
 

 

Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: George Kotsifas P. Eng.,  
 Managing Director, Development & Compliance Services and 

Chief Building Official 
Subject: 100 Fullarton Street 
 Old Oak Properties Inc. 
Date:  Public Participation Meeting on March 1, 2021 

Recommendation 

That, on the recommendation of the Director, Development Services the following 
actions be taken with respect to the application of Old Oak Properties Inc. relating to the 
property located at 100 Fullarton Street:  

(a) The proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the 
Municipal Council meeting on March 23, 2021 to amend Zoning By-law No. Z.-1, 
in conformity with the Official Plan, to change the zoning of the subject property 
BY AMENDING the Downtown Bonus (DA2*D350*B-38) Zone to permit the 
reconstruction of the Camden Terrace building facades (479-489 Talbot Street) 
to be constructed on the exterior wall instead of internal to the building.  

(b) The request to amend Zoning By-law No. Z.-1 to change the zoning of the 
subject property BY AMENDING the Downtown Bonus (DA2*D350*B-38) Zone  
to permit the demolition of the heritage designated features of the buildings at 93-
95 Dufferin Avenue, BE REFUSED for the following reasons:  

i) The requested amendment is not consistent with the policies of the 
Provincial Policy Statement, 2020 that encourage the conservation of 
significant built heritage resources. 

ii) The requested amendment is not consistent with the Cultural Heritage 
policies of The London Plan that encourage the conservation and 
enhancement of cultural heritage resources in new development. 

iii) The requested amendment is not consistent with the Cultural Heritage 
policies of the 1989 Official Plan which encourage the protection, 
enhancement, and utilization of structures considered to be of cultural 
heritage value. 

Executive Summary 

Summary of Request 

The requested amendment would permit the demolition of a heritage designated 
building (93-95 Dufferin Avenue), and allow for the commemoration feature of Camden 
Terrace (479-489 Talbot Street) to be located on the exterior of the building.  

Purpose and the Effect of Recommended Action 

The purpose and effect of the recommendation is to revise the original language in the 
bonus zone to no longer reference phases, as construction is now proposed in a single 
phase. These references will be replaced with the corresponding addresses. The 
recommendation is to allow for the Camden Terrace commemorative monument to be 
located on the exterior face of the building, and also to refuse the demolition of 93-95 
Dufferin Avenue and the proposal to reconstruct the north and west facades as 
commemorative monuments. 



 

 

Rationale of Recommended Action (regarding Camden Terrace (479-489 Talbot 
St): 

1. The recommended amendment is consistent with the PPS 2020. 
2. The recommended amendment conforms to the 1989 Official Plan policies and 

policies of The London Plan. 
3. The recommended amendment facilitates the original intent of the 

commemoration of Camden Terrace with improved heritage outcomes and the 
preservation of 93-95 Dufferin Avenue approved in the initial Bonus Zoning in 
return for increased height and density. 

Linkage to the Corporate Strategic Plan 

Building a Sustainable City – London’s growth and development is well planned and 
sustainable over the long term. 

Analysis 

1.0 Background Information 

1.1  Previous Reports Related to this Matter 

• February 18, 2014 - Zoning By-law Amendment Application (Z-8285) 

• September 6, 2016 - Zoning By-law Amendment Application (Z-8617) 

1.2  Property Description 
The subject site is located along the west side of Talbot Street between Dufferin 
Avenue and Fullarton Street within London’s Downtown. 

1.3  Current Planning Information (see more detail in Appendix D) 

• The London Plan Place Type – Downtown 

• Official Plan Designation – Downtown 

• Existing Zoning – Downtown Bonus (DA2*D350*B-38) Zone 

1.4  Site Characteristics 

• Current Land Use – Vacant (under construction) 

• Frontage – 28 metres 

• Depth – 115 metres 

• Total Lot Area – 0.6 ha 

• Shape – Irregular 

1.5  Surrounding Land Uses 

• North – Residential 

• East – Residential and Commercial 

• South – Vacant (surface parking lot) 

• West – Residential and Commercial 

1.6 Intensification 

• 652 units within the Primary Transit Area 



 

 

1.7  Location Map 

  



 

 

2.0 Discussion and Considerations 
 
2.1  Development Proposal 
The approved development on the subject lands consists of a mixed-use apartment 
building with a 40 storey tower, a 29 storey tower, and a 9 storey podium with 
commercial uses at grade, and with 6 levels of internal structured parking.  

2.2  Planning History 
 
2013 Zoning By-law Amendment Application (Z-8285) 
 
A previous application by Rygar Corporation Inc. pertained only to the lands at 100 
Fullarton Street and 475 Talbot Street and did not include 93-95 Dufferin Avenue or 
479-489 Talbot Street (Camden Terrace). A report was presented to Planning and 
Environment Committee on February 18, 2014 that recommended approval of a zoning 
by-law amendment to establish a bonus zone and allow for a 33 storey mixed-use 
apartment building with approximately 250 residential units. This application was 
approved by Council and the by-law came into force on February 25, 2014.  
 
2016 Zoning By-law Amendment Application (Z-8617) 
 
A subsequent application by Rygar Properties Inc. established the current zoning on the 
subject lands, comprising 100 Fullarton Street, 475-501 Talbot Street, and 93-95 
Dufferin Avenue. A report was presented to Planning and Environment Committee on 
September 6, 2016 that recommended approval of a zoning by-law amendment to 
establish a new bonus zone for an increased height of up to 129 metres, and increased 
density of up to 1200 units per hectare, in return for a number of services, facilities, and 
matters. These include high quality design standards, public space improvements, 
underground parking, a monetary contribution to public art, and heritage 
commemoration. The regulations pertaining to heritage conservation of 93-95 Dufferin 
Ave., and commemoration of Camden Terrace are as follows:  
 

3. Heritage Conservation (93-95 Dufferin Avenue) The significant attributes of the 
built heritage resource located at 93 and 95 Dufferin Avenue shall be conserved 
in the following manner:  

a. The designation of heritage attributes (generally associated with the 
northerly and westerly facades) of the original building under Part IV of the 
Ontario Heritage Act. 

b. The complete retention, in-situ, of 93-95 Dufferin until such time as partial 
removal is necessary to facilitate Phase 3 of the proposed redevelopment.  

c. The incorporation of significant heritage attributes of the original building, 
including the northern and western facades in situ, into the overall design 
of Phase 3 of the new development as is depicted in attached Schedule 
"1" to the amending by-law.  
 

4. Heritage Commemoration - Camden Terrace (479-489 Talbot Street)  
a. The documentation and appropriate storage of original materials including 

brick and exterior masonry work to retain their integrity.  
b. The construction of a commemorative monument which interprets a range 

of the significant heritage attributes of the Camden Terrace front facade in 
the manner documented in the January 4, 2016 "Heritage Overview 
Report" prepared by Stantec Consulting Ltd. and further described in the 
accompanying August 19, 2016 "Commemoration Overview" letter and 
shown in attached Schedule "1" to the amending by-law, and which 
generally includes the following features:  

i. Multi-structure residential row house proportions including six 
buildings enclosed within three sections, with each containing two 
terrace residences with mirrored facades;  

ii. With the individual row house sections containing the same 
proportion of bay windows, doors and upper-storey windows as the 
original structures.  



 

 

iii. A uniformed setback from the public sidewalk.  
iv. A uniformed eaves line.  
v. The use of original building materials salvaged during the 

demolition of Camden Terrace including stone lintels and original 
yellow (London) brick.  

vi. Other details such as pilasters, drip course, and cornice frieze, high 
transforms above front entry doors, and half-elliptical lintels on 
upper storeys.  

c. The provision of plaques, interpretive signage and/or other 
commemorative items which relate to the heritage attributes of the site 
and includes the following subject matter: site history with an emphasis on 
19th century character of the Talbot Street Corridor; the origins and 
construction of Camden Terrace; and, details regarding the deconstruction 
and reconstruction of the commemorative monument (facade replication).  

d. The provision of clear glazing along the length of the Talbot Street building 
façade which is east of the commemorative monument so as to maintain 
public views to the monument in perpetuity.  

 
Site Plan Approval Application (SPA17-035) 
 
The Site Plan application was submitted by Rygar Properties Inc. on May 12, 2017, and 
was put on hold due to inactivity until a new submission was made in June of 2019 after 
Old Oak Properties purchased the site. Final approval was granted on September 11, 
2020, and a building permit was issued shortly thereafter. The foundation is currently 
under construction.  
 
2.3  Requested Amendment 
The requested amendment is comprised of two components, being the proposed 
demolition of 93-95 Dufferin Ave., and the change to the commemoration of the 
Camden Terrace facades by moving them from the interior to the exterior of the 
building. The amendment would require a change to the approved bonus zone (B-38) in 
the Zoning By-law Z.-1 by amending the respective regulations of the existing 
Downtown Bonus (DA2*D350*B-38) Zone.  

With respect to the demolition of 93-95 Dufferin Ave., the existing bonus zone requires 
the northern and western facades to retain in situ. The applicant has provided a 
structural engineer’s report (attached as Appendix ‘E’) which opines that the masonry 
may not be structurally stable enough to withstand the partial demolition of the building 
and construction as approved, and is instead proposing a commemoration strategy 
whereby the northern and western facades would be dismantled and rebuilt, akin to the 
approach taken with the Camden Terrace facades. 

The applicant is also proposing to modify the approved bonus zone which requires the 
Camden Terrace façade commemoration feature to be located internal to the building. 
They are now proposed to be constructed as part of the functional exterior of the 
building with operable doors to interior commercial spaces.  

2.4  Community Engagement (see more detail in Appendix B) 
On October 14, 2020, Notice of Application was sent to all property owners within 120 
metres of the subject lands. Six (6) responses were received at the time this report was 
prepared. Notice of Application was published in The Londoner on October 15, 2020.  

2.5 Policy Context (see more detail in Appendix C) 
The subject site is currently located in the Downtown designation. The London Plan also 
identifies the subject site as being in the Downtown Place Type. 

Provincial Policy Statement, 2020                                                                                          
The Provincial Policy Statement 2020 (PPS) provides policy direction on matters of 
provincial interest related to land use and development. Section 1.1 Managing and 
Directing Land Use to Achieve Efficient and Resilient Development and Land Use 
Patterns of the PPS encourages long-term economic prosperity by maintaining and, 
where possible, enhancing the viability of downtowns and main streets (1.7.1(d)), and 



 

 

encouraging a sense of place by promoting well-designed built form and cultural 
planning, and by conserving features that help define character, including built heritage 
resources and cultural heritage landscapes (1.7.1(e)). Section 2.0 Wise Use and 
Management of Resources of the PPS speaks to cultural heritage and requires that 
significant built heritage resources and significant cultural heritage landscapes shall be 
conserved (2.6.1).  

The Ontario Heritage Act 

Section 32 (1) of the Heritage Act allows for the owner of a designated property to 
submit an application to Municipal Council to repeal the by-law (or part thereof) 
designating the property. After consultation with the municipal heritage committee (the 
London Advisory Committee on Heritage), Council shall consider such an application 
within 90 days of the receipt of application and may either refuse the application or 
consent and give notice to repeal the designating by-law (32(2)).  

Should Council not make a decision within that 90 days, the application will be deemed 
to be approved. 

The 1989 Official Plan 

The subject site is currently designated Downtown. The urban design objectives in the 
Downtown designation encourage a high standard of design (4.1.2.(i)) and allow 
flexibility for individual design creativity and innovation (4.1.2.(ii)). They do however also 
require that new development should be designed to provide for continuity and harmony 
in architectural style with adjacent uses that have a distinct or attractive visual identity, 
or are recognized as being of architectural or historic significance (4.1.2.(vi)). It also 
recognizes that Council, under the policies of Chapter 13, Heritage Resources Policies, 
may designate buildings of cultural value or interest and these buildings may be zoned 
to protect existing structures under the provisions of Chapter 13 and the regulations of 
Zoning By-law (4.1.6.(x)).  

Chapter 13 – Heritage Resources Policies provide additional policies regarding 
properties, buildings, and structures of cultural heritage value or interest, and in 
conjunction with the Ontario Heritage Act, provide the necessary framework for the 
protection and enhancement of the City’s heritage resources. The policies in this section 
of the Plan are to achieve the protection of heritage resources which contribute to the 
identity and character of the City (13.1.(i)), encourage the protection, enhancement, 
restoration, maintenance, and utilization of buildings and structures within the city that 
are considered to be of cultural heritage value (13.1.(ii)), and encourage development to 
be sensitive to, and in harmony with the City’s heritage resources (13.1.(iii)).  

Under the Ontario Heritage Act, Council is granted the authority to recognize and 
protect heritage properties, structures, buildings, and portions of buildings through 
designation. This ensures any future changes to a property are in keeping with its 
character (13.2.). The criteria for designation include a property or building’s 
architectural significance, historical significance, and contextual importance (13.2.2.). 
Where heritage buildings are designated under the Ontario Heritage Act, no alteration, 
removal, or demolition shall be undertaken which would adversely affect the reasons for 
designation, except in accordance with the Ontario Heritage Act. To ensure a greater 
degree of protection to designated heritage buildings and the features of a building or 
structure deemed to have particular heritage value, Council may enter into agreements 
with property owners (13.2.3.(i)). 

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 London Plan provides Key Directions (54_) to be considered in reviewing 

applications that provide direction and focus, which serve as a foundation to the policies 

of the Plan. Each direction encompasses a variety of strategies intended to guide 

planning and development over the twenty year planning horizon. Due to the nature of 

the proposed amendment, Direction #3: Celebrate and support London as a culturally 

rich, creative, and diverse city (57_), Direction #7: Build strong, healthy and attractive 

neighbourhoods for everyone (61_), and Direction #8: Make wise planning decisions 

(62_), are most applicable in this context, which present the following strategies: 

 

(57_) 

7. Protect our built and cultural heritage to promote our unique identity and develop 

links to arts and eco-tourism in the London region. 

9. Revitalize London’s downtown, urban main streets, and their surrounding urban 

neighbourhoods to serve as the hubs of London’s cultural community. 

(61_) 

5. Protect what we cherish by recognizing and enhancing our cultural identity, 
cultural heritage resources, neighbourhood character, and environmental 
features. 

(62_) 

6. Ensure that all planning decisions and municipal projects conform with The 
London Plan and are consistent with the Provincial Policy Statement. 

7. Plan for sustainability – balance economic, environmental, and social 
considerations in all planning decisions. 

8. Think “big picture” and long-term when making planning decisions – consider the 
implications of a short-term and/ or site-specific planning decision within the 
context of this broader view. 
 

The London Plan also provides clear direction for cultural heritage resources within the 
City Building Policies section. Policy 529_7 in the Culturally Rich and Diverse City 
subsection encourages the protection and celebration of the community’s cultural and 
natural heritage resources to allow current and future generations the opportunity to 
identify with and enjoy the cultural experiences and spaces the city has to offer.  

The subsequent Cultural Heritage subsection provides addition direction in this regard, 
to conserve London’s cultural heritage resources so they can be passed on to our future 
generations (554_2), and to ensure new development is undertaken to enhance and be 
sensitive to cultural heritage resources (554_3). The general cultural heritage policies 
state that all efforts should be made to protect cultural heritage resources in the event of 
emergency or threat and other unanticipated situations or discoveries (564_).  

Where an individual property is designated under Part IV of the Ontario Heritage Act, no 
alteration, removal, or demolition shall be undertaken that would adversely affect the 
reasons for designation, except in accordance with the Ontario Heritage Act (587_). 
Should City Council permit the demolition of a designated property, the City will ensure 
mitigation measures are undertaken, including a detailed documentation of the cultural 
heritage features to be lost, and may require the salvage of materials exhibiting cultural 
heritage value for the purpose of re-use or incorporation into the proposed development 
(591_).  

  



 

 

3.0 Financial Impact/Considerations 
 
There are no direct financial expenditures associated with this report. 

4.0 Key Issues and Considerations  

Through the circulation process there were substantial concerns or issues raised by 
internal departments based on the proposal submitted, and there were seven (7) 
responses from the public regarding this application. The section below identifies key 
issues and considerations in detail. 
 
4.1  Issue and Consideration # 1 – Form (93-95 Dufferin Avenue) 

Through the 2016 amendment that established the bonus zone under which the 
development was approved, the designating by-law and bonus zone identified the 
northerly and westerly facades of the building as being of architectural and historical 
importance. Through the redevelopment of the subject site, the heritage building was to 
remain as a whole until such time as construction commenced. As part of the overall 
construction project, the northern and western facades were to be braced and remain in 
situ while the remaining portions of the heritage building were removed and the new 
building was constructed behind them, incorporating the two facades into the overall 
structure of the new building.  

The applicant has provided a structural engineer’s report which has identified a high 
likelihood of failure.  

During construction, the Owner retained a structural engineer to assess the structural 
value of the building who completed a report (attached herein as Appendix ‘E’) that states 
the masonry in the facades is in poor condition and the act of bracing the walls and 
demolishing the remainder of the building “is seen as a very expensive exercise with a 
high potential for failure”. The Owner has therefore prepared as-built drawings and a 
conservation strategy for dismantling the facades by removing each attribute individually 
for recording and storage, and re-constructing the facades in their entirety reusing these 
salvaged materials. The applicant also proposes to prepare an interpretation plan through 
the Site Plan Approval process, including two interpretive plaques. 

The requested proposal to demolish the heritage designated features has triggered the 
requirement for a Heritage Demolition Permit, as well as a Zoning By-law Amendment to 
modify the regulations of the bonus zone.  

During the 2016 rezoning, staff worked at length with the applicant to achieve a 
development that responded appropriately to its context within the downtown and 
comprising multiple properties with cultural heritage attributes. The result was a 
development proposal that both incorporated those heritage features and contributes 
positively to the skyline and streetscape of the downtown. The bonus zone permitted an 
increase in height to 129 metres and a density of up to 1200 units per hectare in return 
for quality building and site design, underground parking, a contribution to public art, the 
incorporation of the Camden Terrace facades, and the heritage designation of 93-95 
Dufferin Avenue. The design of the building has since been approved through the Site 
Plan Approval process, and the bonus agreement recognizing the above matters has 
been registered on title. The policies regarding building design and contribution to the 
downtown are less pertinent to this aspect of the application since they are decided 
matters of Council. The use, intensity, and form of development previously approved as 
part of the current Bonus zoning remain largely unchanged. The proposed demolition of 
the heritage resource at 93-95 Dufferin Avenue is presently at issue. 

Provincial Policy Statement, 2020 (PPS) 

The Provincial Policy Statement 2020 (PPS) provides policy direction on matters of 
provincial interest related to land use and development. Section 1.1 Managing and 
Directing Land Use to Achieve Efficient and Resilient Development and Land Use 
Patterns of the PPS encourages long-term economic prosperity by maintaining and, 



 

 

where possible, enhancing the viability of downtowns and main streets (1.7.1(d)), and 
encouraging a sense of place by promoting well-designed built form and cultural 
planning, and by conserving features that help define character, including built heritage 
resources and cultural heritage landscapes (1.7.1(e)). Section 2.0 Wise Use and 
Management of Resources of the PPS speaks to cultural heritage and requires that 
significant built heritage resources and significant cultural heritage landscapes shall be 
conserved (2.6.1).  

1989 Official Plan 

The objectives of the 1989 Official Plan are clear in stating that where properties of 
cultural heritage value are threatened, the policies present in the Plan provide the 
framework for the protection and enhancement of heritage resources. These policies 
were analyzed in detail during the 2016 zoning by-law amendment that granted the 
development permissions for the subject property, and resulted in the designation of the 
northerly and westerly facades of 93-93 Dufferin Avenue based on the criteria outlined 
in the Ontario Heritage Act and articulated in policy 13.2.2., being of architectural, 
historical, and contextual significance. This designation under Part IV of the Heritage 
Act results in a prohibition from alteration, removal, and demolition that would adversely 
affect these reasons (heritage attributes) for designation.  

However, the Heritage Act does grant the property owner the ability to submit an 
application to Municipal Council for the repeal of the designating by-law and allow for 
the demolition of a designated structure. Neither the Act nor the 1989 Official Plan 
contain criteria for the evaluation of such an application. However, the evaluation criteria 
for the designation of a heritage resource is available as a contextual foundation for the 
intent of the policies in the Ontario Heritage Act and the 1989 Official Plan.  

These criteria – being the architectural, historical, and contextual significance of a 
property or structure, do not include an exception for structural deficiency. The structural 
capacity of a building is not a consideration when evaluating whether a structure should 
be designated, and is therefore not deemed to be a compelling factor in the repeal of a 
designating by-law. The introduction to Chapter 13: Heritage Resources Policies 
acknowledges that properties of cultural heritage value may be threatened by neglect, 
obsolescence, redevelopment, and the lack of financial means necessary for protection 
or rehabilitation, and further states that the policies therein provide the necessary 
framework for their protection and enhancement.  

As such, the proposal for the demolition of designated heritage features identified in the 
approved bonus zone and provided in part, in return for additional building height and 
density, is not compliant with the policies of the 1989 Official Plan. 

The London Plan 

The London Plan was not in force during the original 2016 zoning by-law amendment 
and its policies were not considered. However, The London Plan provides relevant 
direction on this new application, especially regarding cultural heritage.  

Key Direction #7 requires the protection and enhancement of cultural heritage 
resources, which is further expanded upon in the policies of the Cultural Heritage 
section of the Plan. The proposal to demolish the designated features of 93-95 Dufferin 
Avenue does not conform to these policies nor their intent to conserve and enhance this 
heritage resource (554_2, 554_3). 

This section of the Plan impresses the importance of conservation and states that all 
efforts should be made to protect cultural heritage resources in the event of 
unanticipated situations or discoveries (564_). The documentation provided by the 
applicant constitutes an unanticipated discovery, in that the structural stability of the 
building masonry was not assessed during the time of the initial rezoning nor when it 
was designated. However, the structural integrity of a building or structure does not 
factor into the reasons for designation and has no bearing on the architectural and 
historical importance of the designated features. The report by the owner’s engineer 



 

 

refers to the proposal for bracing the walls as an expensive exercise with a high 
probability of failure – such an exercise would constitute “all efforts” as required by 
policy 564_.  

Key Direction #8 provides additional guidance when considering planning applications, 
requiring conformity with the PPS and official plan, and considering the broader 
implications of planning decisions in a long-term context. Granting permission to not 
follow through on one of the items required through the bonus zone for which additional 
height and density was granted may establish a precedent in the downtown, not only 
with respect to how bonus zones are implemented, but also regarding the treatment of 
heritage designated properties throughout the city. Demolishing heritage designated 
attributes on the basis that they exhibit issues with structural integrity would establish 
the foundation for additional applications to be brought forward in kind, and allow for 
financial matters to determine the outcome of designation processes when they are not 
considered as part of the designation criteria under the Ontario Heritage Act. This 
permission would contravene policies 554_, 564_, and 567_, which (as noted above) all 
require the conservation of cultural heritage resources, as well as policy 587_, which 
also states that no alteration, removal, or demolition shall be undertaken that would 
adversely affect the reasons for designation, except in accordance with the Ontario 
Heritage Act.   

Despite the applicant’s proposal to reconstruct the façades, this would still require the 
repeal of the designating by-law and would constitute a commemoration, not 
conservation, as is required by the policies identified previously. Similar to the 
reconstruction of the Camden Terrace facades (479-489 Talbot Street), the request to 
demolish and reconstruct the facades at 93-95 Dufferin Avenue would result in it no 
longer being considered a cultural heritage resource by nature of its removal from the 
City’s Inventory of Heritage Resources. The only mechanism for requiring the 
commemoration of both Camden Terrace and 93-95 Dufferin Avenue is the bonus zone 
that was established after a lengthy review and consideration process, which 
determined that 93-95 Dufferin Avenue was of cultural heritage significance. The 
designation of the Dufferin Avenue building and the commemoration of the Talbot Street 
facades were, together, considered in return for the increased height and density 
permissions. As such, this application does not conform to the policies and intent of The 
London Plan. 

4.2  Issue and Consideration # 2 – Form (Camden Terrace Commemoration)  

The second component to this Zoning By-law Amendment is the alteration to the 
commemoration of Camden Terrace. As noted above, the facades are no longer 
protected by the cultural heritage policies of The London Plan or the 1989 Official Plan, 
but the commemoration is regulated under the Zoning By-law as per the approved 
bonus zone: 

3. Heritage Commemoration - Camden Terrace (479-489 Talbot Street)  
a. The documentation and appropriate storage of original materials including 

brick and exterior masonry work to retain their integrity.  
b. The construction of a commemorative monument which interprets a range 

of the significant heritage attributes of the Camden Terrace front facade in 
the manner documented in the January 4, 2016 "Heritage Overview 
Report" prepared by Stantec Consulting Ltd. and further described in the 
accompanying August 19, 2016 "Commemoration Overview" letter and 
shown in attached Schedule "1" to the amending by-law, and which 
generally includes the following features:  

i. Multi-structure residential row house proportions including six 
buildings enclosed within three sections, with each containing two 
terrace residences with mirrored facades;  

ii. With the individual row house sections containing the same 
proportion of bay windows, doors and upper-storey windows as the 
original structures.  

iii. A uniformed setback from the public sidewalk.  
iv. A uniformed eaves line.  



 

 

v. The use of original building materials salvaged during the 
demolition of Camden Terrace including stone lintels and original 
yellow (London) brick.  

vi. Other details such as pilasters, drip course, and cornice frieze, high 
transforms above front entry doors, and half-elliptical lintels on 
upper storeys.  

c. The provision of plaques, interpretive signage and/or other 
commemorative items which relate to the heritage attributes of the site 
and includes the following subject matter: site history with an emphasis on 
19th century character of the Talbot Street Corridor; the origins and 
construction of Camden Terrace; and, details regarding the deconstruction 
and reconstruction of the commemorative monument (facade replication).  

d. The provision of clear glazing along the length of the Talbot Street building 
façade which is east of the commemorative monument so as to maintain 
public views to the monument in perpetuity. 

At the time of the 2016 rezoning that established the bonus zone, the interior portion of 
the building fronting Talbot Street was intended to be an open lobby in association with 
the residential component of the building.  
 
Through the Site Plan process, this internal space was rearranged with respect to the 
location of elevators, internal parking, and the space was proposed to be used for 
commercial purposes instead of a lobby. To ensure consistency with the bonus zone 
and to respect the original character of the facades, they were proposed as three pairs - 
with four grouped south of the main entrance and two to the north, constructed against 
the wall separating the commercial spaces from the internal parking structure. This was 
generally consistent with the original locations of the buildings as the four units to the 
south were constructed with stoops and front stairs given the natural slope of Talbot 
Street from the high point at Dufferin Avenue, down to Fullarton Street. It is noted that 
the roofs and dormered windows were not included in this reconstruction proposal due 
to the height of the interior space. 

Figure 1: Approved Easterly Elevation (Talbot Street) 

The bonus agreement entered into between the City and the owner contained 
provisions to implement regulation 3.(d) of the bonus zone requiring the facades to 
continue to be visible to the public. This included restrictions on items such as 
structures, signage, and furniture to ensure visibility from the public right of way is 
maintained in a substantial and meaningful way.  
 
In order to maintain public views to the facades the applicant is now proposing to locate 
them on the exterior of the main building. The initial application included renders 
showing 8 townhouses where the original building only contained 6. Through detailed 



 

 

design review and coordination with the applicant, the proposal has been amended to 
include only the original 6 facades.  

Figure 2: Proposed Easterly Elevation (Talbot Street) 
 
Through the shift to the exterior wall of the building, the applicant is now also proposing 
the replication of the roof line and dormered windows. The proportions have shifted to 
accommodate four of the six facades north of the entrance, and two to the south to 
maintain the couplets. As the doors are now intended to be operable and open into the 
interior commercial units, the original stoops are not being replicated to ensure barrier-
free access to the units – this has resulted in the doors being located at grade, and due 
to the slope of Talbot Street, locating four facades to the north results in a lesser 
change to the door locations.  
  
Policy 591_ of The London Plan states that where a property listed on the Register is to 
be demolished, the City may require the salvage of materials exhibiting cultural heritage 
value for the purpose of re-use or incorporation into the proposed development. The 
1989 Official Plan also permits the City to enter into agreements with property owners to 
protect features of a building with heritage value. There are, however, no policies in 
either plan that specifically address the proposed change to a heritage commemoration 
as required by a bonus zone.  
 
The recommended amendment is consistent with the intent and purpose of the 
approved bonus zone in that it maintains public views to the façades, maintains the 
significant heritage attributes including the rowhouse proportions, mirrored facades, 
cornices, eaves, and lintels, and further contributes to the context of the facades by 
including the roof and windows on the upper storey. While the stoops and door locations 
are no longer a true recreation, the design is deemed to be an appropriate and minor 
deviation that conforms to the policies of The London Plan, the 1989 Official Plan, and 
the Zoning By-law.  
 
4.3  Issue and Consideration # 3 – Use and Intensity  

1989 Official Plan and The London Plan 
 
Both the 1989 Official Plan and The London Plan contain policies regarding the use of 
land in the Downtown designation and Downtown Place Type, respectively, for mixed-
use apartment buildings. The proposed use and intensity were approved during the 
2016 rezoning and the applicant is not requesting an amendment to these matters. As 
such, the development as proposed is of an appropriate use and intensity. 

Conclusion 

The requested amendment to amend the Downtown Bonus (DA2*D350*B-38) Zone to 
permit the demolition of the designated heritage buildings at 93-95 Dufferin Avenue 
does not conform to the policies of the PPS 2020, nor with the City of London 1989 
Official Plan or The London Plan.   
 



 

 

However, the requested amendment to allow for the Camden Terrace facades to be 
constructed on the exterior wall of the building is consistent with the PPS 2020, the City 
of London 1989 Official Plan and The London Plan in that it continues to implement the 
intent and purpose of the original provisions of the Downtown Bonus (DA2*D350*B38) 
Zone. 
 

Prepared by:  Meg Sundercock, BURPL 

Site Development Planner, Development Services 
 
Recommended by:  Paul Yeoman, RPP, PLE  

Director, Development Services 
 

Submitted by:  George Kotsifas, P. Eng. 
 Managing Director, Development and Compliance 
Services and Chief Building Official 

 

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. 

cc: Michael Tomazincic, MCIP, RPP, Manager, Current Planning 

February 22, 2021 
MS\mt 
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Appendix A 

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

2021 

By-law No. Z.-1-21   

A by-law to amend By-law No. Z.-1 to rezone a 
portion of an area of land located at 100 
Fullarton Street 

  WHEREAS Old Pak Properties Inc. have applied to rezone and area of land 
located at 100 Fullarton Street as shown on the map attached to this by-law, as set out 
below; 

  AND WHEREAS this rezoning conforms to the Official Plan; 
 
  THEREFORE the Municipal Council of The Corporation of the City of 
London enacts as follows: 

1)  Section Number 4.3 of the General Provisions Bonus Zones is amended by 
replacing the existing provisions with the following: 

 B-(38) 100 Fullarton Street  

This bonus zone is intended to facilitate a development design which includes three 
new mixed-use apartment buildings ranging from 39m to 129m in height, with a 
maximum density of 1200 units per hectare across the overall site. The proposed 
development consists of three building portions, including: Building A (addressed at 495 
Talbot Street), a 39m building with 92 residential units and 610m2 of commercial space, 
Building B (addressed as 110 Fullarton Street), a 128.85m building with 349 residential 
units and 660m2 of commercial space, and Building C (addressed as 99 Dufferin 
Avenue), a 101.5m building with 262 residential units and 660m2 of commercial space. 
The proposed development shall be implemented through one or more agreements in 
return for the provision of the following services, facilities, and matters:  
 

1. A building design which, with minor variations at the discretion of the Managing 
Director, Planning and City Planner, is consistent with the Site Plan and 
Illustrations attached as Schedule "1" to the amending by-law (variations may 
include, but are not limited to, the reduction of above-grade structured parking in 
lieu of additional underground parking and/or the reduction of the total number of 
parking spaces and variations in the proposed unit types).  
 

2. High Design Standards  
 

Specifically, the building design referred to in Clause 1 above, and shown in the 
various illustrations contained in attached Schedule "1" of the amending by-law, 
is being bonused for the following features which serve to support the City's 
objectives of promoting a high standard of design for buildings constructed in 
prominent locations such as the Downtown, as outlined in Chapter 11 of the 
Official Plan and the Downtown Design Guidelines:  

 
Overall Design Features  

a. A modern architectural design that utilizes vision glass and spandrel glass 
(window-wall) as the primary form of cladding, contains a low proportion of 
exposed concrete, and uses clear glass balcony barriers, all of which 
serve to mitigate the overall visual building mass and provide a light and 
refined appearance in the city skyline.  

  



 

 

Podium Design  
 

a. Incorporates architectural details that creates a prominent and distinctive 
base including ceramic panels skirting the face of the second and third 
floor terraces.  

b. A ground floor ceiling height that is appropriate for a range of commercial 
uses, with the façade comprised primarily of floor-to-ceiling vision glazing 
for views into and out of the building contributing to an animated 
streetscape.  

c. Separate and direct exterior entrances to commercial uses on the ground 
floor to animate the pedestrian realm from the city sidewalk.  

d. Permanent architecturally integrated canopies above the first floor to 
architecturally differentiate the building base and provide overhead 
protection from natural elements.  

 
Tower Design  
 

a. Point tower forms with floor-plates no greater than 1,000m2.  
b. Clad primarily in vision glass and spandrel glass (window-wall) panels.  
c. Includes horizontal projecting balconies and vertical precast end panels to 

create articulation and variation in the massing of the facades.  
 
Building Caps  
 

a. A visually interesting building top and distinguishable cap of a design 
quality that will contribute positively to London's skyline.  

b. The use of building step-backs and variation in massing to define the 
building cap with mechanical elements completely concealed within the 
overall architectural design of the top of the buildings.  
 

3. Heritage Conservation (93-95 Dufferin Avenue) 

The significant attributes of the built heritage resource located at 93 and 95 
Dufferin Avenue shall be conserved in the following manner:  
a. The designation of heritage attributes (generally associated with the northerly 

and westerly facades) of the original building under Part IV of the Ontario 
Heritage Act.  

b. The complete retention, in-situ, of 93-95 Dufferin until such time as partial 
removal is necessary to facilitate Building C of the proposed redevelopment.  

c. The incorporation of significant heritage attributes of the original building, 
including the northern and western facades in situ, into the overall design of 
Phase 3 of the new development as is depicted in attached Schedule "1" to 
the amending by-law.  

 
4. Heritage Commemoration - Camden Terrace (479-489 Talbot Street)  

a. The documentation and appropriate storage of original materials including 
brick and exterior masonry work to retain their integrity. 

b. The construction of a commemorative monument which interprets a range of 
the significant heritage attributes of the Camden Terrace front facade in the 
manner documented in the January 4, 2016 "Heritage Overview Report" 
prepared by Stantec Consulting Ltd. and further described in the 
accompanying August 19, 2016 "Commemoration Overview" letter and shown 
in attached Schedule "1" to the amending by-law, and which generally 
includes the following features: 
i. Multi-structure residential row house proportions including six buildings 

enclosed within three sections, with each containing two terrace 
residences with mirrored facades;  

ii. With the individual row house sections containing the same proportion 
of bay windows, doors, and upper-storey windows as the original 
structures. 



 

 

iii. A uniformed setback from the public sidewalk.  
iv. A uniformed eaves line.  
v. The use of original building materials salvaged during the demolition of 

Camden Terrace including stone lintels and original yellow (London) 
brick.  

vi. Other details such as pilasters, drip course, and cornice frieze, high 
transforms above front entry doors, and half-elliptical lintels on upper 
storeys.  

c. The provision of plaques, interpretive signage and/or other commemorative 
items which relate to the heritage attributes of the site and includes the 
following subject matter: site history with an emphasis on 19th century 
character of the Talbot Street Corridor; the origins and construction of 
Camden Terrace; and, details regarding the deconstruction and 
reconstruction of the commemorative monument (facade replication).  

d. The provision for the commemorative monument to be constructed on the 
exterior wall of the building facing Talbot Street so as to maintain public views 
to the monument in perpetuity.  

 
5. Urban Plaza/Forecourt  

 
a. The provision of a publicly accessible urban plaza/forecourt along the Talbot 

Street frontage which is generally located in the vicinity of the primary 
entrance to the Talbot Street building (Phase 1), east of the commemorative 
monument as shown in attached Schedule "1" to the amending by-law.  

b. The provision of two-storey vision glass panels along portions of the Talbot 
Street building facade that front the urban plaza/forecourt to maintain views to 
active ground floor uses and the commemorative monument.  

 
6. Parking Strategy  

a. A minimum of 4 levels of underground parking.  
b. Any necessary above grade structured parking is to be located to rear of the 

proposed building(s) and screened from the street by commercial and/or 
residential uses.  

 
7. Site Landscaping/Public Realm  

 
Landscaping used to enhance the appearance of building setback and yard areas 
by:  

 
a. A continuous row of planting along the western lot line of the property 

currently known as 93 Dufferin Avenue.  
b. Raised concrete planters along Talbot Street and Dufferin Avenue and 

Fullarton Street, to define the interface of the subject site and the public right 
of way and to function as informal seating, as approved by the City through 
the site plan process.  

c. Shade trees in the raised concrete planters.  
d. The incorporation of non-asphalt materials and paving patterns into 

pedestrian sidewalks and pathways adjacent to the proposed buildings as 
approved by the City through the site plan process.  

 
8. Public Art Contribution  

a. The contribution of funding for public art in the amount of $250,000 to be 
provided during the site plan approval process.  

b. Such public art will be established through a process that is consistent with 
the City's public art policy as applicable, to the satisfaction of the Manager of 
Culture and The City Planner, and ensuring input from the developer.  

 
The following special regulations apply within the bonus zone:  

a) Regulations:  
i. Density: 1200 units per hectare (Max.)  
ii. Height: 129 metres (Max.)  



 

 

iii. Setback for Residential 0 metres Component of Buildings: (Min.) 
 
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 March 23, 2021. 
 
 
 
 
 
 
  Ed Holder 
  Mayor 
 
 
 
 
 
  Catharine Saunders 
  City Clerk  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
First Reading – March 23, 2021 
Second Reading – March 23, 2021 
Third Reading – March 23, 2021



 

 

  



 

 

Schedule “1” 
 

 
East Elevation (Talbot Street) 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 



 

 

West Elevation 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

North and South Elevations 
 
 
 

 
 
 
 



 

 

Cross Sections 
 
 
 

 
 

 
 



 

 

Site Plan 
 

 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix B – Public Engagement 

Community Engagement 

Public liaison: On October 14, 2020, Notice of Application was sent to all property 
owners within 120 metres of the subject site and those who previously made public 
comment during the 2016 rezoning.  Notice of Application was also published in the 
Public Notices and Bidding Opportunities section of The Londoner on October 15, 2021.  

Six (6) replies were received 

Nature of Liaison: The purpose and effect of this zoning change is to amend the 
existing Bonus Zone to allow for alternative heritage commemoration measures for 93-
95 Dufferin Avenue and Camden Terrace (479-489 Talbot Street). Possible change to 
Zoning By-law Z.-1 FROM a Downtown Bonus (DA2*D350*B-38) Zone TO a Downtown 
Bonus (DA2*D350*B- (_)) Zone. The amendment would permit the demolition and 
reconstruction of the façade of 93-95 Dufferin Avenue rather than retention in situ; and, 
the reconstruction of the Camden terrace façade on the exterior of the building on 
Talbot Street instead of internal to the building. 
 
Responses: A summary of the various comments received include concern for the 
demolition of the heritage designated features of 93-95 Dufferin Avenue, and a number 
of comments expressing concern regarding parking and site design matters for the 
overall development. 

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

Written  

Architectural Conservancy of Ontario 
c/o Kelley McKeating, President 
1017 Western Road 
London ON 

AnnaMaria Valastro 
1 - 133 John Street 
London ON 

DLN Group Inc. 
c/o David L. Nuttall 
703-500 Talbot Street 
London ON 

Niels and Wendy Petersen 
1601 – 505 Talbot Street 
London ON 

Pam and Ron Casey 
2405 – 505 Talbot Street 
London ON 

Tyrrel de Langley 
601 Talbot Street 
London ON 

  



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

Agency/Departmental Comments 

Upper Thames River Conservation Authority 

The subject lands are not regulated by the UTRCA and a Section 28 permit application will not be 
required. The UTRCA has no objections to this application. 
 
London Hydro 

London Hydro has no objection to this proposal or possible official plan and/or zoning 
amendment. Any new or relocation of the existing service will be at the expense of the 
owner. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Appendix C – 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 

1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development 
and Land Use Patterns 
       1.7 Long-Term Economic Prosperity 
  1.7.1 e 
2.0 Wise Use and Management of Resources 
 2.6 Cultural Heritage and Archaeology 
  2.6.1 
  2.6.3 
 
1989 Official Plan 

Properties of Cultural Heritage Value or Interest 
13.1.(i)(ii)(iii) Objectives 
13.2 Built Heritage 
13.2.1. Inventory of Cultural Heritage Value or Interest 
13.2.2. Criteria for Designation 
13.2.3. Alteration, Removal or Demolition 
 

The London Plan 
Our Strategy 
55_ Direction #1 Plan for a strategically prosperous City of London 
57_ Direction #3 Celebrate and support London as a culturally rich, creative, and 
diverse city 
61_ Direction #7 Build Strong, healthy and attractive neighbourhoods for everyone 
62_ Direction #8 Make wise planning decisions 
 
Culturally Rich and Diverse City 
529_(7)  What Are We Trying to Achieve? 
 
Cultural Heritage 
554_ What Are We Trying to Achieve 
General Cultural Heritage Policies 
564_ Sustainability 
Design 
566_ - 569_ 
Individual Heritage Properties 
583_ - 591_ 
 
Downtown Place Type 
Specific Policies for the Downtown Place Type 
805B_ 
 
 
 
 
 
 
 
 
 
 



 

 

Appendix D – Relevant Background 

Additional Maps 

  



 

 

 
 
 
 
 
 



 

 

 
 
 
 
 
 
 



 

 

Appendix – E Structural Engineer’s Report 

 
 
 
 
 
 
 



 

 

 
 
 
 
 
 
 
 
 
 



 

 

 
 
 
 
 
 
 
 
  



 

 

 
  



 

 

 
 
 
 
 
 
 
 
 
 
 


