
 

Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: George Kotsifas P. Eng., 
 Deputy City Manager, Planning and Economic Development 
Subject: 1150 Fanshawe Park Road East 
 File SPA21-050 
 Stackhouse Developments (London) Inc. 
Date:  Public Participation Meeting on September 20, 2021 

Recommendation 

That, on the recommendation of the Director, Planning & Development, the following 
actions BE TAKEN with respect to the application of Stackhouse Developments 
(London) Inc. relating to the property located at 1150 Fanshawe Park Road East: 

(a) The Planning & Environment Committee REPORT TO the Approval Authority the 
issues, if any, raised at the public meeting with respect to the application for Site 
Plan Approval to facilitate the construction of the proposed residential 
development; and  

(b) Council ADVISE the Approval Authority of any issues they may have with respect 
to the Site Plan Application, and whether Council supports the Site Plan 
Application.  

Executive Summary 

Summary of Request 

The development for consideration is a cluster townhouse and apartment building 
development consisting of one (1) stacked townhouse containing six (6) units along 
Fanshawe Park Road East and a six (6) storey apartment building containing 81 units 
along Stackhouse Avenue. The subject lands are located on the west side of 
Stackhouse Avenue and on the north side of Fanshawe Park Road East. The site is to 
be developed with vehicular access from Stackhouse Avenue. The proposed 
development is subject to a public site plan meeting in accordance with the h-5 holding 
zone regulations of the Z.-1 Zoning By-law.  

Purpose and the Effect of Recommended Action 

The purpose and effect of the recommended action is to report to the Approval Authority 
any issues or concerns raised at the public meeting with respect to the application for 
Site Plan Approval.  

Rationale of Recommended Action 

1. The Site Plan, as proposed, is consistent with the Provincial Policy Statement, 
2020, as it provides for development within an existing settlement area and 
provides for an appropriate range of residential uses within the neighbourhood.  
 

2. The proposed Site Plan conforms to the policies of the Neighbourhoods Place 
Type and all other applicable policies of The London Plan. 

 
3. The proposed Site Plan conforms to the Policies for Specific Residential Areas 

and to the Multi-family, Medium Density Residential designation of the 1989 
Official Plan 

 
4. The proposed development is consistent with the Stoney Creek Community Plan.  

 



 

 
5. The proposed Site Plan conforms to the regulations of the Z.-1 Zoning By-law.  

 
6. The proposed Site Plan meets the requirements of the Site Plan Control By-law. 

Linkage to the Corporate Strategic Plan 

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

 Analysis 

1.0  Background Information 

1.1  Previous Reports Related to this Matter 
 

OZ-9215 – Official Plan and Zoning By-law Amendment Application at Planning 
and Environment Committee November 2, 2020.  

 
1.2  Property Description 

The subject property is located on the north side of Fanshawe Park Road East 
and on the west side of Stackhouse Avenue with frontage along both Fanshawe 
Park Road East and Stackhouse Avenue. The subject property is surrounded by 
low-density residential uses and future development lands. 

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

• Official Plan Designation – Multi-family, Medium Density Residential 

• The London Plan Place Type – Neighbourhoods Place Type 

• Existing Zoning – Holding Restricted Office/Convenience Commercial 
Special Provision/Residential R8 Special Provision Bonus (h-5*h-
18*RO2/CC5(1)/R8-4(60)*B-70) Zone 

1.4  Site Characteristics 

• Current Land Use – Single detached dwelling 

• Frontage – 30.4 metres (99.7 feet) (Fanshawe Park Road East) 

• Depth – 94.7 metres to 131.8 metres (310-432 feet) (Stackhouse Avenue) 

• Area – 6,601.5 square metres (71,052 square feet) 

• Shape – Irregular (L-shaped) 

1.5  Surrounding Land Uses 

• North – Low density residential and future residential 

• East – Existing and future residential 

• South – Park 

• West – Existing residential 

1.5 Intensification (identify proposed number of units) 

• The proposed development of 87-units is within the Primary Transit Area 
boundary and constitutes infill development.  



 

1.6  Location Map 

  



 

2.0 Discussion and Considerations  

2.1  Development Proposal 
 
The proposed development consists of one (1) three-storey stacked townhouse 
containing six (6) units with frontage along Fanshawe Park Road East and one (1), six 
(6) storey apartment building containing 81-units along Stackhouse Avenue for a total 
density of 87 units (133 units per hectare). The proposed site plan includes 111 parking 
spaces with both surface and underground parking, with five (5) being provided for the 
provision of barrier-free parking. Staff are currently working with the applicant to ensure 
the visitor parking is provided to the minimum standards of the Site Plan Control By-law.  

A landscaped common amenity area is proposed on the west side of the subject lands 
The proposed amenity space will not result in the removal of any mature trees and will 
be screened by the existing board-on-board fence to ensure there are no privacy 
impacts on the abutting properties.    

Detailed plans of the development are contained in Appendix “A” of this report. 

2.2  Planning History 
 
An Application for Consent (B.024/03) was submitted in 2003 where the corner property 
at 1152 Fanshawe Park Road East was severed from the retained subject lands. In 
order to facilitate the Application for Consent, a Minor Variance Application (A.042/03) 
was submitted, and subsequently granted, to facilitate the requested severance for a 
reduced lot frontage. The corner property at 1152 Fanshawe Park Road East continues 
to be used as a small retail clothing store. 
 
On May 14, 2020, an Official Plan and Zoning By-law Amendment Application (OZ-
9215) was submitted for a six (6) storey, 81-unit apartment building with frontage along 
Stackhouse Avenue and one level of underground parking. The original proposal 
included the amenity area along the western property boundary and garbage enclosure 
located in the north- west corner of the surface parking lot. Revisions to the original 
proposal were provided based on concerns raised by City staff in September 2020 
relating to the policy context for The London Plan. Changes included the addition of a 
three-storey stacked townhouse containing 6 units located along the frontage of 
Fanshawe Park Road East as well as a greater interior side yard setback from the 
existing corner property at 1152 Fanshawe Park Road East.  
 
On November 2, 2020, a Public Participation Meeting was held before the Planning and 
Environment Committee, which recommended approval of the proposed Official Plan 
and Zoning By-law Amendment to amend the 1989 Official Plan by adding a specific 
policy to Chapter 10 to permit an increased density of 133 units per hectare, as well as 
amending The London Plan by adding a new policy to the Specific Policies for the 
Neighbourhoods Place Type and amending Map 7 – Specific Policy Areas by adding 
the subject lands to the list of Specific Policy Areas. The Z.-1 Zoning By-law was 
amended 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-5*h-18*RO2/CC5(1)/R8-
4(60)*B-70) Zone. The resolution of Council also noted that the garbage storage shall 
be located internally within the building; fencing along the west property boundary shall 
be installed or enhanced to provide adequate screening, minimize the impact of 
headlights and enhance privacy; enhanced provision of landscaping along the 
southwest property boundary to provide screening for the stacked townhouse dwellings; 
and minimal to no windows to habitable rooms for the west façade of the stacked 
townhouses.  
 
On June 25, 2021, a Site Plan Control Application (SPA21-050), was received by the 
City of London. Additional submissions are required to address comments provided with 
the previous review by staff, and further to address the recommendations to the 
Approval Authority as part of the Site Plan public meeting. The comments from the first 



 

submission are attached herein as Appendix “C”. The identified matters that were 
included in the Council resolution (November 11, 2020) are integral to the proposal 
being considered at the September 20, 2021 public site plan meeting. The second 
submission documents have yet to be submitted at the time of this report and will 
incorporate the public comments considered at the public site plan meeting. 
 
2.3  Community Engagement (see more detail in Appendix “B”) 
 
On September 1, 2021, Notice of Public Meeting was sent to all property owners within 
120 metres of the subject lands and those who made comment throughout the Official 
Plan and Zoning By-law Amendment Application, and Notice of Public Meeting was 
published in the Londoner on September 2, 2021. On July 21, 2021, a Notice of Site 
Plan Control Application was sent out to all property owners within 120 metres of the 
subject lands and to those who made comments throughout the Official Plan and 
Zoning By-law Amendment Application. Notice of Application was published in The 
Londoner on July 22, 2021.  
 
At the time this report was prepared, a total of 12 responses were received in response 
to the Notice of Site Plan Control Application and Notice of Public Meeting. One 
response was a phone call requesting further clarification and the status of the 
application.  
 
In general, the comments received from the public have raised concerns with respect to 
the following site matters: 

• Loss of privacy 

• Garbage storage  

• Damage to surrounding single detached dwellings due to construction 

• Scale of development 

• Loss of trees 

• Traffic concerns with the increased density  
 
A discussion regarding the items below are found in Section 4.0 of this report. 
 
2.4  Policy Context (see more detail in Appendix C) 
 
Provincial Policy Statement, 2020 (PPS) 

The Provincial Policy Statement, Section 1.1, Managing and Directing Land Use to 
Achieve Efficient and Resilient Development and Land Use Patterns, encourages 
healthy, livable, and safe communities which are sustained by accommodating an 
appropriate affordable and market-based housing range and mix of residential types to 
meet long-term needs (1.1.1.b)). The PPS further directs municipalities to establish land 
use patterns within settlement areas shall be based on a range of uses and 
opportunities for intensification while using land and resources wisely to promote 
development patterns, ensuring effective use of infrastructure and public service 
facilities (1.1.3). The identified settlement areas are to be the focus of growth and 
development with land patterns based on densities and a mix of land uses (1.1.3). 
Direction is also provided to planning authorities to permit and facilitate all housing 
options required to meet the social, health, economic and well-being requirements of 
current and future residents (1.4.3.b).  

The proposed development would facilitate the construction of 87 new residential units 
within an existing settlement area and provide for diverse housing options and include 
affordable housing options to cater to a wide range of residential needs.  

The proposed development is consistent with 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 London Plan provides Key Directions that encourage a mixed-use compact City by 
planning to achieve a compact, contiguous pattern of growth by looking “inward and 
upward” through infill and intensification of various types and forms to take advantage of 
existing services and facilities (59_2 and 59_4). Directions for building a mixed-use 
compact City also include ensuring a mix of housing types are provided within our 
neighbourhoods so that they are complete and support aging in place (59_5). The 
London Plan Key Directions also include ensuring that new development is a good fit 
within the context of the existing neighbourhood (62_9). The proposed development 
provides for appropriate intensification on an existing, underutilized piece of land within 
the City boundaries that will utilize the existing services and facilities in the area. 
Further, the proposed development will provide for a mix of housing with the inclusion of 
affordable units, within the immediate area as the residential uses surrounding the 
subject lands are predominately single detached dwellings.  

The subject lands are located within the Neighbourhoods Place Type with frontage 
along an Urban Throughfare and additional frontage, by way of an exterior side yard, 
along a Neighbourhood Connector, as identified on *Map 1 – Place Types and Map 3 – 
Street Classifications. Permitted uses within the Neighbourhoods Place Type include a 
range of residential uses including staked townhouses and low-rise apartments, in 
accordance with Table 10 – Range of Permitted Uses in the Neighbourhoods Place 
Type. Intensity within the Neighbourhoods Place Type is measured based on height. 
The Urban Thoroughfare regulates a minimum height of 2-storeys with a maximum 
height of 4-storeys or, with bonusing, a maximum height of up to 6-storeys (*Table 11 – 
Range of Permitted Heights in the Neighbourhoods Place Type). The proposed 
development represents residential intensification within an existing neighbourhood 
which is encouraged to achieve aging in place, a diversity of built form, affordability and 
the effective of use lands in neighbourhoods (937_).  

The subject lands are also located within a Specific Policy Area of the Neighbourhoods 
Place Type, in accordance with Map 7- Specific Policy Areas. The site specific policies 
allows for additional permitted uses of convenience commercial and office uses, as well 
as mixed used development form with residential and convenience commercial and/or 
office uses.  

The proposed development is consistent with The London Plan. 

The 1989 Official Plan  

The subject lands are designated as Multi-Family, Medium Density Residential, in 
accordance with ‘Schedule A’ of the 1989 Official Plan which primarily permits 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). The Multi-
Family, Medium Density Residential designation provides for a suitable transition 
between Low Density Residential Areas and more intense forms of land use (3.3). 
Height and density within the Multi-Family, Medium Density Residential designation are 
limited to 4-storeys and 75 units per hectare (3.3.3.i) and 3.3.3.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 subject lands are also located within a specific policy area, in accordance with 
Section 10.1.3 of the Official Plan to permit an increased height of 21.0 metres and an 
increased density of 133 units per hectare to implement the bonus zone.  

The proposed development provides for residential intensification through infill 
development that is appropriate with the surrounding land uses and is consistent with 



 

the 1989 Official Plan. 

Stoney Creek Community Plan 

The subject lands are located within the Stoney Creek Community Plan, approved in 
1998 to guide development in the area for the 20 years following. The Community Plan 
contemplates the site as Multi-Family, Medium Density Residential with primary and 
secondary uses permitted. Additionally, the Community Plan directs medium density 
residential uses to locations along arterial road networks.  

The proposed development is consistent with the Stoney Creek Community Plan. 

Zoning By-law Z.-1 

The subject lands are located within a Holding Restricted Office/Convenience 
Commercial Special Provision/Residential R8 Special Provision Bonus (h-5*h-
18*RO2/CC5(1)/R8-4(60)*B-70) Zone which permits the use of the lands for apartment 
buildings and stacked townhouses. Special provisions for the site regulate a minimum 
lot frontage of 22.0 metres. The applied Bonus Zone provides for enhanced urban 
design and affordable housing where the provision of affordable housing consists of six 
(6) stacked townhouse affordable rental units. Special provisions applied through the 
Bonus Zone include a minimum lot frontage of 22.0 metres; a minimum front yard depth 
of 3.0 metres; a minimum exterior yard depth of 2.0 metres; a minimum interior side 
yard depth of 4.5 metres; a maximum density of 133 units per hectare; a maximum 
height 21.0 metres; minimum parking spaces of 110; a minimum west parking area 
depth of 9.5 metres; a minimum south parking area depth of 15.0 metres; and any 
permitted convenience commercial and/or restricted office uses may be located within 
the apartment building.  

Holding Provisions applied to the subject lands are required to be removed through a 
separate application under the Planning Act, prior to the issuance of permits. The 
following holding provisions are applicable to the subject lands:  

h-5 holding provision ensures that development takes a form compatible with 
adjacent land uses, agreements shall be entered into following public site plan 
review specifying the issues allowed for under Section 41 of the Planning Act, 
R.S.O. 1990, c. P.13, prior to the removal of the “h-5” symbol. 

h-18 holding provision ensures that the proponent retains a consultant 
archaeologist, licensed by the Ministry of Tourism, Culture and Sport (MTCS) 
under the provisions of the Ontario Heritage Act (R.S.O. 1990 as amended) to 
carry out a Stage 1 (or Stage 1-2) archaeological assessment of the entire 
property. Development or property alteration shall only be permitted on the 
subject property containing archaeological resources or areas of archaeological 
potential if the archaeological resources have been conserved by removal and 
documentation, or by site preservation (Stages 3 and 4). The archaeological 
assessment must be completed in accordance with the most current Standards 
and Guidelines for Consulting Archaeologists. Engagement with the appropriate 
First Nations shall be completed consistent with the policies of the London Plan.  

All archaeological assessment reports, in both hard copy format and digitally in 
Portable Document Format (PDF), will be submitted to the City of London once 
MTCS has accepted them into the Public Registry.  

Significant archaeological resources will be incorporated into the proposed 
development through either in situ preservation or interpretation where feasible, 
or may be commemorated and interpreted on site.  

No demolition, new exterior construction, grading, or any other activity where soil 
disturbance will occur or might be reasonably anticipated shall take place on the 
subject property prior to the City of London receiving the MTCS compliance letter 
indicating that all archaeological licensing and reporting requirements have been 
satisfied. (Z.-1-192784) 



 

As proposed, the Site Plan Application confirms to the provisions of the Zoning By-law 
Z.-1. 

3.0 Financial Impact/Considerations 

There are no direct financial expenditures associated with this report.  

4.0 Key Issues and Considerations  

4.1  Issue and Consideration # 1: Council Resolution  

As part of the Official Plan and Zoning By-law Amendment to permit the proposed 
development, Council resolved the following:  
 

IT BEING NOTED that the following Site Plan matters have been raised through 
the application review process for consideration by the Site Plan Approval 
Authority: 
 
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, minimizing 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; 

 
In accordance with the Site Plan Control By-law, garbage is being stored internal to the 
building and brought out to a central pick-up location on collection day. The concept site 
plan, attached herein as ‘Appendix A’, identifies the proposed garbage storage location 
on the site plan, within the building, with the concrete collection pad on the southwest 
corner of the surface parking. The current proposed garbage storage location meets the 
intent of the Site Plan Control By-law and the intent of Council’s Resolution.  
 
Through the Official Plan and Zoning By-law Amendment process, members of the 
public raised concerns that the existing board-on-board fence may not provide enough 
privacy. Between the subject lands and abutting residential uses, there is currently 
existing board-on-board fencing. Generally, the fencing appears to be 1.8 metres (6 
feet) in height and board-on-board across majority of the western property boundary. 
There is one area along the western property boundary where a chain-link fence exists, 
as per Image 1 below, outlined in yellow. The existing height is consistent with the 
requirements of the Site Plan Control By-law.  



 

Image 1: Existing board-on-board fence and chain link fence along the western property 
boundary 
 
The Owner will be required to fill in gaps that exist, including adding board-on-board 
fencing where the current chain line fence is present and ensure the preservation of the 
fencing through construction. As part of the Site Plan Control Application process, a 
clause will be provided within the Development Agreement to note that should any 
damage occur to the existing fence, the developer will be obligated to initiate any 
required repairs or fill in any gaps. In terms of privacy, landscaping is proposed along 
the west property boundary, along with the retention of mature trees, which will assist in 
providing adequate screening. Staff are working with the applicant to provide a guard to 
assist in blocking headlights from the surface parking lot into the rear yards. Staff are 
satisfied that the current proposal meets the intent of Council’s Resolution. 
 
As identified in Section 4.5 Tree Preservation and Landscaping below, 342 plants are 
proposed to be planted on-site, including eight (8) trees. Along the southwest property 
boundary, 10 shrubs (hydrangeas) are proposed adjacent to the stacked townhouses. 
The Site Plan Control By-law requires tree plantings every 1 per 15 metres internal to 
the site. Given a proposed subdrain and storm sewer for the purpose of stormwater 
management, landscaping opportunities in this area are limited. Staff will continue to 
work with the applicant to provide additional plantings in this location.  
 
The current elevations for the stacked townhouses contain several windows at the front 
and rear of the building with a reduced number of windows on both the west and east 
façade. While floor plans are not required nor provided through the first submission, 
staff will work with the applicant to confirm that windows on the west elevation are 
primarily for non-habitable spaces to ensure that of the resolution of Council is generally 
maintained. 
  
4.2  Issue and Consideration # 2: Use 

The Residential R8 Special Provision Bonus (R8-4(60)*B-70) Zone permits the 
development of apartment buildings and stacked townhousing, as per Official Plan and 
Zoning By-law Amendment (OZ-9215). Through the Official Plan and Zoning By-law 
Amendment process, it was concluded that the proposed apartment building and 
stacked townhouse dwelling uses are compatible with the surrounding residential 
neighbourhood and will not be out of character with the existing residential uses. 



 

Additionally, through retaining the existing convenience commercial and restricted office 
zoning on the lands, the flexibility of uses remains while maintaining the character of the 
existing uses.  
 
4.3  Issue and Consideration # 3: Intensity 

The Site Plan application proposes a total of 87 residential units with a density of 132 
units per hectare whereas the R8-4(60)*B-70 Zone permits a maximum density of 133 
units per hectare. As such, the proposed density complies with the regulations of Zoning 
By-law Z.-1. Parking on-site includes 111 parking stalls for all uses on site, including five 
(5) barrier-free parking stalls. Visitor parking is required as per the Site Plan Control By-
law at a rate of 1 space for every 10 units. Staff are still working with the applicant to 
ensure visitor parking is provided on-site to mitigate overflow parking on to neighbouring 
streets. There are no concerns from staff regarding the applicant’s ability to meet this 
requirement. 
 
In terms of lot coverage, the R8-4(60)*B-70 Zone permits a maximum lot coverage of 
40% whereas the proposed development proposes a lot coverage of 27.1%. Under the 
R8-4(60)*B-70 Zone, the minimum landscape open space requirement is 30% whereas 
the proposed development is proposing a landscape open space of 38.5%. The 
buildings are proposed to be built out to the minimum setback requirements for the 
front, interior and exterior side yard with a larger rear yard setback. The proposed 
development is under the maximum permitted density and lot coverage while providing 
for more landscape open space than required.  
 
4.4  Issue and Consideration # 4: Form 

The subject lands are proposed to be developed in the form of an apartment building 
and stacked townhouse building with heights of 21.0 metres (six-storeys) and 11.0 
metres (three-storeys), respectively.  
 
Through the Official Plan and Zoning By-law Amendment process, concerns were 
raised regarding the compatibility of the development with the surrounding 
neighbourhood as the surrounding area comprises of predominately low-density 
residential uses. In terms of compatibility with respect to height, the proposed stacked 
townhouse building is proposed to be 11.0 metres where the abutting lands to the south 
permit a maximum height of 9.0 metres, based on the Residential R1 (R1-3) Zone. 
Given the minimum interior side yard setback of 4.5 metres, the proposed stacked 
townhouses are compatible with the surrounding neighbourhood and provide a suitable 
transition from Fanshawe Park Road East to low-density residential uses. The proposed 
apartment building is located along Stackhouse Avenue with a proposed setback of 30 
metres from the west property boundary. Although the apartment building is proposed at 
6-storeys, with a larger interior side yard setback from the west property line, the 
proposed building is deemed to be compatible with the existing neighbourhood. Both 
the apartment building and stacked townhome are permitted as of right within the 
Zoning By-law and are keeping with the intent of both The London Plan and the 1989 
Official Plan.  
 
As the subject lands have street frontage along Fanshawe Park Road East and 
Stackhouse Avenue, the proposed development has regard for both frontages with 
street facing units on each building with direct pedestrian connections out to existing 
City sidewalks, creating an active street frontage along both streets. 
 
4.5  Issue and Consideration # 5: Tree Preservation and Landscaping 

To facilitate and accommodate the proposed development 36 of the 57 trees on site are 
proposed to be removed, amounting in 63% of the total trees on site being removed. 
Although the number of trees being removed is greater than 50%, of the proposed trees 
to be removed, three (3) trees have been identified as hazard trees, three (3) have been 
identified as in poor condition with six (6) identified in fair condition. The remaining trees 
being removed are noted as being in good condition but are required to be removed to 
facilitate the proposed apartment building, underground parking structure and the 



 

surface parking lot. The majority of the trees being retained are located along the west 
property boundary, where 21 mature trees will remain. The retained mature trees assist 
in providing screening and privacy from the proposed development and parking lot. 
Notwithstanding the above, there are a total of 342 plants, including a mix of trees and 
shrubs, proposed to be planted on site.  
 
Through Council’s Resolution, it was requested that enhanced landscaping be provided 
along the southwest property boundary to provide for screening from the stacked 
townhouse dwellings. Currently, 10 shrubs (hydrangeas) are proposed along the west 
wall of the stacked townhouse dwellings. However, a storm sewer and subdrain is 
proposed within the 4.5 metre setback between the stacked townhouse building and the 
interior property line which limits the amount of landscape planting that can occur. Staff 
will continue to work with the applicant to provide for as many plantings as possible that 
provide for screening qualities that not only meet the intent of the Site Plan Control By-
law but exceed the minimum requirements. 
 
Along the west property boundary, as previously identified, there are several mature 
trees being retained. To ensure these trees are protected, tree preservation fencing will 
be installed and there will be clauses included within the Development Agreement 
relating to the health and maintenance of vegetation on site. Staff are satisfied that the 
proposed landscaping provides for enhanced screening and meetings the intent of 
Council’s Resolution.  
 
4.6 Issue and Consideration # 6: Privacy, Parking and Lot Lighting   

One of the common concerns raised through the Site Plan Control Application process 
and Official Plan and Zoning By-law Amendment Application process was the loss of 
privacy due to the proposed development and the proposed height of the apartment 
building. As previously mentioned in Section 4.5 Tree Preservation and Landscaping, 
the applicant is proposing to retain the mature trees along the west property boundary 
that will continue to provide privacy for the abutting properties. Additionally, there is an 
existing board-on-board fence located along the western property line. It was identified 
through the Official Plan and Zoning By-law Amendment Application process that the 
fence may not be tall enough and may contain some gaps. Following a site visit, it was 
identified that the height of the existing board-on-board fence is generally 1.8 metres (6 
feet) in height, which is consistent with the requirements of the Site Plan Control By-law 
and in good condition. As identified above, the applicant will be required to provide a 
board-on-board fence where the chain-link fence currently exists to the requirements of 
the Site Plan Control By-law and conduct any repairs on the fence that may occur 
during construction. 
 
In terms of parking, the proposed development complies to the minimum parking 
requirements of the Zoning By-law. Through the Official Plan and Zoning By-law 
Amendment Application, a minimum parking standard of 111parking spaces. As such, 
the proposed parking complies with the minimum requirements of the Zoning By-law Z.-
1.  
 
Concerns were raised regarding the impact of head lights from the surface parking lot 
into neighbouring properties along the west property boundary. Due to the grading on 
site, a retaining wall with a height of approximately 1.0 metres will be installed along the 
western parking lot boundary that will place the surface parking lot higher than the west 
property boundary. Council’s Resolution seeks for fencing along the west property 
boundary that is to be installed or enhanced to provide adequate screening, minimize 
the impact of headlights, and enhance privacy. While a board-on-board fence is existing 
along the western property boundary, as part of the Development Agreement, the owner 
will have to ensure all fences along the west lot line are board-on-board and are in good 
condition as long as the fence does not impact or pose significant risk to the retained 
mature trees. To provide for additional screening from the surface parking lot, staff will 
require the applicant to provide a guard to further prevent the casting of headlights in 
abutting properties.  
 



 

As part of the complete application, a photometric plan was submitted, attached herein 
as ‘Appendix A’, where the applicant is proposing a total of eight (8) light standards for 
the site with the value across the site of the intensity of light measured in foot-candles. 
The photometric plans are evaluated based on the intensity of light and the impact on 
surrounding properties. Based on the location of the five (5) light standards along the 
west property boundary, the maximum of 0.1 foot-candles are shown. This equates to 
1.1 lumens per square metre. The proposed light standards are a 49W light which 
equals 4571 lumens. The maximum of 0.1 foot-candles at the property line are only 
shown in two locations. Measurements shown on the plan do not appear to take into 
consideration the existing board-on-board fence or mature trees. As such, staff are 
satisfied that any light trespass along the western property boundary will be extremely 
minimal to none. The other three (3) light standards are proposed along the northern 
property line. Although the lands to the north are vacant, staff are working with the 
applicant to reduce any light cast on these lands.  
 
4.7 Issue and Consideration # 7: Garbage Storage 

One of the concerns raised through the Official Plan and Zoning By-law Amendment 
Application process was the garbage storage location. As identified on the Site Plan, 
attached herein as ‘Appendix A’, garbage is proposed to be located internal to the 
apartment building within a specified garbage room, collected within bulk bin containers 
and wheeled out to a concrete pad collection point on garbage collection day, in 
accordance with the Site Plan Control By-law. The current collection point is within the 
southwest corner of the surface parking on a dedicated concrete pad. With the 
installation of the previously mentioned guard, adequate board-on-board fencing and 
landscaping along the western property boundary, the garbage collection point will be 
hidden from the neighbouring properties. Following the garbage being collected on 
collection days, the bulk bins will be wheeled back into the apartment building for 
storage.  
 
Garbage collection for the stacked townhouses is proposed as being internal to the 
dwelling unit with waste being brought out on collection days. Staff are currently working 
with the applicant to determine and appropriate location for the stacked townhouse 
collection. 
 
Based on the above, staff are satisfied that Council’s Resolution for garbage to be 
stored internal to the building has been met.  
 
4.8 Issue and Consideration # 8: Elevations 

With privacy being one of the main concerns raised through the Official Plan and Zoning 
By-law Amendment application, Council’s Resolution includes the provision of minimal 
or no windows to habitable rooms for the west façade of the stacked townhouses. The 
current elevations, attached herein as ‘Appendix A’, for the stacked townhouses contain 
several windows at the front along Fanshawe Park Road East and at the rear of the 
proposed building with a reduced amount along the east and west façade.  
While floor plans are not required nor provided through the first submission, staff will 
work with the applicant to confirm that windows on the west elevation are mainly for 
non-habitable spaces to ensure that of the resolution of Council is generally maintained. 
 
4.9 Issue and Consideration # 9: Outstanding Site Plan Comments 

First submission comments were provided to the applicant on July 23, 2021 and are 
attached herein as Appendix ‘C’. The second submission documents have yet to be 
provided for review at the time of writing this report.  
 
More information and detail is available in Appendix B and C of this report. 

  



 

Conclusion 

The site plan, as proposed, is consistent with the Provincial Policy Statement, has 
regard for The London Plan and is in conformity with the 1989 Official Plan. The 
proposed development is also consistent with the Stoney Creek Community Plan. The 
application, as proposed, is consistent with the Zoning By-law and Site Plan Control By-
law and provides for infill development within an established neighbourhood. 

Prepared by: Melanie Vivian, Site Development Planner, Site Plans, 
Planning & Development  

Reviewed by: Michael Pease, RPP, Manager, Site Plans, Planning and 
Development 

 

 

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

cc: Heather McNeely, Manager, Current Development, Planning and Development  
   
MV/mv 

Y:\Shared\implemen\DEVELOPMENT APPS\(Insert Source) 
 

  

Recommended by:  Gregg Barrett, AICP, Director, Planning and 
Development 

Submitted by:  George Kotsifas, P.ENG, Deputy City Manager, Planning 
and Economic Development 



 

Appendix A: First Submission Plans 

Site Plan 

 
 
 
 
 



 

Apartment Building Elevations – North and East 
 

 
 
 
 
 
  



 

 
 
Apartment Building Elevations – West and South 
 

  



 

Stacked Townhouse Elevations 
 

  



 

Tree Preservation Plan 
 

  



 

Landscape Plan  
 

  



 

Photometric Plan 

 



 

Appendix B – Public Engagement 

Community Engagement 

Public liaison: On July 21, 2021, Notice of Application was sent to all property owners 
within 120 metre radius of the subject lands and to those who made public comments 
during the Official Plan and Zoning By-law Amendment.  Notice of Application was also 
published in the Public Notices and Bidding Opportunities section of The Londoner on 
July 22, 2021.  

On September 1, 2021, Notice of Public Meeting was sent to all property owners within 
a 120- metre radius of the subject lands and to those who made public comments 
during the Official Plan and Zoning By-law Amendment. Notice of Public Meeting was 
published in The Londoner on September 2, 2021. 

Five (5) written replies were received as part of the original circulation and one (1) 
phone call were received. Following the Notice of Public Meeting circulation, five (5) 
additional written replies were received.  

Nature of Liaison: Site Plan Approval to allow for the development of the subject lands, 
as shown on the attached plan. The Site Plan, as proposed, would result in 87 
residential units.  
 
Responses: A summary of the various comments received include the following: 

Concern for: 
 

• Impacts on abutting properties during construction. Including the possibility of 
construction causing extensive damages to adjacent dwellings 

• Privacy 

• Garbage storage 

• Shadowing from the building 

• Overdevelopment 

• Soil disturbances  

• Safety, specifically of children in the neighbourhood with the increase in 
population and loss of privacy 

• Reduced property values 

• Loss of trees 

• Traffic along Stackhouse Avenue and Fanshawe Park Road East intersection  

• Increased noise 

• Proximity to park 

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

Telephone 

M. Cass 

 



 

 
From: Wayne Tingle  
Sent: Monday, July 26, 2021 1:01 PM 
To: Vivian, Melanie <mvivian@london.ca> 
Subject: [EXTERNAL] File: SPA21-050 Stackhouse Developments (London) Inc. 
 
Dear Ms Vivian and Planning Committee: 
We have received your notice about the Site Plan Control Application from the above 
applicants. We back onto the Fanshawe Optimist Park on Fanshawe Park Road East 
and wish to make the following comments about the potential impacts this will have on 
our quality of life. 
General Comments  
We are perplexed about the need for more multi-family housing when there are several 
recent multi-family developments in the area in the past two years (townhouses across 
Stackhouse Avenue) and the huge development on Highbury Avenue North just south 
of the Thames River. We see the following major impacts on traffic volumes on 
Fanshawe Park Road and Highbury Avenue with all these residential vehicles going to 
and from work and leisure.  
 
1. The Stackhouse/Fanshawe Park Road intersection will require a traffic signal that will 
slow the traffic flow on this five lane major east/west 'arterial' road. The frequent stops 
and starts will result in increased air pollution in an established residential area from 
buses, transport trucks and gravel trucks that use diesel fuel that pollutes more.  
 
2. The proximity of this intersection to the children's park directly across from this 
intersection would require the installation of some kind of fencing to protect the children 
(a fence  and /or an earth berm). 
 
3. The noise increase from the frequent stops and starts from the traffic light (quality of 
life issue for us). You may be required to extend the northern barrier wall that exists on 
each side of the park.  
 
4. All of these impacts would have major costs associated with them. There should be 
conditions attached to any approval that requires a financial contribution from the 
developer. 
 
Looking back at all of our comments on this development application, it looks like this 
proposal is a bad fit for this property. The fact that the developer needs a zoning 
amendment, official plan amendment and is asking for bonusing for proposed height 
and density says to us 'don't allow this development here'. 
Sincerely, 
Wayne & Nora Tingle 
55 Tweed Crescent, London     

 
From: Bijoy Vellanickal 
Sent: Thursday, July 29, 2021 12:06 PM 

Written Written 

Sunil Koshy 
1259 Howlett Circle 
 

Mary Matthew Kottappurathu 
1259 Howlett Circle 
 

Bijoy Vellanickal 
1420 Howlett Circle 

Tianjiao Tong 
1243 Howlett Circle 
 

Wayne & Nora Tingle 
55 Tweed Crescent 
 

Michael You 

Robert Small Bram Bontje 

Michael Benjaminsen 
1171 Blackwell Boulevard 

Aleksandr and Albina Kononenko 
1145 Blackwell Boulevard 

Cab Rome  



 

To: Vivian, Melanie <mvivian@london.ca> 
Cc: Doc Services <DocServices@london.ca> 
Subject: [EXTERNAL] Request For Participation 
 
Hi, 
I am currently a resident on Howlett Circle and I am opposing the 1150 Fanshawe Park 
Road East development. 
It's an over development and  it would hurt the privacy of the neighbourhood houses. 
When they do the construction it will cause extensive damages to the adjacent houses 
and  will cause soil disturbances too. 
I would like to participate  in all future meetings  to raise my concerns.Please notify me 
about  future meetings. 
Thank you, 
Bijoy Vellanickal 
1420 howlett Circle ,London ,N5X0K5 

 
From: Joy Tong 
Sent: Wednesday, August 4, 2021 11:06 AM 
To: Vivian, Melanie <mvivian@london.ca> 
Subject: [EXTERNAL] Concerns about Site Plan Control Application: 1150 Fanshawe 
Park Road East SPA21-050 

 
Dear Ms. Vivian, 
 
My name is Tianjiao and I am the property owner of 1243 Howlett Circle. I have recently 
received the notice of a planning application for the apartment building construction 
near my house (1150 Fanshawe Park Road East SPA21-050). I have serious concerns 
about this construction and would like to oppose this plan for the following reasons: 
 
1. Privacy and blocking: Although my house does not directly face the proposed 
construction, many of my neighbour's houses will be severely blocked given its 
elevation and distance from the houses. Apart from this, the high-rise will cause a great 
loss of privacy as it is so close to the houses, and residents in the upper level of the 
proposed apartments have an unblocked view of the houses and our backyards.  
 
2. Kids safety: We are a community with a lot of young parents and their kids. This loss 
of privacy creates serious security concerns for the kids. Imagine my kids playing in the 
backyard while being watched by 100+ residents from the proposed apartment. This is 
something we did not expect when purchasing the house. Also this huge increase in 
population with unknown backgrounds is also a serious concern to our kids' safety. Now 
we can watch out for each other's kids and the people around, but after new apartment 
is built, I am skeptical about whether the kids are still safe to play around the 
neighbourhood without parents' close supervision. 
 
3. House price drop: Howlett Circle community is currently a very quiet  and nice 
neighbourhood with the income-level of typical house owners. Building an apartment so 
close to our community will greatly distort the demographic composition and discourage 
future potential buyers, and a great decline in house price would be expected. For many 
of the house owners including me, Howlett Circle is the first house we buy while paying 
a high mortgage. We cannot afford a sharp drop in house price with such surprising 
apartment construction. Also it is questionable whether the local facilities such as parks 
can support such a huge increase in resident numbers. 
  
4. Environmental concern: Lots of trees need to be cut down to build the apartment. 
Many local urban animals and birds will lose their natural habitat.  
 
We have the expectation that new houses might be constructed in the circled area, 
since the Fanshawe Park Rd East region is under rapid development. However, we do 
not expect an apartment construction that would severely instrude our privacy and daily 
living. Thanks for your consideration. 
 



 

Best, 
Tianjiao Tong 

 
From: rintu mary 
Sent: Sunday, August 8, 2021 10:45 PM 
To: Vivian, Melanie <mvivian@london.ca> 
Subject: [EXTERNAL] REGARDING 1150 FANSHAWE PARK ROAD EAST 
 
Good evening,  I am Mary mathew kottappurathu, currently residing in Howlett circle, 
and I am opposing the 1150 fanshawe park road east development. it is 
overdevelopment and it would hurt the privacy of the neighborhood houses.  We already 
mentioned about it before that, if something happend to our house while doing 
construction who will be responsible? also tree beind our house is cutting too. no 
privacy for us. we bought house here because we heard that commercial building 
coming there. after huge apartment building comes  value of the house will go down. 
also garbage chute coming behind our house. it will affect our health and we cannot 
even go to the backyard. only we have space in our back during the summer time to get 
some sun light. if 6 floor bulilding comes we dont have any sunlight too.when they do 
the construction it will cause extensive damages to the adjacent houses and will cause 
soil disturbances too. when they do the underground parking definitely some damage to 
our house and fence. they have to fix it for us if they doing an 6 floor building. I 
would like to participate in all future meetings to raise my concerns. please notify me 
about future meetings. 
thank you  
mary Mathew kottappurathu 
1259 Howlett circle London Ontario n5x0k5 

 
From: Sunil Koshy 
Sent: Monday, August 9, 2021 10:44 PM 
To: Vivian, Melanie <mvivian@london.ca> 
Subject: [EXTERNAL] REGARDING 1150 FANSHAWE PARK ROAD EAST 

 
Good evening,  I am Sunil Koshy, currently residing in Howlett circle, and I am opposing 
the 1150 Fanshawe park road east development. it is overdevelopment and it would 
hurt the privacy of the neighborhood houses.  We already mentioned it before that, if 
something happened to our house while doing construction who will be responsible? 
also, the tree behind our house is cutting too. no privacy for us. we bought a house here 
because we heard that commercial building coming there. after a huge apartment 
building comes the value of the house will go down. also, a garbage chute coming 
behind our house. it will affect our health and we cannot even go to the backyard. only 
we have space in our back during the summertime to get some sunlight. if a 6-floor 
building comes we don't have any sunlight too. when they do the construction it will 
cause extensive damages to the adjacent houses and will cause soil disturbances too. 
when they do the underground parking definitely some damage to our house and fence. 
they have to fix it for us if they doing a 6-floor building. I would like to participate in all 
future meetings to raise my concerns. please notify me about future meetings. 
Thanks  
Sunil Koshy 
1259 Howlett circle 
London Ontario 
N5X0K5 

 
From: You Jaeyoung 
Sent: Thursday, September 2, 2021 2:26 PM 
To: Vivian, Melanie <mvivian@london.ca> 
Cc: Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] Neighboorhood's opinion on New Site Plan (1150 Fanshawe Park Road East) is 
Strong OBJECTION 

 

Dear Melanie Vivian 



 

CC. Maureen Cassidy 
 
I am one of  of Howlett circle and my family and myself respect that your contribution to 
make London is great city to live. 
I like London have nick name of Forrest city and this is why I have decided to relocate at 
London. 
 
Recently I have got notice of planning application and I am very happy that you are 
asking neighborhood opinion. 
And, I would like to state it is NOT good idea and I really want new site plan is not 
allowed. 
 
I believe it is very wired plan to allow 6th floor of building at such a small area (Please 
see attached file) 
 
The reason that I am against of this plan are, 

1. Safety issue 
A. I have two kids and we enjoy green forest at area of  Blackwell park 
B. And I realized many kids and their family also enjoying at park 
C. New site plan will cause many cars travel on the road(Stack house avenue) 

and caused more possible car accident 
D. And I highly doubt it will take away some chance Kids not allow to access 

park(Blackwell park) and green area 

 
2. Privacy issue 

A. Boundary between Howlett circle and New site plan is too close 
B. Height of 6th Floor of Building is good enough sight to see every place of 2 

stores of family house 
C. I highly drought it cause serious dispute/conflict between neighborhoods 
D. Most of single family house at Howlett circle will lost a chance to see view of 

green to the direction of East 
E. Every single family house where face to 6th Floor Apartment will NOT get 

sunshine anymore at the morning 



 

 
3. High Density of Residence 

A. An area of new site plan have less than 1 acre (~89000ft2) 
B. It is about 1/5 of Howlett circle 
C. But new site plan allow too much density of residence in such a short area 
D. I think it might have high potential of future trouble such as pollution, sewer 

capacity and another of issue of unpredictable 

             
 
So I highly state new site plan is not allowed and should be considered as regular type 
of house. 
 
Thanks for hearing neighbor’s pinions and looking forward to hearing new good plan to 
make London is great city 
Again many thanks 
 
Michael You/Your neighborhood 

-----Original Message----- 
From:  
Sent: Thursday, September 2, 2021 4:44 PM 
To: Vivian, Melanie <mvivian@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park Road East 
 
Hi Melanie 
I called you earlier today with regard to 1150 Fanshawe Park Road. This application 
was approved by the Planning Department as well as the planning committee. What is 



 

this meeting about? Is it still possible to deny this application to move forward? I have 
spoken to members of the planning committee before. However, I would like to attend 
the meeting on Monday, September 20 at City Hall. I would appreciate a clarification for 
this meeting. 
Many thanks Melanie 
Robert (Bob) Small 
Sent from my iPhone 

From: Bram Bontje 
Sent: Friday, September 3, 2021 12:15 AM 
To: Vivian, Melanie <mvivian@london.ca> 
Subject: [EXTERNAL] File SPA21-050 1140 Fanshawe Park Road East comments 
 
Good morning Vivian, 
 
Thank you for distributing these materials.  I do not have any comments on the site plan 
drawing set.  Overall the site looks well designed and I'm pleased to see surface parking 
shown.  I assume this will include an appropriate allocation of visitor and/or short term 
delivery spots since stopping and temporary parking on Stackhouse outside the building 
on Stackhouse would be problematic. 
 
I realize this does not pertain directly to the site plan application process but I would like 
to raise my concern again about the lack of traffic lights at Stackhouse/Fanhsawe 
included in this plan (per my December 6, 2020 email to Maureen Cassidy and Sonia 
Wise).  J-walking across Fanshawe by families in Stoney Creek to access the 
Fanshawe Optimist park already occurs regularly and adding an apartment building with 
no onsite greenspace at this location would presumably cause this to increase 
substantially.  Excessive speeding/street racing on this section of fanshawe is a 
common occurance and I am concerned about the high risk in attempting to cross 4 
lanes of traffic at this location, especially by children and youth. 
 
I was informed by Sonia in response to my earlier email that Transportation would 
require a new volume study capturing actual pedestrian movements to justify a new 
crossing.  I am concerned that if this needs to be a backwards-looking exercise, with the 
delay involved in executing this study and then planning and constructing a traffic light 
installation there could be a vehicle/pedestrian accident before this could be 
completed.   
 
Best regards,  
 
Bram Bontje 

 
From: Michael B 
Sent: Tuesday, September 7, 2021 8:31 AM 
To: Vivian, Melanie <mvivian@london.ca> 
Cc: Cassidy, Maureen <mcassidy@london.ca> 
Subject: [EXTERNAL] 1150 Fanshawe Park-File: SPA21-050-Apposed 
 
Good day. We live a 1171 Blackwell Blvd, N5X0N7.  
 
My name is Michael Benjaminsen-Board President-MSCC-954.  
 
I would appose and really state NO. File;SPA21-50. The subdivision right beside the 
proposal is really a direct inference with the neighbors on Howlett Circle. They would 
lose all normal sunlight, as well look directly into a neighbors back yard. This will also 
affect property valuation and type. High-rise buildings should never back onto single 
family houses.  
 
We are also adjacent to the proposal, and property type should be similar. We would 
also be affected by the buildings towering affect. 
 



 

The City of London should be adding single homes or Townhomes in conjunction with 
the same building types.   
 
Please advise on, how to vote by email, and or by mail. If required we will attend. 
 
Kind regards, 
 
Michael Benjaminsen-1171 Blackwell Blvd. 

 
From: Альбина Кононенко  
Sent: Tuesday, September 7, 2021 5:27 PM 
To: Vivian, Melanie <mvivian@london.ca> 
Subject: [EXTERNAL] File SPA21-050 objections of site plan Stackhouse Development 
 
From: Owners  1145 Blackwell Blvd, London ON Aleksandr and Albina Kononenko 
To:      Site Development Planner Melanie Vivian 
 
By this email, we are owners of unit # 1145 Blackwell boulevard declare that we are 
against of construction a 6 level building  (Stackhouse Developments, 1150 Fanshawe 
Park Road East, London) across a road and just opposite of our property. There are 
several main reasons for our objections: 
 
1. Value of our property will be decreased. We have paid a lot of money and have 
bought this property because it is a quiet and peaceful neighborhood with no high-rising 
and crowded buildings around.  (especially buildings for rent). 
 
2. Traffic collapse. Fanshawe is a busy street and has a lot of traffic now and busy 
intersections as well. By adding 87 units there it would be crazy traffic especially in and 
out of Fanshawe. 
 
3. Landscaping, environment, and ecology deface. We believe that 
city construction planning should have a system of construction and create an adequate 
architecture where are special spots can be used for high-rising buildings and wouldn't 
look ugly among single houses and townhouses. Big building shutting view and sunlight. 
Also, it will cause noise. And according to the plan looks like it is really not enough 
space for this building, it is going to be right on the edge of the road. We hope all that 
negative facts will be taken into consideration and this site plan will be declined. 
 
Please confirm receiving our email. 
 
We would like to be notified of the decision of the City of London on the proposed site 
plan application. 
 
Sincerely, 
 
Aleksandr and Albina Kononenko  



 

From: Cab rome 
Sent: Wednesday, September 1, 2021 3:45 PM 
To: Mellen, Barb <bmellen@london.ca> 
Subject: [EXTERNAL] Re: Notice of Public Participation Meeting: SPA21-050 - 1150 
Fanshawe Pk Rd E 
 
When was the name changed from Brock Development to Stackhouse Development?  
 
Aren’t they in current lawsuits to see if they will lose their License to build after the 
Teeple Terrance collapse and death of 2 workers? 
  

mailto:bmellen@london.ca


 

Appendix C: Agency/Departmental Comments 

The following comments were provided as the first submission responses. Second 
submission documents have yet to be received at the time of writing this report. 

 



 



 

 



 

Appendix D: Zoning, The London Plan and 1989 Official Plan Maps 



 

  



 

 


