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  TO:  CHAIR AND MEMBERS  
PLANNING & ENVIRONMENT COMMITTEE 

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

 SUBJECT: SERVICE REVIEW OF COMMUNITY IMPROVEMENT PLAN 
INCENTIVES 

MEETING ON APRIL 24, 2017 

 

 RECOMMENDATION 

That, on the recommendation of the Managing Director, Planning and City Planner, the 
following actions BE TAKEN regarding the service review of the City’s Community 
Improvement Plans (CIPs) and associated incentive programs: 
 

a) The Residential Development Charges Programs for Downtown and Old East 
Village Community Improvement Plan Project Areas BE AMENDED to require the 
payment of the residential development charge at the time of building permit (“up 
front”) by the Applicant, and provide a phased grant-back program to re-pay the 
residential development charge, IT BEING NOTED THAT this program change will 
generate an estimated $620,000 of operating savings per year and $6,000,000 of 
one-time savings;  
 

b) The City-wide Industrial Development Charge Program BE AMENDED to 
distinguish between targeted and non-targeted industrial uses to provide a 
maximum development charge rebate of $250,000 equal to 50% of the 
development charge for the first $500,000 for non-targeted industrial uses; 
 

c) The Rehabilitation and Redevelopment Tax Grant Programs for the Downtown and 
Old East Village Community Improvement Plan Project Areas BE AMENDED to 
increase the value of the grants for the retention and rehabilitation of properties 
designated under the Ontario Heritage Act;  
 

d) The Rehabilitation and Redevelopment Tax Grant Program, as amended, BE 
PROVIDED for eligible properties located in the SoHo Community Improvement 
Plan Project Area, noting that this program was previously approved as part of the 
SoHo Community Improvement Plan, but not funded; 
 

e) The Upgrade to Building Code Loan and Grant Programs for the Downtown, Old 
East Village and SoHo Community Improvement Plan Project Areas BE 
AMENDED to increase the value of the loans available under these programs up 
to $200,000 capped at 50% of the completed eligible improvements;  

 
f) The Upgrade to Building Code Loan and Grant Programs for Downtown and the 

Old East Village Community Improvement Plan Project Areas BE AMENDED to 
re-activate the “Forgivable Loan” programs for targeted uses within defined areas 
of the Downtown and Old East Village CIP project areas for a period up to three 
years;  
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g) The Façade Improvement Loan and Grant Programs for Downtown, Old East 
Village and SoHo Community Improvement Plan Project Areas BE AMENDED to 
increase the value of the loans available under these programs up to $50,000 
capped at 50% of the completed eligible improvements;  

 
h) The Façade Improvement Loan and Grant Programs for Downtown and Old East 

Village Community Improvement Plan Project Areas BE AMENDED to re-activate 
the “Forgivable Loan” programs for targeted uses within defined areas of the 
Downtown and Old East Village CIP project areas for a period up to three years;  
 

i) Industrial Corridor Enhancement Grant Program BE FUNDED up to $40,000 per 
year for eligible properties located within the Highway 401/402 Corridor, noting that 
this program was previously approved as part of the Industrial Lands Community 
Improvement Plan, but not funded; 
 

j) Staff BE DIRECTED to amend the Downtown Community Improvement Plan to 
expand the Community Improvement Plan Project Area boundary to include the 
Richmond Row area, and that the following programs be provided in the Richmond 
Row area: 
 

i) Façade Improvement Loan Program 
ii) Building Code Loan Program 

 
k) A portion of the savings generated by the Community Improvement Plan 

amendments described in Clause (a) above BE IDENTIFIED to potentially fund 
the following new programs pending the conclusion and Council adoption of the 
Hamilton Road and Lambeth Community Improvement Plans: 
 

i) Façade Improvement Loan Program (Hamilton Road and Lambeth) 
ii) Building Code Loan Program (Hamilton Road) 

 
l) That $200,000 of annual net savings generated as a result of this service review 

of the Community Improvement Plan program BE DIRECTED to address the 
budgeted savings target for the 2016-2019 multi-year budget; 
 

m) Staff BE DIRECTED to consider Forgivable Loan Programs for the SoHo, Hamilton 
Road and Lambeth Community Improvement Plan Project Areas as part of the 
2024-2027 Multi-year Budget process; and, 
 

n) That Community Improvement Plans for the following Community Improvement 
Plan Project Areas BE AMENDED to include performance measures and 
indicators of success to align with current City policies and Council strategic 
directions:  

 
i) Airport Area Community Improvement Plan; 
ii) Brownfield Community Improvement Plan; 
iii) Downtown Area Community Improvement Plan (including the “Richmond 

Row” expansion area); 
iv) Heritage Community Improvement Plan; 
v) Industrial Community Improvement Plan; 
vi) Old East Village Community Improvement Plan; and 
vii) SoHo Area Community Improvement Plan;  
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IT BEING NOTED THAT the program changes recommended above (a through i, above) 
will come into effect on January 1, 2018 following the preparation of new program 
guidelines for these programs; and, 
 
IT BEING FURTHER NOTED THAT these amended programs (identified in 
recommendations a through i, above) will expire no later than December 31, 2023 
pending a Municipal Council review of the program results to be provided prior to the 
adoption of the 2024-2027 Multi-year Budget, and that the review identify interim funding 
for any programs recommended to be carried forward to ensure that there is not a gap in 
program delivery. 
 

PREVIOUS REPORTS PERTINENT TO THIS MATTER 

August 22, 2016  PEC – Information Report on Public Engagement process for the 
Evaluation of Community Improvement Plan Incentives 

February 1, 2016 PEC – Evaluation of Community Improvement Plan Incentives 

May 19, 2015 PEC - Development Charges Grant Program for Downtown and Old 
East Village CIP Areas  

April 7, 2015 PEC - Evaluation of Community Improvement Plan Incentives 

March 23, 2015 PEC - Fibre Optic Connection Grant Pilot Program for Downtown 
London 

March 2, 2015 PEC - Development Charges Grant Program for Downtown and Old 
East Village CIP Areas 

Feb. 2, 2015 PEC - Development Charges Grant Program for Downtown and Old 
East Village CIP Areas  

August 26, 2013 Strategic Priorities & Policy Committee – Strategic Change in 
Delivery of Development Charge Exemptions and Incentives 
Policies. This is the report that lead to the small business incentives 

 

 PURPOSE AND SUMMARY 

 

The purpose of this report is to update Council regarding the evaluation of current 
Community Improvement Plan (CIP) programs and the results of the consultation 
process.  This report concludes the service review of the current CIP incentives in London.  
This report also provides recommendations for Council’s consideration on the range of 
financial incentives offered through the City’s Community Improvement Plan (CIP) 
programs, and recommended changes to those programs.  The report also identifies next 
steps, including budgeting for both the revised and future programs, and subsequent 
amendments to the City’s Community Improvement Plans. 
 

Executive Summary 

 The CIP Service Review has identified $620,000 in annual program savings and 
$6 million in one-time savings, primarily as a result of changing the program 
requirements for the Residential DC Grant Program to require that the Applicant 
pay the required calculated DCs for the project “up-front” at the time of building 
permit 

 The service review will provide an annual $200,000 contribution by Planning 
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Services to the City’s Corporate Services Review 

 The service review has identified sufficient funds to implement the Rehabilitation 
Tax Grant Program in SoHo. 

 The service review has identified sufficient funds to increase the value of the 
Building Code Upgrade Loans and Façade Improvement Loans. 

 The service review has identified sufficient funds to reinstate the Forgivable 
Loan programs in Downtown and Old East for a period up to three years.   

 The service review has identified sufficient funds within the current budget 
envelope to support new programs in the proposed Hamilton Road and Lambeth 
CIP project areas, and to extend some programs to the expanded 
Downtown/Richmond Row BIA area. 

 
The chart below summarizes the savings and proposed program changes funded by 
these savings. 
 
SAVINGS      FUNDED BY SAVINGS 
 
 
  Façade Loans 
1.  

yearyears years years 
 
 
 

 
 
 
 
 
 

  
  
  
 
    

 
 
 
 
 
 
  
  
 
 
 

(*) CIP process currently underway  
 

Summary of Further Analysis/Future Reports 

 Prepare revised program guidelines for the programs to be implemented on 
January 1, 2018, and report back to Council for information. 

 Revise program guidelines for Airport, Brownfield, and Heritage CIP programs. 

Residential 

Development Charges Grant 

 

Require that applicants pay for 

their full development charge, 

and then grant back the 

development charge over a 

scheduled period (10 years in 

most cases) 

 

Savings 

$ 620k /year 

$ 6 Million one-time 

 

Industrial 

Development Charges Grant 

 

Reduce the development 

charge grant offered to non‐

targeted industrial uses to 

50% of the development 

charge on first $500k in DCs 

(i.e. $250,000 maximum cap) 

Savings 

$TBD 

Façade Loans 
1. Increase max value of loan to $50k 
2. Expand program to Richmond Row 
3. Expand program to Hamilton Road (*) 
4. Expand Program to Lambeth (*) 
5. Re-establish forgivable loan portion for 3 years 
for some areas 

Building Code Loans 
1. Increase max value of loan to $200k 
2. Expand program to Richmond Row 
3. Expand program to Hamilton Road (*) 
5. Re-establish forgivable loan portion for 3 years 
for some areas 

Tax Grant Program 
1. Apply Program to SoHo program area 
2. Increase tax grant schedule for heritage 
designated properties (to create greater incentive 
for retention) 

Fund Industrial Corridor Enhancement Grant 
Program 

$ 200k savings to 4-year budgeted savings target 
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 Amend the current CIPs (Downtown, Old East Village, SoHo, Airport, Brownfield, 
Heritage and Industrial Lands) as required to provide performance 
measures/indicators of success. 

 Amend the Downtown CIP and the Official Plan to expand the Downtown CIP 
project area to include Richmond Row.  Sources of financing for potential new 
programs arising from the expanded CIP project area have been identified through 
this CIP service review. 

 Possible future amendment to the Official Plan to add the Hamilton Road CIP and 
Lambeth CIP project areas, and to adopt new CIPs for those CIP project areas. 

 Annual and 5-year monitoring reports of program activity and success. 

 Sources of financing for potential new programs arising from the new Hamilton 
Road and Lambeth CIPs have been identified through this CIP program review.   

 
Summary of Proposed Programs 

 

 Community Improvement Plan Area 

Program  Downtown Old East 
Village 

SoHo Hamilton 
Road * 

Lambeth* Industrial- 
Targeted 

Industrial-
Non-
targeted 

Façade Loans 
 X X X 

 
X 

 
X   

Forgivable 
Façade Loans  

X X  
  

  

Upgrade to 
Bldg Code 
Loans 

X X X 
 

X 
 

  

Forgivable 
Building Code 
Loan 

X X  
  

  

Rehabilitation 
and 
Redevelopment 
Tax Grant 

X X X 

  

  

Residential DC 
Grant 

X X  
  

  

100% Industrial 
DC 

   
  

X  

50% Industrial 
DC/maximum 
$500,000 

   
  

 X 

 
*CIP process currently underway 
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 RECOMMENDED CHANGES TO FINANCIAL INCENTIVE PROGRAMS 

 
Based on the results of public consultations and Staff review conducted throughout 2016, 
the following changes are recommended for incentive programs offered through the 
existing Downtown CIP, Old East Village CIP, SoHo CIP and Industrial CIP. The 
recommended changes to each program are shown below. 
 
DEVELOPMENT CHARGE PROGRAMS 
 
1. Residential Development Charges Grant (OEV and Downtown) 
 
The current Residential Development Charges (DC) grant program provides a 100% 
rebate for residential development charges in eligible areas of the Downtown and Old 
East Village CIP project areas.  There is currently no limit to the dollar value of the grant 
provided, that is, the value of the grant is equal to 100% of the development charge to be 
paid, and the grant is paid at the time of building permit application.  There is no cost to 
the developer under this program, as the City pays the DCs owing on behalf of the 
developer.  As discussed in previous reports, there is a risk associated with this approach, 
as Council must maintain a significant DC reserve fund to account for the potential for 
large (or multiple) draws that are tied to the number of and type of units to be developed 
in each eligible project, which can exceed several million dollars.  
 
Under the recommended changes, applicants would pay all applicable DCs and apply to 
the City for the grant program at the time of building permit issuance.  The City will then 
issue a Commitment Letter, including repayment schedules for the grant.  The Residential 
DC Grant annual schedule is based on the tax increment associated with a development, 
that is, the municipal portion of tax lift that occurred as a result of the development.  The 
scheduled grant-back will be equivalent to 100% of the municipal portion of the tax 
increment each year until all the DCs have been repaid to the eligible applicant. 
 
For eligible properties, the DC grant program allows for a combined DC grant and a tax-
back increment rebate simultaneously.  The DC grant is capped at the amount of DCs 
paid by the applicant.  The tax back grant and the DC grant will both commence in the 
same year, after a re-assessment 
 
Rationale for Residential DC Grant Program Changes 
 

 The recommended changes will eliminate the current risk of the City not having 
sufficient funds to pay for the development charges grant up-front. 

 The recommended changes generate $620,000 in annual savings. 

 The recommended changes generate $6 million in one-time savings. 

 The recommended changes will add stability to the financial planning process by 
requiring the Applicant to pay the development charges up-front, and providing a 
window to pay back the development charges paid by the Applicant. 

 The developer will still receive 100% of the value of the development charge as 
grants. 

 If eligible, the developer would also receive a Rehabilitation and Redevelopment 
Tax Grant. 
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Illustrative Examples of the Recommended Changes to the Residential DC Grant 
Program 
 
The City of London has three categories or levels of tax increment grants.  Each level has 
a different sliding schedule allowing for a stepped introduction of the increase in municipal 
property taxes related to a new development’s impact on assessed value.  For illustrative 
purposes, a cleared site (i.e. a Level 3 grant starting at 60% tax-back) is shown in the 
Table below.  When combined with the Rehabilitation and Redevelopment Grant, the DC 
grant schedule will create a rebate that is the equivalent to 100% of the municipal portion 
of the tax lift.   
 
Recommended Downtown and OEV Residential DC Grant (Level 3 Example) 
 

Grant 
Program 
Year 

DC Grant in Percentage of Tax Increment 

Tax Increment Grant  
(Example of Level 3 
Property) 

Remainder of Increment 
to be granted from DCs 
paid 

Total % of 
Annual Tax 
Increment 

1 60 % 40 % 100 % 

2 60 % 40 % 100 % 

3 50 % 50 % 100 % 

4 40 % 60 % 100 % 

5 30 % 70 % 100 % 

6 20 % 80 % 100 % 

7 10 % 90 % 100 % 

8 10 % 90 % 100 % 

9 10 % 90 % 100 % 

10 10 % 90 % 100 % 

 
The Rehabilitation and Redevelopment Tax Grant program is capped on a ten year 
schedule based on the 3 grant levels, however, the Residential Development Charges 
grant will be equal to the DCs paid at the time of building permit issuance, and could take 
fewer than (or more than) the ten years to pay back the value of the development charges. 
 
The grant schedule will begin after a building has been constructed, the property has 
been re-assessed for property tax purposes, and the first year of property taxes have 
been paid to the City.  Based on actual timelines of projects in the City, the financial 
assumptions are based on approximately four years from building permit issuance to Year 
1 of the grant being paid.  Commitment letters to the applicant from the City will be 
provided at the time of initial building permit issuance and DC payment.   
 
As a further illustration of the DC grant program, a hypothetical apartment tower built 
under Level 3 (a cleared/vacant site) eligibility is shown below. 
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Example of Level 3 Building’s Residential DC Program Schedule 

 
 
Residential DC Grant Program Implementation 
 

 The recommended changes to the Residential DC grant program will take effect 
January 1, 2018. 

 Building will administer the Residential DC grant program in coordination with 
Planning, Finance, and Development Services, as required. 

 The program will end on December 31, 2023, with a review to be completed prior 
to the expiration of the program to confirm that the program will expire, or assess 
whether the program should be renewed or modified.  All commitments entered 
into prior to any expiration would be honoured.   

 
2. Industrial Development Charges Grant (City-wide) 
 
The current Industrial Development Charges Grant program is a 100% rebate for DCs for 
eligible industrial uses in industrial buildings within the Industrial Lands CIP project area, 
which covers all lands within the Urban Growth Boundary. There is currently no maximum 
value of the grant provided.  Grants are provided to offset the value of the DCs to be paid 
at the time of building permit application.  The grant is a contribution by the City for the 
value of the DC to be paid. 
 
To align with corporate economic development strategies, including the Industrial Lands 
Development Strategy, the recommended change to the program is to differentiate two 
categories of industrial uses: targeted and non-targeted.  The Industrial DC Grant will 
remain a 100% grant for targeted industrial uses.  For non-targeted industrial uses, a 
grant equivalent to 50% of the value of the DCs to be paid up to $500,000 (maximum 
grant of $250,000), with the remainder of the DCs above $500,000 to be fully paid for by 
the applicant.  As is the case under the current program, the DC grant for targeted uses 
will be applied at the building permit counter (meaning the 100% rebate is provided up-
front and the applicant does not pay DCs).   
 

Development Charges: 4,000,000$             

Tax Increment:  650,000$                

Assessed Value: 55,000,000$          

Year Annual Grant Amount 

Rate (%) $ Rate (%) $ (= 100 % of Increment)

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$                            

Totals 1,950,000$             4,000,000$        5,950,000$                        

Tax Rebate (TIG) DC Rebate
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To provide certainty to applicants under this program, the category of use (Targeted or 
Non-Targeted) will be established at the earliest possible stage (i.e. at Site Plan or at the 
outset of any required Planning/Building processes before the building permit is issued). 
 
The categories “targeted” and “non-targeted” will be based upon existing definitions within 
the Industrial Lands Community Improvement Plan.  The Non-Targeted Industrial 
Buildings will include, but may not be limited to: warehouses, transportation and logistics, 
businesses that store and process data for retrieval, and truck terminals.  The Targeted 
Industrial Buildings will include, but may not be limited to: manufacturing, agri-food and 
beverage processing, defence and aerospace, and research, development and 
commercialization, consistent with the targeted uses identified in the City’s Industrial 
Lands Development Strategy.   
 
Rationale for Industrial DC Grant Program Changes 
 

 The proposed changes to the Industrial DC Grant align with and implement 
Council’s economic development and employment goals including those of the 
Industrial Lands Development Strategy. 

 The City, in consultation with the London Economic Development Corporation 
(LEDC), has developed strategic plans that focus on key industrial sectors. 

 This program proposes that new development for industrial uses relating to these 
targeted sectors would not pay development charges – the City of London would 
pay for these development charges (as is currently the case); 

 New development for industrial uses that are not targeted would receive a grant 
equal 50% on development charges with a maximum cap of $250,000; 

 Non-targeted industrial uses, such as warehouses, can be very large and their 
development charges can be very large as a result, noting that a 15 year average 
(using current DC rates) for warehouses is an average Development Charge of 
$600,000; 

 This approach strategically links incentives to targeted uses – those that will 
generate more employment and multiplier employment (spin-offs) and also will 
have the largest impact on developing London’s economy for the future. 

 
Example of Industrial DC Program Changes 

  

Building 
(Category) 

Applicable 
Development 
Charges ($) 

Applicable 
Grant (%) 

DC Grant 
Amount 

DCs 
Payable by 
Applicant 

Agri-Food 
Manufacturer 
(Targeted) 

 
$ 600,000 

 
100% 

 
$ 600,000 

 
$ 0 

Shipping/ 
Warehousing 
(Non-Targeted) 

 
$ 600,000 

 
50% /maximum 
$250,000 

 
$ 250,000 

 
$ 350,000 

 
Industrial DC Grant Program Implementation 
 

 The recommended changes to the Industrial DC grant program will take effect 
January 1, 2018. 

 The program will end on December 31, 2023, with a review to be completed prior 
to the expiration of the program to confirm that the program will expire, or assess 
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whether the program should be renewed or modified.  All commitments entered 
into prior to any expiration would be honoured. 

 Building will administer the Residential DC grant program in coordination with 
Planning, Finance, and Development Services, as required. 

 The category for grant eligibility will be confirmed by the City by the earliest 
possible means – i.e. through the planning and/or site plan process and/or building 
permit application.   

 
TAX INCREMENT GRANT PROGRAMS 
 
The City currently offers two tax increment grant programs; one under the Heritage 
Community Improvement Plan, and a Rehabilitation and Redevelopment Tax Grant 
program that is available in the Downtown and the Old East Village CIP project areas.  
Program changes are not recommended for the Heritage CIP tax increment grant 
program.  Program changes are recommended for the Rehabilitation and Redevelopment 
Tax Grant, and are described below. 
 

1. Rehabilitation and Redevelopment Tax Grant (OEV, SoHo, and Downtown) 
 
The current Rehabilitation and Redevelopment Tax Grant is based on a sliding scale that 
phases in the payment of the municipal portion of property taxes associated with the 
increased value of a property after a new development occurs.  This is through the 
provision of a grant to offset the increased property taxes arising from the development 
or redevelopment of a property.  The increase in taxes caused by the development, that 
is, the tax lift or tax increment, is based on the pre- and post- development assessment 
values of a property.   

 
This Tax Grant program identifies three categories of development based on the type of 
property: 

 “Level 1” is for developments that include retention and adaptive reuse of a 
heritage-designated property. 

 “Level 2” is developments that include retention of a building that is not 
heritage-designated. 

 “Level 3” is for development on vacant or under-utilized lots, such as parking 
lots.  

 Rebate period is 10 years for all three levels of the program. 
 

The recommended program change is to increase the value of the grant for Level 1 
properties to encourage the adaptive re-use of properties designated under the Ontario 
Heritage Act, and to activate the program for properties located within the SoHo CIP 
project area.  This program was approved as part of the adoption of the SoHo CIP in 
2011, but the program has never been funded.  This Tax Grant program does not apply 
to the Old Victoria Hospital (OVH) lands. 

 
Rationale for Program Changes 
 

 There is a strong community desire to retain and incorporate heritage buildings 
into new development projects. 

 Increasing the Level 1 (designated heritage property) grant would create a greater 
differential between retaining a heritage structure and demolishing a heritage 
structure (100% grant for the retention of a designated property in Year 1 vs. 70% 
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grant for a Level 2 development or a 60% grant for the development of property 
that is vacant (Level 3)), thus providing more incentive to retain and incorporate 
designated heritage properties into a new development. 

 The program change is recommended to apply in the Downtown, Old East Village, 
and SoHo CIP project areas, areas with significant built heritage. 

 The program is recommended to be activated in SoHo CIP project area.  The tax 
grant program was approved by Council when the SoHo CIP was approved in 
2011, however the program has never yet been funded.  This program does not 
apply in the OVH lands. 

 
Recommended Changes to Tax Grant Program, by Level 

 

 Level 1 Level 2 Level 3 

Year Current 
Proposed 

New 
No Change No Change 

1 80% 100% 70% 60% 

2 80% 100% 70% 60% 

3 70% 100% 60% 50% 

4 60% 90% 50% 40% 

5 50% 80% 40% 30% 

6 40% 70% 30% 20% 

7 30% 60% 20% 10% 

8 20% 50% 10% 10% 

9 10% 40% 10% 10% 

10 10% 30% 10% 10% 
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The chart below is an example to illustrate how the Level 1 tax increment grant applies 
under the current and proposed rebate schedules. 
 

Example of “Level 1” (Heritage) Property under Revised Program 
(Annual Tax Increment is $100,000) 

 

Existing Program Proposed New Program 

Year Grant (%) Rebate ($) Year Grant (%) Rebate ($) 

1 80% $80,000  1 100% $100,000  

2 80% $80,000  2 100% $100,000  

3 70% $70,000 3 100% $100,000  

4 60% $60,000 4 90% $90,000  

5 50% $50,000  5 80% $80,000  

6 40% $40,000  6 70% $70,000 

7 30% $30,000  7 60% $60,000 

8 20% $20,000 8 50% $50,000  

9 10% $10,000  9 40% $40,000  

10 10% $10,000  10 30% $30,000  

Total Grant   $450,000      $720,000  

 
 
Tax Grant Program Implementation 
 

 The recommended changes to the tax grant program will take effect January 1, 
2018. 

 The program will end on December 31, 2023, with a review to be completed prior 
to the expiration of the program to confirm that the program will expire, or assess 
whether the program should be renewed or modified.  All commitments entered 
into prior to any expiration would be honoured. 

 Planning Services will administer the tax grant program.   
  
 
GRANT AND LOAN PROGRAMS 
 

1. Upgrade to Building Code (Old East Village, SoHo, and Downtown 
CIP/Forgivable portion Downtown and Old East Village) 

 
The current Upgrade to Building Code program provides a loan up to $50,000 or half the 
value of eligible works (whichever is the lesser) to upgrade existing buildings to more 
modern building code standards.  The loan is provided to property owners once the works 
have been completed to cover 50% of the value of eligible works up to the maximum loan 
value of $50,000.  Eligible works include things such as upgrades to electrical and 
heating, ventilation and air conditioning (HVAC) systems, plumbing, windows and roofs.  
Loans are interest free and are amortized over ten years.  Only one application is 
permitted per property in the program areas of the Downtown, Old East Village and SoHo 
CIP project areas.   
 
Through the consultation process, program participants and the BIAs noted that the loan 
amount of $50,000 has not changed in many years or kept up with costs of construction 
works over the years of the program.  As a way to address building code issues 



                                                                                    Agenda Item #     Page # 
  

 
 
   

  
Planner: A. WATSON/T. MACBETH 

 

 
13 

  

comprehensively throughout a building and avail of multiple loans for a property, some 
buildings were considered to have multiple units in order to receive additional loans under 
the current program in instances where there was physical separation between units 
within a building. 
 
The recommended program changes are to increase the maximum Upgrade to Building 
Code loan amount from $50,000 to $200,000 per eligible property.  This enriched 
maximum loan amount would remain at 50% of eligible works.  It is also recommended 
that instead of one lifetime loan per property, that the program now permit one loan 
application per property every eleven years or one year after the previous loan is repaid 
to the City, whichever is less.   Payments are waived for the first six months after the loan 
issued.  
 
It is also recommended that the “forgivable” grant portion of the loan program be re-
activated in the Downtown and Old East Village CIP program areas.  This program was 
previously offered in the Downtown and Old East for a three year period that has since 
expired.  The recommended program would provide a grant, or forgivable portion of the 
loan up to a maximum of $25,000 per eligible property.  Eligibility for the forgivable portion 
of the Upgrade to Building Code loan would be limited to properties that contained a 
defined “targeted use”, and for a geographically defined area within the CIP project area.  
The Forgivable grant program would be for a three year period (January 1, 2018 to 
December 31, 2020). 
 
Targeted uses and geographic areas eligible for the forgivable loans within the Downtown 
and Old East Village will be reviewed as part of the development of the program 
guidelines.       
 
Rationale for Upgrade to Building Code Program Changes 
 

 Feedback from property owners and Business Improvement Areas has indicated 
the Upgrade to Building Code loan program as very effective for stimulating 
improvements to existing buildings; 

 The current maximum loan amount is too small, given the cost of interior 
improvements relating to the Building Code (the current cap was established over 
15 years ago); 

 The increased maximum loan will allow for more comprehensive building treatment 
and prevent unnecessary division of buildings (noting the program guidelines will 
be updated to ensure multiple loans are not permitted); 

 Business Improvement Areas and stakeholders have indicated that the forgivable 
loans have been important in stimulating investment, including for smaller 
businesses. 

 The forgivable portion of loans was previously offered in Downtown and Old East 
Village program areas – this recommended change would re-activate the former 
program for a limited (3 year) term.  
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Example of Building Code Loan Program Repayment 
 
The following table shows an example property loan repayment schedule comparing the 
current and proposed programs. 

 

Current Program Proposed New Program 

Loan Year Repayments Loan Year Repayment 

1 * $2,632 1* $10,526 

2 $5,263 2 $21,053 

3 $5,263 3 $21,053 

4 $5,263 4 $21,053 

5 $5,263 5 $21,053 

6 $5,263 6 $21,053 

7 $5,263 7 $21,053 

8 $5,263 8 $21,053 

9 $5,263 9 $21,053 

10 $5,263 10 $21,053 

Total $50,000  $200,000 
    

 
1* Payments are waived for the first six months after the loan is issued 
 

Example of Forgivable Building Code Loan Repayment  
 
The following table shows an example property’s loan repayment schedule and the “grant 
back” of the forgivable portion of the Upgrade to Building Code loan.  The example 
property is based on an arts and culture facility (targeted use) in a heritage conservation 
district within the targeted area of the downtown.  
 

Current Forgivable Program  Proposed New Forgivable Program  

Year Repayments Grant Back Year Repayment Grant Back 

1* $2,632 $1,316  1* $10,526 $1,316  

2 $5,263  $2,632  2 $21,053  $2,632  

3 $5,263  $2,632  3 $21,053  $2,632  

4 $5,263  $2,632  4 $21,053  $2,632  

5 $5,263  $2,632  5 $21,053  $2,632  

6 $5,263  $2,632  6 $21,053  $2,632  

7 $5,263  $2,632  7 $21,053  $2,632  

8 $5,263  $2,632  8 $21,053  $2,632  

9 $5,263  $2,632  9 $21,053  $2,632  

10 $5,263  $2,632  10 $21,053  $2,632  

Total $50,000  $25,000    $200,000  $25,000  

 
1* Payments are waived for the first six months after the loan is issued 
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Upgrade to Building Code Program Implementation 
 

 The recommended changes to the Upgrade to Building Code program will take 
effect January 1, 2018. 

 The program will end on December 31, 2023, with a review to be completed prior 
to the expiration of the program to confirm that the program will expire, or assess 
whether the program should be renewed or modified.  All commitments entered 
into prior to any expiration would be honoured. 

 The forgivable grant program will commence on January 1, 2018, and end on 
December 31, 2020. 

 Planning Services will administer the Upgrade to Building Code grant program in 
coordination with Finance and Building. 

 
2. Façade Improvement (Old East Village, SoHo and Downtown/“Forgivable” 

portion Downtown and Old East Village) 
 
The current Façade Improvement program provides a loan of up to $25,000 or half the 
value of eligible works (whichever is the lesser).  The loan is for 50% of eligible works.  
Eligible works include windows and doors, building facades and lighting.  Loans are 
interest free and are amortized over ten years.  Only one application is permitted per 
property.  Payments are waived for the first six months after the loan is issued. 
 
Under the recommended program changes, the maximum Façade Improvement loan 
amount would increase from $25,000 to $50,000 per eligible property.  The increased 
maximum loan amount would remain at 50% of eligible works.  It is also recommended 
that instead of one lifetime loan per property, that the program now permit one application 
per property every eleven years or one year after the previous loan is repaid to the City, 
whichever is less.     
 
It is also recommended that the “forgivable” grant portion of the loan be re-activated in 
the Downtown and Old East Village program areas.  This program was previously offered 
in the Downtown and Old East for a three year period that has since expired.  The 
recommended program would provide a grant, or forgivable portion of the loan up to a 
maximum of $12,500 per eligible property.  The Forgivable grant program would be for a 
three year period (January 1, 2018 to December 31, 2020). 
 
Eligibility for the forgivable portion of the Façade Improvement loan would be limited to 
properties that contained a defined “targeted use”, and for a geographically defined area 
within the CIP project area.     
 
Targeted uses and geographic areas eligible for the forgivable loans within the Downtown 
and Old East Village will be reviewed as part of the development of the program 
guidelines.    
 
Rationale for Façade Improvement Program Changes 
 

 Feedback from BIAs and property owners indicates this program is very effective 
at stimulating investment and façade improvements. 

 Current loan cap is too small given the cost of façade improvements. 

 Façade Improvement program guidelines will be amended so that decorative 
lighting, signage and awnings (in accordance with design guidelines) are included 
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as eligible “façade” improvements.  These works were previously part of separate 
CIP program.  

 Business Improvement Areas and stakeholders have indicated that the forgivable 
portion of loans have been important in stimulating investment, including for 
smaller businesses. 

 The forgivable portion of loans was previously offered in Downtown and Old East 
Village program areas – this recommended change would re-activate the former 
program.  
 

Example of Façade Improvement Loan Repayment Schedule 
 

Current Repayment Proposed Program 

Year Repayments Year Repayment 

1* $1,316  1* $2,632  

2 $2,632  2 $5,263  

3 $2,632  3 $5,263  

4 $2,632  4 $5,263  

5 $2,632  5 $5,263  

6 $2,632  6 $5,263  

7 $2,632  7 $5,263  

8 $2,632  8 $5,263  

9 $2,632  9 $5,263  

10 $2,632  10 $5,263  

Total $25,000    $50,000  

 
1* Payments are waived for the first six months after the loan is issued 

 
 

Example of Forgivable Façade Improvement Loan Repayment 
 

Current Forgivable Program  Proposed New Forgivable Program 

Year Repayments Grant Back Year Repayment Grant Back 

1 $1,316  $658  1 $2,632 $658 

2 $2,632  $1,316  2 $5,263  $1,316 

3 $2,632  $1,316  3 $5,263  $1,316 

4 $2,632  $1,316  4 $5,263  $1,316 

5 $2,632  $1,316  5 $5,263  $1,316 

6 $2,632  $1,316  6 $5,263  $1,316 

7 $2,632  $1,316  7 $5,263  $1,316 

8 $2,632  $1,316  8 $5,263  $1,316 

9 $2,632  $1,316  9 $5,263  $1,316 

10 $2,632  $1,316  10 $5,263  $1,316 

Grant Total $25,000  $12,500    $50,000  $12,500 

 
1* Payments are waived for the first six months after the loan is issued 
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Façade Improvement Program Implementation 
 

 The recommended changes to the Façade Improvement program will take effect 
January 1, 2018. 

 The program will end on December 31, 2023, with a review to be completed prior 
to the expiration of the program to confirm that the program will expire, or assess 
whether the program should be renewed or modified.  All commitments entered 
into prior to any expiration would be honoured. 

 The forgivable grant program will commence on January 1, 2018, and end on 
December 31, 2020. 

 Planning Services will administer the Façade Improvement grant program in 
coordination with Finance and Building. 
 

3. Industrial Corridor Enhancement Grant Program (Industrial properties abutting 
Highway 401 and/or Highway 402) 

 
This program was approved by Council in 2014 under the Industrial Lands Community 
Improvement Plan.  The program provides an incentive to property owners to enhance 
the landscaping of industrial lands, beyond the minimum zoning or site plan requirements, 
on properties directly abutting the Highway 401 and 402 corridors.  The program provides 
an incentive for landscaping such as tree planting, as well as fencing, creation of berms, 
screening, and public art.  The proposed incentive would be a grant to cover 50% pf the 
cost of eligible works, up to a maximum of $20,000 per property.  The program has not 
been funded. 
 
It is recommended that this program be activated, with funding of $ 20,000 per property 
for industrial lands directly abutting the Highway 401 and 402 corridors.  It should be noted 
that the program approved as part of the Industrial Lands CIP recommended a grant of 
$25,000 per property.  The proposed City of London funding of the program is not to 
exceed $40,000 per year. 
 
Rationale for Activation of Industrial Corridor Enhancement Grant Program 
 

 This program supports the creation of a unified brand and comprehensive identity 
for the City of London along the Highway 401/402 investment corridors, in 
alignment with the Industrial Land Development Strategy. 

 The program improves the aesthetics of industrial sites, and will provide effective 
screening of outside storage areas so as to mitigate the visual impact of industrial 
uses along these major transportation corridors through the city. 
 

Industrial Corridor Enhancement Grant Program Implementation 

 The recommended activation of the program will take effect January 1, 2018. 

 The program will end on December 31, 2023, with a review to be completed prior 
to the expiration of the program to confirm that the program will expire, or assess 
whether the program should be renewed or modified.  All commitments entered 
into prior to any expiration would be honoured. 

 Planning Services will be responsible for administration of the program. 
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FINANCIAL CONSIDERATIONS FOR FUNDING RECOMMENDED PROGRAM 
CHANGES 

 
Based on the changes recommended in this service review, it is estimated that the revised 
Residential Development Changes Grant would generate approximately $620,000 in 
annual savings and $6 million in one-time savings. The recommended revisions to this 
program will also provide stability in the financial planning process because Civic 
Administration will have a window of approximately four years to budget for the repayment 
draws from the Residential Development Charge Incentive Program Reserve Fund. Also, 
grants are not paid out in one lump sum at the time of permit application but rather through 
a grant repayment schedule set by the City, over 10 years.  
 
Civic Administration will monitor the financial implications of the recommended changes 
to the Industrial Development Charges Grant. Targeted vs. non-targeted applications for 
this program will have an impact on the financial implications of the proposed changes to 
the Industrial DC Grant, but it is difficult to predict the number of targeted vs. non-targeted 
applications that will come forward and therefore, the proposed changes will be monitored 
to provide a more accurate estimate of annual savings.  
 
It is estimated that the following program enhancements or additions would cost 
approximately $420,000 annually: 
 

 Enriching the Upgrade to Building Code and Façade Improvement programs 

 Reactivating the forgivable portion of these programs 

 Activating the Industrial Corridor Grants program 

 Enhancing the Rehabilitation and Redevelopment Tax Grant Program for Level 1 
(heritage-designated) Properties 

 Funding SoHo, the expanded Downtown CIP project area (Richmond Row), 
Hamilton Road and Lambeth 

 
Note that the enrichment of the Upgrade to Building Code and Façade Improvement loans 
will also require one-time funding allocated to the CIP Loan Reserve Fund that was 
originally designated for the Residential DC Incentive Reserve Fund, but is no longer 
required because of the recommended changes to that program. 
 
The remaining $200,000 annually from the $620,000 savings identified above will be 
allocated to the City’s Service Review savings target, reflecting Planning Services’ 
contribution to this target. 
 

RECOMMENDED “INDICATORS OF SUCCESS” FOR MONITORING AND 
EVALUATION 

 
The City of London has seven Community Improvement Plans (CIPs) through which 
financial incentive programs can be provided.  All of the incentive programs provided by 
the City through the CIPs are implemented to provide a means of financial assistance to 
property owners who undertake redevelopment and building rehabilitation in identified 
areas of need. These programs are also intended to stimulate private sector investment 
within these CIP project areas. 
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To date, none of the CIPs or Incentive Program Guidelines have included measurements 
or monitoring criteria to identify what is meant by “success” for the Plans or programs, or 
whether or not the incentive programs are helping to meet the rehabilitation and 
redevelopment goals of the Community Improvement Plans. 
 
Part of this review has included the consideration of review criteria that can be used to 
determine what the success would look like for each CIP.  These would serve as the 
indicators to show if the incentive programs were helping to achieve the goals of each 
CIP.  In the August 22, 2016 PEC report, Staff identified preliminary criteria, measures 
and monitoring programs for each of the CIPs (a copy of the August 2016 Report is 
attached as Appendix “C”).  
 

Initial CIP Goals and Indicators of Success 
 

CIP Indicator of Success Target 

Downtown 

Encourage the coordination of 
municipal expenditures and 
planning and development 
activity 

Downtown becomes a place where 
people are attracted to live, work, 
shop and play with a significant 
resident population 

Old East 
Village 

Revitalization of the four districts 
of Old East Village 

Creation of complete community 
with recreational/entertainment 
opportunities, and healthy and 
vibrant pedestrian-oriented 
commercial corridors 

SoHo 
Stimulate reinvestment for infill 
and intensification 

Facilitate the rehabilitation and 
redevelopment of a vibrant 
neighbourhood 

Heritage 
Increase the retention and 
rehabilitation of heritage 
resources 

Create a sense of place through 
the retention of the City’s built 
heritage 

Airport Area 
Increase in long-term economic 
viability  of the aerospace 
industry in London 

Reach and maintain a level of 
aerospace industry competitive 
with comparable municipalities 

Brownfield Increase in site remediation 
All brownfield sites remediated to 
encourage redevelopment 

Industrial 
Lands 

Increase the market 
attractiveness and 
competitiveness of industrial 
land in London 

One or more new targeted 
industrial uses per year locate in 
London 

 
Similar for the need to understand ‘success’ of a CIP, it is also important to ensure that 
the programs and incentives provided in each CIP are resulting in actions that support 
the goals of the CIP.  Indicators of success for each program or incentive will provide a 
means to evaluate if a program or incentive is helping to achieve the goals of the CIP, 
and if the program or incentive should be retained, modified, or terminated/withdrawn.  
While none of the City’s current incentive programs have specific indicators of success 
clearly identified within the program requirements, Staff and the BIAs do monitor the 
health and vitality of the BIAs through such measures as the number of new businesses 
added, the amount of active storefront/storefront vacancy rates, changes in municipal 
assessment, number of loans provided, etc.  The “missing link” is that these indicators, 
while valid, are not tied specifically to any of the programs provided within these CIP 
project areas.  As such, they are not set up to assess the success and performance of 
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the programs relative to the goals of the CIP area, or to assess whether any program 
modifications are needed.  
 
Potential “indicators” be used for the incentive programs and to be monitored and 
evaluated annually are identified in Appendix “A”.  Some of these indicators would be 
monitored by staff through the administration of incentive programs, building permits and 
licensing data, while other indicators are provided through Statistic Canada census data 
or community audits conducted by the City.  
 
As no baseline information has been included in any of the CIPs or Incentive Program 
Guidelines, 2017 will be used as the starting point to “ground truth” and collect the 
potential indicators.  This approach aligns with the timing of the release of Statistics 
Canada’s 2016 Census data and ensures one consistent year is used as the baseline to 
benchmark all program information. 2017 will also be used to complete building condition 
assessments, conduct pedestrian/active transportation counts in program areas and 
other activities required to establish appropriate baselines.  This information will be 
included as part of updated program guidelines.  It is from this baseline information that 
it will be able to measure program success. 
 
This baseline information will be included within the amended program guidelines that are 
to be developed for each of the City’s CIP programs.  This will also serve as the basis of 
the recommended monitoring program to be established to annually report on and 
evaluate the City’s various incentive programs.  
 

 SUMMARY OF RESULTS OF SERVICE REVIEW 

 
Through this service review we have:  
 

 Deleted incentives from consideration that did not align with legislation 

 Focused on incentive that had greatest impact on Council goals 

 Found savings through new approach 

 Sequestered savings for 4-year budget targets 

 Used additional savings for updating loan amounts (increased loan value reflect 
current costs) 

 Used additional savings to apply programs to new areas 
 
 

 NEXT STEPS  

 
Staff will prepare new program guidelines for the amended incentive programs in the 
Downtown, Old East Village, SoHo and Industrial Lands CIPs described in this report.  
This will include the identification of any required sources of financing for the revised 
programs.  As noted in the report, the recommended changes to the Downtown 
Residential DC program has an estimated annual cost saving of $620,000.  $200,000 of 
these savings are recommended to be identified as an annual contribution to the City’s 
Corporate Service Review Savings.  The remainder of the estimated savings would be 
used to fund the amended, enhanced programs. 
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Staff will also initiate amendments to all of the City’s CIPs to ensure that they align with 
the City’s strategic goals, and to include indicators of success that will be able to be used 
to assess both the success of the CIP, but also to measure and evaluate the success of 
the programs available under the CIPs. 
 
An additional amendment to be considered at a future date will be the expansion of the 
Downtown CIP project area to include Richmond Row. 
 
It should also be noted that CIPs in the Hamilton Road and Lambeth areas are being 
prepared concurrently with this CIP program review.  As part of the development of these 
CIPs will be the identification of potential CIP programs.  While the potential programs 
have not been included as part of this review, potential funding for a limited range of 
programs has been identified through this process, and will be available to fund these 
future programs within the current overall program budget envelope.  
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Appendix ‘A’: 

Initial Program Indicators and Measures (to be reviewed through 2017) 
 

A. Downtown CIP 

 Residential DC Grant indicators:  
1) Number of residential units constructed Downtown within a consecutive 5 

year period 
2) % change in population over consecutive 5 year period (and/or __% of 

total city population residing downtown) 
3) Downtown population sufficient to support a grocery store.   

   

 Facade Improvement Loan indicators:  
1) % façade and storefront in condition graded ‘A’ or ‘B’ 
2) % main floor occupied in key areas for 3 consecutive years 
3) % of buildings in program area availed of the program 

 

 Upgrade to Building Code Loan indicators: 
1) % main floor commercial spaces occupied in key areas for 3 consecutive 

years 
2) % of continuous occupancy in key areas for 3 consecutive years 
3) % of heritage buildings rehabilitated/renovated consistent with guidelines 

(and/or % of buildings in program area have availed of Upgrade to Building 
Code loan program, consistent w/ guidelines)  
  

 Tax Increment Grant indicators:   
1) Number of units constructed Downtown within a consecutive 5 year period 
2) % change in population over consecutive 5 year period (and/or __% of total 

city population residing downtown) 
3) Downtown population sufficient to support a grocery store 

      
B. Old East Village CIP 

 Residential DC Grant indicators: 
1) Program area population stable or increasing over consecutive years 
2) Sites with development capacity for high-intensity residential uses are built 

out 
3) Population sufficient for a Neighbourhood-serving grocery store 

 

 Facade Improvement Loan indicators: 
1) % of façades and storefronts graded ‘A’ or ‘B’ condition 
2) % of main floor occupied in key areas for 3 consecutive years 
3) % of buildings improved and availed of program, consistent with guidelines 

   

 Upgrade to Building Code Loan indicators: 
1) % of main floor occupied in key areas for 3 consecutive years 
2) % of building stock retained (renovation/rehabilitation versus demolitions)  
3) % of buildings upgraded consistent with guidelines 

 

 Tax Increment Grant indicators: 
1) Population stable or increasing over consecutive years 
2) Population sufficient for a Neighbourhood-serving grocery store 
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3) % of main floor occupied in key areas for 3 consecutive years  
   
C. SOHO CIP    

 Facade Improvement Loan  
1) % of façades and storefronts graded ‘A’ or ‘B’ condition 
2) % of main floor occupied in key areas for 3 consecutive years 
3) % of buildings improved and availed of program, consistent with guidelines 

   

 Upgrade to Building Code Loan 
1) % of main floor occupied in key areas for 3 consecutive years 
2) % of building stock retained (renovation/rehabilitation versus demolitions)  
3) % of buildings upgraded consistent with guidelines 

   

 Tax Increment Grant 
1) Population stable or increasing over consecutive years 
2) Population sufficient for a Neighbourhood-serving grocery store 
3) % of main floor occupied in key areas for 3 consecutive years  

 
D. Industrial CIP 

 Industrial DC Grant  
1) % of employment in “Targeted” Industrial Sectors stable and increasing 
2) % increase in number of units constructed and Gross Floor Area 

constructed 
3) Attraction of new, and Retention and Expansion of existing Industrial 

Buildings/Companies 
    

 Corridor Enhancement Grant 
1) Number of eligible sites in Industrial areas along Highway 401/402 Corridor 

availed of program 
2) % of site availed of program along the gateway corridor 
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Appendix ‘B’ 

 
Written Responses to Consultation -  

(Since staff’s PEC Report of August 22, 2016) 
 
 

Stakeholder Submission Date 

Old East Village 

Letter 

City of London Incentive 
Review Feedback Report 

October 20, 2016 Meeting 
Feedback. 

October 19, 2016 

October 19, 2016 

November 18, 2016 

Christ Butler  

863 Waterloo Street 
Email October 20, 2016 

Downtown London Letter November 14, 2016 

Paramount Developments 
Inc. 

Letter 
November 14, 2016 
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Appendix “C” 
 

August 22, 2016 Report to Planning and Environment Committee 
 
 
 


