NOTICE OF REVISED PLANNING
APPLICATION & NOTICE OF

PUBLIC MEETING

Revised Official Plan and Zoning By-law Amendment
and Draft Plan of Subdivision

850 Highbury Avenue North

File: 39T-21503 / Z-9577 | O-9766
Applicant: Old Oak Properties

What is Proposed?

Revised Official Plan and Zoning amendment to allow a
maximum height of 32 storeys at the corner of Oxford St. E. &
Highbury Ave. N., and 20-30 storeys on other blocks adjacent
to those streets as well as increases in densities. Increases in
the heights to Blocks 1, 2 3, 4, 10, 11 and 26 are also
proposed to transition towards the central heritage campus.

No changes are proposed to the Draft Plan of Subdivision with
nine (9) low-medium density residential blocks, ten (10)
medium-high density residential / mixed use blocks, six (6)
heritage blocks, one (1) institutional block, six (6)
parkland/open space blocks, served by the extension of
Rushland Avenue, Howland Avenue, Spanner Street, and
seven (7) new streets (Streets A through G).

LEARN MORE
& PROVIDE INPUT

You are invited to provide comments and/or attend a public meeting of the Planning and Environment

Committee to be held:

Meeting Date and Time: Wednesday, October 2, 2024, no earlier than 1:00 p.m.

Please monitor the City’s website closer to the meeting date to find a more accurate meeting start
time: https://london.ca/government/council-civic-administration/council-committee-meetings

Meeting Location: The Planning and Environment Committee Meetings are hosted in City Hall,
Council Chambers; virtual participation is also available, please see City of London website for

details.

Please provide any comments by September 20, 2024

For more information contact:

Michael Clark

mclark@london.ca

519-661-CITY (2489) ext. 4586
Development Services, City of London
300 Dufferin Avenue, 6% Floor,
London ON PO Box 5035 N6A 4L9
File: 39T-21503 / Z-9577 | O-9766

london.ca/planapps

To speak to your Ward Councillor:

Peter Cuddy
pcuddy@london.ca
519-661-CITY (2489) ext. 4003

If you are a landlord, please post a copy of this
notice where your tenants can see it. We want to
make sure they have a chance to take part.

Date of Notice: September 9, 2024


https://london.ca/government/council-civic-administration/council-committee-meetings
file://clfile1/PDDA$/Shared/DEVELOPMENT%20SERVICES/3%20-%20Condominiums/2024/Z-8283%20-%201806%20Avalon%20Street%20(MC)/04%20Notices/1%20-%20Application%20(revised)%20and%20PPM/london.ca/planapps

Application Details

Requested Official Plan Amendment

To revise the London Psychiatric Hospital Secondary Plan to permit maximum heights of 20-32
storeys on blocks adjacent to Highbury Avenue North and Oxford Street East, with the tallest
buildings being permitted at the corner of Oxford Street East and Highbury Avenue North.
Blocks internal to the site are also proposed to permit increased heights to transition down
towards the central heritage campus.

The City will also consider minor housekeeping updates to the Secondary Plan to provide
flexibility in the design of public streets and bicycle routes, update the schedules of the
Secondary Plan to reflect revisions to the proposed road network and block fabric, and other
minor amendments to the Secondary Plan.

Requested Revised Zoning By-law Amendment

To change the zoning from a Regional Facility (RF) Zone to a Residential Special Provision R9
(R9-7(*)*H105) Zone, Holding Residential Special Provision R9 (h-80°R9-7(**)*H98 Zone,
Holding Residential Special Provision R9 (h-80+h-240+R9-7(***)*H66) Zone, Holding
Residential Special Provision R9 (h-80+h-*R9-7(***)*H66) Zone, Holding Residential Special
Provision R5/R9/Neighbourhood Facility (h-80<h-**R5-7(**)/R9-7(****)eH66/NF1) Zone,

Holding Residential Special Provision R5/R9 (h-80+h-*R5-7(**)/R9-7(****)sH46) Zone, Holding
Residential Special Provision R5/R8 (h-80+h-**R5-7(*)/R8-4(*)*H28) Zone, Holding Residential
Special Provision R8 (h-80+h-**R8-4(*)D150-H22) Zone, Holding Residential Special Provision
R8 (h-80+h-**R8-4(**)eD100+H15) Zone, Holding Residential Special Provision R8 (h-80¢<h-
*eR8-4(***)*D100-H22) Zone, Holding Business District Commercial / Community Facility /
Heritage (h-80-BDC/CF2/CF3/HER) Zone, Holding Business District Commercial / Community
Facility / Heritage (h-80<h-*BDC/CF2/CF3/HER) Zone, Holding Neighbourhood Facility/Open
Space (h-**OS1/NF1) Zone, Open Space (OS1) Zone, and Urban Reserve (UR1) Zone.
Changes to the currently permitted land uses and development regulations are summarized
below.

Key changes to the previously circulated proposed zoning include increasing the maximum
permitted heights from 42m (12 storeys), 54m (16 storeys), and 75m (22 storeys) to 66m (20
storeys), 98m (30 storeys) and 105m (32 storeys) on blocks fronting Highbury Avenue North
and Oxford. The maximum permitted densities on blocks proposed for 20 storeys or greater
are also proposed to be increased from 250, 300, and 320 units per hectare converted to a
calculation of the ratio between the cumulative area of every floor in a proposed development
and the lot area, known as the Floor Area Ratio. Floor Area Rations of 3.0 for 20 storey blocks,
4.0 for 30 storey blocks, and 5.25 for the 32-storey block at the corner of Oxford Street East
and Highbury Avenue North. Other revisions to the permitted uses and zoning regulations
have been proposed to be consistent with the recommended Transit Station Area zoning
proposed for other Transit Villages across the City (Application # OZ-9749).

Requested Zoning (Please refer to attached maps)

¢ Residential R9 (R9-7(*)*H105) Zone (Block 16) - to permit high density mixed use
buildings with residential apartments and commercial, community and office uses on the
ground floor of mixed-use buildings.

o Maximum Height: 105 metres (32 storeys)

o Floor Area Ratio: 5.25

o Minimum required height of 3 storeys or 9 metres;

o Reduced minimum required front, side and rear yards, increased maximum
permitted lot coverage and landscaped open space.

e Residential R9 (R9-7(**)*H98) Zone (Blocks 13-15, 17) - to permit high density mixed
use buildings with residential apartments and commercial, community and office uses
on the ground floor of mixed-use buildings.

o Maximum Height: 98 metres (30 storeys)

o Floor Area Ratio: 4.0

o Minimum required height of 3 storeys or 9 metres;

o Reduced minimum required front, side and rear yards, increased maximum
permitted lot coverage and landscaped open space.

e Residential R9 (R9-7(***)*H66) Zone (Blocks 12, 18, 19) - to permit high density mixed
use buildings with residential apartments and commercial, community and office uses
on the ground floor of mixed-use buildings.

o Maximum Height: 66 metres (20 storeys)
o Floor Area Ratio: 3.0




o Minimum required height of 3 storeys or 9 metres;
o Reduced minimum required front, side and rear yards, increased maximum
permitted lot coverage and landscaped open space.
Residential R5/R9 (R5-7(**)/R9-7(****)*H66) Zone (Blocks 2 & 26) - to permit high
density residential uses including apartment buildings and stacked townhouses; and
permit commercial, community and office uses on the ground floor of mixed-use
buildings. Block 26 is also proposed to be compounded with a Neighbourhood Facility
(NF1) zone to permit an elementary school.
o Maximum Height: 66 metres (20 storeys)
o Floor Area Ratio: 3.0
o Minimum required height of 3 storeys or 9 metres;
o Reduced minimum required front, side and rear yards, increased maximum
permitted lot coverage and landscaped open space.
Residential R8 (R8-4(****)) Zone (Blocks 10 & 11) - to permit medium density
residential uses including apartment buildings and stacked townhouses; and permit
commercial, community and office uses on the ground floor of mixed-use buildings.
o Maximum Height:
= Eastern half: 15 metres (4 storeys) and
=  Western half: 28 metres (8 storeys).
o Maximum Density: 150 units per hectare
o Minimum required height of 2 storeys or 8 metres;
o Reduced minimum required front, side and rear yards, increased maximum
permitted lot coverage and landscaped open space.
Residential R5/R8 (R5-7(*)/R8-4(**)) Zone (Blocks 3 and 4) - to permit medium
density residential uses including apartment buildings, townhouses and stacked
townhouses.
Requested R8-4 Special Provisions include:
o Maximum Height:
= Adjacent to Heritage Protected Treed Allée: 15 metres or 4 storeys, and
= Adjacent to Street A: 28 metres (8 storeys).
o Maximum Density: 125 units per hectare
o Minimum required height of 2 storeys or 8 metres; and
o Reduced minimum required front and exterior side yards of 4.5 metres.
Requested R5-7 Special Provisions include:
o Minimum required height of 2 storeys or 8 metres;
o Minimum density of 30 units per hectare;
o Maximum density of 75 units per hectare; and
o Reduced minimum required front and exterior side yards of 4.5 metres.
Residential R5/R8 (R5-7(*)/R8-4(**)*H28) Zone Block 1 - to permit medium density
residential uses including apartment buildings, townhouses and stacked townhouses.
Requested R8-4 Special Provisions include:
o Maximum Height: 28 metres;
o Maximum Density: 75 units per hectare;
o Minimum required height of 2 storeys or 8 metres; and
o Reduced minimum required front and exterior side yards of 4.5 metres.
Requested R5-7 Special Provisions include:
Minimum required height of 2 storeys or 8 metres;
Maximum Height: 28 metres
Minimum density of 30 units per hectare;
Maximum density of 75 units per hectare; and
Reduced minimum required front and exterior side yards of 4.5 metres
Residential R5/R8 (R5-7(*)/R8-4(***)*H22) Zone Block 5 to 9 - to permit medium
density residential uses including apartment buildings, townhouses and stacked
townhouses.
Requested R8-4 Special Provisions include:
o Maximum Height: 22 metres;
o Maximum Density: 75 units per hectare;
o Minimum required height of 2 storeys or 8 metres; and
o Reduced minimum required front and exterior side yards of 4.5 metres.
Requested R5-7 Special Provisions include:
Minimum required height of 2 storeys or 8 metres;
Maximum Height: 22 metres
Minimum density of 30 units per hectare;
Maximum density of 75 units per hectare; and
Reduced minimum required front and exterior side yards of 4.5 metres
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e Business District Commercial/lCommunity Facility/Heritage (BDC/CF2/CF3/HER)
Zone (Blocks 20-23) - to permit institutional type uses which provide a city-wide or
community service function. The R8-4 zone will permit apartment buildings,
handicapped person’s apartment buildings, lodging house class 2, stacked
townhousing, senior citizen apartment buildings, emergency care establishments and
continuum-of-care facilities with a maximum density of 150 units per hectare. The
heritage zone provides for and regulates buildings, structures and lands that have been
designated under the Ontario Heritage Act.

e Open Space/Neighourhood Facility (OS1/NF1) Zone - to permit future parkland/open
space corridors. The NF1 zone variation permits places of worship, elementary schools,
day care centres, community centres, libraries, private schools, fire stations, private
club, and police station.

e Open Space (0S1) Zone - to permit future parkland/open space corridors.

The applicant has also proposed the following holding provisions (please refer to the attached
map in Figure 2)

e h-80 Purpose: To ensure there is adequate water service and appropriate access, a
looped watermain system must be constructed and a second public access must be
available to the satisfaction of the City Engineer, prior to the removal of the h-100
symbol.

Permitted Interim Uses: A maximum of 80 residential units
Proposed to be applied to: Blocks 1-15, 17-23, & 26

e h-240 Purpose: to ensure that the Municipal Emergency Communication System is
functional and uninterrupted, the holding symbol shall not be deleted until subsequent
studies determine no impacts exist or mitigation measures are identified and mutually
agreed upon by the City and developer.

Permitted Interim Uses: Permitted uses within existing buildings. (Z.-1-233103)
Proposed to be applied to: Blocks 18

e h-(*) Purpose: Purpose: To ensure there are no land use conflicts between the
proposed sensitive land uses and arterial roads, rail lines, and/or existing land uses, the
"h-(*)" shall not be deleted until the owner agrees to implement all noise and vibration
attenuation measures, recommended in noise and vibration assessment reports
acceptable to the City of London.

Proposed to be applied to: Blocks 1-11, 19, 21-23, 26, & 30

The City may also consider revised zones, special provisions and holding provisions in zoning
to implement the urban design requirements and considerations of the London Psychiatric
Hospital Lands Secondary Plan, and ensure compatibility with adjacent land uses, water
looping, municipal services, and phasing.

Requested Revised Draft Plan of Subdivision

Consideration of a revised Draft Plan of Subdivision consisting of one (1) low density
residential block, eight (8) medium residential density blocks, two (2) medium density
residential/mixed use blocks, eight (8) high density residential/mixed use blocks, six (6)
heritage blocks, one (1) institutional block, one (1) parkland block, four (4) open space /
servicing blocks, one (1) stormwater management block, one (1) future develop block one, one
(1) road widening, served by the extension of Rushland Avenue, Howland Avenue, Spanner
Street, and seven (7) new streets (Streets A through G).

Revisions to the previously circulated draft plan of subdivision include the removal of single-
detached lots and their replacement with a low-density residential block (Block 1), the
realignment of the future extension to Spanner Street, and minor changes to the road
alignments.

Planning Policies

Any change to the Zoning By-law must conform to the policies of the Official Plan, London’s
long-range planning document. The subject lands are in the Transit Village Place Type in The
London Plan, permitting a broad range of residential, retail, service, office, cultural,
institutional, hospitality, entertainment, recreational, and other related uses, and in the Green
Space Place Type permitting recreational uses for passive enjoyment of natural features,
conservation or rehabilitation works, or harvesting of trees in accordance with good forestry
management. The subject lands are also within the London Psychiatric Hospital Secondary
Plan which permits a range of medium and high density residential and mixed uses, in a way
that is compatible with and ensure the long-term protection of the significant cultural heritage
features on the subject lands.



How Can You Participate in the Planning Process?

You have received this Notice because someone has applied to change the zoning of land
located within 120 metres of a property you own, or your landlord has posted the notice of
application in your building. The City reviews and makes decisions on such planning
applications in accordance with the requirements of the Planning Act. The ways you can
participate in the City’s planning review and decision-making process are summarized below.

See More Information
You can review additional information and material about this application by:
e Contacting the City’s Planner listed on the first page of this Notice; or
¢ Viewing the application-specific page at london.ca/planapps
e Opportunities to view any file materials in-person by appointment can be arranged
through the file Planner.

Reply to this Notice of Application

We are inviting your comments on the requested changes at this time so that we can consider
them as we review the application and prepare a report that will include Planning &
Development staff’'s recommendation to the City’s Planning and Environment Committee.
Planning considerations usually include such matters as land use, development intensity, and
form of development.

Attend This Public Participation Meeting

The Planning and Environment Committee will consider the requested official plan and zoning
changes at this meeting, which is required by the Planning Act. You will be invited to provide
your comments at this public participation meeting. A neighbourhood or community
association may exist in your area. If it reflects your views on this application, you may wish to
select a representative of the association to speak on your behalf at the public participation
meeting. Neighbourhood Associations are listed on the Neighbourgood website. The Planning
and Environment Committee will make a recommendation to Council, which will make its
decision at a future Council meeting.

What Are Your Legal Rights?

Notification of Council Decision

If you wish to be notified of the decision of the City of London on the zoning by-law
amendment, you must make a written request to the City Clerk, 300 Dufferin Ave., P.O. Box
5035, London, ON, N6A 4L9, or at docservices@london.ca. You will also be notified if you
speak to the Planning and Environment Committee at the public meeting about this application
and leave your name and address with the Clerk of the Committee.

Right to Appeal to the Ontario Land Tribunal

If a person or public body would otherwise have an ability to appeal the decision of the Council
of the Corporation of the City of London to the Ontario Land Tribunal but the person or public
body does not make oral submissions at a public meeting or make written submissions to the
City of London before the proposed official plan amendment is adopted, the person or public
body is not entitled to appeal the decision.

If a person or public body does not make oral submissions at a public meeting or make written
submissions to the City of London before the proposed official plan (or official plan
amendment) is adopted, the person or public body may not be added as a party to the hearing
of an appeal before the Ontario Land Tribunal unless, in the opinion of the Tribunal, there are
reasonable grounds to add the person or public body as a party.

If a person or public body would otherwise have an ability to appeal the decision of the Council
of the Corporation of the City of London to the Ontario Land Tribunal but the person or public
body does not make oral submissions at a public meeting or make written submissions to the
City of London before the by-law is passed, the person or public body is not entitled to appeal
the decision.

If a person or public body does not make oral submissions at a public meeting or make written

submissions to the City of London before the by-law is passed, the person or public body may

not be added as a party to the hearing of an appeal before the Ontario Land Tribunal unless, in
the opinion of the Tribunal, there are reasonable grounds to do so.

If a person or public body would otherwise have the ability to appeal the decision of the
Council of the Corporation of the City of London but does not make oral submissions at a
public meeting, if one is held, or make written submissions to the City of London in respect of


https://london.ca/planapps
https://www.neighbourgoodlondon.ca/
mailto:docservices@london.ca

the proposed plan of subdivision before the approval authority gives or refuses to give
approval to the draft plan of subdivision, the person or public body is not entitled to appeal the
decision to the Ontario Land Tribunal.

If a person or public body does not make oral submissions at a public meeting, if one is held,
or make written submissions to the City of London in respect of the proposed plan of
subdivision before the approval authority gives or refuses to give approval to the draft plan of
subdivision, the person or public body may not be added as a party to the hearing of an appeal
before the Ontario Land Tribunal unless, in the opinion of the Tribunal, there are reasonable
grounds to do so.

For more information go to https://olt.gov.on.ca/appeals-process/forms/.

Notice of Collection of Personal Information

Personal information collected and recorded at the Public Participation Meeting, or through
written submissions on this subject, is collected under the authority of the Municipal Act, 2001,
as amended, and the Planning Act, 1990 R.S.0. 1990, c.P.13 and will be used by Members of
Council and City of London staff in their consideration of this matter. The written submissions,
including names and contact information and the associated reports arising from the public
participation process, will be made available to the public, including publishing on the City’s
website. Video recordings of the Public Participation Meeting may also be posted to the City
of London’s website. Questions about this collection should be referred to Manager, Records
and Information Services 519-661-CITY(2489) ext. 5590.

Accessibility

The City of London is committed to providing accessible programs and services for supportive
and accessible meetings. We can provide you with American Sign Language (ASL)
interpretation, live captioning, magnifiers and/or hearing assistive (t coil) technology. Please
contact us at plandev@london.ca by October 25, 2024, to request any of these services.
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Proposed Zoning Schedule
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Figure 2. Proposed Zoning Schedule for the lands located at 850 Highbury Avenue North.

The Zoning By-law is available at london.ca.
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Figure 3. Proposed Heights for the lands located at 850 Highbury Avenue North.
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