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  TO:  CHAIR AND MEMBERS   

PLANNING & ENVIRONMENT COMMITTEE 

 FROM: JOHN M. FLEMING 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 SUBJECT: 
APPLICATION BY: CORPORATION OF THE CITY OF LONDON 

OLD EAST VILLAGE COMMERCIAL CORRIDOR URBAN DESIGN 
MANUAL 

 
PUBLIC PARTICIPATION MEETING ON 

TUESDAY, MARCH 29, 2016  

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning and City Planner, the 
following actions be taken with respect to the application of the Corporation of the City of 
London relating to the properties along Dundas Street between Adelaide Street and Charlotte 
Street: 

 
(a) pursuant to Section 19.2 of the Official Plan, the Old East Village Commercial Corridor 

Urban Design Manual attached hereto as Appendix “A” BE ADOPTED at the Municipal 
Council meeting on April 5, 2016. 
 

(b) pursuant to Section 19.2.2 of the Official Plan, the proposed by-law attached hereto as 
Appendix “B” BE INTRODUCED at the Municipal Council meeting on April 5, 2016 to 
amend the Official Plan by adding the Old East Village Commercial Corridor Urban Design 
Manual to the list of Council approved guideline documents; 

 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
The following previous reports are pertinent to this matter: 
(1990) Centretown Façade Design Guidelines– These guidelines were produced to guide 
new development as well as renovations of existing structures for properties fronting Dundas 
Street between Adelaide Street and Lyle Street in order to support the Community 
Improvement Plan for the Centretown Façade Improvement Area.  
 
December 14, 2015 – Report to Planning Committee – Old East Village Commercial 
Corridor Design Guidelines – This information report was brought forward to table the 
draft Old East Village Commercial Corridor Urban Design Manual for review and comment. 
 

 

PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The purpose and effect of the recommended action is to insert the Old East Village 
Commercial Corridor Urban Design Manual into the Official Plan in order for the document to 
act as a tool for urban design guidance for all planning and development applications as well 
as Community Improvement Plan incentive applications for properties along the Dundas 
Street corridor between Adelaide Street and Charlotte Street. 
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Location Map 
 

 
 

RATIONALE 

 

 The proposed amendment to adopt the the Old East Village Commercial Corridor Urban 
Design Manual in the City of London Official Plan is consistent with Section 19.2 of the 
Official Plan as:  
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o The proposed guideline document contains performance criteria that is more 
detailed and requires more flexibility, in interpretation or implementation, than the 
Official Plan allows; and   

o The proposed guideline document provides specific direction for the preparation 
and review of planning and development proposals, in this area.  

 

 The the Old East Village Commercial Corridor Urban Design Manual is fulfilling a request 
by the Old East Village BIA to prepare a design manual in order to provide design guidance 
for renovations, restorations and new developments. 

 
 

BACKGROUND 

 
The historic Old East Village (OEV) commercial corridor located on Dundas Street between 
Adelaide Street and Charlotte Street has seen significant revitalization over the past decade. 
Following the recommendations of the Planner Action Team (PACT) report completed in 2003 
titled Re-Establishing Value – A Plan for the Old East Village, the City along with the OEV 
Business Improvement Area (BIA) had initiated several incentives for new development as 
well as restorations and renovations of the existing building stock.  

 
Recently there has been heightened interest in renovation, restoration and new development 
within the corridor as new businesses are seeking to locate in the area. As such, it was 
requested by the OEV BIA that the City prepare a new design manual for the corridor in order 
to provide design guidance for renovations, restorations and new developments. It is 
important for the revitalization of the community that the design guidance for the area closely 
reflects the vision of local residents. The development of this document began with a number 
of sessions in 2011 involving local residents, business owners and property owners in the Old 
East Village. 

 
 

SIGNIFICANT DEPARTMENT/AGENCY COMMENTS 

 
Development and Compliance – Building Division 
1. Under “v. Awnings” (p.18) in addition to the Sign By-law, awnings with no lettering will 

need to conform to the Ontario Building Code requirements as well. 
2. There is reference to removing additions on pg. 23.   Can you please add that removal 

of any addition will require a building permit? 
3. Pg.33-bullet point #3 :    It should be noted that any patio that utilizes a platform such as 

to elevate the patio above finished grade will require a building permit. 
 
Development Services 
No concerns 
 
Transportation Planning and Design Division 
P.6- Community Vision:  
1st bullet point on the second column: Should have transit incorporated into the text to 
reflect the City’s ongoing Rapid Transit EA. “a strong and viable transit and pedestrian-
oriented commercial district shall be established;  
  
P.12 - 1.2 -Traditional Façade Elements: 
The document makes references throughout promoting lighting that minimizes light pollution 
(page 19). Up lighting as shown on the diagram on page 12 maybe promoting the opposite 
and increasing light pollution. In order to reduce light pollution, add language that up lighting 
on buildings should not have adverse impacts on street lights or increase of light pollution.  
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P.13 -1.2 (i) Entryways and Doors: 
2nd bullet point speaks to minimizing recesses for doors. Doors should be positioned so that 
they do not swing open into the City ROW otherwise an encroachment agreement will be 
required. Also should add text related to emergency safety. 
  
P.18- v. Awnings 
Awnings and canopies should not interfere with the distribution of street lighting. 
  
P.20- (ii) Up Lighting 
Up lighting on buildings should not have adverse impacts on street lights or increase of light 
pollution. 
  
P. 25 – 2.1- Site Layout - Building Location 
The first bullet point speaks to keeping buildings in line with existing built line, the design 
manual does not take into account the Zoning By-law in regards to road widening’s and 
daylight triangles. Since Dundas Street, like any other City road, is subject to road widening 
dedication, thus preventing them from maintaining the existing built line, the road widening 
requirement should be noted in this document.  (Ongoing Rapid Transit EA may indicate 
additional lands are required other then what has been identified in the zoning by-law) . 
1st bullet point:  “Subject to road widening requirements for rapid transit facilities and/or 
additional roadway capacity, locate new buildings in line with the existing built line in order to 
maintain visual continuity and spatial enclosure of the street”.  
  
P. 32 – Along the Curb 
The minimum distance between the curb and patio should be 1.5m (as per the AODA 
requirements) this is to accommodate anyone with mobility aides who may be a passenger 
in a parked vehicle adjacent to the patio sufficient space. “2. Between the boundary of the 
patio and the curb, a minimum buffer of 1.5m must be provided”. 
  
P. 33 – In On Street Parking Space 
The standard length of an on street parallel parking space is 6.7m (the minimum length 
needs to reflect this for all patio configurations). Change the “Length” under “Summary of 
Required Distances” to 6.7m. 
  
P.34 Boulevard & On-Street Combination 
Combined patios are not recommended due to the trip hazard of the curb. If this types 
should remain in the guidelines, then edit item#4: 4. The portion within the on-street parking 
space must be brought to the same height as the public Right of Way to avoid trip hazard 
and improve safety. A level transition between the two portions shall be provided” 
  
P.37 – Patio at a Corner 
Clearway from a corner should be 6.0m as per the Fence By-law. Change clearway from a 
corner under “Summary of Required Distances” to 6.0m 
Upper Thames River Conservation Authority 
No concerns 
 
London Advisory Committee on Heritage (LACH) 
 
Received the document and have no comment. 
 
Urban Design Peer Review Panel (UDPRP) 
 
See attached in Appendix “E” for UDPRP comments. 
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PUBLIC 
LIAISON: 

On February 4th, 2016, a Notice of Application and a 
Notice of a Non-Statutory Public Participation and 
Review Community Meeting was published in the 
Public Notices and Bidding Opportunities section of The 
Londoner and circulated to applicable agencies, city 
departments, and 100 letters have been sent out within 
120m radius of the subject area.  

 

One (2) written 
response was 
received. 

48 participants 
attended the 
February 4th, 2016 
non-statutory public 
participation and 
review community 
meeting.  

Nature of Liaison: The purpose and effect of the requested Official Plan amendment is to 
insert the Old East Village Commercial Corridor Urban Design Manual into the Official Plan 
in order to act as a tool for urban design guidance for all planning applications as well as 
Community Improvement Plan incentive applications for properties along the Dundas Street 
corridor between Adelaide Street and Charlotte Street. 

And 

Notice of Community Information Meeting- Non-Statutory (Joint meeting between Old East 
Village BIA and City of London Planning Division) 
Old East Village Commercial Corridor Urban Design Manual 
Meeting Date: February 4th, 2016, 6:30pm at The Bank Building (Huron and Erie Mortgage 
Company) 762 Dundas Street.  
The intent of this non-statutory meeting is to offer information about the Old East Village 
Commercial Corridor Urban Design Manual and to provide opportunity for input. 

Responses: See Appendix “C” for the written response received from the Old East Village 
BIA Board of Directors.  

See Appendix “D” for a summary of responses from the February 4th, 2016 non-statutory 
public participation and review community meeting. (Comments collected and summarized 
by the OEV BIA). 

 

ANALYSIS 

 
The Planning Act 
 
The Planning Act identifies the following as a matter of provincial interest: 

2 (r) the promotion of built form that, 
(i) is well-designed, 
(ii) encourages a sense of place, and 
(iii) provides for public spaces that are of high quality, safe, accessible, attractive 
and vibrant. 

  
The recommended amendment is consistent with the Planning Act as it will provide for 
guidance to all planning and development proposals (ie. Official Plan amendments, Zoning 
Bylaw amendments, Site Plan applications, Minor Variances and Consents) from both the 
public and the private sector as well as all projects seeking available municipal incentives. 
Implementing the guidelines will promote a well-designed built form by promoting a high 
quality of design that will complement the existing structures in the area; encourage a sense 
of place by promoting design that is unique in character to the Old East Village; and provide 
for public spaces that are of high quality, safe, accessible, attractive and vibrant by the future 
amendments to include a section of the document related to the Public Realm.    
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The Provincial Policy Statement, 2014  
 
Consistent with the Provincial Policy Statement, 2014 (PPS): 
 
1.7 Long-Term Econcomic Prosperity 
1.7.1 c) maintaining and, where possible, enhancing the vitality and viability of 

downtowns and mainstreets; 
 
d) encouraging a sense of place, by promoting well-designed built form and 
cultural planning, and by conserving features that help define character, 
including built heritage resources and cultural heritage landscapes; 

 
The recommended amendment is consistent with the Provincial Policy Statement, 2014 as 
the implementation of the Old East Village Commercial Corridor Urban Design Manual will 
enhance the vitality and viability of the Old East Village commercial corridor by promoting a 
high quality of design that will complement existing structures and achieve the vision for the 
area. 
 
City of London Official Plan 
 
Section 19.2.2 of the City of London Official Plan states: 
 
“Guideline documents will be initiated by Council and may contain policies, standards, and 
performance criteria that are either too detailed, or require more flexibility, in interpretation or 
implementation, than the Official Plan would allow. Depending on the nature of the guideline 
document, they will provide specific direction for the preparation and review of development 
proposals, the identification of conditions to development approval, or the planning of 
improvements to public services and facilities. 
 
Guideline documents may be adopted by Council to assist with the implementation of any 
aspect of the Official Plan. In particular, guideline documents shall be adopted to assist with 
the implementation of any aspect of the Official Plan […]” 

 
 

The Old East Village Commercial Corridor Urban Design Manual 
 
The Old East Village Commercial Corridor Urban Design Manual provides urban design 
guidance specific to the Dundas Street commercial corridor in the Old East Village (between 
Adelaide Street and Charlotte Street) for renovations/restorations of existing facades and new 
development. The document is composed of the following sections:  

1. Facade Design – provides design guidance and direction for building facades pertaining 
to new development, renovations and restorations that occur on privately owned 
property. In particular this sections speaks to ensuring that new and renovated facades 
remain generally in keeping with the established built form character along the corridor.  

2. New Development– provides design guidance and direction pertaining to development 
that is to occur on privately owned property. This section is focused on for site layout 
(building location, parking, service and loading) and built form (building height 
guidelines, orientation, massing and rhythm)  

3. Patio Design – provides standards and specifications related specifically to the design 
and layout of sidewalk adjacent patios (on private property) and sidewalk patios (within 
the public right-of-way).  

 
The document has been structured so that additional topic-specific guidelines can be added. 
For example, Public Realm Guidelines could be developed once the Rapid Transit 
Environmental Assessment is completed as this portion of Dundas Street is currently being 
considered for Rapid Transit. 
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The draft Old East Village Commercial Corridor Urban Design Manual will be referenced in 
conjunction with the design policies of the Official Plan, to evaluate all planning and 
development proposals (eg. Official Plan amendments, Zoning Bylaw amendments, Site Plan 
applications, Minor Variances and Consents) from both the public and the private sector as 
well as all projects seeking available municipal incentives. It may also be referenced by 
development proponents when contemplating their plans.  

 

CONCLUSION 

 
The proposed amendment to adopt the Old East Village Commercial Corridor Urban Design 
Manual in the City of London Official Plan meets the Provincial interests of providing a well-
designed built form and providing for a sense of place. The amendment is consistent with the 
Provincial Policy Statement and is consistent with the City of London Official, in particular 
section 19.2.2. This amendment will provide for a guideline document that will act as a tool for 
urban design guidance for all planning applications and Community Improvement Plan 
incentive applications in this area. The Managing Director, Planning and City Planner 
recommends that the proposed Official Plan amendments be adopted.  
 
 
 

 
 
 
 

PREPARED BY: SUBMITTED BY: 

 

 
 

JERZY SMOLAREK, 
URBAN DESIGNER 

SEAN GALLOWAY, MCIP, RPP 
MANAGER, URBAN DESIGN & GIS 

RECOMMENDED BY: 

 

 

JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 
JS 
 
Y:\Shared\implemen\URBAN DESIGN\Projects\City Wide (Plans, Policies, Guidelines)\Old East Village Urban Design 
Guidelines\Old East Village UD Guidelines 2015 
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Responses to Public Liaison Letter and Publication in “The Londoner” 

 
 

Telephone 
 

Written 
 

 

Old East Village BIA Board Executives 

316 Rectory Street 

P.O. Box 7550 

London, ON N5Y 5P8 

 
Peter Sergautis 

Box 143, Arva On N0M1C0 
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Appendix "B" 

 
 
  Bill No. (number to be inserted by Clerk's Office) 
  2016 
 
 
  By-law No. C.P.-1284-  
 
  A by-law to amend the Official Plan for the 

City of London, 1989 relating to the 
properties along Dundas Street between 
Adelaide Street and Charlotte Street. 

 
  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 for the City of 
London Planning Area – 1989, as contained in the text attached hereto and forming part of this 
by-law, is adopted. 
 
2.  This by-law shall come into effect in accordance with subsection 17(38) of the 
Planning Act, R.S.O. 1990, c.P.13. 
 
 
  PASSED in Open Council on April 5, 2016. 
  
 
 
 
 
 
  Matt Brown 
  Mayor 
 
 
 
 
 
  Catharine Saunders 
  City Clerk  
 
 
 
 
 
 
 
 
 
 
 
 
 
First Reading – April 5, 2016 
Second Reading – April 5, 2016 
Third Reading – April 5, 2016 
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AMENDMENT NO. 
  
 to the 
 
 OFFICIAL PLAN FOR THE CITY OF LONDON 
 
 

A. PURPOSE OF THIS AMENDMENT 
 

The purpose of this Amendment is to add the Old East Village Commercial Corridor 
Urban Design Manual to Section 19.2.2 of the Official Plan for the City of London.  
 

 
B. LOCATION OF THIS AMENDMENT 

 
This Amendment applies to the properties along Dundas Street between Adelaide 
Street and Charlotte Street in the City of London. 

 
C. BASIS OF THE AMENDMENT 

 
The proposed guideline document will act as a tool for urban design guidance for 
all planning applications and Community Improvement Plan incentive applications 
in this area. 

 
D. THE AMENDMENT 

 
 The Official Plan for the City of London is hereby amended as follows: 

 
1. Section 19.2.2 (ii) of the Official Plan for the City of London is amended by 

adding the following subsection: 
 
_) Old East Village Commercial Corridor Urban Design Manual 
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Appendix "C" 
 
 

 

Old East Village Draft Urban Design Guidelines 
Old East Village BIA Board Feedback 
Old East Village BIA Board Executive: 
Maria Drangova, Board Chair 
Dave Chandler, Vice Chair 
Ken Keane, Treasurer 
 
Report written by: Jen Pastorius, BIA Manager and Michael Clark, Research and 
Programs Administrator 
 
The Board would like to thank Urban Design staff for their diligence in preparing the 
Guidelines for community input.  The Old East Village community is familiar and 
encouraged to provide input at meetings.  City of London Urban Design staff and BIA 
staff worked effectively together to create an informative and interactive opportunity for 
stakeholder feedback. 
Overall, the Board is very supportive of the Draft Urban Design Guidelines.  Listed 
below are the two recommendations for change as decided by the members of the Old 
East Village BIA Board of Directors. 
 
1) Community Vision (Pg 6) 
This content can be found in the Community Improvement Plan (CIP) written in 
November 2005.  At the time the CIP was written, the Area of Transition (Rectory Street 
to Charlotte) was considered, as is, a non-viable portion of the commercial corridor that 
was in need of support to transition to a viable area within the commercial corridor.  In 
2016, there are 32 businesses/organizations in that Area of Transition that have been 
open for over a year or more.  This group includes The Western Fair Farmers Market, 
which houses over 100 small businesses, and veteran businesses; Tony’s Pizza and 
McHardy Vacuum.  It also is home to two buildings in mid renovation utilizing the City of 
London Incentive Programs and two businesses set to expand into adjacent spaces. 
The Board feels that this area has transitioned and therefore, that Pg 6 is no longer 
represents the commercial climate in the area located between Rectory and Charlotte 
Streets.  The BIA board recommendation is that BIA staff work together with City staff to 
rewrite page 6 to offer the current Community Vision which reflects the reality of the 
entire commercial corridor. 
 
2) Introduction (Pg 4) 
There has been a recommendation to change the last sentence on Pg 4 to read: “Each 
project should be evaluated on its own merits.  The ultimate goal is to promote high 
quality work that will complement and blend with the existing structures as best as 
possible.  These guidelines are intended to help explain how to do that more precisely.”   
This change is designed to create opportunity for discussion between property owner, 
the BIA and City staff to ensure a solution that works for all and is complimentary to the 
overall aesthetic of the Old East Village commercial corridor. In addition, the board 
would like to see more sketches and images of examples of well-designed modern 
facades in the Design Guidelines.  
 
The BIA Board thank City staff for the ongoing partnership with BIA staff on this project.  
BIA staff and City of London staff worked effectively together to create the Old East 
Village Draft Urban Design Guidelines.  The Board would like to thank Sean Galloway’s 
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team, particularly Jerzy Smolarek, Urban Designer, for his work, his presentation of the 
Draft Guidelines at the November board meeting, and for his support in the planning of 
the Community Meeting on February 4, 2016.  The Old East Village BIA look forward to 
partnering with City Planning staff on more projects in the future, and to the further 
refinement of the collaborative process.  The BIA Board and staff thank the City 
Planning team for their ongoing support of the urban renewal of the Old East Village. 
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Appendix "D" 

 
 
 

Old East Village Draft Urban Design Guidelines 
Thematically Designated Feedback from February 4th Community Meeting 

Hosted By Old East Village BIA and City of London Planning Urban Design Staff 

 
Number of Attendees:  48 
Number of Comment Cards Submitted:  27 
 
1) Positive Comments: 
There were many positive comments about the guidelines in general: 

• Great colours 
• Heritage buildings and their significance were noted as benefiting from the 
guidelines 

• Support of visual connectivity and patio designs 
• Opportunity for City to work closely with developers and small business and 
property owners to work together in a constructive way with the end result being 
great design. 

• Wonderful focus on maintaining heritage aspects to development of the OEV. 
• Property owners pleased with the ability to upgrade their facades, by using the City 
incentives and in turn comply with the design guidelines. 

• Quality Design Execution 
• Love the work that is being done in the area over the past few years.  

 
Many attendees expressed that guidelines like this were sorely needed: 
 

• This document will assist in improving Dundas Street 
• The guidelines offer those with Heritage buildings information about appropriate 

updates to older buildings 
• Very positive to have pre-approved guidelines to aid developers in expediting 

planning and design processes. 
• The Guidelines will make the whole street look great and it will make the OEV 

brand a lot more elegant. 
• Numerous people specifically mentioned that they appreciated the public 

consultation process: 
• The meeting was very informative 
• Support of the work done by the BIA and the City to date utilizing the City incentive 

programs.  City staff and BIA complimented for their work and support of the Old 
East Village urban renewal. 

• Happy to have the guidelines so accessible via the meeting and online for deeper 
review. 

• I learned a lot from them (UDG).  Hopefully, there are more meetings about 
improving Dundas Street. 

 
2) Suggestive Comments: 

• The Livery Stables should be included in the boundaries that inform the Guidelines 
• Suggestions of the inclusion of before and after photos in the guidelines to 

emphasize the opportunity for change. 
• Suggestion to create a resource list of trades and suppliers that offer heritage 

building supplies 
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A number of comments both praised the efforts to maintain heritage features, but also 
discussed the need to ensure there are examples of well-designed new modern 
developments. 

• Images in the Guidelines all resemble heritage design.  What about new build?  
Perhaps have examples of “great” contemporary design to offer examples for infill. 

• Ensure design flexibility to allow for design of the day, not strictly heritage design 
• These guidelines should foster variety  
• The Heritage Paint Palette has already been created for the residential area; this 

could be used to assist in informing the commercial area.   
• Does everyone need to conform to the same style?  What if a business does not 

want to conform to the colour scheme or overall look of the neighbourhood?  How is 
the quality of design measured? 

 
A number or people mentioned the need for continued municipal loans and grants in 
order for the guidelines to have a significant impact. These incentives must be attractive 
to property owners if they are going to attract applicants and developments where these 
guidelines can be applied: 
 

• Critical to maintain and expand incentive programs to spur investment in the Old 
East Village 

• Create an incentive to renovate and maintain heritage properties 
• Grants are important to fostering great design.  
• Some businesses have found it more efficient to work independently and not with 

the city incentives.   If people choose not to use the incentives, the Guidelines 
have no teeth. 

 
A number of commenters want to ensure the streetscape is improved with better 
lighting, greenery, public spaces and parking facilities. 

• Include the streetscape in the guidelines to improve the pedestrian experience 
• Upgrades to OEV City Parking lots were mentioned numerous times as key to 

overall urban beautification. 
• Suggested including trees and green spaces as a complimentary design 

components 
• “Town square” with trees. 

 
Other attendees needed more clarification on how these guidelines would be applied 
and possible constraints they may have. There needs to be a balance between setting a 
standard to ensure good development, and not being prohibitive to investment in the 
area. 
 

• Comments concerning the possible constraints the guidelines may pose to making 
changes to commercial properties.  Specifically, regulations and costs which are 
prohibitive. 

• Annual fees attached to guideline recommendations (awnings/signs).  Why must 
the business owners be charged yearly for doing great heritage restoration? 

• Cautioned in the enforcement.  The Guidelines must be upheld to be effective. 
 
 
 
 
 
 
 



Agenda Item #   Page # 
 

 

 

 

 
 
 

File: O-8583 
 Urban Designer:  Jerzy Smolarek 

 
 

55 

 
Appendix "E" 
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