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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee 
From: John M. Fleming 
 Managing Director, Planning and City Planner 
Subject: Application By: City of London 
 Hamilton Road Area Community Improvement Plan 
Public Participation Meeting on: March 19, 2018 

Recommendation 

That, on the recommendation of the Managing Director, Planning and City Planner, the 
following actions be taken with respect to the application by the City of London relating 
to a Community Improvement Plan for the Hamilton Road Area: 
 

Adoption of the Community Improvement Plan 
(a) that the proposed by-law attached as Appendix “A” BE INTRODUCED at the 

Municipal Council meeting on March 27, 2018 to designate the lands generally 
defined as the CN railway tracks to the north, Highbury Avenue to the east, the 
Thames River to the south, Adelaide Street to the west, and also including all 
properties with frontage on Hamilton Road west of Adelaide Street, as well as 219-
221 William Street as the Hamilton Road Area Community Improvement Project 
Area pursuant to Section 28 of the Planning Act and as provided for under Section 
14.2.2 of the Official Plan; 

(b) that the proposed by-law attached as Appendix “B” BE INTRODUCED at the 
Municipal Council meeting on March 27, 2018 to adopt the Hamilton Road Area 
Community Improvement Plan to outline the strategies and framework used to 
stimulate community improvement in the Hamilton Road Area Community 
Improvement Project Area (as designated in part (a) above); 

(c) that the proposed by-law attached as Appendix “C” BE INTRODUCED at the 
Municipal Council meeting on March 27, 2018 to adopt a by-law to establish financial 
incentive programs for the Hamilton Road Area Community Improvement Project 
Area; 

(d) that the Civic Administration BE DIRECTED to consider in any planning, design, and 
budgeting of future municipal capital investments in the Hamilton Road Area the 
actions and initiatives included in the Hamilton Road Area Community Improvement 
Plan; 

Official Plan Amendment  
(e) that the proposed by-law amendment attached as Appendix “D” BE INTRODUCED 

at the Municipal Council meeting on March 27, 2018 to amend the Official Plan by 
ADDING a new policy to Section 14.2.2 ii) to add the Hamilton Road Corridor Sub-
Project Area to the list of commercial areas eligible for community improvement, as 
well as to amend Figure 14-1 to recognize the entire Hamilton Road Corridor Sub-
Project Area as a commercial area eligible for community improvement; 

(f) that the proposed by-law amendment attached as Appendix “E” BE INTRODUCED 
at a future Municipal Council meeting to amend the London Plan Map 8 (Community 
Improvement Project Areas) in Appendix 1 (Maps) to ADD the Hamilton Road Area 
Community Improvement Project Area (as designated in part (a) above); and that 
three readings of this by-law be withheld until such time as the London Plan comes 
into full force and effect. 
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Executive Summary 

Summary of Request 

This report recommends approval of two related but separate actions: (1) completing 
the required steps to formally adopt the Community Improvement Plan 
(http://www.london.ca/business/Planning-Development/secondary-
plans/Pages/Hamilton-CIP.aspx) and the financial incentive programs offered through 
the CIP, and (2) amending the 1989 Official Plan to add the Hamilton Road commercial 
corridor to the list of commercial areas that are eligible for community improvement. In 
the London Plan, such an amendment is not required; however, to adopt a CIP under 
the London Plan requires an amendment to add the designated community 
improvement project area to London Plan Map 8. 

Purpose and Effect of the Recommended Action 

The purpose and the effect of the recommended action is to adopt the Hamilton Road 
Area CIP to be used as the Plan to set the vision for improvement in the Hamilton Road 
Area, establish the direction toward achieving that vision, identify key initiatives and 
actions, and provide the framework for financial incentives and property improvements. 

Rationale of Recommended Action 

Throughout a two-year community engagement process, the Hamilton Road Area has 
been shown to meet the test for community improvement as defined under the Planning 
Act. Further, the adoption of the Community Improvement Plan and the approval of the 
requested Official Plan Amendment is consistent with the Provincial Policy Statement 
and is supported by the policies in both the existing Official Plan and the London Plan. 

Hamilton Road Area Community Improvement Plan Feedback 

The draft Hamilton Road Area Community Improvement Plan was tabled at the 
December 4, 2017 Planning and Environment Committee for circulation until January 
19, 2018. Municipal Council, at its meeting held on December 12, 2017 resolved: 

That, on the recommendation of the Managing Director, Planning and City Planner, the 
following actions be taken with respect to the Hamilton Road Area Community 
Improvement Plan: 

a) the draft Hamilton Road Area Community Improvement Plan appended to the 
staff report dated December 4, 2017 BE CIRCULATED for public review and 
comment until January 19, 2018, to the Hamilton Road Area Business 
Association, the Hamilton Road Community Association, the Crouch 
Neighbourhood Resource Centre, the Upper Thames River Conservation 
Authority, the Canadian National Railway, the London Transit Commission, the 
London Police Service, the Ministry of Municipal Affairs, the Ministry of Housing, 
area property owners and all those who have previously participated in the 
process to date; and 

b) based on the feedback received through the circulation process, the final 
Community Improvement Plan and any associated Community Improvement 
Plan By-law(s) and Official Plan amendment(s) BE PRESENTED at a future 
meeting of the Planning and Environment Committee for consideration and 
approval.   

By the January 19, 2018 circulation deadline, Staff received two comments from the 
public and five comments from City of London departments, agencies, boards, or 
commissions. The Official Plan Amendment circulation also offered an opportunity for 
the public, City departments, and others to comment. 

http://www.london.ca/business/Planning-Development/secondary-plans/Pages/Hamilton-CIP.aspx
http://www.london.ca/business/Planning-Development/secondary-plans/Pages/Hamilton-CIP.aspx
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Appendix F contains a table that consists of comments and feedback received in 
response to specific initiatives or Actions identified in the Hamilton Road Area 
Community Improvement Plan. It should be noted that where comments and feedback 
were more general in nature and not specific to the proposed Actions, these comments 
have been recorded in the “Agency/Departmental Comments” section below the 
Appendix F table. 

The table is divided into three columns: the left hand column summarizes the public 
comment/feedback received, the centre column includes a brief analysis of the 
comments/feedback received, and the right hand column recommends modifications (if 
any) to the CIP in response to the comment/feedback received. 

In order to remain succinct, it should be noted that the left hand column represents 
excerpts of the public comments received during the circulation period and are not 
verbatim quotes. 

In short, the CIP remains very similar to the CIP that was circulated in December 2017.  

Two changes deemed substantive were made to the CIP: 

 Adding Action 3.8 to “Investigate the ability to “future-ready” the Hamilton Road 
Area through the adoption of Future City / Smart City initiatives including fibre 
optic communication infrastructure.” 

 In discussion with the London Housing Development Corporation (HDC), 
“affordability” was added to Table 3: Success Measures and in the Baseline 
Conditions found in Section 7 (Monitoring and Evaluation). 

The remainder of the changes are minor in nature consisting of correcting spelling and 
grammar errors made in the circulated draft plan, clarifying awkward or unclear 
sentences, adding, removing, or revising suggested leads or partners from Actions, and 
other organization and presentation changes. 

Adopting the CIP and the Official Plan Amendment Analysis 

1.0 Subject Lands 

The lands generally defined as the CN railway tracks to the north, Highbury Avenue to 
the east, the Thames River to the south, Adelaide Street to the west, and also including 
all properties with frontage on Hamilton Road west of Adelaide Street, as well as 219-
221 William Street. This area is the Hamilton Road Area Community Improvement 
Project Area (“Project Area”). 
 
Within the Project Area, the Official Plan Amendment focuses on the Hamilton Road 
Corridor Sub-Project Area. 
 
Hamilton Road is the spine that runs through the community. Hamilton Road is a main 
gateway to Downtown and provides access to Highbury Avenue and from there to 
Highway 401. Hamilton Road, with its shops, restaurants, and other businesses is within 
a comfortable walking distance for most residents in the neighbourhood. 
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The Recommended Hamilton Road Area Community Improvement Project Area 
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The Hamilton Road Area Sub-project Areas 
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2.0 Nature of Application 

This report recommends approval of two related but separate tasks: (1) completing the 
required steps to formally adopt the Community Improvement Plan and the financial 
incentive programs offered through the CIP, and (2) amending the Official Plan. 

Through by-laws, this report designates the Hamilton Road Area as a community 
improvement project area and adopts the Hamilton Road Area Community Improvement 
Plan. Financial incentive program guidelines for the Hamilton Road Corridor Sub-project 
Area are also recommended for adoption by Municipal Council. 

This CIP is intended to be used to set the vision for improvement in the Hamilton Road 
Area, establish the direction toward achieving that vision, identify key initiatives and 
actions, and provide the framework for financial incentives and property improvements 

The intent of the Official Plan Amendment application is to add the Hamilton Road 
commercial corridor to the list of commercial areas that are eligible for community 
improvement. This is achieved through adding a clause to Chapter 14 of the existing 
Official Plan and by modifying Figure 14-1. In the London Plan, such an amendment is 
not required; however, to adopt a CIP under the London Plan requires an amendment to 
add the designated community improvement project area for the Hamilton Road Area to 
London Plan Map 8. 

3.0 Relevant Background 

3.1  Planning History 
At the February 2, 2015 Planning and Environment Committee (PEC) meeting 
Councillor Michael Van Holst submitted a request asking the Civic Administration to 
prepare a CIP for the Hamilton Road Area.  
 

At its session held on February 9, 2015, Municipal Council resolved: 
 

That, the communication from Councillor M. Van Holst, with respect to the request 
for a Community Improvement Plan for the Hamilton Road area, BE REFERRED to 
the Civic Administration for incorporation into the Planning Departments Work Plan 
and Budget and to report back at a future Planning and Environment Committee 
meeting. (2015-D19) (16/4/PEC). 
 

The Hamilton Road Area CIP was placed on the Planning Services Work Plan with a 
start date of Q2 2016. 

There have been two previous reports to PEC regarding the Hamilton Road Area CIP: 

 August 22, 2016 – To approve the project Terms of Reference and Study Area; 

 December 4, 2017 – To circulate the draft CIP for feedback and comment. 

3.2  Requested Amendment 
The Corporation of the City of London has requested an Official Plan Amendment to 
add a new policy to Section 14.2.2 ii) to add the Hamilton Road Corridor Sub-Project 
Area to the list of commercial areas eligible for community improvement, as well as to 
amend Figure 14-1 to recognize the entire Hamilton Road Corridor Sub-Project Area 
(Bathurst Street to Highbury Avenue) as a commercial area eligible for community 
improvement. 

The segment of Hamilton Road between Adelaide Street to Highbury Avenue is already 
identified in Figure 14-1 as being eligible for commercial improvements; however, the 
remainder of the Hamilton Road Corridor Sub-Project Area from Bathurst Street to 
Adelaide Street is not identified as being eligible. The requested amendment will allow 
the entire corridor from Bathurst Street to Highbury Avenue to be eligible for commercial 
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improvements and as a result, the financial incentives offered through the Hamilton 
Road Area CIP. 

The future London Plan amendment is to add the Hamilton Road Area community 
improvement project area to Map 8 (Community Improvement Project Areas) in 
Appendix 1 (Maps).  

3.3  Community Engagement (see more detail in Appendix F) 
Notice of Application and Notice of Public Meeting was sent to 3,327 property owners in 
the Hamilton Road Area on January 22, 2018 and published in the Public Notices and 
Bidding Opportunities Section of The Londoner on February 1, 2018 and on March 1, 
2018. The Notice advised of the possible amendment to the Official Plan to add a new 
policy to Section 14.2.2 ii), as well as the possible designation of the community 
improvement project area, adoption of the Hamilton Road Area CIP, and adoption of 
financial incentive guidelines for the Hamilton Road Area CIP, all pursuant to Section 28 
of the Planning Act and Chapter 14 of the Official Plan. A total of 15 separate 
respondents provided eight telephone responses and seven written responses following 
the Notice of Application and Notice of Public Meeting. 

Through community consultation, no specific concerns were expressed about the 
proposed Official Plan amendment. Most individuals who contacted Staff were seeking 
clarification on the amendment. Numerous individuals did reiterate similar concerns that 
were raised during the three community meetings, particularly traffic and crime. As best 
as possible, these concerns are addressed in the CIP through the Actions Table in 
Section 6 – Implementation. 

3.4  Policy Context (see more detail in Appendix G) 
 
Provincial Policy Statement, 2014 (PPS) 

The PPS, 2014 provides policy direction on matters of provincial interest related to land 
use planning and development. As a key part of Ontario’s policy-led planning system, 
the Provincial Policy Statement sets the policy foundation for regulating the 
development and use of land. It also supports the provincial goal to enhance the quality 
of life for all Ontarians. 

Section 3 of the Planning Act requires that decisions affecting planning matters “shall be 
consistent with” the PPS.  All municipal plans, including: Official Plans, Secondary 
Plans, and CIPs must be consistent with all applicable provincial policies. 

The vision for land use planning in Ontario in the PPS states that “the long-term 
prosperity and social well-being of Ontarians depends on planning for strong 
sustainable communities for people of all ages, a clean and healthy environment, and a 
strong competitive economy”. Further, the PPS promotes that “efficient development 
patterns optimize the use of land, resources and public investment in infrastructure and 
public service facilities. These land use patterns promote a mix of housing, including 
affordable housing, employment, recreation, parks and open spaces, and transportation 
choices that increase the use of active transportation and transit before other modes of 
travel.” The PPS also supports the long-term economic prosperity of main streets. 

1989 Official Plan 

The Official Plan for the City of London contains City Council's objectives and policies to 
guide the short-term and long-term physical development of all lands within the 
boundary of the municipality. The Official Plan policies are considered necessary to 
promote orderly urban growth and compatibility among land uses. While the objectives 
and policies in the Official Plan primarily relate to the physical development of the 
municipality, they also have regard for relevant social, economic and environmental 
matters. 

The policies of Chapter 14 provide a framework for the selection and designation of 
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Community Improvement Project Areas, and for the preparation and implementation of 
community improvement plans. 
 
The London Plan 

The London Plan is the new Official Plan for the City of London and was adopted by 
Municipal Council in June 2016 and approved by the Ministry with modification in 
December 2016, but at this time is not yet in force and effect due to appeals to the 
Ontario Municipal Board. The London Plan sets new goals and priorities to shape the 
growth, preservation, and evolution of London over the next 20 years. 

Community improvement plans are intended to provide City Council with the necessary 
tools to stimulate reinvestment and redevelopment, inspire appropriate infill and 
intensification, coordinate planning efforts, improve the physical infrastructure, support 
community economic development, preserve neighbourhood and cultural heritage 
value, and lead to the establishment of an improved neighbourhood. The tools to 
implement community improvement plans may include incentives and targeted private 
and/or public investment to achieve the vision, key directions and policies in The 
London Plan. Council may also acquire, clear and dispose of land to support community 
improvement and economic development, or use any other methods to support 
community improvement or environmental, social or community economic development 
that is permitted by the legislation. 

3.5  Additional Background 
 
Municipal Act 

The Municipal Act, 2001 prohibits municipalities from providing assistance directly or 
indirectly to any manufacturing business or other industrial or commercial enterprise 
through the granting of bonuses (Section 106(1)). 

Section 106(2) states that the municipality shall not grant assistance by: 

 Giving or lending any property of the municipality, including money; 

 Guaranteeing borrowing; 

 Leasing or selling any municipal property at below fair market value; or 

 Giving a total or partial exemption from any levy, charge or fee. 

However, Section 106(3) of the Municipal Act, 2001 provides an exception to the 
granting of bonuses. Municipalities can exercise powers under subsection 28(6), (7) or 
(7.2) of the Planning Act or under Section 365.1 of the Municipal Act, 2001. Section 28 
of the Planning Act allows municipalities to prepare and adopt Community Improvement 
Plans if they have the appropriate provisions in their Official Plans. 

Planning Act 

The Planning Act sets out the ground rules for land use planning in Ontario and 
describes how land uses may be controlled, and who may control them. The Planning 
Act provides for the establishment of community improvement project areas where the 
municipality’s Official Plan contains provisions relating to community improvement and 
the community improvement project area is designated by a by-law pursuant to Section 
28 of the Planning Act. 

Community improvement in Section 28 of the Planning Act is defined to mean: “the 
planning or replanning, design or redesign, resubdivision, clearance, development or 
redevelopment, construction, reconstruction and rehabilitation, improvement of energy 
efficiency, or any of them, of a community improvement project area, and the provision 
of such residential, commercial, industrial, public, recreational, institutional, religious, 
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charitable or other uses, buildings, structures, works, improvements or facilities, or 
spaces therefor, as may be appropriate or necessary.” 

Further, Section 28 of the Planning Act defines a community improvement project area 
to mean: “a municipality or an area within a municipality, the community improvement of 
which in the opinion of the council is desirable because of age, dilapidation, 
overcrowding, faulty arrangement, unsuitability of buildings or for any other 
environmental, social or community economic development reason.” 

4.0 Key Issues and Considerations  

4.1  Adopting the Hamilton Road Area Community Improvement Plan pursuant 
to the Planning Act 

Adopting the Hamilton Road Area CIP pursuant to Section 28 of the Planning Act 
consists of designating the community improvement project area and adopting the CIP 
for the project area. Financial incentive program guidelines are also included for 
adoption by Municipal Council. 

Provincial Policy Statement, 2014 (PPS) 

Provincial Policy Statement policy 1.1.1 a) sustains healthy, liveable and safe 
communities by accommodating an appropriate range and mix of residential, 
employment, institutional, recreation, park and open space, and other uses to meet 
long-term needs. The Hamilton Road Area CIP contains numerous Actions (3.1, 3.2, 
3.4, 4.1, 5.1, 6.2, and 6.9) to support an appropriate range of uses in the Hamilton Road 
Area. 

Provincial Policy Statement policy 1.1.3.1 states that settlement areas shall be the focus 
of growth and development, and their vitality and regeneration shall be promoted. The 
purpose of the Official Plan amendment is to better promote opportunities for 
regeneration and improvement in the Hamilton Road Area, and particularly along the 
Hamilton Road Corridor. 

Policy 1.1.3.3 of the PPS directs municipalities to identify and promote opportunities for 
intensification and redevelopment where this can be accommodated taking into account 
existing building stock or areas, including brownfield sites, and the availability of suitable 
existing or planned infrastructure and public services facilities required to accommodate 
projected needs. The Hamilton Road Area CIP contains numerous Actions (3.1, 3.2, 
3.4, and 6.9) to support appropriate intensification and redevelopment within the Project 
Area. 

Policy 1.5.1 of the PPS promotes healthy, active community by: 

 Planning public streets, spaces and facilities to be safe, meet the needs of 
pedestrians, foster social interaction and facilitate active transportation and 
community connectivity; and 

 Planning and providing for a full range and equitable distribution of publicly-
accessible built and natural settings for recreation, including facilities, parklands, 
public spaces, open space areas, trails and linkages, and where practical, water-
based resources; 

The proposed Hamilton Road Area CIP is consistent with these policies by encouraging 
the improvement of the existing pedestrian environment along Hamilton Road through 
the consideration of wider sidewalks, new public spaces, pedestrian scale lighting, and 
enhanced amenities around bus stops. 

Policy 1.7.1 c) of the PPS states that long-term economic prosperity should be 
supported by maintaining and, where possible, enhancing the vitality and viability of 
downtowns and mainstreets. The Hamilton Road Area CIP and the proposed Official 
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Plan amendment is consistent with this policy as it will help allow for a series of financial 
incentives to enhance the vitality and viability of the Hamilton Road commercial corridor 
(Hamilton Road Corridor Sub-Project Area). 

In summary, the proposed Hamilton Road Area CIP is consistent with the policies of the 
Provincial Policy Statement. 

Official Plan, 1989 

The Official Plan includes policies to guide the development of CIPs for lands within the 
City as deemed eligible by Chapter 14. Consistent with these policies, the City may use 
CIPs as a planning mechanism that creates access to a variety of provincial cost-
sharing programs in order to address deficiencies within designated areas in a 
coordinated and comprehensive fashion. CIPs can also encourage private investment 
activity in these areas. Chapter 14 of the City of London Official Plan allows for CIPs to 
be prepared to: 

 Promote the long term stability and viability of the designated community 
improvement project area; 

 Encourage the co-ordination of municipal expenditures and planning and 
development activity; 

 Stimulate private property maintenance and reinvestment activity; 

 Enhance the visual quality of the designated area through the recognition and 
protection of heritage buildings; 

 Reduce the detrimental effects of incompatible land uses in the designated 
community improvement project area; 

 Upgrade physical services and social and recreational facilities in the designated 
community improvement project area; 

 Promote the improvement of energy efficiency standards for residential, 
commercial, industrial, public, recreational, institutional, religious, charitable or 
other uses within the designated community improvement project area; 

 Support the creation of Affordable Housing by considering any municipally-
owned, undeclared surplus land for Affordable housing before any other use is 
considered subject to policy 12.12.2.2. ix) of the Official Plan; 

 Support the implementation of measures that will assist in achieving sustainable 
development and sustainable living; 

 Support the retention of heritage properties or areas. 

Several of these criteria relate to the Hamilton Road Area CIP and a result, the adoption 
of the Hamilton Road Area CIP is supported by the policies of the Official Plan. 
 
The London Plan 

Urban Regeneration policies in the Our City part of the London Plan (policies 152 
through 165) are about supporting sensitive growth and change within urban areas so 
that they are sustainable and prosperous over the long term. The London Plan contains 
numerous policies outlining urban regeneration efforts including encouraging the 
economic revitalization and enhancing the business attraction of urban main streets 
(154 4) and promote the long-term sustainability of urban neighbourhoods throughout 
the built-up areas of our city, by striving to retain and enhance the viability of their built 
and natural assets, and their critical social and economic connections (154 6). Further, 
the Urban Regeneration section provides policies relating to community improvement 
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plans including how to designate a new Community Improvement Project Area by by-
law (164). 
 
Further, the Main Street Place Type which applies to a segment of Hamilton Road 
states that the City will realize our vision for Main Streets by working toward the 
regeneration of Main Streets, utilizing community improvement plan programs (907 4). 
 
Similar to Chapter 14 in the 1989 Official Plan, the London Plan also contains policies 
related to Community Improvement Plans (1723 to 1728) and the criteria by which City 
Council shall consider when identifying an area for community improvement. 
 
Community improvement plans are intended to provide City Council with the necessary 
tools to stimulate reinvestment and redevelopment, inspire appropriate infill and 
intensification, coordinate planning efforts, improve the physical infrastructure, support 
community economic development, preserve neighbourhood and cultural heritage 
value, and lead to the establishment of an improved neighbourhood. The tools to 
implement community improvement plans may include incentives and targeted private 
and/or public investment to achieve the vision, key directions and policies in The 
London Plan. Council may also acquire, clear and dispose of land to support community 
improvement and economic development, or use any other methods to support 
community improvement or environmental, social or community economic development 
that is permitted by the legislation. 
 
Policy 1727 outlines the objectives community improvement is intended to meet. 
Several of these objectives relate to the Hamilton Road Area including: 
 

 Maintain and improve the public realm, including such things as streets, 
sidewalks, street lights, street trees, pathways, parks, open spaces, and public 
buildings; 

 Maintain and improve municipal services including such things as the water 
distribution system, the sanitary and storm sewer systems, mobility network, 
transit services, and neighbourhood services; 

 Stimulate private sector property maintenance, repair, rehabilitation, 
redevelopment and other forms of private sector investment and reinvestment 
activity; 

 Maintain and improve the physical and aesthetic amenities of streetscapes in 
both the public and private realms; 

 Encourage the conservation, restoration, adaptive re-use and improvement of 
cultural heritage resources; 

 Foster the revitalization and continued improvement of the Downtown and other 
existing commercial districts including but not limited to the Old East Village, the 
SoHo Area, and other established business districts; 

 Upgrade social and recreational facilities and support the creation of affordable 
housing; 

 Facilitate and promote community economic development; 

 Promote and improve long-term community stability, safety and quality. 

Policy 1728 outlines the criteria used to identify an area for community improvement. 
Several of these criteria apply to the Hamilton Road Area including: 
 

 Deficiencies in physical infrastructure including but not limited to the sanitary 
sewer system, storm sewer system, and/or watermain system, streets, 
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sidewalks, curbs, streetscapes and/or street lighting, and municipal parking 
facilities; 

 Commercial, residential, industrial and mixed-use areas with poor physical 
condition and/or poor visual quality of the built environment, including but not 
limited to building façades, building condition, streetscapes, public amenity areas 
and urban design; 

 Vacant lots and/or underutilized properties and buildings which have potential for 
infill, redevelopment, expansion or development to better utilize the land base; 

 A demonstrated interest in community improvement by the private firms within an 
area; 

 Presence of potential or recognised cultural heritage resources; 

 Traffic and/or parking problems or deficiencies; 

 Other significant barriers to the repair, rehabilitation, redevelopment or 
development of underutilized land and/or buildings; 

 Other significant environmental, social or community economic development 
reasons for community improvement. 

In summary, the adoption of the Hamilton Road Area CIP is supported by the policies of 
the London Plan. 
 
4.2  Amending the Official Plan to include the Hamilton Road Area Commercial 

Area 

Planning Staff considered the appropriateness of amending the Official Plan to add the 
Hamilton Road Corridor Sub-Project Area (Highbury Avenue to Bathurst Street) to the 
list of commercial areas eligible for community improvement, as well as amending 
Figure 14-1 to recognize the entire Hamilton Road Corridor Sub-Project Area as a 
commercial area eligible for community improvement. 

Provincial Policy Statement, 2014 (PPS) 

Policies 1.1.1 a), 1.1.3.1, 1.1.3.3, 1.5.1, and 1.7.1 c) explained in detail in Section 4.1 
above also relate to the proposed Official Plan Amendment. As a result, the proposed 
Official Plan amendment is consistent with the policies of the Provincial Policy 
Statement. 

Official Plan, 1989 

The Official Plan policies (14.2.1) include eligibility criteria to evaluate the 
appropriateness of designating an area as a community improvement project area. 
These policies (14.2.2) state that Municipal Council may designate, by by-law, 
community improvement project areas from the areas shown on Figure 14-1 - Areas 
Eligible for Community Improvement (see excerpt of Figure 14-1 below): 
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As shown on the Figure 14-1 excerpt above, Hamilton Road from Adelaide Street to 
Highbury Avenue is already identified as an eligible commercial area; however, 
Hamilton Road from Bathurst Street to Adelaide Street is a combination of an eligible 
high priority residential area and an eligible industrial area. 
 
Changing Hamilton Road between Bathurst Street and Adelaide Street to a commercial 
improvement area is supported because a review of that segment of Hamilton Road 
identified that the majority of the properties in this segment operate as commercial 
businesses with the odd residential dwelling mixed in. This is very similar to the rest of 
the Hamilton Road commercial improvement area. It should be noted that this 
amendment does not change any permitted zoning and land uses in the area. The 
existing zoning, Official Plan designations, and London Plan Place Types remain in 
place. 
 
The Official Plan (14.2.2 ii)) recognizes the Downtown, Old East Village, and SoHo as 
specific commercial areas eligible for community improvement. It is noteworthy that the 
Official Plan also recognizes “Established Older Business Districts” as being eligible for 
community improvement which is defined as, “several older business districts which 
serve neighbourhood and, in some cases, broader retail markets have been delineated 
on the basis of their age and potential benefit from co-ordinated physical 
improvements.”  The proposed Hamilton Road Area Commercial Area which as 
previously indicated is identical to the Hamilton Road Area Sub-Project Area meets 
these criteria and, as such, it is recommended that the Official Plan be amended to add 
the Hamilton Road Area Commercial Area to the list of commercial areas eligible for 
community improvement, as well as modify Figure 14-1 to show this change. 
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The London Plan 

The London Plan does not have a map similar to Figure 14-1 in the 1989 Official Plan. 
Under the London Plan it is no longer required to determine if a proposed community 
improvement project area falls within the boundaries of a high or low priority residential, 
commercial, or industrial improvement area. Instead, the London Plan states that 
subject to the Community Improvement Policies in the Our Tools part of this Plan 
(discussed in more detail in Section 4.1 of this report), City Council may designate, by 
by-law, community improvement project areas anywhere within the municipal boundary 
(Policy 164). The new Hamilton Road Area community improvement project area will be 
added by an amendment to Map 8 of the London Plan. 

5.0 Conclusion 

In London, Community Improvement Plans have a track record of success in 
contributing to the ongoing revitalization of neighbourhoods, such as Old East Village 
and Downtown. 

Based on the policy analysis demonstrated in this report and the community 
engagement process over the past two years, it is clear that the Hamilton Road Area 
meets the tests for the adoption of a community improvement project area and a 
Community Improvement Plan. Also, the ability to offer Upgrade to Building Code and 
Façade Improvement loans through the CIP should help incentivize property owners on 
Hamilton Road to further invest in their properties. 

Further, the recommended Official Plan Amendment to allow commercial improvements 
in the Hamilton Road Corridor Sub-project Area (Hamilton Road from Bathurst Street to 
Highbury Avenue) is consistent with the Provincial Policy Statement and conforms to 
the community improvement policies of the 1989 Official Plan. 

The adoption of a community improvement project area for the Hamilton Road Area 
also conforms to the London Plan and its policies. 

In summary, the Hamilton Road Area Community Improvement Plan provides a 
comprehensive and supportive way forward for improving the community. 
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March 12, 2018 
GB/gb 
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Planner II, Urban Regeneration 

Submitted by: 

 Jim Yanchula, MCIP, RPP 
Manager, Urban Regeneration 

Recommended by: 

 John M. Fleming, MCIP, RPP 
Managing Director, Planning and City Planner 
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Appendix A 

Bill No.(number to be inserted by Clerk's Office) 

2018 

By-law No. C.P.-   

A by-law to designate the Hamilton 
Road Area Community Improvement 
Project Area. 

  WHEREAS by subsection 28(2) of the Planning Act, the Council of a 
municipal corporation may, by by-law, designate the whole or any part of an area as a 
community improvement project area; 

  AND WHEREAS the Official Plan for the City of London contains provisions 
relating to community improvement within the City of London; 
 
  AND WHEREAS the area identified as the Hamilton Road Area Community 
Improvement Project Area is shown in Figure 1, attached hereto and forming part of this 
by-law; 
 
  THEREFORE the Municipal Council of The Corporation of the City of 
London enacts as follows: 

1. The area identified as the Hamilton Road Area Community Improvement Project 
Area shown in Figure 1, attached hereto, is hereby designated as a Community 
Improvement Project Area; 

2. This By-law shall come into force on the day it is passed. 

 PASSED in Open Council on March 27, 2018. 

Matt Brown 
Mayor 

 

Catharine Saunders 
City Clerk 

First Reading - March 27, 2018 
Second Reading- March 27, 2018 
Third Reading – March 27, 2018 
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FIGURE 1 
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Appendix B 

Bill No.(number to be inserted by Clerk's Office) 

2018 

By-law No. C.P.-   

A by-law to adopt the Hamilton Road 
Area Community Improvement Plan. 

  WHEREAS by subsection 28(4) of the Planning Act enables Council of a 
municipal corporation to adopt a community improvement plan for a community 
improvement project area; 

  AND WHEREAS the Council of the Corporation of the City of London has, 
by by-law, designated a community improvement project area identified as the Hamilton 
Road Area Community Improvement Project Area; 

  AND WHEREAS the Hamilton Road Area Community Improvement 
Project Area is in conformity with the Official Plan; 

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

1. The Hamilton Road Area Community Improvement Plan, attached hereto, is 
hereby adopted as the Community Improvement Plan for the area defined therein; 

2. This By-law shall come into force on the day it is passed. 

 PASSED in Open Council on March 27, 2018. 

Matt Brown 
Mayor 

Catharine Saunders 
City Clerk 

First Reading – March 27, 2018 
Second Reading – March 27, 2018 
Third Reading – March 27, 2018 
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Appendix C 

Bill No.(number to be inserted by Clerk's Office) 

2018 

By-law No. C.P.-   

A by-law to establish financial incentives 
for the Hamilton Road Area Community 
Improvement Project Area. 

  WHEREAS by subsection 28(2) of the Planning Act, the Council of a 
municipal corporation may, by by-law, designate the whole or any part of an area as a 
community improvement project area; 

  AND WHEREAS by subsection 28(4) of the Planning Act enables Council 
of a municipal corporation to adopt a community improvement plan for the community 
improvement project area; 

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

  AND WHEREAS the Municipal Council of The Corporation of the City of 
London has by By-law designated a community improvement project area identified as 
the Hamilton Road Area Community Improvement Project Area;  

  AND WHEREAS the Municipal Council of The Corporation of the City of 
London has by By-law adopted the Hamilton Road Area Community Improvement Plan 
for the area identified as the Hamilton Road Area Community Improvement Project 
Area;  

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

1. The Hamilton Road Area Financial Incentive Program Guidelines attached hereto 
as Schedule 1 is hereby adopted; 

2. This By-law shall come into force on the day it is passed. 

 PASSED in Open Council on March 27, 2018. 

Matt Brown 
Mayor 

Catharine Saunders 
City Clerk 

First Reading – March 27, 2018 
Second Reading – March 27, 2018 
Third Reading – March 27, 2018 
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SCHEDULE 1 
Hamilton Road Area Community Improvement Plan –  

Financial Incentive Program Guidelines 
 
This program guideline package provides details on the financial incentive programs provided by 
the City of London through the Hamilton Road Area Community Improvement Plan (CIP), which 
includes: 
 

 Façade Improvement Loan Program (including non-street façades); 

 Upgrade to Building Code Loan Program. 

 

Table of Contents 

 
How to Read this Document .................................................................................................... 122 

Map 1 – Hamiton Road Area Community Improvement Project Area ...................................... 123 

Table 1 – Financial Incentive Programs Offered in the Hamilton Road Corridor Sub-project 
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2. Eligibility Criteria for Financial Incentive Programs ........................................................... 128 
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5. Additional Rehabilitation and Demolition .......................................................................... 131 

6. Inspection of Completed Works ....................................................................................... 131 

7. Incentive Application Refusal and Appeal ........................................................................ 132 

8. Relationship to other Financial Incentive Programs ......................................................... 132 

9. Monitoring & Discontinuation of Programs ....................................................................... 132 
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13. Upgrade to Building Code Loan Program......................................................................... 135 
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How to Read this Document 

Each of the financial incentive programs has its own specific Purpose, Program Objectives and 
Eligible Improvements. There are many areas of each program that are the same including 
Definitions, Eligibility Criteria, Targeted & Non-Targeted Uses, Appeal of Refusal Section, 
Relationship to other Financial Incentive Programs, as well as Monitoring & Discontinuation of 
Programs.  
 
Therefore, the program guidelines are arranged so that information respecting all programs is 
stated once and details specific to individual programs are outlined in the program specific 
sections. 
 
Further, the document helps to identify what the responsibility of each stakeholder is in the 
incentive program process. The initials PO indicate the property owner (or agent acting on behalf 
of the property owner) is responsible for completing that task or action, whereas CL indicates that 
a City of London staff member is responsible. 
 
PO – Check the map to locate your property in the Hamilton Road Area Community Improvement 
Project Area – Hamilton Road Corridor Sub-project Area. After verifying the property location on 
the map, check Table 1 to verify what programs may apply. Then proceed to review the rest of 
the program guidelines or use the Table of Contents to skip directly to a program to learn more 
about it and its eligibility information. 
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Map 1 – Hamiton Road Area Community Improvement Project Area 

Only properties located in the Hamilton Road Corridor Sub-project Area are 
eligible for financial incentives 
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Table 1 – Financial Incentive Programs Offered in the Hamilton Road Corridor 

Sub-project Area 

Financial Incentive Program Hamilton Road Corridor 
(see Map 1) 

Façade Improvement Loan X 

Forgivable Façade Improvement Loan  

Upgrade to Building Code Loan X 

Forgivable Upgrade to Building Code Loan  

Rehabilitation and Redevelopment Tax Grant  

Residential Development Charges Grant Program  
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1. Definitions 

Active Occupancy – The space being used by a business that is open, in operation and serving 
customers 
 
Annual Grant Amount – The annual grant is defined as the grant amount that would be given to 
the applicant in any one year of the ten-year grant period.  

- For Tax Grant this means each property owner will be given ten annual grants and the 

annual grant amount will change over this period depending upon year and grant level; 

- For Forgivable Loans this means the amount that would be given each year based on the 

Yearly Grant Value set out in the agreement and Pro-rated Yearly Grant Percentage which 

is based on ground floor occupancy; 

- For the Combined Development Charge (DC)/Tax Grant this means the amount that would 

be given to the applicant in any one year of the grant period. Each property owner will be 

given annual grants until such time as the value of Residential DCs have been repaid. The 

annual grant amount may change over the term of the grant period depending upon year 

and grant level. 

 
Annual Grant Calculation – The annual grant for any single year will be calculated as follows, the 
Annual Tax Increment multiplied by the Year/Level Factor. 
 
Annual Tax Increment – The incremental difference between the municipal portion of property 
taxes that would be paid for a full year before the improvement versus after the improvement. 
This can also be considered the tax increase that is directly related to the renovation or 
redevelopment project. This amount is fixed based on the tax rate at the time of pre-improved 
assessed value. 
 
Annual Tax Increment Calculation – The annual tax increment will be calculated as follows, the 
annual taxes based on the post-improved assessed value less the annual taxes based on the 
pre-improved assessed value. This annual tax increment is fixed for the ten-year duration of the 
grant schedule. Changes to the tax rate, general reassessments or changes in tax legislation will 
not be considered for the purpose of calculating the annual tax increment.  
 
Example: 
Annual tax based on post-improved assessed value $100,000 
-  Annual tax based on pre-improved assessed value - $25,000 
= Annual Tax Increment = $75,000 

 
Approved Works – The materials, labour and/or effort made to improve a property that are 
determined to meet eligibility criteria under the incentive program requirements. 
 
Applicant – The person who makes a formal application for a financial incentive program offered 
through the City’s Community Improvement Plans. The person may be the owner of the subject 
property, or an agent, including a business owner who is occupying space on the subject property 
or contractor who has been retained to undertake improvements on the subject property. If the 
Applicant is not a registered owner of the property subject to the incentive program the Applicant 
will be required to provide authorization in writing from the registered owner as part of a complete 
application.   
 
Calendar Year – The 12 months of the year commencing January 1 and ending December 31. 
 
Commitment Letter – A document prepared by the City of London outlining its agreement with a 
property owner, to provide a future financial incentive – loan(s) and/or grant(s) – to a property 
owner, based on a redevelopment, rehabilitation and/or renovation project that the applicant has 
yet to undertake. The letter describes the specific scope of approved works that the property 
owner will undertake in order to receive the grant or loan. 
 
Complete Application – Includes a completed application form for financial incentive program(s) 
with the property owner(s) signature and date, which is accompanied by: 

- Complete drawings of the works to be undertaken (including a façade drawing for façade 

projects); 

- Itemized list of specific improvements;  

- Two (2) comparable quotations by qualified contractors showing cost estimates for each 

of the proposed works which are required to be included in the incentive program. In 
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general, the lower of the two estimates will be taken as the cost of the eligible works. Cost 

estimates should be consistent with the estimate noted on the accompanying Building 

Permit (if required);  

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

quotations; 

- A signed copy of the Addendum including the Hold Harmless Agreement, General Liability 

Insurance, and Contractor qualifications; 

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

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

- Any other information that may be deemed necessary by the Managing Director of 

Planning and City Planner, or designate. 

 
Development Charge – Means any Development Charge (DC) that may be imposed pursuant to 
the City of London’s Development Charge By-law under the Development Charges Act, 1997. 
 
Discrete Building – Means any permanent structure which is separated from other structures by 
a solid party wall and is used or intended to be used for the shelter, accommodation, or enclosure 
of persons. To be a discrete building, the structure will have a distinct municipal address. 
 
Dwelling unit – Means a suite operated as a housekeeping unit, used or intended to be used as 
a domicile by one or more persons and usually containing cooking, eating, living, sleeping, and 
sanitary facilities. 
 
First storey – The storey that has its floor closest to grade and its underside of finished ceiling 
more than 1 .8m above the average grade. 
 
Grant Cap – The maximum amount of money that the City will provide as a grant back to the 
property owner. 
 
Maximum Yearly Grant Value – Grant values are established in the payment schedule which is 
included in the agreement between the City and the property owner.  With respect to the forgivable 
loans the annual grant equals the yearly loan repayments multiplied by a percentage, to a cap, 
as shown below:  
 

Program Loan Amount Forgivable Loan Portion Considerations for Yearly 
Grant 

Upgrade to 
Building 
Code 

$200,000 
maximum 

The lesser of a maximum 
of $25,000 or  12.5% of the 
loan is eligible to be paid 
back in the form of grants 
over the term of the loan 

- Number of payments made in 
the previous Calendar Year  
  

- Number of months the main 
floor was actively occupied 
with a targeted use in 
previous Calendar Year 

Façade 
Improvement 

$50,000 
maximum 

The lesser of a maximum 
of $12,500 or 25% of the 
loan is eligible to be paid 
back in the form of grants 
over the term of the loan 

- Number of payments made in 
the previous Calendar Year 
 

- Number of months the main 
floor was actively occupied 
with a targeted use in 
previous Calendar Year 

 
Municipal Portion of Property Tax – For the purposes of the Tax Grant program, property taxes 
refer only to the municipal portion of the property taxes paid, and does not include such 
charges/taxes/levies as education, water, sewer, transit or phase-in. 
 
Non-Targeted Area – Lands within the Hamilton Road Area Community Improvement Plan Project 
Area which are eligible for incentive programs however are not eligible for consideration of 
Forgivable Loans. 
 
Non-Targeted Uses – The use occupying the ground floor of a building which is permitted under 
the land use zone but not listed as a targeted use. Please refer to Section #2 for a full list of 
Targeted and Non-Targeted Uses. 
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Post-Improved Assessed Value – For the purpose of calculating the Annual Tax Increment, the 
Post-Improved Assessed Value of the property will be established based on: 

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

ii. Completion of the reassessment of the property by the Municipal Property Assessment 

Corporation (MPAC) such that the work done at the project completion date (defined in i. 

above) is recognized. Note: Receiving the Post-Improved Assessed Value from MPAC 

may take one to two years or longer. 

 
Pre-improved Assessed Value – For the purpose of calculating the Annual Tax Increment, the 
pre-improved assessed value of the property will be established as the earlier of the following: 

i. Date of application for building permit;  

ii. Date of application for demolition permit; or 

iii. Date of application for the Rehabilitation and Redevelopment Tax Grant Program. 

 
Future increases in taxes that may be phased in AFTER the Post-Improved Assessment Date (as 
defined above) will not be eligible for grant calculation. 
 
Pro-rated Yearly Grant Percentage – The percentage of months in the Calendar Year where the 
ground floor is actively occupied by a targeted use and can be used in calculating the value of a 
yearly grant payment on the forgivable portion of a loan.  
 
Rehabilitation Project – For the purpose of the incentive programs shall mean the restoration or 
reconstruction of buildings, structures or parts thereof to modern building standards without the 
removal of the building or structure from the lot. 
 
Redevelopment Project – For the purpose of the incentive programs shall mean the development 
of lands, which are vacant, planned for demolition, in part or in whole, or which will have the 
building or structure removed from the lot. 
 
Relevant Tax Class Rate – For the purpose of the incentive program means the applicable tax 
class as of the date of the corresponding grant year. 
 
Targeted Area – Lands within a defined area of the Hamilton Road Area Community Improvement 
Plan Project Area which are eligible for incentive programs including consideration of Forgivable 
Loans. At this time, Forgivable Loans are not available in the Hamilton Road Area. 
 
Targeted Uses – The use occupying the ground floor of a building which is permitted under the 
land use zone and has a key role in achieving the goals of the City’s Strategic Plan, the Business 
Improvement Area, the Community Improvement Plan, and any other current or future related 
plans.  Please refer to Section #2 for a full list of Targeted and Non-Targeted Uses. 
 
Year 1 – The first full calendar year that taxes are paid after the project is completed and 
reassessed. This becomes the first of the ten years of grant payments. 
 
Yearly Grant Value – Means the amount of money granted back to the applicant which may 
change from year to year based on the calculation of the Yearly Loan Repayments multiplied by 
25% (for Façade Improvement loan) or 12.5% (for Upgrade to Building Code loan) to give the 
Maximum Yearly Grant Value that is multiplied by the Pro-rated Yearly Grant Percentage. 
Example (Upgrade to Building Code Loan with the ground floor occupied for six months of the 
Calendar Year): 

Yearly Loan Repayments multiplied by 12.5% = Maximum Yearly Grant Value 
$60,000 x 12.5% = $7,500  
  
Maximum Yearly Grant Value multiplied by Pro-rated Yearly Grant Percentage = Yearly 
Grant Value 
$7,500 x 50% = $3,750  

 
Yearly Loan Repayments – The total value of the loan payment made by the applicant to the City 
in a Calendar Year. The loan agreement includes a loan schedule which provides details on the 
terms of loan including when loan repayment begins as well as the amount of monthly 
repayments.  
 
Year/Level Factor – The following tables illustrate the Year/Level Factor that is used for each of 
the Tax Grant levels. The appropriate table will be populated based on the Annual Tax Increment 
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Calculation and the Annual Grant Calculation and will be included as part of the Grant Agreement 
between the property owner and the City of London: 
 

Part IV Heritage 
Designated 

 
Existing 

Buildings 
 

Vacant or 
Cleared Land 

Year 
Level 

1 

 

Year Level 2 

 

Year Level 3 

1 100 % 1 70 % 1 60 % 

2 100 % 2 70 % 2 60 % 

3 100 % 3 60% 3 50 % 

4 90 % 4 50% 4 40 % 

5 80 % 5 40% 5 30 % 

6 70 % 6 30% 6 20 % 

7 60 % 7 20% 7 10 % 

8 50 % 8 10% 8 10 % 

9 40 % 9 10% 9 10 % 

10 30 % 10 10% 10 10 % 

 

2. Eligibility Criteria for Financial Incentive Programs 

 

Financial Incentive Programs will not apply retroactively to work started prior to the 
approval of an application by the Managing Director, Planning and City Planner, or 
designate. 

 
To be eligible for any Financial Incentive Program, the applicant, property and project must meet 
all conditions detailed in this program description. 
 
Property Owner Considerations 

 The applicant must be the registered owner of the property or an agent (including building 

tenant or contractor who has been retained to undertake improvements). If the applicant 

is not a registered owner of the subject property, the applicant will be required to provide 

authorization in writing from the registered owner as part of a complete application; 

 All mortgages and charges, including the subject financial incentive(s), must not exceed 

90% of the post-rehabilitation appraised value of the property (i.e. the owner must maintain 

10% equity in the property post-improvement); 

 All City of London realty taxes must be paid in full when the loan and/or grant is issued 

and remain so for the lifetime of the loan and/or grant; 

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

London; 

 The property owner and/or applicant, must not have ever defaulted on any City loan or 

grant program, including by way of individual affiliation with any company or group of 

people authorized to act as a single entity such as a corporation; 

 The Financial Incentive Programs will not apply retroactively to work completed prior to 

the approval of the application by the Managing Director of Planning and City Planner, or 

designate. 

 

Property Considerations 

 The property must be located within the Hamilton Road Corridor Sub-project Area as 

identified in the Hamilton Road Area Community Improvement Project Area (see Map 1); 

 There are not any City of London Building Division orders or deficiencies relating to the 

subject property at the time the loan or grant is issued; 

 Each property is eligible to avail simultaneously of multiple incentive programs provided 

through the various Community Improvement Plans (for example, applications for an 

Upgrade to Building Code Loan, Facade Improvement Loan, and Tax Grant can be made 

at the same time). 

 
Building Considerations  

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

property; 
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 The property must contain an existing buildings (occupied or unoccupied) located within 

an identified area for improvement under the Hamilton Road Area CIP (for the Residential 

Development Charge Grant & Tax Grant Programs, the property may also be vacant); 

 Where the entirety of a multi-unit building, which contains separate units, are all under the 

same ownership, (or with condominium status) it will be considered as one building for the 

purpose of the incentive programs; 

 Where a building is within a contiguous group of buildings, a discrete building will be 

interpreted as any structure which is separated from other structures by a solid party wall 

(and a distinct municipal address);   

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

 Each discrete building is eligible for multiple Upgrade to Building Code loans provided the 

total of all loans do not exceed the maximum amount allowable under the program 

guidelines ($200,000), additional Upgrade to Building Code loans may be considered after 

the previous loan(s) is repaid; 

 Each discrete building is eligible for multiple Façade Improvement loans provided the total 

of all loans do not exceed the maximum amount allowable under the program guidelines 

($50,000), additional Façade Improvement loans may be considered after the previous 

loan(s) is repaid; 

 Each property is eligible for a Rehabilitation and Redevelopment Tax Grant; 

 Each discrete building is eligible to avail simultaneously of multiple incentive programs 

provided through the various Community Improvement Plans (for example applications for 

an Upgrade to Building Code Loan, Facade Improvement Loan, and Tax Grant can be 

made at the same time); 

 There must be no City of London Building Division orders or deficiencies and no by-law 

infractions when the loan or grant is issued. 

 

3. Application Process 

Expression of Interest  
PO – It is suggested to meet with Planning Services or the BIA if/when one exists regarding an 
expression of interest or proposal before any financial incentive application is made to the City of 
London. While Planning Services staff are often involved in meeting with the BIA and a property 
owner, no records are formally kept until a complete incentive application, accompanied by 
appropriate drawings and estimates, is submitted to Planning Services. 

 

Financial Incentive Programs will not apply retroactively to work started prior to the 
approval of an application by the Managing Director, Planning and City Planner, or 
designate. 

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

 

Applications made for financial incentive programs do not in any way replace the need for 
obtaining any necessary approvals. Prior to undertaking building improvements the property 
owner (PO) is required to obtain any necessary approvals and/or permits. Heritage Alteration 
Permits (for properties requiring them) will be required before financial incentive applications are 
accepted. Discussions with City staff and the BIA are encouraged early in the conceptual phase 
to ensure proposed façade improvements comply with City regulations and guidelines, and the 
proposed improvements are eligible under the incentive program criteria. Service London staff 
are also available to help with clarifying/applying for applicable permits. 
 
Concept Phase  
Step 2 – PO – A Complete Application (see Definition Section) for incentive programs is submitted 
to the City of London.  
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For the Tax Grant and Residential Development Charge Grant programs, the applicant must also 
obtain a building permit and make full payment of Residential Development Charges.  
 
Residential Development Charge Grants are processed by Planning Services in conjunction with 
Development and Compliance Services (Building Division). Application to the Residential 
Development Charge (DC) Grant program is triggered when the full payment of Residential DCs 
is made to the Building Division. PO – After making the DC payment, applicants must contact 
Planning Services to complete the application process. 
 
Step 3 – CL – City of London Planning Services Staff will review the application for completeness 
and inform the applicant in writing that either, more information is required, or the application is 
accepted. If accepted, the City will provide a Commitment Letter which outlines the approved 
works, related costs, and monetary commitment that the City is making to the project. The letter 
will also state whether the commitment is for a Forgivable Loan. For the Residential DC Grant the 
residential DCs must be paid prior to the City’s issuance of a Commitment Letter. For the Loan 
Programs, the City’s commitment is valid for one year from the date of issuance of the 
Commitment Letter. The City’s commitment applies only to the project as submitted. PO – Any 
subsequent changes to the project will require review and approval by appropriate City 
staff. 
 
Step 4 – CL – Planning Services Staff may visit the subject property and take photographs, both 
before and after the subject work is completed. When considering forgivable loans, staff will also 
confirm that the intended use meets the eligibility requirements of the program. 
 
Construction Phase 
Step 5 – PO – Having obtaining all necessary approvals and/or permits and receiving a 
Commitment Letter from the City for approved works the applicant may start to undertake eligible 
improvements. With respect to the Residential DC Grant there is an additional requirement that 
the DCs have been paid.    
 

Financial Incentive Programs will not apply retroactively to work started prior to the 
approval of an application by the Managing Director, Planning and City Planner, or 
designate. 

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

 
Step 7 – CL – Before setting up any agreement Planning Services staff must ensure the 
improvements, as described in the City’s Commitment Letter are completed and other criteria, as 
set out in the respective program guidelines, have been met. Generally speaking, this includes: 

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

 All City of London property taxes must be paid in full and the account deemed in good 

standing by the Taxation Division; 

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

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

 There must be no outstanding City of London Building Division orders or deficiencies 

against the subject property. 

 
Step 7.i (Grants) – CL – Upon written notice from the applicant, Planning Services will request 
the City’s Finance and Corporate Services Taxation Division to provide a grant schedule that 
establishes the value of the annual grant over the term of the grant program. 

 
Step 7.ii (Grants) – CL – Upon request by Planning Services, the Finance and Corporate 
Services Taxation Division will establish a Post-Improved Assessed Value. To do this they will 
review the assessed value of the property and determine whether this is the final assessment 
relating to the completion of the renovation or development project. If this is not the final 
assessment, the Finance and Corporate Services Taxation Division will contact the Municipal 
Property Assessment Corporation (MPAC) and request that the final assessment be prepared. 
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Step 7.iii (Grants) – CL – The Finance and Corporate Services Taxation Division will prepare 
and note the annual tax increment for the purpose of calculating the grant schedule. The Finance 
and Corporate Services Taxation Division will then prepare a schedule for the first year that the 
new taxes were levied for the full year. 

 
Step 7.iv (Grants) – CL – At the completion of the Calendar Year, Planning Services staff will 
ask Finance and Corporate Services Taxation Division staff to confirm that all taxes have been 
paid for that year and that the tax account is in good standing with a zero balance. Upon receiving 
confirmation, a grant agreement can be drafted.  

 
Agreement Phase  
Step 8 (Loans) – CL – Once the approved works are verified by Planning Services, staff will draft 
the loan agreement. 
  
Step 8 (Grants) – CL – Once the eligible works are verified and the grant schedule is complete, 
Planning Services staff will draft the grant agreement and provide a draft copy of the grant 
agreement to the applicant for review.  

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

 
Step 9 (Grants) – CL – After the applicant has approved the grant agreement Planning Services 
staff can prepare two hard copies of the agreement to be signed.   
 
Step 10 – CL – When all the documentation is ready Planning Services staff will contact the 
applicant to arrange for a meeting to sign the documents (and in the case of a loan, exchange a 
loan cheque for the first 12 post-dated repayment cheques provided by the property owner or 
applicant (PO)). 
 
Full loan repayment can be made at any time without penalty. PO – To make a full or partial 
repayment above the standard monthly payment, please contact Planning Services or Accounts 
Receivable. 
 
Step 11 – Planning Services staff will have two original copies of the agreement available for 
signing. One original signed copy is kept by the applicant and one is retained by the City.  
PO – Please note that loan cheque distribution cannot occur in December due to financial year-
end. Instead all loan cheques requested in the Agreement phase in December will be processed 
in January. 

 

4. Financial Incentive Approval  

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

5. Additional Rehabilitation and Demolition 

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

6. Inspection of Completed Works 

The loan will be paid to the property owner (or designate) following City receipt of invoices for all 
completed work and after the City inspection of all completed improvements has taken place. The 
City will inspect the work completed to verify that the proposed improvements have been 
completed as described in the application.  
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7. Incentive Application Refusal and Appeal  

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

8. Relationship to other Financial Incentive Programs 

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

9. Monitoring & Discontinuation of Programs 

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

10. Program Monitoring Data 

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

Façade Improvement 
Loan Program 

Monitoring 

- Number of Applications (approved and denied); 
- Approved value of the loan and the total construction cost 

(i.e. total public investment and private investment); 
- Pre-Assessment Value; 
- Total Value of Building Permit (if required); 
- Location of  façade being improved (Street Front, Non-

Street Front); 
- Post-Assessment Value; 
- Use Type (Targeted or Non-Targeted); 
- Increase in assessed value of participating property; 
- Total Loan Amount; 
- Number of forgivable loans; 
- Number of loan defaults; 
- Cost/Value of loan defaults. 

Upgrade to Building 
Code Loan Program 

Monitoring  

- Number of Applications (approved and denied); 

- Approved value of the loan and the total construction cost 

(i.e. total public investment and private investment); 

- Pre-Assessment Value; 
- Total Value of Building Permit; 
- Post-Assessment Value; 
- Use Type (Targeted or Non-Targeted); 
- Increase in assessed value of participating property; 
- Total Loan Amount; 
- Number of forgivable loans; 
- Number of loan defaults; 
- Cost/Value of loan defaults. 
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Tax Grant Program 
Monitoring 

- Number of Applications (approved and denied); 
- Pre-Assessment Value; 
- Total Value of Building Permit; 
- Level of Grant (Type 1, Type 2 or Type 3); 
- Post-Assessment Value; 
- Use Type (Targeted or Non-Targeted); 
- Number of residential units created; 
- Increase in assessed value of participating property; 
- Total Grant Amount; 
- Number of grant defaults; 
- Cost/Value of grant defaults. 

Development Charge 
Program Monitoring 

- Number of Applications (approved and denied); 
- Pre-Assessment Value; 
- Total Value of Building Permit; 
- Number of residential units created; 
- Post-Assessment Value; 
- Type (Targeted or Non-Targeted Industrial) Use; 
- Increase in assessed value of participating property; 
- Total Grant Amount; 
- Number of grant defaults; 
- Cost/Value of grant defaults. 

 

11. Activity Monitoring Reports 

Annual Activity Reports will measure the following variables: 

 Number of applications by type; 

 Increase in assessment value of properties; 

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

 Value of construction and building permits issued; 

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

 Number and value of incentive program defaults; 

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

 
COMMON PROGRAM INFORMATION SECTION ENDS HERE 
 
INDIVIDUAL PROGRAM INFORMATION BEGINS NOW 
 

12. Façade Improvement Loan Program 

Façade Improvement Loan Program – Purpose 
The Façade Improvement Loan Program is intended to assist property owners in identified 
community improvement project areas with façade improvements and to bring participating 
buildings and properties within the identified community improvement areas into conformity with 
the City of London Property Standards By-law. Through this program, the City provides a no 
interest 10-year loan. Loans will be issued to cover 50% of the cost of the eligible works to a 
maximum of $50,000. 
 
Façade Improvement Program – Objectives 
The overarching goals of this Program are to: 

 Support the maintenance, improvement and beautification of the exterior appearance of 

buildings in the Hamilton Road Area; 

 Encourage reinvestment in the Hamilton Road Area; 

 Help make the Hamilton Road Area environment interesting and aesthetically pleasing for 

residents, patrons and visitors alike; 

 Bring participating buildings and properties into conformity with the City of London 

Property Standards By-law. 

 
Façade Improvement Program – Eligible Works  
Eligible works that will be financed through this program include improvements that are 
demonstrated to enhance the appearance of building exteriors in compliance with applicable 
Urban Design Guidelines.  Examples of works that may be eligible under this program include:  

 Exterior street front renovations; 
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 Portions of non-street front buildings, visible from adjacent streets. Non-street front visible 

portions may only be eligible for funding after the street front façade has been improved 

or street front improvements have been deemed unnecessary by the Managing Director, 

Planning and City Planner, or designate; 

 Awnings that are affixed to the exterior street front of a building which are used to keep 

the sun or rain off a storefront, window, doorway, or sidewalk, and/or to provide signage 

for a commercial tenant; 

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

 Decorative lighting which is affixed to the exterior street front of a building that is 

ornamental and installed for aesthetic effect; 

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

water; 

 Doors, windows, and their finished framing; 

 Professional fees for the preparation of drawings and technical specifications required for 

eligible works (limited to the lesser of a maximum of $5,000 or 10% of the loan). 

 
Note: A Heritage Alteration Permit is required for heritage designated properties in the Hamilton 
Road Area. 
 
Façade Improvement Program – Works Not Eligible 
The following provides examples, but not a complete list of works that are not eligible to be 
financed through this program: 

 New stucco building materials; 

 Back lit signs; 

 Any other materials that at the discretion of the Managing Director, Planning, and City 

Planner, or designate, are deemed ineligible or inauthentic. 

 
Façade Improvement Program – Loan Terms 
 

 A complete application must be received and a City Commitment Letter issued 

before any work can commence. 

 
Period 
The loan will be interest free and will be amortized over a 10-year period. 
 
Loan Amount 
Loans will be issued to cover the lesser of:  

 50% of the cost of the eligible works per building;  

 A maximum of $50,000 per building.  

 
While more than one discrete building on a single property may be eligible for a loan, loans will 
not exceed 50% of the cost of the eligible works that related to each discrete building. 
 
More than one loan may be issued for each discrete building on each property, but the sum of 
these loans must not exceed the maximum loan amount of $50,000 per discrete building. 
 
Determination of Eligible Non-Street Front Façade Improvements  
The Managing Director, Planning and City Planner or designate will decide when this program 
can be applied to a building façade that is not street facing. Typically this consideration is made 
when the street-front façade is deemed to be in compliance with applicable Urban Design 
guidelines and Building and Fire Codes.  
 
Determination of Façade Improvements where there are Two Street Frontages 
If a building has both the front and rear façade facing a municipal street (not a private street or a 
laneway), then the building is eligible for a Façade Improvement Loan for each unique street 
fronting façade. Further, if a building is on a corner property where two or more façades face a 
municipal street (not a private street or laneway), then the building is eligible for two or more 
Façade Improvement Loans. All façade designs must be deemed in compliance with applicable 
Urban Design guidelines and the Building and Fire Codes, to be eligible for loans. 
 
Loan Distribution 
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The City will provide the applicant with one cheque in the full amount of the approved loan after: 
(1) the City has completed its due diligence to ensure the applicant and property remain eligible 
for the loan, (2) the Loan Agreement has been signed, and (3) the first 12 months of post-dated 
cheques (to be used for the first year repayment of the loan) are received. City of London 
Accounts Receivable staff will contact the applicant annually to request a supply of cheques in 
subsequent years. PO – The applicant will notify the City about any changes to their banking 
arrangements and replace cheques as appropriate over the term of the loan. The City will not 
provide partial loan amounts or progress payments.  

 
Loan Security and Postponement 
Loans will be secured through the registration of a lien placed on property title for the total amount 
of the loan. Liens will be noted on the tax roll and will be registered and discharged by the City. 
The Managing Director, Planning and City Planner or designate may postpone the lien 
(subordination of a lien to another lien on the same property) which is given as security for the 
loan in circumstances where any of the registered mortgages are being replaced, consolidated or 
renewed and the total value of all mortgages and charges including the City’s lien does not exceed 
90% of the appraised value of the property. 
 
Loan Agreement 
Participating property owners in the financial incentive programs shall be required to enter into a 
loan agreement with the City. This agreement shall specify such items as (but not limited to) the 
loan amount, the duration of the loan, and the owner's obligation to repay the City for any monies 
received if the property is demolished before the loan period elapses. The agreement shall include 
the terms and conditions included in the program guidelines. 
 
Repayment Provisions 
Loan repayments will begin six months after the advancement of funds. Repayment of the loan 
will be on a monthly basis and does not include interest. The monthly payment amount will be 
calculated based on the total loan amount divided by 114 payments. Full repayment can be made 
at any time without penalty. 
 
Transferable Loans 
At the discretion of the City, loans may be transferable to a new property owner providing that the 
new owner meets the eligibility criteria and agrees to the terms and conditions of the loan. The 
new owner must enter into a new loan agreement with the City for the outstanding loan value at 
the time of purchase. Otherwise, where the ownership is transferred the outstanding balance of 
the loan shall immediately become due and payable by the selling property owner. 

 

13. Upgrade to Building Code Loan Program 

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

 Support the maintenance, improvement, beautification, and viability of the historic building 

stock in the Hamilton Road Area; 

 Encourage the development of residential units in older buildings through conversion and 

adaptive re-use; 

 Support the development of distinctive, interesting and attractive commercial spaces in 

existing buildings to assist in the regeneration of the Hamilton Road Area; 

 Help ensure that buildings are safe for residents, patrons, and visitors alike by meeting 

Ontario Building Code and Fire Code regulations; 

 Bring participating buildings and properties into conformity with the City of London 

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

 The installation or alteration of fire protection systems such as sprinklers, stand pipes, fire 

alarms, emergency power, lighting, and exit signs; 

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

devices; 

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

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

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

Building Code requirements; 

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

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

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

 Required improvements to ventilation systems; 

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

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

roofs; 

 Improvement to basements, or other such spaces that can be occupied and are located 

below the first storey; 

 Asbestos abatement, including the removal, enclosure and/or encapsulating to prevent 

building occupant from being exposed to the fibers; 

 Renovations required to remove moulds (or other materials caused by water-damage from 

interior building materials), replace affected materials and  install vapour barriers; 

 Professional fees for the preparation of drawings and/or technical specifications required 

for eligible works (limited to the lesser of a maximum of $5,000 or 10% of the loan); 

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

Director of Planning and City Planner or designate. 

 
Upgrade to Building Code Loan Program – Loan Terms 
 
Period 
The loan will be interest free and will be amortized over a 10 year period. 
 
Loan Amount 
Loans will be issued to cover the lesser of:  

 50% of the cost of the eligible works per buildings; or 

 A maximum of $200,000 per building.  

 
While more than one discrete building on a single property may be eligible for a loan, loans will 
not exceed 50% of the cost of the eligible works that relate to each discrete building. 
 
More than one loan may be issued for each discrete building on each property, but the sum of 
these loans must not exceed the maximum loan amount of $200,000 per discrete building. 
 
Loan Distribution 
The City will provide the applicant with one cheque in the full amount of the approved loan after: 
(1) the City has completed its due diligence to ensure the applicant and property remain eligible 
for the loan, (2) the Loan Agreement has been signed, and (3) the first 12 months of post-dated 
cheques (to be used for the first year repayment of the loan) are received. City of London 
Accounts Receivable staff will contact the applicant annually to request a supply of cheques in 
subsequent years. PO – The applicant will notify the City about any changes to their banking 
arrangements and replace cheques as appropriate over the term of the loan. The City will not 
provide partial loan amounts or progress payments.  
 
Loan Security and Postponement 
Loans will be secured through the registration of a lien placed on property title for the total amount 
of the loan. Liens will be noted on the tax roll and will be registered and discharged by the City. 
The Managing Director, Planning and City Planner or designate may postpone the lien 
(subordination of a lien to another lien on the same property) which is given as security for the 
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loan in circumstances where any of the registered mortgages are being replaced, consolidated or 
renewed and the total value of all mortgages and charges including the City’s lien does not exceed 
90% of the appraised value of the property. 
 
Loan Agreement 
Participating property owners in the financial incentive programs shall be required to enter into a 
loan agreement with the City. This agreement shall specify such items as (but not limited to) the 
loan amount, the duration of the loan, and the owner's obligation to repay the City for any monies 
received if the property is demolished before the loan period elapses. The agreement shall include 
the terms and conditions included in the program guidelines.   
Repayment Provisions 
Loan repayments will begin six months after the advancement of funds. Repayment of the loan 
will be on a monthly basis and does not include interest. The monthly payment amount will be 
calculated based on the total loan amount divided by 114 payments. Full repayment can be made 
at any time without penalty. 
 
Transferable Loans 
At the discretion of the City, loans may be transferable to a new property owner providing that the 
new owner meets the eligibility criteria and agrees to the terms and conditions of the loan. The 
new owner must enter into a new loan agreement with the City for the outstanding loan value at 
the time of purchase. Otherwise, where the ownership is transferred the outstanding balance of 
the loan shall immediately become due and payable by the selling property owner. 
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Appendix D 

Bill No.(number to be inserted by Clerk's Office) 

2018 

By-law No. C.P.-1284- 

A by-law to amend the Official Plan for 
the City of London relating to the 
Hamilton Road Area Community 
Improvement Project Area. 

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

1.  Amendment No. (to be inserted by Clerk's Office) to the Official Plan for 
the City of London Planning Area – 1989, as contained in the text attached hereto and 
forming part of this by-law, is adopted. 

2.  This by-law shall come into effect in accordance with subsection 17(38) of 
the Planning Act, R.S.O. 1990, c.P.13. 

  PASSED in Open Council on March 27, 2018 

  Matt Brown 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – March 27, 2018 
Second Reading – March 27, 2018 
Third Reading – March 27, 2018  
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AMENDMENT NO. 

 to the 

 OFFICIAL PLAN FOR THE CITY OF LONDON 

A. PURPOSE OF THIS AMENDMENT 

  The purpose of this Amendment is: 

1. To add a new clause to Section 14.2.2.ii) of the Official Plan, 1989 to 
include the Hamilton Road Area Commercial Area to the list of 
commercial areas eligible for community improvement; 
 

2. To amend Figure 14-1 that will recognize the entire Hamilton Road 
Corridor Sub-Project Area as a commercial area eligible for community 
improvement. 

B. LOCATION OF THIS AMENDMENT 

This Amendment applies the lands generally defined as having frontage 
on Hamilton Road between Bathurst Street and Highbury Avenue, as well 
as 219-221 William Street. 

C. BASIS OF THE AMENDMENT 

This Amendment will also allow the entire Hamilton Road Corridor Sub-
Project Area (between Bathurst Street and Highbury Avenue) to be eligible 
for the financial incentives offered through the Hamilton Road Area 
Community Improvement Plan. 

D. THE AMENDMENT 

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

1. The following subsection is added to Section 14.2.2.ii) of the Official 
Plan: 

 
 ( ) Hamilton Road Corridor 
 

This is an older commercial and mixed-use district designated the 
Hamilton Road Corridor Sub-Project Area of the Hamilton Road Area 
Community Improvement Project Area. In general, these are the lands 
fronting Hamilton Road between Bathurst Street and Highbury Avenue, 
as well as 219-221 William Street; 

 
2. Figure 14-1, Areas Eligible for Community Improvement, to the Official 

Plan for the City of London Planning Area is amended by recognizing 
the lands fronting Hamilton Road between Bathurst Street and 
Highbury Avenue, as well as 219-221 William Street as eligible for 
Commercial improvements, as indicated on Schedule 1 attached 
hereto. 
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SCHEDULE 1  
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Appendix E 

Bill No.(number to be inserted by Clerk's Office) 

2018 

By-law No. C.P.-   

A by-law to amend the London Plan for 
the City of London, 2016 to add the 
Hamilton Road Area Community 
Improvement Project Area. 

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

1.  Amendment No. (to be inserted by Clerk's Office) to the London Plan for 
the City of London Planning Area – 2016, as contained in the text attached hereto and 
forming part of this by-law, is adopted. 

2.  This by-law shall come into effect in accordance with subsection 17(38) of 
the Planning Act, R.S.O. 1990, c.P.13. 

  PASSED in Open Council on  

  Matt Brown 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading –  
Second Reading –  
Third Reading –  
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AMENDMENT NO. 

 to the 

 THE LONDON PLAN FOR THE CITY OF LONDON 

A. PURPOSE OF THIS AMENDMENT 

  The purpose of this Amendment is: 

1. To amend Map 8 (Community Improvement Project Areas) in Appendix 
1 (Maps) of The London Plan for the City of London to add the 
Hamilton Road Area Community Improvement Project Area. 

B. LOCATION OF THIS AMENDMENT 

This Amendment applies the lands generally defined as the CN railway 
tracks to the north, Highbury Avenue to the east, the Thames River to the 
south, Adelaide Street to the west, and also including all properties with 
frontage on Hamilton Road west of Adelaide Street, as well as 219-221 
William Street. 

C. BASIS OF THE AMENDMENT 

This Amendment is to facilitate a multifaceted strategy to establish a long-
term vision for improvement for the Hamilton Road Area through the 
preparation of a Community Improvement Plan within the area outlined in 
this amendment. 

D. THE AMENDMENT 

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

1. Map 8 – Community Improvement Project Areas, in Appendix 1 (Maps) 
to The London Plan for the City of London Planning Area is amended 
by adding the Hamilton Road Area Community Improvement Project 
Area on Schedule 1 attached hereto. 
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SCHEDULE 1 
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Appendix F – Public Engagement 

Community Engagement 

Public liaison: On January 22, 2018, Notice of Application and Notice of Public 
Meeting was sent to 3,327 property owners in the surrounding area.  Notice of 
Application and Notice of Public Meeting was also published in the Public Notices and 
Bidding Opportunities section of The Londoner on February 1, 2018. 

15 replies were received. 

Nature of Liaison: The purpose and effect of the requested Official Plan amendment is 
to implement the Community Improvement Plan to establish a long-term vision for 
improvement in the Hamilton Road Area. Once adopted by Council, the Actions and 
financial incentives become available to use and initiate. 
 
Possible amendment to the Official Plan by adding a clause to Section 14.2.2.ii) to add 
a Hamilton Road Area Commercial Area to the list of commercial areas eligible for 
improvement. 

Possible amendment to the London Plan Map 8 – Community Improvement Project 
Areas to add the Hamilton Road Area community improvement project area. 

Possible passing of a by-law to designate the Hamilton Road Area as a community 
improvement project area pursuant to the provisions of Section 28 of the Planning Act 
and Chapter 14 of the City of London Official Plan.  

Possible adoption of the Hamilton Road Area Community Improvement Plan pursuant to 
the provisions in Section 28 of the Planning Act and Chapter 14 of the City of London 
Official Plan. 

Possible adoption of Hamilton Road Area Community Improvement Plan Financial 
Incentive Guidelines pursuant to the provisions in Section 28 of the Planning Act and 
Chapter 14 of the City of London Official Plan 

Responses: A summary of the comments received include the following: 

Comment and Feedback Analysis Recommended Changes 
to the CIP 

Too much reliance on the 
Hamilton Road Area 
Business Association and 
Hamilton Road Community 
Association. They are the 
same group of people. 

The two groups serve 
separate and unique 
purposes. Both 
associations, as well as 
the community at large will 
need to play an important 
role in championing the 
CIP in order for it to be 
successful. 

None 

To encourage 
redevelopment Hamilton 
Road should be rezoned to 
medium density with six 
floors. 

Once the London Plan is 
approved by the OMB, the 
rezoning project to bring 
the zoning into conformity 
with the London Plan will 
begin. Based on London 
Plan Place Types heights 
along Hamilton Road could 
be up to a maximum of 
eight-storeys. 

None 
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Comment and Feedback Analysis Recommended Changes 
to the CIP 

City-owned properties 
should be highlighted and 
offered for sale or 
partnership with 
developers. 

City-owned properties 
currently are limited along 
Hamilton Road and may 
change over the term of 
the CIP’s implementation. 
A process already exists to 
determine if a City asset 
should be sold. 

None 

To improve security and 
sense of community, City-
owned security cameras 
should be installed in 
areas where problems 
exist. 

Action 2.1 of the CIP is to 
undertake a crime 
prevention through 
environmental design 
(CPTED) review. Security 
cameras may be a 
recommendation of the 
CPTED review. 

None 

Need one City owned / 
sponsored shelter for the 
homeless in the area that 
is also supported by local 
businesses. 

Beyond the scope of the 
CIP. The provision of 
additional affordable 
housing is included in 
Action 6.9. 

None 

City should permit 
developers to buy 
properties and convert 
them into metered parking. 

This type of parking 
creation is generally no 
longer supported by the 
City and would be 
inconsistent with the 
policies of the London Plan 
for Hamilton Road. Action 
5.1 exists to identify 
opportunities to acquire 
vacant lot(s) for off-street 
parking. 

None 

City should provide 
property tax incentive for 
new owners 

Based on the 2016-2017 
Community Improvement 
Plan Financial Incentive 
Service Review, the Tax 
Grant Program is not 
available for the Hamilton 
Road Area. 

None 

Empty/abandoned 
properties on Hamilton 
Road should be sold 
because of unpaid taxes to 
encourage redevelopment 

The City already has a 
process to vest properties 
in tax arrears and sell them 
on the open market. 

None 

Heritage churches in the 
area should be allowed to 
have parking on their 
front/side yards and to 
have these yards paved. 

Front yard parking in not 
conducive to achieving the 
CIP objective of a 
pedestrian friendly 
environment. 

None 
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Comment and Feedback Analysis Recommended Changes 
to the CIP 

City should have a 
minimum frontage for new 
development on Hamilton 
Road as current properties 
are very narrow. 

Actions 3.1 and 3.2 aim to 
facilitate redevelopment 
through the reduced 
setbacks and the creation 
of deeper lots. In many 
instances, multiple lots 
would still need to be 
acquired by a developer to 
secure a sufficient site. 

None 

Forgivable Loans – We 
(the Business Association) 
have sent a request to City 
Council to reconsider the 
decision to postpone 
forgivable loans to a later 
time. We feel this is a vital 
incentive for investing in 
our area. 

The 2016-2017 CIP 
Service Review directs the 
Civic Administration to 
consider Forgivable Loan 
Programs for the Hamilton 
Road Area CIP as part of 
the 2024-2027 Multi-year 
Budget process. The CIP 
is implementing this 
Council direction and 
therefore only 
recommends the standard 
loan programs. 

None 

Fibre Optics – IT 
companies are moving to 
the area and we (the 
Business Association) feel 
it is important that Fibre 
Optics be in place as 
another incentive for more 
IT and digital media 
companies to invest in the 
area. 

Agreed. Ensuring the 
proper technology and 
resources are available to 
attract companies to the 
Hamilton Road Area will 
help to improve the 
neighbourhood. Further, 
the City of London is also 
working on a Future City 
Strategy based around 
four pillars: Smart Living, 
Smart Infrastructure, Smart 
Economy, and Smart 
Governance and 
Decisions. 

Added Action 3.8 to help 
“future-ready” the Hamilton 
Road Area. 

Underground Hydro Lines 
– We (the Business 
Association) believe that 
our area would greatly 
benefit from the hydro lines 
being moved underground. 

Action 1.12 recommends 
the feasibility of burying 
the hydro lines be 
investigated as part of 
existing planned capital 
projects along Hamilton 
Road. 

None 
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Comment and Feedback Analysis Recommended Changes 
to the CIP 

Consider a roundabout at 
the Hamilton / Egerton / 
Trafalgar intersection. 

A roundabout at the 
Hamilton / Egerton / 
Trafalgar intersection was 
raised at the first 
community meeting; 
however, a roundabout 
was deemed not to be 
feasible due to the space 
constraints at the 
intersection. A redesign of 
the intersection is in the 
works as part of the 
Hamilton Road Main Street 
Conceptual Design project. 

None 

Consider overpasses over 
the tracks on Egerton 
Street and also on 
Adelaide Street. 

Though outside the scope 
of the Hamilton Road Area 
CIP, the City has retained 
MMM Group to undertake 
an Environmental 
Assessment for the 
Adelaide Street and 
Canadian Pacific Railway 
Grade Separation. Further, 
an overpass for Egerton 
Street is not being 
contemplated and was not 
included in the CIP due to 
the cost and also because, 
if approved, the project 
would likely not happen 
within the life time of the 
CIP. 

None 

The Housing Development 
Corporation would 
recommend that Section 7 
(Monitoring and 
Evaluation) include 
affordability as an 
identifiable metric in Table 
3: “Success Measures” 
and in the “Baseline 
Conditions”. 

Agreed. The City of 
London will consult with 
Housing Development 
Corporation, (HDC) 
London for the purpose of 
identifying success 
measures and baseline 
conditions of affordability. 

In Section 7 added a new 
row to Table 3 and a new 
baseline condition to 
ensure affordability is 
addressed. 
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Responses to Public Liaison Letter and Publication in “The Londoner” 

Telephone Written 

No name provided (x2) Farid 

Karen Allen / Gilles Street Rick Pinheiro, Hamilton Road Area 
Business Association 

Marie Cateno / Lisa Court Kathy Ludanyi 

Kathleen Johnston / Inkerman Street Susan Maslak 

Karen Morgan / Delaware Street Denise Callcott / Little Grey Street 

Keon / Hamilton Road Norma Powell / Vauxhall Street 

Greg / Hume Street Andrea Johnson / Pegler Street 
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Agency/Departmental Comments 

London Hydro 

London Hydro has no objection to this proposal or possible official plan and/or zoning 
amendment. Any new or relocation of the existing services will be at the expense of the 
owner. 

Development and Compliance Services – Site Plan 

While the CIP covers high-level matters, there are a number of the action items will 
have direct impact on Site Plans. Therefore, it will be important to ensure that the policy 
framework for implementing developments as part of Site Plan Approval can be 
achieved that will also facilitate community improvement, development, redevelopment 
and intensification as set out in the CIP. 
 
Objectives of the CIP (Page 9: Objectives 1, 3, 5, 7) are all matters which are often 
addressed at the Site Plan stage, which:  
 

 provision of parking for businesses,  

 improvements to the pedestrian realm,  

 improved streetscapes, and  

 conservation of heritage assists  
 
These listed matters may also have direct bearing on Objective 4 (“Build upon the 
success of the local small businesses and restaurants to create a healthy, vibrant, and 
mixed use main street”).   
 
Depending on the way in which the CIP is implemented and the specific mix of 
incentives vs. future Urban Design requirements for development within the CIP, it may 
be a significant challenge for some small businesses who are looking to redevelop their 
properties to implement improvements that may be required in the future via Site Plan.   
 
The urban design guidelines proposed in the CIP should have sufficient flexibility to 
ensure that they do not create an undue burden on small businesses who may not have 
anticipated the cost of public realm related improvements or orientation.  Likewise, 
although the CIP does envision future reductions to the Zoning Bylaw requirements, it 
will be important to find the correct balance to ensure that changes to the ZBL to 
address mitigating impacts, such as on street parking and building setbacks to existing 
residential dwellings.  
 
During the development of more specific plans for the area, the Site Plan staff would 
like to be involved with the project team or have input to address implementation, 
including any changes to the Zoning By-law, and the CIP urban design 
guidelines.  Proposed changes to the implementing documents may conflict with the 
Site Plan Control By-law; therefore, we can identify any discrepancies, and/or need for 
possible modifications to the SPCB.   
 
Housing Development Corporation, London 
 
It is the vision of Housing Development Corporation, London (HDC) that all members of 
the community have access to housing that is safe, secure and suitable to their needs 
and ability to pay. HDC London’s core mandate is to work across the various sectors to 
stimulate the development and sustainability of affordable housing throughout London 
and Middlesex. Action 6.9 of the Community Improvement Plan is consistent with the 
HDC’s core mandate which envisions the local need for revitalized and strengthened 
neighbourhoods and diverse and inclusive communities. Action Item 6.9 further 
recognizes the provision of afforable housing as a Priority 1 Action Item and the 
leadership role of the HDC in this regard. Given the direction coming out of Action 6.9, 
the HDC would request that Section 7 (Monitoring and Evaluation) include affordability 
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as an identifiable metric in Table 3: “Success Measures” and in the “Baseline 
Conditions”.  
 
Development and Compliance Services – Development Services 
 
Engineering has no comments related to the above noted re-zoning application. 
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Appendix G – Policy Context  

The following policy and regulatory documents were considered in their entirety as part 
of the evaluation of this requested land use change. The most relevant policies, by-
laws, and legislation are identified as follows: 

Provincial Policy Statement (PPS), 2014 

1.1.1 a) – Managing and Directing Land Use to Achieve Efficient and Resilient 
Development and Land Use Patterns 

1.1.3.1 – Settlement Areas 

1.1.3.3 – Settlement Areas 

1.5.1 – Public Spaces, Recreation, Parks, Trails and Open Space 

1.7.1 c) – Long-Term Economic Prosperity 

6.0 – Definitions 

1989 Official Plan 

2.2.1 v) – Official Plan Vision Statement, Official Plan Vision Statement 

14.1 – Community Improvement Polices, Community Improvement Objectives 

14.2 – Community Improvement Polices, Selection and Phasing of Community 
Improvement Areas 

14.2.1 – Community Improvement Polices, Selection and Phasing of Community 
Improvement Areas, Areas Eligible for Community Improvement 

14.2.2 – Community Improvement Polices, Selection and Phasing of Community 
Improvement Areas, Designation of Community Improvement Project Areas 

14.3 – Community Improvement Policies, Implementation 

The London Plan 

152 to 165 – Urban Regeneration 

511 – Creating Housing Opportunities 

570 – General Cultural Heritage Policies – Strategies / Programs 

633 – Smart City Infrastructure 

907 4 – Main Street Place Type – How Will We Realize Our Vision? 

1723 to 1728 – Community Improvement Plans 

 


