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 TO: 

 CHAIR AND MEMBERS  
PLANNING & ENVIRONMENT COMMITTEE 

 

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

 SUBJECT: REQUEST FOR DEMOLITION OF HERITAGE LISTED PROPERTIES  
AT 479-485, 487, AND 489 TALBOT STREET  

BY: RYGAR PROPERTIES INC. 

PUBLIC PARTICIPATION MEETING 

OCTOBER 3, 2016 

 

 RECOMMENDATION 

 
That, on the recommendation of the Managing Director, Planning & City Planner, with 
the advice of the Manager of Urban Regeneration, with respect to the request for the 
demolition of structures on heritage listed properties located at 479-485, 487, and 489 
Talbot Street, the following actions BE TAKEN: 

a) the properties at 479-485, 487, and 489 Talbot Street BE REMOVED from the 
Inventory of Heritage Resources (Register); and, 

b) the Chief Building Official BE ADVISED that Municipal Council consents to the 
demolition of the structures on these properties; and, 

c) prior to any demolition, measured drawings documenting the exterior volume of 
the existing structures BE PROVIDED by the applicant and submitted to 
Planning Services; and 

d) during demolition, actions BE UNDERTAKEN by the applicant to salvage and 
store original exterior materials including brick and exterior masonry from the 
existing structures for re-use in a commemorative monument to be constructed 
consistent with the applicable bonus zoning for the property. 
 
 

PURPOSE AND EFFECT OF RECOMMENDED ACTION 

 
The recommended action would: 

a) remove the properties from the Inventory of Heritage Resources (the Register 
pursuant to Section 27 of the Ontario Heritage Act) and allow the requested 
demolition to proceed; and 

b) provide measures to implement a heritage commemoration strategy for the 
properties as specified in provisions pursuant to an approved zoning by-law 
amendment using provisions in Section 37 of the Ontario Planning Act. 
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PREVIOUS REPORTS PERTINENT TO THIS MATTER 

 
September 19, 2016. Report to PEC – 9th Report of the LACH, Item 24: 
recommendation to designate 479-489 Talbot Street (Camden Terrace) 
 
September 6, 2016. Report to PEC – 100 Fullarton Street, 475-501 Talbot Street, and 
93-95 Dufferin Avenue (Z-8617). 
 
September 21, 2015. Report to PEC – 11th Report of the LACH, Item 6: 
recommendation to designate 479-489 Talbot Street (Camden Terrace) and 93-95 
Dufferin Avenue. 
 
February 18, 2014. Report to PEC – 100 Fullarton Street and 475 Talbot Street (Z-
8285). 
 

 BACKGROUND  

 
Location  
The subject properties, 479-485, 487, and 489 Talbot Street, are located on the west 
side of Talbot Street, between Dufferin Avenue and Fullarton Street (Appendix A).  
 
Properties  
These properties are locally known as “Camden Terrace.” A plaque to this effect has 
been affixed to the west façade of the building. These properties have been included on 
the Inventory of Heritage Resources (Register) since 1991 as a Priority 1 resource. 
 
The subject properties are located outside of the Downtown Heritage Conservation 
District. They are included within the Talbot North area, which has been identified by 
Heritage Places (1994) as a potential Heritage Conservation District.  
 
Description  
The building located on the subject properties is a row of six townhouses, or terrace 
(see Appendix B). Samuel Peters of S. Peters & Sons, who was also the property 
owner, is credited as its designer. Camden Terrace was built c.1876-1877 using local 
buff brick in the Italianate style.  
 
Demolition Request 
A request for the demolition of the subject heritage listed properties was submitted by 
the owner on August 16, 2016. A request for the demolition of a heritage listed property 
made pursuant to the Ontario Heritage Act must be resolved by Municipal Council within 
a 60 day period and must include consultation with the London Advisory Committee on 
Heritage (LACH). If Municipal Council does not make a decision on the demolition 
request by October 11, 2016, the request is deemed permitted. Also, the Act requires 
that Council consult with The LACH before removing reference of a listed property from 
the Register. 
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Consultation  
Complying with Council Policy for the demolition of heritage listed properties, a public 
participation meeting before the Planning and Environment Committee is required. Also, 
notification of the demolition request was sent on August 29, 2016 and September 15, 
2016 to 123 property owners within 120m of the subject properties, as well as 
community stakeholders including the Talbot North Neighbourhood, the Architectural 
Conservancy Ontario – London Region, London & Middlesex Historical Society, and the 
Urban League. Notice was of the public participation meeting was also published in The 
Londoner on September 15, 2016. 
 
 

 POLICY REVIEW  

 
Section 2.6.1 of the Provincial Policy Statement (2014) directs that “significant built 
heritage resources and significant cultural heritage landscapes shall be conserved.” 
“Significant” is defined in the Provincial Policy Statement (2014) as, in regards to 
cultural heritage and archaeology, “resources that have been determined to have 
cultural heritage value or interest for the important contribution they make to our 
understanding of the history of a place, and event, or a people.” The objectives of 
Chapter 13 (Heritage) of the City of London’s Official Plan comply with these policies. 
The Strategic Plan for the City of London 2015-2019 identifies heritage conservation as 
an integral part of “Building a Sustainable City.” 
 
Downtown Plan 
Heritage is one of 9 Values cited in Our Move Forward: London’s Downtown Plan, 
noting, “when planning for new development, integration with the existing heritage will 
be a foremost consideration”. The plan’s strategic directions most relevant to this 
application are 5.1 “Continue to support the development of a larger residential 
community in the downtown to foster a local trade market to offer a diverse array of 
neighbourhood ‘daily needs’ commercial enterprises” and 5.5 “Create a distinct urban 
neighbourhood that builds upon and conserves downtown’s cultural heritage values”.  
 
Zoning By-law Amendment Application (Z-8617) – Rygar Properties Inc. 
Council, at its meeting held on September 13, 2016 approved a zoning by-law 
amendment to allow for a comprehensive, phased redevelopment of a 0.6 ha site which 
incorporates the subject heritage listed properties. Overall, the redevelopment is 
intended to include a total of three (3) mixed-use apartment buildings containing a total 
of 703 residential units, 729 parking spaces and 1,670m2 of commercial/retail space on 
the ground floor across the three buildings.  The redevelopment will be facilitated 
through a site-specific bonus zone which will allow for an increased density of 1,200 
units per hectare and building heights ranging from nine to thirty-eight storeys, in return 
for Rygar Properties Inc. entering into an agreement with the City of London which 
secures a range of matters outlined in the amending Zoning By-law. The matters 
relating to heritage conservation and commemoration are addressed below in this 
report. 
Building Code Act  
The following documents were submitted as part of the Zoning By-law Amendment 
application (Z-8617): Review of Existing Structural Capacity (Jablonsky, Ast and 
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Partners, June 25, 2015); Assessment of Fungal Spores, Moisture, and Indoor Air 
Testing (JMF Environmental, December 15, 2015); Limited Phase II Environmental Site 
Assessment (exp Services Inc., December 23, 2014); and, Heritage Overview Report 
(Stantec Consulting Ltd., January 4, 2016). As property condition is not a criterion of 
consideration for designation under the Ontario Heritage Act, the materials were 
forwarded to the Building Division. On July 8, 2016 all 6 Camden Terrace properties 
were issued “Unsafe Building-Order to Make Safe pursuant to Subsection 15.9-(4) of 
the Building Code Act, 1992”, with Remedial Action noted to “demolish or repair the 
building in accordance with the 2012 Ontario Building Code”. 
 
 

 CULTURAL HERITAGE EVALUATION 

 
Pursuant to the Ontario Heritage Act, Municipal Council may include, or “list”, properties 
on the Register that it “believes to be of cultural heritage value or interest.” 479-489 
Talbot Street is considered to have potential cultural heritage value or interest as a 
Priority 1 heritage listed property. 
 
Priority levels were assigned to properties included in the Inventory of Heritage 
Resources as an indication of their potential cultural heritage value. Priority 1 properties 
are: 

“Buildings are London’s most important heritage structures and all merit 
designation under Part IV of the Ontario Heritage Act. They are worthy of 
protection through whatever incentives may be provided in terms of zoning, 
bonusing, or financial advantages and may be designated without owner’s 
consent. This group includes not only landmark buildings and buildings in pristine 
condition, but also lesser well-known structures with major architectural and/or 
historical significance and important structures that have been obscured by 
alterations which are reversible” (Inventory of Heritage Resource, 2005). 

 
The Inventory of Heritage Resources states that further research is required to 
determine the cultural heritage value or interest of heritage listed properties.  
 
479-489 Talbot Street was evaluated by LACH’s Stewardship Subcommittee, with the 
assistance of City Heritage Planners, to determine cultural heritage value or interest, in 
accordance with the following criteria established under Ontario Heritage Act Regulation 
9/06:  

i. Physical or design value; 
ii. Historical or associative value; and/or, 
iii. Contextual value.  

 
 
 
 
A property is required to meet one or more of the abovementioned criteria to merit 
protection under Section 29 of the Ontario Heritage Act. This evaluation resulted in the 
preparation of the Statement of Cultural Heritage Value or Interest, attached as 
Appendix C, which accompanied LACH’s 2015 recommendation to Council that notice 
be given of intention to designate the subject properties.  
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2015 Council Direction: 
 
At the September 21, 2015 Planning and Environment Committee meeting there was 
substantial discussion around the LACH’s recommendation.  Rygar’s representatives 
made submissions and advised the committee of their intent to submit an application for 
a Zoning By-law amendment which would allow for a comprehensive redevelopment of 
the subject lands.  Rygar also questioned the timing of the recommendation to 
designate, given previous approaches by Staff and Municipal Council to consider 
designation of heritage resources in tandem with current applications under the 
Planning Act, and given that they were in the process of preparing a Heritage Study 
which would soon be submitted to the City.  Municipal Council resolved that the LACH 
recommendation: 
 

BE REFERRED to the Civic Administration to consider in conjunction with the 
evaluation of future planning applications regarding these properties 

 
The recommendation from Municipal Council outlined above was intended to provide 
Council with an opportunity to see the “complete picture” prior to making a decision on 
the designation of the heritage listed properties subject of this report and heritage listed 
properties at 93-95 Dufferin Avenue.  Also of relevance, Municipal Council resolved 
that: 

The Civic Administration BE REQUESTED to work with the developer to 
evaluate opportunities to integrate heritage elements into the design (of the 
redevelopment). 
 

2016 LACH Recommendations: 
 
The following recommendation in the report from the LACH meeting held on July 6, 
2016, was included on the Planning and Environment Committee’s July 18, 2016 
meeting agenda and reported to Council on its July 26, 2016 meeting agenda:  
 
That the Civic Administration BE ADVISED that the London Advisory Committee on 
Heritage (LACH) continues to support, and reiterates, its previous recommendation 
related to the properties located at 100 Fullarton Street, 475 – 501 Talbot Street and 93 
– 95 Dufferin, as follows, which was adopted by Municipal Council at its meeting held on 
September 29, 2015: 
  

“That the following actions be taken with respect to the 11th Report of the 
London Advisory Committee on Heritage from its meeting held on September 9, 

2015:   
a)       the following actions be taken with respect to part a) and b) of clause 6 of 

the 11th Report of the London Advisory Committee on Heritage, having to 
do with the proposed designation of the properties located at 79, 481, 483, 
485, 487 and 489 Talbot Street (Camden Terrace) and 93 – 95 Dufferin 

Avenue:  
i)          the owner BE REQUESTED to stabilize the above-noted 

structures during the winter season;  
ii)         parts a) and b) of clause 6 of the 11th Report of the London 

Advisory Committee on Heritage BE REFERRED to the Civic 
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Administration to consider in conjunction with the evaluation of 
future planning applications regarding these properties; it being 
noted that part a) and b) of clause 6 of the 11th Report of the 
London Advisory Committee on Heritage reads as follows: 

 “a)      a Notice under the provisions of Section 29(3) of the Ontario 
Heritage Act, R.S.O. 1990, c. O. 18, of the Municipal 
Council’s intention to designate the properties located at 
479, 481, 483, 485, 487 and 489 Talbot Street (Camden 
Terrace) to be of cultural heritage value and interest BE 
GIVEN, for the attached reasons;  

  
b)         a Notice under the provisions of Section 29(3) of the 

Ontario Heritage Act, R.S.O. 1990, c. O. 18, of the Municipal 
Council’s intention to designate the properties located at 93 
– 95 Dufferin Avenue to be of cultural heritage value and 
interest BE GIVEN, for the attached reasons;” 

 iii)       the Civic Administration BE REQUESTED to work with the 
developer to evaluate opportunities to integrate heritage elements 
into the design;  

  
it being noted that the Planning and Environment Committee heard verbal 
presentations from W. Kinghorn, Chair, LACH and J. Rodgers, Rygar Properties 
Inc. and reviewed and received a communication dated September 15, 2015, 
from J. Rodgers, Rygar Properties Inc., with respect to these matters.” 

          
it being noted that the LACH noted the following additional information: 
  

         the LACH approves of most of the aspects of the project, particularly with 
respect to the heritage façades proposed to be incorporated in the project; 

         the LACH supports the requirement that the designated elements may require 
alteration to permit the removal of parts of structure(s); and, 

         the LACH understands that potential difficulties with structures and site 
conditions exist, and if it proves necessary, the LACH would support the 
rebuilding of structures/facades, using original materials, in situ, within the project 

 
it being further noted that the LACH received delegations from M. Rivard, Stantec 
Consulting (see attached presentation) on behalf of the applicant, M. Tomazincic, 
Manager, Current Planning and J. Hunten and M. Tovey. 
 
Regarding the 9th Report of the London Advisory Committee on Heritage from its September 
14, 2016 meeting, the Planning and Environment Committee at its meeting held on September 
19, 2016 took the following action regarding Camden Terrace: 
That it BE NOTED that the London Advisory Committee on Heritage (LACH) held a general 
discussion with respect to this matter and the LACH confirmed that he following actions be 
taken with respect to Camden Terrace:  
 

a) notice under the provisions of Section 29(3) of the Ontario Heritage Act, R.S.O. 1990, 
c. O. 18, of the Municipal Council’s intention to designate the properties located at 479, 
481, 483, 485, 487 and 489 Talbot Street (Camden Terrace) to be of cultural heritage 
value and interest BE GIVEN as recommended by the London Advisory Committee on 
Heritage in 2015; and,  
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b) the Municipal Council BE ADVISED that the London Advisory Committee on Heritage 
does not consent to the demolition of the above-noted properties.  

 
The Planning and Environment Committee’s recommendation above is reported on Council’s 
September 27, 2016 meeting agenda. 
 
 
 

 ANALYSIS 

 

Working with Council direction as noted above, Administration considered several 
options presented by Rygar to integrate heritage elements into its proposed 
development design. This work was informed by a Heritage Overview Report prepared 
by, and in dialogue with Rygar’s heritage consultant.   
 
The in-situ retention of defined heritage attributes and much of the general built form of 
the 93-95 Dufferin Avenue heritage listed properties was established in the 
recommended bonus zone by-law. The conservation of those heritage attributes will be 
achieved through designation under the Heritage Act.  
 
From the time of its initial planning application, Rygar’s proposed development design 
has been predicated on presenting a Talbot Street building frontage using a 
contemporary architectural expression, with extensive use of transparent glass. 
Consistent with that direction, earlier iterations of its proposal illustrated a new facade in 
a design inspired by a selection of architectural features and general architectural 
expression of Camden Terrace located next to the heritage listed Dufferin Street 
properties.  Rygar considered Administration’s requests to retain Camden Terrace in 
situ on Talbot Street and responded that this option was not feasible. Since the 
conservation of its general built form or defined heritage attributes could not be secured, 
designation of properties at 479-489 Talbot Street under the Heritage Act did not form 
part of Administration’s recommendation on the bonus zoning by-law amendment and 
Council chose not to move forward with heritage designation. 
 
However, in an effort to achieve a level of heritage conservation outside of preserving 
the full or partial retention of Camden Terrace’s in situ built heritage attributes, 
Administration requested that Rygar develop a meaningful strategy for incorporating into 
its proposed development the commemoration of Camden Terrace’s tangible and 
intangible heritage value. The response is detailed in Appendix D, and is summarized in 
the Sept 6, 2016 Planning & Environment Committee report as follows: 
 
Heritage Commemoration: 
 
Consistent with the heritage commemoration strategy submitted by the applicant’s 
heritage planner, significant attributes of the built heritage resource located at 479-489 
Talbot Street (Camden Terrace) shall be commemorated by: 

 The documentation and storage of original materials including brick and 
exterior masonry work.  

 The construction of a commemorative monument which interprets a range 
of the significant heritage attributes of the Camden Terrace front facade in 
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the manner generally shown in Schedule “1” to the amending by-law. 

 The provision of plaques, interpretive signage and/or other commemorative 
items which relate to the heritage attributes of the site and includes the 
following subject matter: site history with an emphasis on 19th century 
character of the Talbot Street Corridor; the origins and construction of 
Camden Terrace; and, details regarding the deconstruction and 
reconstruction of the commemorative monument (facade replication). 

 The provision of two-storey vision glass panels along the length of the 
Talbot Street building façade which is east of the commemorative 
monument so as to maintain public views to the monument in perpetuity. 

 
These features are to be achieved among the facilities, services and matters to be 
provided as outlined in the recently approved bonus zone, which will be secured by the 
requirement that Rygar Properties Inc. enter into an agreement with the City of London 
to do so.   
 

 CONCLUSION 

 

Staff have considered LACH’s recommended heritage designation for the Camden 
Terrace properties in the context of Rygar’s site-specific redevelopment proposal.  This 
report is specifically intended to deal with the demolition request received for these 
heritage listed properties exclusively in the context of the Zoning By-law amendment 
application approved by Council on September 13, 2016.  Congruent with that decision, 
Administration recommends that Municipal Council consent to the demolition of these 
properties, and that Camden Terrace be commemorated through the building of a 
structure/facade, using original materials, and supplemented with other interpretive 
features within the project. 
 
Consistent with steps necessary to implement the commemoration strategy, prior to 
building demolition the property owner will be required to prepare detailed scaled 
architectural drawings of the subject properties, and during demolition, salvage from the 
building and store original exterior materials including brick and exterior masonry work 
for re-use in the commemorative monument specified the applicable zoning for the 
property. 
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SUBMITTED BY: 

 
 
 
 

 
JIM YANCHULA, MCIP, RPP 
MANAGER 
URBAN REGENERATION 

RECOMMENDED BY: 

 
 
 
 

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

 
2016-08/18 
jy/  
 
Attach:   
 Appendix A — Map 
 Appendix B — Illustrative Images 
 Appendix C — Statement of Cultural Heritage Value or Interest 
 Appendix D — Stantec Consulting Ltd. August 19, 2016 letter 
   Reference: Commemoration Overview, 479-489 Talbot Street, City of 

London Ontario 
  
Y:\Shared\policy\HERITAGE\Demolition\Talbot Street, 479-489 - Camden Terrace\2016-10-03 PEC\2016-10-03 PEC 
479-489 Talbot Street - demolition request.docx9 
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APPENDIX A — Map  
 

 

Map 1: Property location of 479-489 Talbot Street. 

 

 
  



                                                                       Agenda Item #     Page # 
     Agenda Item #      Page # 

  
J. Yanchula 

 
 

 

 

11 

 

  

 

APPENDIX B — Images 
 

 
Image 1: View of Camden Terrace looking 
northwest.  

 
Image 2: View of Camden Terrace looking 
southwest.  

 
Image 3: 479-481 Talbot Street, southerly two 
units of Camden Terrace.  

 
Image 4: 483-485 Talbot Street, middle two 
units of Camden Terrace.  

 
Image 5: 487-489 Talbot Street, northerly two 
units of Camden Terrace. 
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APPENDIX C — Statement of Cultural Heritage Value or Interest for Camden 
Terrace as provided by the London Advisory Committee on Heritage 
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APPENDIX D — Stantec Consulting Ltd. August 19, 2016 letter  
Reference: Commemoration Overview, 479-489 Talbot Street, City of London 
Ontario
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