
 

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: Application by Thames Valley District School Board  

1284 Sunningdale Road West  
 Public Participation Meeting 
Date: April 19, 2022 

Recommendation 

That, on the recommendation of the Director, Planning and Development, with respect 
to the application of Thames Valley District School Board relating to lands located at 
1284 Sunningdale Road West, the proposed by-law attached hereto as Appendix ‘A’ BE 
INTRODUCED at the Municipal Council meeting to be held on May 3, 2022 to amend 
Zoning By-law No. Z.-1, in conformity with the Official Plan, to change the zoning of the 
subject lands FROM a Holding Residential R4/R6/R7/R8 (h•h-54•h-71•h-95•h-100•R4-
6(14)/R6-5/R-7•H15•D75•R-8•H15•D75) Zone TO a Holding Residential R4/R6/R7/R8, 
Neighbourhood Facility (h•h-54•h-71•h-95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-
8•H15•D75•NF1) Zone. 
 

Executive Summary 

Summary of Request 

The request is for approval of zoning by-law amendment to change the zoning of one 
block (Block 21) within a draft-approved plan of subdivision (Foxhollow North – Kent 
Subdivision) from a Holding Residential R4/R6/R7/R8 (h•h-54•h-71•h-95•h-100•R4-
6(14)/R6-5/R-7•H15•D75•R-8•H15•D75) Zone to a Holding Residential R4/R6/R7/R8, 
Neighbourhood Facility (h•h-54•h-71•h-95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-
8•H15•D75•NF1) Zone. 
 
Purpose and Effect of the Recommended Action 

The purpose and effect of this recommended action is to add the Neighbourhood 
Facility Zone to existing zoning to facilitate the development of an elementary school 
and day care on the subject lands. 

Rationale of Recommended Action 

1. The recommended zoning by-law amendment is consistent with the Provincial 
Policy Statement. 

2. The recommended zoning conforms to the in-force polices of The London Plan, 
including but not limited to the Neighbourhoods Place Type, Our Strategy, City 
Building and Design, Our Tools, and all other applicable London Plan policies. 

3. The recommended zoning conforms to the policies of the (1989) Official Plan, 
including but not limited to the Low Density Residential designation. 

4. The zoning will permit the development of an elementary school and day care 
which are considered appropriate and compatible with existing and future land 
uses in the surrounding area, and consistent with the planned vision of the 
Neighbourhoods Place Type. 



 

Linkage to the Corporate Strategic Plan 

This application supports the Building a Sustainable City area of focus in the Corporate 
Strategic Plan by ensuring that the City of 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 
 
None 

2.0 Discussion and Considerations 

2.1  Property Description 
 
The subject site is situated on the northwest quadrant of the city and included in the 
Foxhollow Community Plan. The lands are on the northwest corner of Sunningdale 
Road West and Fair Oaks Boulevard, along the edge of the Urban Growth Boundary. 
The site consists vacant lands that were previously uses for agricultural purposes. 

2.2  Current Planning Information (see more detail appendix C) 
 

• The London Plan Place Type – Neighbourhoods 

• (1989) Official Plan Designation – Low Density Residential 

• Zoning – Holding Residential R4/R6/R7/R8 (h•h-54•h-71•h-95•h-100•R4-
6(14)/R6-5/R-7•H15•D75•R-8•H15•D75) Zone  

2.3  Site Characteristics 
 

• Current Land Use – vacant 

• Frontage – approx. 121 metres (397ft) on Sunningdale Road West, 173 
metres (568ft) on Fair Oaks Boulevard and 127 metres (417ft) on Buroak 
Drive  

• Depth – approx. 121 metres (east to west) 

• Area – 3.277 hectares (7.794 acres) 

• Shape – rectangular 

2.4  Surrounding Land Uses 
 

• North – agricultural/farm dwelling  

• East – future residential 

• South – future residential  

• West – future residential 

 

 

 

 

 

 

 



 

2.5  Location Map 
 

 
 



 

2.6  Foxhollow North Kent Subdivision 
 

 
 
 
 
 
 
 
 



 

2.7  Proposed Site Plan 
 

 

2.8  Planning History 
 
The subject lands are located within the Foxhollow Community Planning Area.  This 
Community Planning Area is generally bounded by Sunningdale Road West, 
Wonderland Road North, Fanshawe Park Road West and Hyde Park Road.   
The Fox Hollow Community Plan review process was initiated in 1996 to undertake a 
comprehensive review of land needs and servicing for lands bound by Sunningdale 
Road West, Hyde Park Road, Fanshawe Park Road East and Wonderland Road.  On 
October 15, 1998, a land use plan was presented to the public as part of the community 
engagement process. The community plan and associated amendments to the Official 
Plan were adopted by Council in March 1999.   
 



 

Council at its meeting on May 25th, 2021, provided direction to Staff to assist the TVDSB 
in the process to find a location for a new elementary school in the northwest, as the 
existing school that serves this area, Sir Arthur Currie Elementary School, is operating 
above capacity such that 22 portables are required to accommodate students. In the fall 
of 2021, Council at its meeting on October 5th, 2021, provided direction to Staff to work 
with the TVDSB to facilitate the necessary zoning by-law amendments to allow for a 
new elementary school within the Kent Subdivision. 

2.9  Requested Amendment 
 
Request to amend the zoning by-law to change the zoning from a Holding Residential 
R4/R6/R7/R8 (h•h-54•h-71•h-95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-8•H15•D75) 
Zone to a Holding Residential R4/R6/R7/R8, Neighbourhood Facility (h•h-54•h-71•h-
95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-8•H15•D75•NF1) Zone. The addition of the 
Neighbourhood Facility Zone will facilitate the development of an elementary school and 
day care on the subject lands. 

2.10 Community Engagement (see more detail in Appendix B) 
 
No responses were received from the public. 

2.11 Policy Context (see more detail in Appendix C) 
 
Provincial Policy Statement, 2020 
The proposal must be consistent with the Provincial Policy Statement (PPS) policies 
and objectives aimed at: 
 

1. Building Strong Healthy Communities; 
2. Wise Use and Management of Resources; and, 
3. Protecting Public Health and Safety. 

 
A few of the policy objectives to highlight here are the importance of promoting efficient 
development and land use patterns and ensuring that necessary infrastructure and 
public service facilities are or will be available to meet current and project needs 
(Sections 1.1.1). To meet public service facilities needs of current and future residents, 
the policies also direct new development taking place in designated growth areas 
should occur adjacent to the existing built-up area and should have compact form, mix 
of uses and densities that allow for efficient use of land, infrastructure and public service 
facilities (Section 1.1.3) There are also polices that require planning for public service 
facilities to be coordinated and integrated with land use planning and growth 
management, and encourage co-location of public service facilities in community hubs 
to promote cost-effectiveness and facilitate service integration (Sections 1.6.1 and 
1.6.5). The development application has been reviewed for consistency with the 
Provincial Policy Statement. 
 
The London Plan 
 
With respect to The London Plan, which has been adopted by Council but is not yet fully 
in force and effect pending appeals, the subject lands are within the “Neighbourhoods” 
Place Type permitting community facilities, such as schools, community centres, places 
of worship and similar community-oriented facilities. The application has been reviewed 
with the applicable policies of the Our Strategy, City Building and Design, 
Neighbourhoods Place Type, and Our Tools sections. An excerpt from The London Plan 
Map 1 – Place Types* is found at Appendix D. 
 
(1989) Official Plan 
These lands are designated Low Density Residential on Schedule ‘A’ of the 1989 
Official Plan. Community facilities are permitted in all Residential land use designations, 
which include churches, day care centres, branch libraries, schools, community 
centuries, public parks and public recreation facilities. This proposal has been reviewed 
with the applicable policies of the (1989) Official Plan. An excerpt from Land Use 
Schedule ‘A’ is found at Appendix D. 



 

As further described in Appendix C – Policy Context, Staff are of the opinion that the 
recommended zoning is generally consistent with the PPS, The London Plan, and the 
1989 Official Plan 
 
 Z.-1 Zoning By-law 
The appropriateness of the proposed zone change, permitted uses and regulations 
have been reviewed against the regulatory requirements of Zoning By-law Z.-1. These 
lands are currently zoned Holding Residential R4/R6/R7/R8 (h•h-54•h-71•h-95•h-
100•R4-6(14)/R6-5/R-7•H15•D75•R-8•H15•D75). A zoning map excerpt from the Z.-1 
Zoning By-law Schedule A is found at Appendix D. 

3.0 Financial Impact/Considerations 

Through the completion of the works associated with this application fees, development 
charges and taxes will be collected. There are no direct financial expenditures 
associated with this application. 

4.0 Key Issues and Considerations  

4.1.  Use 
 
The recommended zoning would permit the development of an elementary school and 
day care centre on the subject lands. As noted previously, community facilities such as 
schools and day care centres are permitted in all Residential land use designations in 
the 1989 Official Plan and the Neighbourhoods Place Type within The Londond Plan 
permits community facilities. The school and day care centre would provide a 
community use that would serve the residents of the surrounding neighbourhood and 
will relieve enrollment pressure at Sir Authur Currie Public School which opened in 
2017. Currently, Sir Arthur Currie has an enrollment which is almost double the 
designed capacity and relies on 22 portables to accommodate students. The proposed 
school is considered an appropriate use for the subject lands and is planned to integrate 
into the surrounding neighbourhood context. The future school will also serve to ease 
existing enrollment pressures in the northwest neighbourhoods of London.   
 

4.2.  Intensity 
 
The subject lands are sufficient in size and configuration to accommodate the 
development of an elementary school and day care centre. Table 11* of The London 
Plan provides a minimum of 1 storey and a maximum of 2.5 storeys in the 
Neighbourhoods Place Type if the subject lands have frontage on Neighbourhood 
Street or at the intersection of a Neighbourhood Street and a Neighbourhood 
Connector. The applicant has submitted a proposed site plan to the City that indicates 
the proposed school will be 2 storey building, with a height of 10 metres, which would 
not be uncommon to this area. The recommended zoning would permit a building of 2 
storeys in height similar to the height standard that is currently permitted, a maximum 
12 metres under the NF1 Zone. 
  

4.3.  Form 
 
As previously noted, the recommended zoning for the subject lands would permit the 
development of community facilities in the form of an elementary school and day care 
centre. A concept has been included in section 2.8 of this report. The concept consists 
of a 2 storey building with an associated school yard including a sports field and play 
area. The addition of the Neighbourhood Facility (NF1) Zone requires a minimum lot 
area of 700 metres squared and a minimum lot frontage of 30 metres.  The proposed 
development exceeds the minimum requirements to satisfy the zoning requirements. 
The recommended zoning is considered an appropriate form that is generally consistent 
with the proposed adjacent future residential development.  
 



 

Conclusion 

The recommended zoning amendment is consistent with the Provincial Policy 
Statement, and conforms to The London Plan and (1989) Official Plan. The zoning will 
permit an elementary school and day care centre that is considered appropriate and 
compatible with existing and future land uses in the surrounding area. Therefore, staff 
are satisfied the proposal represents good planning and recommend approval. 
 

Prepared by:  Mark Johnson, MCIP, RPP  
Senior Planner, Planning and Development 

 
Reviewed by:  Bruce Page 

Manager, Planning and Development 
 

Recommended by:  Gregg Barrett, AICP 
    Director, Planning and Development 
 
Submitted by:   Scott Mathers, MPA, P.Eng. 

Deputy City Manager, Planning and Economic 
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 
Development Services. 
 
CC:  Matt Feldberg, Manager, Subdivisions and Development Inspections 

 
April 13, 2022 
GB/BP/MJ/mj 
 
Z:\DEVELOPMENT SERVICES\4 - Subdivisions\2022\Z-9458 - 1284 Sunningdale Road West (Mark J)\PEC\FINAL 1284 
Sunningdale Road West - Z-9458.docx 

  



 

Appendix A 

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

(2022) 

By-law No. Z.-1-18   

A by-law to amend By-law No. Z.-1 to 
rezone lands located at 1284 
Sunningdale Road West. 

  WHEREAS Thames Valley District School Board has applied to rezone an 
area of land located at 1284 Sunningdale Road West, 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) Schedule “A” to By-law No. Z.-1 is amended by changing the zoning applicable to 
lands located at 1284 Sunningdale Road West, as shown on the attached map, from 
a Holding Residential R4/R6/R7/R8 (h•h-54•h-71•h-95•h-100•R4-6(14)/R6-5/R-
7•H15•D75•R-8•H15•D75) Zone to a Holding Residential R4/R6/R7/R8, 
Neighbourhood Facility (h•h-54•h-71•h-95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-
8•H15•D75•NF1) Zone. 

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 May 3, 2022. 
 
 
 
 
 
 

Ed Holder 
Mayor 

Michael Schulthess 
City Clerk 

First Reading – May 3, 2022 
Second Reading – May 3, 2022 
Third Reading – May 3, 2022 



 

 
  



 

Appendix B – Public Engagement 

Community Engagement 

Public liaison: On January 18, 2022, Notice of Application was sent to property owners 
in the surrounding area, and the relevant internal and external commenting agencies. 
The Notice of Application was published in the Public Notices and Bidding Opportunities 
section of the Londoner on January 20, 2022.  Notice for the Public Participation 
Meeting was first distributed on March 10, 2022, and published in the Londoner on 
March 10, 2022.  This meeting opportunity was cancelled, which was advertised to the 
public in the Londoner on March 24, 2022.  The updated Notice of Public Participation 
Meeting was distributed to property owners in the surrounding area and the relevant 
commenting agencies on March 31, 2022, and published in the Londoner on March 31, 
2022.     

Responses:   No responses from the public were received.   
 
Nature of Liaison: To consider a proposed zoning by-law amendment to facilitate the 
development of an elementary school and day care on the subject lands. Consideration 
of an amendment to the Zoning By-law Z.1 to change the zoning FROM a Holding 
Residential R4/R6/R7/R8 (h•h-54•h-71•h-95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-
8•H15•D75) Zone TO a Holding Residential R4/R6/R7/R8, Neighbourhood Facility (h•h-
54•h-71•h-95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-8•H15•D75•NF1) Zone to permit 
street townhouse dwellings, single detached dwelling, semi-detached dwelling, duplex 
dwelling, triplex dwelling, townhouse dwelling, stacked townhouse dwelling, apartment 
buildings, fourplex dwelling, apartment buildings, senior citizen apartment buildings, 
handicapped persons apartment buildings, nursing homes, retirement lodges, 
continuum-of-care facilities, emergency care establishments, lodging house class 2, 
stacked townhousing up to a maximum density of 75 units per hectare and maximum 
height of 15 metres, and permitted uses within the NF1 zone variation that include 
places of worship, elementary schools, day care centres, community centres, libraries, 
private schools, fire stations, private club, and police station 

Responses:   No responses from the public were received.   
 
External Agency Comments 
 
Upper Thames River Conservation Authority – January 20, 2022 

 
Good Afternoon Mark. 
  
Please be advised that this portion of 1284 Sunningdale Road West is not regulated by the UTRCA. 
  
Yours truly, 
Christine   
 

 
Christine Creighton 
Land Use Planner 
1424 Clarke Road London, Ontario, N5V 5B9 

519.451.2800 Ext. 293 | Fax: 519.451.1188 

creightonc@thamesriver.on.ca | www.thamesriver.on.ca 
  
All UTRCA offices and buildings are closed to the public to help protect them and our staff from 

COVID-19. I am  working remotely and am monitoring voicemail  and email messages.  Thank 

you for your patience. 
 

 

mailto:creightonc@thamesriver.on.ca
https://urldefense.com/v3/__http:/www.thamesriver.on.ca/__;!!Mdh6Ok0KiQ!GF9iFHrDUCrjqnnUOOgm1zPMsNXDDPuOIDT2pwCUbJldd_7FSlrGo6iyg0DrOCaU$


 

Internal Division Comments  
 
1. Parks Planning and Design – January 20, 2022 

2. Urban Design – February 17, 2022   
 
3. Heritage – February 17, 2022 
 
4. Ecology – March 2, 2022 
 
5. Environment and Infrastructure – March 4, 2022 

 
 

 
 
 
 
 



 

Hi Mark, 
 
See below UD comments for 1284 Sunningdale Road West. 
 
General Comments 

• There are no UD comments for the proposed zoning amendment to NF1 to allow 
an elementary school and day care.   

• At this stage for the concept plan, consider positioning of the school to the 
southeast corner of the site towards the traffic circle. Narrow the surface parking 
northwards to reposition the soccer fields north into the open play area thus 
allowing for both hard and soft surface play area north of the school. This 
eliminates the need for the landscape area while preventing an open space near 
the traffic circle for children safety.  

• The UDPRP and Brief are being deferred to the Site Plan stage and should be 
submitted before the Site Plan app. If the applicant wishes to go to the panel 
through the rezoning process, we would encourage that. 

o This application is to be reviewed by the Urban Design Peer Review Panel 
(UDPRP), and as such, an Urban Design Brief will be required. Details on 
the criteria for submission requirements can be found on the City of 
London’s Urban Design Peer Review Panel web page. UDPRP meetings 
take place on the third Wednesday of every month and the Urban Design 
Brief is to be submitted to Development Services by the first Wednesday 
of the month. Contact Wyatt Rotteau by phone at 519.661.2500 x7545 or 
email at wrotteau@london.ca in order to be scheduled for a review.  

o The applicant is to submit a completed “Urban Design Peer Review Panel 
Comments – Applicant Response” form that will be forwarded following 
the UDPRP meeting. This completed form will be required to be submitted 
as part of a complete application 

 
Site Plan Application  
A detailed review of the site plan and elevations will be provided through the Site Plan 
application. The following comments may be addressed at the Site Plan stage.  

• Provide elevations for all four sides of the proposed building with materials, 
colours and dimensions labelled. Further urban design comments may follow 
upon receipt of the elevations. 

• Continue the pedestrian walkway to the public sidewalk along the east drive aisle 
to provide a better and safe connection to Buroak Drive. 

• Provide pedestrian circulation paths through the surface parking with a 
delineated crossing to the entrances.  

• Provide visible signage on the school fronting Sunningdale Rd W as well as the 
southeast corner towards the traffic circle.  

• Provide low lying landscape screening along the pedestrian walkways abutting 
the landscape area to delineate the space for further safety.  

• Provide full elevations with materials and dimensions labelled. Further urban 
design comments may be provided after receipt of these elevations. 

 
Many thanks, 
 
 

 

Yuri G. Langlois, MSc Urban Design, BES 

Urban Designer 

Community Planning, Urban Design & Heritage 

Planning & Development 

City of London 

  

 

206 Dundas Street, London ON, N6A 1G7 

P: 519.661.CITY (2489) X 1816  

ylangloi@london.ca | www.london.ca  
 

mailto:wrotteau@london.ca
mailto:ylangloi@london.ca
http://www.london.ca/


 

As part of our ongoing efforts to stop the spread of COVID-19, the City of London has 
made changes to many City services.  Visit our website for the latest information about 
City services and COVID-19 
 
 
 
Good Afternoon Mark, 
 
Z-9458 – 1284 Sunningdale Road West 
elementary school and day care 
 
This e-mail is to confirm that there are currently no heritage planning or archaeological 
issues related to this property and associated application. Archaeological issues 
previously associated with this property can be considered addressed. 
 
Best, 
Laura 
 
 

 

Laura E. Dent, M.Arch, PhD, MCIP, RPP 

Heritage Planner 

Community Planning, Urban Design and Heritage 

Planning & Development 

City of London 

 

206 Dundas Street, London ON N6A 1G7 

P: 519.661.CITY (2489) x 0267 | Fax: 519.661.5397 

ldent@london.ca | www.london.ca  

 

As part of our ongoing efforts to stop the spread of COVID-19, the City of London has 

made changes to many City services.  Visit our website for the latest information about 

City services and COVID-19. 
 

 

Hi Mark, 
 
Notice of Application for ZBA (Z-9458) – 1284 Sunningdale Road West  
 
This e-mail is to confirm that there are currently no ecological planning issues related to 
this property and/or associated study requirements.  
 
Major issues identified 

• No Natural Heritage Features on, or adjacent to the site have been identified on 
Map 5 of the London Plan or based on current aerial photo interpretation.  

 
Ecology – complete application requirements 

• None. 
 

Notes 

• None. 
 
Regards, 
 
 

 

Shane Butnari 

Ecologist 

Long Range Planning, Research & Ecology 

Planning & Development 

City of London 

http://www.london.ca/newsroom/Pages/COVID-19.aspx
http://www.london.ca/newsroom/Pages/COVID-19.aspx
mailto:ldent@london.ca
http://www.london.ca/
http://www.london.ca/newsroom/Pages/COVID-19.aspx
http://www.london.ca/newsroom/Pages/COVID-19.aspx


 

 

206 Dundas St., London, ON  N6A 1G7 

P: 519.661.CITY (2489) | Cell: 519.965.4343 

sbutnari@london.ca | www.london.ca  

 

As part of our ongoing efforts to stop the spread of COVID-19, the City of London has 
made changes to many City services. Visit our website for the latest information about 
City services and COVID-19. 
 

 

 

mailto:sbutnari@london.ca
http://www.london.ca/
http://www.london.ca/newsroom/Pages/COVID-19.aspx


 

 

 

 

 

 

 

 

 



 

Appendix C – Policy Context 

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

Provincial Policy Statement, 2020 
 
The land use planning proposal must be consistent with Provincial Policy Statement 
(PPS) policies and objectives aimed at: 

 1. Building Strong Healthy Communities;  
 2. Wise Use and Management of Resources; and,  
 3. Protecting Public Health and Safety.  
 
The PPS contains policy direction regarding the importance of promoting efficient 
development and land use patterns and ensuring that necessary infrastructure and 
public service facilities are or will be available to meet current and project needs 
(Section 1.1.1 (g)).  
 
To meet public service facilities needs of current and future residents, the PPS directs 
new development taking place in designated growth areas to occur adjacent to the 
existing built-up area and should have compact form, mix of uses and densities that 
allow for efficient use of land, infrastructure and public service facilities (Section 
1.1.3.6). There is also policy direction that requires that infrastructure and public service 
facilities which are planned or available to be suitable for development over the long 
term, are financially viable over their life cycle, and protect public health and safety and 
the natural environment (1.1.3.8). 
 
There are also polices that require planning for public service facilities to be coordinated 
and integrated with land use planning and growth management, and encourage co-
location of public service facilities in community hubs to promote cost-effectiveness and 
facilitate service integration (Sections 1.6.1 and 1.6.5).  
 
The subject lands consist of a vacant site that is designated for residential uses, 
including the provision of community facilities, such as schools and day care centres. It 
represents development taking place within the City’s urban growth area and is within 
an area for which a Community Plan has been prepared to guide future development. 
The proposal is located within a growing area of the city and will meet the current and 
future needs of the residents within the community. It will utilize full municipal services 
which are available to the site, and can accessed by residents using the street network 
within the subdivision and also is in close proximity to a high order street. Future 
expansion of London Transit to the surrounding would provide an additional 
transportation method to serve students and parents attending the school as the 
community continues to build out. Based on our review, the proposed zoning by-law 
amendment is found to be consistent with the Provincial Policy Statement. 

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 PL170700) and policies that are not in force and effect are indicated with an 
asterisk (*).  Policies under appeal are included in this report for informational purposes 
indicating the intent of City Council but are not determinative for the purposes of this 
planning application.  
 
The London Plan includes criteria for evaluation plans of subdivision through policy 
1688* and required consideration of the following sections: 

• Our Strategy 

• Our City  



 

• City Building policies 

• Applicable Place Type policies 

• Our Tools 
 

Our Strategy  
 
This section of The London Plan outlines the values and vision that will guide our 
planning process to create an exciting, exceptional, and connected city.  The Key 
Directions contained in this section outline the planning strategies that will help to 
achieve the vision.  Applicable Key Directions include: 
 
Direction #1 is to Plan strategically for a prosperous city (55).  The proposed 
development provides will enhance the existing neighbourhood and recreational 
opportunities for residents. 
 
Direction #3 is to Celebrate and support London as a culturally rich, creative, and 
diverse city (57). The school and day care centre will be public facilities that provide 
educational learning and programming opportunities that will be available to residents 
within the neighbourhood.  
 
Direction #4 is to Become one of the greenest cities in Canada (58). The proposed 
development will provide additional parks resources for the neighbourhood and support 
active forms of mobility. 
 
Direction #6 is to Place a new emphasis on creating attractive mobility choices (60). The 
community facility will serve the residents of the surrounding neighbourhood and 
encourage active mobility choices such as walking and cycling.  
 
Direction #7 is to Build strong, healthy and attractive neighbourhoods for everyone (61). 
The community facility will provide a social gathering place for residents and assist in 
creating a complete and healthy neighbourhood. 
 
Direction #8 is to Make wise planning decisions (62). The proposed development has 
been assessed for conformity with Provincial and Municipal planning policies, and is a 
good fit with the existing context of the neighbourhood. 
 
Our City  
 
The policies contained in this section of The London Plan are designed to plan for the 
population and economic growth the City will experience over the next twenty (20) 
years.  Growth and development will be in a compact form and directed to strategic 
locations.  The required infrastructure and services to support growth will be planned in 
a way that is sustainable from a financial, environmental, and social perspective (65).  
 
Planning for publics facilities will be in conformity with the City Structure Plan (70). The 
proposed development has been reviewed in the context of the City Structure Plan and 
is found to be in conformity.  
 
The adequate supply of municipal infrastructure services is required before proceeding 
with any development, and planning and development approval will be discouraged 
where planned servicing capacity is not expected to become available within a five-year 
time frame (172 and 173).  Municipal water, stormwater, sanitary servicing, and 
transportation infrastructure are available for the lands and within a five-year time frame. 
 
City Building Policies  

This section of The London Plan provides platform for growth the supports the Plan’s 
vision and priorities, and sets out policies for the shape, character, and form of the City 
over the next twenty (20) years.   

 



 

The City Building Policies contain several policies that provide direction for the 
development of public spaces and facilities within the city. The policies set out that 
public spaces will be designed to support the vision of the place type by providing 
places to meet and gather, and create connections (242). Public facilities, parks, trails, 
seating areas, play equipment, open spaces and recreational facilities should be 
integrated into neighbourhoods to allow for healthy and active lifestyles (243). Public 
spaces should be designed and located to help establish the character and sense of 
place of the surrounding area, to support the active mobility network, and have a wide 
exposure to public streets, this will contribute to the visibility, safety, and connectivity of 
these spaces (244, 246, 247). The proposed school and associated school yard, 
including a sports field and play area, will provide a social gathering place for residents, 
support the development of a healthy, active community, help create character and 
sense of place as the community continues to build out, and is to be bounded by three 
public streets to provide a wide exposure to the adjacent street network. 

Neighbourhoods Place Type  

The subject lands are within the “Neighbourhoods” Place Type permitting community 
facilities, such as schools, community centres, places of worship and similar 
community-oriented facilities.  A minimum height of two (2) storeys and maximum of 
three (3) storeys is permitted at the intersection of a Neighbourhood Connector and a 
Civic Boulevards (Table 11*). 

The vision for the Neighbourhood Place Type is to ensure that neighbourhoods are 
vibrant and exciting places that contribute to community well-being and quality of life.  
This vision is supported by key elements, some of which include: strong neighbourhood 
character; attractive streetscapes; well-connected neighbourhoods; alternatives for 
mobility; access to services within walking distance; and, parks and recreational 
opportunities.  The proposal is generally in keeping with the vision for the 
Neighbourhood Place Type and its key elements.  It contributes to the neighbourhood 
character, sense of place and identity, encourages active mobility choices, and a 
contributes to a complete, healthy community.  The provision of the associated school 
yard including a sports field and play area provides for recreational opportunities for 
residents within the neighbourhood.   
 
Our Tools 
 
Section 34 of the Planning Act permits councils of local municipalities to pass zoning by-
laws, and also provides for the amendment of these by-laws under Section 34(10).  
Policy 1637 of The London Plan reflects these policies and states that 

City Council may also consider applications for amendments to the Zoning By-law 
from a person or public body, consistent with the provisions of the Planning Act.  

The Planning Act provisions, and prescribed information are required under Section 
34(10.1) and outlined in Schedule 1 of Ontario Regulation 545/06.  The prescribed 
information required under the Act was submitted with the application and is consistent 
with the provisions.  
 
Based on Staff’s review of The London Plan policies, the requested amendment is 
found to be in keeping and in conformity with the Place Type, City Building and Design, 
and Our Tool policies.   
 
1989 Official Plan 
 
These lands are designated Low Density Residential, as shown on Schedule ‘A’ of the 
1989 Official Plan. Community facilities are permitted in all Residential land use 
designations, which include churches, day care centres, branch libraries, schools, 
community centuries, public parks and public recreation facilities. The recommended 
zoning to permit single detached dwellings is consistent with and conforms to the 1989 
Official Plan. 
 



 

Zoning By-law 
 
The following provides a synopsis of the recommended zoning, permitted uses, 
regulations, and holding provisions to be applied to the subject lands. Reference should 
be made to the zoning amendment map found in Appendix A of this report. 
 
It is recommended that the zoning be amended from a Holding Residential 
R4/R6/R7/R8 (h•h-54•h-71•h-95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-8•H15•D75) 
Zone to a Holding Residential R4/R6/R7/R8, Neighbourhood Facility (h•h-54•h-71•h-
95•h-100•R4-6(14)/R6-5/R-7•H15•D75•R-8•H15•D75•NF1) Zone. The addition of the 
Neighbourhood Facility Zone will facilitate the development of an elementary school and 
day care on the subject lands. The Neighbourhood Facility (NF1) Zone requires a 
minimum lot area of 700 metres squared and a minimum lot frontage of 30 metres.  The 
subject lands are 3.28 hectares (32,800 metres squared), and have a lot frontage of 173 
metres, which exceeds the minimum requirements to satisfy the zoning requirements. 
The recommended zoning is considered appropriate and compatible with the residential 
development in the surrounding neighbourhood. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Appendix D – Relevant Background 

The London Plan Map Excerpt 
 

  



 

Official Plan Map Excerpt 
 

  



 

Zoning By-law Map Excerpt 
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