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Report to Planning and Environment Committee 

To: Chair and Members 
 Planning & Environment Committee  
From: Gregg Barrett 
 Manager, Long Range Planning and Sustainability 
Subject: Affordable Housing Community Improvement Plan (CIP) and 
 Program Guidelines 
Public Participation Meeting on: January 20, 2020 

Recommendation 

That, on the recommendation of the Manager, Long Range Planning and Sustainability, 
the following actions BE TAKEN with respect to the application by the City of London 
relating to a Community Improvement Plan (CIP) for Affordable Housing:  

(a) That the proposed by-law attached as Appendix “A” BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020, to designate lands within the 
City of London as the Affordable Housing Community Improvement Project Area 
pursuant to Section 28 of the Planning Act and as provided for under the Our 
Tools part of The London Plan.  

(b) That the proposed by-law attached as Appendix “B” BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020, to amend Map 8 (Community 
Improvement Project Areas) in Appendix 1 (Maps) of The London Plan to ADD 
the Affordable Housing 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 January 28, 2020, to adopt the Affordable Housing 
Community Improvement Plan to outline objectives, programs, and monitoring of 
community improvement related to the development of new affordable housing 
units in the Affordable Housing Community Improvement Project Area (as 
designated in part (a) above). 

(d) That the proposed by-law attached as Appendix “D” BE INTRODUCED at the 
Municipal Council meeting on January 28, 2020, to adopt a by-law to establish 
financial incentive programs for the Affordable Housing Community Improvement 
Project Area (as designated in part (a) above). 

IT BEING NOTED that the Affordable Housing Community Improvement Plan has been 
identified within the 2019-2023 Council Strategic Plan and a business case for incentive 
programs under this CIP have been submitted for evaluation through the 2020-2023 
Multi-Year Budget process.   

IT BEING FURTHER NOTED that, subject to evaluation and funding through the 2020-
2023 Multi-Year Budget, incentive programs introduced under the Affordable Housing 
Community Improvement Plan will come into effect the day after the multi-year budget is 
passed by Municipal Council. 

Executive Summary 

In June 2019, Council directed that a range of new tools such as policies, incentives, 
and regulations, be prepared in order to address the need for affordable housing within 
the city.  These tools were identified in the draft “Affordable Housing Development 
Toolkit”.  The Toolkit is a means to implement the Housing Stability Action Plan (HSAP) 
and the Homelessness Prevention and Housing policies of The London Plan.   

One tool identified in the toolkit is a Community Improvement Plan (CIP) that would 
provide financial incentives to encourage the development of new affordable housing as 



File: O-9099 
Planner: T. Macbeth 

 

well as act as the City’s contribution towards the “co-investment” that is required in 
order to access Federal affordable housing funding under the National Housing 
Strategy.   

After stakeholder and public consultations in summer and fall 2019, a draft Affordable 
Housing CIP was prepared and presented at the November 18, 2019, meeting of the 
Planning and Environment Committee.  The November 2019 report also included key 
principles of proposed incentive programs to be offered under the CIP.   

Staff conducted additional public consultations in December 2019 to confirm the CIP’s 
approach, identify measures for future monitoring, and to review the program guidelines 
for two (2) proposed incentive programs. 

This report recommends: (1) designation of the Affordable Housing Community 
Improvement Project Area; (2) Amendments to mapping of The London Plan to identify 
the Affordable Housing Community Improvement Project Area; (3) Adoption of the 
Affordable Housing Community Improvement Plan; and (4) Adoption of two financial 
incentive programs within the project area, noting that funding for the incentive 
programs is to be evaluated through the 2020-2023 multi-year budget process.  

The Affordable Housing Community Improvement Plan meets the test for community 
improvement, as defined in the Planning Act.  Furthermore, the adoption of the 
Community Improvement Plan and London Plan Amendment is consistent with the 
Provincial Policy Statement and is supported by policies of The London Plan. 

Climate Emergency 

On April 23, 2019, Council declared a Climate Emergency.  The Affordable Housing CIP 
initiative supports the City’s commitment to reducing and mitigating climate change by 
providing tools that will encourage residential intensification and residential growth at 
appropriate locations.  It will support more intense and efficient use of existing urban 
lands and infrastructure and the regeneration of existing neighbourhoods, and will align 
with transportation planning to support public transit and active transportation options.     

Background 

1.0  Affordable Housing Development Toolkit  

At the June 17, 2019, meeting of Planning and Environment Committee, a report was 
received which identified a range of planning tools that could encourage the 
development of new affordable housing units and help implement the City’s Housing 
Stability Action Plan and the ‘Homelessness Prevention and Housing’ policies of The 
London Plan.  The “Affordable Housing Development Toolkit” identified a number of City 
policies, regulations, and practices that are in effect, as well as a number of new 
initiatives to be considered. The “Affordable Housing Community Improvement Plan 
(CIP)”, was identified as a priority within the Toolkit.   

The Affordable Housing CIP is identified as a priority tool within the Toolkit, in part 
because of the requirements of municipal “co-investment” under the National Housing 
Strategy.  In order to be eligible for Federal Canada Mortgage and Housing Corporation 
funding for affordable housing (termed “co-investment”), the City is required to be a 
financial partner and provide investment in affordable housing.  Such municipal 
investment may include programs (like incentives) offered under a CIP that are 
specifically targeted to affordable housing.  The Affordable Housing CIP would assist 
affordable housing developers in accessing additional affordable housing funding from 
other levels of government. 
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2.0 Affordable Housing Community Improvement Plan (CIP) 

2.1 What is a Community Improvement Plan? 

A Community Improvement Plan (CIP) is a tool that allows a municipality to take actions 
to support improvements and redevelopment within a specific area, referred to as a 
Community Improvement Project Area.  Section 28 of the Planning Act gives 
municipalities the ability to prepare CIPs.  Through a CIP, municipalities can: 

 Identify changes needed to land use planning policies, zoning, and/or other 
bylaws, policies, and practices; 

 Direct funds for improvements to public infrastructure and public space; 
 Acquire land, rehabilitate buildings or clear land, and sell land for community 

improvement; 
 Provide or direct funds for the provision of affordable housing; 
 Improve energy efficiency; 
 Provide grants and loans to owners and tenants for specific actions; and 
 Establish a vision, goals, and objectives to provide focus and direction for 

continuous community improvement. 

Many of the above actions are not otherwise permitted by municipalities unless they 
have approved a Community Improvement Plan.  Section 106 of the Municipal Act 
prohibits municipalities from directly or indirectly assisting private businesses unless 
those programs and incentives have been identified within an adopted Community 
Improvement Plan.    
 
The Affordable Housing Community Improvement Plan meets the test for community 
improvement as defined in the Planning Act.   
 
2.2 Purpose of this CIP 
 
The purpose of the Affordable Housing CIP is to: 

 Define “affordable housing” needs based on household incomes and define 
“affordable housing” for the purpose of the CIP and its proposed programs, 
noting various tools under the “Affordable Housing Development Toolkit” may 
define “affordable” differently or address different housing choices; 

 Establish CIP objectives to address the provision of affordable housing and other 
city-building objectives; 

 Identify opportunities to develop incentives and/or programs to support the 
development of affordable housing; and 

 Identify monitoring measures to assist with future housing monitoring reports and 
to identify successes of any programs offered under this CIP. 

2.3 What is Not Addressed in the Affordable Housing CIP 

A team of City and Agency Staff have been working in a coordinated effort to advance 
programs and supports for the entire range of housing options.   

The Affordable Housing CIP is only one piece in a larger toolkit and policy framework 
that will address affordable housing and homelessness.  As such, the scope of the 
Affordable Housing CIP addresses only certain aspects of housing affordability.  This 
Community Improvement Plan does not directly address housing for those experiencing 
homelessness, which is included in the upcoming Housing Stability Action Plan.   

The Affordable Housing CIP also does not directly plan for or fund regeneration of 
London Middlesex Community Housing (LMCH) or other community housing providers’ 
sites.  The LMCH Regeneration Plan addresses this along with community housing 
funding needs. 
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Other forthcoming initiatives outside of the Affordable Housing CIP but under the 
Affordable Housing Development Toolkit will support Community Housing in a variety of 
ways.  This will include Official Plan Amendments to introduce a policy framework for 
LMCH regeneration sites and/or new LMCH developments.  

2.4 Nature of Application 

This report recommends: 

 The designation of the Affordable Housing Community Improvement Project Area 
and related map amendments to The London Plan; 

 Adoption of the Affordable Housing Community Improvement Plan; and 
 Adoption of two financial incentive programs within the project area, noting that 

funding for the incentive programs is to be considered as part of the 2020 multi-
year budget process. 

This CIP is intended to be used to set objectives and identify future monitoring 
measures for the development of new affordable housing units.  This CIP is also 
intended to implement policies of The London Plan and the Housing Stability Action 
Plan.   

2.5 Update since the November 18, 2019 Report to PEC 

At the November 18, 2019, Planning and Environment Committee, Council gave 
direction on the draft Affordable Housing Community Improvement Plan and draft 
principles for the incentive program guidelines.   

The draft CIP identified objectives related to the creation of more new affordable rental 
units and an analysis of the need for affordable housing (e.g. household incomes 
relative to housing costs).  The November 2019 report also identified that there are two 
proposed incentive programs, which are City of London loan programs to encourage the 
creation of affordable rental housing units and encourage the creation of “Additional 
Residential Units” (for home ownership affordability as well as increasing long-term 
rental supply).  The term “Additional Residential Units” was recently introduced by the 
Province; it replaces the term “Secondary Dwelling Units”. 

Community meetings were held on December 12 and December 17.  Through this 
continued consultation, Staff have found there to be general public support for the 
Affordable Housing CIP’s Objectives, Monitoring Measures, and to recognize the need 
for Affordable Housing.  There is also general support for a CIP project area that applies 
to the entire city. 

Comments and discussion at the December 2019 community meetings centred on the 
financial incentive program guidelines and included the following: 

 Questions regarding how the City would be able to track the rents of the 
Additional Residential Units and Affordable Units created as a result of the 
incentive programs; 

 Concern about the availability to renters of the Additional Residential Units 
developed as a result of the incentive programs (e.g. how many months per year 
the unit is occupied);  

 Whether the multi-unit residential incentive program should require a mix of 
market and affordable units or whether a mix of various levels of affordable units 
is also appropriate under the incentive programs; 

 Whether the loan amount proposed (up to $20,000) is sufficient to encourage the 
creation of affordable units, noting that the proposed loan amount is comparable 
to the dollar amount of current City Development Charges (and DCs were one of 
the up-front costs which were identified in earlier consultations as a barrier to 
affordable housing development); 
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 The cost of administering the incentive programs, including the initial “one time” 
budget cost to initiate, ongoing cost of the revolving loans, and administration of 
programs.  It should be noted that the level of funding of incentive programs 
under all City Community Improvement Plans is subject to Council’s multi-year 
budget, and program funding can be adjusted with each new Council’s budget 
evaluation process. 

 Concern was also raised that the applicant’s ten year loan repayment schedule 
(proposed to start after the building is constructed) would limit the ability to rent 
new units at affordable rates. It was identified that a repayment schedule at 
earlier milestone dates would allow a loan to be considered as part of the capital 
project, whereas later repayment would be viewed as an operating cost and 
projects may not have sufficient rental revenue to repay the City loan. 

As a result of the continued consultations in December 2019, the program guidelines 
identified in Appendix ‘D’ to this report have been revised as follows: 

 CIP Program #1: Affordable Housing Development Loan Program 

o In buildings with more than ten (10) units there must be mixed affordability 
(i.e. Affordable and Market Rent units or units with different levels of 
affordability relative to Average Market Rent (AMR), as defined by the 
CMHC).  

o Units must be rented below Canada Mortgage and Housing Corporation 
(CMHC) Average Market Rent (AMR), based on the average market rent 
by CMHC “Zone” (i.e. geographic area) of the City.  If recent, reliable 
rental data by “CMHC Zone” is unavailable (data more than 1-year old), 
then the city-wide AMR will be applied for the purposes of establishing the 
loan level. 
 

o The applicant’s repayment period will begin sixty (60) days after the 
building permit is issued. 
 

o Loan repayment by owner will occur in three (3) equal installments (each 
is one-third of the value of the loan).  The first repayment is due to the City 
sixty (60) days after issuance of the building permit.  The second 
repayment is due when structural framing is complete, as confirmed by a 
letter from a Professional Engineer identifying completion.  The final 
installment of the repayment is required at the time of building occupancy 
or ten (10) years after the date the building permit was issued, whichever 
is sooner. 

 
 CIP Program #2: Additional Residential Unit Loan Program 

 
o The Additional Residential Unit Loan Program applies to eligible 

residences (defined as single-detached, semi-detached and street 
townhouses) that exist as of the date the by-law is passed by Council to 
adopt the Affordable Housing CIP (i.e. January 28, 2020). 

o Eligible works include servicing, recognizing that accessory structures 
(such as garages or coach houses) will require municipal servicing in 
order to convert to residential units.  

o Loans will be issued at the time the eligible works are completed and 
repayment will begin twelve (12) months after the loan is issued. 

o The loan will be repaid to the City in 108 equal monthly installments 
thereafter. 

o The owner-occupant will be required to declare the rental price of the 
Additional Residential Unit as part of annual renewals of the Residential 
Rental Unit License (RRUL) for the Additional Residential Unit. 
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3.0 Background and Policy Context 

3.1 London Plan Amendment 

The proposed amendment would add the Community Improvement Project Area to Map 
8 (Community Improvement Project Areas) of The London Plan. 

The London Plan Amendment and designation of a community improvement project 
area for Affordable Housing is in conformity with the policy framework of The London 
Plan. 

Community improvement plans are intended to provide City Council with the necessary 
tools to stimulate reinvestment and redevelopment, encourage 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 
including affordable housing, which is permitted by the legislation. 

Policy 511_ of The Homelessness Prevention and Housing section of The London Plan 
identifies that CIPs may be used to create housing opportunities and new housing 
stock.  Policy 511_ states that: “community improvement plans may be created to 
identify programs and funding that will encourage the improvement of the existing 
housing stock and the development of new housing stock.”   

Additionally, The London Plan identifies that community improvement is intended to 
meet various objectives.  Several of which relate to affordable housing, including: 

 1727_4. Stimulate private sector property maintenance, repair, rehabilitation, 
redevelopment and other forms of private sector investment and reinvestment 
activity. 

 1727_10. Upgrade social and recreational facilities and support the creation of 
affordable housing. 

In order to identify areas for community improvement, City Council is required to 
consider various criteria, including several which relate to affordable housing: 

 1728_4. Vacant lots and/or underutilized properties and buildings which have 
potential for infill, redevelopment, expansion or development to better utilize the 
land base. 

 1728_9. Lack of or deficient affordable housing or mix of housing opportunities. 

 1728_13. Other significant environmental, social or community economic 
development reasons for community improvement. 

3.2 Provincial Policy Statement, 2014  

The Provincial Policy Statement 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.  In July 2019, the Province proposed 
updates to the PPS.  These updates are part of the Province’s “Housing Supply Action 
Plan”, which identifies “increasing housing supply” and “ensuring the provision of 
sufficient housing to meet changing needs, including affordable housing” as Provincial 
priorities.  The proposed changes also identify that the Province will require alignment 
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between an Official Plan’s affordable housing targets and Municipal Homeless 
Prevention and Housing Plans (i.e. the City of London’s Housing Stability Action Plan).  
Public consultation on the changes ended in October 2019.  The proposed changes 
have not yet received royal assent.   

Under Part V of the PPS, policies for “Managing and Directing Land Use to Achieve 
Efficient and Resilient Development and Land Use Patterns” include direction for 
municipalities to: 

 Promote efficient development and land use patterns which sustain the financial 
well-being of the Province and municipalities over the long term (policy 1.1.1.a); 
and 

 Accommodate an appropriate range and mix of residential (including second 
units, affordable housing and housing for older persons), […] as well as other 
uses to meet long-term needs (policy 1.1.1.b). 

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. 

3.3 Municipal Act and Planning Act 

The Municipal Act 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. 

As such, through section 28 of the Planning Act municipalities can identify community 
improvement project areas in order to undertake actions for community improvement.  
As noted above, community improvement can include planning and re-planning areas, 
directing funds for municipal infrastructure, public space or affordable housing, and 
providing municipal grants or loans. 

4.0 Conclusion 

This report recommends designation of the Affordable Housing Community 
Improvement Project Area and related amendments to London Plan mapping.  
Additionally, this report recommends adoption of the Affordable Housing Community 
Improvement Plan and adoption of two financial incentive programs within the project 
area. 

The Affordable Housing Community Improvement Plan meets the test for community 
improvement, as defined in the Planning Act.  Furthermore, the adoption of the 
Community Improvement Plan and London Plan Amendment is consistent with the 
Provincial Policy Statement and is supported by policies of The London Plan. 
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Consultation regarding the draft Affordable Housing CIP and incentive program 
guidelines took place in December 2019.   

City Planning has been working with a coordinated Staff and agency team, including 
Finance and the Housing Development Corporation.  A business case for the Affordable 
Housing CIP incentive programs is part of Council’s multi-year budget.  Funding of the 
loan programs is proposed to be through revolving loans established through an 
Affordable Housing Development Reserve Fund and initial one-time money to build the 
reserve fund.  

Eligibility for the financial incentive programs within the Community Improvement 
Project Area is based upon criteria within the program guidelines.  The program criteria 
have been established to meet multiple City objectives of Council’s Strategic Plan and 
The London Plan.  

 

 

 

Note:  The opinions contained herein are offered by a person or persons 
qualified to provide expert opinion. Further detail with respect to qualifications 
can be obtained from Planning Services 

January 9, 2020 
TM/tm 

 

Prepared by: 

 Travis Macbeth, MCIP, RPP 
Planning Policy 

Submitted and 
Recommended by: 

 
Gregg Barrett, AICP 
Manager, Long Range Planning and Sustainability 



 

 

 

Appendix A – By-law to Designate Community Improvement Project 
Area 

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

2019 

By-law No. C.P. XXXX 
A by-law to designate the Affordable 
Housing 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 covered 
by an official plan as a community improvement project area; 

AND WHEREAS The London Plan, 2016, the Official Plan for the City of 
London, contains provisions relating to community improvement within the City of London; 

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

1.  The Affordable Housing Community Improvement Project Area, as 
contained in Schedule 1, attached hereto and forming part of this by-law, is designated. 

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 January 28, 2020. 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
 
 
 
 
 
 
 
 



 

 

Schedule 1: Affordable Housing Community Improvement Project Area 

 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Appendix B – London Plan Amendment (Map 8) 

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

2019 

By-law No. C.P. XXXX 
A by-law to amend The London Plan for 
the City of London, 2016, relating to Map 
8 in Appendix 1 (Maps) and the 
Community Improvement Project Area 
for Affordable Housing 

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

1.  Amendment No. XX 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.  The Amendment shall come into effect in accordance with subsection 
17(27) of the Planning Act, R.S.O. 1990, c. P. 13. 

  PASSED in Open Council on January 28, 2020 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 

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 add the Affordable Housing Community Improvement Plan Project 
Area to Map 8 – Community Improvement Project Areas to Appendix 1 
(Maps) to The London Plan, pursuant to Council’s designation of the 
Affordable Housing Community Improvement Project Area. 

2. To correct spelling of “within” in the Legend of Map 8 – Community 
Improvement Project Areas to The London Plan. 

B. LOCATION OF THIS AMENDMENT 

This Amendment applies to all lands within the Affordable Housing 
Community Improvement Project Area. 

C. BASIS OF THE AMENDMENT 

 The City must designate an affordable housing community improvement 
project area in order to adopt a community improvement plan pertaining to 
such matters. 

D. THE AMENDMENT 

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

1. Map 8 – Community Improvement Project Area in Appendix 1 (Maps) to 
The London Plan for the City of London Planning Area is amended by 
adding the “Affordable Housing CIP Project Area” to the Map Legend 
and correcting the spelling of “within” in the Map Legend, as indicated 
on “Schedule 1” attached hereto. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
 
 

Schedule 1: Amendment to Map 8 to The London Plan 
 

 
 
 
 
 



 

 

Appendix C – By-law to Adopt the Affordable Housing Community 
Improvement Plan 

 

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

2019 

By-law No. C.P. XXXX 
A by-law to adopt the Affordable Housing 
Community Improvement Plan. 

  WHEREAS subsection 28(4) of the Planning Act enables the 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 Affordable 
Housing Community Improvement Project Area; 

AND WHEREAS the Affordable Housing Community Improvement Project 
Area is in conformity with The London Plan, 2016, the Official Plan for the City of London; 

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

1.  The Affordable Housing 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 effect on the day it is passed 

  PASSED in Open Council on January 28, 2020. 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
 
 
 
  



 

 

 
 
 
 
 

Schedule 1: Affordable Housing Community Improvement Plan 

 

 
 



 

 

 

 



 

 

 

 



 

 

 

 
 
 
 
 



 

 

 
 
 
 

 
 
 
 
 



 

 

 
 
 
 

 
 
 
 
 



 

 

 
 
 
 
 

 
 
 
 



 

 

 
 
 
 
 

 
 
 
 



 

 

 
 
 
 
 

 
 
 
 



 

 

 
 
 
 
 

 
 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 
 

 
 



 

 

 
 
 
 
 
 
 

 
 



 

 

 
 
 
 
 
 
 

 
 



 

 

 
 
 
 
 
 
 

 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 

 
 
 
 
 



 

 

 
 
 
 

 
 
 
 
 



 

 

 
 
 

 
 
 
 
 
 



 

 

 
 

 
 
 
 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 

 
 
 
 



 

 

 
 
 
 

 
 
 
 



 

 

 
 
 
 

 
 
 
 



 

 

 
 
 
 
 

 
 
 
 



 

 

 
 
 
 
 

 
 
 
 



 

 

 
 
 
 

 
 
 
 



 

 

 
 
 
 
 
 

 
 



 

 

 
 
 
 
 
 
 

 



 

 

 
 
 
 

 
 
 
 
 



 

 

 
 
 
 

 
 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 

 
 
 



 

 

 
 
 
 
 
 

 
 
 



 

 

 
 
 
 
 
 

 
 



 

 

Appendix D –Program Guidelines for the Affordable Housing 
Community Improvement Project Area 

 

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

2019 

By-law No. C.P. XXXX 
A by-law to establish financial incentives 
for the Affordable Housing 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 subsection 28(4) of the Planning Act enables the Council 
of a municipal corporation to adopt a community improvement plan for a community 
improvement project area; 

  AND WHEREAS The London Plan, 2016, 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 Affordable Housing Community Improvement Project Area; 

AND WHEREAS the Municipal Council of The Corporation of the City of 
London has, by by-law, adopted the Affordable Housing Community Improvement Plan; 

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

1.  The Affordable Housing Community Improvement Project Area Financial 
Incentive Guidelines attached hereto as Schedule 1 and Schedule 2 is hereby adopted; 

2.  This by-law shall come into effect on the day it is passed. 

  PASSED in Open Council on January 28, 2020. 

  Ed Holder 
  Mayor 

  Catharine Saunders 
  City Clerk  

First Reading – January 28, 2020 
Second Reading – January 28, 2020 
Third Reading – January 28, 2020 
 
 



 

 

Schedule 1: Affordable Housing Development Loan Program 
 
 
Affordable Housing Community Improvement Plan – Financial Incentive Program 

Guidelines 
 

 
This program guideline package provides details on the “Affordable Housing 
Development Loan Program”, which is a financial incentive program provided by the City 
of London through the Affordable Housing Community Improvement Plan (CIP). 
 
How to Read this Document 
Each financial incentive program has its own specific Purpose and Eligible Improvements. 
The program guidelines also include Definitions, Eligibility Criteria, Appeal of Refusal 
Section, Relationship to other Financial Incentive Programs, as well as Monitoring & 
Discontinuation of Programs.  

The document also helps to identify what the responsibility of each stakeholder is in the 
incentive program process. The initials PO indicates the property owner (or authorized 
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. 

 

1. Definitions 
 

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 authorized 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. 
 
CL – Indicates that a City of London staff member is responsible for an identified action. 
 
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 
an applicant 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 (e.g. site plan of development) 
‐ Itemized list of specific improvements;  
‐ A cover letter that summarizes the work to be completed; 
‐ 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. 
 



 

 

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 – The definition of Dwelling Unit in the City of London’s Zoning By-law will 
apply to these program guidelines. 
 
Loan Repayments – The total value of the loan repayment made by the applicant to the 
City at scheduled milestones.  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 each repayment installment. 
 
PO – indicates the property owner (or authorized agent acting on behalf of the property 
owner) is responsible for completing that task or action. 
 
2. Eligibility Criteria for Financial Incentive Programs 
 
To be eligible for any Financial Incentive Program, the applicant, property and project 
must meet all conditions detailed in this program description. 
 
Applicant (Property Owner) Considerations 

 The applicant must be the registered owner of the property or an authorized 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 prior to the loan and/or grant 
being issued and remain so for the lifetime of the loan; 

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

 The property owner and/or authorized 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 Affordable Housing Community 
Improvement Project Area as defined in the Affordable Housing Community 
Improvement Area By-law (see Map #1), which is the municipal boundary of the 
City of London; 

 The property must be located within the Urban Growth Boundary and be on lands 
that have a Place Type and Zone that permits residential uses;  

 There are no City of London Building Division orders or deficiencies on the subject 
property prior to the loan being issued, unless the deficiencies are to be addressed 
as part of the eligible works associated with the loan; 

 Each property is eligible to avail simultaneously of multiple incentive programs 
provided through the various Community Improvement Plans (for example, 
applications for the Affordable Housing Development Loan and the Upgrade to 
Building Code Loan if located within a program area identified in another CIP). 



 

 

 
Map 1: Affordable Housing Community Improvement Project Area (Pink) and Urban 
Growth Boundary (Black) 
 
Building Considerations  

 Separate applications must be submitted for each discrete building on a single 
property; 

 Where the entirety of a multi-unit building, which contains separate dwelling 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 the financial incentive 
program; 

 Each discrete building is eligible to avail simultaneously of multiple incentive 
programs provided through the various Community Improvement Plans; 

 There must be no City of London Building Division orders or deficiencies and no 
by-law infractions prior to the loan being issued, with the exception that the loan is 
for eligible works to address identified deficiencies (e.g. fire code or building code), 
as determined by Staff through the pre-consultation. 

 
3. Application Process 

 
Expression of Interest  

 PO – It is recommended that the applicant meet with Housing Development 
Corporation, London (HDC) regarding an expression of interest before any 
financial incentive application is made to the City of London. While City Planning 
Staff are often involved in meeting with HDC and an applicant, no records are 



 

 

formally kept until a complete incentive application, accompanied by appropriate 
drawings and estimates, is submitted to City Planning. 

 
Consultation Phase 
 
 Step 1 – PO – The Applicant contacts City of London and/or HDC who will 

arrange a meeting with Staff to discuss 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. Where possible, 
the City will make appropriate Staff available for this meeting, which may be 
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 (if required) will be 
required before financial incentive applications are accepted. Discussions with 
City Staff are encouraged early in the conceptual phase to ensure proposals 
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.  

 
Step 2 – PO – A Complete Application (see Definition Section) for incentive 
programs is submitted to the City of London.  
 
Step 3 – CL – City of London City Planning 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.  For the Loan Program, 
the City’s commitment is valid for one year from the date of issuance of the 
Commitment Letter, at which time the first available building permit must be issued 
and construction begun.  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. 
 
Agreement Phase 
 
Step 4 – PO – The applicant must notify City Planning Staff when the necessary 
approvals and/or permits have been received for the approved works (e.g. building 
permit), as identified in the Commitment Letter from the City. 
 
Step 5 – CL – The loan agreement will be entered into prior to the first available 
building permit issuance.  Before entering into any loan agreement, City Planning 
staff must ensure the improvements, as described in the City’s Commitment Letter 
and criteria, as set out in the respective program guidelines, have been met. 
Generally speaking, this includes: 
 Obtaining building permits; 
 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;  
 The property owner must not have defaulted on any City loans or grants; 
 There must be no outstanding Building Division orders or deficiencies against 

the subject property. 
 

Step 6 – PO – The applicant will have the security registered on title with their 
Counsel in the amount of the loan. 
 



 

 

Step 7 – CL – City Planning staff will request a cheque, payable to the applicant’s 
lawyer “in trust”. 
 
Step 8 – CL – When all the documentation is ready City Planning Staff will contact 
the applicant to arrange for a meeting to sign the documents and provide the 
applicant with a loan cheque. 
 
Step 9 – City Planning staff will have three (3) original copies of the loan agreement 
available for signing. One original signed copy is kept by the applicant and two are 
retained by the City.  

 
Construction Phase 

 
Step 10 – CL – City Planning Staff may visit the subject property and take 
photographs, both before and after the subject work is completed, to ensure 
proposed improvements have been completed as described in the application. 

 
Loan Repayment Phase 

 
Full loan repayment can be made at any time without penalty.  Loan Repayment 
is required in three (3) equal installments: first, sixty (60) days after building 
permit issuance, second at the time the structural framing is complete, and third 
at the time of building occupancy or ten (10) years after the building permit is 
issued, whichever is the sooner.  If repayment is to vary from this installment 
schedule, it will be on a schedule that is to the satisfaction of the City Planner 
and as agreed to by all parties.  PO – To make a full or partial repayment above 
the standard installment, please contact City Planning or Accounts Receivable. 
 
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 building permit is not issued 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 City Planning’s 
approval subject to obtaining a building and/or heritage alteration permit, when required. 
The loan programs do not impose any specific restrictions on demolition. 
 
6. Inspection of Completed Works 

The loan will be paid to the property owner (or designate) at the time of building permit 
issuance.  The applicant is to inform the City when the works are completed and the City 
will inspect the works completed to verify that the proposed improvements have been 
completed as described in the application. 
 
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 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, City Planning 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 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 and Activity Reports 

The following information will be collected and serve as indicators to monitor the 
Affordable Housing Development Loan Program offered through the Affordable Housing 
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. 
 

Affordable Housing 
Development Loan 

Program  

a) Number of Applications by type (approved and 
denied); 

b) Approved value of the loan and the total 
construction cost (i.e. total public investment and 
private investment); 

c) Total Value of Building Permit (if required); 
d) Number of affordable units created; 
e) Type of affordable units (bedrooms; building form) 
f) Level of affordability (relative to Average Market 

Rent by City quadrant) 
g) Total Loan Amount; 
h) Number of loan defaults; 
i) Cost/Value of loan defaults. 

 
11.  Affordable Housing Development Loan Program – Purpose 

 
 The purpose of the Affordable Housing Development Loan Program is to 

encourage the creation of new affordable rental housing units and to off-set 
the up-front costs of developing new affordable housing units.   
 

 Objectives of this program include encouragement of new affordable units; 
enabling the creation of more mixed-income buildings (market and affordable 
and/or range of affordable); providing opportunities for urban regeneration; 
and supporting and implementing the policy goals and frameworks of The 
London Plan and the Housing Stability Action Plan. 
 
 
 
 
 
 



 

 

12.  Affordable Housing Development Loan Program – Eligible Works 
 

 Eligible works include the following: 
 Development, redevelopment, and/or renovation that creates new 

affordable rental housing units within the identified range of rents relative 
to Average Market Rent (AMR), per the “Loan Terms” below. 

 Works may include deficiencies such as upgrades to meet building code 
or fire code (in the case of renovations or adaptive re-use projects). 

 Loans may be used to off-set development and construction costs of 
affordable rental housing and may include required City charges such as 
Development Charges. 
 

13. Affordable Housing Development Loan Program – Works Not Eligible 
 
 Loans will not be granted for the Market Rent units within a mixed 

(affordable and market) building. 
 Loans will not apply retroactively for works undertaken prior to entering the 

loan agreement.  
 

14. Affordable Housing Development Loan Program – Loan Terms 
 

In addition to the eligible works above, loans require that: 
 

 In mixed (Affordable and Market) rental buildings, only the affordable 
rental units are eligible for the loan.  The loan is per Affordable unit 
created. 

 In buildings with more than ten (10) units there must be mixed affordability 
(i.e. Affordable and Market Rent units or units with different levels of 
affordability relative to AMR).  

 A minimum of five (5) affordable rental units must be created. 
 In mixed buildings of Market and Affordable units, where there are more 

than ten (10) units in the building, no more than two-thirds (66%) of the 
units may be affordable units. 

 Units must be rented below Canada Mortgage and Housing Corporation 
(CMHC) Average Market Rent (AMR), based on the average market rent 
by CMHC Rental Market Zone of the City.  If recent, reliable CMHC Rental 
Market Zone data is unavailable (data more than 1-year old), then the city-
wide AMR will be applied to the loan agreement. 

 Tenants’ income levels must be verified by landlords through annual 
occupancy reports. 

 Applicants must enter into an agreement registered on title for the 
affordable units to remain affordable for a minimum “affordability period” of 
twenty (20) years. 

 Loans will be issued at the time of building permit issuance.  
 The applicant’s repayment period will begin sixty (60) days after the 

building permit is issued. 
 Loans will be amortized over a ten (10) year repayment schedule. 
 If during the repayment period there is a change of Use or if affordable 

units are converted to market rental rates, the remaining portion of the 
loan will be required to be repaid immediately. 
 

 There are three (3) levels of loan, as follows:   
 

i) $ 10,000 per unit (LOW) 
ii) $ 15,000 per unit (MEDIUM) 
iii) $ 20,000 per unit (HIGH) 

 



 

 

 The loan amount will be based upon three factors: 
 

1. The level of affordability of the unit(s) created as a 
percentage of average market rent (AMR) by City Zones.  
The “Zones” are the Rental Market Zones of the CMHC’s 
annual rental market report (see Figure 1 below);  

2. Whether the developer pays municipal property taxes; and 
3. Geographic location of the affordable rental housing units 

relative to the City’s growth objectives. 

Table 1: Program Levels based on Affordability, Tax, and Geographic Factors 
 

Do Not Pay Municipal Property 
Taxes 

Do Pay Municipal Property Taxes 

 
Downtown, 
Transit 
Villages, 
Rapid 
Transit 
Corridor 

Sites 
within 
Primary 
Transit 
Area or 
any Closed 
School 
Site 

Other 
Sites 

Downtown, 
Transit 
Villages, 
Rapid 
Transit 
Corridor 

Sites 
within 
Primary 
Transit 
Area or 
any 
Closed 
School 
Site 

Other 
Sites 

< 80% 
AMR 

HIGH HIGH MEDIUM HIGH HIGH MEDIUM 

80-89% 
AMR 

HIGH MEDIUM LOW HIGH HIGH MEDIUM 

90-99% 
AMR 

MEDIUM MEDIUM LOW HIGH MEDIUM LOW 

 
Figure 1: Excerpt from CMHC’s Rental Market Zone Map. Used for Determining 
Average Market Rent (Source: CMHC, London CMA Rental Market Report, 2018) 
 

  
 



 

 

15.  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 loan 
amount has been added as an encumbrance on title for repayment. The City will not 
provide partial loan amounts or progress payments.  
 
16.  Loan Security and Postponement 

Loans will be secured through the registration of an encumbrance placed on property title 
for the total amount of the loan.  The Managing Director, Planning and City Planner or 
designate may postpone the encumbrance (subordination of an encumbrance to another 
encumbrance 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 
encumbrance does not exceed 90% of the appraised value of the property. 
 
17.  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 or the unit(s) no longer meeting the affordability requirements of the loan. The 
agreement shall include the terms and conditions included in the program guidelines. 

 
 

18.  Repayment Provisions 

Loan repayments will occur in three (3) equal installments (each is one-third of the value 
of the loan).  The first repayment is due to the City sixty (60) days after issuance of the 
building permit.  The second repayment is due when structural framing is complete, as 
confirmed by a letter from a Professional Engineer identifying completion.  The final 
installment of the repayment is required at the time of building occupancy or ten (10) 
years after the date the building permit was issued.   

If the repayment schedule is to vary from the schedule identified in the paragraph above, 
it will be subject to the satisfaction of the City Planner and agreed to by all parties.   

If a repayment installment is missed, or an applicant is otherwise found in non-compliance 
with the terms of their loan agreement, then the City will enter into a protocol for non-
compliance, up to and including a power of sale on the encumbrance and the outstanding 
loan coming due to the City immediately. 

19. 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. 
 



 

 

Schedule 2: Additional Residential Unit Loan Program 
 
 
Affordable Housing Community Improvement Plan – Financial Incentive Program 

Guidelines 
 
This program guideline package provides details on the “Additional Residential Unit Loan 
Program”, which is a financial incentive program provided by the City of London through 
the Affordable Housing Community Improvement Plan (CIP). 
 
How to Read this Document 
 

Each financial incentive program has its own specific Purpose and Eligible Improvements. 
The program guidelines also include Definitions, Eligibility Criteria, Appeal of Refusal 
Section, Relationship to other Financial Incentive Programs, as well as Monitoring and 
Discontinuation of Programs.  

The document also helps to identify what the responsibility of each stakeholder is in the 
incentive program process. The initials PO indicates the property owner (or authorized 
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. 

1. Definitions 
 

Additional Residential Unit – “ARU”, formerly known as “Secondary Dwelling Unit” is a 
dwelling unit ancillary and subordinate to a primary dwelling unit, in which food 
preparation, eating, living, sleeping and sanitary facilities are provided for the exclusive 
use of the occupants thereof. 
 
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 authorized 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. 
 
CL – Indicates that a City of London staff member is responsible for an identified action. 
 
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 
an applicant 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; 
‐ Itemized list of specific improvements and budget;  
‐ A cover letter that summarizes the work to be completed; 
‐ 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. 

 
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 – The definition of Dwelling Unit in the City of London’s Zoning By-law will 
apply to these program guidelines. 
 
Loan Repayments – The total value of the loan repayment made by the applicant to the 
City at scheduled milestones.  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 each repayment installment. 
 
PO – indicates the property owner (or authorized agent acting on behalf of the property 
owner) is responsible for completing that task or action. 
 
2. Eligibility Criteria for Financial Incentive Programs 
 
To be eligible for any Financial Incentive Program, the applicant, property and project 
must meet all conditions detailed in this program description. 
 
Applicant (Property Owner) Considerations 
 

 The applicant must be the registered owner of the property or an authorized 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 prior to the loan and/or grant 
being issued and remain so for the lifetime of the loan; 

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

 The property owner and/or authorized 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 Affordable Housing Community 
Improvement Project Area as defined in the Affordable Housing Community 
Improvement Area By-law (see Map #1), which is the municipal boundaries; 

 The property must be located in a Place Type and Zone that permits residential 
units;  

 There are no City of London Building Division orders or deficiencies on the subject 
property prior to the loan being issued, unless the deficiencies are to be addressed 
as part of the eligible works associated with the loan; 

 Each property is eligible to avail simultaneously of multiple incentive programs 
provided through the various Community Improvement Plans (for example, 



 

 

applications for the Affordable Housing Development Loan and the Upgrade to 
Building Code Loan if located within a program area identified in another CIP). 

 
Building Considerations  
 

 Separate applications must be submitted for each Additional Residential Unit 
(ARU) on a single property; 

 Each ARU on each property is eligible for the financial incentive program; 
 Each ARU is eligible for one loan per new Additional Residential Unit created.   
 The Additional Residential Unit must be on the same property as the main dwelling 

unit. 
 There must be no City of London Building Division orders or deficiencies and no 

by-law infractions prior to the loan being issued, with the exception that the loan is 
for eligible works to address identified deficiencies (e.g. fire code or building code), 
as determined by Staff through the pre-consultation. 

 
3. Application Process 

 
Expression of Interest  
 
 PO – It is suggested to meet with Housing Development Corporation, London 

(HDC) regarding an expression of interest before any financial incentive 
application is made to the City of London. While City Planning Staff are often 
involved in meeting with HDC and an applicant, no records are formally kept 
until a complete incentive application, accompanied by appropriate drawings 
and estimates, is submitted to City Planning. 
 

Consultation Phase 
 
 Step 1 – PO – The Applicant contacts City of London and/or HDC who will 

arrange a meeting with Staff to discuss 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. Where possible, 
the City will make appropriate Staff available for this meeting, which may be 
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 (if required) will be 
required before financial incentive applications are accepted. Discussions with 
City Staff are encouraged early in the conceptual phase to ensure proposals 
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.  
 

Step 2 – PO – A Complete Application (see Definition Section) for incentive 
programs is submitted to the City of London.  
 
Step 3 – CL – City of London City Planning 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.  For the Loan Program, 
the City’s commitment is valid for one year from the date of issuance of the 
Commitment Letter, at which time the building permit must be issued and 
construction begun.  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. 



 

 

 
Agreement Phase 
 
Step 4 – PO – The applicant must notify City Planning Staff when the necessary 
approvals and/or permits have been received for the approved works (e.g. building 
permit), as identified in the Commitment Letter from the City. 
 
Step 5 – CL – The loan agreement will be entered into prior to building permit 
issuance.  Before loan agreement, City Planning staff must ensure the 
improvements, as described in the City’s Commitment Letter and criteria, as set 
out in the respective program guidelines, have been met. Generally speaking, this 
includes: 
 
 Obtaining building permits; 
 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;  
 The property owner must not have defaulted on any City loans or grants; 
 There must be no outstanding Building Division orders or deficiencies against 

the subject property. 
 

Step 6 – CL – City Planning Staff may visit the subject property and take 
photographs, both before and after the subject work is completed, to ensure 
proposed improvements have been completed as described in the application. 
 
Step 7 – PO – Once the works are completed, the applicant will have the security 
registered on title with their Counsel in the amount of the loan. 
 
Step 8 – CL – City Planning staff will request a cheque, payable to the applicant’s 
lawyer “in trust” and the Document General will place an encumbrance on the 
property in the amount of the loan. 
 
Step 9 – CL and PO – When all the documentation is ready City Planning Staff 
will contact the applicant to arrange for a meeting to sign the documents and 
provide the applicant with a loan cheque.  The Property Owner or Applicant will 
provide the City with the first 12 post-dated repayment cheques at that meeting. 
 
Step 10 – City Planning staff will have three (3) original copies of the loan 
agreement available for signing. One original signed copy is kept by the applicant 
and two are retained by the City.  
 
Loan Repayment Phase 
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 
City Planning or Accounts Receivable.  Loan repayment will begin 12 months 
after the loan is issued, subject to section 18 (Repayment Provisions) of these 
program guidelines.  If repayment is to vary from this installment schedule, it will 
be on a schedule that is to the satisfaction of the City Planner and as agreed to 
by all parties.   
 
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 building permit is not issued 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 City Planning’s 
approval subject to obtaining a building and/or heritage alteration permit, when required. 
The loan programs do not impose any specific restrictions on demolition. 
 
6. Inspection of Completed Works 

The loan will be paid to the property owner (or designate) after the subject works are 
completed.  The applicant is to inform the City when the works are completed and the 
City will inspect the completed works to verify that the proposed improvements have been 
completed as described in the application. 
 
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 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, City Planning 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 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 and Activity Reports 

The following information will be collected and serve as indicators to monitor the 
Additional Residential Unit Loan Program offered through the Affordable Housing 
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. 
 



 

 

Additional Residential 
Unit Loan Program  

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

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

‐ Total Value of Building Permit (if required); 
‐ Number of “additional residential units” created; 
‐ Type of “additional residential units” (number of 

bedrooms; unit locations – accessory structure or 
main building); 

‐ Monthly rental price for the new “additional” unit; 
‐ Number of months per year the Additional 

Residential Unit is occupied; 
‐ Total Loan Amount; 
‐ Number of loan defaults; 
‐ Cost of loan defaults. 

 
 
11.  Additional Residential Unit Loan Program – Purpose 

 
 The purpose of the Additional Residential Unit Loan Program is to address 

affordability of home ownership and to create more long-term, stable rental 
housing supply to help address low rental vacancy rates.   
 

 Objectives of this program include creation of more mixed-income 
communities; providing opportunities for urban regeneration and 
intensification; providing opportunities for aging in place; and supporting and 
implementing the policy goals and frameworks of The London Plan and the 
Housing Stability Action Plan. 

 
12.  Additional Residential Unit Loan Program – Eligible Works 

 
Eligible works include the following: 
 
 Development, redevelopment, and/or renovations that creates new 

Additional Residential Units.  
 Servicing to an Additional Residential Unit located in an ancillary building 

(e.g. converted garage or gate house). 
 Works may include upgrades to meet identified deficiencies, such as 

Building Code and Fire Code. 
 

13. Additional Residential Unit Loan Program – Works Not Eligible 
 
 Additional rehabilitation, demolition, or interior works in the main dwelling 

unit but which are outside of an eligible “additional residential unit”. 
 Loans will not apply retroactively for works undertaken prior to entering the 

loan agreement.  
 

14. Additional Residential Unit Loan Program – Loan Terms 
 

In addition to the eligible works above, loans require that: 
 

 The new Additional Residential Unit is required to be within an existing 
residential building (existing as of the date the by-law adopting the 
Affordable Housing Community Improvement Plan is passed by Council). 

 The Additional Residential Unit is permitted within or on the same property 
as the existing single or semi-detached home or street townhouse. 

 Owner-occupancy is required. 
 The Additional Residential Unit must maintain a valid Residential Rental 

Unit License (RRUL), which must be renewed with the City every year. 



 

 

 Additional Residential Units that avail of this incentive program are not 
permitted to be used as short-term rental accommodation such as “airbnb” 
or similar. 

 The loan is issued after the eligible works are completed. 
 Repayment begins 12 months after the loan is issued. 
 Loans are the lesser of $20,000 or the cost of eligible works. 

 
15.  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 loan 
amount has been added as an encumbrance on title for repayment. The City will not 
provide partial loan amounts or progress payments.  
 
16.  Loan Security and Postponement 

Loans will be secured through the registration of an encumbrance placed on property title 
for the total amount of the loan.  The Managing Director, Planning and City Planner or 
designate may postpone the encumbrance (subordination of an encumbrance to another 
encumbrance 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 
encumbrance does not exceed 90% of the appraised value of the property. 
 
17.  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 or the unit(s) no longer meet eligibility requirements. The agreement shall include 
the terms and conditions included in the program guidelines. 

 
18.  Repayment Provisions 

Loan repayments will begin twelve (12) 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 
108 payments.  Full repayment can be made at any time without penalty. 

If the repayment schedule is to vary from the schedule identified in the paragraph above, 
it will be subject to the satisfaction of the City Planner and agreed to by all parties.   

If a repayment installment is missed, or an applicant is otherwise found in non-compliance 
with the terms of their loan agreement, then the City will enter into a protocol for non-
compliance. 

19. 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. 



 

 

Appendix E – Public Engagement 

Public liaison: Notice of Application was published in the Public Notices and Bidding 
Opportunities section of The Londoner on August 15, 2019 and circulated to City 
Planning’s official circulation list, including prescribed agencies as well as stakeholder 
groups, and advisory committees.  A webpage was also added to the “Community 
Improvement Plans” section of the City of London website. 

Notice of the Community Information Meetings held on December 12 and 17, 2019 were 
published in The Londoner on December 5, 2019, and circulated through the circulation 
list and to interested parties, as well as published on the City’s website. 

Notice of the Community Information Meetings held on September 26, 2019 and 
October 2, 2019, were published in The Londoner on September 19, 2019, and 
circulated through the circulation list and to interested parties, as well as published on 
the City’s website. 

Meetings with development stakeholder groups were additionally held in July and 
August of 2019. 

 

Responses to Public Liaison Letters and Publication in “The Londoner” 

Telephone Written 
Robert Sexsmith 

 

Mike Brcko 
Revera Inc. 
600 – 5015 Spectrum Way 
Mississauga, ON, L4W 0E4 

Jason Tudge 

 

Chris Butler 
863 Waterloo Street 

John Ulaszek 
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Appendix G – Relevant Background 

Additional Reports 

December 3, 2019. “Municipal Council Approval of the Housing Stability Plan 2019 to 
2024 as Required under the Housing Services Act, 2011”, Community and 
Protective Services Committee. 

November 18, 2019. “Draft Affordable Housing Community Improvement Plan and Key 
Considerations for Program Guidelines”, Planning and Environment Committee. 

June 17, 2019. “Affordable Housing Development: Planning Toolkit Update”, Planning 
and Environment Committee. 

June 17, 2019. “Homeless Prevention and Housing Plan 5 Year Review and Update – 
Process”, Community and Protective Services Committee. 

March 18, 2019. “Update on Response to Provincial Consultation on ‘Increasing 
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