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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: 2023 Annual Heritage Report
Date: February 21, 2024

Recommendation

That, on the recommendation of the Director, Planning and Development, the following
report BE RECEIVED.

Executive Summar

The purpose of this report is to provide Municipal Council with information regarding
activities in 2023 on the heritage planning program, including information regarding
archaeology, the Register of Cultural Heritage Resources, heritage property
designations, Heritage Alteration Permits, demolition requests, and municipally owned
heritage properties.

Linkage to the Corporate Strategic Plan

This recommendation supports the following 2023-2027 Strategic Plan areas of focus:
e London has safe, vibrant, and healthy neighbourhoods and communities.
o Londoners have a strong sense of belonging and sense of place.
= Create cultural opportunities that reflects arts, heritage, and
diversity of community.
e The City of London is trusted, open, and accountable in service of the
community.
o Londoners have trust and confidence in their municipal government.
= Measure and regularly report to Council and the community on the
City’s performance.

Analysis
1.0 Background Information

1.1 Previous Reports Related to this Matter
Annual Heritage Reports have been prepared since 2015 and submitted to the London
Advisory Committee on Heritage/Community Advisory Committee on Planning:

e Memo to Community Advisory Committee on Planning, 2022 Heritage Planning
Program: https://pub-
london.escribemeetings.com/filestream.ashx?Documentld=96964

e Memo to London Advisory Committee on Heritage, 2021 Heritage Planning
Program: https://pub-
london.escribemeetings.com/filestream.ashx?Documentld=89707

e Memo to London Advisory Committee on Heritage, 2020 Heritage Planning

Program: https://pub-
london.escribemeetings.com/filestream.ashx?Documentld=82837

2.0 Discussion and Considerations

2.1 Legislative Changes
Amendments to the Ontario Heritage Act in Bill 23, More Homes Built Faster Act, were
proclaimed on January 1, 2023. These amendments included, but are not limited to:
e Requiring a property to meet two or more of the prescribed criteria of O. Reg.
9/06 to merit designation under the Ontario Heritage Act
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e Prescribing the evaluation criteria for the designation of a Heritage Conservation
District

e Limiting the designation of a property under Section 29, Ontario Heritage Act,
during a “prescribed event” to those listed on a municipal register

e Limiting the inclusion of a property on a municipal register to only two-years,
followed by a five-year prohibition on re-listing a property

During 2023, staff have worked to implement the new legislative framework. For
example, there were four (4) planning applications that were “Prescribed Events” under
the new legislative framework. This required consideration of the potential cultural
heritage value of a resource on those properties within the first 90-days of the planning
application, resulting in staff recommendations to designate two of those properties; one
property was ultimately designated under the Ontario Heritage Act.

Proposed amendments to the Ontario Heritage Act in Bill 139, Less Red Tape, More
Common Sense Act, which would affect heritage designated places of worship was not
proclaimed in 2023.

Staff will continue to monitor the status of the amendments for modifications to the
City’s Register of Cultural Heritage Resources or other processes, as applicable.

2.2  Archaeology

In 2023, 111 archaeological assessments were received and updated on the
archaeological potential model. Most of these archaeological assessments were
received as part of a planning application and are used to continuously update the
archaeological potential model.

Additionally, an archaeological consultant was retained to undertake a review of
archaeological integrity mapping in targeted areas. This project continued work
completed during the development of the Archaeological Management Plan (2018) that
focused on the historic urban core of London. This detailed analysis confirmed which
areas retain integrity, from an archaeological perspective, to focus any requirements for
an archaeological assessment during a planning application. The detailed analysis
resulted in a reduction of 1,123.5 hectares (2,776 acres) of areas identified as formerly
having archaeological potential within the City of London. Further review of specified
areas can be considered as budget allows.

2.3 Register of Cultural Heritage Resources

The Register of Cultural Heritage Resources is an important reference tool — identifying
the cultural heritage status of properties in London, including all heritage designated
properties and heritage listed (non-designated) properties. The proactive identification
of resources of potential cultural heritage value (non-designated properties) acts as an
important flag to ensure those resources are further studied and evaluated prior to a
major change like redevelopment or a demolition.

At the end of 2023, the City of London has:
e 3,954 heritage designated properties, including:
o 3,611 properties in one of London’s seven Heritage Conservation Districts
designated pursuant to Part V, Ontario Heritage Act
o 103 properties designated pursuant to both Parts IV and V, Ontario
Heritage Act
o 240 properties designated pursuant to Part IV, Ontario Heritage Act
e 2,201 heritage listed properties, including:
o One cultural heritage landscape.

In total, there are 6,155 heritage listed properties and heritage designated properties
are included on the City of London’s Register of Cultural Heritage Resources.

No properties were added to the Register of Cultural Heritage Resources in 2023. In
2023, 8 properties were removed from the Register of Cultural Heritage Resources (see
Section 2.7).



2.4 Individually Designated Heritage Properties

In 2023, three properties were individually designated under the Ontario Heritage Act:
e 81 Wilson Avenue (see Image 1)
e 1350 Wharncliffe Road South
e 634 Commissioners Road West?

These properties were included on the Register of Cultural Heritage Resources prior to
their heritage designation.

Image 1: Installation of the blue City of London Heritage Property plaque on the heritage designated property at 81
Wilson Avenue on November 22, 2023.

The appeal regarding the heritage designation of the properties at 183 Ann Street and
197 Ann Street is still before the Ontario Land Tribunal (OLT).

The appeal regarding the heritage designation of the property at 247 Halls Mill Road is
still before the Conservation Review Board (CRB).

2.5 Heritage Conservation Districts

There are seven Heritage Conservation Districts in London designated pursuant to Part
V, Ontario Heritage Act. No new Heritage Conservation Districts were designated in
2023.

2.6  Heritage Alteration Permits

The decision-making process enabled through the Heritage Alteration Permit application
works to ensure that the heritage attributes of a heritage designated property are
appropriately protected and conserved during the process of change. Heritage
Alteration Permit approval is required for an alteration to an individually designated
heritage property if it is “likely to affect” any of the property’s heritage attributes or as
determined by the Classes of Alterations defined in the applicable Heritage
Conservation District plan.

In 2023, 105 Heritage Alteration Permits (HAPs) applications pursuant to the Ontario
Heritage Act were processed. Of these, 92% (97/105 Heritage Alteration Permits) were
processed administratively pursuant to the Delegated Authority By-law (see Table 1 and

a The property at 634 Commissioners Road West was also noted in the 2022 Annual Report. The heritage
designating by-law for the property at 634 Commissioners Road West was passed in 2022 but registered
(after no appeals were received) in 2023.



Figures 1-2). The Delegated Authority By-law enables staff to approve, or approve with
terms and conditions, Heritage Alteration Permit application that comply with applicable
policies and guidelines. Staff are not able to refuse a Heritage Alteration Permit
application under the Delegated Authority By-law.

Table 1: Summary of Heritage Alteration Permits (HAP) by review type and year.

Delegated Municipal
Authority Council Total HAPs
HAPs HAPs
HAP applications (2023) 97 8 105
HAP applications (2022) 89 14 103
HAP applications (2021) 70 16 86
HAP applications (2020) 64 16 80
HAP applications (2019) 111 16 127
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Figure 1: The proportion of Heritage Alteration Permit applications processed through the Delegated Authority By-law
and those Heritage Alteration Permit applications requiring consultation with the CACP and a decision by Municipal
Council since 2019.

The remaining eight (8) Heritage Alteration Permit applications met at least one of the
“Conditions for Referral” in the Delegated Authority By-law, thus requiring consultation
with the Community Advisory Committee on Planning (CACP) and a decision of
Municipal Council to approve, approve with terms and conditions, or refuse the
application. Of the eight Heritage Alteration Permit applications referred to the CACP
and Municipal Council for a decision, only one (1) Heritage Alteration Permit application
was recommended for refusal by staff. All eight Heritage Alteration Permits referred to
the CACP and Municipal Council were approved or approved with terms and conditions
in 2023.

The review of 100% of these Heritage Alteration Permit applications was completed
within the provincially mandated timeline. See Appendix A for a list of Heritage
Alteration Permits processed in 2023.
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Figure 2: The number of heritage designated properties in London and the number of Heritage Alteration Permits by
year.

Enforcing the requirements of the Ontario Heritage Act with respect to heritage
designating by-laws and Heritage Alteration Permits for properties continues to be a
challenge.

Approval pursuant to a Heritage Easement Agreement was sought for one property in
2023: 39 Carfrae Street.

2.7 Demolition Requests

In 2023, there were eleven (11) demolition requests for heritage listed properties and
heritage designated properties. Each of these demolition requests required consultation
with the CACP, a public participation meeting at Planning and Environment Committee,
and a decision of Municipal Council.

Of the 11 demolition requests, 8 request were for non-designated properties listed on
the Register of Cultural Heritage Resources. All 8 of those requests resulted in the
removal of the property from the Register of Cultural Heritage Resources, which allowed
the demolition to proceed. The following properties were removed from the Register of
Cultural Heritage Resources by resolution of Municipal Council in 2023:

e 2 Kennon Place
3 Kennon Place
689 Hamilton Road
763-769 Dundas Street
1588 Clarke Road
176 Piccadilly Street
5200 Wellington Road South
7056 Pack Road

One demolition request was considered for an individually designated heritage property
at 247 Halls Mill Road. The demolition request for this property was restricted to the
removal of debris on the former accessory structure, a process that was required to
continue proceedings with the Conservation Review Board.

Two demolition requests were accompanied by Heritage Alteration Permit applications
for proposed new buildings within two different Heritage Conservation Districts:



e 320 King Street, Downtown Heritage Conservation District
e 187 Wharncliffe Road North, Blackfriars/Petersville Heritage Conservation
District

In 2023, the Ontario Land Tribunal (OLT) closed the appeal regarding Municipal
Council’s refusal of the demolition request for the heritage designated property at 183
King Street, Downtown Heritage Conservation District.

Additionally, the Heritage Planners completed 109 Required Clearances for Demolition
Permit forms in 2023.

2.2 Municipally Owned Heritage Properties
In cooperation with Facilities, Heritage Planning staff continued to support the lifecycle
renewal of municipally owned heritage properties in 2023. Highlights include:
e Repair and partial replacement of the cedar roof at Park Farm
Construction of an accessible pathway at Eldon House (see Image 2)
Replacement of the wood fence at Eldon House
Restoration of the gate and fence at Elsie Perrin Williams Estate
Removal of asbestos flooring at Grosvenor Lodge
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Image 2: The new accessible pathway on the east side of Eldon House. This project was completed with the
assistance of the City of London’s AODA budget.

In December 2021, the City of London made an application to the Historic Sites and
Monuments Board of Canada to recognize Labatt Memorial Park as a National Historic
Site of Canada. A decision on the application is still pending.

Conclusion

The purpose of this report is to provide Municipal Council with information regarding
activities in 2023 on the heritage planning program, including information regarding
archaeology, the Register of Cultural Heritage Resources, heritage property
designations, Heritage Alteration Permits, demolition requests, and municipally owned
heritage properties (see Figure 3).



\

= Archaeological Assessments
mapped

= Heritage Alteration Permit
applications processed

= Heritage Impact Assessments
reviewed

= Properties removed from the
Register

= Demolition requests (Designated
Properties)

= Heritage Properties designated

= LEHF grants adminstered

= Municipally Owned Heritage
Property projects

Figure 3: Summary highlight of the heritage planning program in 2023.
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Appendix A Heritage Alteration Permit applications in 2023 by Review Type




Appendix A — Heritage Alteration Permits

Heritage Alteration Permit applications processed in 2023 by review type:

Municipal Council

HAP23-001-L, 54 Duchess Avenue, Wortley Village-Old South HCD
HAP23-011-L, 19 Blackfriars Street, Blackfriars/Petersville HCD
HAP23-015-L, 27 Bruce Street, Wortley Village-Old South HCD
HAP23-036-L, 1 Cathcart Street/115 Bruce Street, Wortley Village-Old South
HCD

HAP23-040-L, 320 King Street, Downtown HCD

HAP23-042-L, 520 Ontario Street, Old East HCD

HAP23-047-L, 134 Wortley Road, Wortley Village-Old South HCD
HAP23-074-L, 187 Wharncliffe Road North, Blackfriars/Petersville HCD

Delegated Authority

HAP23-002-L, 209-213 King Street, Downtown HCD
HAP22-082-D-a, 790 Queens Avenue, Old East HCD
HAP23-003-D, 824 Lorne Avenue, Old East HCD

HAP23-004-D, 294 Central Avenue, West Woodfield HCD
HAP23-005-D, 178 Wharncliffe Road North, Blackfriars/Petersville HCD
HAP23-006-D, 42 Albion Stret, Blackfriars/Petersville HCD
HAP23-007-D, 532 Dufferin Avenue, East Woodfield HCD
HAP23-008-D, 82 Albion Street, Blackfriars/Petersville HCD
HAP23-009-D, 28 Palace Street, East Woodfield HCD
HAP23-010-D, 116 Wilson Avenue, Blackfriars/Petersville HCD
HAP22-082-D-b, 790 Queens Avenue, Old East HCD
HAP23-012-D, 83 EImwood Avenue East, Wortley Village-Old South HCD
HAP23-013-D, 16 Blackfriars Street, Blackfriars/Petersville HCD
HAP23-014-D, 553 Dufferin Avenue, East Woodfield HCD
HAP22-001-D-a, 808 Waterloo Street, Bishop Hellmuth HCD
HAP22-083-D-a, 4402 Colonel Talbot Road

HAP23-016-D, 820 Queens Avenue, Old East HCD

HAP23-017-D, 140 Dundas Street, Downtown HCD

HAP23-018-D, 892 Princess Avenue, Old East HCD

HAP23-019-D, 854 Wellington Street, Bishop Hellmuth HCD
HAP23-020-D, 141 Wortley Road, Wortley Village-Old South HCD
HAP23-021-D, 560 English Street, Old East HCD

HAP23-022-D, 74 Albion Street, Blackfriars/Petersville HCD
HAP23-023-D, 29 EImwood Avenue East, Wortley Village-Old South HCD
HAP23-024-D, 363 Central Avenue, West Woodfield HCD
HAP23-025-D, 514 Pall Mall Street

HAP16-046-D-a, 188-190 Dundas Street, Downtown HCD
HAP23-026-D, 312 Grosvenor Street, Bishop Hellmuth HCD
HAP23-027-D, 89 King Street, Downtown HCD

HAP21-080-D-b, 473 Colborne Street, West Woodfield HCD
HAP23-028-D, 227 Wharncliffe Road North, Blackfriars/Petersville HCD
HAP20-064-D-a, 6 Napier Street, Blackfriars/Petersville HCD
HAP23-029-D, 496 Waterloo Street

HAP23-030-D, 332 St James Street, Bishop Hellmuth HCD
HAP23-031-D, 186 Dundas Street, Downtown HCD
HAP22-070-D-a, 41 Cathcart Street, Wortley Village-Old South HCD
HAP23-032-D, 625 Elizabeth Street, Old East HCD

HAP23-033-D, 545 Ontario Street, Old East HCD

HAP23-020-D-a, 141 Wortley Road, Wortley Village-Old South HCD
HAP23-034-D, 261 Wortley Road, Wortley Village-Old South HCD
HAP23-035-D, 201 Queens Avenue, Downtown HCD
HAP23-037-D, 332 Central Avenue, West Woodfield HCD
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HAP23-038-D, 40 Oxford Street West, Blackfriars/Petersville HCD
HAP23-039-D, 248 Hyman Street, West Woodfield HCD

HAP23-041-D, 60 Bruce Street, Wortley Village-Old South HCD
HAP23-043-D, 163 Oxford Street East

HAP23-044-D, 6 Ingleside Place, Wortley Village-Old South HCD
HAP23-045-D, 30 Victor Street, Wortley Village-Old South HCD
HAP23-020-D-b, 141 Wortley Road, Wortley Village-Old South HCD
HAP23-046-D, 447 Quebec Street, Old East HCD

HAP23-048-D, 36 Askin Street, Wortley Village-Old South HCD*
HAP22-026-D-c, 119 ElImwood Avenue East, Wortley Village-Old South HCD
HAP23-049-D, 647 Elias Street, Old East HCD

HAP23-050-D, 129-131 Wellington Street

HAP23-051-D, 8 Cherry Street, Blackfriars/Petersville HCD
HAP23-052-D, 338 St James Street

HAP22-026-D-d, 119 EImwood Avenue East, Wortley Village-Old South HCD
HAP23-053-D, 174-184 York Street, Downtown HCD

HAP23-054-D, 472 Elizabeth Street, Old East HCD

HAP22-088-D-a, 920 Dufferin Avenue, Old East HCD

HAP23-055-D, 415-417 Richmond Street, Downtown HCD
HAP23-056-d, 89 EImwood Avenue East, Wortley Village-Old South HCD
HAP23-057-D, 94 Bruce Street, Wortley Village-Old South HCD
HAP23-058-D, 169 Wortley Road, Wortley Village-Old South HCD
HAP23-059-D, 189 Dundas Street, Downtown HCD

HAP23-060-D, 141 Duchess Avenue, Wortley Village-Old South HCD
HAP23-061-D, 527 Princess Avenue

HAP23-062-D, 226 Dundas Street, Downtown HCD

HAP23-063-D, 225 Queens Avenue, Downtown HCD

HAP23-064-D, 316 Grosvenor Street, Bishop Hellmuth HCD
HAP23-065-D, 802 Waterloo Street, Bishop Hellmuth HCD
HAP23-066-D, 148 York Street, Downtown HCD

HAP23-067-D, 140 Wortley Road, Wortley Village-Old South HCD
HAP23-068-D, 122 Wharncliffe Road South, Wortley Village-Old South HCD
HAP23-069-D, 68 Albion Street, Blackfriars/Petersville HCD
HAP23-070-D, 189 Dundas Street, Downtown HCD

HAP23-071-D, 171 Wortley Road, Wortley Village-Old South HCD
HAP23-072-D, 34 Empress Avenue, Blackfriars/Petersville HCD
HAP23-073-D, 27 Victor Street, Wortley Village-Old South HCD
HAP23-075-D, 785 Wellington Street, Bishop Hellmuth HCD
HAP23-034-D-a, 261 Wortley Road, Wortley Village-Old South HCD
HAP23-076-D, 57 Askin Street, Wortley Village-Old South HCD
HAP22-086-D-a, 173 Duchess Avenue, Wortley Village-Old South HCD
HAP23-077-D, 139 Duchess Avenue, Wortley Village-Old South HCD
HAP23-078-D, 129 Wharncliffe Road North, Wortley Village-Old South HCD
HAP22-001-D-b, 808 Waterloo Street

HAP23-079-D, 795 Lorne Avenue, Old East HCD

HAP23-080-D, 330 Clarence Street, Downtown HCD

HAP23-069-D-a, 68 Albion Street, Blackfriars/Petersville HCD
HAP23-081-D, 421 Ridout Street North, Downtown HCD
HAP23-082-D, 4 Brighton Street, Wortley Village-Old South HCD
HAP23-083-D, 15 Ingleside Place, Wortley Village-Old South HCD
HAP23-084-D, 195 Dundas Street, Downtown HCD

HAP23-085-D, 538 Colborne Street, West Woodfield HCD
HAP23-086-D, 506 Ontario Street, Old East HCD

HAP23-087-D, 47 Bruce Street, Wortley Village-Old South HCD
HAP23-077-D-a, 139 Duchess Avenue, Wortley Village-Old South HCD
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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: 2023 Annual Development Report
Date: February 21, 2024

Recommendation

That, on the recommendation of the Director, Planning and Development, the 2023
Annual Development Report, attached as Appendix “A”, BE RECEIVED for information.

Executive Summar

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; and Planning and
Development process improvement initiatives.

The 2023 Annual Development Report is the fifth report prepared by the City and is
attached as Appendix A to this report. Various changes have been made to the
approach taken in the 2023 report as compared to previous reports, which includes new
reporting metrics related to the City’s housing supply and more data visualizations
including charts and graphs. The 2023 report contains new sections on affordable
housing units and residential units in development approval stages to track progress
towards the Roadmap to 3,000 Affordable Units and London’s Housing Pledge of
47,000 units.

Linkage to the Corporate Strategic Plan

The Annual Development Report supports the 2023-2027 Strategic Plan for the City of
London through the Housing and Homelessness strategic area of focus by developing
and enhancing planning implementation tools that advance the polices of The London
Plan and increasing the efficiency and consistency of planning and development
processes.

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, 2021 and 2022 were submitted
to Planning and Environment Committee.

Similar to previous years, the attached 2023 Annual Development Report covers
historic and forecasted near-term growth by development type, 2019-2023 development
application activity, and continuous improvement initiatives that were taken in 2023, as
well as the percentage of new residential units located within the Built-Area Boundary.

New reporting metrics have been developed and incorporated into the 2023 edition to
track progress of the Roadmap to 3,000 Affordable Units Plan and the City’s Housing
Pledge for 47,000 new units. The Roadmap which sets the framework for creating 3,000
new affordable housing units by 2026 was approved in December 2021. A new section
in the 2023 Annual Development Report provides an update on the Roadmap along
with numbers of new affordable housing units tracked to date.
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On February 14, 2023, Council adopted the Province’s pledge to increase the housing
supply by an additional 47,000 units by 2031. The City also secured $74 million from
federal Housing Accelerator Fund (HAF) on September 13, 2023 to accelerate delivery
of those housing units.

On October 31, 2023, a report was brought forward to the Strategic Priorities and Policy
Committee highlighting the number of units in the various stages of land development
and planning application processes as of June 2023. In the 2023 Annual Development
Report, the diagram of “buckets” of units in various development approval stages has
been updated with current information (December 2023), and is applied as a key
performance metric that can be monitored over time. Unit counts in the “Un-serviced”
and “Serviced” stages are an estimate of the number of units from annual updates to
the Growth Management Implementation Strategy (GMIS), and therefore are not
included in the Annual Development Report.

Key Findings

In 2023, total new residential units were down 39% in the City over 2022. Of new
residential units in 2023, 16.3% were single detached and semi-detached dwellings,
23.8% were rowhouses and townhouses and 59.9% were apartments. In addition,
permits for 260 new Additional Residential Units (ARUs) were issued in 2023, which
represent a 24% increase in the number of ARUs from 2022.

The 2023 residential permit activity demonstrates the continuation of the recent trend
towards more medium-density (townhouse) and high-density (apartment) forms of
housing being built compared to low-density (singles and semi-detached) units. Also, as
identified in the October 31, 2023 Housing Pledge report to the Strategic Priorities and
Policy Committee, it is anticipated that the drop in overall residential building activity in
2023 can in part be attributed to:

e Consumer demand dropping due to higher mortgage rates and increasing
difficulty in consumers meeting requirements of mortgage payments;

e Higher construction costs and higher interest rates making it more difficult to
acquire financing for large construction projects; and

e Substantial and increasing fixed costs for components of midrise buildings
making some forms of midrise building less financially viable at this time.

In tracking progress towards achieving the Housing Pledge of 47,000 new units, there
have been a total of 4,324 residential units constructed in 2022 and 2023 (2,598 units in
2022 and 1,726 units in 2023). Council approvals of projects going through the planning
and development approval process have also remained stable in 2023, despite the
reduction in building permits for new units in 2023. Since January 2022, Council has
approved 9,767 units through site-specific zoning by-law amendments and draft
approved subdivision plans. In 2022, Council approved zoning for 4,002 units through
site-specific zoning by-law amendments and 428 units in draft approved subdivisions. In
2023, Council approved zoning for 5,082 units through site-specific zoning by-law
amendments and 255 units in draft approved subdivision plans. Additionally, 5,801 units
were in registered subdivisions as individual building lots or multi-unit blocks, as of the
end of 2023.

The intensification rate which means new units created within the 2016 Built-Area
Boundary as identified in The London Plan was 43.5% in 2023. After a very low level in
2022, the intensification rate increased due to greater high density residential (i.e.
apartments and other multi-unit dwellings) units being located within the Built-Area
Boundary.

For non-residential development, industrial growth was down 66.1% in 2023 returning to
historic levels after an exceptional 2022 that was boosted by permits for new
manufacturing plants and additions to existing buildings. Commercial (retail and office)
growth was down 61.9% after an increase in 2022 due to restaurants and retail stores
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including Costco Wholesale. Institutional growth increased 54.7% due to new buildings
for various uses ranging from long-term care facilities and schools to animal shelters.

Since the inception of the Roadmap to 3,000 Affordable Units Plan in 2021, a total of
1,825 affordable housing units have been tracked up to the end of 2023. The City has
constructed or contributed to the construction of 479 affordable housing units and
secured additional 19 affordable housing units through bonus zoning. The City has
started or guided construction of 598 affordable housing units, and engaged in the
project scoping and planning process for 729 affordable housing units. Future
opportunities for 1,175 units are being assessed and explored.

Development application activity levels remained stable in 2023. A total of 412
applications were received. Of those applications received, 175 site-specific rezoning
and site plan applications proposed for creation of 7,154 residential units. Several types
of applications, including Official Plan Amendments and Zoning By-law Amendments,
have improved processing timelines.

It should be noted that the percentages of development applications processing
Planning Act statutory timelines over the past 5 years have been adjusted to be
consistent with quarterly reporting submitted to the province. The percentages may be
changed over time as some applications are being processed with no decision or draft
approval.

In addition, several process improvement initiatives are underway to improve service
delivery, submission quality and application processing times. Various changes and
improvements to application processes have been implemented in response to
Provincial legislative changes. Those include delegation of approval authority to staff for
subdivision, condominium and part-lot control processes, streamlined notice process
and updates to planning documents.

Conclusion

The attached 2023 Annual Development Report provides a summary of historic and
forecasted near-term growth of residential and non-residential development, 2019-2023
development application activity, and continuous improvement initiatives that were
undertaken in 2023, as well as updates on affordable housing units and residential units
in development approval stages.

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 (GMIS) and recommendations for infrastructure planning.

A separate report will be brought forward to a future meeting of the Strategic Priorities
and Policy Committee to introduce a Housing Supply Action Plan (HSAP). The HSAP is
anticipated to include foundations for actions and initiatives in support of the Housing
Pledge, including how the City reports on development tracking.
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2023 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;

o affordable housing unit supply;
e residential units in various stages of the development approval process;
e development application statistics; and
¢ Planning and Development process-based continuous improvement initiatives.
Highlights in 2023 Change ( AW ) compared to 2022

Residential Development

- @ 236 Single and semi-detached units
:—) % NG (1 6% of total units)

ﬁ 344 Rowhouse and townhouse units
1,445

V¥ 51% (24% of total units)
Residential Units

Issued 865 Apartment units
V9% N (60% of total units)

= Intensification rate . ) i
/\ ’\ 43 50/ (Percentage of residential units )/‘\A 260 NeYV Additional Residential
-9 /0 |ocated within the Built-Area I Units (ARUs)

Boundary) A 24%

Non-Residential Development

. Q’ i Y 3,0343 Industrial development
-0 ﬁi & W 66% (42% of total gross floor area)
.

1 3,894 Commercial (retail and office) development

725202 W 62% (19% of total gross floor area)
m? of Gross Floor Area A
Issued Institutional development
o, B 27,965 P

A 55% (39% of total gross floor area)
Affordable Housing

/ﬁ\ 1 ,825 Affordable Housing Units Tracked up to the end 2023
A2 pv 4
ﬁ i 498 Units built and occupied /5 729 Units in planning

VO
A\ L D 1.175 Remaining of the
@J 598 unitsin progress y 3,000 target
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Residential Units in the Development Approvals Process

3.100 units 2022) & 3.447 Units (2023)

2,598* units constructed in 2022

(<]

0] O
"7 4,430 units in 2022

r-\
5,337 units in 2023

o

%

Council
Approved

‘ ‘ ﬁfl 12,771 units in 2022

14,598 units in 2023

Open Site Plans
and Condos

Development Application Activity

1 ,726* units constructed in 2023

/ﬂ\HHE London’s Annual Housing Targets for 2022 and 2023

*These units are based on
building permit data and the
Province bases their values on
this housing starts information.

O0y\v

OO0 |&
Approved Lots

and Blocks

5,742 units in 2022
5,801 units in 2023

2,598 units in 2022
1,726 units in 2023

Permits and
Inspection

Percentages of

Applications Processed ETEED DEVS

within Planning Act C';fn%zsrsDayS)
Timelines
Official Plan Amendment and
Zoning By-law Amendment 69% 115
41 2 Zoning By-law Amendment 45% 144
applications ‘
received SR ZBTNE 50% 112
W 9% Removal of Holding Provision 74% 71
Draft Plan of Subdivision 40% 179
m Draft Plan of Condominium 69% 114
7,1 54 Condominium Conversion Plans 0% n/a
residential units
proposed through Part Lot Control Exemption n/a 43
applications
(Site-specific Zoning
By-law Amendments Consent 97% 57
and Site Plans)
Minor Variance 85% 30
Site Plan 100% 25
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Building Permit Activity
Residential Development

2,500
2,210

2 000 1,924
1,500
1,209 1,047
1,000 967 e 891
688 709
536 612
500 l
0

2019 2020 2021

Units & Change (aW)
. compared to 2022 100%
Low Density

Residential (LDR) @ 236 V61% o

Single and semi-
detached dwellings
60%

Medium Density

1,052
709

2022

23
]

2023

Residential (MDR) o .
Rowhouses and 334 wsiv 40%  27% 13% 23% 30%
townhouses 24%
20%
High Density 0% I . l . -
Residential (HDR) ﬁ 865 V18% 2019 2020 2021 2022 2023
Apartments

2023 Total Residential Permits by Location

Unit Type
@ LDR
O MDR
@ HDR

Number of
New Units

L O o0-10
S O 1 -50
1| T

51-100

O 101 - 250
Q +250

1,445

10

13

Units issued (Total)

Single detached
cluster units issued
in Vacant Land
Condominiums

Apartment buildings
issued ranging in
size from 6 units to
153 units



Non-Residential Development
100,000
89,142 89,653
90,000
80,000
70,000

60,000

50,000

40,000 6,524

59.204
30,343 57 965

40,578
1829 jiaay 7,809 8,070
7,232 , : 389
67 379

2019 2020 2021 2022 2023

30,000

20,000

10,000

0

GFA (m2) & Change (a¥) compared to 2022

72 202 m? of GFA issued
’ (Total) Industrial 30,343 VW 66%

is industrial.

(Retail & Office) .
Institutional 27,965 A 55%

~ap
lea
42% m Commercial 13,894 W 62%
A
E

19%
‘ is commercial.

0 Permit Type
39 /0 @ Commercial
is institutional. @ Industrial

@ Institutional

Area in m?

New industrial ok O 0-2500

5 buildings issued L Q 2501 - 5000

O 5001 - 10,000

New commercial

9 buildings issued Q 10,001 - 25,000
New institutional +25,000

5 buildings issued



Additional Residential Units (ARUs)

300
260
250
210
200
10 141 121
100
58 57
) I .
0
2019 2020 2021 2022 2023
B ARUS ==5-Year Average
® [n a main dwelling
250 units issued
® [n an accessory
structure
10 units issued
2023 ARU Permits by Location
# T — 1
4 : i '\'_‘47 |

| ol

e
‘ | ’! .
2

N

Units Created

An Additional Residential Unit (ARU) is a
self-contained residential unit with kitchen
and bathroom facilities within, and an
ancillary to, an existing dwelling.

ARUs in a main dwelling

Upper level ARU

N
i

ARUs in an accessory structure

7o\
m Detached ARU

]
A maximum of three ARUs are permitted
within a single-detached, semi-detached or
street townhouse dwelling in a lot, including a
maximum of one ARU in an accessory
structure. ARUs do not include garden suites,
lodging houses or converted dwellings.

Basement ARU

Attached ARU

Increased in the
number of ARUs
from 2022.

24%

0-10
11 - 50

51-100
of new ARUs were

in the Built-Area
Boundary.

101 - 250

62%

+250



Affordable Housing
Affordable Housing Target by 2026
3,000

weas [T

-IIIIIIIIIIIIIIIIIII.. IIIIIIIIII>

1 ,825 Units tracked up to the end of 2023

Affordable Housing Projects Tracked

fm
R
804 units 50 units 6 units

Affordable Affordable Secondary
Rental Ownership Suites

1 ,1 75 Units for future

opportunities

399 units

City-led Shovel
Ready

$

93 units 338 units 135 units

LMCH Bonusing Zone Rent
Intensifications Approvals Supplements
Affordable Housing Units by Location Type

Status

O Complete
O In Progress
k\ In Planning

+250

Units

O 0-10

(::) 11 - 50

@
O

. Affordable Ownership ° 49 8

. Affordable Rental

O Bonus Zone Approvals ﬁ. * U n ItS
. City-led Shovel-Ready Projects

. LMCH Intensifications
. Rent Supplements

™ complete

~~ 598
K/ﬂ\ Units in
progress

s 729
”ﬁ‘/l Units in

planning

Note: The map on the left
does not contain all the
affordable housing units
tracked.



Residential Intensification Rate

A Built-Area Boundary is a fixed line that
acts an important land use planning tool to
measure intensification and redevelopment.

The London Plan targets a minimum 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 on the left.

Legend
City Boundary [ Urban Growth Boundary [ 2016 Built Area Boundary

50% 46.9% 4350
.070
40.2% 45%
40% 79
36% 37.7%
30% e .
N ntensification Rate
e 5-Year Average
20% 164% e == Target
0%
2019 2020 2021 2022 2023
100% Residential Units Issued within
80.1% the 2016 Built-Area Boundary

80%
65.1%
LDR units
60% 53.3% 16.7% @ 47 (Single and
24 0% semi-detached)
9%

40%
19.9% MDR units
20% 120 (Rowhouse and
- townhouse)
0%

Built Area Greenfield Area )
46 1 HDR units
+ Higher intensification rates are typically driven by high levels of HDR (Apartment)

permits are generally located within the Built-Area Boundary.
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Residential Units in the Development Approvals Process
2,598* units built in 2022

1,726% units built in 2023

Roadmap to Municipal Housing Target of 47,000 units by 2031

I Annual Housing Target of 3,447 units for 2023
2,5981,726 |

T A 7. 000
|

0 I 5,000 10,000 15,000 20,000 25,000 30,000 35,000 40,000 45,000
I Annual Housing Target of 3,1 00 units for 2022 *These units are based on permit data and the
Province bases their values on this starts information.
16,000
14,000
12,000
10,000
8,000
6,000
4,000 73
1
2,5972:719 779 225
2,000 281
1 0 o 659
0 _ 242 = - 236
2022 2023 2022 2023 2022 2023 2022 2023
Council Approved Approved Lots and Blocks ' Open Site Plans and Condos Permits and Inspections

B LDR units EMDR units MHDR units M Other units*

4,430 units in 2022 5,742 units in 2022 1 2,771 units in 2022 2,598 units in 2022
5,337 units in 2023 5,801 units in 2023 1 4,598 units in 2023 1 ,726 units in 2023

o@o C]C]ﬁ
[ [:][:] )

v

Council Approved Open Site Plans Permits_and
Units in d ﬂpp d Approved Lots P Inspections
nits in draft approve and Blocks and Condos o g .
Subdivision Plans and o . its i i Units in building permit
_ n Units in Registered Units in Open Site Plans licati

ETPATOVE] BEETEEITe Subdivision, Condominium and Draft Approved il et
Zoning By-law e PeferEnes Elans, Condos and Under Review *Other units include Additional
Amendments. Condos. Residential Units.



Development Application Activity

5-Year
Average

429

2019-2023

Official Plan Amendment (OPA) &
Zoning By-law Amendment (ZBA)

@ Zoning By-law Amendment (ZBA)
@ Temporary Use
Removal of Holding Provision
@ Draft Plan of Subdivision
@ Draft Plan of Condominium
@ Condominium Conversion Plans
@ Part Lot Control Exemptions
@ Consent
@ Minor Variance

@ Site Plan

Percentages of Applications Processing Planning Act Timelines & Change (AW ) compared to 2022

YRK 69% oraamazen Az KT 40% DeftPene g
**7,'\\( 45% zBA A 653% *** 69% granhanol - A g
KKTE 50% Tomprmytoe Oua = mmmm 0% ST
*** 740/0 |EgIr(rj]i(r)1\(fqall3(:cf)vision A 64% *** 97%’ Consent A 7%
*** 100% site Plan A 7% *** 85% Minor Variance A 1133%

*There is no statutory timeline for Part Lot Control Exemption application.
** There was no application received or 0% of applications processing timelines in 2022.

Consultations held in of Consents were heard
321 2023 (Total) 97% within 75 days.
162 Pre-Application
Consultations . .
_ . 94% of Mlnor. Vgrlances were
159 Site Plan Consultations heard within 40 days.
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of OPAs and ZBAs

100% received after July 1
have met the timelines.
of Minor Variances

069, received after July 1*

have met the timelines.



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.

“ 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 and Development Process Metrics and Targets (in Calendar Days)

Minor Variance
30 days
Site Plan

i

N
ol

60 days

ZBA

Temporary Use

1
Removal of Holding Provision I
1
1

\l
o

Consent 57
1 90 days I
|
Draft Plan of Subdivision 179
|
Draft Plan of Condominium 114 1
I
Condominium Conversion Plans () : 120 days
Part Lot Control Exemption
0 20 40 60 80 100 120 140 160 180 200
————— Planning Act Statutory Period
Residential Units Proposed in Applications*
Units in Site-Specific OPAs o o
t te PI Total
2,850 and ZBAs (Total) 4,304 Units in Site Plans (Total)
17 were LDR units. 0 were LDR units.
were MDR units. i
650 1,445 were MDR units.

2,1 83 were HDR units. 2,859 were HDR units.

* These units have been proposed from January 1, 2023 to December 31, 2023.
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2023 Continuous Improvement (Cl) Initiatives

=] Akey principle of Council’s Strategic Plan is that City services put residents and businesses at the centre,
—=— Using innovative approaches and continuous improvement to meet the needs of Londoners.

® Throughout 2023, Planning and Development has continued to move forward on measures to improve

;&{ service delivery, submission quality and application processing times.

LONDON’S HOUSING PLEDGE

London secured funding from the federal government’s Housing Accelerator Fund (HAF) to
' "‘ accelerate new housing. Staff have moved forward with works highlighted in the HAF in the
% form of zoning and official plan changes, Community Improvement Plan updates, new programs
4, and process improvement initiatives. A Housing Supply Action Plan is currently under
development in collaboration with industry partners. A final plan is expected to be released for
Council consideration in Q1 2024.

OFFICIAL PLAN AND ZONING CI INITIATIVE

Various improvements to the application process were implemented, including new 90-day
timeline calendar for Zoning Bylaw Amendments (ZBAs) with optional pre-submission
circulation, streamlined notice process, and revised report template. Several positive outcomes
include a 50% reduction in ZBA processing time since July 2023. Planning and Development
will continue to monitor the application process and explore possible adjustments or
improvements over 2024.

SITE PLAN CI INITIATIVE
The internal training manual was modernized and restructured for more efficient on-boarding
while several actions were and are being undertaken to facilitate more meaningful
() conversations and conflict resolutions. Those include modified consultation and application
J records and the extension of City and applicant external meetings. In addition, a draft of an

updated London’s Site Plan Control Manual was completed. A comprehensive review of the
draft is underway to further streamline the document.

SUBDIVISION CI INITIATIVE

Council’s approval has been delegated to Civic Administration for administrative processes

through the subdivision, condominium and part-lot control planning processes. Improvements I_I_I
have resulted in one to two months time savings for the industry to be able to deliver permit e e e
ready lots sooner.

COMMITTEE OF ADJUSTMENT (CoA) CI INITIATIVE

The CoA meeting structure was reformatted to resume hybrid, online and in-person meetings for
more flexibility for attendees. Staff is currently drafting a report to delegate approval authority for
consent applications to staff to reduce processing timelines.

DIGITAL PLANNING APPLICATION TRACKER (DPAT)

Planning and Development is currently working with Information Technology Services on a
digital planning application tracking portal to enable the development industry to track milestone r
dates through their Planning Act application processes. This will provide clarity and increased ﬁ

transparency on the entire application process for Planning Act applications.
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Appendix
Building Permit Activity: New Residential Units
Total Residential Units

2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 2022 | 2023 | 2024f | 2025f | 2026f | 2027f | 2028f
Altus/Watson Forecast 2,176 | 2,176 | 2,176 | 2,176 | 2,176 | 2,349 | 2,349 | 2,249 | 2,249 | 3,538 3,538| 3,638| 3,258| 3,258| 3,258
Actual/Forecast 2,021 | 1,270 | 3,083 | 2,455 | 2,470 | 2,606 | 3,713 | 3,862 | 2,373 | 1,445 3,538| 3,538| 3,258| 3,258| 3,258
10 Year Average 2,530
5 Year Average 2,800
Note: Totals exclude Additional Residential Units.
2023 Total Residential Permits by Location
[ - Unit Tyoe Total Residential Projected Growth and Actual Growth:
i 2014 - 2028
@ LDR
© MDR 4,000
© HDR 3,500 ==
Number of 3,000 = = =
' 2 === -
New Units g 2,500 - - E=l- - E=D
Q 010 5 2000 = =
() mn-s0 & £ £
E 1,500 £ =
z = =
Q 51-100 1,000 = =
500 = = =3 =
101- 250 EREEREE
?0]‘1 9075 9076‘ ?07) ?0’(5' 90’9 ?090 ?ge’ ?geé ?023 20?9; 2095,-'?0?6‘,:20?); 90(.,‘9;
+250 Year
mmm Building Actuals/Forecast Forecast —+—10 year average —#—5 year average
Low Density Residential (LDR) Units
2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 2022 | 2023 | 2024f | 2025f | 2026f | 2027f | 2028f
Altus/Watson Forecast 1,176 | 1,176 | 1,176 | 1,176 | 1,176 | 1,088 | 1,088 | 1,088 | 1,088 958 958 958 978 978 978
Actual/Forecast 693 630 883 1,038 656 688 967 1,047 612 236 958 958 978 978 978
10 Year Average 745
5 Year Average 710
2023 LDR Permits by Location
44, T, LDR Projected Growth and Actual Growth: 2014 - 2028
q ! N ! 1,200
) : - 1,000 —
RS P £ 800 % %
T i Units Created £ =3 _3
L e 9 010 % ew = £
Ji Tee @ ne 2 = E
> B AL VAl 400 == =
R NS o s1-100 = I
.0 I J “ 200 E £
g - . 101 - 250 4 =
‘ N / = =
o fom—t= - V1 15 15 2075 015 Wpg Wy W02, W25 25 g, V25, Y25, Vo5, Vo,
i +250 Year

Low Density Residential (LDR) means single and semi-

detached dwellings. LDR does not include duplexes.

mmm Building Actuals/Forecast Forecast ——10 year average -5 year average

LDR Share of Total Residential Permits

» 80%
£ 60% S
5 40% S 7% 6% 28% 27% 26%  27% 27% 30% 30% 30"
ﬁzo% _________M _____
S 0%
ES S I AT IS IS TN, PRt s N N N (N
N X2 X8 K R N2 9Pt qf g
R SN N R I RNy

Year
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Medium Density Residential (MDR) Units

2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 2022 | 2023 | 2024f | 2025f | 2026f | 2027f | 2028f
Altus/Watson Forecast 364 364 364 364 364 517 517 517 517 854 854 854 862 862 862
Actual/Forecast 570 374 537 752 665 709 536 891 709 344 854 854 862 862 862
10 Year Average 609
5 Year Average 638

Note: Totals includes single detached cluster units in Vacant Land Condominiums; Building Division Report counts these as MDR Townhouse/Rowhouses.
2023 MDR Permits by Location

i =0 MDR Projected Growth and Actual Growth: 2014 - 2028
(R i . N =
o L] —
S

300
. 51-100
200

b 4 ‘EEL

h.;- 1 700 =

i ; ‘ Units Created £ 600 - g
<3 © - 2 500 =
*'*—kﬂ e %400 =
- 5 O n-so ¢ =
2 =

i 100
el Q 101 - 250 2l 2ll £ £
0, Yy Wy, %, %y, Yy ) %, eq_,,e %, ‘396;,, 90‘_,,6) 909@[ e"e”;, éq_,,%
) ." +250 Year
",,//"’ mmm Building Actuals/Forecast Forecast —e—10year average -—#5 year average
MDR Share of Total Residential Permits
1 80%
. . . . € 60%
Medium Density Residential (MDR) means rowhouses %40; I o
iy g o 28% 29% % 27% o S0 540 o, 26% 26% 26%
and townhouses. The City’s Building Division counts D oo AT [ L g By 2 20k TR A
single-detached cluster dwellings in vacant condominium 8 ..
i ° S & AR o
!ands as MDR, but triplexes and fourplexes are not %Qwr&«‘or&\%@(\@@s@@@n&@@r&@@@m@@,@@,@@q}@,ﬁ,
included in MDR.
Year
High Density Residential (HDR) Units
2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 | 2024f | 2025f | 2026f | 2027f | 2028f
Altus/Watson Forecast 636 636 636 636 636 684 684 684 684 1,726 1,726 | 1,726| 1,418| 1,418| 1,418
Actual/Forecast 758 266 | 1,663 | 665 | 1,149 | 1,209 | 2210 | 1,924 | 1,052 | 865 1,726 1,726| 1,418 1.418| 1,418
10 Year Average 1,176
5 Year Average 1,452
2023 HDR Permits by Location
4 - HDR Projected Growth and Actual Growth: 2014 - 2028
4 - @ | | 2,500
!
2,000
‘ - . Units Created ;;’ 150 ' _ BB _ . = IE
' @ 0-10 5
0 . @ n-s0 £ 1,000
Lo 51-100

IIIIIIIIIIIIIIIIIIIIIIIIIIIIIwII
IIIIIIIIIIIIIIIIIIIIIIIIIIIIIIwII

500
101 - 250 I

+250 Year

iregy,
-

mmm Building Actuals/Forecast Forecast ——10year average —#—5 year average

HDR Share of Total Residential Permits

2 . 60% 60%

. . . . = 60% S e | S% g T AR
High Density Residential (HDR) means apartments and RN e B B ki
other multi-unit dwellings, including duplexes, triplexes 520% IEA R ERRRRERERR]
and fourplexes. The City’s Building Division counts 5 0%
duplexes, triplexes and fourplexes as apartments/multi- m&&@@@@éWQ@(LQ@WQ@@@\@@%@% o B B S B
unit dwellings vy

’ Year
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Building Permit Activity: New Gross Floor Area (GFA) of Non-Residential Development
Total Non-Residential GFA

(m?) 2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 | 2022 | 2023 | 2024f | 2025f | 2026f | 2027f | 2028f
Altus/Watson Forecast 99,588 | 99,588 | 99,588 | 99,588 | 99,588 | 106,235 | 106,235 | 106,235 | 106,235 | 244,064 | 244,064 | 244,064 | 177,041 | 177,041 | 177,041
Actual/Forecast 74157 | 77,606 | 139,150 | 62,734 | 52,789 | 128,220 | 91,269 | 64,766 | 144,247 | 72,202 | 244,064 | 244,064 | 177,041 | 177,041 | 177,041
10 Year Average 90,247
5 Year Average 100,141

2023 Total Non-Residential Permits by Location Total Non-Residential Projected Growth and Actual Growth:
v — - Permit Type 2014 - 2028 (square metres)
/~J @ Commercial
| O Industrial 250,000 =
> @ Institutional E
200,000 =
&~ Area in m? £ = =
-t g 150,000 = =
: O 0-2500 £ = =
L L J s = =
o = 2501 - 5000 © " =X
‘ @ ] -2 E
L ' 5001 - 10,000 g = =

New Industrial GFA

@,
9,

10,001 - 25,000

100,000
50,000 I I I I

07, 075 <075 <075 <075 <079 9020 02, 02, 02, 0z, 0oy, 025, 00, g,

Year

mmm Building Actuals/Forecast Forecast —e—10 year average -5 year average

(m?) 2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 | 2022 | 2023 | 2024f | 2025f | 2026f | 2027f | 2028f
Altus/Watson Forecast 45855 | 45855 | 45855 | 45855| 45855 | 31,894 | 31,894 | 31,804 | 31,894 | 68,377 | 68377 | 68377 | 55556 55556| 55556
Actual/Forecast 20,171 | 25270 | 37,780 | 20,433 | 14,216 | 89,142 | 24,393 | 40,578 | 89,653 | 30,343 68,377 68,377 55,556 55,556 55,556
10 Year Average 38,063
5 Year Average 51,234

2023 Industrial Permits by Location Industrial Projected Growth and Actual Growth:
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New Commercial GFA

(mz) 2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 2022 | 2023 | 2024f | 2025f | 2026f | 2027f | 2028f
Altus/Watson Forecast 17242 | 17,242 | 17,242 | 17,242 | 17,242 | 31,829 | 31,829 | 31,829 | 31,829 | 67,734 | 67,734 | 67,734| 51,520| 51,520| 51,520
Actual/Forecast 32612 | 36104 | 36,125| 37,430 | 33059 | 21,846 | 7.672| 17,809 | 36,524 | 13,804 | 67.734| 67734| 51,520 51,520| 51,520
10 Year Average 27,126
5 Year Average 19,549

2023 Commaercial Permits by Location Commercial Projected Growth and Actual Growth:
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New Institutional GFA
(m?) 2014 | 2015 | 2016 | 2017 | 2018 | 2019 | 2020 | 2021 | 2022 | 2023 | 2024f | 2025f | 2026f | 2027f | 2028f
Altus/Watson Forecast 36,491 | 36,491 | 36,491 | 36,491 | 36,491 | 42,512 | 42,512 | 42,512| 42,512 | 107,853| 107,853 | 107,853 | 70,235| 70,235| 70,235
Actual/Forecast 21374 | 16,232 | 65,245 4,871 5,514 | 17,232 | 59,204 6,379| 18,070 | 27,965 | 107.853| 107,853 70,235 70,235 70,235
10 Year Average 24,104
5 Year Average 25,770
2023 Institutional Permits by Location Institutional Projected Growth and Actual Growth:
2014 - 2028 (square metres)
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Affordable Housing

Road Mab Proarams Units Units in Units in Total Units
P 9 Complete Progress Planning Tracked
Secondary Suites 2 0 4 6
Affordable Rental 342 420 42 804
Affordable Ownership 0 14 36 50
City-led Shorvel Ready Projects 0 42 357 399
Other - Transititonal 0 0 0 0
LMCH Intensifications 0 93 0 93
Dontations of Land/Property/Capital 0 0 0 0
Bonus Zone Approvals on Planning Applications 19 29 290 338
Rent Supplements* 139 0 0 135
5-Year Program Target Units
Total Outcomes To Date 498 598 729 1825
Note: Not all projects are funded by Roadmap.
*Rent Supplement units are reported when agreements are in place.
Residential Units in the Development Approvals Process
Council Aporoved Approved Lots and| Open Site Plans Pemits and
Dwelling Type PP Blocks and Condos Inspections
2022 2023 2022 2023 2022 2023 2022 2023
Low Density 177 242 1,301 | 1,459 0 659 236
Residential
Medium Density 835 431 2597 | 2,719 | 3,779 | 4,730 662 344
Residential
High Density
Residential 3,418 4,665 1,844 1,623 8,992 9,868 1,052 865
Total 4,430 5,337 5,742 5,801 12,771 14,598 2,598" 1,726"

* Total includes residential alteration/addition permits, including Additional Residential Units.
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Development Application Activity

2019-2023 Applications Received and Processed within Planning Act Timeframes

2019 2020 2021 2022 2023 5.Year Average
Application Type Applications | Statutory Period Applications [ Statutory Period Applications [ Statutory Period Applications | Statutory Period Applications [ Statutory Period of Applications
Received (Days) (2) % (1) Received (Days) % (1), (3) Received (Days) % (1) Received (Days) % (1) Received (Days) % (1) Received
OPA and ZBA 19 210120 68% 17 120 29% 25 120 20% 14 120 14% 13 120 69% 18
Zoning Bydaw Amendment (ZBA) 41 150/90 6% 27 90 26% 36 90 3% 50 20 6% 42 90 45% 39
Temporary Use 3 150/90 100% 2 90 100% 3 90 67% 1 90 0% 2 90 50% 2
Removal of Holding Provision 37 150/90 73% 35 90 43% 37 90 1% 20 Q20 45% 19 90 74% 30
Draft Plan of Subdivision 2 180/120 0% 3 120 0% [i] 120 0% 4 120 0% 5 120 40% 4
Drait Plan of Condominium 17 180/120 76% 14 120 64% 21 120 29% 8 120 63% 13 120 69% 15
Condominium Conversion Plans 2 180/120 100% 0 120 0% 1 120 100% 0 120 0% 0 120 0% 1
Part Lot Control Exemption T nia na 4 na na 10 na na 5 na na 5 na na 6
Consent 58 90 36% 38 90 37% 43 90 77% 42 90 83% 36 90 97% 43
Minor Varance 143 30 3% 142 30 14% 170 30 9% 158 30 7% 157 30 85% 154
Site Plan 116 30 75% 113 30 86% 122 30 55% 117 30/60 (4) 93% 120 60 100% 118
TOTAL APPLICATIONS 445 - - 385 - - 476 - - 419 - - 412 - - 429
Pre-Application Consuttations 124 n/a na 118 n'a n'a 138 na na 128 n'a n‘a 162 na n'a 134
Site Plan Consultations 192 n/a na 162 na na 212 na na 224 na n'a 159 na na 190
GRAND TOTAL 761 - - 675 - - 826 - - 771 - - 733 - - 753

(1) % of applications considered by Planning and Environment Committee/Committee of Adjustment within Planning Act Timeframe

(1) % Includes applic ations put on hold at the request of the applicant
(2) Revised Bill 108 Statutory Periods came info force on September 3, 2019

(3) Planning Act timelines suspended from March 17, 2020 to June 22, 2020. As such, this period is omitted from the above timeframes
(4) Revised Bill 109 Statutory Period applies fo applications received on or after July 1, 2022
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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: Amendments to the Downtown Community Improvement

Plan Financial Incentive Program Guidelines to introduce an
Office-to-Residential Conversion Grant Program
Date: February 21, 2024

Recommendation

That, on the recommendation of the Director, Economic Services and Supports, the
following action be taken with respect to updating the program guidelines for financial
incentive programs permitted through the Downtown Community Improvement Plan:

(@)  That the proposed by-law attached as Appendix “A” BE INTRODUCED at the
Municipal Council meeting on March 5, 2024, to amend By-law C.P.-1467-175,
as amended, being A By-law to establish financial incentives for the Downtown
Community Improvement Project Areas, by deleting Schedule “1” and replacing it
with Schedule “1” the new Downtown Community Improvement Plan — Financial
Incentive Program Guidelines.

Executive Summar

Summary of Request

The main purpose of this report is to update the Downtown Community Improvement
Plan Financial Incentive Program Guidelines to introduce an Office-to-Residential (OTR)
Conversion Grant Program. The Program would provide a grant to eligible office-to-
residential conversion projects equal to the amount of applicable development charges
based on the number of bedrooms per unit and the total number of residential units
created, up to $2 million per property ($2,000,000).

Program Guidelines amendments are also proposed to:
e introduce new definitions to support office-to-residential conversion projects;
e remove references to outdated job titles and City of London departments and
service areas;
e provide better clarity for processing all loan and grant programs; and,
e improve the Program Guidelines’ AODA compliance.

Purpose and the Effect of Recommended Action

The recommended action will provide an additional incentive to convert vacant Class ‘B’
and ‘C’ office space into residential units in the Downtown Community Improvement
Project Areas.

Rationale of Recommended Action
The recommended action helps to implement the Downtown Community Improvement
Plan’s goals and objectives, specifically:

e Goal lll a. “to enhance the Downtown as a unique community in the Heart of the
City. The Downtown shall be a place where people are attracted to live, work,
shop and play”;

e Obijective IV c. “stimulate private property maintenance and reinvestment
activity”.

e to the Corporate Strategic Plan

This recommendation supports the following Strategic Areas of Focus:
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e Economic Growth, Culture, and Prosperity by increasing residential
occupancy and livability in the Core Area.

Analysis

1.0 Background Information
1.1 Previous Reports Related to this Matter

Strategic Priorities and Policy Committee — Core Area Land and Building Vacancy
Reduction Strategy — May 30, 2023

Planning and Environment Committee Report — 5-Year Review — Community
Improvement Plans and Financial Incentive Programs — June 12, 2023

Strategic Priorities and Policy Committee — London’s Approved Housing Accelerator
Fund Application — September 19, 2023

1.2 Downtown Community Improvement

The Downtown Community Improvement Plan (CIP) was adopted by Municipal Council
in 1996 and was amended in 2017 to expand the community improvement project area
boundary to include Richmond Row. The purpose of the Downtown CIP is to provide
the context for a coordinated municipal effort to improve the physical, economic, and
social climate of the Downtown. The initiatives summarized in the CIP, are intended to
stimulate private investment and property maintenance and renewal in the Downtown.
The focus of these initiatives, and of the CIP is to foster an environment that will
increase the supply of residential units within the Downtown to ensure a viable
Downtown population, and to encourage the provision of unique or specialized
attractions and public facilities, and the location of community amenities to make the
Downtown an attractive place for these types of investment to occur.

The Downtown CIP provides the legislative and policy framework to provide financial
incentive programs to private property owners that support the goals of the CIP.

The financial incentive programs are contained within a separate by-law from the
Downtown CIP and its community improvement project areas. This separation allows
Civic Administration to make edits to the financial incentive programs without having to
amend the CIP.

Civic Administration is of the opinion that updating the Downtown CIP Financial
Incentive Program Guidelines to better incentivize office-to-residential conversion
projects satisfies Goal c. of the CIP and meets the overall purpose of the CIP.

1.3 Housing Accelerator Fund

In April 2023, the Canada Mortgage and Housing Corporation (CMHC) released details

on the Housing Accelerator Fund (HAF). HAF is a $4 billion incentive program targeting

local municipal governments, with an anticipated outcome of 100,000 additional building
permits issued in Canada over a three-year period.

HAF’s aim is to encourage new municipal initiatives that will increase housing supply at
an accelerated pace and enhance certainty for developers in the approvals and building
permit processes, resulting in transformational change to the housing system.

London’s approved application provides a housing target of 2,187 additional units
between 2024-2026 for eligibility of up to $74,058,143.00 under the HAF. These units
must be over and above London’s recent unit construction average.

The HAF application process required the City to select seven initiatives from a list of
twenty-five initiatives developed by CMHC to accelerate new housing.

The initiative most relevant to this project is:

e Promoting high-density development without the need for privately initiated
rezoning (as-of-right zoning), e.qg., for housing developments up to 10 stories that
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are in proximity (within 1.5km) of rapid transit stations and reducing car
dependency.

o Noting: The City would also tie these incentives to inclusion of housing
unit types for families, students, and seniors at various levels of
affordability to ensure a diverse and inclusive community is created. This
initiative will also include implementing incentives for conversions from
non-residential to residential and multi-unit housing within close proximity
to transit through the development of a Community Improvement Plan.

1.4 Core Area Vacancy Reduction Strategy (CAVRS)

The Core Area Land and Building Vacancy Study (CAVRS) was received by Municipal
Council in June 2023.

CAVRS serves as a guide to address Core Area land and building vacancy in London. It
is first and foremost a property-based strategy, with supporting strategic initiatives
related to people, place, and promotion. While each area of focus is important, this is
foundationally a property-based strategy, meaning that occupancy-ready property must
be available to reduce Core Area land and building vacancy. Without a supply of
occupancy-ready properties, the other three CAVRS areas of focus alone will not be
sufficient to reduce Core Area land and building vacancy.

Converting vacant office space into residential units is specifically cited among the
thirteen Property Strategic Initiatives in CAVRS.

Potential programs identified therein include:

¢ A new grant program that bridges the economic viability gap and achieves the
conversion of vacant Class B and C office space into residential units (e.g., a
per square foot grant as used elsewhere in Canada).

e A program that improves air quality when converting office space to residential
units.

e A program to support undertaking feasibility studies for eligible office properties
to determine if it can be converted.

e A grant program to cover the cost of planning application fees for eligible
conversion projects.

A consultant has been engaged to assist in developing these potential programs. Civic
Administration will bring report(s) to future Planning and Environment Committee
meeting(s) regarding any new recommended financial incentive programs or
amendments to existing programs to help incentivize office-to-residential conversion
projects.

1.5 5-Year Community Improvement Plan Review
The 5-Year CIP and Financial Incentives Review was completed in June 2023.

Its purpose was to propose changes to several of the CIPs, to the scope and terms of
existing Financial Incentive Programs, and to consider new programs and approaches
to address community improvement issues.

On June 27, 2023, Municipal Council directed those thirty-five recommendations from
the review be implemented with many recommendations requiring funding approval
through the Multi-Year Budget process.

The recommendation relevant to this report is:

d) xiv) the Civic Administration BE DIRECTED to investigate the feasibility of a new
community improvement financial incentive program to support conversion of vacant
commercial buildings with a low potential for continued commercial use to residential
units in alignment with the multi-year budget process.
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2.0 Proposed Changes to Program Guidelines
2.1  Office-to-Residential (OTR) Conversion Grant Program

This Section outlines the recommended changes to the Program Guidelines to
implement the proposed Office-to-Residential (OTR) Conversion Grant Program.

Though called a grant program, the OTR Conversion Grant Program will function as a
forgivable loan. As per Planning Act regulations, this allows the City of London to
register a lien on a property as security to ensure the funding is used to convert the
vacant office space to residential units.

Because the OTR Conversion Grant Program was developed as an amendment to the
existing Downtown Residential Development Charges (DC) Grant Program, a new
section (17B) in the Program Guidelines was created.

Section 17B for the OTR Conversion Grant Program is based on Section 17
(Residential DC Grant Program) text. Section 17 has now been renamed to 17A. The
creation of Section 17B does not change the eligibility or administration of the existing
Residential DC Grant Program.

Section 17B was created to allow for better administration of the OTR Conversion Grant
Program independently from the other programs, and to allow Civic Administration to tie
the Program to CAVRS and the HAF.

The OTR Conversion Grant Program is only available to eligible properties located in
the Downtown Community Improvement Project Areas, including the Richmond Row
expansion. Through CAVRS it was determined that there are no properties in Old East
Village with industry characteristics ascribed to professional office space (e.g., a
converted residential house) that can be tracked as “Downtown office space”.

Section 17B outlines the program-specific eligibility criteria for the OTR Conversion
Grant Program, the additional application requirements above the standard for a
complete financial incentive application, the grant terms, the grant calculation, the
requirements for a grant agreement, and how the grant is paid.

To encourage a reasonable distribution of available Program funding, it is proposed that
the OTR Conversion Grant Program be capped at $2 million per property.

The Program would provide a grant to eligible office-to-residential conversion projects
equal to the amount of applicable development charges based on the number of
bedrooms per unit and the total number of residential units created. The example in
Table 1 shows how the OTR Conversion Grant is calculated for a fictional 100-unit
office-to-residential conversion project with five bachelor units, 45 one-bedroom units,
40 two-bedroom units, and 10 three-bedroom units. In this example, the calculation
equals $2,446,570; however, the total OTR Conversion Grant is $2,000,000 as that is
the maximum amount permitted.
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Table 1 — OTR Conversion Grant Calculation Example

Unit Type Unit 2024 Grant 2024 Grant Total
Count Calculation* for Calculation* for
Apartments with <2 | Apartments with >=
Bedrooms 2 Bedrooms

Bachelor 5 $20,777 $103,855
One-bedroom | 45 $20,777 $934,965
Two-bedroom 40 $28,155 $1,126,200
Three- 10 $28,155 $281,550
bedroom

Total 100 $2,446,570
Total Grant $2,000,000

*2024 Grant value matches 2024 DC Rate

The Housing Accelerator Fund is tracking the number of net new units permitted for
residential buildings during the reporting period. Permitted units refers to units for which
building permits for new housing construction were issued. As a result, in alignment with
HAF, the grant will be issued to the applicant when the building permit is issued, and the
grant agreement has been signed.

The general administration process for the OTR Conversion Grant Program will be:

Applications to the program will be accepted by Economic Services and Supports
staff at the same time an application for a building permit to undertake the office-
to-residential-conversion project is submitted to the Building Division;
Upon receipt of the grant application, Economic Services and Supports staff will
review the application for completeness and approval,
If the application is complete and approved, the Economic Services and Supports
staff will issue a grant commitment letter to the applicant once the building permit
has been issued. This will help ensure the City is not prematurely committing
grant funding to projects that might not receive a building permit;
The grant will only be issued to the applicant after Economic Services and
Supports staff have confirmed:

o The building permit is issued as verified by the Building Division;

o The grant agreement is signed;

o The lien is registered on property title as security;

o The property taxes are in good standing as verified by the City’s Tax

Office; and,
o That any outstanding Community Improvement Plan loans related to the
property are in good standing.

The lien is discharged from the property when the final building permit inspection
has passed confirming the work to create the residential units has concluded and
meets the requirements of the Ontario Building Code.

All funding needs to be disbursed by September 8, 2027, meaning applicants have until
that date to obtain their building permit and receive the grant.

Finally, to support the OTR Conversion Grant Program, numerous new definitions need
to be included in the Program Guidelines. These new definitions include:

Class ‘A’ Office Buildings

Class ‘B’ Office Buildings

Class ‘C’ Office Buildings

Lump Sum Grant Amount and Calculation
Office-to-residential Conversion Project
Vacant
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To promote policy consistency in the administration of program guidelines, the definition
of ‘A’, ‘B’, and ‘C’ Office Buildings are derived from CAVRS.

2.2  Other Changes to the Program Guidelines

Civic Administration also took this opportunity to recommend “housekeeping changes”
to the entire Downtown CIP Financial Incentive Program Guidelines to:

e remove references to outdated job titles and City of London departments and
service areas;

e provide better clarity for processing all loan and grant programs, including
program administration which has been brought exclusively into the City’s
responsibility (i.e., removal of most Downtown London BIA references); and,

e improve the Program Guidelines’ AODA compliance.

3.0 Financial Impact/Considerations

A budget of $10 million has been established to fund the proposed Office-to-Residential
Conversion Grant portion of the amended Program Guidelines, up to a $2 million
maximum grant per property. This budget is supported by the $20 million Housing
Accelerator Fund application for per unit financial incentives to support multi-unit non-
residential conversions. As a result, the OTR Conversion Grant Program has no impact
on the tax levy. The other financial incentive programs within the Program Guidelines
will continue to be funded through the tax-supported Community Improvement Program
Reserve Fund.

Conclusion

This report and appendix propose amendments to the Downtown Community
Improvement Plan financial incentive program guidelines to introduce an Office-to-
Residential Conversion Grant Program to help Downtown private property owners
convert their vacant Class ‘B’ and ‘C’ office buildings to residential units. Numerous
amendments to the Program Guidelines are required including a new section for the
administration of the OTR Conversion Grant Program and new definitions.
Housekeeping amendments are also being proposed.

Civic Administration is of the opinion that updating the Downtown CIP Financial
Incentive Program Guidelines to better incentivize office-to-residential conversion
projects is an implementation measure consistent with the goals and objectives in the
Downtown CIP.

The OTR Conversion Grant Program will also help the City meet its obligations to the
Housing Accelerator Fund and help implement the recommendations of CAVRS and the
5-Year CIP Review.

Prepared by: Graham Bailey, MCIP, RPP
Senior Planner, Core Area and Urban Regeneration

Reviewed by: Jim Yanchula, MCIP, RPP
Manager, Core Area and Urban Regeneration

Recommended by: Stephen Thompson, MCIP, RPP
Director, Economic Services and Supports

Submitted by: Scott Mathers, MPA, P.Eng.
Deputy City Manager, Planning and Economic
Development

Copy:

Alan Dunbar, Manager, Financial Planning & Policy
Michelle Butlin, Solicitor, Legal Services
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Appendix A — Downtown Financial Incentive Program By-law

Amendment
Bill No.(number to be inserted by Clerk's Office)
2024
By-law No. C.P.-1467-

A by-law to amend C.P.-1467-175, as
amended, being “A by-law to establish
financial incentives for the Downtown
Community Improvement Project
Areas”.

WHEREAS by Subsection 28(2) of the Planning Act, 1990, the Council of
a municipal corporation may, by by-law, designate such an area as a community
improvement project area;

AND WHEREAS by Subsection 28(4) of the Planning Act, 1990, the
Council of a municipal corporation may adopt a community improvement plan for the
community improvement project area;

AND WHEREAS by By-law C.P. 1356-234 Municipal Council of The
Corporation of the City of London designated the Downtown Community Improvement
Project Area a community improvement project area;

AND WHEREAS by By-law C.P. 1357-249 Municipal Council of The
Corporation of the City of London adopted the Downtown Community Improvement
Plan;

AND WHEREAS Municipal Council of The Corporation of the City of
London established financial incentives for the Downtown Community Improvement
Project Area by By-law C.P. 1467-175;

AND WHEREAS Municipal Council of The Corporation of the City of
London wishes to amend the financial incentives for the Downtown Community
Improvement Project Area;

AND WHEREAS the Official Plan for the City of London contains
provisions relating to community improvement within the City of London;

NOW THEREFORE the Municipal Council of The Corporation of the City
of London enacts as follows:

1. By-law C.P.-1467-175, as amended, being A By-law to establish financial
incentives for the Downtown Community Improvement Project Areas, is amended
by deleting Schedule “1” and replacing it with Schedule “1” the new Downtown
Community Improvement Plan — Financial Incentive Program Guidelines
attached to this bylaw, which is hereby adopted;

2. This by-law shall come into effect on the day it is passed subject to the provisions
of Part VI.1 of the Municipal Act, 2001.

PASSED in Open Council on March 5, 2024, subject to the provisions of PART VI.1 of
the Municipal Act, 2001.

42



Josh Morgan
Mayor

Michael Schulthess
City Clerk

First Reading — March 5, 2024
Second Reading — March 5, 2024
Third Reading — March 5, 2024
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Schedule 1

Downtown Community Improvement Plan — Financial Incentive Program
Guidelines

* Effective January 1, 2018 *
* Revised March 3, 2020 *
* Revised October 27, 2020 *
* Revised March 5, 2023 *

These program guidelines provide the details on the financial incentive programs
provided by the City of London through the Downtown Community Improvement Plan
(CIP), which includes:

e Facade Improvement Loan Program (including non-street facades and forgivable
loans)

Upgrade to Building Code Loan Program (including forgivable loans)
Rehabilitation & Redevelopment “Tax Grant” Program

Combined Residential Development Charges and Tax Grant Program
Office-to-Residential Conversion Grant Program

Table of Contents

How to Read this Document

Map 1 — Original Downtown Community Improvement Project Area

Map 2 — Expanded Richmond Row Community Improvement Project Area
Map 3 — Downtown Boundaries (BIA, Heritage Conservation District, and CIP)
Table 1 — Financial Incentive Programs Offered in Downtown and Richmond Row
Definitions

List of Targeted & Non-Targeted Uses (Table 2)

Eligibility Criteria for Financial Incentive Programs

Application Process

Financial Incentive Approval

Additional Rehabilitation and Demolition

Inspection of Completed Works

Incentive Application Refusal and Appeal

© © N g hrMwDdNPRE

Relationship to other Financial Incentive Programs
Loan Repayment Deferral Due to Road Construction
Monitoring & Discontinuation of Programs

e
N PO

Program Monitoring Data

=
w

Activity Monitoring Reports

=
B

Facade Improvement Loan Program

[
o

Upgrade to Building Code Loan Program

=
o

Rehabilitation and Redevelopment Tax Grant Program (“Tax Grant”)
17A. Combined Residential Development Charges (DC) and Tax Grant Program
17B. Office-to-Residential (OTR) Conversion Grant Program
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How to Read this Document

Each of the financial incentive programs has its own specific Purpose, Program
Objectives and Eligible Improvements. There are many areas of each program that are
the same including Definitions, Eligibility Criteria, Targeted & Non-Targeted Uses,
Appeal of Refusal Section, Relationship to other Financial Incentive Programs, as well
as Monitoring & Discontinuation of Programs.

Therefore, the program guidelines are arranged so that information respecting all
programs is stated once and details specific to individual programs are outlined in the
program specific sections.

Further, the document helps to identify what the responsibility of each participant is in
the incentive program process. The initials PO indicate the property owner (or agent
acting on behalf of the property owner) is responsible for completing that task or action,
whereas CL indicates that a City of London staff member is responsible.

PO - Check Maps 1 and 2 to locate your property in the Downtown Community
Improvement Project Areas. Depending on where the property is located will determine
what financial incentive programs may apply. After verifying the property location on the
map(s), check Table 1 to verify what programs may apply. Then proceed to review the
rest of the program guidelines or use the Table of Contents to skip directly to a program
to learn more about it and its eligibility information.

Map 3 is provided to show the various Downtown boundaries including the BIA,
Heritage Conservation District (HCD), and the Community Improvement Project Areas.
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Map 1 - Original Downtown Community Improvement Project Area
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Map 2 — Expanded Richmond Row Community Improvement Project Area
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Map 3 — Downtown Boundaries (BIA, Heritage Conservation District, and CIP)
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Table 1 — Financial Incentive Programs Offered in Downtown and Richmond Row

Financial Incentive Program Original Richmond
Downtown Row
CIP (see Map 2)
(see Map 1)
Facade Improvement Loan X X
Forgivable Facade Improvement Loan X
Upgrade to Building Code Loan X X
Forgivable Upgrade to Building Code Loan X
Rehabilitation and Redevelopment Tax Grant X
Combined Residential Development Charges X
Grant and Tax Grant Program (Section 17A)
Office-to-Residential Conversion Grant X X

Program (Section 17B)
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1. Definitions

Active Occupancy — The space being used by a business that is open, in operation and
serving customers.

Annual Grant Amount — The annual grant is defined as the grant amount that would be
given to the applicant in any one year of the ten-year grant period.

- For Tax Grant this means each property owner will be given ten annual grants
and the annual grant amount will change over this period depending upon year
and grant level,

- For Forgivable Loans this means the amount that would be given each year
based on the Yearly Grant Value set out in the agreement and Pro-rated Yearly
Grant Percentage which is based on ground floor occupancy;

- For the Combined Development Charge (DC)/Tax Grant this means the amount
that would be given to the applicant in any one year of the grant period. Each
property owner will be given annual grants until such time as the value of
Residential DCs have been repaid. The annual grant amount may change over
the term of the grant period depending upon year and grant level.

Annual Grant Calculation — For property owners that pay property taxes, the annual
grant for any single year will be calculated as follows, the Annual Tax Increment
multiplied by the Year/Level Factor. For property owners that are exempt from paying
property taxes, the annual Residential Development Charges Grant for any single year
will be calculated as follows, the total amount of net residential development charges
paid multiplied by 1/10t™).

Annual Tax Increment — The incremental difference between the municipal portion of
property taxes that would be paid for a full year before the improvement versus after the
improvement. This can also be considered the tax increase that is directly related to the
renovation or redevelopment project. This amount is fixed based on the tax rate at the
time of pre-improved assessed value.

Annual Tax Increment Calculation — The annual tax increment will be calculated as
follows, the annual taxes based on the post-improved assessed value less the annual
taxes based on the pre-improved assessed value. This annual tax increment is fixed for
the ten-year duration of the grant schedule. Changes to the tax rate, general
reassessments or changes in tax legislation will not be considered for the purpose of
calculating the annual tax increment.

Example:

Annual tax based on post-improved assessed $100,000
value

- _Annual tax based on pre-improved assessed - $25,000
value

= Annual Tax Increment = $75,000

Approved Works — The materials, labour and/or effort made to improve a property that
are determined to meet eligibility criteria under the incentive program requirements.

Applicant — The person who makes a formal application for a financial incentive
program offered through the City’s Community Improvement Plans. The person may be
the owner of the subject property, or an agent, including a business owner who is
occupying space on the subject property or contractor who has been retained to
undertake improvements on the subject property. If the Applicant is not a registered
owner of the property subject to the incentive program the Applicant will be required to
provide authorization in writing from the registered owner as part of a complete
application.

Calendar Year — The 12 months of the year commencing January 1 and ending
December 31.

50



Class ‘A’ Office Building - The most prestigious office buildings with the most amenities
in the best locations. They generally are the most attractive buildings built with the
highest quality materials and construction methods. Class ‘A’ buildings are ineligible for
the Office-to-Residential Conversion Grant Program.

Class ‘B’ Office Building — These office buildings are a grade below Class A. Generally,
they are slightly older buildings with good management and quality tenants.

Class ‘C’ Office Building — This is the lowest grade for useable office buildings. These
office buildings are generally older and may be located on less desirable streets in older
sections of the city, for example. Many of these buildings usually have higher than
average vacancy rates for their market. Older, less desirable architecture, limited
infrastructure, and antiquated technology define these buildings. For these reasons,
Class C buildings offer lower rental rates and can be more difficult to lease. Many times,
these buildings are targeted for re-development.

Commitment Letter — A document prepared by the City of London outlining its
agreement with a property owner, to provide a future financial incentive — loan(s) and/or
grant(s) — to a property owner, based on a redevelopment, rehabilitation and/or
renovation project that the applicant has yet to undertake. The letter describes the
specific scope of approved works that the property owner will undertake to receive the
grant or loan and specifies the time length of the City’s commitment.

Complete Application — Includes a completed application form for financial incentive
program(s) with the property owner(s) signature and date, which is accompanied by:

- Complete drawings of the works to be undertaken (including a fagade drawing for
facade projects);

- Itemized list of specific improvements;

- For the two loan programs, two (2) comparable quotations by qualified
contractors showing cost estimates for each of the proposed works which are
required to be included in the incentive program. In general, the lower of the two
estimates will be taken as the cost of the eligible works. Cost estimates should
be consistent with the estimate noted on the accompanying Building Permit (if
required).

- A cover letter that summarizes the work to be completed and summarizes the
provided quotations;

- For the two loan programs, a signed copy of the Addendum including the Hold
Harmless Agreement, General Liability Insurance, and Contractor qualifications.

- A copy of the Building Permit (if required);

- A copy of the Heritage Alteration Permit (if required);

- Any other information that may be deemed necessary by the Director, Economic
Services and Supports, or designate (Manager, Core Area and Urban
Regeneration or otherwise identified by the Director).

Deferral — Means the delaying of loan repayments for a specified period.

Development Charge — Means any Development Charge (DC) that may be imposed
pursuant to the City of London’s Development Charge By-law under the Development
Charges Act, 1997, as amended.

Discrete Building — Means any permanent structure which is separated from other
structures by a solid party wall and is used or intended to be used for the shelter,
accommodation, or enclosure of persons. To be a discrete building, the structure will
have a distinct municipal address.

Dwelling unit — Means a suite operated as a housekeeping unit, used, or intended to be
used as a domicile by one or more persons and usually containing cooking, eating,
living, sleeping, and sanitary facilities.

First storey — The storey that has its floor closest to grade and its underside of finished
ceiling more than 1.8m above the average grade.
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Grant Cap — The maximum amount of money that the City will provide as a grant back
to the property owner.

Lump Sum Grant Amount and Calculation — For the Office-to-Residential Conversion

Grant Program, the entire grant is provided in one lump sum equal to the amount of
development charges that would have been paid by the developer based on the number
of bedrooms per unit and the total number of residential units created, up to $2 million
per property. Section 17B outlines the grant calculation for the Office-to-Residential

Conversion Grant Program.

Maximum Yearly Grant Value — Grant values are established in the payment schedule

which is included in the agreement between the City and the property owner. With
respect to the forgivable loans the annual grant equals the yearly loan repayments
multiplied by a percentage, to a cap, as shown below:

Program Loan Forgivable Loan Considerations for Yearly
Amount Portion Grant
Upgrade to | $200,000 The lesser of a - Number of payments
Building maximum maximum of $25,000 or made in the previous
Code 12.5% of the loan is Calendar Year
eligible to be paid back
in the form of grants - Number of months the
over the term of the loan | main floor was actively
occupied with a targeted
use in previous Calendar
Year
Facade $50,000 The lesser of a - Number of payments
Improvement | maximum maximum of $12,500 or made in the previous
25% of the loan is Calendar Year
eligible to be paid back
in the form of grants - Number of months the
over the term of the loan | main floor was actively
occupied with a targeted
use in previous Calendar
Year

Municipal Portion of Property Tax — For the purposes of the Tax Grant program,

property taxes refer only to the municipal portion of the property taxes paid, and does
not include such charges/taxes/levies as education, water, sewer, transit, or phase-in.

Non-Targeted Area — Lands within the Downtown Community Improvement Plan Project

Area which are eligible for incentive programs; however, are not eligible for Forgivable

Loans.

Non-Targeted Uses — The use occupying the ground floor of a building which is

permitted under the land use zone but not listed as a targeted use. Please refer to
Section #2 for a full list of Targeted and Non-Targeted Uses.

Office-to-Residential Conversion Project — Means a Rehabilitation Project of an eligible

vacant Class ‘B’ or Class ‘C’ office building into a residential or mixed-use (residential
with commercial as permitted in the Zoning By-law) building.

Post-Improved Assessed Value — For the purpose of calculating the Annual Tax

Increment, the Post-Improved Assessed Value of the property will be established based

on:

i.  Completion of the project as identified by the applicant; and

ii.  Completion of the reassessment of the property by the Municipal Property
Assessment Corporation (MPAC) such that the work done at the project
completion date (defined in i. above) is recognized. Note: Receiving the Post-
Improved Assessed Value from MPAC may take one to two years or longer.
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Pre-improved Assessed Value — For the purpose of calculating the Annual Tax
Increment, the pre-improved assessed value of the property will be established as the
earlier of the following:

i.  Date of application for building permit;
ii.  Date of application for demolition permit; or
iii.  Date of application for the Rehabilitation and Redevelopment Tax Grant
Program.

Future increases in taxes that may be phased in AFTER the Post-Improved
Assessment Date (as defined above) will not be eligible for grant calculation.

Pro-rated Yearly Grant Percentage — The percentage of months in the Calendar Year
where the ground floor is actively occupied by a targeted use and can be used in
calculating the value of a yearly grant payment on the forgivable portion of a loan.

Rehabilitation Project — For the purpose of the incentive programs shall mean the
restoration or reconstruction of buildings, structures, or parts thereof to modern building
standards without the removal of the building or structure from the lot.

Redevelopment Project — For the purpose of the incentive programs shall mean the
development of lands, which are cleared, planned for demolition, in part or in whole, or
which will have the building or structure removed from the lot.

Relevant Tax Class Rate — For the purpose of the incentive program means the
applicable tax class as of the date of the corresponding grant year.

Road Construction — Means the building, replacing, or improving of the road surface,
sidewalk, watermain, sanitary sewer, storm sewer, utility, or similar private or public
works that results in at least one lane of the road being closed to vehicular traffic for a
minimum of one month.

Targeted Area — Lands within a defined area of the Downtown Community Improvement
Plan Project Area which are eligible for incentive programs including consideration of
Forgivable Loans (see Map #1).

Targeted Uses — The use occupying the ground floor of a building which is permitted
under the land use zone and has a key role in achieving the goals of the City’s Strategic
Plan, the Business Improvement Area, the Community Improvement Plan, and any
other current or future related plans. Please refer to Section #2 for a full list of Targeted
and Non-Targeted Uses.

Vacant — Means unoccupied floor area in buildings on commercial office and retail
properties in the Downtown Community Improvement Project Area.

Year 1 — The first full calendar year that taxes are paid after the project is completed
and reassessed. This becomes the first of the ten years of grant payments.

Yearly Grant Value — Means the amount of money granted back to the applicant which
may change from year to year based on the calculation of the Yearly Loan Repayments
multiplied by 25% (for Fagade Improvement loan) or 12.5% (for Upgrade to Building
Code loan) to give the Maximum Yearly Grant Value that is multiplied by the Pro-rated
Yearly Grant Percentage.

Example (Upgrade to Building Code Loan with the ground floor occupied for six months
of the Calendar Year):

Yearly Loan Repayments multiplied by 12.5% = Maximum Yearly Grant Value
$60,000 x 12.5% = $7,500

Maximum Yearly Grant Value multiplied by Pro-rated Yearly Grant Percentage
= Yearly Grant Value

$7,500 x 50% = $3,750
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Yearly Loan Repayments — The total value of the loan payment made by the applicant
to the City in a Calendar Year. The loan agreement includes a loan schedule which
provides details on the terms of loan including when loan repayment begins as well as
the number of monthly repayments.

Year/Level Factor — The following tables illustrate the Year/Level Factor that is used for
each of the Tax Grant levels. The appropriate table will be populated based on the
Annual Tax Increment Calculation and the Annual Grant Calculation and will be
included as part of the Grant Agreement between the property owner and the City of
London:

Year Level 1 - Part IV Level 2 - Existing Level 3 - Cleared Land
Heritage Designated Buildings
1 100% 70% 60%
2 100% 70% 60%
3 100% 60% 50%
4 90% 50% 40%
5 80% 40% 30%
6 70% 30% 20%
7 60% 20% 10%
8 50% 10% 10%
9 40% 10% 10%
10 30% 10% 10%

2. List of Targeted & Non-Targeted Uses (Table 2)
Targeted uses as defined for the targeted incentive zone are to encourage:

e Arts and culture;

Entertainment including cinemas and live theatre (but excluding adult
entertainment purposes);

Restaurants, coffee houses, and cafes;

Niche/specialty retail uses and anchor/destination-oriented retail uses;
Support/service to the Downtown residential community;
Support/service to Downtown employees;
Tourism-oriented/tourism-servicing uses;

Alignment with The London Plan.

Permitted Uses within Original Downtown Targeted Non-
CIPA 9 Targeted

Amusement game establishments

Apartment buildings

Apartment hotels

Art galleries

Artisan Workshop

Assembly halls

Bake shops

Bed and Breakfast Establishment

Brewing on Premises Establishment

Business Service Establishment

XXX XX XX XXX | X

Clinics

Commercial parking structures X

Commercial recreation establishments

x| X

Community Centres

Convenience stores X

Craft Brewery

Day care centres

Dry cleaning and laundry depots

XXX |X

Duplicating shops
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Dwelling units (restricted to the rear portion of the
ground floor or on the second floor, or above with
any or all of the other permitted uses in the front
portion of the ground floor)

Emergency care establishments

Film processing depots / Photography retail

Financial institutions (excluding cheque cashing)

Food Stores

Funeral homes

XXX |X

Group homes type 2

Hotels

Institutions

Laboratories

Laundromats

Libraries

XXX XX

Lodging houses class 2

Medical/dental offices and laboratories

Museums

Office-apartment buildings

Offices (above first floor)

Patient testing centre laboratories

Personal service establishments

Pharmacies

Place of Entertainment (excluding adult)

XXX XX XXX | X

Places of Worship

Police Station

Printing establishments

Private clubs

Repair and rental establishments

Restaurants

Restaurants, outdoor patio

Retail stores

Schools (Education)

Senior citizen apartment building

Service and repair establishments

Service trades

Studios

Supermarkets and Grocery Store

Taverns

Theatres and cinemas

Video rental establishments

DX XX XXX XXX XXX XXX X | X

3.

Financial Incentive Programs will not apply retroactively to work started prior to the
approval of an application by the Director, Economic Services or Supports, or

Eligibility Criteria for Financial Incentive Programs

designate.

To be eligible for any Financial Incentive Program, the applicant, property, and project
must meet all applicable conditions outlined in Section 3.

Property Owner Considerations

The applicant must be the registered owner of the property or an agent (including
building tenant or contractor who has been retained to undertake improvements).
If the applicant is not a registered owner of the subject property, the applicant will
be required to provide authorization in writing from the registered owner as part

of a complete application;

For loan applicants, all mortgages and charges, including the subject financial
incentive(s), must not exceed 90% of the post-rehabilitation appraised value of
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the property (i.e. the owner must maintain 10% equity in the property post-
improvement);

All City of London property taxes must be paid in full when the loan and/or grant
is issued and remain so for the lifetime of the loan and/or grant;

The registered owner of the property must have no outstanding debts to the City
of London;

The property owner and/or applicant, must not have ever defaulted on any City
loan or grant program, including by way of individual affiliation with any company
or group of people authorized to act as a single entity such as a corporation;
The Financial Incentive Programs will not apply retroactively to work completed
prior to the approval of the application by the Director, Economic Services and
Supports, or designate.

Property Considerations

The property must be located within the Downtown Community Improvement
Project Areas as defined in the Downtown London Community Improvement
Area By-law (see Map #1 and the Richmond Row Map #2);

There are not any City of London Building Division orders or deficiencies relating
to the subject property at the time the loan or grant is issued;

Each property is eligible to avail simultaneously of multiple incentive programs
provided through the various Community Improvement Plans (for example,
applications for an Upgrade to Building Code Loan, Facade Improvement Loan,
and Tax Grant can be made at the same time).

Building Considerations

4.

Separate applications must be submitted for each discrete building (as defined)
on a single property;

The property must contain an existing building (occupied or unoccupied) located
within an identified area for improvement under the Downtown CIP (for the
Combined Residential Development Charge Grant & Tax Grant Programs, the
property may also be cleared land with no buildings on it);

Where the entirety of a multi-unit building, which contains separate units, are all
under the same ownership, (or with condominium status) it will be considered as
one building for the purpose of the incentive programs;

Where a building is within a contiguous group of buildings, a discrete building will
be interpreted as any structure which is separated from other structures by a
solid party wall and a distinct municipal address;

Each discrete building on each property is eligible for financial incentive
programs;

Each discrete building is eligible for multiple Upgrade to Building Code loans
provided the total of all loans do not exceed the maximum amount allowable
under the program guidelines ($200,000), additional Upgrade to Building Code
loans may be considered after the previous loan(s) is repaid;

Each discrete building is eligible for multiple Facade Improvement loans provided
the total of all loans do not exceed the maximum amount allowable under the
program guidelines ($50,000), additional Fagade Improvement loans may be
considered after the previous loan(s) is repaid;

Each property is eligible for a Rehabilitation and Redevelopment Tax Grant;
Each discrete building is eligible to avail simultaneously of multiple incentive
programs provided through the various Community Improvement Plans (for
example applications for an Upgrade to Building Code Loan, Facade
Improvement Loan, and Tax Grant can be made at the same time);

There must be no City of London Building Division orders or deficiencies and no
by-law infractions when the loan or grant is issued.

Application Process

Consultation Phase

Step 1 — PO — The Applicant contacts City of London staff who will arrange a meeting to
share ideas for the proposed project, information about incentive programs, provide
application form(s) and assist with the application process. This meeting will also help to
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identify what permits or permissions may be required to complete the proposed
improvement project. Consultation with an Urban Designer and/or Heritage Planner may
be necessary. Where possible, the City will make appropriate staff available for this
meeting, which is usually on site at the property where the proposed work is planned.

Applications made for financial incentive programs do not in any way replace the need
for obtaining any necessary approvals. Prior to undertaking building improvements, the
property owner (PO) is required to obtain any necessary approvals and/or permits.
Heritage Alteration Permits (for properties requiring them) will be required before
financial incentive applications are accepted. Discussions with City staff are encouraged
early in the conceptual phase to ensure proposed fagade improvements comply with
City regulations and guidelines, and the proposed improvements are eligible under the
incentive program criteria. Service London Business staff are also available to help with
clarifying/applying for applicable permits.

Concept Phase
Step 2 — PO — A Complete Application (see Definition Section) for incentive programs is
submitted to the City of London.

For the Tax Grant and Residential Development Charge Grant programs, the applicant
must also obtain a building permit and make full payment of residential development
charges. For an eligible Office-to-Residential Conversion Project the payment of
residential development charges may not be required.

The Residential Development Charge Grant Program and the Office-to-Residential
Conversion Grant Program are processed by Economic Services and Supports in
conjunction with the Building Division. Application to the Residential Development
Charge (DC) Grant program is triggered when an applicant applies to rezone, enter site
plan consultation, or construct a project that will result in the payment of residential
DCs. PO - Prior to construction beginning, applicants must contact the City to
complete the application process.

Step 3 — CL — City of London Economic Services and Supports staff will review the
application for completeness and inform the applicant in writing that either, more
information is required, or the application is accepted. If accepted, the City will provide a
Commitment Letter which outlines the approved works, related costs, and monetary
commitment that the City is making to the project. The letter will also state whether the
commitment is for a Forgivable Loan. For the Residential DC Grant the residential DCs
do not need to be paid prior to the City’s issuance of a Commitment Letter. In this
instance, the City’s Commitment Letter will outline that the residential DCs amount will
be confirmed prior to any grants being issued. For Office-to-Residential Conversion
Projects, the Commitment Letter will outline the City’s Forgivable Loan commitment
based on the residential unit information provided in the application and confirmed with
the building permit application. For the Loan Programs, the City’s commitment is valid
for one year from the date of issuance of the Commitment Letter. The City’s
commitment applies only to the project as submitted. PO — Any subsequent changes
to the project will require review and approval by the City.

Step 4 — CL — Economic Services and Supports staff may visit the subject property and
take photographs, both before and after the subject work is completed. When
considering forgivable loans, staff will also confirm that the intended use meets the
eligibility requirements of the program.

Construction Phase

Step 5 — PO — Having obtained all necessary approvals and/or permits and receiving a
Commitment Letter from the City for approved works the applicant may start to
undertake eligible improvements. With respect to the Residential DC Grant there is an
additional requirement that the DCs have been paid or a Development Charges
Alternative Payment Agreement indicating when DCs will be paid has been signed prior
to commencing the approved work. With respect to the OTR Conversion Grant
Program, the construction phase step does not apply as the Forgivable Loan is provided
when the building permit is issued.
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Confirmation Phase

Step 6 — PO — The applicant will notify the City in writing (via letter or email) once the
project is complete and the costs respecting those works are paid. For Loans, the
applicant will submit paid receipts (as proof of payment in full). Confirmation that related
building permits are closed is also required so that the City may begin drafting an
agreement. With respect to Tax Grant and Residential DC Grant, when the project is
complete or following the re-assessment of the property, the applicant will notify City
Planning, in writing, that the project is complete for the purpose of calculating the Post-
Improved Assessed Value. With respect to OTR Conversion Grant Program, Economic
Services and Supports will confirm with the Building Division that the building permit has
been issued.

Step 7 — CL — Before setting up any agreement Economic Services and Support staff
must ensure the improvements, as described in the City’s Commitment Letter are
completed and other criteria, as set out in the respective program guidelines, have been
met. This may include:

e Related costs, or bills respecting those approved works are paid in full;

e Related building permits are closed;

e The loan must be in good standing with no arrears owing;

e All City of London property taxes must be paid in full and the account deemed
in good standing by the City’s Tax Office;
There must be no outstanding debts to the City;
e The property owner must not have defaulted on any City loans or grants;
e There must be no outstanding Building Division orders or deficiencies against

the subject property.

For Office-to-Residential Conversion Projects, Economic Servies and Supports will
confirm that a building permit has been issued.

Step 7.i (Grants) — CL — Upon written notice from the applicant, Economic Services
and Supports will request the City’s Tax Office provide a grant schedule that establishes
the value of the annual grant over the term of the grant program. For Office-to-
Residential Conversion Projects, Economic Services and Supports will confirm the
Lump Sum Grant Amount, provided as a Forgivable Loan, based on the building permit
submission. The final Lump Sum Grant Amount may differ if the residential unit mix
changed between applying to the OTR Conversion Grant Program and the issuing of
the building permit.

Step 7.ii (Grants) — CL — Upon request by Economic Services and Supports, the City’s
Tax Office will establish a Post-Improved Assessed Value. To do this they will review
the assessed value of the property and determine whether this is the final assessment
relating to the completion of the renovation or development project. If this is not the final
assessment, the City’s Tax Office will contact the Municipal Property Assessment
Corporation (MPAC) and request that the final assessment be prepared.

Step 7.iii (Grants) — CL — The City’s Tax Office will prepare and note the annual tax
increment for the purpose of calculating the grant schedule. The City’s Tax Office will
then prepare a schedule for the first year that the new taxes were levied for the full year.

Step 7.iv (Grants) — CL — At the completion of the Calendar Year, Economic Services
and Supports staff will ask the City’s Tax Office to confirm that all taxes have been paid
for that year and that the tax account is in good standing with a zero balance.

Agreement Phase
Step 8 (Loans) — CL — Once the approved works are verified by Economic Services
and Supports staff will draft the loan agreement.

Step 8 (Grants) — CL — Once the eligible works are verified and the grant schedule is
completed, or the Lump Sum Grant Amount for an Office-to-Residential Conversion
Project is calculated, Economic Services and Support staff will draft the grant
agreement (grant to be provided as a forgivable loan) and provide a draft copy of the
grant agreement to the applicant for review. Economic Services and Supports will
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prepare a Document General to place a lien on the property in the amount of the
forgivable loan.

Step 9 (Loans) — CL — Economic Services and Supports staff will request a cheque,
and the Document General to place a lien on the property in the amount of the loan is
prepared.

Step 9 (Grants) — CL — After the applicant has approved the grant agreement
Economic Services and Support staff can prepare two hard copies of the agreement to
be signed.

Step 10 — CL — When all the documentation is ready Economic Services and Support
staff will contact the applicant to arrange for a meeting to sign the documents. For loan
applicants, the City will exchange a loan cheque for the first 12 post-dated repayment
cheques provided by the property owner or applicant, or automatic withdrawal
information may also be provided to the City’s Accounts Receivable department prior to
loan payments starting. (PO)).

Full loan repayment can be made at any time without penalty. PO — To make a full or
partial repayment above the standard monthly payment, please contact Economic
Services and Supports or Accounts Receivable.

Step 11 — Economic Services and Support staff will have two original copies of the
agreement available for signing. One original signed copy is kept by the applicant, and
one is retained by the City.

5. Financial Incentive Approval

Once all eligibility criteria and conditions are met, and if funds are available in the
supporting Reserve Fund, the Director, Economic Services and Supports or designate
will approve the incentive application. Approval by means of a letter to the applicant will
represent a commitment by the City of London. Loan commitments will be valid for one
year and will expire if the work is not completed within that period. The Director,
Economic Services and Supports or designate may, at their discretion, provide a written
time extension of up to one year. PO — It is important to note that the consideration
of such an extension will require a written request from the applicant detailing the
reasons the extension is being sought.

6. Additional Rehabilitation and Demolition

Additional work to the interior of the building can be undertaken without Economic
Services and Supports approval subject to obtaining a building and/or heritage
alteration permit, when required. The loan programs do not impose any specific
restrictions on demolition except that any outstanding loan amount must be repaid to
the City prior to the issuance of a demolition permit.

7. Inspection of Completed Works

The loan will be paid to the property owner (or alternate as authorized by the property
owner) following City receipt of invoices for all completed work and after the City
inspection of all completed improvements has taken place. The City will inspect the
work completed to verify that the proposed improvements have been completed as
described in the application. For Office-to-Residential Conversion Projects, the
Economic Services and Support staff may inspect the property to ensure the residential
units have been completed. These inspections are not a building permit inspection.
Completion of this inspection does not mean the property meets all Ontario Building
Code requirements.

8. Incentive Application Refusal and Appeal

If an application is refused, the applicant may, in writing, appeal the decision of the
Director, Economic Services and Supports, or designate to the City Clerk’s Office who
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will provide direction to have the matter heard before Municipal Council through the
Planning and Environment Committee.

9. Relationship to other Financial Incentive Programs

It is intended that the Loan and Grant Programs will complement other incentive
programs offered by the City of London. Property owners may also qualify for financial
assistance under those programs specifically detailed within the program guidelines.
However, the funding from these programs cannot be used to subsidize the property
owner’s share of the total cost of the loan programs property improvements.

PO — Applicants are advised to check with the London Downtown Business
Improvement Association about its proprietary programs which complement the City’s
financial incentive programs.

10. Loan Repayment Deferral Due to Road Construction

In the event of a road construction project in the Downtown community improvement
project areas, an applicant’s loan repayments can be deferred for the duration of the
road construction project.

Economic Services and Supports staff will review the Community Improvement Area
construction schedule annually. To determine what streets will be under construction in
the upcoming years, Economic Services and Supports staff will monitor Notice of
Project and Construction Notice letters that are mailed to property owners to inform
them of upcoming construction projects.

Economic Services and Supports staff will compile a list of properties with loans in the
road construction project area. Only properties that are directly adjacent (front or side
property line) to the road construction project area will be eligible for the deferral of loan
repayments. The Director, Economic Services and Supports, or designate will be the
approval authority for any disagreements regarding the eligibility of an applicant to defer
their loan(s) repayments.

A letter with an accompanying form will be mailed and/or emailed (if available) to each
eligible loan applicant to ask if they wish to defer the repayment of their loan(s) during
the scheduled road construction period. The scheduled road construction period and
duration of the deferral will be determined by Economic Services and Supports staff by
reviewing the project timeline on the Construction Notice letter and by coordinating with
the City Project Manager of a road construction project.

The duration of the deferral will be set at the onset of the road construction project. If a
project is delayed or extends beyond the anticipated deadline, the deferral will not be
extended. As a result, the deferral will be at least one month longer than the anticipated
length of the road construction project. For example, if road construction is anticipated
to conclude in November, the deferral will be set to expire at the end of December.

If an applicant wishes to defer the repayment of their loan, they must complete and
return the form to Economic Services and Supports staff that indicates they agree to the
deferral and sets out the revised loan repayment schedule.

An applicant may choose not to defer their loan repayment. An applicant can opt out of
the deferral by not returning the form by the stated deadline. In this instance, repayment
of the loan will continue as outlined in the loan agreement.

Upon receiving confirmation that an applicant wishes to defer repayment of their loan(s),
Economic Services and Supports staff will:

e Process the returned forms for the applicant’s seeking deferral;

e Complete supporting documentation to send to Accounts Receivable. This
documentation will allow Accounts Receivable to update its records regarding the
loan repayment schedule and allow Accounts Receivable to remove any post-
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dated cheques that may be in its possession for repayment during the deferral
period. Cheques will be return to the applicant or destroyed;

e Accounts Receivable will contact the loan applicant when new post-dated
cheques are required to restart the loan repayment after the deferral period ends.

If an applicant fails to provide new post-dated cheques to Accounts Receivable after the
deferral is finished, they will be in jeopardy of defaulting on the loan(s).

If a road construction project is cancelled, the deferral of the loan repayment will also be
cancelled, and an applicant will be required to re-submit any post-dated cheques that
were removed.

11. Monitoring & Discontinuation of Programs

As part of the program administration, Economic Services and Supports staff will
monitor all the financial incentive programs. In receiving and processing applications
staff will enter relevant information into a Monitoring Database. This information will be
included in Community Improvement Plan reviews which will be prepared to determine if
programs should continue, be modified, or cease to issue any nhew commitments. Each
program is monitored to ensure it implements the goals and objectives of the
Community Improvement Plan within which the program applies. The City may
discontinue the Financial Incentive Programs at any time; however, any existing loan or
grant will continue in accordance with the agreement. A program’s success in
implementing a Community Improvement Plan’s goals will be based on the ongoing
monitoring and measurement of a series of identified targets that represent indicators of
the CIP’s goals and objectives, as noted in the Program Monitoring Data section.

12. Program Monitoring Data

The following information will be collected and serve as indicators to monitor the
financial incentive programs offered through the Downtown Community Improvement
Plan. These measures are to be flexible allowing for the addition of new measures that
better indicate if the goals and objectives of the CIP have been met.

- Number of Applications (approved and denied);

- Approved value of the loan and the total construction
cost (i.e. total public investment and private
investment);

- Pre-Assessment Value;

- Total Value of Building Permit (if required);

Facade Improvement |- Location of fagade being improved (Front, Non-Street

Loan Program Front);
Monitoring - Post-Assessment Value;

- Use Type (Targeted or Non-Targeted);

- Increase in assessed value of participating property;

- Total Loan Amount;

- Number of forgivable loans;

- Number of loan defaults;

- Cost/Value of loan defaults.

- Number of Applications (approved and denied);

- Approved value of the loan and the total construction
cost (i.e. total public investment and private
investment);

- Pre-Assessment Value;

Upgrade to Building |- Total Value of Building Permit;

Code Loan Program |- Post-Assessment Value;

Monitoring - Use Type (Targeted or Non-Targeted);

- Increase in assessed value of participating property;

- Total Loan Amount;

- Number of forgivable loans;

- Number of loan defaults;

- Cost/Value of loan defaults.
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- Number of Applications (approved and denied);

- Pre-Assessment Value;

- Total Value of Building Permit;

- Level of Grant (Type 1, Type 2 or Type 3);

- Post-Assessment Value;

- Use Type (Targeted or Non-Targeted);

- Number of residential units created,;

- Increase in assessed value of participating property;
- Total Grant Amount;

- Number of grant defaults;

- Cost/Value of grant defaults.

- Number of Applications (approved and denied);

- Pre-Assessment Value;

- Total Value of Building Permit;

- Number of residential units created,;

- Post-Assessment Value;

- Increase in assessed value of participating property;
- Total Grant Amount;

- Number of grant defaults;

- Cost/Value of grant defaults.

- Number of Applications (approved and denied);

- Pre-Assessment Value;

- Total Value of Building Permit;

- Number of residential units created,;

- Vacant office space removed;

- Post-Assessment Value;

- Increase in assessed value of participating property;
- Total Grant Amount;

- Number of grant defaults;

- Cost/Value of grant defaults.

Tax Grant Program
Monitoring

Residential
Development Charge
Grant Program
Monitoring

Office-to-Residential
Conversion Grant
Program Monitoring

13.  Activity Monitoring Reports

Activity Reports will be prepared at regular intervals when City Administration reviews
community improvement plans and programs, which measure the following annual
variables:

e Number of applications by type;

e Increase in assessment value of properties;

Value of the tax increment (i.e. increase in property tax after the construction
activity);

Value of construction and building permits issued;

Number of units created (by type, ownership/rental);

Number and value of incentive program defaults;

Ground floor occupancy rates within the CIP area where the program(s) is in
effect.

14. Facgade Improvement Loan Program

Facade Improvement Loan Program — Purpose

The Facade Improvement Loan Program is intended to assist property owners in
identified community improvement project areas with facade improvements and to bring
participating buildings and properties within the identified community improvement
areas into conformity with the City of London Property Standards By-law. Through this
program, the City provides a no interest 10-year loan. Loans will be issued to cover 50%
of the cost of the eligible works to a maximum of $50,000. In some locations (see the
targeted incentive zone on Map 1 for specific locations) a portion of these loans may be
partially forgivable in the form of a grant from the City.

Facade Improvement Program — Goals
The overarching goals of this Program are to:
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e Support the maintenance, improvement and beautification of the exterior
appearance of buildings in downtown London,;

e Encourage reinvestment in downtown London that complies with the Downtown
Heritage Conservation District and other design guidelines;

e Help make the downtown environment interesting and aesthetically pleasing for
residents, patrons and visitors alike;

e Bring participating buildings and properties into conformity with the City of
London Property Standards By-law.

Facade Improvement Program — Eligible Works

Eligible works that will be financed through this program include improvements that are
demonstrated to enhance the appearance of building exteriors while meeting the
Heritage Conservation District Plan as well as applicable Urban Design Guidelines.
Examples of works that may be eligible under this program include:

e Exterior street front renovations compliant with the Downtown Heritage
Conservation District Plan;

e Exterior street front renovations compliant with Downtown Design Study
Guidelines (1991);

e Portions of non-street front buildings, visible from adjacent streets. Non-street
front visible portions may only be eligible for funding after the street front facade
has been improved or street front improvements have been deemed
unnecessary by the Director, Economic Services and Supports, or designate;

e Awnings that are affixed to the exterior street front of a building which are used to
keep the sun or rain off a storefront, window, doorway, or sidewalk, and/or to
provide signage for a commercial tenant;

e Business name signage that is affixed to the exterior street front of a building;

e Decorative lighting which is affixed to the exterior street front of a building that is
ornamental and installed for aesthetic effect;

e Eaves troughs, rain gutters, soffits, fascia, bargeboard, and other materials that
direct rain water;

e Doors, windows and their finished framing;

e Professional fees for the preparation of drawings and technical specifications
required for eligible works (limited to the lesser of a maximum of $5,000 or 10%
of the loan).

Note: A Heritage Alteration Permit is required for all works in the Downtown Heritage
Conservation District including signage.

Facade Improvement Program — Works Not Eligible
The following list provides examples of materials that are not eligible to be financed
through this program:

New stucco building materials;

Back lit signs;

Vinyl windows;

Metal siding with faux-wood grain or similar products;

Stacked stone veneer or similar products;

Any other materials that at the discretion of the Director, Economic Services and
Supports, or designate, are deemed ineligible, inauthentic, or inconsistent with
the Downtown Heritage Conservation District Plan.

Facade Improvement Program — Loan Terms
A complete application must be received, and a City Commitment Letter issued before
any work can commence.

Period
The loan will be interest free and will be amortized over a 10-year period.

Loan Amount
Loans will be issued to cover the lesser of:
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e 50% of the cost of the eligible works per building;
e A maximum of $50,000 per building.

While more than one discrete building on a single property may be eligible for a loan,
loans will not exceed 50% of the cost of the eligible works that related to each discrete
building.

More than one loan may be issued for each discrete building on each property, but the
sum of these loans must not exceed the maximum loan amount of $50,000 per discrete
building.

Determination of Eligible Non-Street Front Facade Improvements

The Director, Economic Services and Supports or designate will decide when this
program can be applied to a building facade that is not street facing. Typically, this
consideration is made when the street-front fagade is deemed to be in compliance with
the Downtown Heritage Conservation District Plan, Downtown Design Study Guidelines
(1991), as well as Building and Fire Codes.

Determination of Facade Improvements where there are Two Street Frontages

If a building has both the front and rear facade facing a municipal street (not a private
street or a laneway), then the building is eligible for a Facade Improvement Loan for
each unique street fronting fagcade. Further, if a building is on a corner property where
two or more facades face a municipal street (not a private street or laneway), then the
building is eligible for two or more Fagade Improvement Loans. All facade designs must
be in compliance with the Downtown Heritage Conservation District Plan, Downtown
Design Study Guidelines (1991), as well as Building and Fire Codes, to be eligible for
loans.

Loan Distribution

The City will provide the applicant with one cheque in the full amount of the approved
loan after: (1) the City has completed its due diligence to ensure the applicant and
property remain eligible for the loan, (2) the Loan Agreement has been signed, and (3)
the first 12 months of post-dated cheques (to be used for the first-year repayment of the
loan) are received or automatic withdrawal information is provided. If required, City of
London Accounts Receivable staff will contact the applicant annually to request a supply
of cheques in subsequent years. PO — The applicant will notify the City about any
changes to their banking arrangements and replace cheques as appropriate over the
term of the loan. The City will not provide partial loan amounts or progress
payments.

Loan Security and Postponement

Loans will be secured through the registration of a lien placed on property title for the
total amount of the loan. Liens will be noted on the tax roll and will be registered and
discharged by the City. The Director, Economic Services and Supports or designate
may postpone the lien (subordination of a lien to another lien on the same property)
which is given as security for the loan in circumstances where any of the registered
mortgages are being replaced, consolidated, or renewed and the total value of all
mortgages and charges including the City’s lien does not exceed 90% of the appraised
value of the property.

Loan Agreement

Participating property owners in the financial incentive programs shall be required to
enter into a loan agreement with the City. This agreement shall specify such items as
(but not limited to) the loan amount, the duration of the loan, and the owner's obligation
to repay the City for any monies received if the property is demolished before the loan
period elapses. The agreement shall include the terms and conditions included in the
program guidelines.

Repayment Provisions

Loan repayments will begin six months after the advancement of funds, unless the
repayment will begin during a road construction project; in that instance, the applicant
can decide if the loan repayment will begin six months after the advancement of funds
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or after the road construction deferral period as determined in the Loan Repayment
Deferral Due to Road Construction section has concluded. Repayment of the loan will
be monthly and does not include interest. The monthly payment amount will be
calculated based on the total loan amount divided by 114 payments. Full repayment
can be made at any time without penalty.

Transferable Loans

At the discretion of the City, loans may be transferable to a new property owner
providing that the new owner meets the eligibility criteria and agrees to the terms and
conditions of the loan. The new owner must enter into a new loan agreement with the
City for the outstanding loan value at the time of purchase. Otherwise, where the
ownership is transferred the outstanding balance of the loan shall immediately become
due and payable by the selling property owner.

Facade Improvement Program — Forgivable Loan — Grant Terms

Subject to the eligibility criteria detailed in the program guidelines, forgivable loans are
set up to grant a percentage of the annual loan repayment back to the applicant over a
10-year period.

Forgivable Grant Amount

Where applicable, and if confirmed in the City’s Commitment Letter, a portion of the
Facade Improvement loan may be forgivable and paid back to the applicant in the form
of a grant to cover the lesser of:

e A maximum of $12,500; or
e 259% of the loan amount.

Annual Grant Value

Means the amount of money granted back to the applicant which may change from year
to year based on the calculation of the Yearly Loan Repayments multiplied by 25% to
give the Maximum Yearly Grant Value that is multiplied by the Pro-rated Yearly Grant
Percentage.

For example:

$50,000 Facade Improvement Loan
Yearly Loan Repayments = $50,000 / 114 payments = $438.60 / month x 12
monthly payments = $5,263.20

Maximum Yearly Grant Value = $5,263.20 x 25% = $1,315.80

Maximum Yearly Grant Value multiplied by Pro-rated Yearly Grant Percentage
= Yearly Grant Value

$1,315.80 x 50% (assumes ground floor was only occupied for 50% of the
Calendar Year) = $657.90.
The grant value may differ from year to year based on targeted use occupancy. Grant
amounts will be monitored to ensure the maximum Forgivable Grant Amount is not
exceeded.

Grant Disbursement

PO — The disbursement of the grant requires action by the applicant. During the first
quarter of the Calendar Year the City will send out an acknowledgment letter requesting
that the applicant verify the number of actual months in which a targeted or non-
targeted use actively occupied the ground floor of the building for the previous Calendar
Year.

PO — To be eligible to receive the annual grant, the applicant must meet all conditions
detailed in the program guidelines including:

e The loan must be in good standing with no arrears owing;

e All City of London property taxes must be paid in full and the account deemed
in good standing by the Taxation Division;
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e There must be no outstanding debts to the City of London;

e The property owner must not have defaulted on any City loans or grants;

e There must be no outstanding City of London Building Division orders or
deficiencies against the subject property;

e The acknowledgement letter is completed by the applicant and returned to
City of London.

Having confirmed that the applicant has met all conditions of the program guidelines,
the annual grant can be disbursed. Providing misleading information can result in the
default of the balance of the loan and the forfeiture of the ongoing grant.

15. Upgrade to Building Code Loan Program

Upgrade to Building Code Loan Program — Purpose

The Upgrade to Building Code Loan Program is intended to assist property owners with
the financing of building improvements that are often necessary to ensure older
buildings comply with current Building Code Requirements. The costs associated with
these improvements frequently pose a major issue for building owners wanting to
upgrade their properties. This issue is amplified in the Downtown where much of the
building stock is older and needs major rehabilitation. Through this program, the City
provides a no interest 10-year loan for an eligible property. Loans will be issued to cover
50% of the cost of the eligible works to a maximum of $200,000. In some locations (see
the targeted incentive zone map for specific locations) a portion of these loans may be
partially forgivable in the form of a grant from the City.

Upgrade to Building Code Loan Program — Goals
The overarching goals of this Program are to:

e Support the maintenance, improvement, beautification, and viability of the historic
building stock in downtown London,;

e Encourage the development of residential units in older buildings through
conversion and adaptive re-use;

e Support the development of distinctive, interesting and attractive commercial
spaces in existing buildings to assist in the regeneration of Downtown London;

e Help ensure that buildings are safe for residents, patrons, and visitors alike by
meeting Ontario Building Code and Fire Code regulations;

e Bring participating buildings and properties into conformity with the City of
London Property Standards By-law.

Upgrade to Building Code Loan Program — Eligible Works

Eligible works that will be financed through this program include improvements that are
demonstrated to be necessary to meet Building and Fire Code requirements, address
one or more health and safety issues, and accessibility and/or environmental
sustainability issues. Examples of works that may be eligible under this program
include:

e The installation or alteration of fire protection systems such as sprinklers, stand
pipes, fire alarms, emergency power, lighting, and exit signs;

e Installation or alteration of fire separations, fire doors, fire shutters and other fire
protection devices;

e The relocation of fire escapes and the installation of new exit facilities;

e The extension of plumbing and electrical services for the creation of habitable
space;

¢ The replacement of plumbing, electrical, and mechanical systems that no longer

meet Building Code requirements;

The construction or alteration of stairs, guards, handrails, etc.;

The reinforcement or reconstruction of floors, walls, ceilings or roofs;

The installation or alteration of required window openings to residential spaces;

Required improvements to ventilation systems;

Improvements for barrier-free accessibility including elevators, ramps, and

washrooms;
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Improvements for green, or sustainable developments such as living walls and

green roofs;

e Improvement to basements, or other such spaces that can be occupied and are
located below the first storey;

e Asbestos abatement, including the removal, enclosure and/or encapsulating to
prevent building occupant from being exposed to the fibers;

e Renovations required to remove moulds (or other materials caused by water-
damage from interior building materials), replace affected materials and install
vapour barriers;

e Professional fees for the preparation of drawings and technical specifications
required for eligible works (limited to the lesser of a maximum of $5,000 or 10%
of the loan);

e Other improvements related to health and safety issues at the discretion of the

Director, Economic Services and Supports or designate.

Upgrade to Building Code Loan Program — Loan Terms

Period
The loan will be interest free and will be amortized over a 10-year period.

Loan Amount
Loans will be issued to cover the lesser of:

e 50% of the cost of the eligible works per buildings; or
e A maximum of $200,000 per building.

While more than one discrete building on a single property may be eligible for a loan,
loans will not exceed 50% of the cost of the eligible works that relate to each discrete
building.

More than one loan may be issued for each discrete building on each property, but the
sum of these loans must not exceed the maximum loan amount of $200,000 per
discrete building.

Loan Distribution

The City will provide the applicant with one cheque in the full amount of the approved
loan after: (1) the City has completed its due diligence to ensure the applicant and
property remain eligible for the loan, (2) the Loan Agreement has been signed, and (3)
the first 12 months of post-dated cheques (to be used for the first year repayment of the
loan) are received or automatic withdrawal information is provided. If required, City of
London Accounts Receivable staff will contact the applicant annually to request a supply
of cheques in subsequent years. PO — The applicant will notify the City about any
changes to their banking arrangements and replace cheques as appropriate over the
term of the loan. The City will not provide partial loan amounts or progress
payments.

Loan Security and Postponement

Loans will be secured through the registration of a lien placed on title for the total
amount of the loan. Liens will be noted on the tax roll and will be registered and
discharged by the City. The Director, Economic Services and Supports or designate
may postpone the lien (subordination of a lien to another lien on the same property)
which is given as security for the loan in circumstances where any of the registered
mortgages are being replaced, consolidated, or renewed and the total value of all
mortgages and charges including the City’s lien does not exceed 90% of the appraised
value of the property.

Loan Agreement

Participating property owners in the financial incentive programs shall be required to
enter into a loan agreement with the City. This agreement shall specify such items as
(but not limited to) the loan amount, the duration of the loan, and the owner's obligation
to repay the City for any monies received if the property is demolished before the loan
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period elapses. The agreement shall include the terms and conditions included in the
program guidelines.

Repayment Provisions

Loan repayments will begin six months after the advancement of funds, unless the
repayment will begin during a road construction project; in that instance, the applicant
can decide if the loan repayment will begin six months after the advancement of funds
or after the road construction deferral period as determined in the Loan Repayment
Deferral Due to Road Construction section has concluded. Repayment of the loan will
be monthly and does not include interest. The monthly payment amount will be
calculated based on the total loan amount divided by 114 payments. Full repayment
can be made at any time without penalty.

Transferable Loans

At the discretion of the City, loans may be transferable to a new property owner
providing that the new owner meets the eligibility criteria and agrees to the terms and
conditions of the loan. The new owner must enter into a new loan agreement with the
City for the outstanding loan value at the time of purchase. Otherwise, where the
ownership is transferred the outstanding balance of the loan shall immediately become
due and payable by the selling property owner.

Upgrade to Building Code Loan Program — Forgivable Loan — Grant Terms
Subiject to the eligibility criteria detailed in the program guidelines, Forgivable Loans are
set up to grant a percentage of the annual loan repayments back to the applicant over a
10-year period.

Forgivable Grant Amount

Where applicable, and if confirmed in the City’s Commitment Letter, a portion of the
Upgrade to Building Code loan may be forgivable and paid back to the applicant in the
form of a grant to cover the lesser of:

e Maximum of $25,000; or
e 12.5% of the loan amount.

Annual Grant Value

Means the amount of money granted back to the applicant which may change from year
to year based on the calculation of the Yearly Loan Repayments multiplied by 12.5% to
give the Maximum Yearly Grant Value that is multiplied by the Pro-rated Yearly Grant
Percentage.

For example:

$150,000 Upgrade to Building Code Loan
Yearly Loan Repayments = $150,000 / 114 payments = $1,315.79 / month x 12
monthly payments = $15,789.48

Maximum Yearly Grant Value = $15,789.48 x 12.5% = $1,973.69

Maximum Yearly Grant Value multiplied by Pro-rated Yearly Grant Percentage
= Yearly Grant Value

$1,973.69 x 100% (assumes ground floor was occupied for the entire Calendar
Year) = $1,973.69.
The grant value may differ from year to year based on targeted use occupancy. Grant
amounts will be monitored to ensure the maximum Forgivable Grant Amount is not
exceeded.

Grant Disbursement

PO — The disbursement of the grant requires action by the applicant. During the first
quarter of the calendar year the City will send out an acknowledgment letter requesting
that the applicant verify the actual number of months in which a targeted or non-
targeted use actively occupied the ground floor of the building for the previous Calendar
Year.
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PO - To be eligible to receive the annual grant, the applicant must meet all conditions
detailed in the program guidelines including:

e The loan must be in good standing with no arrears owing;

e All City of London property taxes must be paid in full and the account deemed
in good standing by the Taxation Division;

e There must be no outstanding debts to the City of London;

e The property owner must not have defaulted on any City loans or grants;

e There must be no outstanding City of London Building Division orders or
deficiencies against the subject property;

e The acknowledgement letter is completed by the applicant and returned to
City of London.

Having confirmed that the applicant has met all conditions of the program guidelines,
the annual grant can be disbursed. Providing misleading information can result in the
default of the balance of the loan and the forfeiture of the ongoing grant.

16. Rehabilitation and Redevelopment Tax Grant Program (“Tax Grant”)

*This program is only available in the Original Downtown Community
Improvement Project Area (See Map 2)*

Tax Grant Program — Purpose
The Tax Grant is intended to provide economic incentive for the rehabilitation and/or
redevelopment of residential and commercial properties in the Original Downtown
Community Improvement Project Area. Properties in the Expanded Richmond Row
Community Improvement Project Area are not eligible. The program helps property
owner’s transition to a higher tax assessment because of property improvements.
Through this program, the City provides a ten-year tax grant for an eligible property,
with annual grant amounts declining over this ten-year period. The total grant value is
based on the increase in municipal taxes resulting from the rehabilitation and/or
redevelopment of the property according to the MPAC assessment.

Tax Grant Program — Goals
The overarching goals of the Tax Grant are to:

e Grow our economy through investing in London’s downtown as the heart of our
city;

e Stimulate and assist private property owners to rehabilitate buildings in the
Downtown to ensure long term viability;

e Encourage preservation of significant heritage resources;

e Foster a diverse and resilient economy.

Tax Grant Program — Eligible Works
Eligible works that will be financed through this program include:

e Construction, erection, or placing of one or more buildings or structures on land
that has the effect of increasing municipal property taxes;

e Additions or alterations to a building or structure that has the effect of increasing
municipal property taxes;

e Other improvements related to health and safety issues at the discretion of the
Director, Economic Services and Supports, or designate, that have the effect of
increasing municipal property taxes.

Tax Grant Program — Additional General Eligibility Criteria and Conditions
e All applicable property taxes owing for each year must be fully paid prior to the
disbursement of any annual grant amount under this program. If property taxes
are owing on a property for more than one full year, the City will have the option,
without notice and at its own discretion, of terminating all future grant payments,
thereby eliminating all grant obligations to the applicant;
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The City is not responsible for any costs incurred by an applicant in relation to
the Tax Grant program, including without limitation, costs incurred in application
of a grant;

Notwithstanding any other calculations relating to the grant amount, the City will
not pay an annual grant which is greater than the municipal portion of the
property tax collected for a property in any one year (i.e., if a general
reassessment substantially reduces annual property taxes on a property, the
annual grant amount will be capped at the municipal portion of the property tax
collected for that property in any one year);

The annual grant is based upon changes in property taxes as a result of
construction and improvement to the property, and is not based upon occupancy
or changes in occupancy, except if the project converts an eligible vacant office
building to residential units;

If the property is under an assessment appeal, the application will be held in
abeyance until the appeal is resolved;

The amount of the grants provided for a property over the life of this program will
not exceed the value of the work done that resulted in the increased level of
municipal tax assessment. For this reason, the amount of grants may be
monitored in relation to the total value of work done and the grants will cease if
they equal the value of the work done;

The applicant will be responsible for ensuring that they can be contacted by the
City for the purpose of delivering grant cheques. If applicants cannot be reached
over a protracted period (greater than 2 years), the City will have the option,
without notice and at its own discretion, of terminating all future grant payments,
thereby eliminating all grant obligations to the applicant. PO — The property
owner will notify the City if mail or email address changes throughout the term of
the Tax Grant program.

In instances where a participating Level 1, Level 2, or Level 3 Grant property has
undergone a tax reclassification during the period of an executed grant
agreement, the municipality reserves the right to recalculate the grant schedule
to reflect the new tax class of the participating property. Should it be determined
that the grant agreement and grant schedule is no longer appropriate because it
results in grants not reflecting the new tax class, the value of the taxes received
and the value of grants provided, the municipality reserves the right to amend the
current agreement and establish a new grant schedule and grant agreement for
the balance of the grant period. This amended grant agreement and grant
schedule may be pro-rated to reflect the date of reclassification;

Tax increases that result from a general reassessment, a change in tax
legislation or an increase in the tax (or mill) rate will not be considered for the
purposes of calculating the grant. The annual tax increment will be held constant
over the ten-year grant period (i.e., changes in tax (or mill) rate or phased in
assessment increases after the post-improvement date is established will not be
incorporated into the calculation of the annual tax increment;

If buildings are to be demolished to clear the site for redevelopment, a demolition
permit must be obtained prior to any demolition work. Failure to obtain a
demolition permit will result in the application being ineligible for this program;

In instances where a participating Level 1 or Level 2 Grant property is
demolished in whole before the grant period elapses the grant shall become
forfeit and is to be repaid to the City no later than 30 days after the demolition
has occurred;

For participating Level 1, Level 2, or Level 3 Grant properties, demolition, in part,
may be permitted entirely at the discretion of the City of London without a
requirement for grant repayment, but only in those instances where a written
request by the property owner is received and a corresponding letter of
permission is granted by the City and a demolition permit is obtained.

Eligibility for Level 1. Grants for Rehabilitation of Heritage Designated Properties
Grant Level 1 of the Tax Grant program applies to properties that are individually
designated under Part IV of the Ontario Heritage Act and where the buildings or
structures are rehabilitated or renovated in such a way that would not compromise the
reasons for designation. The eligibility requirements for this program level are:
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e The property shall be designated under Part IV of the Ontario Heritage Act (in
other words, is not just listed in the Inventory of Heritage Resources);

e The property shall be rehabilitated/renovated such that it will not compromise the
reasons for designation;

e A Heritage Alteration Permit shall be required prior to undertaking any work on a
designated property;

e The renovations undertaken shall be sufficient to result in a re-assessment of the

property.

Eligibility for Level 2: Rehabilitation / Renovation Grants

This level of the Tax Grant program applies to existing buildings that are rehabilitated or
renovated to ensure longer-term viability. The purpose of this grant level is to further
encourage finer-grained, small-scale revitalization projects. The eligibility requirements
for this program level are:

e Property shall contain an existing building;

e For properties listed as Priority 1, 2 or 3 in the City of London’s “Inventory of
Heritage Resources" a Heritage Planner will be consulted to assess works to be
undertaken;

e The property shall be rehabilitated/renovated such that it will be consistent with
Council-approved Guidelines;

e Eligible vacant office buildings converted to residential units are considered a
Level 2 grant.

e The renovations undertaken shall be sufficient to result in a re-assessment of the

property.

Eligibility for Level 3: Redevelopment Grants

This level of the Tax Grant program applies to new buildings that are developed on
cleared sites with no buildings on them. The purpose of this level is to encourage the
rehabilitation of under-utilized sites. The eligibility requirements for this level of the
program are:

e The property shall be redeveloped, such that the design of the new structure is
consistent with Council-approved Guidelines;
e The construction undertaken shall be sufficient to result in a re-assessment of the

property.
Tax Grant Program — Grant Terms

Period

Grants will be paid over a ten-year period, with Year 1 being the first full calendar year
that taxes are paid after the project is completed and reassessed. For example, where a
project is completed and the property is reassessed on February 28, 2017, the grant
recipient will receive a Year 1 grant at the end of 2018 (after a full year of taxes are paid
at the new rate in 2018). However, where the total value of the grant is less than or
equal to one thousand dollars ($1,000), a one-time lump sum payment of the total grant
amount as detailed in the grant agreement will be issued.

Calculation of Annual Tax Increment
See Definitions.

Grant Amount

The amount of the grant will vary from project to project and will decline over the course
of the 10-year payback period. The grant will be based on the increase in the municipal
portion of property taxes that is directly related to the eligible project (in other words, the
tax increase that results from the improvements to the property) and the assigned
Year/Level Factor, as shown below:
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Year Level 1 - Part IV Level 2 - Existing Level 3 - Cleared Land
Heritage Designated Buildings
1 100% 70% 60%
2 100% 70% 60%
3 100% 60% 50%
4 90% 50% 40%
5 80% 40% 30%
6 70% 30% 20%
7 60% 20% 10%
8 50% 10% 10%
9 40% 10% 10%
10 30% 10% 10%

PO - Please note that the reassessment could take one to two years or longer. It is the
property owner’s responsibility to notify Economic Services and Supports about an
increase in property assessment related to the improvement project to activate the grant
program.

Grant Agreement

Participating property owners in the Tax Grant program shall be required to enter into a
grant agreement with the City. This agreement shall specify such items as (but not
limited to) the applicable grant level, the duration of the grant, and the owner's obligation
to repay the City for any grants received if the property is demolished before the grant
period elapses. The agreement shall include the terms and conditions included in the
program guidelines. The grant agreement will be signed by the Director, Economic
Services and Supports, or designate.

Grant Distribution

At the end of each year, Economic Services and Supports will provide a list of grant
properties to the City’s Tax Office requesting confirmation that all taxes have been paid
for the previous year and that the tax accounts are in good standing. Economic Services
and Supports will also confirm that any outstanding loans relating to the properties are
in good standing. Finally, Economic Services and Supports will verify that there are no
outstanding orders or bylaw contraventions relating to the properties. Upon receiving
such confirmation, Economic Services and Supports will contact applicants and provide
them with their grant cheques. The City aims to provide grant cheques in the first
quarter of the following year.

Transferable Grants / Condominium Projects

If a participating property is sold, in whole or in part, before the grant period elapses, the
applicant and/or the subsequent landowner is not entitled to outstanding grant
payments (on either the portion sold or retained by the applicant). The City may, entirely
at its own discretion, enter into a new agreement with any subsequent owners of the
property to receive outstanding grant payments under this program.

For the purposes of sale of condominium units, the property owner, as signatory to the
grant agreement, is and remains entitled to receive the grant in accordance with the
terms of the grant agreement.

PO - The property owner who is selling a property with active loans or grants should
contact Economic Services and Supports prior to finalizing the sale to either repay the
loans to remove the liens or transfer the outstanding loan or grant balance to the new
property owner (if the new property owner agrees to take on the loan or grant).
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17A. Combined Residential Development Charges (DC) and Tax Grant Program

This program is available only in the Original Downtown Community
Improvement Project Area (See Map 2)

DC & Tax Grant Program — Purpose

The Combined Residential Development Charges (DC) and Tax Grant program is
intended to provide economic incentive for the development of residential properties in
the Original Downtown Community Improvement Project Area. Properties in the
Expanded Richmond Row Community Improvement Project Area are not eligible.
Through this program, the City provides a combined 10-year grant for an eligible
property. For property owners who pay property taxes, the grants cover 100% of the
residential development charges and a portion of the increase in municipal taxes
resulting from the development of the property (as outlined in the Tax Grant Program
Section). For property owners who are exempt from paying property taxes, the grants
cover 100% of the residential development charges.

DC & Tax Grant Incentive — Goals
The overarching goals of this combined program are to:

e Grow our economy through investing in London’s downtown as the heart of our
city, in particular by developing new residential units;

e Promote intensification and redevelopment within the existing built-up area;

e Encourage the development of residential units in older buildings through
conversion and adaptive re-use;

e Strengthen the Downtown property assessment base;

e Bring participating buildings and properties within the Original Downtown
Community Improvement Project Area into conformity with the City of London
Property Standards By-law and Building Code.

DC & Tax Grant Program — Eligible Works
Eligible works that will be financed through this program include:

e The construction, erection, or placement of one or more buildings or structures
on a property that has the effect of creating new dwelling units for which
residential Development Charges are required to be paid in accordance with the
Development Charges By-law;

e The addition or alteration to a building or structure that has the effect of creating
new dwelling units for which residential Development Charges are required to be
paid in accordance with the Development Charges By-law;

e Multi-unit residential and mixed-use buildings will be considered and funded as
single projects; however, the Grant will only apply to the residential DC portion of
a mixed-use building.

DC & Tax Grant Incentive — Additional Application Requirements

e The application must be submitted prior to or coincident with the application of a
building permit and approved by Economic Services and Supports prior to
construction on the project beginning;

e Under no circumstances shall an applicant have their Development Charges
payable waived by this program and also receive DC grant funding disbursed by
the City to the applicant;

e Applicants who select to pay development charges over 21 annual installments
are not eligible for application to this grant program;

¢ All additional application requirements found in the Rehabilitation and
Redevelopment Tax Grant Program ("Tax Grant") section also apply to the
Combined DC & Tax Grant Program, unless the property owner is exempt from
paying property taxes, then requirements regarding the payment of property
taxes are not valid.

DC & Tax Grant Incentive — Grant Terms
All construction and improvements made to buildings and/or land shall be made
pursuant to a building permit, and/or other required permits, and constructed in
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accordance with the Ontario Building Code and all applicable Official Plan, Zoning By-
law, and any other planning requirements and approvals.

Calculation of Annual Tax Increment
See Definitions.

Period

If the property owner is exempt from paying property taxes, please see the section
entitled Period — Property Tax Exempt Property Owners. The combined Residential
Development Charge and Tax Grant commences in the same year (after re-assessment
by MPAC). The scheduled grant will be equivalent to 100% of the municipal portion of
the tax increment each year until all the DCs have been repaid. The grants will generally
be over a 10-year period, equivalent to 100% of the municipal portion of the Annual Tax
Increment each year until all the DCs have been repaid. The Residential Development
Charge grant payment period may extend beyond 10 years with annual payments being
made, until such time that the applicant receives a grant for the full amount of the
Residential DCs paid. The Tax Grant program will expire after 10 years.

Example of a Level 3 Project with a net residential development charge of $4 million
and an Annual Tax Increment of $650,000:

Table 3 - Level 3 Combined DC and Tax Grant Example

Development Charges: | $4,000,000
Annual Tax Increment: | $650,000
Assessed Value: $55,000,000
Year Tax Grant DC Grant ARIMLEL ChEn
Amount
= 0,
Rate (%) $ Rate (%) $ inélrg(r)n/;notf)
1 60 $390,000 40 $260,000 $650,000
2 60 $390,000 40 $260,000 $650,000
3 50 $325,000 50 $325,000 $650,000
4 40 $260,000 60 $390,000 $650,000
5 30 $195,000 70 $455,000 $650,000
6 20 $130,000 80 $520,000 $650,000
7 10 $65,000 90 $585,000 $650,000
8 10 $65,000 90 $585,000 $650,000
9 10 $65,000 90 $585,000 $650,000
10 10 $65,000 90 $35,000 $100,000
Total $1,950,000 $4,000,000 $5,950,000

Period — Property Tax Exempt Property Owners

For property owners who do not pay property taxes, the Residential Development
Charges Grant commences the year after the residential units in the building can be
occupied. For example, if the building can be occupied in 2021, the first grant is issued

in the first quarter of 2022.

Economic Services and Supports will monitor the payment of development charges to
ensure that at no time, a grant is issued before development charges have been paid
and to ensure the amount of development charges collected by the City of London is
always equal to or more than the amount of the Residential Development Charges
Grant provided to the applicant.

The Residential Development Charges Grant will be paid in 10 equal annual

installments until such time that the applicant receives a grant for the full amount of the

Residential DCs paid.

Example of a Level 3 Project with a net residential development charge of $4 million:
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Table 4 — Level 3 Residential DC Grant for Tax Exempt Property Owner Example

Development Charges: | $4,000,000
Annual Tax Increment: | N/A
Assessed Value: $55,000,000
Year Tax Grant DC Grant ARIMLEL CEn
Amount

Rate (%) Rate (%) $
1 N/A N/A N/A | $400,000 $400,000
2 N/A N/A N/A $400,000 $400,000
3 N/A N/A N/A | $400,000 $400,000
4 N/A N/A N/A $400,000 $400,000
5 N/A N/A N/A $400,000 $400,000
6 N/A N/A N/A | $400,000 $400,000
7 N/A N/A N/A $400,000 $400,000
8 N/A N/A N/A | $400,000 $400,000
9 N/A N/A N/A $400,000 $400,000
10 N/A N/A N/A | $400,000 $400,000
Total $0 $4,000,000 $4,000,000

Lump Sum Payment Option

Where the total value of the Residential Development Charges Grant is less than or
equal to fifty thousand dollars ($50,000), a one-time lump sum payment of the total
grant amount will be issued, after confirmation that the residential units in the building
are occupied and as detailed in the grant agreement.

Grant Amount
The amount of the grant will be based upon:

e The value of net residential Development Charges paid to the City for the eligible
project as calculated by the Chief Building Official (or designate);

e For property owners required to pay property taxes, the increase in the municipal
portion of property taxes that is directly related to the eligible project (in other
words, the tax increase that results from improvements to the property).

Grant Agreement

Participating property owners in the combined Residential Development Charges and
Tax Grant program shall be required to enter into a grant agreement with the City. This
agreement shall specify such items as (but not limited to) the applicable grant level, the
duration of the grant, and the owner's obligation to repay the City for any grants
received if the property is demolished before the grant period elapses. The agreement
shall include the terms and conditions included in the program guidelines. The
agreement will be altered for property owners exempt from paying property taxes to
modify the terms and conditions regarding reassessment and property tax payments.
The grant agreement will be signed by the Director, Economic Services and Supports,
or designate.

Grant Distribution

At the end of each year, Economic Services and Supports will provide a list of grant
properties to the City’s Tax Office requesting confirmation that all taxes have been paid
for the previous year and that the tax accounts are in good standing. The City’s Tax
Office will also confirm that any property owners who were previously exempt from
paying property taxes are still exempt. Economic Services and Supports will also
confirm that any outstanding loans relating to the properties are in good standing and
finally Economic Services and Supports will also verify that there are no outstanding
orders or bylaw contraventions relating to the properties. Upon receiving such
confirmation, Economic Services and Supports will contact applicants and provide them
with their grant cheques. The City aims to provide grant cheques in the first quarter of
the following year.

Transferable Grants / Condominium Projects
If a participating property is sold, in whole or in part, before the grant period elapses, the
applicant and/or the subsequent landowner is not entitled to outstanding grant
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payments (on either the portion sold or retained by the applicant). The City may, entirely
at its own discretion, enter into a new agreement with any subsequent owners of the
property to receive outstanding grant payments under this program.

For the purposes of sale of condominium units, the property owner, as signatory to the
grant agreement, is and remains entitled to receive the grant in accordance with the
terms of the grant agreement.

PO - The property owner who is selling a property with active loans or grants should
contact Economic Services and Supports prior to finalizing the sale to either repay the
loans to remove the liens or transfer the outstanding loan or grant balance to the new
property owner (if the new property owner agrees to take on the loan or grant).
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EXAMPLE DOWNTOWN GRANT AGREEMENT

THIS AGREEMENT CONSISTS OF FIVE PAGES
Application No.:
Name of Property Owner(s):
Address of Project:
Legal Description of Property (Lot and Plan Number):
Roll Number(s):
Mailing Address of Owner:
Telephone No.:

Fax No.:

Heritage Alteration Permit Information:
Date Permit Approved (attach copy):

Designating By-Law:

PROJECT INFORMATION (Attach copy of Building Permit)
Building Permit Number:

Date of Permit:

Value of Project (from Building Permit):

Date and Staff

Application Tracking Information (for Staff use only) Initials

Application Accepted

Pre-improved Assessment Value Determined

Commitment Letter Issued

Project Completion (applicant’s written confirmation)

Request to Finance and Corporate Services for Preparation of
Schedules

Post-improved Assessed Value Determined

Economic Services and Supports Receives Grant Schedules
from Finance

Applicant Chooses Grant Schedule

Date of Lump Sum Payment (if applicable)

First Grant Cheque Issued

Last Grant Cheque Issued - File Closed
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EXAMPLE DOWNTOWN GRANT AGREEMENT

THIS AGREEMENT CONSISTS OF FIVE PAGES
GRANT CALCULATION:

Grant Level:

Pre-improved assessed value: Date:

Post-improved assessed value: Date:

Increase in assessed value after adjustments:

Applicable tax (mill) rate (municipal portion):

Annual tax increment:

Net Residential Development Charges paid:

Schedule 1

Residential
Year (Tax Development
Year) Year/Level Factor Tax Grant ($) Charges Grant ($)
1 % $ $
2 % $ $
3 % $ $
4 % $ $
5 % $ $
6 % $ $
7 % $ $
8 % $ $
9 % $ $
10 % $ $
Total $ $

Lump Sum Payment Amount (if applicable):
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EXAMPLE DOWNTOWN GRANT AGREEMENT
THIS AGREEMENT CONSISTS OF FIVE PAGES

Conditions:
1.

The term “Applicable Tax (Mill) Rate" refers to the General, or Municipal portion
only of the total tax (mill) rate paid. It does not include such taxes/charges as
Education, Transportation, Local Improvement, or other "area charges”, Business
Improvement Area (BIA) levy, or any Phase In, or Encroachment Fee. Changes
in the tax (mill) rate or phased in assessment increases after the post-improvement
date is established will not be incorporated into the calculation of the annual tax
increment.

Grants are not payable by the City until such time as all additional assessment
eligible for grant has been added to an assessment roll by the Municipal Property
Assessment Corporation, all taxes eligible for grant have been billed by the City,
and all taxes outstanding including billed taxes that have not yet become due are
paid in full for all years by the taxpayer. Grants are also not payable by the City
until such time as all possible assessment appeals relating to value of the land
before the additional assessment or to the value of the additional assessment have
been filed and decided. If property taxes are owing on a property for more than
one full year, the City will have the option, without notice and at its own discretion,
of terminating all future grant payments, thereby eliminating all grant obligations to
the applicant.

Notwithstanding any other calculations relating to the grant amount, the City will
not pay an annual grant which is greater than the municipal portion of the property
tax collected for a property in any one year (i.e. if a general reassessment
substantially reduces annual property taxes on a property, the annual grant
amount will be capped at the municipal portion of the property tax collected for that
property in any one year).

The applicant(s) for a Tax Grant and Residential Development Charges Grant
must be the registered owner(s) of the subject property.

Separate applications must be made for each discrete property under
consideration for a grant.

The annual grant is based upon changes in property taxes as a result of
construction and improvement to the property, and is not based upon occupancy
or changes in occupancy.

The total value of the grants provided under this program over the full term of the
grant payment shall not exceed the value of the work done. Furthermore, the
amount of the grant shall not exceed the municipal portion of the tax bill. Taxes
and charges including transit and education taxes and cap adjustments, phase-ins
or claw back amounts are excluded in the calculation.

Tax increases that result from a general reassessment, a change in tax legislation
or an increase in the tax (mill) rate will not be considered for the purposes of
calculating the grant. The annual tax increment will be held constant over the ten-
year grant period (i.e. changes in tax (mill) rate after the post-improvement date is
established will not be incorporated into the calculation of the annual tax
increment).
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9.

10.

11.

12.

13.

14.

15.

EXAMPLE DOWNTOWN GRANT AGREEMENT
THIS AGREEMENT CONSISTS OF FIVE PAGES

If a participating property is demolished in whole before the rebate grant elapses
it shall cause the grant to be forfeited and be repayable to the municipality.
Demolition, in part, may be permitted entirely at the discretion of the City of
London without a requirement for repayment, but only in those instances where a
written request by the property owner is received and a corresponding letter of
permission is granted by the City. In the event of demolition in the absence of the
consent of the City, either partial or complete, the forfeited grant shall be
repayable within ninety (90) days of notice being provided by the City to the
applicant that the funds already provided have been deemed to be forfeited and
are now due to be repaid. In addition, any amount of future grant money to be
paid in accordance with Schedule 1 is deemed forfeited.

The amount of the grants provided for a property over the life of this program will
not exceed the value of the work done that resulted in the increased level of
municipal tax assessment. For this reason, the amount of grants may be
monitored in relation to the total value of work done and the grants will cease if
they equal the value of the work done.

The applicant will be responsible for ensuring that they can be contacted by the
City for the purpose of delivering grant cheques. The City will make reasonable
efforts to reach the applicant by way of written correspondence to the address in
this Agreement, or any last known address provided by the applicant to the City.
If applicants cannot be reached over a protracted period (greater than 2 years),
the City will have the option, without notice and at its own discretion, of
terminating all future grant payments, thereby eliminating all grant obligations to
the applicant.

In those instances where the total value of the Tax Grant over the full term of the
grant period is less than or equal to one thousand dollars ($1,000), the City may
exercise, at its own discretion, the option of issuing a one-time lump sum payment
of the total grant amount. In those instances where the total value of the Residential
Development Charges Grant is less than or equal to fifty thousand dollars
($50,000), the City may exercise, at its own discretion, the option of issuing a one-
time lump sum payment of the total grant amount.

Any portion of the property that is sold (excluding one or more condominium units)
during a calendar year, will not be eligible for a grant rebate for that entire year or
subsequent years of the grant schedule. The grant schedule included in this
agreement will be modified each year, as necessary, to reflect the sale of the
property or portions thereof. For the purposes of sale of condominium units, where
the property owner, as signatory to the grant agreement, is and remains entitled to
receive the grant in accordance with the terms of the grant agreement.

Any appeals of the property’s assessed value that result in a reduction in the
assessed value of the property, will cause the entire 10-year grant schedule to be
re-calculated recognizing the property’s revised assessed value.

In those instances where a participating property has undergone a tax
reclassification and the municipality has determined that an amended grant
agreement and grant schedule is required, the participating property owner agrees
to the amendment of the grant agreement and grant schedule and the execution
of an amended grant agreement and grant schedule.
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EXAMPLE DOWNTOWN GRANT AGREEMENT
THIS AGREEMENT CONSISTS OF FIVE PAGES

A. I/'WE HEREBY AGREE TO ALL OF THE CONDITIONS IN THIS GRANT
AGREEMENT (consisting of five pages) and the terms and conditions of the Tax
Grant Program and Residential Development Charge Grant Program guidelines
(as attached).

B. I/'WE HEREBY CERTIFY that the information given above is true, correct, and
complete in every respect and may be verified by the municipality. The City is
relying upon the information provided by the applicant and if the information in
this agreement, or the associated application, proves to be false or substantially
inaccurate, the grant will be forfeited and be repayable to the City.

C. I/WE HEREBY AGREE that in the event this property is demolished in whole,
prior to the expiration of the grant period, any funds paid under this Program shall
immediately be forfeited and all previously received grant payments will become
due and repayable to the City. Demolition, in part, may be permitted entirely at
the discretion of the City of London without a requirement for repayment, but only
in those instances where a written request by the property owner is received and
a corresponding letter of permission is granted by the City.

D. I/WE HEREBY AGREE that if the ownership of the lands described herein, and in
receipt of a grant under this program, is transferred to any person other than the
signatory of this agreement (Owner), by sale, assignment, or otherwise, then this
agreement shall no longer apply. The City may enter into an agreement with any
subsequent owner to continue the agreement pursuant to any conditions that the
City may apply or may choose to discontinue the applicable grant schedule.

l, agree to the above conditions, and have
the authority to bind the corporation named as property owner on page 1 of this
agreement.

SIGNATURE (TITLE) DATE

CO-SIGNATURE (TITLE) DATE

This agreement is hereby approved, subject to the above-specified conditions.

SIGNATURE DATE

Economic Services and Supports
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17B. Office-to-Residential (OTR) Conversion Grant Program

This program is available only to vacant Class ‘B’ and Class ‘C’ office buildings
located within the Downtown Community Improvement Project Area including the
Expanded Richmond Row Community Improvement Project Area (see Map 2)

Though called a grant program, the OTR Conversion Grant Program will function
as aforgivable loan. As per Planning Act regulations, this allows the City of
London to register a lien on a property as security to ensure the funding is used
to convert the vacant office space to residential units.

OTR Conversion Grant Program — Purpose

The Office-to-residential (OTR) Conversion Grant Program does not offer a
development charges grant. This grant is intended to provide economic incentive for the
conversion of vacant Class ‘B’ and ‘C’ office buildings to residential units in the
Downtown Community Improvement Project Areas. The grant is indexed to the
development charges rate and uses the development charges rate to calculate the
Lump Sum Grant Amount. Through this program, the City provides a grant for new
residential units converted from vacant office space to the applicant equal to the amount
of applicable development charges in the year the application was submitted, up to the
maximum grant amount of two million dollars ($2,000,000) per property.

OTR Conversion Grant Incentive — Goals
The goals of this grant program are to:

e Grow our economy through investing in London’s downtown as the heart of our
city, in particular by developing new residential units;

e Promote redevelopment within the existing built-up area;

e Encourage the development of residential units in older buildings through
conversion and adaptive re-use;

¢ Remove underperforming vacant office space;

e Maintain the Downtown property assessment base;

e Bring participating buildings and properties into conformity with the City of
London Property Standards By-law and Building Code.

OTR Conversion Grant Program — Eligible Works
Eligible works that will be financed through this grant program include:

¢ An Office-to-Residential Conversion Project;

e Final determination of a building’s or structure’s eligibility for the OTR Conversion
Grant Program will be made by the Director, Economic Services and Supports, or
designate.

OTR Conversion Grant Incentive — Additional Application Requirements

e The grant application must be submitted coincident with the application of a
building permit;

e The grant application must be approved by Economic Services and Supports
prior to construction on the project beginning;

e All applicable property taxes owing must be fully paid prior to the disbursement of
any grant under this program. If property taxes are owing on a property for more
than one full year, the City will have the option, without notice and at its own
discretion, of terminating all future grant payments, thereby eliminating all grant
obligations to the applicant;

e The City is not responsible for any costs incurred by an applicant in relation to
the OTR Conversion Grant Program, including without limitation, costs incurred
in application of a grant.

e All funding under this program must be disbursed by September 8, 2027,
meaning applicants have until that date to obtain their building permit and receive
the grant.
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OTR Conversion Grant Incentive — Grant Terms

All construction and improvements made to buildings and/or land shall be made
pursuant to a building permit, and/or other required permits, and constructed in
accordance with the Ontario Building Code and all applicable Official Plan, Zoning By-
law, and any other planning requirements and approvals.

OTR Conversion Grant Calculation

The grant will calculated based on the applicable development charges rate per
residential dweling unit in the year that the application to the OTR Conversion Grant
Program is made. For example, if a complete OTR Conversion Grant application is
received in 2024, the OTR Conversion Grant is based on the applicable 2024 DC rates.
The maximum grant amount two million dollars ($2,000,000) per property.

The example in Table 5 shows how the OTR Conversion Grant is calculated for a 100-
unit office-to-residential conversion project with five bachelor units, 45 one-bedroom
units, 40 two-bedroom units, and 10 three-bedroom units. In this example, the
calculation equals $2,446,570; however, the total OTR Conversion Grant is $2,000,000
as that is the maximum amount permitted.

Table 5 - OTR Conversion Grant Calculation

Unit Type Unit 2024 Grant 2024 Grant Total
Count | Calculation* for Calculation* for

Apartments with <2 Apartments with >=

Bedrooms 2 Bedrooms
Bachelor 5 $20,777 $103,855
One-bedroom | 45 $20,777 $934,965
Two-bedroom 40 $28,155 $1,126,200
Three- 10 $28,155 $281,550
bedroom
Total 100 $2,446,570
Total Grant $2,000,000

*2024 Grant value matches 2024 DC Rate
Grant Security and Postponement

The OTR Conversion Grant will be secured through the registration of a lien placed on
title for the total amount of the grant. Liens will be noted on the tax roll and will be
registered and discharged by the City. The Director, Economic Services and Supports
or designate may postpone the lien (subordination of a lien to another lien on the same
property) which is given as security for the grant in circumstances where any of the
registered mortgages are being replaced, consolidated, or renewed and the total value
of all mortgages and charges including the City’s lien does not exceed 90% of the
appraised value of the property. The lien is discharged from the property when the final
building permit inspection has passed confirming the work to create the residential units
has concluded and meets the requirements of the Ontario Building Code.

Grant Agreement

Participating applicants in the OTR Conversion Grant program shall be required to enter
into a grant agreement with the City. This agreement shall specify such items as (but
not limited to) the amount of the grant, grant payment date, and the owner's obligation
to repay the City for any grants received if the property is demolished within two years
of receiving the grant. The agreement shall include the terms and conditions included in
these program guidelines. The grant agreement will be signed by the Director,
Economic Services and Supports, or designate.
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Grant Distribution

Economic Services and Supports will issue the OTR Conversion Grant to the applicant
upon the grant agreement being signed and confirmation from the Chief Building Official
or designate that the building permit has been issued. Prior to issuing the grant,
Economic Services and Supports will also confirm:

e Alien in the amount of the grant has been registered on title as security.

e The property taxes are verified in good standing by the City’s Tax Office.

e That any outstanding loans related to the property are in good standing.

e That there are no outstanding orders or bylaw contraventions related to the
property that affect the issuing of the building permit.

Upon confirming, Economic Services and Supports will contact the applicant and
provide them with the grant cheque.

Transferable Grants

If a participating property is sold, in whole or in part, before the grant is issued, the
applicant and/or the subsequent landowner is not entitled to the outstanding grant
payment (on either the portion sold or retained by the applicant). The City may, entirely
at its own discretion, enter into a new agreement with any subsequent owners of the
property to receive the outstanding grant payment under this program.
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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: Heritage Easement Agreement for 39 Carfrae Street, Ward 11
Date: Wednesday, February 21, 2024

Recommendation

That, on the recommendation of the Director, Planning and Development, the proposed
updated Schedule “C” and Schedule “D” for the Heritage Easement Agreement
pursuant to Section 37 of the Ontario Heritage Act for the property at 39 Carfrae Street
BE APPROVED, as attached in Appendix B of this report.

IT BEING NOTED that the Owner is requesting to resolve outstanding concerns with
the remainder of the Heritage Easement Agreement, with the intent to bring forward that
portion of the easement agreement at a later date for approval together with the
Schedules “C” and “D”, as approved above.

Executive Summa

The property at 39 Carfrae Street is a very significant cultural heritage resource
designated pursuant to Part |V of the Ontario Heritage Act and protected by a Heritage
Easement Agreement.

In July 2023, Council directed staff to work with the owner of the property to resolve
concerns with Schedule “C” and Schedule “D” of the Heritage Easement Agreement.
Since then, staff have met and collaborated with the owner to provide further clarity on
the heritage attributes that demonstrate the cultural heritage value of the property, and
have updated site photographs, documenting the existing conditions of Carfrae Cottage.
These updates are attached as Appendix C to this report.

Linkage to the Corporate Strategic Plan

This recommendation supports the following 2023-2027 Strategic Plan area of focus:
e Wellbeing and Safety: London has safe, vibrant, and healthy neighbourhoods
and communities.
o Londoners have a strong sense of belonging and sense of place.
= Create cultural opportunities that reflects arts, heritage, and
diversity of community.

Y WA

1.0 Background Information

11 Property Location
The property at 39 Carfrae Street, known as Carfrae Cottage, is located on the south
side of Carfrae Street between Ridout Street South and Carfrae Crescent (Appendix A).

1.2  Cultural Heritage Status

The property is designated pursuant to Part IV of the Ontario Heritage Act by By-law
No. L.S.P.-2978-65 passed in 1988. It was designated for its “historical and architectural
value” per the requirements of the Ontario Heritage Act at the time of designation.

In 2021, a Heritage Easement Agreement was entered into to protect the significant

cultural heritage value of Carfrae Cottage. Heritage Easement Agreements are intended
to provide the highest level of protection for significant cultural heritage resources under
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the Ontario Heritage Act. The agreement is registered on the title of the property and is
binding on future owners.

Heritage easement agreements establish requirements for maintaining a property, or
specific features or attributes of a property. Pursuant to Section 37(5) of the Ontario
Heritage Act, in the event of a conflict between a heritage easement agreement and a
heritage designating by-law, a heritage easement agreement prevails.

1.3 Description

In 1834, Robert Carfrae received a grant of 24 acres of land along the south branch of
the Thames River off Wortley Road in Westminster Township in compensation for his
assistance in the construction of the London District Court House (399 Ridout Street
North). While he continued to reside north of the Thames River, Robert Carfrae and his
family eventually moved to this plot of land. The existing house, Carfrae Cottage, was
constructed in circa 1848.

Over time, portions of the property were sold. The Carfrae Cottage property remained in
the ownership of the Carfrae family (and their descendants) until 1944. The property
has been owned by several subsequent owners since its sale in 1944.

Carfrae Cottage is an early example of traditional Ontario Cottage architecture in both
style and type. It demonstrates elements of the Gothic Revival architectural style with a
high degree of craftsmanship that reflects the property’s historical value.

1.4 Previous Reports Related to this Matter
March 10, 2021, Report to London Advisory Committee on Heritage, Heritage

Easement Agreement, 39 Carfrae Street: https://pub-
london.escribemeetings.com/filestream.ashx?Documentld=78271.

July 17, 2023, Report to Planning and Environment Committee, Application Pursuant to
the Heritage Easement Agreement, 39 Carfrae Street, Ward 11: https://pub-
london.escribemeetings.com/filestream.ashx?Documentld=100685

At its July 25, 2023 meeting Municipal Council resolved the following:

a) the Civic Administration BE DIRECTED to work with the applicant to resolve
outstanding concerns with Schedule “C” and Schedule “D” of the Heritage
Easement Agreement and bring back an update within 6 months on the status; it
being noted that staff are directed to suspend enforcement measures on the
existing fireplace matters until further direction from Council on the Heritage
Easement Agreement.

As such, this report is focused on the outcomes of addressing the outstanding
concerns with Schedule “C” and Schedule “D” of the Heritage Easement Agreement for
the property at 39 Carfrae Street. Noting, the Owner has requested a to resolve
concerns associated with the remainder of the agreement.

2.0 Discussion and Considerations

21 Legislative and Policy Framework

Cultural heritage resources are to be conserved and impacts assessed as per the
fundamental policies of the Provincial Policy Statement (2020), the Ontario Heritage
Act, and The London Plan.

2.1.1 Provincial Policy Statement

Heritage Conservation is a matter of provincial interest (Section 2.d, Planning Act). The
Provincial Policy Statement (2020) promotes the wise use and management of cultural
heritage resources and directs that “significant built heritage resources and significant
cultural heritage landscapes shall be conserved” (Policy 2.6.1, Provincial Policy
Statement 2020).
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“Significant” is defined in the Provincial Policy Statement (2020) as, “resources that
have been determined to have cultural heritage value or interest.” Further, “processes
and criteria for determining cultural heritage value or interest are established by the
Province under the authority of the Ontario Heritage Act.”

Additionally, “conserved” means, “the identification, protection, management and use of
built heritage resources, cultural heritage landscapes and archaeological resources in a
manner that ensures their cultural heritage value or interest is retained.”

2.1.2 Ontario Heritage Act

The Ontario Heritage Act enables municipalities to protect properties of cultural heritage
value or interest. Properties of cultural heritage value can be protected individually,
pursuant to Section 29 of the Ontario Heritage Act, or where groups of properties have
cultural heritage value together, pursuant to Section 41 of the Ontario Heritage Act as a
Heritage Conservation District (HCD). Designations pursuant to the Ontario Heritage
Act are based on real property, not just buildings.

The Ontario Heritage Act also enables other tools to protect and conserve cultural
heritage resources, including Heritage Easement Agreements.

Section 37 of the Ontario Heritage Act states,

37(1) Despite subsection 36(1), after consultation with its municipal heritage
committee, if one is established, the council of a municipality may pass by-laws
providing for the entering into of easements or covenants with owners of real
property or interests in real property, for the conservation of property of cultural
heritage value or interest. 2002, c. 18, Sched. F, s. 2 (19).

(2) Any easement or covenant entered into by a council of a municipality may be
registered, against the real property affected, in the proper land registry office. R.
S. 0. 1990, c. O. 18, s. 37 (2).

(3) Where an easement or covenant is registered against real property under
subsection (2), ease easement or covenant shall run with the real property and
the council of the municipality may enforce such easement or covenant, whether
positive or negative in nature, against the owner or any subsequent owners of
the real property, and the council of the municipality may enforce such easement
or covenant even where it owns no other land which would be accommodated or
benefitted by such easement or covenant. R. S.0O. 1990, c. O. 18, s. 37 (3).

(4) Any assignment or covenant entered into by the council of the municipality
under subsection (2) may be assigned to any person and such easement or
covenant shall continue to run with the real property and the assignee may
enforce the easement or covenant as if it were the council of the municipality and
it owned no other land which would be accommodated or benefitted by such
easement or covenant. R. S.0. 1990, c. O. 18, s. 37 (4).

(5) Where there is conflict between an easement or covenant entered into by a
council of a municipality under subsection (1) and section 33 or 34, the easement
or covenant shall prevail. R. S.0. 1990, c. O. 18, s. 37 (5).

2.1.3 The London Plan

The Cultural Heritage chapter of The London Plan recognizes that our cultural heritage
resources define our City’s unique identity and contribute to its continuing prosperity. It
notes, “The quality and diversity of these resources are important in distinguishing
London from other cities and make London a place that is more attractive for people to
visit, live or invest in.”
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554 2 In all of the planning and development we do, and the initiatives we take as a
municipality we will: conserve London’s cultural heritage resources so they can be
passed on to our future generations.

570_5 For the purposes of cultural heritage protection and conservation, City Council
may adopt a number of specific strategies and programs including: Heritage easements.

583 To ensure a greater degree of protection to designated properties of cultural
heritage value or interest, City Council may enter info agreements with property owners
or may attempt to secure conservation easements in order to protect those features
deemed to have heritage value. Council may also consider the application of zoning that
includes regulations to further protect the property.

587 _ Where a property of cultural heritage value or interest is designated under Part IV
of the Ontario Heritage Act, no alteration, removal or demolition shall be undertaken that
would adversely affect the reasons for designation except in accordance with the
Ontario Heritage Act.

589 - A property owner may apply to alter the cultural heritage attributes of a property
designated under the Ontario Heritage Act. The City may, pursuant to the Act, issue a
permit to alter the structure. In consultation with the London Advisory Committee on
Heritage, the municipality may delegate approvals for such permits to an authority.

2.1.4 Management of Heritage Easement Agreements

Heritage Easement Agreements provide the ability to set out requirements for
maintaining a property, or heritage attributes for a property. In addition, the agreement
provides the opportunity identify a specific process for contemplating changes or
alterations to the property or its heritage attributes. Much like a heritage designating by-
law, the intention of a Heritage Easement Agreement is to protect and conserve the
cultural heritage value of a property but also to manage change to a property over time.

Importantly, for both heritage-designated properties and for properties subject to a
Heritage Easement Agreement, heritage attributes are not frozen in time. For heritage-
designated properties, the Heritage Alteration Permit (HAP) process is an application
process by which the City manages change — or alterations — to properties in a manner
that protects the overall cultural heritage value of the property.

Though the HAP process is not directly used for change management processes for
Heritage Easement Agreements, a similar process is used for alterations sought
pursuant to a Heritage Easement Agreement. In general, best practice principles and
standards for heritage conservation are used for contemplating and reviewing approvals
sought under the Heritage Easement Agreement. This may include but not be limited to
review of best practice documents such as Parks Canada’s Standards and Guidelines
for the Conservation of Historic Places in Canada, and the Province of Ontario’s Eight
Guiding Principles in the Conservation of Built Heritage Properties, and the Ontario
Heritage Toolkit. Together, these documents provide a framework for heritage
conservation and change management.

Heritage Easement Agreements may vary based on the content included within the
agreement. Where alterations or changes to the property are contemplated for future
developments or alterations, it is possible to include and incorporate a Conservation
Plan or conservation strategy into a Heritage Easement Agreement. This approach
provides the opportunity to effectively “pre-approve” alterations.

Heritage Easement Agreements, and decisions made pursuant to easement
agreements are not appealable to the Ontario Land Tribunal.
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3.0 Key Issues and Considerations

3.1 Management of Heritage Easement Agreement for 39 Carfrae Street

Under the current ownership, the City has received numerous requests for alterations to
the property at 39 Carfrae Street. The requests have included landscaping for the
property as well as alterations to the building.

As set out in Section 2.1 (Normal Repairs and Alterations) of the Heritage Easement
Agreement, alterations have primarily been sought by the owner in the form of written
requests to the City, with the City required to reply within timelines set out in the
agreement. When requests are supported by staff, written approval has been provided
administratively by the Manager of Heritage and Urban Design, or Manager of
Community Planning, similar to HAP approvals processed pursuant to the Delegated
Authority By-Law.

Where approval has not been recommended by staff, a similar process to the HAP
process has been followed in bringing the request to the Community Advisory
Committee on Planning (CACP), Planning and Environment Committee (PEC), and to
Council for decision.

3.2 Alterations to Property Since 2021

Following the registration of the Heritage Easement Agreement in 2021, and
subsequent purchase by the current owner, the property has been subject to various
alterations. See below for a summary of the alterations. These include, but are not
limited to:

e Installation of a new perimeter fence around the property (approved by Staff);
Removal of Scoth Thistle from gable peak (for repair; re-installed in Fall 2023);
Removal/alteration of interior fireplaces in east and west room;

Replacement of roofing material (approved by Council);

Removal of plantings in front yard of the property (approved administratively);
Removal of storm-windows (replaced in kind);

Exterior painting of wood trim and detailing (not subject to easement);
Exterior painting of stucco (not subject to easement);

Removal of shutters.

3.3 Review of Heritage Attributes in Schedule C and Schedule D of HEA

The owner of the property at 39 Carfrae Street has identified concerns associated with
the content of the Heritage Easement Agreement for the property. In July 2023, Council
directed staff to “work with the applicant to resolve outstanding concerns with Schedule
‘C’ and Schedule ‘D’ of the Heritage Easement Agreement.”

e Schedule “C” includes the Statement of Cultural Heritage Value of Interest
for 39 Carfrae Street,
e Schedule “D” includes the accompanying photographs.

Since the July 2023 Council resolution, staff have met on several occasions and worked
collaboratively with the owner to revise these Schedules.

Many of the concerns identified by the property owner with Schedule “C” are focused on
the “Heritage Attributes” of the property. A heritage attribute, as defined by the
Provincial Policy Statement (2020) “means the principal features or elements that
contribute to a protected heritage property’s cultural heritage value or interest, and may
include the property’s built, constructed, or manufactured elements, as well as natural
landforms, vegetation, water features, and its visual setting (e.g. significant views or
vistas to or from a protected heritage property).”

It is important to note that heritage attributes do not need to be original building
elements to be identified as heritage attributes. As noted within the Ontario Heritage
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Toolkit (Heritage Property Evaluation): “A cultural heritage property does not need to be
in original condition. Few survive without alterations on the long journey between their
date of origin and today. Integrity is a question of whether the surviving physical
features (heritage attributes) continue to represent or support the cultural heritage value
or interest of the property.” For instance, exterior physical features or elements (heritage
attributes) such as porch details, exterior cladding, or roofing materials often have finite
lifespans, especially in climates with varying conditions or extremes such as ours. It is
understandable that these features may need to be replaced or altered over time.
Provided that the replacement or altered element continues to support the cultural
heritage value of the property, the replacement item can continue to be identified as a
heritage attribute. Alteration processes such as the HAP process play an important role
in managing the changes or alterations, so that the cultural heritage value of the
property is conserved.

This perspective has been important in reviewing and considering the heritage attributes
included in Schedule “C” of the Heritage Easement Agreement for 39 Carfrae Street.
While it is inevitable that many of the materials have been replaced or altered since the
construction of Carfrae Cottage around 1848, the important consideration is whether the
heritage attribute in question continues to support the cultural heritage value of the
property.

Heritage staff have worked closely with the property owner to revise the list of Heritage
Attributes included in Schedule “C” and have revised Schedule “D” with updated site
photographs that document the existing conditions of Carfrae Cottage. Appendix B
includes the proposed updated Schedules “C” and “D” for the Heritage Easement
Agreement for 39 Carfrae Street. Mutual agreement between the City and the owner
may be required to amend or enter into a new agreement for the purposes of
implementing the proposed updated Schedules.

These updates would resolve outstanding concerns the Owner has with Schedules “C”
and “D”.

For next steps, the Owner has requested to work with staff to resolve outstanding
concerns associated with the remainder of the Heritage Easement Agreement. Staff will
continue to work with the Owner regarding this request and anticipate bringing forward
any amendments for Council approval at a future date.

Conclusion

The property at 39 Carfrae Street is a significant cultural heritage resource designated
pursuant to Part IV of the Ontario Heritage Act and protected by a Heritage Easement
Agreement

In July 2023, Council directed staff to work with the owner of the property to resolve
concerns with Schedule “C” and Schedule “D” of the Heritage Easement Agreement.
Since then, staff have met and collaborated with the owner on an update to Schedule
“C” and “D” of the Heritage Easement Agreement, attached as Appendix B to this
report. Staff recommend that the updated Schedule “C” and Schedule “D” be approved.

Prepared by: Michael Greguol, CAHP
Heritage Planner

Reviewed by: Kevin Edwards, RPP, MCIP
Manager, Community Planning

Recommended by: Heather McNeely, RPP, MCIP
Director, Planning and Development

Submitted by: Scott Mathers, MPA, P. Eng.

Deputy City Manager, Planning and Economic
Development
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Appendices

Appendix A Property Location
Appendix B Proposed Updates to Schedule “C” and Schedule “D”
Sources

Corporation of the City of London. 2023-2027 Strategic Plan.

Corporation of the City of London. Property file.

Corporation of the City of London. Register of Cultural Heritage Resources. 2022.
Corporation of the City of London. The London Plan. 2022 (consolidated).
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Appendix A — Property Location

Charles
Hunt/Park

Hunt'Park

Carfrae St

N
Location Map Legend
Project Title: 39 Carfrae Street Subject Site
Description:  Heritage Easement Agreement Parks

Created By: Mike Greguol
Date: 1/26/2024
Scale: 1:1000

Assessment Parcels

Buildings

Address Numbers

Corporation of the City of London A

Figure 1: Location Map showing the property located at 39 Carfrae Street.
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Appendix B — Proposed Updates to Schedule “C” and “D” of HEA

SCHEDULE “C” — Cultural Heritage Value or Interest

Description

The property at 39 Carfrae Street, the Building known as Carfrae Cottage, is located on the
south side of Carfrae Street between Ridout Street South and Carfrae Crescent. Carfrae Street
is the first street south of the South Branch of the Thames River, with views of the river from the
property’s doorstep. The rear of the property fronts Ardaven Place.

The property is located in the former Westminster Township, now City of London. The property
is in the Old South neighbourhood.

Statement of Cultural Heritage Value or Interest
Carfrae Cottage property, 39 Carfrae Street, is of significant cultural heritage value or interest
for its physical or design values, its historical and associative values, and its contextual values.

Built circa 1848, Carfrae Cottage is an early example of traditional Ontario Cottage architecture
in both style and type. The Ontario Cottage type is demonstrated in the well proportioned,
balanced composition of the building with its central doorway flanked by evenly spaced
windows, a hipped roof accented by a gable dormer over the front doorway. The classic
simplicity of the three-bay design is a type that is replicated throughout southern Ontario but
well executed at Carfrae Cottage. Carfrae Cottage demonstrates elements of the Gothic Revival
architectural style, in a modest and subdued way reflecting its context and period, particularly in
the window labels, pierced decorative bargeboard, and primitive pointed attic window. These
elements demonstrate a high degree of craftsmanship reflective of the property’s historical or
associative values.

Carfrae Cottage was built by Robert Carfrae (1804-1881), who was born in Leith, Scotland and
trained as a carpenter. He came to London from Toronto (York) in 1827 to help build the old
London District (Middlesex County) Court House. In 1834, Robert Carfrae received a grant of 24
acres on the east side of Wortley Road, which included much of the area of present Carfrae
Street and Carfrae Crescent, from the Crown. At the time of his death, Robert Carfrae was the
oldest inhabitant of London. The property went to his wife, Sara, who lived there until her death
in 1902. Although the size of the property was much reduced, the house remained with the
family descendants until 1944. The property has direct associations with Robert Carfrae, who is
significant to the early building and development of London. The property also demonstrates the
work of Robert Carfrae, a builder, who is significant to London through his role in the
construction of the Court House.

As one of the earliest extant buildings in the area, Carfrae Cottage is important in defining the
character of the area. The original land grant to Robert Carfrae provide the namesake of
Carfrae Street, Carfrae Crescent, and Carfrae Park - East which demonstrate the historical links
of the property to its surroundings. As an early building, it differs from nearby and adjacent
structures in material, form, style and siting on the property which distinguishes the heritage
character of the property.

Heritage attributes which contribute to the cultural heritage value or interest of the property at 39
Carfrae Street, Carfrae Cottage are:
o The form, scale, and massing of the one-and-a-half storey cottage building
e The location of the building on the property, contrasting to adjacent properties and
emphasizing the setback of the north facade from Carfrae Street
e Rectangular in footprint of the dwelling with a rear kitchen wing or ell
e Rubble stone foundation
e Hipped roof
e Sloped, painted soffit of the roof
e Pair of reconstructed chimneys with parged finish; one on the east slope and one on the
west slope of the roof
e Traditional stucco parging (cementitious smooth textured exterior ‘stucco’ finish) over
double brick wall construction
¢ On the north fagade,
o Symmetrical arrangement of the front (north) fagade, with a central doorway
flanked by two windows
o Single leaf, altered painted wood door with two long panels, set in a rectangular
opening with rectangular sidelights to both sides, a panelled dado below, and a
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rectangular transom. The sidelights and transom feature a reconstructed leaded
stained glass window in repetitive geometric patterns with coloured and textured
glass. The doorway is recessed in the fagade with a plain reveal. The door
opening is framed by pilasters with entablature supporting the architectural
framework of the doorway

The simple form of the painted wood porch over the front doorway, a later
addition

The porch base that connects to a path which leads to the sidewalk of Carfrae
Street and is flanked to both sides by lawn/garden and parallel to the single width
driveway along the westerly property line

The painted wood double hung front (north) fagcade windows with six-over-six
glazing pattern

The painted wood labels over the front (north) facade windows and wood sills
Central gable dormer on the front (north) fagade with a primitive Gothic pointed
wood window

Replicated decorative wood bargeboard on the central gable dormer

The Scotch thistle, affixed at the top of the gable

On the west fagade

o

o

The painted wood French doors and painted wood storm doors in the western
opening of the former verandah of Carfrae Cottage.
The painted wood six-over-six single hung window

On the east facade

©]
©]

Six-over-six double hung painted wood window
Six-over-six double hung painted wood window with wood sill

On the interior,

o
o

O

The plan of the Centre hallway with equally proportioned east and west rooms
The hallway, accessed via the front doorway, with painted wood baseboards,

painted wood casing, and crown moulding

The east room with fireplace, painted wood baseboard, painted wood window
and door casings, and painted wood panelling below the windows

The west room with fireplace, painted wood baseboard, painted wood window
and door casings, and painted wood panelling below the window

Paint colour is not regulated.
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SCHEDULE “D” — Photographs
Photographs

Image 1: Photograph of Carfrae Cbtiége in 1988 at the time of its designation pursuant to
Section 29 of the Ontario Heritage Act.

lm'ége 2: Photograph of Carfrae ttage on July 21, 2015,
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Image 4: View of the property at 39 Carfrae Street, looking south to the front (north) facade of
Carfrae Cofttage (2021).
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Image 5: View of Carfrae Cottage, looking southeast from the northwest corner of the property
at 39 Carfrae Street (2021).
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Image 6: View of Carfrae Cottage, looking southeast from the northwest corner of the property
at 39 Carfrae Street (2023).
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Image 7: View to the east of the property at 39 Carfrae Street, showing the properties at 41
Carfrae Street and 43 Carfrae Street (2021).

Image 8: View to the west of the property at 39 Carfrae Street, showing the property at 35
Carfrae Street (2021).
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Image‘ 9: Photograph showing an example of the rubble stone foundation construction of
Carfrae Cofttage, as seen in the basement (2021).

Image 10: Photograph of the west chimney, as seen from Carfrae Street (2021).
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Image 11: Photograph of the east chimney, as seen from Carfrae Street (2021).

Image 12: Photograph showing the sloped soffit of the roofline (2021).
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Image 13: Photograph showing the sloped soffit of the roofline (2023).

Image 14: Photograph, showing a representative example, of the traditional stucco parging
(cementitious smooth textured exterior 'stucco’ finish) over the double brick construction of
Carfrae Cottage (2021).
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Image 15: Photograph showing the front doorway with single leaf, painted wood door with two
long panels, set in a rectangular opening with rectangular sidelights to both sides, a panelled
dado below, and a rectangular transom. The sidelights and transom feature reconstructed
leaded and stained glass in repetitive geometric patterns with coloured and textured glass. The
doorway is recessed in the fagade with a plain reveal. The door opening is framed by pilasters,
with entablature supporting the architectural framework of the doorway (2021).
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Image 16: Photograph showing the front doorway with single leaf, painted wood door with two
long panels, set in a rectangular opening with rectangular sidelights to both sides, a panelled
dado below, and a rectangular transom. The sidelights and transom feature reconstructed
leaded and stained glass in repetitive geometric patterns with coloured and textured glass. The
doorway is recessed in the fagade with a plain reveal. The door opening is framed by pilasters,

with entablature supporting the architectural framework of the doorway (2023).
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Image 17: Detail photograph Showing the entablature of the doorwa)} with bi/aster, as well as a
detail of the stained glass transom (2021).

Image 18: Detail photograph showing the entablature of the doorway with pilaster, as well as a
detail of the stained glass transom (2023).
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Image 19: Photograph showing the simple form of the painted wood porch over the front
doorway with a shingle gable roof, supported by a plain frieze and boxed piers with simple
capital and base details (2021).

Image 20: Photograph showing the simple form of the painted wood porch over the front
doorway with a shingle gable roof, supported by a plain frieze and boxed piers with simple
capital and base details (2023).
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Ie 21: View showing the eééterly window, sill, and label on the front (north) facade of
Carfrae Cottage (2021).

Image 22: View showing the easterly window, sill, and label on the front (north) fagade of
Carfrae Cofttage (2023).
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)mage 23: Photograph showing the westerly front window, label, and sill of the front (north)
facade of Carfrae Cottage (2021).

Image 24: Photograph showing the westerly front window, label, and sill of the front (north)
facade of Carfrae Cottage (2023).




Image 25: View of the central gable dormer on the front (north) facade of Carfrae Cottage with a
primitive Gothic pointed wood window. The decorative wood bargeboard of the central gable
dormer is also shown, as well as the Scotch thistle (2021).

Image 26: View of the central gable dormer on the front (north) facade of Carfrae Cottage with a
primitive Gothic pointed wood window. The decorative wood bargeboard of the central gable
dormer is also shown, as well as the Scotch thistle (2023).
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02/12/2021

. /jr~'x

Image 27: View of the west and south facades of Carfrae C‘ottagé',lvand sdwing the driveway
along the westerly property boundary (2021).

02/12/2021

Image 28: Photograph of the painted wood French doors and painted wood storm doors in the
opening of the west fagade, sill as an indication of the former verandah of Carfrae Cottage
(2021).
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Image 29: Photograph of the painte od French dors andand wood storm doors in the
opening of the west facade, sill as an indication of the former verandah of Carfrae Cottage
(2023).

Image 30: Photograph of the painted wood six-over-six shingle hung wood window on west
fagade (2021).
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Image 31: Photograph of the painted wood six-over-six shingle hung wood window on west
facade (2023).

Image 32: Photograph of the six-over-six painted wood window on east fagade (2021).
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Image 3: Photograph of the painted wood six-over-six shingle hung wood window on west
facade (2023).

Image 34: Photograph of the six-over-six double hung painted window on east facade and wood
sill on the east facade (2021).
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Image 35: Photograph of the six-over-six double hung painted window on east fagade and wood
sill on the east facade (2023).

Image 36: Photograph showing the Centre hall, looking towards the front doorway of Carfrae
Cottage. Note the baseboards, casing, and crown moulding (2021).
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From: Jeff Gard

Sent: Wednesday, February 14, 2024 9:05 PM
To: PEC <pec@london.ca>

Subject: [EXTERNAL] PEC 21

Hi Heather

| am requesting delegation status at this meeting to speak regarding agenda item 2.4 -
39 Carfrae Street

Please confirm you have received this email.
Thank you

Jeff Gard
London ON NG6A 2B9
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Mr. Chair and Committee Members of Planning and Environment,

We seek your support in addressing the concerns we have
encountered regarding the May 2021 Heritage Easement for our

property at || . London, Ontario.

Since December 2021, my husband, | . and |, Jeff
Gard, have been actively navigating the complexities associated
with the Heritage Easement. This journey has proven to be
emotionally charged, stressful, time-intensive, exceptionally
educational, and financially burdensome.

Attached herewith, please find an updated and corrected
Heritage Easement with Schedules. We firmly believe that the
suggested modifications to the Easement align with the changes
in Schedules C and D, serving the interests of both ourselves and
the City. These proposed amendments are not only reasonable
and appropriate but also enhance the overall Agreement.
Implementing these changes will afford both parties a voice in
preserving the historical significance of Carfrae Cottage.

We are hoping that PEC can recommend the proposed Easement
Agreement, including Schedule C and D, BE ACCEPTED.

Your consideration and support in this matter are greatly
appreciated.

Sincerely,

Jeff Gard and | NG
Owners, I London, Ontario
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HERITAGE EASEMENT AGREEMENT

THIS AGREEMENT made this __ dayof _ between;

Jeffrey R Gard and
(the "Owner")

-and-

The Corporation of the City of London
(the "City")

WHEREAS the Owner is the owner of certain lands and premises situated in the City of London
in the County of Middlesex and Province of Ontario, and municipally known as 39 Carfrae Street
(hereinafter called the "Property"), and more particularly described in Schedule "A" attached
hereto and which there is a dwelling (hereinafter called the "Building");

AND WHEREAS one of the purposes of the Ontario Heritage Act, R. S. O., 1990, c. 0.18, is to
support, encourage, and facilitate the conservation, protection, and preservation of the heritage
of Ontario;

AND WHEREAS by Subsection 37(1) of the Ontario Heritage Act, the City is entitled to enter
into easements or covenants with owners of real property, or interests therein, for the
conservation of property of cultural heritage value or interest;

AND WHEREAS in accordance with Subsection 37(1) of the Ontario Heritage Act, the City has
passed by-law No. LSP-3491-144 authorizing this Agreement, a copy of which is attached as
Schedule "B" to this Agreement;

AND WHEREAS by Subsection 37(3) of the Ontario Heritage Act, such covenants and
easements entered into by the City when registered in the proper Land Registry Office against
the real property affected by them shall run with the real property and may, whether positive or
negative in nature, be enforced by the City or its assignee against the owners or any
subsequent owners of the real property, even where the City owns no other land which would
be accommodated or benefitted by such covenants or easements;

AND WHEREAS the Owner and City desire to conserve the cultural heritage value or interest of
the property set out in the "Cultural Heritage Value" attached as Schedule "C" and as may be
depicted in the Photographs attached as Schedule "D" to this agreement;

AND WHEREAS to this end, the Owner and the City agree to enter into this heritage easement
agreement (hereinafter called the "Agreement");

NOW THEREFORE THIS AGREEMENT WITNESSTH that in consideration of the sum of TWO
DOLLARS ($2.00) of lawful money of Canada now paid by the City to the Owner (the receipt of
which is hereby acknowledged), other valuable considerations and the mutual covenants and
restrictions hereinafter set forth, the Owner and the City agree to abide by the following
covenants, easements, and restrictions which shall run with the Property forever;

1.0 Cultural Heritage Value or Interest

1.1 Statement of Cultural Heritage Value or Interest

The Owner and the City agree that for the purposes of this Agreement the Statement
(hereinafter called the "Cultural Heritage Value or Interest") attached as Schedule "C" to this
Agreement sets out the reasons why the Property has been identified by the City as having
cultural heritage value or interest:

1.2 Photographs Relevant to the Duties of the Owner

The Owner acknowledges that a set of dated photographs, hereinafter referred to collectively
as "the Photographs" and attached as Schedule "D", document the state of the Property as of
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the date of execution of this Agreement. The photographs will be kept on file at the City's
offices or such other locations as the City may determine, and may be examined at any time
upon reasonable notice to the City. The Photographs generally depict certain heritage attribute
of the appearance or the construction of the Building and Property and the Cultural Heritage
Value or Interest and the Photographs shall be referred to in determining the duties of the
Owner under this Agreement.

When alterations are made to the Building pursuant to paragraph 2.1 and/or 2.4, the Owner
shall within ninety (90) days of completion of such alterations and at the Owner's expense,
provide to the City new photographs taken from the same vantage point and identifying the
same features of the appearance or construction as the original photographs. Such
photographs shall be dated and filed with the City. The City shall number the said photographs
which shall supersede the original Photographs and all references in this Agreement to the
Photographs shall be deemed to refer to such new replacement photographs.

2.0 Duties of Owner

2.1 Normal Repairs and Alterations

The Owner shall not, except as hereinafter set forth, without the prior written approval of the
City, undertake or permit any demolition, construction, alteration, remodelling, or act which
would materially affect the attributes, features or the appearance or construction of the
Building as set out in the Cultural Heritage Value or Interest and as may be depicted in the
copies of the Photographs on file or drawings or other documents attached hereto. The
approval required to be obtained from the City herein shall be deemed to have been given
upon the failure of the City to respond in writing to a written request for it within ninety (90)
days of receiving such request at its address as set out in paragraph 5.1 of this Agreement.

2.2 Insurance

The Owner shall at all times during the currency of this Agreement keep the Building insured
against normal perils that are coverable by fire and extended coverage insurance in an
amount equal to the replacement cost of the Building. The Owner shall notify the City
immediately, in writing, if such insurance policy is cancelled or terminated for any reason. It is
further agreed and understood that while the City has the right to be provided with proof that
insurance is in effect, it is the Owner’s responsibility to obtain the required insurance, and it is
not the City’s obligation to ensure that the Owner has done so.

If the Owner fails to so insure the Building, or in any such insurance on the Building is
cancelled, the City may effect such insurance as the City deems necessary and any sum paid
in so doing shall forthwith be paid by the Owner to the City, or if not shall be a debt due and
owing to the City and recoverable from the Owner by action in a court of law. All proceeds
receivable by the Owner under any fire and extended coverage insurance policy or policies on
the Building shall, on the written demand and in accordance with the requirements of the City,
be applied to replacement, rebuilding, restoration, or repair of the Building to the fullest extent
possible having regard for the Cultural Heritage Value or Interest, the particular nature of the
Building and the cost of such work.

2.3 Damage or Destruction

The Owner shall notify the City of any damage or destruction to the Building within ten (10)
days of such damage or destruction occurring. In the event that the Building is damaged or
destroyed and the replacement, rebuild, restoration, or repair of it is impractical because of the
financial costs involved, or because of the particular nature of the Building, the Owner shall, in
writing within forty (40) days of the giving by the Owner of such notice of such damage or
destruction, request written approval by the City to demolish the Building, in accordance with
paragraph 2.1. If the approval of the City is given or deemed to be given, the Owner shall be
entitled to retain any proceeds from the insurance hereinbefore mentioned and to demolish
the building.

2.4 Reconstruction by Owner

If the Owner has not requested the approval to demolish referred to in paragraph 2.3 or if the
City does not give the approval to demolish referred to in paragraph 2.3, the Owner shall
replace, rebuilding, restore, or repair the Building so as to effect the complete restoration of the
Building. Before the commencement of such work, the Owner shall submit all plans and
specifications for the replacement, rebuilding, restoration, or repair of the Building to the City
for its written approval within one hundred and thirty-five (135) days of the damage or
destruction occurring to the Building. A refusal by the City to approve any plans and
specifications may be based upon choice of materials, appearance, architectural style, or any
other grounds and grounds including, but not limited to, purely aesthetic grounds. The Owner
shall not commence or cause restorative work to be commenced before receiving the written
approval of the City of the plans and specifications for it. Such approval shall be deemed to
have been received upon failure of the City to respond in writing to a written request for it
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within ninety (90) days of receipt of such request by the City. The Owner shall cause all
replacement, rebuilding, restoration, and repair work on the Building to be commenced within
thirty (30) of the approval by the City of the plans and specifications for it and to be completed
within nine (9) months of commencement, or as soon as possible thereafter if factors beyond
their control prevent completion within the said nine (9) months, and the Owner shall cause all
such work to conform to the plans and specifications approved of and terms and conditions
stipulated by the City.

2.5 Failure of the Owner to Reconstruct

In the event that a request to demolish is not submitted or is refused pursuant to the provision
of paragraph 2.3 and the Owner fails to submit plans and specifications pursuant to paragraph
2.4 which are acceptable to the City within one hundred and thirty-five (135) days of the
damage or destruction occurring to the Building, the City may prepare its own set of plans and
specifications. The Owner shall have thirty (30) days from receiving a copy of such plans and
specifications to notify the City in writing that they intend to replace, rebuild, restore, or repair
the Building in accordance with those plans and specifications.

2.6 Maintenance of the Building

The Owner shall at all time maintain the Building in as good and as sound of a state of repair
as a prudent owner would normally do so, so that no deterioration in the Building's condition
and appearance shall take place, including, without limiting the generality of the foregoing,
taking all reasonable measures to secure and protect the Building from vandalism, fire, and
damage from inclement weather.

2.7 Signs, Etc.

The Owner shall not erect or permit the erection on the Building of any signs, awnings,
television aerials, or other objects of similar nature without the prior written approval of the City
provided, however, the approval of the City shall not be unreasonably withheld, having regard
to the Owner's use of the Building, the Cultural Heritage Value or Interest, and the
Photographs.

2.8 No Act of Waste
The Owner shall not commit or permit any act of waste on the Property. In particular, the Owner
shall not, except with the prior written approval of the City:

(a) Grant any easement or right-of-way which would adversely affect the easement
hereby granted;

(b) Allow the dumping of soil, rubbish, ashes, garbage, waste, or other unsightly,
hazardous, or offensive materials of any type or description;

(c) Except for the maintenance of existing improvements, allow any changes in the
general appearance or topography of the lands that would negatively affect the
Building;

(d) Allow any activities, actions, or uses detrimental or adverse to water conservation,
erosion control, and soil conservation;

(e) Allow the planting of trees, shrubs, or other vegetation which would cause any
damage or a real likelihood of damage to the Building; and,

(f) Erect or remove or permit the erection or removal of any building, fence, or structure
of any type whatsoever on the Property provided, however, that the approval of the
City shall not be unreasonably withheld if such erection or removal would not cause
any damage or a real likelihood of damage to the Building.

2.9 Breach of Owner's Obligations

If the City is of the opinion that the Owner has neglected or refused to perform any of their
obligations set out in this agreement, the City may, in addition to any of its other legal or
equitable remedies, serve on the Owner a notice setting out particulars of the breach. Both
the City and the Owner agree to have any issue(s) mediated pursuant to the Mediation Rules
of the ADR Institute of Ontario. The location of the mediation shall be mutually convenient to
both parties. Furthermore, if either party disagrees, each may appeal to the Ontario Land
Tribunal.

2.10 Waiver

The failure of the City at any time to require performance by the Owner of any obligations
under this Agreement shall in no way affect its right thereafter to enforce such obligations, nor
shall the waiver by the City of the performance of any obligations hereunder be taken or be
held to be a waiver of the performance of the same or any other obligation hereunder at any
later time.

2.11 Extension of Time
Time shall be of the essence of this Agreement. Any time limits specified in this Agreement may
be extended with the consent in writing of both the Owner and the City, but no such extension
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of time shall operate or be deemed to operate as an extension of any other time limit, and time
shall be deemed to remain of the essence of this Agreement notwithstanding any extension of
any time limit.

2.12 Emergencies
Notwithstanding the provisions of paragraph 2.1, it is understood and agreed that the Owner
may undertake such temporary measures in respect of the Building as are:
(a) In keeping with the intentions of this Agreement;
(b) Consistent with the conservation of the Building; and,
(c) Reasonably necessary to deal with an emergency which puts the security or integrity
of the Building or occupants of the Building at risk of damage.

Provided that the Building Code Act, 1992, S. O. 1992, c. 23, as amended, or re-enacted from
time to time is complied with and, where time permits, the City's Heritage Planner is consulted.

3.0 Use of Property

The Owner expressly reserves for itself, its representatives, heirs, successors, and assigns the
right to continue the use of the Property for all purposes not inconsistent with this Agreement.

4.0 Inspection by City

The City or its representatives shall be permitted, upon providing the reason/objective, may
enter upon and inspect the Property and the Building upon prior written notice to the Owner
of more than twenty-four (24) hours to permit compliance with tenant legislation.

5.0 Notice of Easement

51 Plaque

The Owner agrees to allow the City to erect a plagque on the Building or Property, in a tasteful
manner and at the City's expense, indicating that the City holds a conservation easement on
the Property, provided the City takes full responsibility and all costs for repairing any damage
caused to the fagade, including any acts of vandalism.

5.2 Publicity
The Owner agrees to allow the City to publicize the existence of the easement. The City will
notify the Owner in writing thirty (30) days in advance of any publication.

6.0 Notice

6.1 Address of Parties

Any notices to be given under this Agreement shall be delivered to the parties at their
respective addresses. The respective addresses of the parties for such purposes presently are
as follows:

Owner

!on!on, !ntarlo

NGA 2B9

E - m a il

City

The Corporation of the City of London
300 Dufferin Avenue

P.O. Box 5035

London, Ontario

N6A 4L9

The parties agree to notify each other immediately, in writing, of any changes of address from
those set out above.

6.2 Method of Notice
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Any notices, and communications required by this Agreement, may be delivered by Canada
Post and/or electronic communication addressed to each party as per section 6.1 or such
other address/e-mails as the parties shall designate.

7.0 Entire Agreement

Except as set out herein, this written Agreement embodies the entire agreement of the
parties regarding the matters dealt with herein, and no understandings or agreements, verbal
or otherwise, exist between the parties except as herein expressly set out.

8.0 Severability

The Owner and the City agree that all covenants, easements, and restrictions contained in this
Agreement shall be severable, and that should any covenant, easement, or restriction in this
Agreement be declared invalid or unenforceable, the remaining covenants, easements, and
restrictions shall not terminate thereby.

9.0 Binding on Successors

9.1 The covenants, easements, and restrictions set out in this Agreement shall run with the
Property and shall enure to the benefit and be binding upon the parties and their respective
heirs, executors, administrators, successors, and assigns as the case may be, in accordance
with Section 37 of the Ontario Heritage Act, as amended. "Owned' wherever used in this
Agreement, is intended and shall be construed to include such subsequent owners,
successors and assigns.

9.2 The Owner shall notify the City within ten (10) days of divesting themselves of any legal or
beneficial interest in the Property or the Building.

10.0 Termination

Notwithstanding any other provision of this Agreement, this Agreement shall terminate and all
covenants, easements and restrictions contained herein shall be released immediately upon
the City providing approval to demolish the Building pursuant to paragraph 2.3.

11.0 General

11.1 The Owner hereby agrees to request a postponement which the City Solicitor
considers necessary to provide priority of this Agreement over other interests in the
Property.

11.2 The headings in the body of this Agreement form no part of the Agreement but shall be
deemed to be inserted for the convenience of reference only.

11.3 This Agreement shall be construed with all changes in number and gender as may be
required by the context.

11.4 This Agreement shall be governed in accordance with the laws of the Province of Ontario.

11.5 The following schedule attached hereto shall be deemed to form a part of this Agreement:

(a) Schedule "A" - Legal Description of the Lands

(b) Schedule "B" - Authorizing By-Law

(c) Schedule " C" - Cultural Heritage Value or Interest
(d) Schedule "D" - Photographs
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IN WITNESS WHEREOF the party hereto has executed this Agreement effective as of the date
first written above.

Jeffrey R Gard

IN WITNESS WHEREOF The Corporation of the City of London hereto has hereunto caused to
be affixed its Corporate Seal attested by the hands of its proper signing officers pursuant to the
authority contained in By-law No. of the Council of The Corporation of the
City of London passed the day of , 2024,

THE CORPORATION OF THE CITY OF LONDON

Josh Morgan, Mayor

Michael Schulthess, City Clerk
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SCHEDULE “A” — Legal Description of the Property

Legal Description: LOT 5, PLAN 451 (4™);, LONDON

PIN:  08374-0082 (LT)

LRO No.: 33 (Middlesex County)

Municipal Address: 39 Carfrae Street, London, Ontario
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SCHEDULE “B” — COPY OF AUTHORIZING BY-LAW
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SCHEDULE “C” — Cultural Heritage Value or Interest

Description
The property at 39 Carfrae Street, the Building known as Carfrae Cottage, is located on the
south side of Carfrae Street between Ridout Street South and Carfrae Crescent. Carfrae Street
is the first street south of the South Branch of the Thames River, with views of the river from the
property’s doorstep. The rear of the property fronts Ardaven Place.

The property is located in the former Westminster Township, now City of London. The property
is in the Old South neighbourhood.

Statement of Cultural Heritage Value or Interest
Carfrae Cottage property, 39 Carfrae Street, is of significant cultural heritage value or interest
for its physical or design values, its historical and associative values, and its contextual values.

Built circa 1848, Carfrae Cottage is an early example of traditional Ontario Cottage architecture
in both style and type. The Ontario Cottage type is demonstrated in the well proportioned,
balanced composition of the building with its central doorway flanked by evenly spaced
windows, a hipped roof accented by a gable dormer over the front doorway. The classic
simplicity of the three-bay design is a type that is replicated throughout southern Ontario but
well executed at Carfrae Cottage. Carfrae Cottage demonstrates elements of the Gothic Revival
architectural style, in a modest and subdued way reflecting its context and period, particularly in
the window labels, pierced decorative bargeboard, and primitive pointed attic window. These
elements demonstrate a high degree of craftsmanship reflective of the property’s historical or
associative values.

Carfrae Cottage was built by Robert Carfrae (1804-1881), who was born in Leith, Scotland and
trained as a carpenter. He came to London from Toronto (York) in 1827 to help build the old
London District (Middlesex County) Court House. In 1834, Robert Carfrae received a grant of
24 acres on the east side of Wortley Road, which included much of the area of present Carfrae
Street and Carfrae Crescent, from the Crown. At the time of his death, Robert Carfrae was the
oldest inhabitant of London. The property went to his wife, Sara, who lived there until her death
in 1902. Although the size of the property was much reduced, the house remained with the
family descendants until 1944. The property has direct associations with Robert Carfrae, who is
significant to the early building and development of London. The property also demonstrates the
work of Robert Carfrae, a builder, who is significant to London through his role in the
construction of the Court House.

As one of the earliest extant buildings in the area, Carfrae Cottage is important in defining the
character of the area. The original land grant to Robert Carfrae provide the namesake of
Carfrae Street, Carfrae Crescent, and Carfrae Park - East which demonstrate the historical links
of the property to its surroundings. As an early building, it differs from nearby and adjacent
structures in material, form, style and siting on the property which distinguishes the heritage
character of the property.

Heritage attributes which contribute to the cultural heritage value or interest of the property at 39
Carfrae Street, Carfrae Cottage are:

e The form, scale, and massing of the one-and-a-half storey cottage building
e The location of the building on the property, contrasting to adjacent properties and
emphasizing the setback of the north facade from Carfrae Street
e Rectangular in footprint of the dwelling with a rear kitchen wing or ell
¢ Rubble stone foundation
e Hipped roof
e Sloped, painted soffit of the roof
e Pair of reconstructed chimneys with parged finish; one on the east slope and one on the
west slope of the roof
e Traditional stucco parging (cementitious smooth textured exterior ‘stucco’ finish) over
double brick wall construction
e On the north fagade,
o Symmetrical arrangement of the front (north) facade, with a central doorway
flanked by two windows
o Single leaf, altered painted wood door with two long panels, set in a rectangular
opening with rectangular sidelights to both sides, a panelled dado below, and a
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rectangular transom. The sidelights and transom feature a reconstructed leaded
stained glass window in repetitive geometric patterns with coloured and textured
glass. The doorway is recessed in the fagade with a plain reveal. The door
opening is framed by pilasters with entablature supporting the architectural
framework of the doorway

The simple form of the painted wood porch over the front doorway, a later
addition

The porch base that connects to a path which leads to the sidewalk of Carfrae
Street and is flanked to both sides by lawn/garden and parallel to the single width
driveway along the westerly property line

The painted wood double hung front (north) fagcade windows with six-over-six
glazing pattern

The painted wood labels over the front (north) facade windows and wood sills
Central gable dormer on the front (north) fagade with a primitive Gothic pointed
wood window

Replicated decorative wood bargeboard on the central gable dormer

The Scotch thistle, affixed at the top of the gable

On the west fagade

o

o

The painted wood French doors and painted wood storm doors in the western
opening of the former verandah of Carfrae Cottage.
The painted wood six-over-six single hung window

On the east facade

©]
©]

Six-over-six double hung painted wood window
Six-over-six double hung painted wood window with wood sill

On the interior,

o
o

O

The plan of the Centre hallway with equally proportioned east and west rooms
The hallway, accessed via the front doorway, with painted wood baseboards,

painted wood casing, and crown moulding

The east room with fireplace, painted wood baseboard, painted wood window
and door casings, and painted wood panelling below the windows

The west room with fireplace, painted wood baseboard, painted wood window
and door casings, and painted wood panelling below the window

Paint colour is not regulated.
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SCHEDULE “D” — Photographs
Photographs

Image 1: Photograph of Carfrae Cbtiége in 1988 at the time of its designation pursuant to
Section 29 of the Ontario Heritage Act.

lm'ége 2: Photograph of Carfrae ttage on July 21, 2015,
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Image 4: View of the property at 39 Carfrae Street, looking south to the front (north) facade of
Carfrae Cofttage (2021).
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Image 5: View of Carfrae Cottage, looking southeast from the northwest corner of the property
at 39 Carfrae Street (2021).

€

)

r " - ¥ 7 T e b b e '’ g B e &, “ﬁ\tcg, % P 3 ;‘. .-‘V
Image 6: View of Carfrae Cottage, looking southeast from the northwest corner of the property
at 39 Carfrae Street (2023).
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Image 7: View to the east of the property at 39 Carfrae Street, showing the properties at 41
Carfrae Street and 43 Carfrae Street (2021).

Image 8: View to the west of the property at 39 Carfrae Street, showing the property at 35
Carfrae Street (2021).
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Image‘ 9: Photograph showing an example of the rubble stone foundation construction of
Carfrae Cofttage, as seen in the basement (2021).

Image 10: Photograph of the west chimney, as seen from Carfrae Street (2021).
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Image 11: Photograph of the east chimney, as seen from Carfrae Street (2021).

Image 12: Photograph showing the sloped soffit of the roofline (2021).
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Image 13: Photograph showing the sloped soffit of the roofline (2023).

Image 14: Photograph, showing a representative example, of the traditional stucco parging
(cementitious smooth textured exterior 'stucco’ finish) over the double brick construction of
Carfrae Cottage (2021).

131



Image 15: Photograph showing the front doorway with single leaf, painted wood door with two
long panels, set in a rectangular opening with rectangular sidelights to both sides, a panelled
dado below, and a rectangular transom. The sidelights and transom feature reconstructed
leaded and stained glass in repetitive geometric patterns with coloured and textured glass. The
doorway is recessed in the fagade with a plain reveal. The door opening is framed by pilasters,
with entablature supporting the architectural framework of the doorway (2021).
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Image 16: Photograph showing the front doorway with single leaf, painted wood door with two
long panels, set in a rectangular opening with rectangular sidelights to both sides, a panelled
dado below, and a rectangular transom. The sidelights and transom feature reconstructed
leaded and stained glass in repetitive geometric patterns with coloured and textured glass. The
doorway is recessed in the fagade with a plain reveal. The door opening is framed by pilasters,

with entablature supporting the architectural framework of the doorway (2023).
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Image 17: Detail photograph Showing the entablature of the doorwa)} with bi/aster, as well as a
detail of the stained glass transom (2021).

Image 18: Detail photograph showing the entablature of the doorway with pilaster, as well as a
detail of the stained glass transom (2023).
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Image 19: Photograph showing the simple form of the painted wood porch over the front
doorway with a shingle gable roof, supported by a plain frieze and boxed piers with simple
capital and base details (2021).

Image 20: Photograph showing the simple form of the painted wood porch over the front
doorway with a shingle gable roof, supported by a plain frieze and boxed piers with simple
capital and base details (2023).
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Ie 21: View showing the eééterly window, sill, and label on the front (north) facade of
Carfrae Cottage (2021).

Image 22: View showing the easterly window, sill, and label on the front (north) fagade of
Carfrae Cofttage (2023).
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)mage 23: Photograph showing the westerly front window, label, and sill of the front (north)
facade of Carfrae Cottage (2021).

Image 24: Photograph showing the westerly front window, label, and sill of the front (north)
facade of Carfrae Cottage (2023).




Image 25: View of the central gable dormer on the front (north) facade of Carfrae Cottage with a
primitive Gothic pointed wood window. The decorative wood bargeboard of the central gable
dormer is also shown, as well as the Scotch thistle (2021).

Image 26: View of the central gable dormer on the front (north) facade of Carfrae Cottage with a
primitive Gothic pointed wood window. The decorative wood bargeboard of the central gable
dormer is also shown, as well as the Scotch thistle (2023).
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02/12/2021
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Image 27: View of the west and south facades of Carfrae C‘ottagé',lvand sdwing the driveway
along the westerly property boundary (2021).

02/12/2021

Image 28: Photograph of the painted wood French doors and painted wood storm doors in the
opening of the west fagade, sill as an indication of the former verandah of Carfrae Cottage
(2021).
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Image 29: Photograph of the painte od French dors andand wood storm doors in the
opening of the west facade, sill as an indication of the former verandah of Carfrae Cottage
(2023).

Image 30: Photograph of the painted wood six-over-six shingle hung wood window on west
fagade (2021).
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Image 31: Photograph of the painted wood six-over-six shingle hung wood window on west
facade (2023).

Image 32: Photograph of the six-over-six painted wood window on east fagade (2021).
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Image 3: Photograph of the painted wood six-over-six shingle hung wood window on west
facade (2023).

Image 34: Photograph of the six-over-six double hung painted window on east facade and wood
sill on the east facade (2021).
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Image 35: Photograph of the six-over-six double hung painted window on east fagade and wood
sill on the east facade (2023).

Image 36: Photograph showing the Centre hall, looking towards the front doorway of Carfrae
Cottage. Note the baseboards, casing, and crown moulding (2021).
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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: 2793774 Ontario Inc. and Goldfield 1 Ltd.

1160 Wharncliffe Road South and 234 Exeter Road

File Number: 0Z-9450/39T-21507, Ward 12

Public Participation Meeting
Date: February 21, 2024

Recommendation

That, on the recommendation of the Director, Planning and Development, the following
actions be taken with respect to the application of 2793774 Ontario Inc. and Goldfield 1
Ltd. relating to the property located at 1160 Wharncliffe Road South and 234 Exeter
Road:

(@) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the
Municipal Council meeting on March 5, 2024, to AMEND the Official Plan, The
London Plan by revising Map 1 — Place Types to change the designation of a
portion of the subject lands FROM a Neighbourhoods Place Type TO a Green
Space Place Type;

(b)  the proposed by-law attached hereto as Appendix "B" BE INTRODUCED at the
Municipal Council meeting on March 5, 2024 to AMEND the Southwest Area
Secondary Plan, forming part of the Official Plan, The London Plan, by revising
Schedule 4 and Schedule 10 of the Southwest Area Secondary Plan to change the
designation of a portion of the subject lands FROM a Low Density Residential
designation TO a Medium Density Residential designation and an Open Space
and Environmental Review designations;

(c) the proposed by-law attached hereto as Appendix "C" BE INTRODUCED at the
Municipal Council meeting on March 5, 2024, to amend Zoning By-law No. Z.-1, in
conformity with the Official Plan, The London Plan, and the Southwest Area
Secondary Plan as amended in part (a) and part (b) above, to change the zoning
of the subject property FROM an Urban Reserve (UR6), an Environmental Review
(ER) and a Holding Light Industrial (h-17*LI2/LI7) Zone TO a Holding Residential
R1 (h*h-161*R1-3) Zone, a Holding Residential R4 (h*h100*h161*R4-4(2)), a
Holding Residential R6 Special Provision (h*h-100*h161*R6-5( )) Zone, and a
Holding Residential R6 Special Provision (h*h-2*h-100*h161*R6-5(_)) Zone and an
Open Space (0S4) Zone;

(d)  the Planning and Environment Committee REPORT TO the Approval Authority the
issues, if any, raised through the application review process for the property located
at 1160 Wharncliffe Road South and 234 Exeter Road; and,

(@) the Approval Authority BE ADVISED that Municipal Council supports issuing
draft approval of the proposed Plan of Subdivision as submitted by 2793774
Ontario Inc. and Goldfield 1 Ltd. (File No. 39T-21507), prepared by MHBC
(Project No. 17334”j"), dated November 10, 2021.
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Executive Summar

Summary of Request

The applicant has requested an amendment to the Official Plan, The London Plan, to
redesignate a portion of the property from a Neighbourhoods Place type to a Green
Space Place Type.

The applicant has requested an amendment to the Southwest Area Secondary Plan to
designate a portion of the property from a Low Density Residential designation to a
Medium Density Residential designation and an Open Space and Environmental
Review designations.

The applicant has requested an amendment to the Zoning By-law Z.-1 to rezone the
property from a Urban Reserve (URG6), Environmental Review (ER) and Holding Light
Industrial (h-17*LI2/LI7) Zone to a Holding Residential R1 (h*h-161*R1-3) Zone, a
Holding Residential R4 (h*h100*h161*R4-4(2)), a Holding Residential R6 Special
Provision (h*h-100*h161*R6-5(_)) Zone, and a Holding Residential R6 Special Provision
(h*h-2*h-100*h161*R6-5(_)) Zone and an Open Space (0S4) Zone.

Staff are recommending approval of the requested amendment to The London Plan,
Southwest Area Secondary Plan and Zoning Bylaw amendment with additional holding
provisions that will facilitate the proposed residential development.

This Official Plan amendment, Zoning amendment and Draft Plan of Subdivision will
add approximately 339 new residential dwelling units in the City of London.

Purpose and Effect of the Recommended Action

The purpose and effect of the recommended action is for Municipal Council to approve
the recommended Official Plan and Zoning By-law Amendments to permit the use,
intensity and form of the associated proposed plan of subdivision, which is being
considered by the Approval Authority.

Linkage to the Corporate Strategic Plan

Housing and Homelessness - A well planned and growing community. London’s growth
and development is well-planned and considers use, intensity, and form.

Analysis
1.0 Background Information
1.1 Previous Reports Related to this Matter

December 9, 2002 - Information Report to Planning Committee on the North
Longwoods Area Plan Review (020FFAN).

May 12, 2003 — Report and Public Participation Meeting to Planning Committee on the
introduction of the North Longwoods Area Plan and corresponding Official Plan
Amendments (0-6424).

June 30, 2003 — Report to Planning Committee on the introduction of the North
Longwoods Area and Plan and corresponding Official Plan Amendments after referral
back to Staff (0O-6424).

April 26, 2010 — Report to Planning Committee to present the Draft Southwest Area
Secondary Plan and associated background studies.

August 31, 2017 — Report to the London Consent Authority regarding a Consent to
Sever (B.031/17).
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November 6, 2017 — Report to Committee of Adjustment regarding requested
variances related to Consent to Sever B.031/17 (A.162/17).

August 19, 2020 — Report to London Consent Authority regarding a Consent to Server
(B.020-20).

1.2 Planning History

In 2001, the Long-Term Transportation Corridor Protection Study was approved by
Council and identified extending Bradley Avenue between Bostwick Road and
Wonderland Road South, and Wharncliffe Road South and White Oak Road.

The North Longwoods Area Plan was introduced in May of 2013 to guide development
for the lands bounded by Southdale Road to the North, White Oak Road to the east, the
Bradley Avenue extension to the south and Wharncliffe Road South the west. The lands
are also subject to the Southwest Area Secondary Plan (SWAP), and more specifically
the policies for the Central Longwoods Residential Neighbourhood. SWAP was
approved by the Ontario Municipal board on April 29, 2014, and is intended to provide a
comprehensive land use plan, servicing requirements and servicing strategy for the
lands south of Southdale Road, east of the Dingman Creek and north of the Highway
401/402 corridor.

In 2017, an application was made to sever an 1866.3 square metre parcel from 1160
Wharncliffe Road south to 3427 Paul Peel Road to allow for the creation of seven (7)
single-detached dwellings (see Figure 1 below). This request was presented to the
London Consent Authority on August 31, 2017, and granted on October 3, 2017. A
Minor Variance application was submitted in conjunction with the consent to sever to
permit reduced lot area and lot frontage for both the retained and severed parcels.
These requests were presented to the Committee of Adjustment on November 6, 2017,
and granted with conditions on November 28, 2017. Another consent to sever request
was submitted in 2020 to sever the back portion of 234 Exeter Road and its access lane
from the retained industrial lands fronting on Exeter Road. This request was granted on
November 16", 2020, and an access easement for the retained lands exists over the
access lane from Exeter Road.

This application for a Draft Plan of Subdivision and related Official Plan and Zoning By-
law Amendments was accepted as a complete application on December 7, 2022.

1.3 Property Description and Location

The subject property is generally located south of Wharncliffe Road South, north of
Exeter Road and west of White Oak Road, described as Part of Lots 3 to 7 of
Concession 2 in the former Westminster Township. This proposed development would
permit the development of single detached lots, multi-family blocks and a stormwater
management complete corridor. Currently, the site is vacant and approximately 14.625
hectares (36.14 acres) in size. The site would have access to municipal services and is
in an area planned for growth.
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Figure 1 — 2017 Consent Application

Figure 2 - Streetview of 1160 Wharncliffe Road South (view looking North from Exeter
Road)
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Site Statistics:

Current Land Use — vacant

Frontage — 199 metres on the Bradley Avenue Extension and 23 metres on
Exeter Road

Depth — 920 metres

Area — 14.625 hectares (36.14 acres)

Shape — Rectangular/Irregular

Located within the Built Area Boundary - No

Located within the Primary Transit Area - No

Surrounding Land Uses:

North — Medium Density Residential and Commercial
East — Environmental Review and Light Industrial
South — Light Industrial

West — Low and Medium Density Residential

Existing Planning Information:

Existing The London Plan Place Type — Neighbourhoods
Existing Zone — Urban Reserve, Environment Review and Holding Light
Industrial (URG6/ERh-17*LI2/L17)

Additional site information and context is provided in Appendix “H”.
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2.0 Discussion and Considerations

2.1 Development Proposal

The Official Plan amendment and Zoning By-law amendment will facilitate the
development of a Draft Plan of Subdivision that provides for the following:

80 lots for single-detached dwellings (Lots 1 to 80);

Two (2) blocks for street townhouses (Blocks 81 and 82);

Three (3) blocks for future, multiple-attached residential dwellings along the
proposed Street A and the Bradley Avenue Extension (Blocks 103 to 105);

One (1) block for future development (Block 115);

A stormwater management complete corridor is proposed to provide recreational
opportunities and support stormwater management, terrestrial, and aquatic
functions (Blocks 106 to 108); and,

Five (5) public roads and four (4) reserve blocks (Blocks 109 to 114).

Please note that the Draft Plan of Subdivision, seen below, may be further refined and
reviewed prior to Draft Approval by Civic Administration

Additional information on the development proposal is provided in Appendix “D”.
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of Subdivision

2.2 Requested Amendments

The applicant has requested an Official Plan Amendment and a Zoning Bylaw
Amendment to facilitate the proposed subdivision development.

The requested amendment to The London Plan is to redesignate a portion of the
property to include the Green Space Place Type to permit recreational uses associated
with the passive enjoyment of natural features, and conservation, mitigation and
rehabilitation works. This Place Type will accommodate the stormwater management
complete corridor.

The requested amendment to the Southwest Area Secondary Plan is to redesignate a
portion of the property as described below:
e From Low Density Residential designation to Medium Density Residential
designation to permit cluster housing.
e From Low Density Residential to Open Space and Environmental Review
designations to accommodate the stormwater management complete corridor.

The applicant has requested an amendment to the Zoning By-law Z.-1 to rezone the
property from an Urban Reserve (UR6), Environmental Review (ER) and Holding Light
Industrial (h-17*LI12/L17) Zone to a Holding Residential R1 (h*h-161*R1-3) Zone, a
Holding Residential R4 (h*h100*h161*R4-4(2)), a Holding Residential R6 Special
Provision (h*h-100*h161*R6-5(_)) Zone, and a Holding Residential R6 Special Provision
(h*h-2*h-100*h161*R6-5(_)) Zone and an Open Space (0S4) Zone.

The following table summarizes the special provisions that have been proposed by the
applicant and those that are being recommended by Staff.

Lots Zone String Special Provisions Requested

Lots1to |h*h-161*R1-3 ¢ No Special Provisions Requested

80

Blocks 81 | h*h-100*h-161*R4- ¢ No Special Provisions Requested

and 82 4(2)

Blocks h*h-100*h-161*R6- e Maximum density of 75 units per hectare,

103 and |[5() whereas 35 units per hectare is permitted

104

Blocks h*h-2*h-100*h- e Maximum density of 75 units per hectare,

105 161*R6-5( ) whereas 35 units per hectare is permitted

Blocks 0S4 ¢ No Special Provisions Requested

106 to 108

Block 115 | h*h-2*h-100*h- e Maximum density of 75 units per hectare,
161*R6-5( ) whereas 35 units per hectare is permitted

On May 25, 2022, the Ontario Land Tribunal ordered that the 1989 Official Plan be
repealed in its entirety and The London Plan came into full force and effect. At the time
the application was made, the Applicant has requested amendments to the 1989 Official
Plan in order to facilitate the proposed development. The requested amendments to the
1989 Official Plan, included below, are no longer required to support the proposed
development, and any Official Plan amendment required will be exclusively to The
London Plan.

¢ Requested Amendments to Schedule “A” Land Use Map of the 1989 Official
Plan:

o Redesignate Blocks 103 and 104 from Low Density Residential to Multi-
Family, Medium Density Residential to permit cluster housing.

o Extend the Multi-Family, Medium Density Residential designation to
include Block 105.

o Designated Blocks 106 to 108 Open Space to conserve natural features in
the ‘complete corridor’.
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2.3 Internal and Agency Comments

The application and associated materials were circulated for internal comments and
public agencies to review. Comments received were considered in the review of this
application and are addressed in Section 4.0 of this report.

Key issues identified by staff and agencies included:

e Wetland relocation within the stormwater management complete corridor;
e Street and pedestrian orientation within medium density blocks; and,
¢ Inclusion of holding provision in the zoning to ensure orderly development.

Detailed internal and agency comments are included in Appendix “F” of this report.
2.4  Public Engagement

On January 6, 2022, Notice of Application was sent to 23 property owners and residents
in the surrounding area. Notice of Application was also published in the Public Notices
and Bidding Opportunities section of The Londoner on January 6, 2022. A planning
application sign was also placed on the site.

There were three responses received during the public consultation period. Comments
received were considered in the review of this application and are addressed in Section
4.0 of this report.

Concerns expressed by the public relate to:

e Business access during subdivision build out and completion; and,
e Timelines for construction.

Detailed public comments are included in Appendix “G” of this report.

2.5 Policy Context
The Planning Act and the Provincial Policy Statement, 2020

The Provincial planning policy framework is established through the Planning Act
(Section 3) and the Provincial Policy Statement, 2020 (PPS). The Planning Act requires
that all municipal land use decisions affecting planning matters shall be consistent with
the PPS.

Section 1 of the PPS outlines policies to achieve sustainability through efficient land use
and development patterns that promote strong, liveable, heathy, and resilient
communities. Policy Sections 1.1.1, 1.1.3 and 1.6 requires land use within settlement
areas to effectively use the land and resources through appropriate densities, range of
uses and the efficient use of infrastructure. This contributes to resilient development
and the creation of healthy, livable, and safe communities. This proposal will develop a
vacant site within the settlement area that has full access to municipal services and are
designated and intended, over the long term, to be used for multiple-dwelling, low to
medium density residential uses. In addition to the single detached lots, the concept
plans provided for the multi-family block, which are subject to change, illustrate cluster
townhouse developments in conventional and back-to-back configuration. This
provides for a range of housing options and densities, in a compact form that provide for
current and future residents (Section 1.4).

The PPS states that “Natural features and areas shall be protected for the long term”
and that “Development and site alteration shall not be permitted on adjacent lands to
the natural heritage features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6
unless the ecological function of the adjacent lands has been evaluated and it has been
demonstrated that there will be no negative impacts on the natural features or on their
ecological functions.” (Sections 2.1.1 and 2.1.8). As noted, there is unevaluated
vegetation on the northern portion neighbouring property to the east. The h-2 holding

153



provision will be placed on the development block the abuts the unevaluated vegetation
patch, and it shall not be removed until the extent of development determined and
ensure that it will not have a negative impact on the Natural Heritage System. The
implementation of the stormwater management complete corridor will also help to
protect and conserve natural heritage features contained within the subject lands.

This section of the PPS sets out policies for the protection of significant built heritage
resources and significant cultural heritage landscapes to ensure they are conserved,
and development or site alternation shall not be permitted adjacent to protected heritage
property, except where the proposed development or site alteration has been evaluated
and demonstrated that the heritage attributes of the protected property will be
conserved (Sections 2.6.1 and 2.6.3). A Stage 1 Archaeological Assessment was
conducted for the subject lands, which determined that there was high potential for the
discovery of archaeological resources, and a subsequent Stage 2 Archaeological
Assessment was conducted. The Stage 2 identified four archaeological locations, three
of which did not meet the Provincial criteria for a Stage 3 assessment and no further
work was recommended. A Stage 3 Site Specific Assessment was undertaken for the
remaining archaeological location, which was deemed to retain no further cultural
heritage or value. The Ministry of Culture, Tourism and Sport was satisfied by the
fieldwork and reporting, and the report was entered into the Ontario Public Register of
Archaeological Reports.

The proposal does not direct development towards any natural human hazards and is of
a sufficient distance away from human made hazards, satisfying Section 3 — Protecting
Public Health and Safety of the PPS. The requested amendment has been reviewed for
consistency with the PPS. Staff are of the opinion that the zoning amendment and draft
plan of subdivision are consistent with the PPS.

The London Plan, 2016

The London Plan (TLP) includes evaluation criteria for all planning and development
applications with respect to use, intensity and form, as well as with consideration of the
following (TLP 1577-1579):

1. Consistency with the Provincial Policy Statement 2020 and all applicable
legislation.

2. Conformity with the Our City, Our Strategy, City Building, and Environmental

policies.

Conformity with the Place Type policies.

Consideration of applicable guideline documents.

The availability of municipal services.

Potential impacts on adjacent and nearby properties in the area and the degree

to which such impacts can be managed and mitigated.

7. The degree to which the proposal fits within its existing and planned context.

o gk w

Staff are of the opinion that all the above criteria have been satisfied.

The subject lands currently designated within the Neighbourhoods Place Type along a
Civic Boulevard (Exeter Road) and an Urban Thoroughfare (the proposed Bradley
Avenue Extension), with a Neighbourhood Connector (the extension of Roy McDonald
Drive) connecting the subject lands to the existing subdivisions to the west. This Place
Type at these locations, based on street classification, permits a range of residential
uses, including: single detached, semi-detached, townhouses, stacked town houses,
and low-rise apartments (Table 11). Neighbourhood Streets and Connectors permit a
maximum height of 2.5 storeys, and Civic Boulevard and Urban Thoroughfares permit a
maximum height of 4 storeys (Table 11). The proposal is in keeping with these policies
set out in The London Plan.

The vision for the Neighbourhoods 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, diverse housing choices, well-connected
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neighbourhoods, alternatives for mobility, employment opportunities close to where
people live, and parks and recreational opportunities. The proposal is in keeping with
the vision for the Neighbourhoods Place Type and its key elements. It contributes to a
neighbourhood character, attractive streetscapes and a diversity of housing choices.
The proposed Subdivision is near to lands designated with the Shopping Area and
Commercial Industrial Place Types, providing for amenities and employment
opportunities within a distance appropriate active transportation. The provision of park
and open space provides for recreational opportunities attractive alternatives for
mobility.

An excerpt from The London Plan Map 1 — Place Types is found in Appendix “H”.

Southwest Area Secondary Plan (SWAP)

The Southwest Area Secondary Plan has been reviewed in its entirety and it is Staff’s
opinion that the proposed Zoning By-law Amendment is consistent with these policies.

This site forms part of the Southwest Area Secondary Plan and is subject to the
development vision and detailed policies of the Secondary Plan. Additionally, the site
forms part of the ‘Central Longwoods Neighbourhood’ within the greater plan. This
secondary plan sets out policy and guidance to create neighbourhoods that have the
following features: a mix of uses and diverse mix of residential housing; an emphasis
on design parameters with placemaking features; walkability within and between
neighbourhoods; an integration of the Natural Heritage System as an opportunity for
residents to enjoy; and, Neighbourhood Central Activity Nodes as destination places in
the neighbourhood.

The site is designated as Low Density Residential and Medium Density Residential in
the Southwest Area Secondary Plan and is located along Exeter Road, which is an
arterial road. These designations encourage a mix of housing forms at a higher
intensity than suburban neighbourhoods, and residential development that supports
public and active transportation opportunities. Southwest Area Secondary Plan also
permits a limited range of convenience and personal service commercial uses, small-
scale eat-in restaurants, civic and institutional uses, such as parks, schools and
churches, and live-work uses may be permitted within the Medium Density Residential
Designation. The Low Density Residential designation permits a minimum density of 18
units per hectare and maximum of 35 units per hectares. Building heights within this
designation shall not exceed four (4) storeys and be sensitive to the scale of
development in the surrounding neighbourhood. A minimum density of 30 units per
hectare and a maximum density of 75 units per hectare is permitted in Medium Density
Residential designation at this location.

This proposal will contribute to a range of dwelling types in the area and could
contribute to creating opportunities for affordable housing, as required in section
50.5.3.1 Housing, in a compact form of development, which could contribute to a
reduction of land and energy, as set out in section 20.5.3.2 Sustainable/Green
Development.

3.0 Financial Impact and Considerations

3.1 Financial Impact

Through the completion of the works associated with this application, fees, development
charges and taxes will be collected. There will be increased operating and maintenance
costs for works being assumed by the City.

4.0 Key Issues and Considerations

41 Land Use

The proposed stacked-townhouse and single detached dwellings in this development
would provide a mix of housing choices in compact form that are street oriented, which
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contributes to a safe pedestrian environment that promotes connectivity to adjacent
lands within the Commercial Industrial and Shopping Area Place Types (TLP 285, 286,
916 and 1578).

There are lands located west and northwest of the subject lands, from the intersection
of Wharncliffe Road South and Bradley Avenue, designated within the Shopping Area
Place Type that provide for amenities and employment opportunities within a distance
appropriate for active transportation (TLP 285, 286, 916 and 1578). The proximity of
parks and other open space lands to the southeast provides for recreational
opportunities and attractive alternatives for mobility (TLP 916). There are school sites
located north of Southdale Road East and West, and east of White Oaks Road. Lands
within the Neighbourhoods Place Type are located directly to the north, south, east, and
west, and there are additional lands further east within the Neighbourhoods Place Type
(TLP 916).

The London Plan provides direction for growth and development that is compact in form
and directed to strategic locations, taking into consideration the required infrastructures
and services required to support growth. “Inward and upward” growth is emphasized in
The London Plan to achieve a compact urban form, and residential intensification is
identified as playing a large role in achieving this goal (TLP 79 and 80). The proposed
development is located close to the border of the Built Area Boundary, but represents
infill development of a vacant and underutilized lot within the Urban Growth Boundary in
a use that is in keeping with the surrounding existing and proposed land use.

The proposed development is generally consistent with Zoning By-law Z.-1 and The
London Plan and surrounding residential and commercial developments.

4.2 Intensity

Approximately 339 new residential dwelling units are proposed within the Draft Plan of
Subdivision, which is approximately 22 units per hectare for the entire subject lands.
This aligns with the density permissions of the Low and Medium Density Residential
designations in SWAP. The subject lands are sufficient in size and configuration to
accommodate the development of street townhouses and single detached dwellings.

The Residential R1-3 Zone variation requires a minimum lot area of 300 square metres
per single detached lot and a minimum lot frontage of 10 metres, which is satisfied. The
R4-4(2) requires a minimum of 180 square metres while the Residential R6-5 Zone
Variation requires a minimum lot area of 850 square metres for cluster townhouse
developments. Blocks 81, 82, 103, 104, and 105 of the Draft Plan of Subdivision satisfy
these zoning requirements. Further west and north of the subject lands there are
townhouse dwellings fronting onto Wharncliffe Road South, and lands directly to the
west are Draft Approved for townhouses of a similar intensity.

The Residential R4-4 Zone Variation does not specify a density maximum as it provides
regulations based on one unit per lot, and the Residential R6-5 Zone Variation permits a
maximum density of 35 units per hectare. A special provision for a maximum of 75 units
per hectare has been required for the R6-5 Zone for Block 103 to 105. Similar densities
have been considered and permitted in the R6-5 Zone Variation, and similar densities
are permitted on lands directly to the north and west. The proposed size the Blocks
meet the minimum lot size and are sufficient to accommodate the increased density
requested.

The street and cluster townhomes proposed for Blocks 103 to 105 will serve as a
transition in densities, buffering the proposed single detached dwellings to the south
and southeast from Bradley Avenue and the existing Light Industrial uses to the south.
Building heights within the Neighbourhoods Place Type, at this location, shall not
exceed four (4) storeys. Heights above this, to a maximum of six (6) storeys, may be
permitted in conformity with the Our Tools policies of this Plan relating to Zoning to the
Upper Maximum Height (Policies 1638 to 1641). Development proposed for Blocks
81, 82, 103, 104, and 105 are compliant with these Official Plan requirements and zone
regulations.
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4.3 Form

As previously noted, the recommended zoning would permit medium density residential
development in the form of townhouses and single detached dwellings, which can be
accommodated on the lands. The recommended zoning would facilitate the
development of mid-rise development, which aligns with the form identified as
appropriate in The London Plan and is designed with street and pedestrian orientation
in mind to promote connectivity. This connectivity could contribute to walkability to
support lands to the northwest and northeast in the Shopping Area and Commercial
Industrial Place Types.

Policies for the street network require the following: the configuration of streets planned
for new neighbourhoods will be a grid or modified grid; cul-de-sacs and dead ends will
be limited; new neighbourhood streets will be designed to have multiple direct
connections to existing and future neighbourhoods; street patterns will be easy and safe
to navigate by walking and cycling and will be supportive of transit services; and blocks
within a neighbourhood should be of a size and configuration that supports connections
to transit and other neighbourhood amenities, typically within a ten minute walk (212,
213, 218 and 228). The proposed subdivision maintains a grid pattern of the
surrounding context and will provide connections to adjacent subdivisions. The
proposed blocks are of a size and configuration that supports connections to transit
services in the neighbourhood on Wharncliffe Road South, as well as provide for safe
and easy walking and cycling on Bradley Avenue and Wharncliffe Road South. To
support walkability, sidewalks shall be located on both sides of all streets (349). The
proposed Draft Plan of subdivision includes sidewalks on both sides of the proposed
streets.

The policies relating to buildings promote an active street front at a human scale to
support pedestrian activity and safety (285 and 286). The urban design brief provided
outlines that a positive pedestrian experience will be created along street frontages
through architectural design, articulate, enhance landscaping, and active streetscapes.
Crime Prevention Through Environment Design principles will also be considered in the
design to create a safe pedestrian environment. The built form, site layout, key
entrances and streetscape should be designed to establish a sense of place and
character consistent with the planning vision of the place type and the surrounding area
(197, 202, 221 and 252). The stormwater management complete corridor will help to
create a sense of place and community character as an architectural vista, and the
urban design brief notes that the street pattern is design such that they terminate
around the Corridor. Enhanced landscaping will be considered during the Site Plan
stage at the main entrances and gateways will be incorporate to create a sense of place
and character, as well as a variety will be included in the building heights, materials and
colours.

The subject lands are currently zoned Urban Reserve (UR6), Environmental Review
(ER) and Holding Light Industrial (h-17*LI2/L17) Zone. The Urban Reserve UR6 Zone is
applied to areas where industrial development is anticipated over the long term, and
permitted uses include: existing dwellings, agricultural uses, with exceptions
conservation lands, managed woodlots, wayside pits, passive recreation uses, farm
gate sales, kennels, private outdoor recreation clubs, riding stables, and existing
defined industrial uses. The Light Industrial Zones provide for and regulate a range of
industrial uses and their associated secondary uses.

The Applicant has requested zone changes to facilitate residential development, which
is consistent with Neighbourhoods Place Type in The London Plan and surrounding
development. The recommended zoning is: Holding Residential R1 (h*h-161*R1-3)
Zone, a Holding Residential R4 (h*h100*h161*R4-4(2)), a Holding Residential R6
Special Provision (h*h-100*h161*R6-5( )) Zone, and a Holding Residential R6 Special
Provision (h*h-2*h-100*h161*R6-5(_)) Zone and an Open Space (0S4) Zone.
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The Holding Provisions that are proposed to form part of the zone are to ensure the
following:

e h: orderly development and adequate provision of municipal services through an
approved Development Agreement;

e h-2: determine the extent of development that can be permitted such that is does
not have a negative impact on relevant components of the Natural Heritage
System;

e h-100: there is adequate water services 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; and,

e h-161: the proposed stormwater management system servicing the subdivision is
constructed and operational

The Applicant has requested a Special Provisions zone to allow the follow:

Maximum Density of 75 units per hectare — Blocks 103 - 105

The Residential 6-5 Zone Variation permits a maximum density of 35 units per hectare.
A maximum of 75 units per hectare has been required for the R6-5 Zone for Blocks 103
to 105. A minimum density of 30 units per hectare and a maximum density of 75 units
per hectare is permitted in Medium Density Residential designation of SWAP at this
location. Similar densities have been considered and permitted in the R6-5 Zone
Variation, and similar densities are permitted on lands directly to the east and west.
The proposed size of these blocks meets the minimum lot size and are sufficient to
accommodate the increased density requested.

Staff support the requested special provision, and it is included in the recommendation.
4.4 Adjacent Industrial Land Uses

Industrial land uses have the potential to produce point source or fugitive air emissions
(i.e., noise) that could have adverse effects on sensitive land uses, which includes
residential development. As such, the Province of Ontario established the D-Series
Guidelines to prevent or minimize future land use conflicts when sensitive uses
encroach on existing industrial land uses. The Guidelines provides: a breakdown of
different industrial uses into Classes; the influence area and minimum distance
separation for each Class; and, evaluation criteria that can be used to assess the
compatibility between a sensitive land use and existing industrial facilities. Please refer
to Appendix E for a full description of the classes and criteria. As there are existing
industrial facilities and land uses adjacent to the subject lands, in particular the WM
Waste Management Facility, an assessment of the D-Series Guidelines was completed
for the subject lands.

WM Waste Management — 290 Exeter Road

A WM Waste Management operates a Waste Transfer Station and Recycling Deport at
290 Exeter Road, which offers the following services: dumpster rental, business waste
pickup, garbage and disposal drop-off. They do not accept hazardous waste;
construction and demolition debris; and, industrial or special wastes. The Ministry of
Environment, Conservation and Parks has noted that odour is frequent from this site. A
Special Provision Zone is included in the zoning, which permits a Waste Transfer
Stations and Recycling Depots and defines it as:

a type of waste disposal site as defined and the Environmental Protection Act, for
non-hazardous solid wastes and liquids, including transferring, separation,
processing and recycling of such wastes

The Special Provision Zone further stipulates that: outside storage of liquid or solid
wastes shall be prohibited; outside storage of goods accessory to the waste transfer
station and recycling depot shall not be permitted in any required front or exterior side
yard; and, any outside storage of goods accessory to the waste transfer station and
recycling depot shall not exceed 5% of the total lot area.
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The Classes established by the D-Series Guidelines do not apply to Waste Transfer
Stations; however, it may be considered similar to a Class 2 Industry based on its scale
of operations, hours of operations, permission for outdoor storage and potential for
outputs of point source or fugitive emissions. Under the Guidelines, Class 2 Industries
have an influence area of 300 metres and the required minimum distance separation
from sensitive uses of 70 metres. The lower portion of Street A, that is proposed to
intersect with Exeter Road, is approximately 481 metres away and Block 103 is
approximately 397 metres away. The subject lands are of a sufficient distance from the
facility to minimize potential adverse effects.

220 and 234 Exeter Road

These properties are zoned for industrial uses, but designated with the Neighbourhoods
Place Type under The London Planas Council’s long-term intent of these lands for
residential land uses. They are currently zoned Holding Light Industrial zone Variation 2
and 7 (h-17*LI2/LI7), which requires a rear yard setback of 25 metres and 75 metres,
respectively, when abutting a residential zone. In both instances, the minimum
requirement is exceeded. The building at 234 Exeter Road has a rear-yard setback of
approximately 48 metres from the proposed residential zone and the building at 220
Exeter Road has a rear yard setback of approximately 107 metres. Given the existing
situation, and the existing zoning regulations, the identified industrial uses will have
minimal impact on the proposed residential development.

Conclusion

The proposed amendments are consistent with the Provincial Policy Statement, 2020
which promotes a compact form of development in strategic locations to minimize land
consumption and servicing costs. The proposed Official Plan, Zoning By-Law
Amendment and Draft Plan of Subdivision are consistent with the general intent and
purpose of The London Plan and the Southwest Area Secondary Plan. No outstanding
significant concerns have been identified with the proposed amendments.

The recommended zoning and special provisions of the zoning amendment will permit
townhouse units, single detached dwellings and a stormwater management complete
corridor that are considered appropriate and compatible with existing and future land
uses in the surrounding area. Therefore, staff are satisfied that the proposal represents
good planning in the broad public interest and recommend approval of this development
application.

Prepared by: Alison Curtis, MA
Planner, Subdivision Planning

Reviewed by: Bruce Page
Manager, Subdivision Planning

Recommended by: Heather McNeely, MICP, RPP
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
Planning and Development.

CC: Peter Kavcic, Manager, Subdivisions and Development Inspections
Michael Pease, Manager, Site Plans
Ismail Abushehada, Manager, Subdivision Engineering

HM//BP/AC/ac
Y:\Shared\ DEVELOPMENT SERVICES\ - Subdivisions\2021\39T-21507 - 1160 Wharncliffe
Road South (AC)
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Appendix A = Official Plan Amendment

Bill NO. (number to be inserted by Clerk's Office)
2024

By-law No. C.P.-XXXX-

A by-law to amend the Official Plan, The
London Plan for the City of London,
relating to 1160 Wharncliffe Road South
and 234 Exeter Road

The Municipal Council of The Corporation of the City of London enacts as follows:

1. Amendment No. (to be inserted by Clerk's Office) to the Official Plan, The London
Plan for the City of London as contained in the text attached hereto and forming
part of this by-law, is adopted.

2. This Amendment shall come into effect in accordance with subsection 17(27) of
the Planning Act, R.S.0. 1990, c.P.13.

PASSED in Open Council on March 5, 2024, subject to the provisions of PART VI.1 of
the Municipal Act, 2001.

Josh Morgan
Mayor

Michael Schulthess
City Clerk

First Reading — March 5, 2024
Second Reading — March 5, 2024
Third Reading — March 5, 2024
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AMENDMENT NO.
to the
OFFICIAL PLAN, THE LONDON PLAN, FOR THE CITY OF LONDON

A. PURPOSE OF THIS AMENDMENT

The purpose of this Amendment is to amend Map 1 — Place Types of The
London Plan to add a Green Space Place Type to a portion of the subject

property.
B. LOCATION OF THIS AMENDMENT

This Amendment applies to lands located at 1160 Wharncliffe Road South and 234
Exeter Road in the City of London.

C. BASIS OF THE AMENDMENT

The recommended amendment is consistent with the PPS and policies of The
London Plan and the Southwest Area Secondary Plan. The recommended
amendment would facilitate the development of a residential subdivision
consisting of: eighty (80) single detached lots (Lots 1 to 80), two (2) blocks for
street towns (Blocks 81 and 82) three (3) medium density residential blocks
(Blocks 103 to 105), three (3) open space blocks (Block 106 to 108), one (1)
block for future development (Block 115), four (4) road reserve blocks (109 to
114), serviced by five (5) new streets.

D. THE AMENDMENT

The London Plan for the City of London is hereby amended as follows:

1. Map 1 — Place Types, to the Official Plan, The London Plan, for the City of
London Planning Area is amended by adding a Green Space Place Type,
as indicated on “Schedule 1” attached hereto.
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Appendix B = Official Plan Amendment

Bill NO. (number to be inserted by Clerk's Office)
2024

By-law No. C.P.-XXXX-

A by-law to amend the Official Plan, The
London Plan for the City of London,
relating to 1160 Wharncliffe Road South
and 234 Exeter Road

The Municipal Council of The Corporation of the City of London enacts as follows:

1. Amendment No. (to be inserted by Clerk's Office) to the Official Plan, The London
Plan for the City of London, as contained in the text attached hereto and forming
part of this by-law, is adopted.

2. This Amendment shall come into effect in accordance with subsection 17(27) of
the Planning Act, R.S.0. 1990, c.P.13.

PASSED in Open Council on March 5, 2024 subject to the provisions of PART VI.1 of
the Municipal Act, 2001.

Josh Morgan
Mayor

Michael Schulthess
City Clerk

First Reading — March 5, 2024
Second Reading — March 5, 2024
Third Reading — March 5, 2024
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AMENDMENT NO.
to the
OFFICIAL PLAN, THE LONDON PLAN, FOR THE CITY OF LONDON

. PURPOSE OF THIS AMENDMENT

. The purpose of this Amendment is to amend Section 1565_5 of The London Plan,
List of Secondary Plans — Southwest Area Secondary Plan, by changing the
designation of the subject lands from Low Density Residential to Medium Density
Residential and Open Space and Environmental Review on Schedule 4 Southwest
Area Land Use Plan, and Schedule 10 Central Longwoods Residential
Neighbourhood Land Use designation.

. LOCATION OF THIS AMENDMENT

This Amendment applies to lands located at 1160 Wharncliffe Road South and 234
Exeter Road in the City of London.

. BASIS OF THE AMENDMENT

The recommended amendment is consistent with the PPS and policies of The
London Plan and the Southwest Area Secondary Plan. The recommended
amendment would facilitate the development of a residential subdivision
consisting of: eighty (80) single detached lots (Lots 1 to 80), two (2) blocks for
street towns (Blocks 81 and 82) three (3) medium density residential blocks
(Blocks 103 to 105), three (3) open space blocks (Block 106 to 108), one (1)
block for future development (Block 115), four (4) road reserve blocks (109 to
114), serviced by five (5) new streets

. THE AMENDMENT

The London Plan for the City of London is hereby amended as follows:

. Section 1565 _5 of The London Plan, List of Secondary Plans — Southwest Area
Secondary Plan, Schedule 4 Southwest Area Secondary Plan Land Use Plan,
and Schedule 10 Central Longwoods Residential Neighbourhood Land Use
designation is amended by redesignation of the subject lands, as indicated on
“Schedule 2” attached here to Low Density Residential to Medium Density
Residential and to Open Space and Environmental Review.
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“Schedule 2”
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Appendix C —Zoning Bylaw Amendment

Bill No.(number to be inserted by Clerk's Office)
2024

By-law No. Z.-1-

A by-law to amend By-law No. Z.-1 to
rezone an area of land located at 1160
Wharncliffe Road South and 234 Exeter
Road

WHEREAS upon approval of Official Plan Amendment Number (number to be inserted
by Clerk’s Office) this rezoning will conform 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 1160 Wharncliffe Road South and 234 Exeter Road as shown on
the attached map comprising part of Key Map No. A111, FROM an Urban
Reserve (UR6), Environmental Review (ER) and Holding Light Industrial (h-
17*LI12/LI7) Zone TO a Holding Residential R1 (h*h-161*R1-3) Zone, Holding
Residential R4 (h*h100*h161*R4-4(2)), Holding Residential R6 Special Provision
(h*h-100*h161*R6-5( )) Zone, and Holding Residential R6 Special Provision
(h*h-2*h-100*h161*R6-5(_)) Zone and Open Space (0OS4) Zone.

2. Section Number 10.4 of the R6 Zone is amended by adding the following Special
Provisions:

R6-5 () 1160 Wharncliffe Road South and 234 Exeter Road
a. Regulations
i)  Density (Maximum) — 75 units per hectare

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.0. 1990, c. P13, either upon the date of the passage
of this by-law or as otherwise provided by the said section.

PASSED in Open Council on March 5, 2024 subject to the provisions of PART VI.1 of
the Municipal Act, 2001.

Josh Morgan
Mayor

Michael Schulthess

City Clerk

First Reading — March 5. 2024
Second Reading — March 5, 2024
Third Reading — March 5, 2024
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Appendix D - Site and Development Summar

A. Site Information and Context

Site Statistics

Current Land Use

Vacant

Frontage 199 metres on the Bradley Avenue Extension and
23 metres on Exeter Road

Depth 920 metres (3018 feet)

Area 14.625 hectares (36.14 acres)

Shape Rectangular/Irregular

Within Built Area Boundary No

Within Primary Transit Area No

Surrounding Land Uses

North Medium Density Residential and Commercial
East Environmental Review and Light Industrial
South Light Industrial

West Low and Medium Density Residential

B. Planning Information and Request

Current Planning Information

Current Place Type

Neighbourhoods, Urban Thoroughfare (Bradley
Avenue) and Civic Boulevard (Exeter Road)

Current Special Policies

N/A

Current Zoning

Urban Reserve (URG6), Environmental Review (ER)
and Holding Light Industrial (h-17*LI12/LI7) Zone

Requested Designation and Zone

Requested Place Type

Neighbourhoods and Green Space Place Types

Requested Special Policies

N/A

Requested Zoning

Holding Residential R1 (h*h-161*R1-3) Zone,
Holding Residential R4 (h*h100*h161*R4-4(2),
Holding Residential R6 Special Provision (h*h-
100*h161*R6-5( )) Zone, and Holding Residential
R6 Special Provision (h*h-2*h-100*h161*R6-5(_))
Zone and Open Space (0OS4) Zone.

Requested Special Provisions

Lots Zone String Special Provisions Requested

Lots1to |h*h-161*R1-3 ¢ No Special Provisions Requested

80

Blocks 81 | h*h-100*h-161*R4- ¢ No Special Provisions Requested

and 82 4(2)

Blocks h**h-100*h-161*R6- e Maximum density of 75 units per hectare,

103 to 104(5() whereas 35 is permitted

Blocks h*h-2*h-100*h- e Maximum density of 75 units per hectare,

105 161*R6-5( ) whereas 35 is permitted

Blocks 0S4 ¢ No Special Provisions Requested

106 to 108

Block 115 | h*h-2*h-100*h- e Maximum density of 75 units per hectare,
161*R6-5( ) where as 35 is permitted
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C. Development Proposal Summary

Development Overview

The Zoning By-law amendment will facilitate the development of a Draft Plan of
Subdivision that provides for the following:

¢ 80 lots for single-detached dwellings (Lots 1 to 80);

e Two (2) blocks for street townhouses (Blocks 81 to 82);

e Three (3) blocks for future, multiple-attached residential dwellings along the
proposed Street A and the Bradley Avenue Extension (Blocks 103 to 105);

e One (1) block for future development (Block 115);

e A complete corridor is proposed to provide recreational opportunities and
support stormwater management, terrestrial, and aquatic functions (Blocks106
to 108); and,

e The proposed Draft Plan is also comprised five (5) new Streets and four (4)
reserve blocks (Blocks 109 to 114).

Proposal Statistics

Land use Residential
Form Single-detached, Townhouses, and
Medium Density Residential

Height Varies

Residential units TBD

Density Varies

Parkland Cash-in lieu
Mobility

Parking spaces TBD

Vehicle parking ratio TBD

New electric vehicles charging stations TBD

Secured bike parking spaces TBD

Secured bike parking ratio TBD

Completes gaps in the public sidewalk NA

Connection from the site to a public No

sidewalk

Connection from the site to a multi-use path | NA

Environmental Impact

Tree removals TBD
Tree plantings TBD
Tree Protection Area No

Loss of natural heritage features No
Species at Risk Habitat loss No
Minimum Environmental Management Yes
Guideline buffer met

Existing structures repurposed or reused NA
Green building features Unknown
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Appendix E = Provincial D6 Series Guidelines Information

Class | Industries

e Influence Area: 70 metres
e Minimum Distance Separation: 20 metres

plant property

Outputs Scale Process Operation Possible
/Intensity Examples
Noise: sound | No outside | Self contained | Daytime Electronics
not audible off | storage. plant or building | operations only. | manufacturing
property which and repair
Small scale | produces/stores | Infrequent
Dust and/or plant or a packaged movement of Furniture repair
Odour: scale is product. Low products and/or | and refinishing
Infrequent and | irrelevant in | probability of heavy trucks.
not intense relation to fugitive Beverages
all other emissions. bottling
Vibration: no criteria for
ground borne | this Class Auto parts supply
vibration on

Packaging and
crafting services

Distribution of
dairy products

Laundry and

linen supply
Class Il Industries
e Influence Area: 300 metres
e Minimum Distance Separation: 70 metres
Outputs Scale Process Operation Possible
/Intensity Examples

Noise: Sound | Outside Open process | Shift Magazine printing
occasionally storage operations

audible off permitted Periodic permitted Paint spray
property outputs of booths

Medium minor Frequent

Dust and/or level of annoyance movement of | Metal command
Odour: production products

Frequent and | allowed Low and/or heavy | Electrical
occasionally probability of | trucks with production
intense fugitive the majority manufacturing

emissions of movements

Vibration: during Manufacturing of
Possible daytime dairy products
groundborne hours

vibration, but Dry cleaning
cannot be services
perceived off

property Feed packing

plant
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Class lll Industries

e Influence Area: 1000 metres

e Minimum Distance Separation: 300 metres

Outputs Scale Process Operation Possible
/Intensity Examples
Noise: sound | Outside Open process | Continuous Manufacturing
frequently storage of raw movement of | of paint and
audible off and finished Frequent products and | varnish
property products outputs of employees
major Organic
Dust and/or Large annoyances Daily shift chemicals
Odour: production operations manufacturing
Persistent levels High permitted
and/or intense probability of Breweries
fugitive
Vibration: emissions Solvent
Ground-borne recovery
vibration can plants
frequently be
perceived off Soaps and
property detergent

manufacturing

Manufacturing
of resins and
costing

Metal
manufacturing
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Appendix F = Internal and Agency Comments

Internal Department Comments

Parks Planning and Design

Parks Planning and Design has reviewed the submission for the above noted plan of
subdivision and offers the following comments:

PARKS AND OPEN SPACE

e The complete corridor will be acquired through SWM Development Charge
processes and will not be acquired using parkland dedication (CP-9).

e Required parkland dedication shall be taken as Cash in Lieu as per Parkland
Conveyance and Levy By-law - CP-9.

e In conjunction with Focused Design Studies, the Owner’s qualified consultant
shall prepare and submit a conceptual pathway plan that includes safe
pedestrian crossings at all street and corridor crossings that intersect with the
pathway system, along with a connection from the northern terminus of the
pathway in Block 83 to the northeast linking with the future extension of Bradley
Avenue, all to the satisfaction of the City.

e In conjunction with the first submission of engineering drawings, the Owner’s
gualified consultant shall incorporate pathways in accordance with the accepted
conceptual pathway plan and City standards into the engineering drawings to the
satisfaction of the City.

= The Owner shall construct 1.5m high chain link fencing without gates in
accordance with current City Park standards (SPO 4.8) or approved alternate,
along the property limit interface of all existing and proposed private lots adjacent
to Complete Corridor. Fencing shall be completed to the satisfaction of the City,
within one (1) year of the registration of the plan.

Urban Design
The following urban design comments should be addressed through the
Subdivision/Rezoning process:

e Consider a higher density building form fronting onto Bradley Road (such as a
mid-rise apartment building) to provide a range and mix of housing types and
compact residential development.

e Relocate the east-west portion of Street B to be located adjacent to Block 82 to
maintain views and accessibility to the Open Space or continue Street D straight
through to Street A to provide views/vistas of the Open Space on Block 83.

e Single Detached Dwelling Blocks:

o Ensure all lots currently proposed along Street A are fronting onto the
higher order street (currently units 1, 2, 59, 60, 77, and 78).

e To ensure street-oriented development and front entrances that are oriented to
the street, provide a minimum setback of 1.0 metre and a maximum setback of
4.5 metres along Bradley Ave.

e Ensure corner lots are sized to accommodate enhanced features and articulation
on both elevations front onto public streets or open spaces. Provide the primary
pedestrian entrance on the higher order street and provide garages on the lower
order street. Ensure any fencing proposed along public streets is limited to 50%
of the yard depth.

Blocks 79, 80 and 81 should be redesigned to provide a variety of built forms
which are designed to appropriately address the public streets and open spaces,
are well-structured, connected and pedestrian-oriented and which provide
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amenity spaces for the residents. Should the design of these blocks continue as
proposed, following comments will be considered through the Site Plan process:

e Ensure adequate separation between proposed townhouse blocks
(approximately 6m) to avoid clutter and break up the linearity of the proposed
built form.

e Provide amenity spaces for all blocks containing back-to-back townhouses that
are centrally located and adequately sized to accommodate the proposed
residential units.

e Minimize private property interfaces with open spaces by providing window
streets or public access adjacent to natural features. Where residential units are
located adjacent to open spaces, buildings should be oriented to take advantage
of their location next to the natural feature. Orienting buildings to open spaces

e Provide enhanced elevations for all end units for townhouses that are highly
visible from the streets and open spaces with architectural details similar to the
front elevations including but not limited to number and size of windows,
materials and articulation, wrapping porches and front entrances etc.

e Block 79: specific comments for the individual blocks including rotating building to
reduce the amount of internal drive aisles, breaking up visitor parking into smaller
sections throughout the site, and removing window streets along public streets.

o Rotate units 21-34 to directly front onto the main internal drive and reduce
the amount of asphalt/drive aisles proposed.

o Relocate the visitor parking away from the view terminus at the end of the
internal drive aisle

e Block 80:

o Break up the proposed parking at the center of Block 80 to smaller portions
strategically located throughout the block to reduce the large amount of

asphalt.
o Rotate units 43-50 to reduce the amount on internal drive aisles and asphalt
proposed.
e Block 81:

o Remove the window street and relocate townhouses to directly front onto
Bradley Street. Ensure the setbacks allow for active frontages/front doors
that face Bradley Street with direct pedestrian connections to the future City
sidewalk.

o Remove the window street adjacent to the future Paul Peel expansion on the
east side of the block.

o Provide a midblock pedestrian connection that directly connects Bradley
Avenue to Street A through the center of the block.

o Ensure rear yards and visitor parking are not located adjacent to open
spaces.

o Rotate units 1-16 to front onto the proposed street/open space rather than
another internal drive aisle.

UD Comments to be incorporated as Zoning:
i.  Front yard depth (minimum) on arterial roads: 1.0 m

ii.  Front yard depth (maximum) on arterial roads: 4.5 m

iii.  The front facade and primary entrance of dwelling units shall be oriented to
adjacent public streets and/or open spaces with direct pedestrian connections to
the public sidewalk.

iv. Attached garages shall not contain garage doors that occupy more than 50% of
the unit width and shall not project beyond the facade of the dwelling or the
facade of any porch.

V.  Minimum outdoor amenity space for medium density residential blocks: 5m2 per
unit

| have also included the below urban design comments to be included in your report that

will be addressed through the site plan process.
Urban Design requirements to be addressed trough the SPA process:
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Blocks shall be structured generally on a grid with enhanced pedestrian
connectivity (including mid-block connections).

All buildings and dwelling units shall front the highest order street and/or open
space with primary entrances and active building elements with enhanced
articulation (i.e., windows or openings, porches, canopies, architectural details
and materials) along the street and/or open space and direct pedestrian
connections to the public sidewalk. Provide more intense residential building
forms (i.e., low-rise apartment building) along arterial streets.

Window streets and garages shall be avoided along arterial streets.

Surface parking shall be broken into smaller areas along the internal roads to
reduce the amount of hard-surface area.

Noise walls and non-transparent fencing (i.e., board on board) shall not be
permitted adjacent to public street and public open space. Fencing will be limited
to only decorative transparent fencing with a maximum height of 4ft (1.2m) with
openings for pedestrian access along public streets or open space.

Ecology

Ecology Comments on 1160 Wharncliffe Road:

1.

The Impact analysis and recommendations sections are lacking. More detail is
needed on the complete corridor, the relocation of natural heritage features
identified in the SLSR/ EIS, and how this is justified through a net environmental
benefit for the area, given the nature of the existing site and the potential habitat
improvements for the complete corridor, this should be well articulated. Should
focus on the quality of vegetation that can be incorporated into the channel vs.
existing vegetation on-site, wildlife habitat creation, support to the existing
adjacent vegetated area through the alignment of the complete corridor etc.

The buffers section references the UTRCA for buffer requirements, however the
City has jurisdiction on buffers to Natural Heritage Features and should reference
the EMG, this section does not mention the EMG or City policy. It was also
discussed in the field a number of years ago about the acceptable buffers to the
features that were in line with the EMG (2007), this should be identified.
Remove the proposed development overlay from the adjacent sites, these have
not been approved and EIS work has not been submitted as part of a complete
application, so the blocks/ road alignment (aside from Bradley Ave.) are not
approved and should not been shown.

a. Also, the road alignment on the current site as it relates to the corridor
narrows the corridor quite significantly when it crosses street ‘A, it
appears the corridor is only approximately 20-30m at this point, while a
pinch point is potentially understandable, this is quite substantial and may
need to be further considered.

A holding provision should be applied to the residential block R6-5 at the
northeast end of the site (outside of the complete corridor) where a buffer to the
adjacent feature was required, and which may or may not be implemented
depending on the outcome of the adjacent development final draft plan, which at
this point does not appear to be in the near term. Either the development
provides the 10m buffer and proceeds on that basis with the understanding that it
may not have been necessary, or development in this small section is held out
until the development on the adjacent property is approved and it will be known if
a buffer is required or is not.

Numbered recommendations are needed to identify all of the requirements that
are to be carried forward to the future design stages after draft approval. These
need to cover a wide array of recommendations including but not limited to:
Sediment and erosion control measures, any onsite requirements during
construction and post-construction, vegetation clearing windows, wildlife transfer
plan to be developed, restoration plan goals and objectives, habitat creation (e.g.
part of the channel slopes/ tablelands need to be restored to a forest to replace
the significant woodland being removed etc.), relocation requirements for
creating wetlands within the complete corridor, water balance for relocated
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features, education package for all residents, signage for the complete corridor,
wildlife passages for all crossings of the complete corridor etc....).

6. The monitoring recommendations need to be more robust, they do not reflect the
fact that multiple NHFs are being removed and relocated on site, along with
wildlife habitat. And that these need more detailed monitoring over a longer
period of time to ensure they are functioning as intended beyond the warranty
period for vegetation and clear of invasives.

Engineering Comments
Zoning By-law Amendment

Development Services and the above-noted engineering divisions have no objection to
the proposed Zoning By-law Amendment for the proposed revised draft plan of
subdivision subject to the following:

1. ‘h’ holding provision is implemented with respect to servicing, including sanitary,
stormwater and water, to the satisfaction of the Deputy City Manager, Environment
and Infrastructure and the entering of a subdivision agreement.

2. ‘h-100" holding provision is implemented with respect to water services and
appropriate access that no more than 80 units may be developed until a looped
watermain system Is constructed and there is a second public access is available,
to the satisfaction of the Deputy City Manager, Environment and Infrastructure.

3. holding provision to any affected lots/blocks should the Owner proceed with any
interim SWM strategy in advance of having the tributary WCT-3 Complete Corridor
constructed by the City for any development of any proposed blocks and lots
located over the existing alignment of the tributary WCT-3 until such time as the
Complete Corridor is functional and operational.

Required Revisions to the Draft Plan

Note: Revisions are required to the draft plan as follows:

i) Add 0.3 metre reserves along the east and west limit of Street ‘A’ abutting
adjacent properties with breaks for access to adjacent properties to be
determined at engineering drawing stage

i) Add a 0.3 metre reserve fronting Bradley Avenue
iii) Add 0.3 metre reserve block at northeast limit of Street ‘A’
iv) Identify all centreline radii. Ensure meet City standards.

V) Revise Street ‘B’ to be 20.0 metres in width

Vi) Provide radii on Street ‘A’ at Open space Block 82

vii) Revise right-of-way widths, tapers, bends, intersection layout, daylighting
triangles, etc., and include any associated adjustments to the abutting lots, if

necessary.
viii) Revise Street ‘A’ to be 20.0 metres in width
iX) Remove bump out on Street ‘B’
X) Dedicate 6.0 m x 6.0 m “daylighting triangles” at all intersections (including

internal neighbourhood street/connector intersections and intersections with
external roads) as determined Focused Design Studies, to the satisfaction of
the City.

Xi) The Owner shall ensure all streets with bends of approximately 90 degrees
shall have a minimum inside street line radius with the following standard:

° Road Allowance S/L Radius
° 200 m 95m

External Agency Comments

Bell Canada

We have reviewed the circulation regarding the above noted application. The following
paragraphs are to be included as a condition of approval:

Bell Canada Condition(s) of Approval
The Owner acknowledges and agrees to convey any easement(s) as deemed
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necessary by Bell Canada to service this new development. The Owner further agrees
and acknowledges to convey such easements at no cost to Bell Canada.

The Owner agrees that should any conflict arise with existing Bell Canada facilities
where a current and valid easement exists within the subject area, the Owner shall be
responsible for the relocation of any such facilities or easements at their own cost.”

The Owner is advised to contact Bell Canada at planninganddevelopment@bell.ca
during the detailed utility design stage to confirm the provision of
communication/telecommunication infrastructure needed to service the development.

It shall be noted that it is the responsibility of the Owner to provide entrance/service
duct(s) from Bell Canada’s existing network infrastructure to service this development.
In the event that no such network infrastructure exists, in accordance with the Bell
Canada Act, the Owner may be required to pay for the extension of such network
infrastructure.

If the Owner elects not to pay for the above noted connection, Bell Canada may decide
not to provide service to this development.

London Hydro

London Hydro has no objections to this propose or possible official plan and/or zoning
by-law amendment. Any new or relocation of the existing service will be at the expense
of the owner.

This site is presently serviced by London Hydro. Contact the Engineering Dept. if a
service upgrade is required to facilitate the new building. Any new and/or relocation of
existing infrastructure will be at the applicant’s expense, maintaining safe clearances
from L.H. infrastructure is mandatory. Note: Transformation lead times are minimum
16weeks. Contact the Engineering Dept. to confirm requirements & availability.

Hydro One

We are in receipt of your Plan of Subdivision application, 39T-23501 dated July 18™,
2023. We have reviewed the documents concerning the noted Plan and have no
comments or concerns at this time. OQur preliminary review considers issues
affecting Hydro One’s 'High Voltage Facilities and Corridor Lands' only.

For proposals affecting 'Low Voltage Distribution Facilities’ the Owner/Applicant should
consult their local area Distribution Supplier. Where Hydro One is the local supplier the
Owner/Applicant must contact the Hydro subdivision group at
subdivision@Hydroone.com or

1-866-272-3330.

Enbridge Gas (Union Gas)

It is Enbridge Gas Inc.’s request that as a condition of final approval that the
owner/developer provide to Enbridge the necessary easements and/or agreements
required by Enbridge for the provision of gas services for this project, in a form
satisfactory to Enbridge.
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October 30, 2023

City of London - Development Services
P.O. Box 5035
London, Ontario N6A 4L9

Attention: Alison Curtis (sent via e-mail)

Re: UTRCA Comments
File No. 39T-21507 and OZ-9450
Application for Draft Plan of Subdivision, Official Plan Amendment and
Zoning By-law Amendment
Applicant: 2793774 Ontario Inc. and Goldfield 1 Ltd.
1160 Wharncliffe Road South and 234 Exeter Road, London

Further to our letter dated July 12, 2022, the Upper Thames River Conservation
Authority (UTRCA) has received the following documentation from the applicant to form part of
their second submission package:

« Comment Response Matrix prepared by members of the consulting team, dated
June 2, 2023;

« Conceptual Plan of the Complete Corridor prepared by Stantec Consulting Inc.,
dated May 31, 2023;

« Plant List prepared by NRSI, no date; and,

« Preliminary Draft Plan 1 and 2 prepared by MHBC, dated May 11, 2023.

COMMENTS
The UTRCA has reviewed the aforementioned documentation and offer the following
comments:

Final Proposal Report

1. Addressed.

2. Partially Addressed. The response provided adequately describes the
application of a holding provision at the extent of the 30m buffer, however the
blocks described do not align with the submitted versions of the Draft Plan. It is
recognized that Block 81 on the first submission Draft Plan (dated November 8,
2021), has since be revised on the second submission Draft Plan (dated May 11,
2023) to Block 80. Please provide clarity on the blocks applicable to the holding
provision.

a) Outstanding. The UTRCA understands the City’s desire for a connection
to Paul Peele Avenue, however it is pre-mature to consider this an
appropriate connection point until technical studies have been completed
on the adjacent lands. Please revise the draft plan to show this portion of
the road as a ‘block’ for the future road connection.

b) Outstanding. As there are no road connections required in this location, it
is pre-mature to consider this an appropriate connection point until
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technical studies have been completed on the adjacent lands. Please
revise the draft plan to show this portion of the road as a ‘block’ for the
future road connection.

4. Outstanding. Measurements have not been provided on a revised Draft Plan,
and the blocks described do not align with the submitted version of the Draft
Plan. It is recognized that Block 83, 83 and 84 on the first submission Draft Plan
(dated November 8, 2021), has since be revised on the second submission
Draft Plan (dated May 11, 2023) to Block 79, 81 and 82.

1424 Clarke Road, London, ON N5V 5B9 - T: 519.451.2800 - E: infoline@thamesriver.on.ca
www.thamesriver.on.ca

In summary, the FPR has provided sufficient policy support for residential development
to proceed on these lands. Please address the outstanding comments and provide
revised drawings to account for the requested changes.

Environmental Impact Study

As per Ontario Regulation 596/22, Conservation Authorities have been prohibited from
providing comments related to natural heritage matters as of January 1, 2023. Through
the first submission review in 2022, the UTRCA provided natural heritage advice on
this application to the City of London as the application pre-dated the prescribed
implementation date set out in O. Reg. 596/22. The UTRCA will provide no further
comments on natural heritage, and will defer any responses or outstanding natural
heritage matters to the City. To provide clarity, our previous comments on this section

have been included with a strikethrough added to matters related natural heritage.

. |

Wetlands and their surrounding areas of interference, have components of both hazard
and heritage features. Accordingly, the UTRCA will continue to provide comments
related to the hazard components of the wetland features.

5. Acknowledged. The proposed development plan has been revised, and we are
satisfied with the proposed area of wetland compensation (b) and the drainage
features (e). The remaining matters are related to natural heritage.

g) Pre and post development area of the CUT located south of the hedgerow
(please refer to comment 8 (a, b, and c) below regarding the potential
wetland thicket in this area based on species and soil).

6. Addressed. Permit requirements will be provided through Focused/Detailed
Design for the removal of the wetland features and realignment of the drainage
features.

Addressed.

™~

a) Addressed. Thank you for providing the vegetation list.
her information of the._classification of 4 loeated south_of 1
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13- Addressed.

Pl lude 1 il ich habi (i llife habitat
Table-4-of-Appendix

U

15. Addressed.

Hydrogeological Assessment

The UTRCA has deferred the formal review of the Hydrogeological Assessment to the
City of London.

Preliminary Stormwater Management Report
16. Addressed. Please provide additional information through
Focused/Detailed Design. 17. Addressed. Please provide additional
information through Focused/Detailed Design.

18.

19.

20.

21.

22.

23.

Addressed. Please provide additional information through Focused/Detailed
Design.

Outstanding. This information is required prior to Focused/Detailed Design. In
addition to satisfying the City’s requirements, the UTRCA is also an approval
authority for the Complete Corridor, as a Section 28 permit application is required
to undertake these works.

Outstanding. This information is required prior to Focused/Detailed Design. The
regulatory storm for the Upper Thames River watershed is the 250-year event.
Addressed. Please provide additional information through Focused/Detailed
Design.

Addressed. Please provide additional information through Focused/Detailed
Design.

Outstanding. This information is required prior to Focused/Detailed Design.
There is a deficit noted in infiltration under the proposed condition which may
impact the wetlands.
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24.Addressed. Please provide additional information through Focused/Detailed
Design.

25. Addressed. Please provide additional information through Focused/Detailed
Design.

Water Balance
26. Addressed. Please provide additional
information through Focused/Detailed
Design relating to the deficit in infiltration.
27.Addressed. 28. Addressed.
29. Addressed.

Fluvial Geomorphology Assessment
30. Addressed.
31. Addressed.
32. Addressed. Please provide additional information through Focused/Detailed
Design.
33. Addressed. Please provide additional information through Focused/Detailed
Design.

Additional Comments

34.NEW. There are two culverts proposed to accommodate the proposed road
network. Please provide additional information through Focused/Detailed Design
to ensure that the 250-year storm can be safely conveyed through the
infrastructure.

35.NEW. A 5.0m wide pathway has been shown between the proposed SWM facility
and channel corridor. It is our general understanding that this doesn’t appear to
be in keeping with the City’s Park’s requirements for a pathway block.

a) Please confirm that the City’s Park’s Department has provided sign-off on
the area proposed for the pathway in this location. Should additional lands
be required to accommodate the proposed pathway, the corridor may need
to expand beyond 60m.

b) Please advise if the proposed pathway will extend to the west side of Street
‘A’ identified as Block 79 on the Draft Plan (dated May 11, 2023).

MUNICIPAL PLAN REVIEW FEES

Consistent with UTRCA Board of Directors approved policy, Authority Staff are
authorized to collect fees for the review of Planning Act applications, associated
technical studies, and permit applications. As per our approved fee schedule, fees that
were charged during the first submission of this application included one
comprehensive report review and one revised report review. Additional technical
review fee charges are not applicable at this time, however a planning processing fee
of $265 will be charged for the compilation of the aforementioned responses. The
applicant will be invoiced $265 under separate cover.

SUMMARY AND RECOMMENDATION

Overall, the majority of our comments on the initial submission were addressed
through the applicants comment response chart. It was noted however that there are
outstanding concerns related to the proposed road network that may impact
environmental features. It may beneficial to discuss these matters through a meeting
with the City, UTRCA and the applicant to ensure appropriate long-term planning has
been considered prior to approvals.

Additionally, it would appear that the version of the Draft Plan circulated to our office is
out of date.

Please provide the most recent version of the Draft Plan to confirm our interests have
been addressed.
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In summary, the majority of the UTRCA’s concerns have been satisfied with the
responses provided. Please continue working with staff on the outstanding matters
noted above, while the remainder of the details can be deferred to Focused/Detailed

Design.
Thank you for the opportunity to comment.

Yours truly,
UPPER THAMES RIVER CONSERVATION AUTHORITY

St

Stefanie Pratt
Planning Coordinator

Enclosure: UTRCA Regulation Limit Mapping (please print on legal size paper for accurate
scales)
c.c.. Bruce Page, City of London Development Services (Subdivisions) Manager

Jessica Schnaithmann, UTRCA Land Use Regulations Officer
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Appendix G — Public Engagement

Community Engagement

Public Liaison: Information regarding the requested Zoning By-law Amendment
application and opportunities to provide comments were provided to the public as
follows:
¢ Notice of Public Participation Meeting was sent to property owners within 120
metres of the subject property and on published in the Public Notices and
Bidding Opportunities section of The Londoner February 1, 2024.
e Notice of Application was sent to property owners within 120 metres of the
subject property on January 6, 2022.
e Information about the Application were posted on the website on January 6,
2022.
Notice of Application - Londoner January 13, 2022
1160 Wharncliffe Road South and 234 Exeter Road; located south of Wharncliffe
Road South and west of White Oak Road — The purpose and effect of this application
is to consider a proposed Draft Plan of Subdivision, Official Plan Amendments and
Zoning By-law Amendments to allow for a residential subdivision consisting of low-
density single detached dwellings, medium density multiple attached dwellings and
open space, serviced by five (5) new streets. Draft Plan of Subdivision —
Consideration of proposed Draft Plan of Subdivision and amendments to allow for: 78
single detached residential lots; three (3) medium density, multi-family residential
blocks; three (3) open space blocks; four (4) reserve blocks; and, five (5) new streets
(Streets A through E). Official Plan Amendment — Consideration of possible
amendments to the (1989) Official Plan, including amendments to Schedule ‘A’ — Land
Use Map to change the land use designations from “Low Density Residential” to “Multi-
Family, Medium Density Residential” for Blocks 79 to 81 on the Draft Plan of
Subdivision and from “Low Density Residential” to “Open Space” for Blocks 82 to 84 on
the Draft Plan of Subdivision. Consideration of possible amendments to the Southwest
Area Secondary Plan, including amendments to Schedule 4 to extend the Medium
Density designation to Blocks 79 to 81, and designated Blocks 82 to 84 Open Space
and Environmental Review. Consideration of possible amendments to The London
Plan, including amendments to Map 1 to add the Green Space Place Type. Zoning By-
law Amendment — Consideration of an amendment to the Z.-1 Zoning By-law to
change the zoning from an Urban Reserve UR1, Environmental Review ER and Light
Industrial LI2/L17 Zone to: Residential R1 (R1-4) Zone for Lots 1 to 78 to permit single
detached dwellings on lots with a minimum lot area of 365 square metres and minimum
lot frontage of 12 metres; Residential R6 Special Provision (R6-5(*)) Zone for Blocks 79
to 81 to permit various forms of cluster housing up to a maximum of 35 units per hectare
and maximum height of 12 metres; and, Open Space (0OS4) for Blocks 82 to 84 to
permit such uses as conservation lands, conservation works, golf courses, public and
private parks, recreational buildings associated with conservation lands and public
parks, campgrounds, and managed forests. The City may also consider applying
Holding Provisions in the zoning.
File: 39T-21507/0Z-9450 Planner: A. Curtis x. 4497
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This is an excerpt from the Planning Division's working consolidation of Map 1 - Place Types of the London Plan, with added notations.

At the time of the printing of this map, the Rapid Transit EA is in progress. This map shows the Rapid Transit Corridors and Urban Corridors
to recognize potential alignments. These Place Types will be modified to align with the results of the EA process for the final version of The London Plan.
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V//// COUNCIL APPROVED ZONING FOR THE SUBJECT SITE:

1) LEGEND FOR ZONING BY-LAW Z-1
- SINGLE DETACHED DWELLINGS

- SINGLE AND TWO UNIT DWELLINGS
- SINGLE TO FOUR UNIT DWELLINGS
- STREET TOWNHOUSE

- CLUSTER TOWNHOUSE

- CLUSTER HOUSING ALL FORMS

- SENIOR'S HOUSING

R8 - MEDIUM DENSITY/LOW RISE APTS.
R9 - MEDIUM TO HIGH DENSITY APTS.
R10 - HIGH DENSITY APARTMENTS

R11 - LODGING HOUSE

R6
R7

DA - DOWNTOWN AREA

RSA - REGIONAL SHOPPING AREA

CSA - COMMUNITY SHOPPING AREA

NSA - NEIGHBOURHOOD SHOPPING AREA
BDC - BUSINESS DISTRICT COMMERCIAL
AC -ARTERIAL COMMERCIAL

HS - HIGHWAY SERVICE COMMERCIAL
RSC - RESTRICTED SERVICE COMMERCIAL
CC - CONVENIENCE COMMERCIAL

SS -AUTOMOBILE SERVICE STATION

ASA - ASSOCIATED SHOPPING AREA COMMERCIAL

OR - OFFICE/RESIDENTIAL
OC - OFFICE CONVERSION
RO - RESTRICTED OFFICE
OF - OFFICE

2 “

Zoning as of November 30, 2021

RF - REGIONAL FACILITY

CF - COMMUNITY FACILITY

NF - NEIGHBOURHOOD FACILITY
HER - HERITAGE

DC - DAY CARE

OS - OPEN SPACE
CR - COMMERCIAL RECREATION
ER - ENVIRONMENTAL REVIEW

OB - OFFICE BUSINESS PARK
LI - LIGHT INDUSTRIAL

Gl - GENERAL INDUSTRIAL

HI -HEAVY INDUSTRIAL

EX - RESOURCE EXTRACTIVE
UR - URBAN RESERVE

AG - AGRICULTURAL

AGC - AGRICULTURAL COMMERCIAL

RRC - RURAL SETTLEMENT COMMERCIAL
TGS - TEMPORARY GARDEN SUITE

RT - RAIL TRANSPORTATION

"h" -HOLDING SYMBOL

"D" - DENSITY SYMBOL

"H" - HEIGHT SYMBOL

"B" - BONUS SYMBOL

"T" - TEMPORARY USE SYMBOL

CITY OF LONDON

PLANNING SERVICES / DEVELOPMENT SERVICES

ZONING
BY-LAW NO. Z.1
SCHEDULE A

THIS MAP IS AN UNOFFICIAL EXTRACT FROM THE ZONING BY-LAW WITH ADDED NOTATIONS

FILE NO:
H-9452 AC
MAP PREPARED:
2021/12/17 rc
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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: Michael Clark Construction (c/o Strik Baldinelli Moniz Ltd.)
475 Wharncliffe Road South
File Number: Z-9687, Ward 11
Public Participation Meeting
Date: February 21, 2024

Recommendation

That, on the recommendation of the Director, Planning and Development, the following
actions be taken with respect to the application of Michael Clark Construction (c/o Strik
Baldinelli Moniz Ltd.) relating to the property located at 475 Wharncliffe Road South:

(@) the proposed by-law attached hereto as Appendix "A" BE INTRODUCED at the
Municipal Council meeting March 5, 2024 to amend Zoning By-law No. Z.-1, in
conformity with the Official Plan, The London Plan, to change the zoning of the
subject property FROM a Restrictive Service Commercial (RSC2/RSC4) Zone
TO a Restrictive Service Commercial Special Provision (RSC2/RSC4(_)) Zone;

IT BEING NOTED, that the above noted amendment is being recommended for the
following reasons:
1. The recommended amendment is consistent with the Provincial Policy
Statement, 2020;
2. The recommended amendment conforms to the policies of The London Plan,
including but not limited to the Key Directions and Urban Corridor Place Type.
3. The recommended amendment would facilitate the reuse of the existing building
with a range of potential uses that is appropriate for the context of the site.

Executive Summar
Summary of Request

The applicant has requested an amendment to the Zoning By-law Z.-1 to rezone the
property from a Restrictive Service Commercial (RSC2/RSC4) Zone to a Restrictive
Service Commercial Special Provision (RSC2/RSC4(_)) Zone to allow additional
permitted uses include retail stores, bakeries, clinics (medical/dental) laboratories,
private clubs, and restaurants (with drive-through) and reduced lot size regulations of an
existing building

Staff are recommending approval of the expanded range of commercial uses, as
requested, with special provisions that will facilitate reuse of the existing building and
recognize the current site layout. Special provisions include a minimum lot depth of 57.2
metres, whereas 60 metres is required; an exterior side yard setback of 7.7 metres,
whereas 8.0 metres is required; a rear yard depth of 4.2 metres, whereas 7.5 metres is
the minimum required; landscaped open space of 0%, whereas 15.0% is the minimum
required; maximum lot coverage of 35.2%, whereas 30% is the maximum required; and
a parking setback from the ultimate road allowance of 0.0 metres.

Purpose and the Effect of Recommended Action

The recommended action will permit additional service/commercial/retail uses on the
subject lands within an existing building.
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e to the Corporate Strategic Plan

This recommendation supports the following Strategic Areas of Focus:
e Economic Growth, Culture, and Prosperity by supporting small and growing
businesses, entrepreneurs and non-profits to be successful.

Analysis

1.0 Background Information

1.1  Previous Reports Related to this Matter
N/A

1.2 Planning History
N/A

1.3 Property Description and Location

The subject lands are located on the southwest corner of the Wharncliffe Road South
and Baseline Road West intersection. The lands currently are occupied by a vacant
building (formerly Dalmar Motors VW automotive dealership) with an approximate land
area of 4,351mz2. The surrounding land uses include multiple Neighbourhood Shopping
Centres with large floor plans for commercial development. These include a Shoppers
Drug Mart to the north, and a No-Frills grocery store to the east. The surrounding area
further south on Wharncliffe Road South also consists of many smaller commercial
uses within close proximity to the subject lands.

Site Statistics:

e Current Land Use: Vacant building

e Frontage: 52 metres (Wharncliffe Road South) & 57 metres (Baseline Road
West)

Depth: approximately 70.5 metres (229.6 feet)

Area: 0.4 hectares (0.98 acres)

Shape: irregular

Located within the Built Area Boundary: Yes

Located within the Primary Transit Area: Yes

Surrounding Land Uses:

North: Neighbourhood Shopping Centre

East: Neighbourhood Shopping Centre/Grocery Store
South: Auto Dealership (Audi)

West: Office building

Existing Planning Information:

e Existing The London Plan Place Type: Urban Corridors
e Existing Special Policies: N/A
e Existing Zoning: Restrictive Service Commercial (RSC2/RSC4)

Additional site information and context is provided in Appendix “B/C”.
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Figure 1- Aerial Photo of 475 Wharncliffe Road South and surrounding lands
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Figure 2 - Streetview of 475 Wharncliffe Road South (view looking NW)

2.0 Discussion and Considerations
2.1 Proposal

The applicant is proposing to re-utilize the property and existing building to create a
multi-unit development consisting of service/commercial/retail uses. Additional permitted
commercial/retail/office uses are being sought to maximize the re-utilization and
marketability potential of the existing building.

There are no additional buildings or site alterations proposed as part of this application.
The internal building layout would be reconfigured and repurposed through the
applicable building permit review and approval processes as specific tenants/clients are
identified.

The proposed development includes the following features:

Land use: Vacant

Form: auto dealership

Height: 2 storeys (7.0 m)

Residential units: zero (0)

Gross floor area: 1,531.0m?

Building coverage: 36%

Parking spaces: 51

Bicycle parking spaces: 8

Landscape open space: 0.0% (existing)

Additional information on the development proposal is provided in Appendix “B”.
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Figure 3 — Aerial image of the subject Iads

Additional plans and drawings of the development proposal are provided in
Appendix “C”.

2.2 Requested Amendment

The applicant has requested an amendment to the Zoning Bylaw Z.-1 to rezone the
property from a Restrictive Service Commercial (RSC2/RSC4) Zone to a Restrictive
Service Commercial Special Provision (RSC2/RSC4(_)) Zone.

The following table summarizes the special provisions that have been proposed by the
applicant and those that are being recommended by staff.

Regulation (RSC2/RSC4()) Required Proposed

Lot Depth (minimum) 60 metres 57.2 metres (existing)
Exterior side yard setback (minimum) 8.0 metres 7.7 metres (existing)
Rear yard depth (minimum) 7.5 metres 4.2 metres (existing)
Landscaped open space (minimum) 15% 0.0% (existing)

Lot coverage (maximum) 30% 35.2% (existing)
Parking setback from ultimate road 0.0 metres (existing)
allowance

2.3 Internal and Agency Comments

The application and associated materials were circulated for internal comments and
public agencies to review. Comments received were considered in the review of this
application and are addressed in Section 4.0 of this report.

Staff identified no key issues surrounding this application.

Detailed internal and agency comments are included in Appendix “E” of this report.
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2.4  Public Engagement

On December 11, 2023, Notice of Application was sent to 27 property owners and
residents in the surrounding area. Notice of Application was also published in the Public
Notices and Bidding Opportunities section of The Londoner on December 21, 2023. A
“Planning Application” sign was also placed on the site.

There were zero (0) responses received during the public consultation period.
Comments received were considered in the review of this application and are
addressed in Section 4.0 of this report.

Detailed public comments are included in Appendix “F” of this report.
2.5 Policy Context
The Planning Act and the Provincial Policy Statement, 2020

The Provincial planning policy framework is established through the Planning Act
(Section 3) and the Provincial Policy Statement, 2020 (PPS). The Planning Act requires
that all municipal land use decisions affecting planning matters shall be consistent with
the PPS.

The mechanism for implementing Provincial policies is through the Official Plan, The
London Plan. Through the preparation, adoption and subsequent Ontario Land Tribunal
(OLT) approval of The London Plan, the City of London has established the local policy
framework for the implementation of the Provincial planning policy framework. As such,
matters of provincial interest are reviewed and discussed in The London Plan analysis
below.

As the application for a Zoning By-law amendment complies with The London Plan, it is
staff’'s opinion that the application is consistent with the Planning Act and the PPS.

The London Plan, 2016

The London Plan (TLP) includes evaluation criteria for all planning and development
applications with respect to use, intensity and form, as well as with consideration of the
following (TLP 1577-1579):

Consistency with the Provincial Policy Statement and all applicable legislation.
Conformity with the Our City, Our Strategy, City Building, and Environmental
policies.

Conformity with the Place Type policies.

Consideration of applicable guideline documents.

The availability of municipal services.

Potential impacts on adjacent and nearby properties in the area and the degree
to which such impacts can be managed and mitigated.

7. The degree to which the proposal fits within its existing and planned context.

N =
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Staff are of the opinion that all the above criteria have been satisfied.

3.0 Financial Impact/Considerations

None.

4.0 Key Issues and Considerations

4.1 Land Use

The proposed use is consistent with the policies of the PPS that promote healthy,
liveable and safe communities (PPS 1.1.1) and encourage economic development (PPS

1.3.1).

The proposed uses are contemplated in the Urban Corridors Place Type in The London
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Plan (The London Plan, 837) which permits a range of residential, retail, service, office,
cultural, recreational, and institutional uses. The Urban Corridor Place Type encourages
built form that are mixed-use. The requested range of uses, allows for efficient and
flexible use of the subject lands, and takes advantage of existing servicing for a
commercial use (The London Plan, 826).

4.2 Intensity

The proposed intensity is consistent with the policies of the PPS that encourage an
efficient use of land (PPS 1.1.3.2) and facilitate intensification and redevelopment (PPS
1.1.3.4).

The existing two-storey commercial building and associated surface parking lot are
within the intensity contemplated in the Urban Corridors Place Type. Given no hew
development, no exterior changes and no changes to the site layout are proposed as
part of this zoning application, staff are satisfied that the subject site continues to be an
appropriate shape and size to accommodate a range of commercial/retail/office type
uses. The additional uses added through this zoning amendment are not anticipated to
have any negative impacts on the surrounding neighbourhood (The London Plan,
840_1).

4.3 Form

Given no new development, no exterior changes, and no changes to the site layout are
proposed as part of this zoning application, staff are satisfied that the subject site
continues to be an appropriate shape and size to accommodate the proposed new uses
(The London Plan, 840 _4).

4.4  Zoning

The applicant has requested to rezone the subject site to a Restrictive Service
Commercial Special Provision (RSC2/RSC4(_)) Zone to expand the range of permitted
uses on the sub