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  TO:  CHAIR AND MEMBERS  
LONDON ADVISORY COMMITTEE ON HERITAGE 

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

 SUBJECT: 
 

REQUEST FOR DEMOLITION 
SOUTHSIDE CONSTRUCTION MANAGEMENT LTD. 

175/179/181 KING STREET 
WEDNESDAY, JUNE 8, 2016 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning & City Planner, with the advice 
of the Heritage Planner, with respect to the application under Section 42 (1) of the Ontario 
Heritage Act for a permit to demolish the building located at 175 /179/181 King Street in the 
Downtown London Heritage Conservation District that the Chief Building Officer be advised that 
Municipal Council PERMIT the demolition with the following conditions: 
 
i) That, prior to any demolition, measured drawings of the exterior and photo documentation 

of the exterior and interior of the existing structure at 175/179/181 King Street BE 
PROVIDED by the applicant and submitted to Planning Services. 

ii) That, prior to any demolition activity, a conservation plan satisfactory to the Chief Building 
Official BE PROVIDED by the applicant to ensure the protection of the building at 183 
King Street; and 

iii) That the applicant BE REQUIRED to post a bond or provide a certificate of insurance as 
a guarantee that the structure at 183 King is protected during the demolition process for 
the building at 175/175/179 King Street. 

 
 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

March 26, 2012: Downtown London Heritage Conservation District Plan Adoption  

April 7, 2015: Our Move Forward: London’s Downtown Plan Adoption 

July 20, 2015: Report to PEC: Potential for Applying the Heritage (HER) Zone to 183 King Street. 

  

 BACKGROUND 

 
The Property 
 
The subject property is located on the south side of King Street east of Richmond Street. 
(Appendix 1) It lies within the Downtown London Heritage Conservation District. In the Downtown 
London Heritage Conservation District Plan, it is described as the former Thompson carriage 
factory, built c. 1870. Its character-defining elements noted in the District Plan identify these 
features:  

 Painted brick with replacement windows in original openings 

 Decorative brickwork around windows 

 Former third storey now removed 
 
Many of these heritage attributes are illustrated in photographs in Appendix 2. It is noted by 
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comparing these photos that the structure at 175-181 King Street has undergone changes over 
the years. These changes include two rear additions and substantial alterations to the front 
façade. Such alterations include the removal of an upper storey and modifications to the 
remaining King Street façade, particularly at the 1st floor (sidewalk) level, in order to accommodate 
various uses over time. 
 
The Downtown District Plan classifies the property as H (Historic), and notes it is a “structure built 
within the critical period between the 1830’s -1980’s”. The District plan states “It is imperative that 
buildings with an “H” assignment are recognized as falling under the most stringent guidelines of 
the Plan based on the associated Ranking”.  
 
Further, the Downtown District Plan ranks the subject property “B.” Category B buildings are 
described as: “Structure assessed as currently having any combination of the following attributes: 
‘Elements have been lost or replaced; store front replaced; retains original form and massing; 
retains some historical significance; does not relate to a streetscape; renovated using 
inappropriate materials or designs.” With respect to this building, the remaining elements would 
include both its historical significance and remaining architectural elements. 
 
Request for Demolition of a Property in a Heritage Conservation District 
 
The Ontario Heritage Act directs that no owner of property situated within a designated heritage 
conservation district is permitted to demolish the property unless a permit is obtained from the 
municipality to do so. 
 
A request for the demolition of the subject property was submitted by the owner on March 29, 
20160. Under s. 42 (4) of the Act, within 90 days after the notice of receipt is served on the 
applicant, Council may give the applicant: 
(a) the permit applied for; 
(b) notice that Council is refusing the application for the permit; or 
(c) the permit applied for, with terms and conditions attached. 
 
If Council fails to do any of the things mentioned in subsection (4) within the 90 days, Council 
shall be deemed to have given the applicant the permit applied for. If Council refuses the permit 
applied for or gives the permit with terms and conditions attached, the owner of the property may 
appeal to the Ontario Municipal Board within 30 days of receiving notice of refusal or a conditional 
permit. 
 
The Ontario Building Code provides the ability of the Chief Building Official to order an unsafe 
building to be repaired, renovated or demolished for the purpose of removing an unsafe condition. 
The OBC considers a building to be unsafe if the building is: 
-structurally inadequate or faulty for the purpose for which it is used; or 
-in a condition that could be hazardous to the health or safety of persons in the normal use of the 
building, persons outside the building or persons whose access to the building has not been 
reasonably prevented. 
 
Building Condition (Comments in this section are provided by the Building Division) 
 
The Chief Building Official (CBO) issued an “Unsafe Building-Order to Make Safe” (US 796443) 
on May 20, 2015 with respect to the condition of the west and south brick walls.  The Order to 
Make Safe required the previous owner, on or before June 15, 2015, to retain a professional 
engineer and prepare an assessment report on all exterior brick, including brick foundations.  
The Order also stated that a building permit was required for the repairs.   
 
On August 12, 2015, noting that the Order was not complied with and as per the provisions of 
the Building Code Act, the CBO retained the services of Debbert Engineering Incorporated (DEi) 
to conduct an evaluation of the condition of the brick walls and prepare a report as to the 
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required remedial measures.   On August 25, 2015 the Building Division received DEi’s report; a 
copy is provided in Appendix 3. 
 
Based on visual observations of the exterior of the building, the DEi report identified: 

 North elevation upper brick in fair to poor condition with signs of mortar deterioration and 

brick movement. 

 West wall with severe mortar loss in several locations; outward movement of the 

parapet; large diagonal crack at the base of the wall near the southwest corner denoting 

movement of the rear wall. 

 South elevation of significant concern; vertical crack (1/2” to 1-1/2” in width) extending 

the majority of the wall at the west end. 

The report recommended: 

 The installation of barriers to the south of the building preventing vehicle access for 

parking.  

 Immediate bracing of the south wall. 

 Removal of loose bricks along the west wall and restoration. 

 Further investigation of damage to the interior of the building. 

Through its contractor, on September 11, 2015, the Building Division proceeded to install a 
metal security fence encompassing the south and west wall portions as to mitigate any hazards 
to the public from falling bricks.    
 
On December 16, 2015 DEi conducted a visual assessment of the interior of the building in 
order to be able to produce wall shoring/rehabilitation options.  A report was submitted to the 
Building Division on January 7, 2016 outlining temporary short term (approx. 5 yr.) measures.  
The measures identified were: 

 Installation of netting along the north wall to retain falling bricks. 

 Removal of all loose bricks along west wall and rebuild.  Install plywood across the 

deteriorated vertical joint (gap) to maintain the wall section. 

 Removal of the west wall fire escape and install netting to contain the loose masonry. 

 Placement of barriers at south wall to prevent vehicle parking. 

 Replacement of missing bricks along the upper section of the south wall (approx. 400 

units) and repair of vertical cracks. 

 Installation of netting to retain the loose bricks of the west wall and anchorage of the wall 

to the roof and floor levels. 

On January 28, 2016, the current owner (Southside) submitted a structural engineering report 
for the condition of the building’s brick parapets only.  This report was prepared by VanBoxmeer 
& Stranges Ltd (dated January 27, 2016) and a copy is provided in Appendix 4. 
 
On February 3, 2016 the Building Division received a second (follow up) report from Southside’s 
engineer outlining the structural condition of the entire building.  In the report, the engineer 
identifies: 

 Lack of anchorage of the wood ceiling joists to the north roof parapet rendering the 

parapet unstable. 

 Lack of second floor assembly connection to the east masonry wall leaving the wall 

unable to provide lateral resistance in the north-south direction. 

 Deteriorated masonry piers in the basement raising concerns related to their structural 

integrity. 

 Foundation walls exhibit severe loss of mortar in the joints reducing their load bearing 

capacity. 

 The west exterior wall has a significant bow. 
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 In the summary of this report, it is stated that the “the building has exceeded its useful life, is a 
public hazard and is beyond the point where it can be salvaged economically.”  The summary 
also states that “the structure is severely unstable.” 
 
On February 19, 2016 Building Division staff comprised of Peter Kokkoros, P.Eng. (Deputy 
Chief Building Official) and Sean McHugh, P.Eng. (Structural Building Engineer) accompanied 
by Gord Debbert, P.Eng (DEi) attended at 175-181 King Street and in the presence of the owner 
and the owner’s engineer conducted both an internal and external visual review of the building.  
Mr. Debbert was retained by the Building Division to attend and also provide a structural 
condition review report. 
 
DEi submitted the aforementioned review report to the Building Division on March 17, 2016.  A 
copy is provided in Appendix 5. The DEi report identifies: 

 Deteriorated foundations and basement piers with a potential for partial and/or 

progressive collapse 

 The provision of a new structural system to connect the floor assemblies to the east and 

west walls and extensive reinforcing of the walls to restore the bracing of the structure in 

the north-south direction. 

 The south wall being in imminent danger of collapse 

 Extensive dry-rot at the foundation/floor framing interface  

Both immediate and long term actions to be taken have been identified in the report.  The long 
term actions recommend “…demolition of the entire building as restoration is impractical.” 
 
Based on the findings as outlined in the DEi report, the CBO issued a second “Unsafe Building-
Order to Make Safe” (US 865120) on April 7, 2016 with a compliance date of April 14, 2016.  
The Order required the owner to: “Apply for and obtain a permit to demolish or repair the 
structure in compliance with the 2012 Ontario Building Code.”  To date, a permit has not been 
obtained by the owner. 
 
In conclusion, the Building Division has in its possession two engineering reports, prepared by 
separate engineering firms.  The reports indicate that the building is unsafe, impractical to 
restore, and severely structurally unstable. 
 

 PLANNING HISTORY 

 
The Provincial Policy Statement (2014) 2.6.1 directs that “significant built heritage resources and 
significant cultural heritage landscapes shall be conserved”.  Properties included in the Downtown 
HCD are considered to be significant within this context.  “Conserved” is defined in the Provincial 
Policy Statement (2014) as “the identification, protection, use and/or management of built heritage 
resources in a manner that ensures their cultural heritage value or interest is retained under the 
Ontario Heritage Act”.  
 
The Downtown Vision in Our Move Forward: London’s Downtown Plan is: London’s face to the 
world. A vibrant destination. A unique neighbourhood. “Heritage” is one of the nine Values that 
underpin this vision. “As the birthplace of the city, the downtown is rich in cultural heritage; this 
heritage sets the downtown apart from other neighbourhoods. When planning for new 
development, integration with the existing heritage will be a foremost consideration.” An explicit 
policy tied to this Value [as well as “Sustainability”] is to “encourage the reuse of historic 
buildings and their materials to reduce the requirement for new materials.”  
 
London’s Official Plan policy 13.2.3 states that “where heritage buildings are designated under 
the Ontario Heritage Act, no alteration, removal or demolition shall be undertaken which would 
adversely affect the reason(s) for designation except in accordance with the Ontario Heritage 
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Act.” Also, policy 13.3.2 requires that “after a Heritage Conservation District has been designated 
by Council the erection, alteration, demolition, or removal of buildings or structures within the 
District shall be subject to the provisions of the Ontario Heritage Act and any secondary plan 
which takes the form of a Heritage Conservation District Plan.” 
 
In referencing demolition, the Downtown London Heritage Conservation District Plan establishes 
in policy 4.6 that “The goal of a heritage conservation district is to preserve and protect the 
heritage assets within the short term and over the long term. Demolition of buildings within a 
heritage district is strongly discouraged. However, it is recognized that there are situations where 
demolition may be necessary such as partial destruction due to fire or other catastrophic events, 
severe structural instability, and occasionally redevelopment that is in keeping with appropriate 
City policies.”  
 
183 King Street- HER Zone 
 
The request for the demolition of 175-181 King Street is closely related to a similar request by the 
same owner for the abutting property at 183 King Street in 2015. In June, 2015, Municipal Council 
refused to permit the demolition of the property at 183 King Street. At the time of the preparation 
of this report, the refusal to allow demolition has been appealed to the Ontario Municipal Board 
and, as of the preparation of this report, no date has been set for that hearing.  Municipal Council 
also directed staff to report back to the Planning and Environment Committee with respect to the 
potential of a zoning by-law amendment to apply the HER Zone to that portion of the lands at 175-
183 King Street that encompasses the significant heritage property attributes, recognizing that 
the rear additions to the buildings at these addresses may not be necessary to retain, and their 
removal may be appropriate to allow for future development. 
 
At its meeting on January 16, 2016, Municipal Council enacted By-law Z-1-162449 to add the 
HER Zone to the front portion of the properties at 175-183 King Street. Following the 20 day 
appeal period, with no objections being filed, the by-law came into force and effect on February 
25, 2016.  In the staff report to the PEC, it was noted that the property at 175-179-181 King Street 
was specifically to be included in the HER zone as it appeared that there may have been a party 
wall between the building at 175-181 King Street and the building at 183 King Street. It may be 
possible that a demolition of the building at 175-181 King Street has the potential to impact the 
structure at 183 King Street. Both properties and buildings are within the Heritage Conservation 
District and make up a part of the heritage streetscape on King Street. 
 
In determining both the appropriateness for the application of the HER Zone and the approximate 
limits for such a zone, staff had previously requested a Heritage Impact Statement to identify the 
significant heritage attributes of both properties. The consultant, ERA, identified the following with 
respect to the building at 175-181 King Street: 

 The placement, setback, and orientation of the building on the south side of King St.;  

 The scale, form and massing of the two-storey building with a rectangular-shaped plan 
under the flat roof line;  

 The brick cladding;  

 The first floor has been altered but original heritage fabric may exist beneath the existing 
facade. Future alterations to the first floor should take this into account;  

 The King Street facade characterized by the pairing of the second-storey row of windows with 
detailed brick work arches with keystones and modified Doric pilasters separating each 
window and a lower storey which retains elements of its original storefront/character 
showroom.  

 
These attributes are within the HER Zone applied by Municipal Council in January, 2016. 
 
The Nature of the HER Zone 
 
The application of the HER Zone regulates buildings, structures and lands that have been 
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designated under the Ontario Heritage Act. It permits uses that are identified in the accompanying 
compound zone which, with respect to 175-181 King Street, is a Holding Downtown Area Special 
Provision (h-3.DA1(6).350. Specifically, the HER Zone regulates that no additions shall be 
constructed in the front yard or exterior side yard and, further, if a building or structure that is 
designated under the Ontario Heritage Act is demolished, destroyed, damaged or removed, the 
new building or structure to occupy the lot must be of the same height, volume, floor area, general 
form, mass and external design as the original building or structure. 
 
At this time, the applicant has not provided information as to any proposed redevelopment for the 
subject site, nor the 183 King Street property. The application of the HER zone will allow for future 
discussions related to the appropriateness of any proposed form of redevelopment.   
 

 ANALYSIS 

 
City policy, specifically the creation of a Downtown Heritage Conservation District,  adopted under 
the Ontario Heritage Act, as summarized in the excerpts above, clearly demonstrate strong 
direction to ensure that heritage designated properties downtown are protected. They are retained 
and enhanced as often as possible for the contributions they make in building a city core that 
retains a strong sense of place and unique identity for London.  
 
The property at 175-181 King Street is located within street wall of buildings that continues to the 
west, turning the corners north and south along Richmond Street. This condition defines the scale 
and volume of that street segment, making it an important contextual reference for the evaluation 
of how future development proposals may “repair the gaps” that the vacant properties further east 
present.  
 
When heritage designated buildings are demolished, and especially when there are no approved 
plans for re-building on those sites, the physical density, social intensity, and economic diversity 
necessary for a vibrant downtown are weakened. 
 
Notwithstanding the above, it is recognized that the building at 175-181 King Street has been 
significantly altered over its lifetime, in particular with the removal of its upper storey and the 
alterations to the front façade including the repainting of the masonry. While it retains heritage 
character, the present structure has been recognized in the Downtown HCD Plan as having less 
significance than its adjacent neighbour at 183 King Street, rated “A.”. The former Fraser House 
at 183 King Street retains more of its original architectural features. It is acknowledged that the 
ERA report supports the inclusion of 175-181 King Street property in the proposed HER zone as 
it currently exists. 
 
The Ontario Heritage Act does not invoke the physical condition of a property as a reason for its 
heritage designation or its demolition. The Ontario Building Code Act treats the Ontario Heritage 
Act as “applicable law” to be considered by the Chief Building Official in matters related to the 
issuance of demolition permits. At this time, the Chief Building Official has not indicated that there 
is an immediate condition “that could be hazardous to the health or safety of persons in the normal 
use of the building, persons outside the building or persons whose access to the building has not 
been reasonably prevented.” 
 
In The Downtown District Plan, Section 4.6 recognizes that there are situations where demolition 
may be necessary, such as partial destruction due to fire or other catastrophic events, severe 
structural instability and, occasionally, redevelopment that is in keeping with appropriate City 
policies. 
 
The application of the HER zone to the front portion of both structures, 175-181 King and 183 
King regulates that, if a building or structure that is designated under the Ontario Heritage Act is 
demolished, destroyed, damaged or removed, the new building or structure to occupy the lot must 
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be of the same height, volume, floor area, general form, mass and external design as the original 
building or structure.  Both the Downtown HCD Plan and the provisions of the HER zone allude 
to the potential for the demolition of a designated heritage property.  
 
The engineering reports related to the condition of the structure at 175-181 King Street provide 
substantial evidence of structural instability. Initially, when the building’s condition was brought to 
the attention of staff, attention was focused upon the rear (south) and side (west) walls as the 
deteriorated masonry condition was visibly evident there. The removal of the rear portions of the 
building had been anticipated in the HER zone which was to apply to approximately the first third 
of both 175-181 King and 183 King Street thereby allowing for the removal of later additions, 
including structurally flawed portions of 175-181 King Street. 
 
The most recent reports from both consultant groups also identify a wider range of structural 
issues, including conditions that apply to the front façade. These reports come to a common 
conclusion, that restoration of the building, in whole or in part, is impractical economically. On the 
basis of this information, the structural issues identified constitute severe structural instability, and 
justify the removal of the building as this is one of the conditions identified in the Downtown HCD 
Plan as justification for demolition. 
 
Structurally, the available evidence suggests that the two buildings are not mutually dependent 
upon each other. In the event that Council permits the demolition of 175-181 King Street, 
assurance that its removal is not expected to impact negatively the building at 183 King should 
be provided to the satisfaction of the Chief Building Official.  
 

 CONCLUSION 

 
The Downtown Heritage Conservation District Plan allows for the removal of properties with 
severe structural instability. This is the case with the building at 175-181 King Street. Permission 
to demolish the building as requested by the applicant is recommended, subject to certain 
conditions - the provision by the applicant of measured drawings of the exterior and photo 
documentation, and assurances that the removal of this building is not expected to impact the 
structural stability of the building at 183 King Street through a conservation plan satisfactory to 
the Chief Building Official. 
 
Planning Services acknowledges with thanks the assistance contributed by staff in Development 
& Compliance Services and Legal Services in the preparation of this report.  
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JOHN M. FLEMING, MCIP, RPP 
MANAGING DIRECTOR, PLANNING AND CITY PLANNER 

 
2016-05-27 
Attach: Appendix 1- Location Map; Appendix 2- Photos; Appendix 3-Debbert Report August 25, 
2015; Appendix 4-VanBoxmeer & Stranges Report, January 29, 2016; Appendix 5-Debbert 
Report, March 17, 2016.      
 
Y:\Shared\policy\HERITAGE\Demolition\King Street, 175-181\LACH May 11, 2016.docx 
 
APPENDIX 1: Location Map – 175-181 King Street 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://clintramap/mapclient/map_jquery.asp?ScriptVersion=PlanningCommon&MenuVersion=Planning&Browser=W3C&ScreenWidth=1600&AltLanguage=no&User=&Provider=SVC&Server=&Public=false&#fake
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Appendix 2: Photos -175-181 King Street 
 
 
Contemporary (staff) 
 

                 
 
Historic – Thompson & Sons Carriage MFG. c.1900- (Museum London)                                                                                                                                                                                                               
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Appendix 2 Continued: Photos – 175-179 King Street –Rear- South Facade 

  
West Façade-looking towards King Street       
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Appendix 3: Debbert Report –August 25, 2015
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Appendix 4: VanBoxmeer & Stranges Ltd. Report ,, January 29, 2016
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Appendix 5: Debbert Report –March 17, 2016
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