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SECTION 1 - INTRODUCTION

1.1 Purpose of Heritage Impact Statement

The subject lands are located at 100 Kellogg Lane and are listed as a non-designated property
and are adjacent to non-designated properties listed on the municipal register of heritage
properties (“Register”).

A Heritage Impact Statement is required for London Plan Policy 565 & 586. In general, both
policies state redevelopment projects on and adjacent to properties listed on the Register will be
designed to protect the heritage attributes and character of those resources, and will minimize
visual and physical impact on those resources.

SECTION 2 — SUBJECT SITE

2.1 Subject Site

The subject lands are comprised of a large parcel of land known municipally as 100 Kellogg Lane,
occupied by the former Kellogg’s food production facility (Figures 1-2).

The Kellogg’s lands have an area of approximately 6.6ha (16.3ac) and a frontage of
approximately 172.4m (565.6ft) on the south side of Dundas Street, and a depth of approximately
347m (1,138.5ft) along Kellogg Lane. This parcel abuts a railway spur line to the east and also has
frontage on Florence Street to the south.

The subject lands are currently in transition to an entertainment venue, which includes, an
adventure park called The Factory, featuring an indoor rope course, a trampoline park, electric
go-karts, mini-golf, escape rooms, axe-throwing, an arcade and a toddler soft play area. Another
portion of the plant occupies a craft brewery, named Powerhouse Brewing.

Figure 1 — Subject lands

- 7 ocation of Addition

Page | 3 Zelinka Priamo Ltd.



Heritage Impact Statement 100 Kellogg Lane

2.2 Proposed Development

In order to accommodate the ongoing transition to an entertainment facility, an application has
been made for site plan approval to add a small glass atrium to the front northwest corner of the
building to accommodate the future location of the London Children’s Museum (See Figure 1-2).

See Appendix 1 for the proposed Site Plan and Elevations.

Figure 2 — Subject lands from Kellogg Lane (looking southeast)

i Location of Addition

SECTION 3 — MUNICIPAL REGISTER OF HERITAGE PROPERTIES

The municipal register of heritage properties must list all properties in the municipality that are
designated under Part IV (individual property designation) and Part V (within a designated
heritage conservation district) of the Ontario Heritage Act.

The Ontario Heritage Act (subsection 27(1.2)) also allows a municipality to include properties of
cultural heritage value or interest that have not been designated in its municipal register.

Including non-designated properties in the municipal register is a means to identify properties that
have cultural heritage value or interest to the community. The municipal register is an important
tool in planning for the conservation of heritage properties and provides interim protection from
demolition.

Listing a property of cultural heritage value or interest is the first step a municipality should take in
the identification and evaluation of a property that may warrant some form of heritage
conservation, recognition and/or long-term protection such as designation. In many cases, listed
(non-designated) properties are candidates for protection under Section 29 of the Ontario
Heritage Act.

Non-desighated properties require further research and an assessment using a more
comprehensive evaluation criteria that is consistent with Ontario Regulation 9/06 for determining
cultural heritage value or interest. Although listing non-designated properties does not offer any
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protection under the Ontario Heritage Act, Section 2.6.1 of the Provincial Policy Statement of the
Planning Act acknowledges listed properties.

In addition to being a listed non-designated property, the subject lands are within an area that
has been identified as a potential heritage conservation district within the draft Heritage Places:
A Description of Potential Heritage Conservation Areas in the City of London.

The proposed “Smoke Stack District” comprises of the industrial area situated south of the
Canadian Pacific Railway lines and east of Ashland Avenue. Florence Street, Kellogg Lane and
Burbrook Place loosely form the southern and western edges of the area (See Appendix 2).

3.1 Adjacent Properties designated under the Ontario Heritage Act
The subject lands are not adjacent to properties designated under the Ontario Heritage Act.
3.2 Adjacent non-designated Properties

The subject lands are adjacent to the following listed non-designated properties:

1100 - 1108 Dundas Street — The EMCO Property;
o c.1907
0 Architect - John McKenzie Moore
o EMCO was a manufacturer of machine and metal parts, and one of the earliest
industries to establish facilities in this area.
1120 Dundas street — Hartman Auto Repaiir;
1127 Dundas Street — The former Dominion Office Building;
o c. 1906
0 Also know as the Pillsbury Building.
1151 Florence Street — The former Supersilk Hosery Building.

See Appendix 2 for details of adjacent properties.

SECTION 4 — POLICY REVIEW

4.1 Provincial Policy Statement 2014 (PPS)

The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning Act
“provides policy direction on matters of provincial interest related to land use planning” in order
to ensure efficient, cost-efficient development and the protection of resources. All planning
applications are required to be consistent with these policies.

Policies in the 2014 PPS relevant to the subject lands are as follows:

“Significant built heritage resources and significant cultural heritage landscape shall be
conserved.” Section 2.6.1

“Planning authorities shall not permit development and site alteration on adjacent lands
to protected heritage property except where the proposed development and site
alteration has been evaluated and it has been demonstrated that the heritage attributes
of the protected heritage property will be conserved.” Section 2.6.3
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PPS Definitions:

4.2

Built heritage resources: means a building, structure, monument, installation or any
manufactured remnant that contributes to a property’s cultural heritage value or interest
as identified by a community, including an Aboriginal community. Built heritage resources
are generally located on property that has been designated under Parts IV or V of the
Ontario Heritage Act, or included on local, provincial and/or federal registers.

Significant (e) in regard to cultural heritage and archaeology, resources that have been
determined to have cultural heritage value or interest for the important contribution they
make to our understanding of the history of a place, an event, or a people.

Adjacent lands (d) means those lands contiguous to a protected heritage property or as
otherwise defined in the municipal official plan.

Protected heritage property means property designated under Parts IV, V, or VI of the
Ontario Heritage Act; property subject to a heritage conservation easement under Parts ||
or IV of the Ontario Heritage Act; property identified by the Province and prescribed public
bodies as provincial heritage property under the Standards and Guidelines for
Conservation of Provincial Heritage Properties; property protected under federal
legislation, and UNESCO World Heritage Site.

Heritage attributes means the principal features or elements that contribute to a protected
heritage property’s cultural heritage value or interest, and may include the property’s built
or manufactured elements, as well as natural landforms, vegetation, water features, and
its visual setting (including significant views or vistas to or from a protected heritage

property).

The London Plan

The new City of London Official Plan (The London Plan) has been adopted by Council, but is the
subject of several appeals to the Local Planning Appeal Tribunal (LPAT). Notwithstanding,
consideration must be given to the following Cultural Heritage policies:

565 “New development, redevelopment, and all civic works and projects on and adjacent
to heritage designated properties and properties listed on the Register will be designed to
protect the heritage attributes and character of those resources, to minimize visual and
physical impact on these resources. A heritage impact assessment will be required for
new development on and adjacent to heritage designated properties and properties
listed on the Register to assess potential impacts, and explore alternative development
approaches and mitigation measures to address any impact to the cultural heritage
resource and its heritage attributes.” (Under Appeal)

586 “The City shall not permit development and site alteration on adjacent lands to
heritage designated properties or properties listed on the Register except where the
proposed development and site alteration has been evaluated and it has been
demonstrated that the heritage attributes of the heritage designated properties or
properties listed on the Register will be conserved. (In Effect)

Page | 6 Zelinka Priamo Ltd.



Heritage Impact Statement 100 Kellogg Lane

4.3

City of London Official Plan

Since Policy 565 is subject to an appeal at LPAT and is not in force, Section 13 of the existing in-
force Official Plan applies.

Section 13 provides policies regarding the cultural heritage value of properties in London.
Consideration was given to the following policies in the Official Plan:

4.4

Section 13.2.3.1 - Alteration or Demolition on Adjacent Lands

“Where a heritage building is protected under Parts IV, V or VI of the Ontario Heritage Act,
development, site alteration or demolition may be permitted on adjacent lands where it
has been evaluated through a Heritage Impact Statement, and demonstrated to the
satisfaction of Council that the heritage values, attributes and integrity of the protected
heritage property are retained. For the purpose of this section, adjacent lands shall include
lands that are contiguous, and lands that are directly opposite a protected heritage
property, separated only by a laneway or municipal road.”

Ontario Heritage Tool Kit

The Ontario Ministry of Tourism, Culture and Sport developed the Ontario Heritage Tool Kit as a
guide to help understand the heritage conservation process in Ontario.

The tool kit provides guidelines for the preparation of heritage studies, such as Heritage Impact
Statements and provides a list of possible negative impacts on a cultural heritage resource. These
include, but are not limited to, the following impacts:

1.
2.

Destruction of any, part of any, significant heritage attributes or features;

Alteration that is not sympathetic, or is incompatible with the historic fabric and
appearance;

Shadows created that alter the appearance of a heritage attribute or change the viability
of a natural feature or plantings, such as a garden,;

Isolation of a heritage attribute from its surrounding environment, context or a significant
relationship;

Direct or indirect obstruction of significant views or vistas within, from, or of, built and natural
features;

A change in land use where the change in use negates the property’s cultural heritage
value; and

Land disturbances, such as change in grade that alters soils and drainage patterns that
adversely affect cultural heritage resources.

SECTION 5 — ANALYSIS AND MITIGATION

51

Provincial Policy Statement 2014 (PPS)

The proposed development is consistent with the policies of the 2014 Provincial Policy Statement.
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The proposed addition to the existing building will conserve the property’s cultural heritage value
and interest. The proposed addition is designed within the contours of the existing building to
avoid overpowering the existing structure.

There are no protected heritage properties adjacent to the subject lands as per the PPS definition
of “protected heritage property”.

Adjacent non-designated listed properties are not considered protected heritage properties. The
PPS definition of a protected heritage property means property designated under Parts IV, V, or
VI of the Ontario Heritage Act; property subject to a heritage conservation easement under Parts
Il or IV of the Ontario Heritage Act; property identified by the Province and prescribed public
bodies as provincial heritage property under the Standards and Guidelines for Conservation of
Provincial Heritage Properties; property protected under federal legislation, and UNESCO World
Heritage Site.

5.2 The London Plan

The following consideration was given to the London Plan Policy 565 and 586. In general, both
policies state redevelopment projects on and adjacent to properties listed on the Register will be
designed to protect the heritage attributes and character of those resources, and will minimize
visual and physical impact on those resources.

The subject lands are currently in the designation process under Part IV of the Ontario Heritage
Act, however, the by-law has not been completed to date. Even thought it is anticipated the
subject lands will be designated, any defined “heritage attributes” are considered to be potential
or draft at this time.

Nonetheless, the proposed addition will conserve any potential heritage attributes and character
of the property and will minimize visual and physical impact on them. The proposed addition is
not along the Dundas Street streetscape and the visual impacts to it from Dundas Street are
minimal. The atrium will not overpower the existing building as it is small and located on the less
significant streetscape, Kellogg Lane. The proposed addition is designed within the contours of
the existing building and is proposed to be a transparent structure to allow visual access to the
existing structure underneath.

The subject lands also fall within the proposed “Smoke Stack District”, an area identified as a
potential Heritage Conservation District. A district plan study has not been completed for this
area, and it is unknown when one would be completed. The proposed district is currently ranked
third in the draft Heritage Places: A Description of Potential Heritage Conservation Areas in the
City of London. If this document is to be approved by Council there would be two areas studied
before the proposed “Smoke Stack District”.

If the subject lands and the adjacent properties were to be designated for their individual
significances or for their contribution to the future “Smoke Stack” Heritage Conservation District,
the proposed development would not have a negative impact on any potential heritage
attributes. The proposed addition is not along the Dundas Street streetscape and views to it from
the adjacent properties are limited. The atrium will not overpower the existing building as it is small
and does not negatively impact the visual and physical character of the Kellogg Lane
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streetscape. Its mass and height are in keeping with the existing building and the atrium’s
transparent appearance allows visual access to the streetscape from the building.

5.3 City of London Official Plan

The proposed development is consistent with Section 13.2.3.1 of the City of London Official Plan.
There are no lands that are contiguous, or that are directly opposite (separated only by a laneway
or municipal road) that are protected under Parts IV, V or VI of the Ontario Heritage Act.

5.4 Ontario Heritage Tool Kit

An impact assessment as outlined in the Ontario Heritage Tool Kit, Info sheet #5 Heritage Impact
Assessments and Conservation Plans (2006) is provided as follows:

Destruction of any, part of any, significant heritage attributes or features:

o0 The proposed addition is designed within the contours of the existing building to
avoid overpowering the existing structure;

o Itis proposed to be a transparent structure to allow visual access to the existing
structure underneath;

o There are no proposed changes to the position or size of the window openings
inside the proposed atrium.

e Alteration that is not sympathetic, or is incompatible with the historic fabric and
appearance:

o The views to the proposed addition from the adjacent properties are minimal since
it is setback from the Dundas Street streetscape;

o The atrium does not require the removal of any significant part of the existing
building and will utilize the existing window openings on east wall in the new space.

¢ Shadows created that alter the appearance of a heritage attribute or change the visibility
of an associated natural feature, plantings, such as a garden:

o There are no exterior changes that would create any new shadows.

e Isolation of a heritage attribute from its surrounding environment, context or a significant
relationship:

o0 The atrium will not overpower the existing building as it is small and located on the
less significant streetscape, Kellogg Lane. The proposed addition is designed within
the contours of the existing building and is proposed to be a transparent structure
to allow visual access to the existing structure underneath.

e Direct orindirect obstruction of significant views or vistas within, from, or of, built and natural
features:

Page | 9 Zelinka Priamo Ltd.



Heritage Impact Statement 100 Kellogg Lane

o The material of the proposed atrium is to be glass; and as a transparent structure,
it will allow visual access to the existing structure from the streetscape. Any views
to the atrium from Dundas Street will be limited as it is set back from the Dundas
Street frontage. It is designed within the contours of the existing building to avoid
negative visual impacts.

e A change in land use where the change in use negates the property’s cultural heritage
value:

o0 The addition of an atrium is not considered a change of land use.

e Land disturbances such as change in grade that alters soils, and drainage patterns that
adversely affect cultural heritage resources:

o0 Measures will be made to avoid any adverse impacts on the adjacent land if any
land disturbance on the subject lands are required.

The adjacent listed properties are not protected under the Ontario Heritage Act, therefore are
not considered protected heritage properties as per the PPS.

However, as stated above, if the adjacent properties were to be designated, the proposed
development would not have a negative impact on their potential heritage attributes.

SECTION 6 — CONCLUSION

It is our opinion the proposed addition will not negatively impact the potential heritage attributes
of the property or adjacent properties.

The proposed addition is not along the Dundas Street streetscape and views to it from the
adjacent properties are limited. The atrium will not overpower the existing building as it is small
and does not negatively impact the visual and physical character of the Kellogg Lane
streetscape. Its mass and height are in accordance with the existing building and the atrium’s
transparent appearance allows visual access to the streetscape and to the existing building.
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Appendix 1-2
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Properties listed on the Municipal
Register of Heritage Properties

Approximate boundary of proposed
study area of “Smoke Stack District”




Pillsbury Building - 1127 Dundas Street
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Former Empire Manufacturing Co., C. 1910



Hartman Auto Repair - 1120 Dundas Street




Heritage Impact Statement 100 Kellogg Lane
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