  The apartment building will 
require 61 secure bicycle parking spaces which are proposed internally in the building 
and will support active transportation.  In the area, there are bicycle lanes on Fanshawe 
Park Road East as well as off-road multi-use pathways along the Stoney Creek Valley.   

Parking Areas  

Buildings should be sited to minimize the visual exposure of parking areas to the street 
(269).  The apartment building and stacked townhouses provide effective screening for 
the majority of the surface parking spaces, which are located in line with and behind the 
buildings.  The development requires 111 parking spaces, and 110 are requested which 
is a minor and reasonable reduction of 1 parking space.  There are 48 parking spaces 
proposed as underground spaces and 62 spaces will be provided as surface parking 
spaces.  The underground parking is a positive design feature and the preferred 
location for parking as it minimizes the amount of the site occupied by surface parking 
and increases the amount of landscaped open space and amenity areas.   

 
Figure 5: Site Concept Plan  

Tree Preservation 

A policy of The London Plan is that the layout and grading of a site should retain and 
incorporate desirable trees (258*). The site is highly vegetated and there is a notable 
row of mature spruce trees along the west property boundary that are desirable to 
maintain. A Tree Assessment Report was prepared for the proposed development that 
assessed the impact of the (initial) proposed development design on the existing trees 
on-site.  The Tree Assessment Report took an inventory of the 57 individual trees on-
site and the 5 vegetation units.  No rare or endangered species were observed during 
the inventory.  The proposed development will require many of the trees to be removed, 
and the initial site design of the apartment building intended to preserve the 
southernmost mature spruce trees, while the northernmost spruce trees would have 
been disrupted by the parking area.  One of the revisions to the site layout has been to 
shift the building further east to increase the setback to ensure the spruce trees along 
the northern extent of the west boundary are able to be retained as well.  The retention 
of the mature spruce trees are ideally located to maintain that existing character 
features, and to provide enhanced privacy and screening for the neighbouring 
properties.  The retention of the existing trees on site will also be complemented by a 
landscape plan with new plantings through the future site plan approval process.   

  



OZ-9215 
S.Wise 

 

Loading and Garbage Areas  

Policies direct loading, garbage and other service areas to be located where they will 
not detract from pedestrian connections and where they will not have a negative visual 
impact from the street (266*).  The loading area is proposed to be located near the main 
entrance on-site to provide for convenient access to the building without requiring 
pedestrians to cross the loading area to reach the (future) sidewalk.  The garbage 
storage is encouraged to be located within the building instead of in the rear yard where 
residents have raised concerns with the proximity of nuisance or odour on backyards.  
There is direction to the site plan approval authority to ensure that garbage is located 
within the building at the time of site plan to eliminate any issues associated with 
nuisance. The revised plan shows garbage storage internal to the building and a 
concrete pad, instead of a storage enclosure, in the rear yard for the garbage pick-up 
location on garbage days.  

4.6  Transportation and Connectivity  

A Transportation Impact Assessment (TIA) was prepared to estimate the potential 
vehicle trip generation of the proposed development and to determine its impact on 
adjacent streets and on the intersection of Fanshawe Park Road East and Stackhouse 
Avenue.  The TIA estimates that the development would generate 29 vehicle trips in the 
morning peak hour, with 9 entering and 21 exiting, and 26 vehicle trips in the afternoon 
peak hour with 22 entering and 14 exiting.  A signal warrant analyses was conducted for 
the intersection of Fanshawe Park Road East and Stackhouse Avenue for the existing 
conditions, and the projected 2026 peak hour conditions.  The result of the analyses is 
that the warrant for traffic signals is not met under the exiting conditions or projected 
future conditions.  The study did note though, that there is future residential 
development planned for this area to the east of Stackhouse Avenue which may require 
reconsideration in the future.  

The vehicular access for the site is proposed towards the north from Stackhouse 
Avenue. The current condition of Stackhouse Avenue is unfinished with only a paved 
portion of the road for vehicular travel, and no sidewalks, cycle lanes or streetlights.  
Improvements will be required for Stackhouse Avenue and are anticipated to be 
delivered when future development occurs in the area.  
 
To the south of the site is the Fanshawe Optimist Little League Park which residents 
have expressed concern with children accessing as it requires crossing Fanshawe Park 
Road East.  There are medians along Fanshawe Park Road East in this location that 
can provide refuge for pedestrians and help break up the crossing of four lanes to two at 
a time.  Until signals or a crossing at this intersection is warranted, new residents in the 
proposed development as well as existing residents that live north of Fanshawe Park 
Road East should exercise caution when crossing major roads, and small children 
specifically should be accompanied by adults for safety.  

The site has direct access to two bus routes, with route 34 on Stackhouse connecting to 
the Natural Science Museum via Masonville Mall and route 25 along Fanshawe Park 
Road East connecting to Fanshawe College. An additional route, route 19 can be 
accessed 1km north of the site which provides access to the downtown.  The proposed 
development has excellent access to public transit which provides an alternative to 
private vehicle trips, and is expected to support ridership of the existing routes.  
 
4.7  Archaeological Potential  

The Provincial Policy Statement directs no development or site alteration shall be 
permitted on lands containing archaeological resources or areas of archaeological 
potential (2.6.2).  The site is located within an area of potential archaeological 
significance, and a Stage 1-2 Archaeological Assessment was prepared by AECOM, 
which evaluated and the site and identified possible areas of significance.   

The criteria for further Stage 3 archaeological investigation and a Stage 3 assessment 
was recommended.  An h-18 holding provision is proposed to be added to the zoning of 
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the site to ensure that the Stage 3 Archaeological Assessment occurs prior to site 
alteration or development.  Any changes to the site layout or design that may be 
required as part of the archaeological assessment may require an additional planning 
application.  Any substantive departure from the site plan for the bonus zone may 
require an additional Zoning Amendment Application to be submitted by the applicant 
and considered by the City.   

4.8  Zoning  

The requested and recommended zoning is for a holding Restricted Office/Convenience 
Commercial Special Provision/Residential R8 Special Provision Bonus (h-
18*RO2/CC5(1)/R8-4(_)*B-(_)) Zone.  The existing restricted office and convenience 
commercial zoning is proposed to be retained to allow for future flexibility of use and site 
development.  The Residential R8 Special Provision zone will permit a range of medium 
density residential uses, with a maximum height of 13m and a maximum density of 75 
units per hectare.   

The bonus zone will contain the provisions for the specific development form proposed 
to be ‘locked in’ through the regulations and corresponding site plan and elevations.  
The bonus zone will allow for the greater height of 21m (6 storeys) and density of 133 
units per hectare in return for the enhanced urban design proposed and provision of six 
(6) affordable housing units as the stacked townhouse block along Fanshawe Park 
Road East.  The 6 affordable units will be provided at a rate of 90% Average Market 
Rent (AMR) for a term of 20 years which is a significant contribution to the provision of 
affordable housing for the area.  

More information and detail is available in the appendices of this report. 
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5.0 Conclusion 

The recommended amendment will permit the proposed stacked townhouses and 
apartment building, which is consistent with the Provincial Policy Statement 2020, and 
conforms to the 1989 Official Plan and The London Plan. The recommended 
development provides a range and mix of land uses to support intensification and 
achieve compact forms of growth. The proposal will infill an existing medium density 
node and provide for greater variety and choice in housing, as well as affordability 
through the bonus zone. The proposed apartment building and stacked townhouses 
have an appropriate site layout that screens parking areas, establishes an active street 
edge, retains significant trees on site and utilizes generous setbacks to provide 
separation from adjacent dwellings.  The recommended amendment facilitates a 
development that is a sensitive fit within the site context and is an appropriate scale and 
form that complements surrounding land uses.  

 

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 Development Services. 

October 26, 2020 
cc: Michael Tomazincic, MCIP, RPP, Manager, Current Planning 
cc: Justin Adema, MCIP, RPP, Manager, Planning Policy 
\\FILE2\users-z\pdpl\Shared\Planning APPLICATIONS\Applications\9215OZ-1150 Fanshawe Park Rd E (SW)\PEC 
Report\draft 1150 Fanshawe Pk Rd E - OZ-9215 SW.docx 

  

Prepared by: 

 Sonia Wise, MCIP, RPP 
Senior Planner, Planning Policy 

Recommended by: 

 Justin Adema, MCIP, RPP 
Manager, Planning Policy   

Submitted by: 

Gregg Barrett, AICP 
Director, City Planning and City Planner 
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Appendix A 

Bill No.(number to be inserted by Clerk's Office) 

2020 

By-law No. C.P.-1284- 
A by-law to amend the Official Plan for 
the City of London, 1989 relating to 1150 
Fanshawe Park Road East. 

  The Municipal Council of The Corporation of the City of London enacts as 
follows: 

1.                     Amendment No. # to the Official Plan for the City of London Planning 
Area – 1989, as contained in the text attached hereto and forming part of this by-law, is 
adopted. 
 
2.                     The Amendment shall come into effect in accordance with subsection 
17(27) of the Planning Act, R.S.O. 1990, c. P.13. 
 
 
  PASSED in Open Council on November 10, 2020. 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – November 10, 2020 
Second Reading – November 10, 2020 
Third Reading – November 10, 2020  
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AMENDMENT NO. 

 to the 

 OFFICIAL PLAN FOR THE CITY OF LONDON 

A. PURPOSE OF THIS AMENDMENT 

The purpose of this Amendment is to add a policy to Section 10.1.3 of the Official 
Plan for the City of London to permit an increased height of 21m and an increased 
density of 133 units per hectare in the Multi-Family, Medium Density Residential 
designation. 

B. LOCATION OF THIS AMENDMENT 

1. This Amendment applies to lands located at 1150 Fanshawe Park 
Road East in the City of London. 

C. BASIS OF THE AMENDMENT 

The site specific amendment allows for stacked townhouses, and a mid-rise 
apartment building with a greater height of 21m and an overall density of 
133 units per hectare, while retaining the underlying Multi-Family, Medium 
Density Residential designation.  The increase in height and density is 
appropriate for the site and compatible with the surrounding neighbourhood.  

D. THE AMENDMENT 

 The Official Plan for the City of London is hereby amended as follows: 

1. Section 10.1.3 – Policies for Specific Areas of the Official 
Plan for the City of London is amended by adding the 
following: 
 
1150 Fanshawe Park Road East 
 
A maximum density of 133 units per hectare, and a 
maximum height of 21m is permitted, to be implemented by a 
bonus zone for a development comprised of two stand-alone 
buildings with six (6) stacked townhouse units and a low-rise 
apartment building.  
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Appendix B  

  Bill No. (number to be inserted by Clerk's Office) 

  2020  

By-law No. C.P.-XXXX-  

 A by-law to amend The London Plan for 
the City of London, 2016 relating to 1150 
Fanshawe Park Road East. 

  The Municipal Council of The Corporation of the City of London enacts as 
follows: 

1.  Amendment No. (to be inserted by Clerk's Office) to The London Plan for 
the City of London Planning Area – 2016, as contained in the text attached hereto and 
forming part of this by-law, is adopted. 

2.  This Amendment shall come into effect in accordance with subsection 
17(27) of the Planning Act, R.S.O. 1990, c.P.13. 

  PASSED in Open Council on November 10, 2020.   

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – November 10, 2020 
Second Reading – November 10, 2020 
Third Reading – November 10, 2020  
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AMENDMENT NO. 
 to the 

 THE LONDON PLAN FOR THE CITY OF LONDON 

A. PURPOSE OF THIS AMENDMENT 

The purpose of this Amendment is to add a policy to the Specific Policies 
for the Neighbourhoods Place Type and add the subject lands to Map 7 – 
Specific Policy Areas – of the City of London to permit secondary permitted 
uses of convenience commercial and office uses. 

B. LOCATION OF THIS AMENDMENT 

This Amendment applies to lands located at 1150 Fanshawe Park Road 
East in the City of London. 

C. BASIS OF THE AMENDMENT 

The site specific amendment would allow for additional permitted uses of 
convenience commercial and office uses, as well as a mixed use 
development form with residential and convenience commercial and/or 
office uses. The secondary permitted uses fit within the character of the 
existing area and are appropriate for the site.  

D. THE AMENDMENT 

  The London Plan for the City of London is hereby amended as follows: 

1. Specific Policies for the Neighbourhoods Place Type of The London 
Plan for the City of London is amended by adding the following after 
policy 1060: 

 
1150 Fanshawe Park Road East 
 
In the Neighbourhoods Place Type at 1150 Fanshawe Park Road East, 
secondary uses of office and convenience commercial uses are 
permitted as stand-alone uses or within a mixed use building.   

 
2. Map 7 – Specific Policy Areas, to The London Plan for the City of 

London Planning Area is amended by adding a Specific Policy Area for 
the lands located at 1150 Fanshawe Park Road East in the City of 
London, as indicated on “Schedule 1” attached hereto.  
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Appendix C 

Bill No.(number to be inserted by Clerk's Office) 

2020 

By-law No. Z.-1-20   

A by-law to amend By-law No. Z.-1 to 
rezone an area of land located at 1150 
Fanshawe Park Road East.  

  WHEREAS Stackhouse  Development Inc. has applied to rezone an area 
of land located at 1150 Fanshawe Park Road East, as shown on the map attached to this 
by-law, as set out below; 

  AND WHEREAS upon approval of Official Plan Amendment Number 
(number to be inserted by Clerk’s Office) this rezoning will conform 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 1150 Fanshawe Park Road East, as shown on the attached map 
comprising part of Key Map No. A103, from a holding Restricted Office/Convenience 
Commercial Special Provision (h-27*RO2/CC5(1)) Zone to a holding Restricted 
Office/Convenience Commercial Special Provision/Residential R8 Special Provision 
Bonus (h-18*RO2/CC5(1)/R8-4(_)*B-(_)) Zone. 

2) Section Number 4.3 of the General Provisions is amended by adding the following 
Special Provision: 

  4.3.4 (_)  B-( ) 1150 Fanshawe Park Road East 

The Bonus Zone shall be implemented through one or more agreements to facilitate 
a high quality development comprised of stacked townhouses and an apartment 
building, with a maximum height of 6 storeys (21m), and density of 133 units per 
hectare, which substantively implements the Site Plan and Elevations attached as 
Schedule “1” to the amending by-law and provides for enhanced urban design and 
affordable housing.   
 
i) The provision of affordable housing shall consist of: 

 A total of six (6) stacked townhouse affordable rental units;  

 Rents not exceeding 90% of the Average Market Rent (AMR) for the 
London Census Metropolitan Area as determined by the CMHC at the 
time of building occupancy;  

 The duration of affordability shall be set at 20 years from the point of initial 
occupancy of all affordable units. 

 
The following special regulations apply within the bonus zone: 
 

a) Regulations 
 

i) Frontage       22 metres (72 feet)  
(Minimum)  
 

ii) Front yard depth        3 metres (9.8feet)  
(Minimum) 
 

iii) Exterior yard depth       2 metres (6.6 feet) 
(Minimum) 
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iv) Interior side yard depth           4.5 metres (14.7 feet) 
(Minimum) 
 

v) Density              133 units per hectare  
(Maximum)  
 

vi) Height              21 metres (68.9 feet) 
(Maximum)  
     

vii) Parking Spaces         110 spaces  
(Minimum)  
 

viii) West Parking area depth           9.5 metres (31.2 feet) 
(Minimum)      

 
ix) South Parking area depth            15 metres (49.2 feet) 

(Minimum)   
 

x) Any permitted convenience commercial and/or restricted 
office uses may be located within the apartment building  
 

3) Section Number 12.4 of the Residential R8 Zone is amended by adding the following 
Special Provision: 

  R8-4( ) 1150 Fanshawe Park Road East 

b) Regulations  
 

i) Frontage       22 metres (72 feet)  
(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 Act, R.S.O. 1990, c. P13, either upon the date of the passage 
of this by-law or as otherwise provided by the said section. 

 PASSED in Open Council on November 10, 2020. 
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Ed Holder 
Mayor 

Catharine Saunders 
City Clerk 

First Reading – November 10, 2020 
Second Reading – November 10, 2020 
Third Reading – November 10, 2020 
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Appendix D – Public Engagement 

Community Engagement 

Public liaison: On June 24, 2020 and September 21, 2020 Notice of Application and 
Revised Application was sent to 86 property owners in the surrounding area.  Notice of 
Application was also published in the Public Notices and Bidding Opportunities section 
of The Londoner on June 25, 2020 and September 24, 2020. Two “Planning 
Application” signs were also posted on the site. 

43 replies were received  

Nature of Liaison (Notice of Application): Possible Official Plan and zoning change is 
to permit a site specific bonus for a six (6) storey apartment building. Possible 
amendment to the Official Plan to add a specific policy to allow for an increased density 
of 125 units per hectare.  Possible change to Zoning By-law Z.-1 FROM a holding 
Restricted Office/Convenience Commercial Special Provision (h-27*RO2/CC5(1)) Zone 
to a Restricted Office/Convenience Commercial Special Provision/Residential R8 
Special Provision Bonus (RO2/CC5(1)/R8-4(_)*B-(_)) Zone, to permit the existing office 
and convenience commercial uses and allow for apartment building, handicapped 
person’s apartment buildings; lodging house class 2; stacked townhousing; senior 
citizen apartment building; emergency care establishments; and continuum of care 
facility uses.  The bonus request is for an increased height of 6 storeys (21m) and an 
increased density of 125 units per hectare in return for such bonusable matters as 
identified in the Official Plan such as affordable housing and exceptional urban design.  
Special provisions are requested for reduced building setbacks and frontage.  The h-27 
holding provision is in place to require the construction of Stackhouse Avenue and is 
requested to be removed as part of this application.  

Nature of Liaison (Notice of Revised Application): Possible Official Plan and zoning 
change is to permit a site specific bonus for a six (6) storey apartment building, and a 
three (3) storey stacked townhouse block. Possible amendment to the 1989 Official 
Plan to add a specific policy to allow for an increased density of 135 units per hectare, 
and possible change to The London Plan to add a special provision to allow for office 
and commercial uses.  Possible change to Zoning By-law Z.-1 FROM a holding 
Restricted Office/Convenience Commercial Special Provision (h-27*RO2/CC5(1)) Zone 
to a Restricted Office/Convenience Commercial Special Provision/Residential R8 
Special Provision Bonus (RO2/CC5(1)/R8-4(_)*B-(_)) Zone, to permit the existing office 
and convenience commercial uses and allow for apartment building, handicapped 
person’s apartment buildings; lodging house class 2; stacked townhousing; senior 
citizen apartment building; emergency care establishments; and continuum of care 
facility uses.  The bonus request is for an increased height of 6 storeys (21m) and an 
increased density of 135 units per hectare in return for such bonusable matters as 
identified in the Official Plan such as affordable housing and exceptional urban design.  
Special provisions are requested for reduced frontage and parking, and for reduced 
front yard, east and west interior side yard setbacks for the stacked townhouses and 
reduced exterior side yard and rear yard setbacks for the apartment building. The h-27 
holding provision is in place to require the construction of Stackhouse Avenue and is 
requested to be removed as part of this application. 

Responses: A summary of the various comments received include the following: 

Concern for: 

Use 

Object to zoning amendment (x24), maintain commercial zoning (x4), do not want 
residential uses of apartments or townhouses (x4), purchased with expectation of 
commercial uses (x9), purchased with expectation of townhouse or singles (x1), 
negatively impact home value (x5), proposed development not suited to this location 
(x4), increased height and population will affect Howlett Circle (x1), should be mixed 
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use instead (x2), hoping to see a day care instead (x1), want more commercial 
amenities in area (x1) 

Intensity  

Substantial change in special provisions (x2), more concessions for number of stories 
and size are needed (x6), loss of privacy (x8), impact of shadows (x4), impact on 
backyards (x4), enough high density in the area (x2), overburden schools (x4) 

Form  

Grateful for retention of spruce trees (x2), would take land away from Stackhouse 
Avenue (x2), Overdevelopment of site with only single detached dwellings surrounding 
(x8), disrupts neighbourhood character (x7), concern with garbage storage (x2), 
concern with fencing (x2), relocate access to south of site from the north (x1), access is 
located on a curve with poor visibility (x1), concern with headlights shining into 
backyards (x1), height should be capped at 13m (x1), height should be capped at 8m-
12m (x1), doubling height is not reasonable/too high (x2), negative impacts on visibility 
of corner commercial property (x2), townhouses along Fanshawe will look better than a 
fence (x1), do not allow pedestrian access from Fanshawe (x1) 

Traffic  

Will increase traffic and congestion (x12), concern for safety of children (x5), 
Stackhouse Avenue already very busy (x5), Stackhouse Avenue not banked correctly 
and needs improvement (x1), vacant land in area will also add traffic when it develops 
(x2), no sidewalks on Stackhouse creating safety hazard (x2), reconsider traffic lights at 
intersection (x5), Fanshawe is already very noisy (x3), Fanshawe is already very busy 
(x3), unsafe for people to get to park (x3), should have pedestrian crossing at 
Stackhouse (x1) 

Environmental  

Negative impacts on wildlife using trees (x2), black walnut trees are valuable (x1), 
developers removing green space (x1), concern with conclusions of the tree report (x1), 
tree retention should occur in the north of the site as well (x1), Coyotes are a concern in 
the area (x1) 

Neutral/Miscellaneous 

Request for unbiased opinion of impacts on neighbourhing property (x1), request to be 
kept informed of any CIM or PPM (x5), interest in purchasing a townhouse unit (x1), 
request for information previously available on website (x2)  

Petition: change.org – 203 signatures on date of Submission July 20, 2020 

Content of petition: “We are opposed to the Zoning By-law changes for 1150 Fanshawe 
Park Road East, London, Ontario, from commercial to residential property” 

Responses to Public Liaison Letter and Publication in “The Londoner” 

 

https://www.change.org/p/city-of-london-stop-zoning-by-law-change-1150-fanshawe-park-road
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Telephone Written 

Jibzi Kerilyn Lewis 1221 Howlett Circle London 
ON N5X 0K5 

Mark Cass 67 Tweed Cres London ON  
N5X 1Z5 

Nancy Cabral 1423 Howlett Circle  London 
ON N5X 0K5 

Bob Small 1152 Fanshawe Park Road 
East  London ON N5X 3Z8 

Dale Dawson 1305 Howlett Circle  London 
ON N5X 0K6 

 Yudhbir & Jyoti Parmar 1253 Howlett 
Circle London ON N5X 0K5 

 Michael & Amelia Schepers 1239 Howlett 
Circle London ON N5X 0K5 

 Bryan Rome 1423 Howlett Circle  London 
ON N5X 0K5 

 Bijoy Vellanickal  1420 Howlett Circle 
London ON N5X 0K5 

 Pete & Teresa Ford  1417 Howlett Circle  
London ON N5X 0K5 

 Crystal & Brandon Brillon 1243 Howlett 
Circle  London ON N5X 0K5 

 Dale Flannigan 1427 Howlett Circle  
London ON N5X 0K5 

 Bob Small 1152 Fanshawe Park Road 
East  London ON N5X 3Z8 

 Jose Joseph 1278 Howlett Circle  London 
ON N5X 0K6 

 Rekha Bijoy 1420 Howlett Circle London 
ON N5X 0K6 

 Linda Wakefield 1369 Howlett Circle  
London ON N5X 0K6 

 Ehab Gerges 1247 Howlett Circle London 
ON N5X 0K5 

 Rob Wakefield 1369 Howlett Circle  
London ON N5X 0K6 

 Mary Mathew  Rintu (Kottappurathu)  1259 
Howelett Circle  London ON N5X 0K5 

 Sunil Kolakumpil  Koshy 1259 Howelett 
Circle  London ON N5X 0K5 

 Don De Jong  Suite 200 - 609 William St  
London ON N6B 3G1 

 Jaime Crnich 1211 Howlett Circle  London 
ON N5X 0K5 

 Leanne  91 Maxwell Cres London ON N5X 
1Y9 

 Holly  Parker 1422 Devos Dr London ON 
N5X 4L1 

 Richard Gimbel 1590 Stackhouse Ave 
London ON N5X 0E9 

 Mitchel McGuffin 87 Maxwell Crescent  
London ON N5X 1Y9 

 Richard  Melhado 1152 Fanshawe Park 
Road East  London ON N5X 3Z8 

 Don & Jenny  Van De Peer 1300 Howelett 
Circle London ON N5X 0K6 

 Derek Lauzon 1354 Howlett Circle  
London ON N5X 0K6 

 Jennifer Davies 83 Tweed Crescent 
London ON N5X 1Z5 

 Tricia Lystar  
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 Lynda Lynch 

 Jaime Dodds 

 

From: GLYN DAVIES [mailto: _____________]  
Sent: Sunday, October 25, 2020 12:15 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Re: 1150 Fanshawe Park Road East 

 

Hi Sonya, 
Thanks for responding. Firstly, I was rather disgruntled on Friday when I found out 
about these building plans for 1150 Fanshawe Rd East as several of our close 
neighbours had been informed and we had nothing from city hall so did not know 
anything about it. These are my questions. 
Why were we missed? Originally the apartment building was supposed to be 3 stories 
and is now 6 which we believe will unfairly encroach on the privacy of nearby homes. 
This building is  to house seniors which is fine and low rentals, a concern for us. How 
many low rentals will there be and where will all these people park? Will this building 
face Stackhouse or Fanshawe. Exactly where will the 3 story town homes be and will 
they impact the privacy of homes close by and do they include low rentals as well? All 
this building will make Fanshawe even more busy and noisy than it already is, another 
concern for us. Does the city plan even more building in the future if more land in the 
area becomes available? A big concern for us is that all the constuction in the city is not 
good for the environment. there will be little countryside left eventually- not a good thing 
for the future of the planet! Lastly what is slated to happen at the corner of Highbury and 
Fanshawe.? 
I would love to speak to you on this matter, the best time to call me is in the morning. 
Regards, 
Jennifer Davies. 

 
 

From: Dale Dawson [mailto: _____________]  
Sent: Monday, October 12, 2020 11:52 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Rd. East 
 

Dear Sonja; 
 

Following up on our  conversation regarding 1150 Fanshawe Park Road East, 
I would like to take this opportunity to convey my thoughts. When we built our 
home on Lot 43 (1305 Howlett Circle), it was clearly  conveyed to us that the 
property now planned for development was zoned commercial. As a family 
that carefully deliberated our lot selection, choosing a site that is very private 
and yet open to the City in three directions, my wife and I are both dismayed 
and concerned. While many of our neighbours can find solace in the planned 
development due a row of mature spruce trees which back their properties, 
our house stands completely vulnerable to the proposed apartment building 
and townhouses. There has been no regard given either to our privacy or to 
the inevitable decline of our property value. 
 

To continue, I believe that we would be remiss to not consider the very real 
danger of coyotes to the youngsters, both current and future, in our 
neighborhood. Regular sightings, at any time of the day or night, occur on 
Stackhouse Drive, Howlett Circle, and even on Fanshawe Park Road. We 
have seen them wandering along Stackhouse, loitering in front of the Toyota 
dealership, and crossing Fanshawe to the park on the other side. Though we 
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as adults can be readily trained to effectively ward off coyotes, children would 
undoubtedly make for an easy target. 
 

Finally, and most importantly, as regards the safety and well being of children, 
traffic issues on Fanshawe and Stackhouse must be taken into consideration. 
Heavy traffic volume on these two arteries is not the sole concern; rather, the 
speed on both streets merits serious attention. On Fanshawe, an open and 
unrestricted stretch of road between Highbury Avenue and Trossacks Avenue 
allows for a buildup of speed that leaves  the most cautious of adults second 
guessing as to when to cross the street. As a former pilot and muscle car 
enthusiast, speed does not easily unnerve me. However, what I routinely 
witness on Fanshawe Park Road renders me deeply concerned. I often watch 
as young kids, with even younger siblings in tow, attempt to gauge the precise 
moment to safely traverse the road in order to reach the enticing 
playground  on the other side of the street. The foreboding, ever-present 
worry is such that on the evening of the infamous barn fire at 1150 Fanshawe, 
we naturally assumed the inevitable had finally happened. Upon returning 
home to police blockade, both my wife and I predicted that a youngster had 
been struck by a speeding vehicle in his/her attempt to make a successful trek 
across Fanshawe to the awaiting park. 
 

Please deem this email a sincere effort to convey not only our personal 
property concerns but moreover the inherent dangers involved in infusing 
another 160 children into a plot of land that forces them to risk their very lives 
simply to reach a playground either on Fanshawe Park Road or on the east 
side of Stackhouse Drive. 
 

Thank you for your attention to this matter. 
 

Sincerely, 
 

Dale Dawson 

_____________ 

 

From: DE LOWS [mailto: _______________]  
Sent: Friday, October 9, 2020 2:54 PM 
To: Wise, Sonia <swise@london.ca>; Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] Planning application -1150 Fanshawe Park Road East (File OZ-
9215)  
 
Hello Sonia and Maureen, 

  

I live on Howlett Circle very close to the proposed build site for this project. I have lived 
here for the past 4 years, and have lived in this part of London for 22 years. I have 
worked locally in the insurance industry for the past 20 years.  

  

I do have concerns with this type of project at the proposed location. I have reviewed 
plans, and traffic assessment.  

  

 The proposed building would be the only one of its kind in this area. Not fitting in 
with the existing homes, and townhomes in the area. Taking away from the 
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charm and character of this area. The site is zone light commercial, which makes 
sense. Packing (reduced building setbacks and frontage) a building of this size 
onto this lot will cause further congestion and create safety concerns in my 
opinion.  

 Construction at a corner site like this, with the amount of traffic that passes, will 
create issues for traffic and the builder. This will virtually close access to the 
neighborhoods off Stackhouse, I do not see how it could not?  

 This project is in addition to the 100+ townhouse already been built off 
Stackhouse by Rembrandt Homes.  

 This is a very busy corner, Stackhouse and Fanshawe Rd E. It is used as a 
crossing point by many people already to go to the park across the street and the 
2 schools located in the neighborhood across Fanshawe. There is no street light 
or cross walk at this intersection. On weekday mornings and at end of 
work/school times this corner gets back up so much you can be waiting for 10 
minutes to make it onto Fanshawe. The traffic assessment proposes no changes 
to this intersection, which I feel is incorrect. For traffic flow and safety.  

 With the widening of Fanshawe, it has become a race track for some drivers, 
specifically ones turning off of Highbury and traveling east on Fanshawe with 
nothing to slow them down until Trossacks if that light is red. I walk every night, 
and am startled by the speed of some of the cars, trucks and motorcycles 
passing me on Fanshawe, well in excess of 80km per hour.  Posted speed is 
60km per hour. People are consistently stuck standing on the boulevards in the 
middle of Fanshawe because they could not make it across fast enough due the 
speed and amount of traffic.  

 I support development in our beautiful city, but this project is in the wrong spot. I 
would support something more suited to the area, and a traffic light at this corner 
to slow the speed of traffic and allow people to cross Fanshawe safely.  

  

Thank you for your time, take care,  

Derek Lauzon  

From: RICHARD MELHADO [mailto: _______________]  
Sent: Thursday, October 1, 2020 9:42 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] File: OZ-9215 Official Plan and Zoning By-law Amendments - 1150 
Fanshawe Park Road East 
 

Dear Sonia Wise, 
 

Re: File: OZ-9215 

We received a copy of the above noted application with the proposed zoning by-law 
amendments.  

As the owners of Tyner-Shorten Clothiers, we have an established men’s clothing store 
that has been in London for over 50 years. It is with grave concern, that we review this 
proposal, in particular the placement of the 3 story stacked town units.  

If the Special Provisions allowing reduced setbacks from 30m to 22m are approved, the 
sightline for our storefront and sign will be greatly hindered when traveling Fanshawe 
Park Road from West to East. As a small retailer, we have a limited marketing budget 
and rely on the awareness of potential customers as they drive by the store. 

As with most retail, we are also experiencing the economic fallout due to COVID-19. If 
the City of London was to allow this amendment the repercussions will most probably 
have a negative impact on the business. 
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We would strongly request that these setback provisions are reconsidered and would 
ask city officials to attend the site to see for themselves the reduced sightlines this will 
cause our small retail establishment. 

We thank you for your consideration. 

Sincerely, 

  

Richard Melhado 

Business Owner/Building Tenant 

Tyner Shorten Clothiers (2019) Ltd. 

 

From: Yudhbir Parmar [mailto: _______________]  
Sent: Thursday, September 24, 2020 11:36 AM 
To: Wise, Sonia <swise@london.ca>; Cassidy, Maureen <mcassidy@london.ca> 
Subject: Re: [EXTERNAL] Re: OZ-9215 - Notice of Revised Notice of Application - 1150 Fanshawe 
Park Road E 
 
Hi Sonia, 
Firstly, In the revised notice application I notice that the Garbage collection Centre is just behind my 
house. That is the cause of concern for me and my family. Firstly we are totally a vegetarian family and 
allergic to smell of the meat. Being Garbage room everything will be dumped there including meat which 
is not only good for our health but for the other neighboring families too.  
Secondly  there was suppose to be a Deep well Garbage collection center which has now been revised to 
Garbage room. Can you please clarify the difference between the two and also confirm that smell of the 
meat is not going to be any issue at all? 
Thirdly trees number 17 to 23 (Norway Spruce, Hackberry and Black walnut) are very old and big trees 
and are house for so many animals and birds. They need to be retained. The revised plan doesn't talk 
about them. 
Fourthly on 16th September in the video meeting as it was brought by one of my neighbors that most of 
the houses who are affected by the construction do not have english as their first language so is the case 
with me. Its not that I am not comfortable with English language but its just that I am not comfortable 
speaking in public, so what happens to the grievances of people like me or those who do not speak 
English at all? 
Kindest regards. 
Yudhbir Parmar 
1253 Howlett Cicle, 
London, Ontario 
N5X0K5 

 

From: don vandepeer [mailto: : _______________]  
Sent: Thursday, September 24, 2020 4:09 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: Re: [EXTERNAL] 1300 Howlett Circle 
 

Thanks Sonia. In regards to the new apartment development. I don't know if you have 
ever seen Stackhouse at night but there are no street lights and that area is pitch black. 
Seeing that Stackhouse is not even a city street, why would you develop there not 
knowing what the owner wants to do with his land. I understand that Drewlo owns the 
property. Has he applied to build an apartment building on the other side of Stackhouse. 
I had heard that he did but was turned down. The new apartment proposal now includes 
townhouse development on Fanshawe. This will look much better than a ugly wood 
sound fence. If any fence were to go there it should match the one on the other side of 
Fanshawe. That is why our ugly cheap fence on Howlett should be changed to match 
across Fanshawe. I am not against  the townhouses but the area off Fanshawe needs 
to be sealed off to prevent pedestrian traffic from entering the parking lot as we have 
had a large number of break-ins in the area and this would be asking for trouble. The 
height of the apartment building is a problem for the neighbours directly behind as their 
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houses will be wide open to apartment residents watching their every move.  81 units 
will bring a lot of pets and our street will turn into a dog park. We have found that 
because of the openness and lack of gardens and planters on Howlett that dog walkers 
don't pick up all the dog shit. Also with the high traffic of new dogs, there will be a lot of 
barking and the children on our street will be afraid to go out front of there houses to 
play. I do think that temporary street lights go up at Stackhouse and Fanshawe. This will 
help slow down traffic on Fanshawe and possibly save someone's life. 
I don't understand why you are more interested in a shadow study. People are more 
worried about apartment residents watching their back yards and in their windows every 
second off every day.   
Thanks Sonia.    
Don and Jenny Van De Peer 

 

From: Gmail [mailto: _______________]  
Sent: Tuesday, September 8, 2020 2:03 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Re: OZ-9215 - 1150 Fanshawe Pk Rd E - virtual Community 
Information Meeting invitation - Sept 16 
 
Good afternoon Sonia 
I received your email this morning, thank you. I would like to receive the virtual 
Community Information link through the city and not the applicant. I would prefer this 
method because I don’t want my email spread to others who may or may not approve 
this application. 
I would like to comment on this revised application. Firstly, the additional Town Homes 
on Fanshawe would greatly impact my property. Customers would miss my business as 
they drove past while driving East. Secondly, my business sign which was approved by 
the city would be invisible and blocked out by the Town Homes. Lastly, it appears that 
the applicant is trying to freeze me into a corner surrounded by tall buildings, making my 
property an island unto itself, therefore reducing the value of the property. 
Has the applicant considered buying my property so that they could build an “L” shaped 
apartment building along Stackhouse and Fanshawe Road. I believe that would satisfy 
the city’s original request which was to have residential on Fanshawe.  
Thank you 
Bob 
Sent from my iPad 

 
 

From: Mitchell McGuffin [mailto: _______________]  
Sent: Tuesday, September 8, 2020 1:37 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Stackhouse/ Fanshawe Development 
 

Hi Sonya,  
 
I am writing to you today regarding the development of a 6 story apartment building on 
Stackhouse and Fanshawe Park Road.  
 
I am concerned that not only the value of our property that we purchased last year will 
be compromised, but the safety of our neighbourhood general. It is currently busy even 
during COVID, with cars racing down Fanshawe Park road every night. Additionally 
there have been lights installed on Fanshawe Park road that shine all night long into our 
houses, and we are just beginning to get used to that. I am 28 years old and have 
saved up for 10 years to be able to afford the house in my dream neighborhood, only a 
year later to see these plans for a hi rise apartment building on land that was 
designated as commercial, that will literally be towering over my home. People on the 
street have already begun listing their homes in fear that this apartment will be built, and 
I feel that is completely unfair and unacceptable for someone like myself who has spent 
so much time and money to live in a peaceful and quiet neighbourhood without fear of 
apartments having a full few of my home and backyard.  
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Is there anything that can be done to stop this development, or at least push it to be a 
condo rather than a hi rise apartment? It is so disappointing and discouraging to see 
that this is even being considered.  
 
Regards, 
Mitchell 

 

Mitchell McGuffin  |  Client Relationship Manager 
 

_______________  |  _______________ 
 

 

_______________ 
 

Workplace Wellbeing 
 

       

 

 

 

From: Mitchell McGuffin [mailto: _______________] 
Sent: Friday, September 4, 2020 12:51 PM 
To: Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] Development on Stackhouse & Fanshawe Park Road 

Hi Maureen, 

I am writing to you with regards to the plans to build an apartment building on 
Stackhouse/Fanshawe Park Road. I have recently purchased a property adjacent to 
where this apartment is being proposed, and am curious how & why council is 
 
allowing this development to move forward. This apartment will shadow the 
neighbouring properties, and devalue the homes in the surrounding area by a 
tremendous amount. Not only that, but the traffic and noise over the last few months 
has increased so much, 
 
adding a new apartment on the corner of what used to be quiet farmland just seems 
ridiculous to me. Please let me know if there is any way we are able to discuss this and 
see if there are options to halt the construction of this property either permanently, 
 
or until I can at least sell my property and move to a quieter neighborhood (which we 
thought this would be). 

Thanks, 

Mitchell 

 

From: Lynda Lynch [mailto: _______________]  
Sent: Sunday, September 6, 2020 6:23 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Rd Apartment Complex 
 
 
 
Sent from my iPadWill these apartments, townhouses be for sale or rentals? We are 
downsizing and interested in purchasing in thIs area, but nothing seems to be available. 
Please let us know how we can get more information on this property. 
Thank yo, 
Lynda Lynch 

 

mailto:mcassidy@london.ca
https://urldefense.proofpoint.com/v2/url?u=https-3A__osg.ca_&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=YRVyiTH7XtcVEBVTB-i-0g&m=T_uzy47vSTM-akH8_MzxEx7AeP8-tWBH3CqFpZGO7ww&s=2lvp_TV1aOSDmboPNXOcxGJGwOPLLDeX-A-U2KpEMmA&e=
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.facebook.com_osgworkplacewellbeing_&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=YRVyiTH7XtcVEBVTB-i-0g&m=T_uzy47vSTM-akH8_MzxEx7AeP8-tWBH3CqFpZGO7ww&s=mMZwGmtN7zGMi11stMNSWfxGGjqm4sed-ammxMMKOfs&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.linkedin.com_company_osgworkplacewellbeing_&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=YRVyiTH7XtcVEBVTB-i-0g&m=T_uzy47vSTM-akH8_MzxEx7AeP8-tWBH3CqFpZGO7ww&s=PB9Dbutu2rsavXx9DIjSIX0rdKVdWdeqZhUv5pRUMGU&e=
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From: Richard Gimbel [mailto: _______________]  

Sent: Thursday, August 6, 2020 3:18 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Panned building at 1150 Fanshawe park road east. 
 
 
Greetings Sonia, 
 
My name is Richard Gimbel.  My family lives at 1290 Stackhouse ave.  (just down the 
street from this planned build)  I hope I am not too late in contacting you, but I wanted to 
give my input into the planned construction of this building. 
 
As I feel this would drastically changed the feel and property value of the 
neighbourhood, I am unfortunately against this type of building.  And would feel that I 
would have to relocate our family should this building move forward. 
 
I hope this feedback helps. If you have any questions, please do not hesitate to ask.  I 
would also ask to be informed once/if this build is confirmed so I know to start looking 
for a new home. 
 
Sincerely,  
 
Richard Gimbel 

 

From: Bijoy Vellanickal [mailto: _______________]  
Sent: Tuesday, August 4, 2020 4:40 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: Re: [EXTERNAL] File:OZ -9215 
 

Good evening Sonia, 
Appreciate the update, thank you for that information. 
We all neighbors  would appeal the zoning change to the tribunal anyway, so in that 
case can i guess it would take ate least 6 months it to be passed?( I mean from the 
council recommendations to approval if our tribunal appeal won’t get successful) 
Thank you again for your time and consideration 
Bijoy  

 

From: Bijoy Vellanickal [mailto: ________________]  
Sent: Tuesday, August 4, 2020 11:51 AM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] File:OZ -9215 
 

Good morning Sonia,  
How are you?Hope doing well, 
I have a question regarding File : OZ9-9215 
As I was saying before if this would be built my privacy would be compromised ( I mean 
it would be overlooking my back yard)I want to sell and move from here. 
I am just wondering if everything goes well ( again I am saying without any objections) 
how long it would take to  get the Zoning change application get approved? 
Your reply would be much appreciated 
Thank you  
Bijoy  

Cell; ________________ 

 

From: Holly Parker [mailto: _______________]  
Sent: Friday, July 31, 2020 4:29 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: Re: FW: [EXTERNAL] Zoning changes 
 

mailto:krgimbel@hotmail.com
mailto:swise@london.ca
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Hello Sonia,  
 
Thank you. I am also concerned about the school size as Stoney Creek Public School 
already is over capacity and has multiple portals.  
 
I was hoping to see a daycare centre go in there, I was on the wait list for 1.5 years to 
get a spot and we don't have a nice centre in Stoney Creek, we have to go to 
Stoneybrook or Cedar Hollow.  
 
We also need more amenities in the area, something similar to Hyde Park would be 
nice, a grocery store, restaurants etc.  
 
And lastly there should be lights with a pedestrian crossing at the intersection of 
Stackhouse and Fanshawe Park road. Crossing Fanshawe to get to the park is insanely 
dangerous and for those who live south of Grenfell, there's no nice park area for our 
kids without walking to the park bear Trossacks, the park is along Grenfell or walking to 
the park West of Stoney Creek Public School.  
 
Also, the bend in Stackhouse isn't banked correctly and it is a safety concern. We also 
need sidewalks from Howlett Cres. To Fanshawe Park road along Stackhouse, I'm sure 
that is coming with time.   
 
Thank you for your considerations.  
 
Kind regards, 
Holly 

 

From: Holly Parker [mailto: _______________]  
Sent: Thursday, July 30, 2020 6:39 AM 
To: Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] Zoning changes 

  

Hello Maureen, 

  

I saw this link and am not sure if it's true or if signing these types of online petitions are 
effective (I will sign it if it is legit): https://www.change.org/p/city-of-london-stop-zoning-
by-law-change-1150-fanshawe-park-
road?recruiter=1102534561&utm_source=share_petition&utm_medium=facebook&utm
_campaign=psf_combo_share_abi&recruited_by_id=6f365e10-a47e-11ea-a7b1-
edd134649b0a&utm_content=fht-23301401-en-ca%3A0 

  

I do not want a huge apartment building in that location. We need more services and 
amenities, not more housing.  

  

This would negatively impact traffic and congestion problems.  

  

I appreciate the value of high density residential, but this is not the place for it.  

  

mailto:mcassidy@london.ca
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.change.org_p_city-2Dof-2Dlondon-2Dstop-2Dzoning-2Dby-2Dlaw-2Dchange-2D1150-2Dfanshawe-2Dpark-2Droad-3Frecruiter-3D1102534561-26utm-5Fsource-3Dshare-5Fpetition-26utm-5Fmedium-3Dfacebook-26utm-5Fcampaign-3Dpsf-5Fcombo-5Fshare-5Fabi-26recruited-5Fby-5Fid-3D6f365e10-2Da47e-2D11ea-2Da7b1-2Dedd134649b0a-26utm-5Fcontent-3Dfht-2D23301401-2Den-2Dca-253A0&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=vv0x7hkwgDIS95g9j1JDOGYNNk_aYu0lLw-4znLlIGI&m=QJlVcEa-71Pm_1EQj8d92949FmC10sVK5FNgUumrhe4&s=FNGMjlbmaOfJiyHQD53-z9lWm43P-zISBWL4O4tRT0g&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.change.org_p_city-2Dof-2Dlondon-2Dstop-2Dzoning-2Dby-2Dlaw-2Dchange-2D1150-2Dfanshawe-2Dpark-2Droad-3Frecruiter-3D1102534561-26utm-5Fsource-3Dshare-5Fpetition-26utm-5Fmedium-3Dfacebook-26utm-5Fcampaign-3Dpsf-5Fcombo-5Fshare-5Fabi-26recruited-5Fby-5Fid-3D6f365e10-2Da47e-2D11ea-2Da7b1-2Dedd134649b0a-26utm-5Fcontent-3Dfht-2D23301401-2Den-2Dca-253A0&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=vv0x7hkwgDIS95g9j1JDOGYNNk_aYu0lLw-4znLlIGI&m=QJlVcEa-71Pm_1EQj8d92949FmC10sVK5FNgUumrhe4&s=FNGMjlbmaOfJiyHQD53-z9lWm43P-zISBWL4O4tRT0g&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.change.org_p_city-2Dof-2Dlondon-2Dstop-2Dzoning-2Dby-2Dlaw-2Dchange-2D1150-2Dfanshawe-2Dpark-2Droad-3Frecruiter-3D1102534561-26utm-5Fsource-3Dshare-5Fpetition-26utm-5Fmedium-3Dfacebook-26utm-5Fcampaign-3Dpsf-5Fcombo-5Fshare-5Fabi-26recruited-5Fby-5Fid-3D6f365e10-2Da47e-2D11ea-2Da7b1-2Dedd134649b0a-26utm-5Fcontent-3Dfht-2D23301401-2Den-2Dca-253A0&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=vv0x7hkwgDIS95g9j1JDOGYNNk_aYu0lLw-4znLlIGI&m=QJlVcEa-71Pm_1EQj8d92949FmC10sVK5FNgUumrhe4&s=FNGMjlbmaOfJiyHQD53-z9lWm43P-zISBWL4O4tRT0g&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.change.org_p_city-2Dof-2Dlondon-2Dstop-2Dzoning-2Dby-2Dlaw-2Dchange-2D1150-2Dfanshawe-2Dpark-2Droad-3Frecruiter-3D1102534561-26utm-5Fsource-3Dshare-5Fpetition-26utm-5Fmedium-3Dfacebook-26utm-5Fcampaign-3Dpsf-5Fcombo-5Fshare-5Fabi-26recruited-5Fby-5Fid-3D6f365e10-2Da47e-2D11ea-2Da7b1-2Dedd134649b0a-26utm-5Fcontent-3Dfht-2D23301401-2Den-2Dca-253A0&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=vv0x7hkwgDIS95g9j1JDOGYNNk_aYu0lLw-4znLlIGI&m=QJlVcEa-71Pm_1EQj8d92949FmC10sVK5FNgUumrhe4&s=FNGMjlbmaOfJiyHQD53-z9lWm43P-zISBWL4O4tRT0g&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.change.org_p_city-2Dof-2Dlondon-2Dstop-2Dzoning-2Dby-2Dlaw-2Dchange-2D1150-2Dfanshawe-2Dpark-2Droad-3Frecruiter-3D1102534561-26utm-5Fsource-3Dshare-5Fpetition-26utm-5Fmedium-3Dfacebook-26utm-5Fcampaign-3Dpsf-5Fcombo-5Fshare-5Fabi-26recruited-5Fby-5Fid-3D6f365e10-2Da47e-2D11ea-2Da7b1-2Dedd134649b0a-26utm-5Fcontent-3Dfht-2D23301401-2Den-2Dca-253A0&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=vv0x7hkwgDIS95g9j1JDOGYNNk_aYu0lLw-4znLlIGI&m=QJlVcEa-71Pm_1EQj8d92949FmC10sVK5FNgUumrhe4&s=FNGMjlbmaOfJiyHQD53-z9lWm43P-zISBWL4O4tRT0g&e=
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Thank you for your consideration and for letting me know if there are additional steps I 
can take to stop this from moving forward.  

  

Kind regards, 

Holly Parker 

_______________ 

1422 Devos Dr, London, ON N5X 4L1, Canada 

 

From: Leanne [mailto: ________________]  
Sent: Thursday, July 23, 2020 2:48 PM 
To: Wise, Sonia <swise@london.ca>; Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] File OZ-9215 
 

Good Afternoon 
 
My concerns with the planning of the apartment building are as follows... 
 
My backyard backs onto Fanshawe Park Road across from where this building is 
possibly being built. 
 
We have spent a lot of money to make this backyard into what we want for now and our 
future. My husband and I both feel that with this building we would loose all privacy, 
including the privacy for our kids. There are no trees that could prevent feeling as 
though we have a building full of people watching. 
 
When Fanshawe Park Road was redone a few years ago, they installed new street 
lights which are extremely bright and light up our entire yard. We are not happy about 
that but we have accepted it for what it is but I am truly against losing all of our privacy 
with this proposed building.  
 
This building will also add to the heavy flow of traffic along Fanshawe and even though 
we have the wall, it can still be noisy. Especially with the amount of speeders and loud 
cars. 
 
I am also concerned that with the traffic, the corner of Fanshawe and Stackhouse will 
become extremely busy. Will there be stop lights added or a cross walk? There is the 
new park that has become busy the last week or so and a lot of people crossing 
Fanshawe to get to it. 
 
I truly hope that my concerns are taken into consideration.  
 
Thank you 
Leanne 

 

From: Jaime Crncich [mailto: ________________]  

Sent: Wednesday, July 22, 2020 3:55 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road East objection  
 
Hi Sonia,  
 
My name is Jaime Crncich and I am a (future) nearby home owner at the corner of 
Howlett Circle and Stackhouse Ave, 1211 Howlett Circle. I have an agreement on this 
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lot and am building a home for myself here within the next several months. I am 
concerned about the proposed development at 1150 Fanshawe Park Road.  
 
My understanding was that this site was intended to be of convenience commercial use, 
which would provide an important amenity for the surrounding neighbours and 
community. It seems as though the proposed development is not changing this zoning 
however they are not providing any commercial uses in their proposal. This is a 
disappointing change for the community that should not be allowed. I believe that the 
main floor of the building or at a minimum the frontage along Stackhouse should be of 
commercial use, providing an important amenity to the neighbourhood, with residential 
units above, providing a compromise that would create a stronger urban fabric with a 
mix of residential as well as commercial units.  
 
I am also concerned about the increased height of the building being requested. The 
units on the upper floors will be able to view into the neighbouring backyards along 
Howlett Circle, which creates serious privacy concerns for the neighbours. I am also 
concerned about the issue of shadowing with such a dramatic increase in height 
between 2 storey residential units to a 6 storey apartment building (21m height). If the 
building was built to the height currently allowed for in the zoning (8-12m), privacy would 
not be so much of an issue and would not impose on the neighbourhood as 
dramatically. Requesting for almost a doubling of height than what is currently allowed 
for does not seem like a reasonable request.  
 
Lastly, I am concerned about the traffic that this development will bring, and the safety 
concern that a building of this size will bring in regards to traffic. I would like a traffic 
signal to be reconsidered at the intersection of Stackhouse Ave and Fanshawe Park 
Road, especially due to the increased traffic volume that this development will bring to 
that intersection, as well as other development happening further east that will use 
Fanshawe Park Road as a main travel route, making it more difficult and less safe to 
turn on/ off of Stackhouse Ave.  
 
Due to the points mentioned above, I object to the application as it is currently 
proposed. I would like to see a reduction in the height of the building to 12m as it is 
zoned for, as well as the addition of some commercial uses for the surrounding 
community. I would request to be notified of/ included in future decisions made on this 
file.  
 

 
 

From: sunilkoshy2013 [mailto: _________________]  
Sent: Wednesday, July 22, 2020 8:05 AM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Fwd: PLANNING AND ZONE CHANGE 
Sent from my Samsung Galaxy smartphone. 
 
good morning, 
how are you? 
I live in Howlett circle, and I would like to oppose the planning and zone change. 
File#OZ-9215(instead of an office building to an apartment building). we all think that it 
is an overdevelopment for this place. Building a high-rise apartment building on a street 
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with only single detached houses it would disrupt the neighbourhood character". another 
thing it would overburden schools in the neighbourhood. I would like to express my 
opposition to this zone change and please let me know when is the community 
information meeting? I would also interested in meeting the planning and environment 
meeting. 
Thank you 
Sunil kolakumpil koshy 
Howlett circle 
London, on 

 

From: rintu mary [mailto: __________________]  
Sent: Wednesday, July 22, 2020 8:00 AM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] PLANNING AND ZONE CHANGE 
 

good morning, 
how are you? 
I live in Howlett circle, and I would like to oppose the planning and zone change. 
File#OZ-9215(instead of an office building to an apartment building). we all think that it 
is an overdevelopment for this place. Building a high-rise apartment building on a street 
with only single detached houses it would disrupt the neighbourhood character". another 
thing it would overburden schools in the neighbourhood. I would like to express my 
opposition to this zone change and please let me know when is the community 
information meeting? I would also interested in meeting the planning and environment 
meeting. 
thank you 
mary Mathew Kottappurathu 
Howlett circle 
London, on 
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From: Robert Wakefield [mailto: _____________]  
Sent: Tuesday, July 21, 2020 2:34 PM 
To: Cassidy, Maureen <mcassidy@london.ca>; Wise, Sonia <swise@london.ca>; 
irafuna@london.ca; Hopkins, Anna <ahopkins@london.ca>; Helmer, Jesse 
<jhelmer@london.ca>; Turner, Stephen <sturner@london.ca>; akayabaga@lond.ca; City of 
London, Mayor <mayor@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road East 
 
1369 Howlett Circle  
London, ON  
2020/07/21  
 
To whom it may concern:  
 
I am writing this email to advise of my opposition to the proposed Zoning Amendment to 
1150 Fanshawe Park Road East by Stackhouse Developments Inc.  
 
When we purchased the property we were aware that this property was zoned for 
Office/Convenience Commercial and that this type of development would take place in the 
future.  
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I feel that the proposed development of a 6 story apartment building near the corner and the 
increase in traffic will create a serious safety issue on Stackhouse Ave. for the following 
reasons:  
• Stackhouse Ave. is the major entrance and exit to and from the subdivisions to the north 
of Fanshawe Park Road. Stackhouse presently has a great deal of vehicular traffic which 
cause “back ups” at certain times of the day. There are still areas along Stackhouse which 
will be developed in the future which will add to the traffic. This development will add to the 
congestion at the corner of Fanshawe and Stackhouse which could lead to an increase in 
the number of collisions at this corner. • London Transit Route No. 34 travels north and 
south on Stackhouse. This road is also used by school buses which pick up and drop off 
students at the corner of Stackhouse and Howlett Circle. There are no sidewalks along this 
section of road making it hazardous to pedestrians using the buses.  
• The entrance to the proposed development is just south of a curve on Stackhouse which 
will not be visible to traffic travelling south increasing the possibility of collisions on the 
curve.  
• The Developer is requesting permission to substantially exceed City imposed minimums 
and maximums. The decrease in lot frontage could be hazardous to pedestrian and bicycle 
traffic travelling south on Stackhouse Drive.  
 
Hopefully the committee will take these concerns into account when making its decision.  
 
Sincerely,  
 
Robert Wakefield 

 

From: Ehab Gerges [mailto: _____________] 
Sent: Tuesday, July 21, 2020 11:00 AM 
To: Wise, Sonia <swise@london.ca>; Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road 
 

We are writing this email to advise of our opposition to the proposed Zoning amendment to 
1150 Fanshawe Park Road East by Stackhouse Developments Inc. 
 
We were one of the first residences to purchase on our street and chose our specific lot 
knowing that 1150 Fanshawe Park Road was zoned for Office/Convenience Commercial and 
understood that one day potentially a commercial plaza could be built behind us.  With the 
current zoning of this site, never did we anticipate/expect that a Developer would purchase the 
land with the intention of constructing a 6 storey apartment building. 
 
We are not opposed to development when and where it makes sense, but the proposed plan is 
just not suited for this location.  The Developer is asking for permission to exceed a number of 
City imposed minimums and maximums, some of which are substantial differences: 
 
 

  
City’s 

ZoningRequirement 
Requested Zoning % difference 

Density 75 maximum 125 66% increase 

Height 13m maximum 21m 65% increase 

Lot Frontage 30m minimum 22m 37% decrease 

Interior Side Yard 7.2m minimum 3m 140% decrease 

Exterior Side 
Yard 

8m minimum 3m 167% decrease 

I have read and reviewed the Justification Report and noted that it was pointed out several 
times that the existing Spruce Trees will remain to act as barrier, which we are grateful for, 
however I believe more concessions with respect to the number of stories and overall size need 
to be made. 
 
We are hopeful that you will review our concerns and take the appropriate action necessary. 
Thanks 
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Ehab Gerges 
1247 Howlett circle 

 

From: Crystal Brillon [mailto: _____________]  
Sent: Monday, July 6, 2020 10:45 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Further submissions 

 

Dear Sonia, 
 
Further to my email sent early today, I would like to draw your attention to a petition I 
have started to further reflect our neighbourhoods concerns with respect to the zoning 
bylaws change for 1150 Fanshawe Park Road.  
 
Please see the online petition which currently has close to 70 signatures and continues 
to grow by the minute. I would also like to draw your attention to the comments left by 
those who have signed this petition.  
 
https://www.change.org/p/city-of-london-stop-zoning-by-law-change-1150-fanshawe-
park-road 
 
 
Thank you for your time considering this manner.  
 
Crystal Brillon  

 

Telephone:  
From: Mark Cass, 67 Tweed Crescent 
Date: July 20, 2020 
 
- concerned with intensity proposed and how small site is 
- over-built for site 
- development will lead to increased traffic in area 
- Stackhouse Avenue is already very busy 
- too many units 

 

From: Yudhbir Parmar [mailto: _____________]  
Sent: Monday, July 20, 2020 10:45 AM 
To: Wise, Sonia <swise@london.ca> 
Cc: Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road East - Concerns 
 

Hi Sonia,  

I am resident of 1253 Howlett Circle, London Ontario. Not only me but most of the residents of the 
Howlett Circle are going to be affected and so I am deeply concerned by the proposed plan on 1150 
Fanshawe Park Road East File # OZ-9215. 

I have gone through all the attachments and links of the proposed plan on the following link:  

http://www.london.ca/business/Planning-Development/land-use-applications/Pages/OZ-9215.aspx 
 
The main entrance of the building is going to be on the North end and ironically that is the only entrance 
for the vehicles entering and leaving the building.  
Once the building is complete, during night time the lights from the vehicles entering and leaving the new 
building will directly affect not only me but all the residents especially of the North end of the Howlett 
circle who are going to have their bare back towards the new building.  
Where as, on the south side there already being existing tall trees and are being planned to be retained, 
will have little impact during night time from the lights of the vehicles entering and leaving the new 
building. 

https://urldefense.proofpoint.com/v2/url?u=https-3A__www.change.org_p_city-2Dof-2Dlondon-2Dstop-2Dzoning-2Dby-2Dlaw-2Dchange-2D1150-2Dfanshawe-2Dpark-2Droad&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=YRVyiTH7XtcVEBVTB-i-0g&m=gNAPb0adCUQXq2-mvoaN_AqCfMRIi4eWJgQICPGRVyM&s=putpWjL8m1u4-iaYpR-Hyrm0vViPuVh6PDAdhbQlJwY&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.change.org_p_city-2Dof-2Dlondon-2Dstop-2Dzoning-2Dby-2Dlaw-2Dchange-2D1150-2Dfanshawe-2Dpark-2Droad&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=YRVyiTH7XtcVEBVTB-i-0g&m=gNAPb0adCUQXq2-mvoaN_AqCfMRIi4eWJgQICPGRVyM&s=putpWjL8m1u4-iaYpR-Hyrm0vViPuVh6PDAdhbQlJwY&e=
http://www.london.ca/business/Planning-Development/land-use-applications/Pages/OZ-9215.aspx
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The North end is also the area where it is planned to remove all the trees and vegetation  and also does 
not have tall trees like the South end which has tall trees (Norway spruce - Picea abies) and are being 
planned to be retained. 
Can you please consider moving the main entrance from the North end to South end? 
Kindly consider while giving approval for the building. 
Kindest regards. 
Yudhbir Parmar 
1253 Howlett Circle, 
London, Ontario 

 

From: Nancy Cabral [mailto: _____________]  
Sent: Monday, July 13, 2020 12:31 AM 
To: Cassidy, Maureen <mcassidy@london.ca>; Wise, Sonia <swise@london.ca>; Hopkins, Anna 
<ahopkins@london.ca>; Helmer, Jesse <jhelmer@london.ca>; Turner, Stephen <sturner@london.ca>; 
Kayabaga, Arielle <akayabaga@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road opposition 

 

We the homeowners of Howlett Circle Oppose the rezoning of 1150 Fanshawe Park 
Road for many reasons including the following: 
 
The Urban Design Debrief for 1150 Fanshawe Park Road  section 2.41 Access to 
Sunlight indicates that the proposed building will be situated as far as possible from the 
rear yards of adjacent residential lands in addition there will be no shadow impacts on 
adjacent residential properties as shadow cast by the building will be primarily directed 
to the north and east given the natural direction of the sun.  
 
Please review the following image as this provides a fairly accurate shadow cast for July 
15, 2020 when the sun rises at 6:00 am and the shadow cast at 10:00 am & 10:41 am is 
just beginning to allow sunlight into the yards of homeowner they have referred to in 
their debrief. 
 
Please continue to keep me in the know for any updates related to this property. 
 
Thank you, 
Nancy Cabral 
1423 Howlett Circle 
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From: Yudhbir Parmar [mailto: _____________]  
Sent: Tuesday, July 14, 2020 11:29 AM 
To: Wise, Sonia <swise@london.ca> 
Cc: Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road East - Concerns 
 
Hi Sonia,  
I am resident of 1253 Howlett Circle, London Ontario. I am going to be affected and so I am deeply 
concerned by the proposed plan on 1150 Fanshawe Park Road East File # OZ-9215. 
The Deep well Garbage collection center is going to be next to my backyard. My family is totally a 
vegetarian family and we are allergic and very sensitive to the fowl smell. This can be checked with our 
medical records with our family physician. Can you please consider moving the the Deep well Garbage 
collection center to another spot. 
Kindest regards. 
Yudhbir Parmar 
1253 Howlett Circle 
London, Onatrio 

 

From: Yudhbir Parmar [mailto: ______________]  
Sent: Tuesday, July 7, 2020 10:28 AM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road East - File OZ-9215 
 
Hi Sonia,  

I am resident of 1253 Howlett Circle, London Ontario. I am going to be affected and so I am deeply 
concerned by the proposed plan on 1150 Fanshawe Park Road East File # OZ-9215. 

I have gone through all the attachments and links of the proposed plan on the following link:  

http://www.london.ca/business/Planning-Development/land-use-applications/Pages/OZ-9215.aspx 

 
I see that trees numbered as 17, 18, 19 and 20 which are Norway Spruce (Picea abies) are very mature 
trees and are planned to be removed. I do not agree with the arborist that they are diseased or not safe. 
A second opinion from a specialist or second arborist would be highly appreciated. Moreover those trees 
and the surrounding areas is the house for few families of hedge hogs (Erinaceus europaeus). If I am not 
wrong Hedge hog is an endangered species and is suppose to be protected.  
Tree number 21 is Hackberry (Celtis occidentalis) which is right at the back of my house is the shelter for 
many animals like raccoons, chipmunks, squirrels etc. Do we have any plan for them? 
I have a video where a deer is in my backyard and my wife is feeding the animal. What happens to them 
madam?? 
I am not against development and there are always pros and cons for anything and everything. I therefore 
request you to consider while granting permission for the future development in the above mentioned 
area. 

http://www.london.ca/business/Planning-Development/land-use-applications/Pages/OZ-9215.aspx
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Kindest regards. 
Yudhbir Parmar 
Resident of  
1253 Howlett Circle 
London, 
Ontario 

 

From: Yudhbir Parmar [mailto: _____________]  
Sent: Thursday, July 2, 2020 9:37 AM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road East File - OZ-9215 
 
Hi Sonia, 
I am resident of 1253 Howlett Circle, London Ontario. I am going to be affected and so I am deeply 
concerned by the proposed plan on 1150 Fanshawe Park Road East File # OZ-9215. 
 
I have gone through all the attachments and links of the proposed plan on the following link:  

http://www.london.ca/business/Planning-Development/land-use-applications/Pages/OZ-9215.aspx 

I have certain doubts on maps and scales given in the link I would really be thankful if you could clarify my 
under mentioned questions regarding the proposed plan. 
1. What will be the fence height towards the Howlett Circle (west side)? 
2. What type of fence is it going to be (wood/metal)?  
3. What will be the distance in between my back fence and proposed plan fence (west side)? 
4. Is the Deep well Garbage collection center going to be covered with the fence on three sides? 
Hoping to hear from you soon? 
Thank you very much in anticipation. 
Kindest regards. 
Yudhbir and Jyoti Parmar 

 

From: Rekha Bijoy [mailto: ___________________]  
Sent: Sunday, July 12, 2020 11:41 AM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Planning and Zone Change 
 

Good morning, 
How are you? 
I live on Howlett Circle, and I would like to oppose the Planning and Zone change 
.File#OZ-9215(instead of an office building to Six-story apartment building) 
We all think that it is an overdevelopment for this place. building a high-rise apartment 
building on a street with only single detached houses it would disrupt the 
“neighbourhood character". 
Another thing it would overburden the schools in this neighbourhood. 
I would like to express my opposition to this zone change and please let me know when 
is the Community Information Meeting? 
I would also interested in meeting The Planning and Environment Meeting 
Thank you, 
Rekha Bijoy 
1420 Howlett Circle, 
London,N5X 0K5 

Phone #___________________ 

 

From: Jose Joseph [mailto: _______________________]  
Sent: Thursday, July 9, 2020 5:21 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Objection for File OZ-9215 
 

Good afternoon, How are you? I live on Howlett Circle, and I would like to oppose the 
Planning and Zone change .File#OZ-9215(instead of an office building to Six-story 
apartment building)We all think that it is an over Development  for this place. building a 

http://www.london.ca/business/Planning-Development/land-use-applications/Pages/OZ-9215.aspx
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high-rise apartment building on a street with only single-detached housing.it would 
disrupt the “neighborhood character". 
It is not a “NIMBYism syndrome “(Not in My Backyard)I would like to express my 
opposition to this zone change and please let me know when is the Community 
Information Meeting? I would also interested in meeting The Planning and Environment 
Meeting Thank you, Jose Joseph, Mary John, 1278 Howlett Circle, London, N5X 0K6. 

 

Telephone:  
From: Bob Small  
Date: July 8, 2020 
 
- concerned with interior side yard setback of 3m to the north of his site  
- concerned a portion of the septic bed is on the adjacent property 
- general discussion about application review process  

- requested applicant’s contact details  

 

From: Gmail [mailto: _____________]  

Sent: Tuesday, July 7, 2020 10:20 AM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Planning application OZ-9215 
 
Good morning Sonia 
I am the owner of 1152 Fanshawe Park Road East ( Tyner-Shorten Clothiers building). 
Before I contact my lawyer and approach Stackhouse Developments I am reaching out 
to you for an unbiased assessment of what impacts my building and business is facing. 
I am available to meet with you at your earliest convenience. You can contact me by 

phone at ____________ or by email. As there appears to be a deadline, the sooner the 

better. 
Many thanks 
Bob Small 
 
Sent from my iPad 

 

From: Linda Wakefield [mailto: ________________]  

Sent: Tuesday, July 7, 2020 1:06 PM 
To: Wise, Sonia <swise@london.ca> 
Cc: Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] File OZ-9215, notice of planning application for building on 
Stackhouse 
 
Objection to zone changes re Stackhouse development.   File OZ-9215 
 
When we built on Howlett Circle 7 years ago we were assured that the land in the 
application was light commercial and because of our proximity to the AIRPORT, no 
building could be taller than 12metres. The change asks for 9 additional metres in 
height. 
 
Presently , approximately 420 households are on Stackhouse or a road off Stackhouse 
and use Stackhouse for access to Fanshawe Park Rd. The application calls for an 
additional 50 units per hectare than presently allowed, making traffic worse. Presently, 
Stackhouse Rd is barely 2 vehicles wide. The proposed changes to the zoning would 
take away an additional 8m,5m and 4.2m and could impact the safe upkeep of 
Stackhouse Rd. 
 
This was supposed to be a quiet family oriented area but we now contend with 4 lanes 
of noisy, heavy traffic on Fanshawe with no sound barriers and our green spaces are 
being destroyed by developers with cash and clout. It would be good to think that the 
city workers, whom we pay through our taxes, would give the people of this area an 
honest outcome and curb the size and impact of this proposed development. 
 

https://urldefense.proofpoint.com/v2/url?u=http-3A__housing.it&d=DwMFaQ&c=plocFfGzcQoU6AS_LUasig&r=YRVyiTH7XtcVEBVTB-i-0g&m=OsfNFcIK6h03LxMc-NiltYC1XXYZagH1z8XnmeMnCF8&s=7WVEcuD0qL-hZgnzgZlU8JQmKu4jN5B6io-EOCn5UJY&e=
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Sincerely, Linda Wakefield 
                 1369 Howlett Circle 

 

From: Dale Flannigan [mailto: _____________]  
Sent: Monday, July 6, 2020 4:03 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Rd by law changes OZ-9215 
 

I am in opposition of the pending by law changes. Many of us who 
bought on Howlett were assured that either detached housing or 
townhouses would be built on that property, not a 6 story apartment 
building. Those backing on to the proposed apartment complex will 
have there homes put into an almost perpetual gloom from the height 
of the building, not to mention the complete lack of privacy both in 
their yards and into their back bedrooms from apartments peering 
down on them. Property values will be negatively impacted. Traffic will 
be greatly impacted, particularly when the street on the opposite side 
of Stackhouse is completed joining the near completed townhouse on 
the east and the soon to be constructed commercial development. It is 
obvious how inappropriate this apartment is for this confined space by 
the number of needed by law changes that will be needed to shoehorn 
this massive complex into such a small area. I would also like to point 
out that the area has more than enough high density buildings in the 
immediate area. 
 

From: Crystal Brillon [mailto: _____________]  
Sent: Monday, July 6, 2020 1:44 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL]  
 

Dear Sonia,  
 
We are writing to advise of our opposition for the proposed Zoning Amendment to 1150 
Fanshawe Park Road East by Stackhouse Developments Inc.  
 
When we purchased our property 3 years ago we were aware that 1150 Fanshawe Park 
Road was zoned for Office/Convenience Commercial and understood that one day 
there would potentially be a commercial plaza there. We purchased our property with 
this understanding. However, never did we expect that a developer would purchase the 
land with the intention of building a 6 storey apartment building. A 6 storey building 
would pose a significant privacy issue to our backyard as well as many other backyard 
of the homes on our street (Howlett Circle). We purchased the property aware that a 
commercial development would one day be built; however, this never concerned us 
regarding a lack of privacy. Our backyard is an extension of our home, a place we enjoy 
to relax and unwind. We are not prepared to deal with people peering over their 
balcony's from this 6 storey apartment building to observe our private life.  
 
The developer is asking for permission to exceed a number of City imposed minimums 
and maximums, some of which are a substantial difference. 
 
I have read and reviewed the Justification Report and noted that it was pointed out 
several times that the existing Spruce Trees will remain to act as a barrier. It is 
important to consider the other wildlife on that property. It is a developed ecosystem 
with many animals living there. Further to this, there are a great number of trees on the 
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property as well, other than spruce trees. The property has several Black Walnut Trees, 
which are very valuable.  
 
We hope that you review our concerns and take the appropriate action necessary.  
 
Sincerely,  
Crystal and Brandon Brillon 
1243 Howlett Circle, London, ON 
N5X 0K5 

Phone: _____________ 

 

From: T Ford [mailto: _____________]  

Sent: Sunday, July 5, 2020 1:26 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Objection to zoning change Oz-9215 
 
Good morning,  
I am writing to you regarding the zoning change on the property at the corner of 
Stackhouse and Fanshawe Park Rd. just adjacent to our Howlett Circle home. We 
strongly object to this change !!  
The increase in height of the building along with the increased  population ( congestion 
at that corner ) will seriously affect our little circle.  Neighbours whose backyards are on 
the east side are very concerned with parking lots and possible garbage disposal being 
next to their backyards. 
 Also , their right to privacy will be greatly affected by taller buildings.  The taller 
buildings would also decreased hours of natural sunlight they would have.  
We feel we have very valid concerns that these changes will lower the value of our 
homes on Howlett Circle.  Thank you so much for your sincere consideration of our 
concerns. Very appreciated!! Pete and Teresa Ford 

 

From: Rafuna, Liridona On Behalf Of Cassidy, Maureen 
Sent: Friday, July 3, 2020 3:29 PM 
To: Wise, Sonia <swise@london.ca> 
Cc: Cassidy, Maureen <mcassidy@london.ca>; Rafuna, Liridona <lrafuna@london.ca> 
Subject: FW: [EXTERNAL] Request For Support 
 

Hello Sonia: 
 
Councillor Maureen Cassidy has received the below concerns pertaining to OZ-9215 
1150 Fanshawe Park Rd E Notice of Application. We would like to bring the below 
matters to your attention, for your review and response please. 
 

“ 
Good afternoon, 
How are you?Hope you are doing fine. 
I live on Howlett Circle and we are all concerned about the Planning and Zone 
change (instead of official building to Six storey apartment building) 
We are all good with the Restricted Office /Convenience Commercial Special 
Provision Zone. 
We all think that it is an over development for this place. building  a high-rise 
apartment building on a street with only single detached housing 
 It would disrupt the “neighborhood character". 
It is not a “NIMBYism syndrome “(Not in My Backyard) 
we are all in the process of getting signatures opposing that. 
 
I would like to request your sympathetic support on this matter and it would be 
highly appreciated, 
Thank you, 
“ 
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Thank you kindly,  
 

On behalf of Councillor Maureen Cassidy 

 

From: Bijoy Vellanickal [mailto: _____________]  
Sent: Friday, July 3, 2020 4:44 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Objection For File: OZ-9215 
 

Good afternoon, 
How are you? 
I live on Howlett Circle, and I would like to oppose the Planning and Zone change 
.File#OZ-9215(instead of an office building to Six story apartment building) 
We all think that it is an overdevelopment for this place. building a high-rise apartment 
building on a street with only single detached houses 
 it would disrupt the “neighborhood character".It is not a “NIMBYism syndrome “(Not in 
My Backyard) 
I would like to express my opposition to this zone change and please let me know when 
is the Community Information Meeting? 
I would also interested in meeting The Planning and Environment Meeting 
Thank you, 
Bijoy Vellanickal 
1420 Howlett Circle, 
London,N5X 0K5 

 

From: Direct Impact Auto glass [mailto: _____________]  
Sent: Friday, July 3, 2020 3:18 PM 
To: Cassidy, Maureen <mcassidy@london.ca>; Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Fwd: Objection to Oz-9215 zone change 
 

 
My name is Bryan Rome and I reside at 1423 Howlett Circle, London ON N5X 0K5. I 
unreservedly OBJECT to the zoning change at 1150 Fanshawe Road East . I would like 
to be updated if there is to be any meeting or discussions about this location. I wish to 
attend to voice my objections.  
 

 

Type of Application: Official Plan and Zoning By-law Amendments 

File Number: OZ-9215 

Applicant: Stackhouse Developments Inc. 

Currently the land is zoned for commercial AND zoned for H27R02 and I DO NOT want 
it amended to allow Apartments, condo, townhouses or any other residential 
development. 

 

From: Michael Schepers [mailto: _____________]  
Sent: Thursday, July 2, 2020 8:35 PM 
To: Wise, Sonia <swise@london.ca> 
Cc: Amelia Schepers <_____________> 
Subject: [EXTERNAL] Objection to OZ-9215 Zoning Change 
 

Good day Sonia, 
 
We are writing this email to advise of our opposition to the proposed Zoning amendment to 
1150 Fanshawe Park Road East by Stackhouse Developments Inc. 
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We were one of the first residences to purchase on our street and chose our specific lot 
knowing that 1150 Fanshawe Park Road was zoned for Office/Convenience Commercial and 
understood that one day potentially a commercial plaza could be built behind us.  With the 
current zoning of this site, never did we anticipate/expect that a Developer would purchase the 
land with the intention of constructing a 6 storey apartment building. 
 
We are not opposed to development when and where it makes sense, but the proposed plan is 
just not suited for this location.  The Developer is asking for permission to exceed a number of 
City imposed minimums and maximums, some of which are substantial differences: 
 
 

  City’s Zoning Requirement Requested Zoning % difference 

Density 75 maximum 125 66% increase 

Height 13m maximum 21m 65% increase 

Lot Frontage 30m minimum 22m 37% decrease 

Interior Side Yard 7.2m minimum 3m 140% decrease 

Exterior Side Yard 8m minimum 3m 167% decrease 

 
 
I have read and reviewed the Justification Report and noted that it was pointed out several 
times that the existing Spruce Trees will remain to act as barrier, which we are grateful for, 
however I believe more concessions with respect to the number of stories and overall size need 
to be made. 
 
We are hopeful that you will review our concerns and take the appropriate action necessary. 
 
Thanks, 
Michael & Amelia Schepers 
1239 Howlett Circle, London, ON 
Phone:  _____________ 

 

From: Dale Dawson [mailto: _____________]  
Sent: Thursday, July 2, 2020 1:29 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Pk Rd 
 

Hi Sonja, 
 
My name is Dale Dawson, our home at 1350 Howlett Cir. backs onto 1150 Fanshawe. 
Can you tell me; is there a start date for this construction project? 
 
Thanks, 
Dale 

 

From: Nancy Cabral [mailto: _____________]  
Sent: Wednesday, July 1, 2020 9:34 PM 
To: Cassidy, Maureen <mcassidy@london.ca>; Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] Objection to Oz-9215 zone change 
 

My name is Nancy Cabral and I live at 1423 Howlett Circle, London ON N5X 0K5. I 
OBJECT to the zoning change at  

1150 Fanshawe Park Road East 

 

Type of Application: Official Plan and Zoning By-law Amendments 

File Number: OZ-9215 
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Applicant: Stackhouse Developments Inc. 

Currently the land is zoned for commercial AND zoned for H27R02 and I DO NOT want 
it amended to allow Apartments, condo, townhouses or any other residential 
development. 

 

From: Kerilyn Lewis [mailto:______________]  
Sent: Wednesday, July 1, 2020 8:45 PM 
To: Wise, Sonia <swise@london.ca> 
Subject: [EXTERNAL] File OZ-9215 
 

Good evening, I am emailing in regulars to a notice I received in the mail.  
I OBJECT to the request revision of the current zoning. The property was purchased 
based on it being a commercial property, not residential. The housing on the West side 
of Stackhouse was built and purchase by residents based on the knowledge of that 
zoning being commercial. The change will negatively impact the value of our homes, not 
to mention increase the amount of traffic and safety for our children.  
 
I do not accept this change.  
 
Kerilyn Lewis   
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Agency/Departmental Comments 

Housing Development Corporation (HDC) – October 9, 2020 

 
TO:  City of London Development Services 
  Attention:   Michael Tomazincic, Manager, Development Services, 
Current Planning 
    Sonia Wise, Senior Planner, City Planning, Planning Policy  
 
 
 
REGARDING:  Bonusing for Affordable Housing at 1150 Fanshawe Park Road 

East, London (the subject lands) 
  City of London Planning File: OZ-9215 
  HDC File: 1150 Fanshawe Park Road East 
 
 
Background: 
 
Housing Development Corporation, London (HDC) was engaged as a third party to 
support information, facilitate negotiation, and assist in the provision of a fair 
recommendation to City of London Development Services in response to the Official Plan 
and Zoning By-law amendment applications for the subject lands that include a request 
for increased height and density (“bonusing”) in return for the provision of affordable 
housing.  

 
Requested Official Plan and Zoning By-law Amendments: 
 
The purpose and effect of the amendments requested by Stackhouse Developments Inc. 
(the “proponent”) is to provide for the development of a 6 storey, 81-unit residential 
apartment building and a 3-storey, 8-unit stacked townhouse block on lands known 
municipally as 1150 Fanshawe Park Road East (Attachment 1). 
 
The details of the requested Official Plan and Zoning By-law amendments, including the 
identification of facilities, services and matters of public benefit are identified in the 
proponent’s May 5, 2020 Planning Justification Report (prepared by Brock Development 
Group). 
 
To provide for the increased height and density, Stackhouse Developments Inc., through 
their consultant Brock Development Group, has engaged in discussions with HDC to 
facilitate the provision of affordable rental housing units. This letter reflects the 
recommendation of HDC to City of London Development Services as fair consideration 
of bonusing for affordable rental housing. 
  
RECOMMENDATION: 
 
Based on the review of the proponent’s proposed plans for 1150 Fanshawe Park Road 
East, it is the recommendation of HDC that the Director, Development Services advance 
the following requirements within the affordable housing bonus zone: 
 

1. A total of six stacked townhouse units be considered for dedication to affordable 
rental housing in exchange for the granting of increased height and density. Subject 
to final approvals, the six units may be comprised of either three 2-bedroom units 
and three 3-bedroom units OR six 2-bedroom units.  

 
2. “Affordability” for the purpose of an agreement shall be defined as rent not 

exceeding 90% of the CMHC Average Market Rent (AMR), as defined at the time of 
occupancy, and where: 
i. AMR be defined as the 2-bedroom and/or 3-bedroom rate for the London Census 

Metropolitan Area by CMHC; 
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ii. the identified units may be constructed to a more modest level but within the 
Affordable Housing Size and Attribute Guidelines of HDC (Attachment 2); and, 

iii. Rents for the affordable rental housing units shall only be increased to the 
allowable maximum, once per 12-month period in accordance to the Residential 
Tenancy Act or any successor legislation but not to exceed 90% of the CMHC 
AMR. 
 

3. The duration of the affordability period shall be set at 20 years from initial 
occupancy of all six (6) affordable rental housing units. Sitting tenants residing in 
the affordable rental housing units at the conclusion of the agreement shall retain 
security of tenure and increased rents until the end of their tenancy. These rights 
shall not be assigned or sublet. 

 
These, and any other amended conditions to be confirmed by Municipal Council will be 
secured through an agreement, ensuring the retained value of the affordable rental 
housing Bonus Zone for the 20-year affordability period.  
 
In addition to the terms to be secured through an agreement, HDC recommended 
the proponent be required to enter a Tenant Placement Agreement (TPA) with the 
City of London to align the bonus units with priority populations. Under the TPA, 
the property owner/manager would retain final tenant selection, noting compliance 
of any eligibility requirements that may be related to the affordable rental housing 
units.  
 
HDC acknowledges the considerations advanced and supported by the proponent in fair 
negotiation of the bonus. The proposed bonus presents a contiguous block of units within 
a larger mixed development. This approach may provide unique opportunities based on 
unit size, configurations, numbers, depth of affordability, and affordability period. It also 
provides consideration for the alignment of the units with priorities identified in the City’s 
Housing Stability for All Plan. 
 
Rationale for Affordable Housing Bonus: 
 
The London Plan recognizes that average market rent is out of reach for many Londoners 
and that housing affordability is one of the City’s principle planning challenges. 
Accordingly, the housing policies of the Plan identify affordability targets, stating that 
planning activities will serve to provide for both a mixture of dwelling types and integrated 
mixtures of housing affordability. In pursuit of this goal, the policies of the Plan identify 
bonusing as a planning tool in support of the provision of affordable rental housing in 
planning and development proposals. 
 
The subject lands are located on the north side of Fanshawe Park Road East, west of 
Stackhouse Avenue. The lands are embedded in an area characterized by a broad mix 
of land uses and built forms including, but limited to, single detached dwellings, 
townhouses, midrise apartment buildings, schools, churches, parks  and planned 
commercial nodes (at the intersection of Fanshawe Park Road East and Highbury Avenue 
North). The lands are within the City’s Primary Transit Area, located on a major transit 
corridor and proximate to one of the City’s primary transit hubs at Masonville Mall.  
 
The locational attributes of the site directly align with the guidelines and considerations 
used by HDC to advance affordable rental housing. HDC would further note that a review 
of housing analytics from Canada Mortgage and Housing Corporation (CMHC) indicate 
average apartment vacancy rates and rents in “North” London demonstrate housing 
affordability challenges.      
 
Conclusion:  
The Planning Act provides municipalities the ability to advance public facilities, services 
or matters in exchange for additional height and density above existing zoning 
permissions.  The ability to utilize this important tool as a mechanism to advance 
affordable rental housing aligns with a critical need in London, noting that London is 
currently ranked 5th in Canada for the highest percentage of households in “Core Housing 
Need” in major urban centres (CMHC, July 2018).   
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This recommendation recognizes Council’s expressed interest to seek “…options for 
implementing and coordinating [planning] tools to be most effective…” to “…promote the 
development of affordable housing in London” (4.4/12/PEC, July 25, 2018). 
 
HDC will be available to the Planning and Environment Committee and to Civic 
Administration to further inform this recommendation or respond to any associated 
questions. 

Urban Design – October 7, 2020 

 Memo 

 
     To:     Sonia Wise 

Senior Planner 
 
     From:   Jerzy Smolarek 
        Urban Designer 
 
     Date:   October 7, 2020 
 
     RE:   OZ-9215: 1150 Fanshawe Park 

Road E 
 
 
 
Sonia, 
 
Urban Design staff commend the applicant for incorporating the following into the design of the 
site and buildings: locating built form along both the Fanshawe Park Road and Stackhouse 
Avenue frontages; Locating the proposed buildings with an appropriate setback from the 
existing single family homes; providing for orientation and an active building edges along both 
street frontages; providing for appropriate scale/ rhythm/ materials/ fenestration/ step-backs on 
the apartment building; including an appropriate setback for the parking area from the west 
property line, in order to save a significant amount of large trees and for this area to act dually 
as an amenity area; and, locating the majority of parking underground and interior to the site 
away from street frontages. 
 
Urban design staff have been working closely with the applicant through the rezoning process to 
address many of the design concerns that have been raised by the Urban Design Peer Review 
Panel (UDPRP), the community, and City staff. 
 

 In order to ensure that the ultimate development incorporates the key design aspects of 
the conceptual plan, provide for special provisions in the Zone that will ensure the 
following: 

o The general design of the site and the apartment building, through the inclusion 
of the plans as part of the bonus zone; and  
 

o The setback of parking from the west property line, in order to ensure the trees 
and amenity area remain as proposed. 

 

 Staff will continue to work with the applicant through a subsequent Site Plan Application 
to ensure past concerns regarding parking lot design, and building design (as it relates to 
orientation and the design of the stacked towns) are implemented in the final design. The 
following comments are related to site and building design that will need to be further 
refined through the Site Plan process: 

o  Ensure that the proposed stacked town building, along the Fanshawe Park Road 
frontage, is oriented to the street by including principle unit entrance, and a front 
facing design on the south elevation. 
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o  Ensure the design of the parking lot implements the parking lot design standards 
in the Site Plan Control By-Law, in particular as it relates to landscape islands. 
 

o  Locate the combination of low masonry walls and landscaping along the 
Stackhouse Avenue frontage, in line with the front wall (east façade) of the 
apartment building, in order to screen parking and define the street edge. 

 
If you have any questions or concerns please do not hesitate to get in touch with me. 
 
Sincerely, 

 
Jerzy Smolarek, MAUD 
Urban Designer 

 

London Hydro – September 21, 2020  

No objection to proposal, London Hydro will require a blanket easement, and any new 
or relocation of existing infrastructure is at the owner’s expense  

CSC Providence – August 24, 2020 

CSC Providence (French catholic School Board) has 3 elementary schools and one 
high school in London. Although the demand is high from parents to register their 
children to our schools, so far the School Board has always been able to welcome all 
students using different strategies such as portable classrooms. 

Thames Valley District School Board – August 18, 2020 

Please be advised that the subject property is currently located within the attendance 
area boundaries of Stoney Creek Public School (Elementary – Junior Kindergarten to 
Grade 8) and A. B. Lucas Secondary School (Secondary – Grade 9 to Grade 12). 
 
Acknowledging the community comments received, we can confirm that both the 
designated elementary and secondary schools noted above are experiencing 
accommodation pressures at this time. Enrolment at Stoney Creek PS is projected to 
organically decline due to the current grade structure (significantly more exiting than 
entering), with a portion of this decline off-set by some growth from new development, 
such as what is being proposed below. The need for temporary accommodations in the 
form of portables is anticipated to remain in the short-term. Enrolment at A.B. Lucas SS 
is projected to increase as a substantial number of elementary students in the area 
progress to secondary school over the coming years. 
 
The proposed number of new units is not expected to contribute significantly to the 
existing student accommodation challenges in this area. In this area of the City, the 
average pupil yield for elementary students from new development is approximately 
0.291 students per residential unit, while the average pupil yield for secondary students 
is approximately 0.106. As the development type is comprised of medium and higher 
density units, the actual yield per residential unit is likely less, as low density residential 
units typically have higher yields in this area of the city. With the above in consideration, 
we calculate that the proposed development would be expected to yield approximately 
24 elementary students and 9 secondary students over a number of years.      
 
In addition to above, we advise that the City of London will be the subject of an 
upcoming review which will explore student accommodation and distribution challenges 
across the City.  
 
At this time, TVDSB offers no opposition to the subject application.  We will continue to 
monitor Planning Act applications that apply to the subject property. 
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Please do not hesitate to reach out if clarification or additional information is required. 

Parks & Recreation Services – August 12, 2020 

Parkland dedication will be required.  Cash in lieu as a condition of site plan approval 

London District Catholic School Board – August 12, 2020 

Hi Sonia - this development falls within the catchment area for St. Mark on Glenora 
Drive.  While it is true that St. Mark is overcapacity, along with neighbouring schools St. 
Kateri and St. Anne, the Ministry of Education has approved funding for the construction 
of a new Northeast Catholic Elementary School.  This new school is intended to relieve 
the overcrowding at northeast London elementary schools.  LDCSB is working to 
identify and acquire a suitable elementary school block in the vicinity of these existing 
schools. 

Conseil Scolaire Viamonde – August 14, 2020 

Thank you for reaching out to us regarding community concerns about school capacity 
within the area of 1150 Fansawe development. Viamonde elementary school serving 
this area is Académie de la Tamise (1260 Dundas St, London, ON N5W 5P2) and is 
currently operating at full capacity with additional portables.  

Development Services: Heritage – August 4, 2020 

Holding provision can be applied for stage 3 archaeological assessment  

Development Services: Engineering – July 23, 2020 

The City of London’s Environmental and Engineering Services Department offers the following 
comments with respect to the aforementioned pre-application: 
 
Comments to the Re-Zoning: 
 

1. As part of a complete application, the owner is to provide the maximum populations, 
maximum flows that will be generated by the proposed development, as well as, 
Owner‘s engineer to confirm the intensification is not going to impact the downstream 

system. 
 
The following items are to be considered during a future development application stage: 
 
Transportation: 
 

 Right of way dedication of 24.0m from centre line required on Fanshawe Park Road East 

 1ft reserve in place along Stackhouse, will need to be lifted to provide access  

 The construction of a  left turn lane will be required   

 Detailed comments regarding external works and access design and location will made 
through the site plan process 

  
Water: 
 

 The watermain available to the site is the 400 diameter along the south side of 
Fanshawe Park Road. Consideration should be given during the design stage to limit the 
impacts to Fanshawe Park Road and the high levels of traffic. 

 
Wastewater: 
 

 The municipal sanitary sewer available for the subject lands is the 600mm sanitary trunk 
sanitary sewer on Stackhouse Avenue. See City Plan #23144. 

 Based on the existing and current zoning the lands were only contemplated for 
 commercial and office use and the area plan for density reflects this at 100 persons per 
 hectare. 

 
Stormwater: 
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 The subject lands are located in the Stoney Creek Subwatershed. The Owner shall 
provide a Storm/Drainage Servicing Report demonstrating compliance with the SWM 
criteria and environmental targets identified in the Stoney Creek Subwatershed Study 
that may include but not be limited to, quantity/quality control (80% TSS), erosion, 
stream morphology, etc. 

 As per as-constructed drawing 27101, the site at 0.72 is tributary as an external area to 
the existing 675 mm storm sewer on Stackhouse Avenue.  Changes in the “C” value 
required to accommodate the proposed development will trigger the need for on-site 
SWM controls designed to the satisfaction of the City Engineer.  The design of any 
required on-site SWM controls shall include but not be limited to, required storage 
volume calculations, flow restrictor sizing, LID solutions, etc. 

 The proposed development is medium/high density residential and; therefore, shall 
comply with the approved City Standard Design Requirements for Permanent Private 
Stormwater System (PPS), including LIDs. 

 Considering the number of surface level parking spaces indicated in the application, the 
owner shall be required to have a consulting Professional Engineer addressing water 
quality to the standards of the Ministry of the Environment, Conservation and Parks 
(MECP) with a minimum of 70% TSS removal to the satisfaction of the City Engineer.  
Applicable options could include, but not be limited to the use of oil/grit separators, LID 
filtration or infiltration solutions, etc. 

 Any proposed LID solutions should be supported by a Geotechnical Report and/or 
hydrogeological investigations prepared with focus on the type of soil, it’s infiltration rate, 
hydraulic conductivity (under field saturated conditions), and seasonal high ground water 
elevation.  The report(s) should include geotechnical and hydrogeological 
recommendations of any preferred/suitable LID solution, all in accordance with Section 6 
Stormwater Management of the Design Specifications & Requirements manual. 

Upper Thames River Conservation Authority (excerpt) – September 21, 2020  

No objection  

Development Services: Landscape Architect – July 19, 2020 

I have reviewed the Tree Protection Report prepared  by Ron Koudys Landscape 
Architecture Inc [April 2020] for 1150 Fanshawe Pk Rd E in the City of London.  The 
report is complete and meets the City of London’s requirements. 
 

 No rare or endangered species were identified in the survey.  
 

 No City of London boulevard trees were identified in survey. 
 

 Two boundary trees were identified for removal and the requirement to obtain a 
letter of consent from neighbour.  Letters will need to be included in SP 
application. 

 
Efforts should be made to retain trees #17-21 to complete the buffer/screening to the 
homes to the west of the site and trees 22 and 23 to provide shade to parking area to 
fulfill London Plan Policies 277 and 282 for increased parking-lot canopy. These policies 
are under appeal in proceeding PL170100.  They are, however, informative of the 
Council-approved policy direction. 

Urban Design Peer Review Panel (and applicant responses) – July 15, 2020 

Comment: 

The Panel recognizes the challenging context of the site and commends the applicant 
for providing a thoughtful design solution which addresses Stackhouse Avenue with a 
podium of street-facing townhouse units, maximizes the buffer between the existing 
single-family residences on Howlett Circle, and retains the row of existing coniferous 
trees along the west property line for privacy screening. 

Applicant Response: 
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Noted 

 

Comment: 

The Panel understands the height concern for neighbouring residents and 
recommends extending the E-W site section to clearly illustrate the relationship from 
Stackhouse Avenue through to the single-family residences to the west. This should 
include a 45-degree angular view plane analysis to confirm sight lines. 

Applicant Response: 

The updated cross section is attached. The proposed building is well below the 45-degree sight line. 

 

Comment: 

The Panel expressed concern with the proposed development of this site limiting 
future development opportunities for the existing commercial corner lot which serves 
as a gateway into the Stoney Creek Residential community to the north. The Panel 
recommends the following: 

 Shift building to the north and move the site access and main building entrance 
to the south end of the property. This would enable the option for a shared 
access which increases the viability of developing the corner property in the 
future. A precedent for this type of arrangement is 1653 Richmond Street. The 
Panel inquired if there is a proactive role the City could take in engaging the 
landowners in these discussions. 

Applicant Response: 

The building has been shifted to the north to allow flexibility and future options with respect to the 
redevelopment of the Tyner-Shorten property. 

 

Comment: 

The Panel expressed concern over the lack of building frontage along the south 
property line facing Fanshawe Park Road. The Panel recommends eliminating surface 
parking, which currently exceeds the City’s requirements, to allow for the following: 

 Stacked townhouses facing Fanshawe Park Road with a similar ground level 
access and landscape treatment as proposed along Stackhouse Avenue. This 
would create a more consistent edge treatment that could also be incorporated 
into the future development of the property to the north. 

 Enhance the proposed landscape wall and pergola feature into a more 
desirable on-site amenity space. 

Applicant Response: 

Three and a half storey stacked townhouses have been added along the Fanshawe Park Road frontage 
to enhance the streetscape. 

 

Comment: 

The Panel expressed concern with the main building entrance being located on the 
NW corner of the building, internal to the site. The Panel recommends relocating it to 
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the NE corner of the building and eliminating the two adjacent parking spaces to 
create a more welcoming landscaped forecourt and entrance experience. 

Applicant Response: 

The building entrance has been relocated to the southeast corner of the building. 

 

Comment: 

The Panel recommends further development of the elevations and massing as follows: 

 The Panel expressed concern over the south elevation, noting it will be the 
most visible elevation from Fanshawe Park Road and should appear more as a 
front elevation. 

 Explore stepping the massing down from S to N to act as a transition into the 
neighbourhood. 

 Explore stepping the building back at Levels 5 and 6 instead of just Level 6 on 
the east and west elevations to provide the appearance of a 4-storey building 
for the main building mass. 

Applicant Response: 

The south elevation has been revised as the front elevation. All other elevations have remained the 
same. 

 

Comment: 

The Panel recommends further development of the landscaping as follows: 

 Develop transition from public sidewalk to private terrace along Stackhouse 
Avenue to be as inviting as possible for townhouse residents to occupy the 
private terraces. An appropriate amount of terrace space and a clear visual or 
grade separation is often the most successful. 

 Consider screening of single-family residents to the west from headlights of 
vehicles pulling into the property and parking along the west edge. Review if 
existing trees/fence are sufficient or if further measures should be added. 

 Consider raised planters that are a minimum 1’ deep at the edge of terraces 
and balconies as an overlook privacy measure to prevent residents from looking 
down into adjacent yards. 

Applicant Response: 

Grade separation will be provided to the main floor townhouse units facing Stackhouse.  
New fencing will be provided along the entire length of the westerly property line to block views of 
headlights and ensure a consistent fence line. Additional plantings are also proposed within the westerly 
landscape strip. The retention of the existing spruce trees will prevent overlook from the upper floor 
balconies into adjacent yards. 
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Appendix E – Policy Context  

The following policy and regulatory documents were considered in their entirety as part 
of the evaluation of this requested land use change.  The most relevant policies, by-
laws, and legislation are identified as follows: 

Provincial Policy Statement, 2020  

1.1.1.b – appropriate range and mix of uses  
1.1.3.2.b – settlement areas to be efficiently used  
1.1.3.4 – compact form  
1.1.3.5 – intensification within built-up areas 
1.4.3.b – facilitate all housing options  
1.4.3.d – intensification to areas with available services  
1.7.1.d – well-designed built form  
2.6.2 – no disturbance for areas of archaeological potential  
 
The London Plan  
 
59_8 – mixed-use compact city  
61_10 - affordable housing in neighbourhoods  
83 - appropriate intensification  
91 - built-area boundary intensification target 
92_2 - primary transit area intensification target  
197* - planned vision of place type character  
202* - key entry points into neighbourhoods 
252 – site context and surrounding character  
253 – site design to minimize impacts 
255*- site design to promote connectivity  
256 – maintain prevailing street wall  
258* - retain desirable trees  
259* - sense of enclosure  
266* - screen garbage and loading areas  
268 - direct pedestrian connections  
269 – screen parking  
280* - bicycle parking  
495 – accessible and affordable housing  
918_2 - diversity of housing 
918_3 - affordable housing  
919_2 - intensity related to classification of street  
919_3 - broader range of uses on major roads  
920_4a* - intersection intensity  
920_6a* - permission for frontage on two or more streets  
937 - residential intensification within neighbourhoods  
939_5 - intensification through redevelopment  
940 - fit and location of intensification 
953_1 - intensification to be sensitive and compatible with neighbourhood  
953_2 a-f - intensification proposals evaluation criteria  
1578 – planning and development application analysis criteria  
1638* - bonusing  
Table 10* - permitted uses  
Table 11* - permitted intensity and heights 
Map 1* - Place Types  
Map 3* - Street Classifications  
Map 7* - Specific Policy Areas 
 
1989 Official Plan  
 
3.3 – intent  
3.3.1 – primary permitted uses 
3.3.1.ii – secondary permitted uses  
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3.3.2 – preferred locations   
3.3.3.i – height  
3.3.3.ii – density  
3.6.5.vi.15 – location that permits convenience commercial uses  
3.7.2 – planning impact analysis 
Chapter 11 – urban design  
Chapter 19 – implementation  
 
Stoney Creek Community Plan  
4.7.4 – medium density along major roads 
4.7.7 – commercial uses  
 
Z.-1 Zoning By-law  
Section 3: Zones and Symbols 
Section 4: General Provisions 
Section 8: Residential R8 Zone 
 
Site Plan Control Area By-law – C.P.-1455-541  
 
Submitted Studies  
 
AECOM – 1150 Fanshawe Park Road East: Stage 1-2 Archaeological Assessment – 
November 2019 
 
Brock Development Group – Planning Justification Report – May, 2020 
 
Brock Development Group – Urban Design Brief – April, 2020 
 
F.R. Berry & Associates –Traffic Impact Asssessment – November, 2019 
 
Ron Koudys Landscape Architects – 1150 Fanshawe Park Road East: Tree 
Assessment Report – April, 2020 
 
Strik Baldinelli Moniz –Servicing Feasibility Study – August, 2020 
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Planning Impact Analysis (3.7.2) 

Criteria  Response 

Compatibility of proposed uses 
with surrounding land uses, and 
the likely impact of the proposed 
development on present and 
future land uses in the area. 

The proposed land use contributes to a variety of 
housing forms within the neighbourhood and 
complements the existing and planned residential 
uses in the area. No major impacts are anticipated 
on surrounding land uses or the adjacent low rise 
residential neighbourhood. 

The size and shape of the parcel 
of land on which a proposal is to 
be located, and the ability of the 
site to accommodate the 
intensity of the proposed use.  

The site is large enough and appropriate for the 
proposed uses. The revised site concept plan 
demonstrates a functional layout and design with 
adequate landscaped open space, screening, 
buffering, setbacks and parking that 
accommodates the proposed intensity and form.   

The supply of vacant land in the 
area which is already designated 
and/or zoned for the proposed 
use. 

The site is located in an area that has had recent 
development and is identified for future growth 
and additional development. There are lands near 
Fanshawe and Highbury that are zoned to allow 
for future medium and high density development. 
The site is appropriately located and designed for 
the medium density uses proposed which will 
complement the existing and planned mix of uses.  

The proximity of any proposal for 
medium or high density 
residential development to public 
open space and recreational 
facilities, community facilities, 
and transit services, and the 
adequacy of these facilities and 
services. 

The subject site is well located with access to 
local services, parks and transit.  There is a 
planned commercial node to the east at the 
intersection of Fanshawe and Highbury which will 
provide future shopping and services. The Stoney 
Creek is located to the north and designated as 
an open space corridor and there is parkland 
directly south across Fanshawe Park Road East 
with the Fanshawe Optimist Little League Park. 
Transit services are located along Stackhouse 
Avenue and Fanshawe Park Road East.   

The need for affordable housing 
in the area, and in the City as a 
whole, as determined by the 
policies of Chapter 12 - Housing. 

The City as a whole and the area surrounding the 
subject site would benefit from more affordable 
housing options. The proposed development is 
providing for 6 affordable units at 90% of the 
Average Market Rent for a period of 20 years.   

The height, location and spacing 
of any buildings in the proposed 
development, and any potential 
impacts on surrounding land 
uses. 

The scale or height of the proposed apartment 
building on the adjacent 1-storey single detached 
dwelling is mitigated by the enhanced setbacks 
and landscaped open space along the west 
boundary.  The apartment building is located 
along the east boundary of the site which 
mitigates the impacts of shadows and maximizes 
privacy between the uses.  The building location 
allows for the retention of large spruce trees along 
the west boundary which will provide screening 
and buffering and additional landscaping will be 
addressed at the time of site plan approval.   

The extent to which the proposed 
development provides for the 
retention of any desirable 
vegetation or natural features 
that contribute to the visual 
character of the surrounding 
area. 

The proposed development will both remove and 
retain trees and vegetation on site.  The site is 
highly vegetated currently and a large number of 
existing trees will be required to be removed to 
allow for the building, parking and grading.  Along 
the west property boundary there is a line of large 
spruce trees that will be preserved which will 
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Criteria  Response 

serve as a buffer and contribute to the visual 
character of the area.  Additional plantings will be 
implemented through the future site plan approval 
process.   

The location of vehicular access 
points and their compliance with 
the City’s road access policies 
and Site Plan Control By-law, 
and the likely impact of traffic 
generated by the proposal on 
City streets, on pedestrian and 
vehicular safety, and on 
surrounding properties. 

Transportation Planning and Design was 
circulated on the planning application and 
development proposal and is satisfied that the 
driveway location and design can be addressed at 
the site plan approval stage. Stackhouse Avenue 
is a secondary collector and serves light to 
moderate volumes of inter-neighbourhood traffic 
at moderate speeds and has limited property 
access. A Transportation Impact Assessment was 
prepared and concluded that the proposed 
development is not expected to significantly affect 
capacity of Stackhouse Avenue or Fanshawe 
Park Road East.  

The exterior design in terms of 
the bulk, scale, and layout of 
buildings, and the integration of 
these uses with present and 
future land uses in the area. 

The exterior design and scale of the built form has 
notable positives including: a well-articulated 6-
storey building with a variety of materials that 
provides a sense of enclosure along Stackhouse 
Avenue, stacked townhouses that are oriented to 
and activate Fanshawe Park Road East, and built 
forms that screen parking areas. The ground floor 
units have doors directly to the street which 
activates the ground floor, there is a generous 
landscape setback to the west property boundary 
and mature trees are preserved along the west 
boundary.  

The potential impact of the 
development on surrounding 
natural features and heritage 
resources. 

No natural heritage features are present that will 
be affected by the proposed development. 

Constraints posed by the 
environment, including but not 
limited to locations where 
adverse effects from landfill sites, 
sewage treatment plants, 
methane gas, contaminated 
soils, noise, ground borne 
vibration and rail safety may limit 
development. 

There are no environmental constraints identified 
that will adversely affect the site  

Compliance of the proposed 
development with the provisions 
of the City’s Official Plan, Zoning 
By-law, Site Plan Control By-law, 
and Sign Control By-law. 

The proposed form of development will be 
required to conform to the in-force Official Plan 
policies and comply with the City’s regulatory 
documents prior to approval of the ultimate form 
of development through the Site Plan Approval 
process. 

Measures planned by the 
applicant to mitigate any adverse 
impacts on surrounding land 
uses and streets which have 
been identified as part of the 
Planning Impact Analysis. 

The mature tree preservation and building 
massing and location are expected to mitigate any 
adverse impacts on the surrounding land uses like 
privacy or shadowing. Additional buffering, 
screening and landscaping will be addressed at 
the site plan approval stage.  
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Criteria  Response 

Impacts of the proposed change 
on the transportation system, 
including transit. 

The proposed development has direct access to 
transit routes along Stackhouse Avenue and 
Fanshawe Park Road East and will support transit 
ridership.  A TIA was undertaken to assess the 
proposed development which found no major 
impacts on the transportation system.    
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Appendix F – Relevant Background 

Additional Maps 
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Shadow Study  
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Additional Reports 

Z-5705: May 10, 1999 – Report to Planning Committee to change the zoning of the 
subject site to a holding Convenience Commercial Special Provision/Restricted Office 
(h-27*CC5(1)/RO2) Zone. 


