
 

Report to Planning and Environment Committee  

To: Chair and Members 
 Planning and Environment Committee 
From: Scott Mathers, MPA, P.Eng. 
 Deputy City Manager, Planning and Economic Development  
Subject: 2022 Annual Development Report 
Date: February 21, 2023 

Recommendation 

That, on the recommendation of the Director, Planning and Development, the 2022 
Annual Development Report, attached as Appendix “A”, BE RECEIVED for information. 

Executive Summary 

An Annual Development Report provides annual update and commentary on 
development activity in the City of London. The Annual Development Report monitors 
historic and forecasted near-term growth of residential, commercial, institutional and 
industrial development; development application statistics; the Permit Ready Lot status 
of subdivision applications; and Planning and Development process improvement 
initiatives. 

The 2022 Annual Development Report is the fourth report prepared by the City and is 
attached into Appendix A of this report. 

Linkage to the Corporate Strategic Plan 

This report supports the 2019-2023 Strategic Plan for the City of London through the 
Building a Sustainable City strategic area of focus by advancing the growth and 
development policies of the London Plan through enhanced implementation tools and 
infrastructure. The creation and implementation of a framework for an Annual 
Development Report is a specific action of the strategic plan. 

Background 

On June 17, 2019, a staff report recommending that a regular reporting tool to 
communicate development statistics and progress on continuous improvement 
initiatives be developed and published on an annual basis was submitted to the 
Planning and Environment Committee. The recommendation was approved by Council. 

Previous Annual Development Reports for 2019, 2020 and 2021 were submitted to 
Planning and Environment Committee. 

Similar to previous years, the attached 2022 Annual Development Report covers 
historic and forecasted near-term growth by development type, 2020-2022 development 
application activity, an update on Permit Ready Lots, and continuous improvement 
initiatives that were taken in 2022, as well as the percentage of new residential units 
located within the Built-Area Boundary. 

The 2022 edition of the Annual Development Report includes statistics of total dwelling 
units and Additional Residential Units. Additional Residential Units are self-contained 
residential units within, and ancillary to, an existing dwelling.  

Key Findings 

In 2022, total new residential units were down 34% in the City over 2021. Of new 
residential units in 2022, 27.3% were single detached and semi-detached dwellings, 
27.4% were rowhouses and townhouses and 45.3% were apartments. In addition, 
permits for 210 new Additional Residential Units were issued in 2022. The 



 

intensification rate which means new units created within the 2016 Built-Area Boundary 
as identified in The London Plan was 22.1% in 2022.  

For non-residential development, new commercial (retail and office) growth was up 
105.1% in 2022 as a result of store and restaurant projects. Institutional growth 
increased 183.3% after a very low 2021 due to permits for new post-secondary 
buildings and school additions. Industrial growth in 2022 was up 120.9% in response to 
new manufacturing projects and additions to existing buildings.  

Overall, staff vacancies and complex applications impacted processing times while 
several application types meeting timelines have improved. Provincial legislative 
changes introduced in 2022 have impacted and will continue to impact processing 
timelines for several application types including Zoning By-law Amendments in future 
years.  

An extensive review of development application processes is currently underway as part 
of the Streamlining Development Approvals Project. Next steps include improvements 
to data collection, performance measures and a detailed tracking of the status of 
proposed lots and units. Following the completion of this work, a new approach to 
reporting on the status of permit ready lots will be presented as part of next year’s 
Annual Development Report.  

Over the next year, it is also intended to develop reporting metrics with the City’s 
Housing Supply Action Plan to track progress on the City’s Housing Pledge for the 
provincial municipal housing target of 47,000 units for London. These metrics may be 
reported separately or incorporated into next year’s Annual Development Report. 

In addition, several process improvement initiatives are underway to improve service 
delivery, submission quality and application processing times. Those include changes to 
application processes in response to Provincial legislative changes.  

Conclusion 

The attached 2022 Annual Development Report provides a summary of historic and 
forecasted near-term growth, 2020-2022 development application activity, an update on 
Permit Ready Lots, and continuous improvement initiatives that were undertaken in 
2022. 

Staff anticipate that the Annual Development Report will be a helpful monitoring tool for 
Council as well as a reference for market analysis studies undertaken by members of 
the community. It will also provide an enhanced input into the Growth Management 
Implementation Strategy and recommendations for infrastructure planning.  
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Planning and Development 
2022 Annual Development Report 

The Annual Development Report (ADR) provides updates and commentary on 
development activity in the City of London.  The ADR monitors: 

• residential, commercial, institutional and industrial development; 

• development application statistics; 

• the ‘permit ready’ lot status of subdivision applications; and 

• Planning and Development process-based continuous improvement initiatives. 

For each section, the report contains tables and brief commentary. 

HIGHLIGHTS 

Residential Development: 
• Total new residential units were down 35.1% in the City of London in 2022. 

• 27.8% of London new residential units were single- and semi-detached dwellings. 

• 27.9% of London new residential units were rowhouses and townhouses. 

• 44.3% of London new residential units were apartments. 

• Permits for 210 new Additional Residential Units (ARUs) were issued in 2022. 

• The intensification rate (new units within the Built-Area Boundary) was 20.8%. 

Non-Residential Development: 
• Commercial development increased in 2022 due to new restaurants and retail stores 

and additions to existing retail and office buildings.   

• Institutional development increased in 2022 after a very low 2021 due to permits for new 
post-secondary buildings and school additions.  

• Industrial development increased in 2022 primarily due to new manufacturing projects 
and additions to existing buildings. 

Development Application Activity: 
• Development application levels slightly decreased in 2022 from 2021. Overall, staff 

vacancies and complex applications impacted application processing times while several 

application types meeting timelines have improved. 

• Processing times for several application types including Zoning By-law Amendments 

may be impacted in future years due to Provincial legislative changes introduced in 

2022.  

Permit Ready Lot: 
• The working group has monitored current permit ready lot supply. 

• Next steps include improvements to data collection, performance measures, detailed 

tracking of proposed lots and units and a new approach to reporting on permit ready lots.  

Continuous Improvement Initiatives: 

• Several continuous improvement initiatives are underway to improve service delivery, 
submission quality and application processing times. Those includes changes to 
application processes in response to Provincial legislative changes.  
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Building Permit Activity 
Total New Dwelling Units 

 
 
 
 

 
 
 

Observations: 

• The total number of new 
residential units decreased 
35.1% in 2022 after a strong 
2021. 

• Similar new dwelling unit 
decreases were experienced in 
municipalities surrounding 
London and across the Province 
in 2022. 

• In response to forecasted 
population growth, Watson’s 
revised near- to medium-term 
demand is forecasted to exceed 
the 5- and 10-year historical 
averages.  
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Building Permit Activity 
Low Density Residential Development (LDR) 

 

Observations: 

• The number of new LDR permits 
decreased in 2022 after strong 
levels in 2020 and 2021.  

• The proportional share of LDR 
units was remained similar to 
previous years in 2022. This is 
attributable to relatively high 
levels of MDR and HDR permits 
in 2022. 

• The percentage of LDR units 
outside the Built-Area Boundary 
decreased in 2022. 79.2% of 
LDR units were located in the 
greenfield area in 2022. 

• The number of new LDR units is 
forecasted to increase over the 
near term based on the 
anticipated pace of development 
and available greenfield land 
supply.  
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Building Permit Activity 
Medium Density Residential Development (MDR) 

 

 

Observations: 

• MDR units decreased in 2022 
over 2021 levels but remained 
above historic levels. 

• The MDR share of total units 
increased to 28% in 2022. 

• New MDR units are expected to 
remain elevated and increase 
over the near to medium term 
based on the updated Watson 
forecast and recent and 
anticipated MDR development 
approvals.   
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Building Permit Activity 
High Density Residential Development (HDR) 

 

 

Observations: 

• In 2022, new HDR units was 
reduced nearly by half. Permits 
were issued for 13 apartment 
buildings ranging in size from 32 
units to 211 units. 

• New HDR units are forecasted to 
remain elevated over the near to 
mid term based on the revised 
Watson forecast and given 
recent and anticipated HDR 
development approvals.  

• The percentage of HDR units 
within the Built-Area Boundary 
decreased to 19.9% in 2022. A 
significant factor was previous 
greenfield HDR approvals 
receiving building permits in 
2022. Based on current 
applications, HDR intensification 
levels are anticipated to return to 
previous levels in future years. 
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Building Permit Activity 
Additional Residential Units (ARUs) 
 

 
 
Additional Residential Units 
An additional Residential Unit (ARU) is a self-contained residential unit with kitchen and 
bathroom facilities within, and an ancillary to, an existing dwelling. A maximum of one 
ARU is permitted within a single-detached, semi-detached or street townhouse primary 
dwelling and one ARU in an accessory structure. ARUs are a form of residential 
intensification which means the development of a property, site or area at a higher 
density than currently exists. 
 

 

 

 

 

Observations: 

• 210 new ARUs were built in 
2022, nearly doubling the 2021 
level. 

• In 2022, 71% of new ARUs were 
located within the Built-Area 
Boundary. 

• Permits for ARUs have elevated 
since 2021, mainly driven by 
London Plan and Zoning 
changes in 2020 that provide 
greater flexibility for additional 
dwelling units. 

• New ARUs are expected to 
increase in 2023 based on recent 
applications.  
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Residential Intensification Rate 

 

Built-Area Boundary 

A Built-Area Boundary is a fixed line that acts as 
an important land use planning tool to measure 
intensification and redevelopment. The London 
Plan targets a minimum of 45% of all new 
residential units to be constructed within the 
2016 Built-Area Boundary of the city, meaning 
the lands that were substantially built out as of 
2016.   
 
The 2016 Built-Area Boundary identified in the 
London Plan is shown in dark grey below:  

 
 

Observations: 

• The intensification rate in 2022 
was 20.8% which is below the 
45% target in The London Plan.   

• Higher intensification rates are 
typically driven by high levels of 
HDR permits are generally 
located within the Built-Area 
Boundary. 

• The lower intensification rate in 
2022 is primarily due to fewer 
HDR unit permits being located 
within the Built-Area then is 
typically experienced. Of 1,052 
HDR units in 2022 only 209 were 
within the Built-Area Boundary. 

• The average intensification rate 
since 2016 is 39.2%.  
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Building Permit Activity 
Commercial Development 
 

 

 

 

 

 

Observations: 

• Commercial development 
returned to historic levels in 2022 
after three years below 
forecasted levels. This increase 
was due to restaurants and retail 
stores including Costco 
Wholesale and additions to 
existing offices and shops. 

• In response to forecasted 
population growth, demand for 
new commercial space over the 
near to medium term is 
forecasted by Watson to greatly 
exceed the 5- and 10-year 
historical averages. 
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Building Permit Activity 
Institutional Development 

 

 

 

 

 

 

Observations: 

• Institutional growth has a cyclical 
pattern related to funding from 
higher orders of government. 

• After a decrease in 2021 over 
2020 levels, institutional 
development increased due to 
post-secondary construction and 
additions to school buildings.  

• As a result of forecasted 
population growth, demand for 
increased space for institutional 
uses such as schools, hospitals 
and retirement home and long-
term care facilities are forecasted 
by Watson to greatly exceed the 
5- and 10-year historical 
averages.
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Building Permit Activity 
Industrial Development 
 

 

 

 

 

Observations: 

• In 2022, permits for the highest 
level of new Industrial gross floor 
area over the past 10 years due 
to permits for new manufacturing 
plants and additions to existing 
buildings.  

• Given their macro-economic 
outlook and recent development 
activity, Watson has forecasted 
new Industrial gross floor area to 
remain elevated over the near to 
medium term.
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2022 Development Application Activity 

 
 
Recent and Anticipated Trends 

• Total application activity in 2022 slightly 
decreased from 2021. It is anticipated that 
application levels experienced in 2022 will 
continue through 2023 based on the 
number of pre-consultations that were 
completed. The overall number of pre-
consultations in 2022 was similar to 2021. 

• Zoning By-law Amendment (ZBA) 
applications increased from 38 in 2021 to 
50 in 2022. 36% of ZBAs were considered 
within 90 days in 2022, increasing from 
24% in 2021. 

• While the number of Site Plan applications 
in 2022 was similar to 2021, processing 
timelines have improved. In 2022, 88% of 
applications received decisions within 30 
days and 100% within 45 days.  

• Consent applications meeting timelines 
have improved. All decisions on Consents 
were made within 90 days in 2022.  

• The percentage of Minor Variance 
applications that met timelines remained 
stable in 2022. Similar to 2021, 87% of 
Minor Variances were heard within 50 days 
in 2022. The turnaround timelines have 
improved since London’s new Official Plan 
was fully in force in May 2022 which no 

longer required policy analysis on two 
Official Plans.  

• It is expected that the mandatory refund 
provisions introduced through Bill 109 and 
the limitations placed on urban design and 
site plan applications through Bill 23 will 
have a significant impact on the number of 
site plan applications and the decision 
timelines for rezoning applications over 
2023 and beyond. 

Observations 

• Staff vacancies and complex applications 
impacted the ability of various application 
types to meet the Planning Act timeframes 
in 2022.  

• Time for resubmissions and applications 
put on hold at the request of an applicant 
are counted within timelines. Time 
associated with these are beyond the City’s 
control but still impact timeframes.  

• Planning Act timeframes are measured in 
calendar days, which is not consistent with 
actual working days. This has an impact 
mainly on application types with short 
timeframes like Minor Variances. 
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Permit Ready Lots  
Since 2018, the City has tracked the number of units based on unit type, development 
application status and building permit activity as plan of subdivision applications work 
their way through the approvals process. The original intent was to better understand 
current and anticipated supply, and recognize that developers, consultants, contractors, 
suppliers, and the City all have a significant role to play in bringing new units to market. 

To understand historic trends and provide a starting point to assess and establish future 
performance measures, existing unit counts for each category are compiled. Per the 
categories below, Future Opportunity, On the Market and Permit Ready counts are 
provided to reflect units advancing as active planning applications. The Unknown 
category is excluded as these lands have no existing planning application. A key 
limitation to this approach is that the reported supply only reflects lands that are 
advancing through, or have completed, the plan of subdivision process. 

 

Streamlining Development Approvals 
In 2020, as part of the Streamlining Development Approvals project, the City began an 
extensive review of development application processes that has included significant 
industry engagement. In 2022, works were accelerated through a one-time investment 
from the Province. Next steps in the project include improving data collection, 
performance measures, and detailed tracking of proposed lots and units, which will 
result in a greatly enhanced monitoring program. Improved metrics will be prepared 
over 2023 and reported out through next year’s Annual Development Report. 

To maintain consistency with previous reporting, the 2022 statistics presented below are 
based on the 2018 approach. 
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Process Improvement Initiatives 
 

A key principle of Council’s Strategic Plan is to increase the efficiency and effectiveness 
of service delivery by promoting and strengthening continuous improvement practices. 

Throughout 2022, Planning and Development has continued to move forward on 
measures to improve service delivery, submission quality and application processing 
times. The following are some on-going projects that are being undertaken. 

 

New Legislation – In 2022, the Province introduced a number of legislative and 
regulatory changes (Bill 13, Bill 109 and Bill 23) that have impacted/will impact Planning 
Act application processes. Actions required to conform with the legislative changes are 
being undertaken including streamlined application processes, new delegated approval 
authority for minor Zoning By-law Amendments, and changes to related by-laws or other 
documents. Planning and Development staff will monitor the impacts of the legislative 
changes while continuing ongoing efforts to improve existing service delivery.  

Application Approvals – Interviews with internal and development industry 
stakeholders were facilitated over 2022 to better understand the opportunities. Changes 
to the Official Plan Amendment and Zoning By-law Amendment application processes 
will be piloted in February 2023, including a more structured approach with submission 
requirements and more in-depth pre-application consultation. Staff will continue to 
monitor the application processes and explore possible adjustments or improvements 
over 2023. 

Urban Design Review – Terms of Reference (TOR) related to urban design review are 
being reviewed to align with the application processes. Changes to the Urban Design 
Peer Review Panel TOR and the Urban Design Brief TOR will be introduced in 2023 to 
make improvements to the Urban Design Peer Review Panel process and provide 
clarity on required submission materials and contents.   

Site Plan Continuous Improvement Initiatives – A review of the Site Plan 
resubmission process was undertaken by EZ Sigma to establish clear standards and 
improve the quality of submissions with process changes to be piloted in January 2023. 
Data from the pilot will be analyzed to help project resubmissions. In addition, a review 
of the Site Plan Control By-law is underway to incorporate both regulatory and 
guidelines or performance-based standards for site development.  

Heritage Planning – A Heritage Act Timeline Waiver was developed to allow mutually 
agreed extension between developers and the City where it is beneficial to have further 
discussions. Over 2023, a framework will be established to guide the proactive 
evaluation of heritage listed properties to either designate or de-list in response to 
legislative changes to the Ontario Heritage Act and to add greater certainty to future 
development. 
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