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1.0	 Introduction

1.1	 BACKGROUND

Important regeneration efforts have been carried out in Old East Village 
and the surrounding area for more than three decades. In 2003, the Ontario 
Professional Planners Institute’s Planners Action Team came together to 
undertake a detailed analysis of the corridor. Their report, Re-establishing Value: 
A Plan for the Old East Village, included a number of strategies for improvement 
and revitalization. Guided by these recommendations, the Community 
Improvement Plan area was established in 2004.  The associated Old East Village 
Community Improvement Plan was created to provide context for a coordinated 
Municipal effort to improve the physical, economic, and social conditions of 
Old East Village and to stimulate private investment and property maintenance 
and renewal.

Following this, the Old East Village Commercial Corridor Urban Design Manual 
was prepared by the City of London and adopted in 2016. The purpose of 
this design manual is to promote high-quality design that responds to the 
area’s unique context and overall vision. Throughout all of these projects and 
initiatives, the neighbourhood and business community has been instrumental,  
working closely with staff to ensure the project outcomes are appropriate for 
the local context. 

The area faces future challenges and opportunities that come with rapid transit 
service, infrastructure upgrades, cycling infrastructure and development. 
This Secondary Plan aims to build on the ongoing efforts to revitalize the 
community, knitting together planned transit and cycling infrastructure 
upgrades with development pressures and public realm design priorities.
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1.2	 LOCATION 

The Old East Village Dundas Street Corridor Secondary Plan applies to the general 
area along Dundas Street between Colborne Street and Burbrook Place, and 
King Street between Colborne Street and Ontario Street. The Secondary Plan 
boundary is illustrated in Schedule 1. This Secondary Plan incorporates the 
area that extends beyond the boundaries of what is traditionally considered 
Old East Village to ensure that appropriate connections are created to the 
downtown to the west as well as to the McCormick Area Secondary Plan area 
and former Kellogg’s property to the east. 

The East Woodfield Heritage Conservation District, the West Woodfield Heritage 
Conservation District, and the Old East Heritage Conservation District are in 
close proximity to the Secondary Plan area. In addition, there are areas located 
adjacent to the Secondary Plan boundary, each identified as an ‘Area of Special 
Sensitivity’ (illustrated in Schedule 1), where additional development guidance 
helps to prevent conflicts with the existing built form and uses.
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1.3	 PURPOSE AND USE

The purpose of this Secondary Plan is to establish 
a vision, principles, and detailed policies for the 
Old East Village and surrounding areas and to 
continue the neighbourhood’s evolution into a 
unique destination and a vibrant community core. 
This Secondary Plan provides a policy framework 
for future developments and for public realm 
improvements within the Old East Village Dundas 
Street Corridor Secondary Plan area. The intent 
of the policies is to ensure that the Secondary 
Plan area finds continuing uses for its cultural 
heritage resources and provides a rich, diverse, 
and balanced street life for residents, businesses 
owners, shoppers, pedestrians, cyclists, and transit 
users. 

The policies of this Secondary Plan provide a 
greater level of detail than the general policies 
of The London Plan, the City of London Official 
Plan. Where the policies of The London Plan 
provide sufficient guidance to implement the 
vision of this Secondary Plan, these policies 
are not duplicated. As such, the polices of this 
Secondary Plan should be used in conjunction 
with the policies of The London Plan and other 
applicable policy documents. If an instance arises 
where The London Plan and the Old East Village 
Dundas Street Corridor Secondary Plan appear to be 
inconsistent, consideration shall be given to the 
additional specificity of the Secondary Plan, and 
the Secondary Plan shall prevail.

The schedules form part of this Secondary Plan 
and have policy status whereas other figures and 
photographs included in this Secondary Plan are 
provided for graphic reference, illustration, and 
information. 

Any required funding associated with the 
recommendations in the Secondary Plan are 
subject to the availability and approval of funding 
through the Corporation’s multi-year budget 
process. (OPA 52)
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1.4	 VISION AND PRINCIPLES 

The Old East Village Dundas Street Corridor Secondary Plan area is envisioned 
as a vibrant commercial core with a unique heritage character that serves as a 
community hub for local residents and draws visitors as a distinct destination. 
The vision for this area has been developed to continue the momentum of 
three decades of revitalization efforts, the ongoing evolution and the current 
success of Old East Village and the surrounding areas. 

The development of this Secondary Plan has been guided by the following 
principles:

•	 Foster the local and creative entrepreneurial spirit and support 
community economic development;

•	 Respect and reinvest in cultural heritage resources to enhance the 
unique character of the area;

•	 Provide distinct retail options with a wide range of commercial uses 
including restaurants and cafes; 

•	 Create a welcoming and safe environment for pedestrians and 
cyclists of all ages and abilities;

•	 Establish safe connections to the local transit system and surface 
parking lots; and,

•	 Support appropriately-scaled residential growth.

4



Figure 1: Character Areas
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2.0	 Character Areas

2.1	 OVERVIEW

The Old East Village Dundas Street Corridor Secondary Plan area is broadly 
made up of four character areas: Midtown, Old East Village Core, Old East Village 
Market Block, and King Street. Each character area has distinct characteristics 
that together create a unique identity for the Secondary Plan area.
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2.2	 MIDTOWN CHARACTER 
AREA 

Midtown is characterized by low-rise buildings 
with institutional and commercial uses fronting 
Dundas Street. Significant cultural heritage 
resources line both sides of the street. The area 
provides a transition between the downtown to 
the west, and the core of Old East Village to the 
east.

The vision for Midtown is for the area to be a 
vibrant and pedestrian-oriented connection 
between the downtown and Old East Village. 
Supporting the continued retail health is a priority 
for this character area. New development is 
envisioned, especially on the south side of the 
corridor, in a form that is well-integrated into the 
existing context and is respectful of the cultural 
heritage resources in the area. This portion of 
Dundas Street is identified as a Main Street within 
the Urban Corridor Place Type in The London Plan, 
where street-oriented built form is supported, 
meaning that buildings are close to the street and 
parking is deemphasized. A broad range of uses 
and intensification is envisioned to take place at a 
walkable neighbourhood scale. (OPA 52)
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2.3	 OLD EAST VILLAGE CORE CHARACTER 
AREA 

The Old East Village Core is located along Dundas Street, between Adelaide 
Street and Ontario Street, and is the heart of Old East Village anchoring the 
overall Secondary Plan area. Today, this segment of Dundas Street is lined 
with independent shops and restaurants. This area has a history of grassroots 
revitalization efforts that have created a distinct and attractive character. The 
momentum of revitalization needs to be maintained and fostered for the area’s 
continued success. 

The vision for the Old East Village Core is a vibrant pedestrian-oriented district 
with a broad range of commercial uses. In The London Plan, this segment of 
Dundas Street is identified as a Main Street within the Urban Corridor Place 
Type, where continuous street-oriented built form is supported, with a broad 
range of uses and intensification designed at a walkable neighbourhood scale. 

Retaining and enhancing the character of the Old East Village Core to achieve 
a continuous streetscape is a key strategy of this Secondary Plan. New 
development should be harmonious with the existing character, rhythm, 
and massing of the current built form, and have building materials that are 
sympathetic to the character of the existing structures, cultural heritage 
resources, and the street. (OPA 52)
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2.4	 OLD EAST VILLAGE 
MARKET BLOCK CHARACTER 
AREA 

The Old East Village Market Block is located 
along Dundas Street, between Ontario Street and 
Burbrook Place, and is characterized by Western 
Fair District and Queens Park to the south and 
small-scale retail uses on the north side of the 
street. The Market at Western Fair District anchors 
this character area, and has been an incubator 
for independent local businesses, some of which 
have opened storefront locations along Dundas 
Street. This segment of Dundas Street connects 
the Old East Village Core to the McCormick Area 
Secondary Plan area and the former Kellogg’s 
property, two industrial areas with distinct 
heritage character undergoing substantial 
transformation and revitalization.  

The vision for the Old East Village Market Block is 
to strengthen the walkability of the area with a 
strong retail and restaurant presence to sustain 
year-round activity and to enhance the symbiotic 
relationship between these uses and Western 
Fair District. Change is anticipated with future 
rapid transit service planned for this segment of 
the Dundas Street corridor. Strengthening the 
physical connection to the Old East Village Core 
will be a priority for this character area. 
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2.5	 KING STREET CHARACTER AREA

King Street is characterized by varying land uses ranging from residential to 
light industrial and institutional. The built form is also varied with low-rise 
single-detached dwellings alongside high-rise apartment buildings. Today 
along King Street, there are a number of large surface parking lots offering 
excellent opportunities for transit-oriented intensification. The area between 
Dundas Street and King Street is characterised by deep lots which offer good 
high-rise development opportunities.

Rapid transit service is anticipated along King Street, from the downtown 
through to Ontario Street. King Street is identified as a Rapid Transit Boulevard 
within the Rapid Transit Corridor Place Type in The London Plan. The Plan 
encourages intensification here, especially around future rapid transit stations 
planned along King Street at Colborne Street, Adelaide Street North and 
Ontario Street.

High-rise residential and office uses may be appropriate along King Street, and 
have recently been introduced to the corridor. It is envisioned that the highest 
residential intensity will be accommodated in the King Street Character Area to 
strengthen the market for Old East Village businesses, especially within walking 
distance to the future rapid transit stations.

9
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3.0	 Policies

3.1	 OVERVIEW

The intent of this Secondary Plan is to provide a policy framework to guide 
future development and public projects in the Old East Village Dundas Street 
Corridor Secondary Plan area. Policies in this Secondary Plan support the vision 
by providing guidance on: land use, built form, public realm design, mobility, 
cultural heritage, natural heritage, and housing options.

The policies of this Secondary Plan generally provide a greater level of detail 
than the general policies of The London Plan. Where the policies of The London 
Plan provided sufficient guidance to implement the vision of this Secondary 
Plan, these policies were not repeated. As such, the policies of this Secondary 
Plan should be read in conjuncture with The London Plan. In instances where 
the overall policies of The London Plan and the Old East Village Dundas Street 
Corridor Secondary Plan are inconsistent, the Secondary Plan shall prevail.

The policies of this Secondary Plan that use the words “will” or “shall” express 
a mandatory course of action. Where the word “should” is used, suitable 
alternative approaches to meet the intent of the policy may be considered.

The policies of this Secondary Plan will be implemented through mechanisms 
set out in this Secondary Plan, public investments in infrastructure and public 
realm improvements, as well as other tools available to the City including the 
Zoning By-law, and the Site Plan Control By-law. Planning and development 
applications will be evaluated based on the Planning and Development 
Application policies in the Our Tools section of The London Plan to ensure 
that the permitted range of uses and intensities are appropriate within the 
surrounding context. (OPA 52)
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3.2	 LAND USE 

Today, Old East Village, Midtown, and King Street 
feature a diverse mix of land uses and an artisanal 
spirit which contribute to its positioning as an 
active urban node and an area of entrepreneurial 
activity. The intent of the following land use 
policies is to allow for the Secondary Plan area 
to continue to evolve as a thriving mixed-use 
community and a cultural hub. The Zoning By-law 
will provide more detail on individual permitted 
uses; this may not include the full range of uses 
identified in this Secondary Plan.

The following land use policies apply to the entire 
Secondary Plan area, unless otherwise specified 
by the individual policy:

i)	 Mixed-use buildings are encouraged as the 
preferred form of development within the 
Secondary Plan area.

ii)	 A broad range of residential, retail, 
service, office, cultural, recreational, and 
institutional uses may be permitted.

iii)	 Dundas Street properties, between 
Adelaide Street North and Burbrook Place, 
shall provide street-oriented active uses 
on the ground floor for the majority of the 
Dundas Street frontage. Street-oriented 
active uses include, but are not limited to:  

a)	 Retail; 
b)	 Service;
c)	 Recreational;
d)	 Cultural; and,
e)	 Institutional.  

Street-oriented non-active uses, such as 
residential lobbies and office uses, may be 
permitted if they comprise less than the 
majority of the Dundas Street frontage of 
an individual property.  The segment where 
this policy is applicable is illustrated in 
Schedule 2: Ground-Floor Uses. 

12
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Schedule 2: Ground-Floor Uses

iv)	 Street-oriented active uses are encouraged at the ground floor of 
properties fronting Dundas Street, between Colborne Street and 
Adelaide Street North, as well as properties on Colborne Street, Adelaide 
Street North and Ontario Street between Dundas Street and King Street, 
illustrated in Schedule 2: Ground-Floor Uses. 

v)	 Residential uses are encouraged above the ground floor to increase the 
residential population and provide a variety of housing options. 

vi)	 Primary access to residential units located above the ground floor 
should be located on a street-facing facade for pedestrian comfort and 
safety. 

vii)	Artisanal workshops and craft breweries may be permitted to support 
the emerging businesses.  

viii)	Community facilities and institutional uses may be permitted for the 
continued provision of neighbourhood services. The ground floor of 
these uses will be designed to contribute to the vibrancy and animation 
of the street.

13



3.3	 BUILT FORM

One of the Secondary Plan area’s strongest assets is its rich and complex built 
environment with various building forms and types that contribute to a unique 
sense of place. From the historic low-rise houses and retail buildings fronting 
on Dundas Street to the high-rise buildings emerging along King Street, the 
variety of building types that allow diverse uses to flourish will be key to the 
area’s continued evolution and vibrancy. The purpose of this Secondary Plan 
is to provide guidelines to coordinate and guide future developments while 
celebrating the continued diversity in the urban fabric.

3.3.1 PERMITTED HEIGHTS

The Zoning By-law will provide more detail on individual permitted heights; 
this may not include the full range of heights identified in this Secondary Plan.

i)	 For the purposes of this Secondary Plan, low-rise will describe buildings 
up to, and including, three storeys in height. Within the entirety of 
the Secondary Plan area, low-rise buildings will be permitted, with a 
required minimum of height of two storeys or eight metres.

ii)	 For the purposes of this Secondary Plan, mid-rise will describe buildings 
four storeys and up to and including eight storeys in height.

iii)	 For the purposes of this Secondary Plan, high-rise will describe buildings 
nine storeys in height and taller. 

iv)	 Low-rise and mid-rise buildings are generally permitted on the north 
side of Dundas Street and on the south side of Dundas Street between 
Egerton Street and Kellogg Lane. Refer to Schedule 3: Permitted 
Heights. Maximum building heights may be less than eight storeys as 
determined through the policies in Section 3.3.3 Mid-Rise Form.

v)	 Low-rise, mid-rise, and high-rise buildings up to 12 storeys are generally 
permitted on the south side of Dundas Street, on both sides of King 
Street, and on both sides of Ontario Street. Refer to Schedule 3: 
Permitted Heights.

vi)	 Within the Secondary Plan area, permitted maximum building heights 
shall be up to 16 storeys within a 100 metre radius of a rapid transit 
station to promote transit-oriented development. 

14
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Schedule 3: Permitted Heights

vii)	Where high-rise forms are permitted (refer to Schedule 3: Permitted 
Heights), height exceeding the established maximum, up to 24 storeys, 
may be permitted through a site-specific bonus zone, where it can be 
demonstrated that significant measures are put in place to support 
or mitigate this additional height or density, subject to the policies of 
Section 3.4 Bonusing.

viii)	Development proposals for residential intensification may require a 
Heritage Impact Assessment, as well as studies to determine servicing 
capacity and necessary upgrades. The results of these studies may 
influence the maximum height and density that is permitted through 
zoning.

ix)	 Notwithstanding the Permitted Heights policies contained in this 
Secondary Plan, a maximum building height of 16 storeys, excluding 
the mechanical penthouse, may be permitted on lands located at 496 
Dundas Street, subject to the following conditions:

a)	 In keeping with the intent of policy 3.3.3 ii) of this Secondary Plan, 
a height transition is provided that contains the massing of all built 
form on 496 Dundas Street within a 45-degree angular plane taken 
from a height of 7.0 metres above the property line of the properties 
adjacent to the north of 496 Dundas Street to provide a sensitive 
transition to the lands situated within the Area of Special Sensitivity 
illustrated in Schedule 1; and,

b)	 Built form exceeding 8-storeys in height conforms with the policies 
contained in 3.3.4 High-Rise Form of this Secondary Plan, excluding 
policy 3.3.4 vii).
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viii)	High- and mid-rise buildings should 
be designed to express three defined 
components: a base, middle, and top. 
Alternative design solutions that address 
the following intentions may be permitted:

a)	 The base should establish a humanscale 
façade with active frontages including, 
where appropriate, windows with 
transparent glass, awnings, lighting, 
and the use of materials that reinforce a 
human scale.

b)	 The middle should be visually cohesive 
with, but distinct from, the base and 
top.

c)	 The top should provide a finishing  
treatment, such as a roof or a cornice 
treatment, and will serve to hide and 
integrate mechanical penthouses.

ix)	 Buildings should have articulated façades 
that complement the façade rhythm of the 
existing streetscape. No large blank walls 
should be visible from the street.

x)	 Building façades should address and frame 
the public street at grade.

xi)	 Façade elements of infill development or 
new construction fronting onto Dundas 
Street will be designed to support the 
existing character along the Dundas 
Corridor. These elements may include:

a)	 Entryways and doors; 

b)	 Windows;

c)	 Window bases; 

d)	 Sign band and signage;

e)	 Awnings; and,

f )	 Lighting. 

3.3.2 GENERAL BUILT FORM

i)	 The Old East Village Core and Old East 
Village Market Block character areas have 
an existing relatively consistent built form 
which establishes a continuous street 
wall. The placement of buildings within 
these character areas should support this 
continuous street wall, and exceptions for 
small plazas, courtyards or patios spaces 
should be designed to carefully integrate 
into this established streetscape.

ii)	 The Midtown character area has an existing 
built form condition which is highly 
diverse. The placement of buildings will 
respond to the immediately adjacent built 
form context.

iii)	 The King Street character area is planned 
to accommodate rapid transit service 
and high-rise development. To create a 
comfortable pedestrian environment along 
King Street, new buildings in this character 
area will be set back from the right-of-way 
to provide space for landscaping.

iv)	 Parking shall not be located between the 
building and public right-of-way.

v)	 Landscape treatment should be provided 
along the edge of parking lots and within 
parking lots to mitigate water runoff, 
heat island effect and enhance the user 
experience.

vi)	 Access for parking and service areas should 
be located away from main streets and on 
side streets and laneways where possible. 
Where it is not possible, parking access will 
be minimized to reduce pedestrian conflict 
and will be integrated in a way that does 
not detract from the character of the street.

vii)	Corner buildings should be designed with 
the primary building entrances fronting 
onto the higher order street.

16



New infill buildings should follow the 
established facade rhythm and continue 
the vertical and horizontal proportions of 
surrounding buildings.

Mid-block connections designed for 
pedestrian comfort and safety should 
be provided to increase access from 
Dundas Street to rear parking lots.

Service entrances should be 
located away from Dundas Street.

Figure 2: Illustration of New Low-Rise Buildings

xii)	Regardless of the intended use, the ground floor of new buildings 
should be designed with the flexibility to accommodate future 
conversion to non-residential uses in the future. Strategies could be 
considered, such as providing a raised floor over the slab that can be 
removed to provide additional ground floor height in the future. 

xiii)	All development fronting onto Dundas Street should be consistent 
with the Old East Village Commercial Corridor Urban Design Manual to 
coordinate the façade and built form with the existing character of 
Dundas Street. 

17



Service entrances 
should be located away 
from Dundas Street.

New facades should follow the 
established facade rhythm and 
continue the vertical and horizontal 
proportions of surrounding buildings.Buildings shall step back a 

minimum of 5m at the 
second, third or fourth storey.

Appropriate height transitions should 
be observed near low-rise buildings.

Plazas should be oriented 
towards street intersections 
for visibility and access.

Figure 3: Illustration of New Mid-Rise Buildings

3.3.3 MID-RISE FORM

i)	 To provide a sensitive transition of built 
form to the existing established built 
form outside of the Secondary Plan 
Area, transition policies will apply to 
properties within the Height Transition 
Areas, illustrated in Schedule 3: Permitted 
Heights. 

ii)	 Within a Height Transition Area, all building 
massing should be contained within a 
45-degree angular plane taken from a 
height of 7.0 metres above the closest 

property line of the nearest property 
within an Area of Special Sensitivity or a 
Heritage Conservation District, to ensure 
an appropriate transition to as illustrated in 
Figure 4 and 5. 

iii)	 Mid-rise buildings shall stepback a 
minimum of five metres at the second, 
third or fourth storey, depending on the 
built form context, along public rights-of-
way to mitigate downward wind shear and 
support the existing street character at 
street level.

18



DUNDAS
STREET

SECONDARY PLAN AREA

OLD EAST HCD/AREA OF SPECIAL SENSITIVITY MID-RISE PERMITTED

QUEENS 
AVE

required 
setback

8 storeys

7m

5 m

Property 
line

Height 
Transition 

Area

Figure 4: 45-degree Angular Plane Transition Abutting an HCD/Area of Special Sensitivity
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Figure 5: 45-degree Angular Plane Transition Abutting a City Parking Lot
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3.3.4 HIGH-RISE FORM

i)	 The podium of a high-rise buidling shall be 
designed to support a pedestrian-scaled 
environment at street level. 

ii)	 High-rise buildings shall stepback a 
minimum of five metres at the second, 
third or fourth storey, depending on the 
built form context, along public rights-
of-way to mitigate downward wind shear, 
support or enhance the existing street 
character at street level, and limit the visual 
impact of the building at street level.

iii)	 High-rise buildings should be designed 
with slender towers that reduce shadow 
impact, minimize the obstruction of views, 
and are less massive to neighbouring 
properties. Point towers with floor plates of 
approximately 1,000 square metres or less 
is a reasonable target to achieve this goal. 

iv)	 Towers shall not have any blank façades.

v)	 The top portions of the tower shall be 
articulated through the use of a small 
setback, difference in articulation, or 
the use of an architectural feature. The 
mechanical penthouse shall be integrated 
into the design of the tower.
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Tower floorplates should 
be scaled to minimize 
shadow impact.

Service entrances should be 
located away from Dundas Street.

Towers should have a 
minimum separation 
distance of 30m.

Towers shall step back 
a minimum of 5m 
from the base.

The height and scale of base buildings 
should generally match that of 
neighbouring buildings.Privately owned public spaces should 

build on the public realm network.

Figure 6: Illustration of New High-Rise Buildings

vi)	 High-rise buildings should have a 
minimum separation distance of 30 metres 
between towers. This separation distance is 
intended to:

a)	 Minimize the impacts of shadowing and 
loss of sunlight access on surrounding 
streets and nearby properties;

b)	 Ensure natural light, a reasonable level 
of privacy, and views between towers 
are provided to occupants of high-rise 
buildings;

c)	 Provide pedestrian-level views of 
the sky between high-rise buildings, 
particularly as experienced from 
adjacent streets; and,

d)	 Limit uncomfortable wind conditions 
on adjacent streets and nearby 
properties.

vii)	Towers of high-rise buildings should 
be setback a minimum distance of 15 
metres from interior property lines. 
This separation distance is intended to 
protect opportunities for future high-rise 
development on adjacent sites.
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3.4	 BONUSING 

i)	 Where high-rise forms are permitted 
and where it can be demonstrated that 
significant measures are put in place to 
support or mitigate additional height or 
density, City Council may pass a by-law, 
known as a bonus zone, to authorize 
increases in the height and density of 
development beyond what is otherwise 
permitted by the Zoning By-Law, in return 
for the provision of such facilities, services, 
or matters as are set out in the bonus zone.

ii)	 In accordance with the permitted heights 
identified in Section 3.3.1 Permitted 
Heights, additional height or density may 
be permitted in favour of facilities, services, 
or matters such as: 

a)	 Cultural heritage resources designation 
and conservation. 

b)	 Affordable housing.

c)	 Public art. 

d)	 Provision of off-site community 
amenities, such as parks, plazas, civic 
spaces, or community facilities.

e)	 Publicly-accessible mid-block 
connections and laneways, or widening 
of existing mid-block connections. 

f )	 Generous front yard setbacks along 
King Street to widen the public right-
of-way, provide landscaping and noise 
buffer, and act as a spatial relief for 
high-rise building forms. 

g)	 Contribution to the development of 
transit amenities, features and facilities, 
available to the public during transit 
operating hours.

h)	 Substantial contribution to publicly 
accessible secure bicycle parking, and 
cycling infrastructure such as lockers 
and change rooms.

i)	 Contribution to façade restoration and 
other heritage investments within the 
Secondary Plan area.

j)	 Other facilities, services, or matters that 
provide substantive public benefit. 

iii)	 The facilities, services and matters to be 
provided in return for greater height or 
density do not necessarily have to be 
provided on the same site as the proposed 
development. City Council may want to 
have such benefits directed to another 
property within the Secondary Plan area. 

iv)	 Each proposal for bonus zoning will 
be considered on its own merits. The 
allowance for greater height and density 
on one site in return for certain facilities, 
services and matters will not be considered 
to establish a precedent for similar height 
and density on any other site.
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3.5	 PUBLIC REALM 

A thoughtfully designed public realm will 
contribute to the success of the Old East Village 
Dundas Street Corridor Secondary Plan area as 
an attractive and safe place for people to live 
and visit. A coordinated approach to streetscape 
design will help to define this area of the city as 
a unique destination and a network of public 
spaces will provide focal points within the 
neighbourhood for community gatherings. 
Safe and convenient connections to cycling 
facilitates, transit, and parking will achieve a 
functional design that accommodates multiple 
transportation options. The public realm and 
streetscape will be designed in a way that allows 
flexibility and the ability for adaptation over time 
as resources become available and as the area and 
its needs evolve.

The following policies apply to the public 
realm, including all public streets and mid-block 
connections within the Old East Village Dundas 
Street Corridor Secondary Plan area: 

i)	 Pedestrian comfort, connectivity, and 
safety will be prioritized in the design of 
the public realm. 

ii)	 Main building entrances, terraces, and 
gathering spaces will be oriented towards 
public rights-of-way and provide direct 
access from the sidewalk to promote 
safety. 

iii)	 Safety and accessibility of connections to 
municipal parking lots from public rights-
of-way will be enhanced with appropriate 
sightlines, pedestrian-scaled lighting, and 
signage. 

iv)	 A comprehensive and coordinated 
wayfinding approach should be developed 
for the Secondary Plan area, which includes 
directional signage and unique pavement 
treatments.
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v)	 Existing street trees will be retained where 
possible, and new trees with potential for 
large canopies to provide shade will be 
planted within the identified landscape 
zones.  

vi)	 The integration of open spaces, such 
as plazas or parkettes, are encouraged 
to be incorporated into the design of 
new development, especially at street 
intersections for visibility and accessibility. 

vii)	The incorporation of gateway features 
should be considered at key intersections 
when the opportunity arises through 
development or infrastructure projects.  

viii)	A coordinated approach to the location 
and design of street furniture, including 
elements such as bicycle parking, benches, 
planters, waste receptacles, and lighting 
will be implemented through infrastructure 
projects. Development projects should 
coordinate with and enhance the 
established approach to the design 
and location of street furniture, where 
applicable.

ix)	 Opportunities to add walkways and/or 
widen and extend laneways to provide 
midblock connections should be explored 
to provide safe connections to municipal 
parking lots, mid- and high-rise residential 
development, and transit stops and 
stations. 

x)	 Opportunities to accommodate outdoor 
patios within the sidewalk and within on-
street parking spaces should be considered 
in the design of Dundas Street.

xi)	 To accommodate events of different scales 
and sizes as well as seasonal decorations, 
consideration should be given to electrical 
outlet access and capacity as well as 
moveable features in the design of Dundas 
Street.
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3.6	 MOBILITY 

The Old East Village Dundas Street Corridor Secondary Plan area is located 
in close proximity to established residential neighbourhoods, new high-rise 
residential development, the downtown, the evolving industrial areas of the 
McCormick Area Secondary Plan area and the former Kellogg’s property, and at 
the juncture of three Heritage Conservation Districts. The area is anticipating 
cycling infrastructure improvements on Dundas Street and Queens Avenue, 
as well as rapid transit service along King Street, Ontario Street, and Dundas 
Street. To serve residents, attract visitors, and support the local businesses in 
the area, establishing safe access by various modes of transportation is vital to 
ensure the Secondary Plan area functions for everyone. 

Schedule 4: Mobility Network provides an overview of the current pedestrian 
routes and future areas for mid-block connections as well as the planned Rapid 
Transit routes and the proposed cycling network.

The following section outlines policies that provide directions for pedestrian, 
cycling, transit, and automobile connections. The intent of these policies is 
to improve existing mobility, and to identify potential opportunities for new 
connections to be established as the area evolves.
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3.6.1 PEDESTRIAN PRIORITY

The core of Old East Village is a pedestrian 
supportive environment today with landscaping 
and street furniture. With anticipated 
improvement to the cycling infrastructure and 
introduction of rapid transit service, the walking 
environment requires special attention and 
upgraded treatments. Well-designed streetscapes 
with opportunities to incorporate street furniture 
and patio space will also encourage visitors 
to linger and patronise the local businesses, 
enhancing Old East Village’s appeal as an urban 
destination.

The design of Dundas Street, King Street, 
connections to municipal parking lots, and all 
intersecting north-south streets will be designed 
to prioritize pedestrian connectivity, safety, and 
comfort by: 

i)	 Ensuring generous sidewalk widths; 

ii)	 Incorporating attractive paving, plantings, 
and lighting;

iii)	 Seeking opportunities to create safe new 
connections to provide public access to 
municipal parking lots, public space or 
public streets. This will include exploring 
opportunities to create new mid-block 
connections where appropriate, through 
acquisition of property as it becomes 
available, or through redevelopment as it 
occurs;

iv)	 Installing coordinated directional signage 
at key locations, particularly on north-
south streets that provide connections 
between commercial uses, residential 
neighbourhoods rapid transit service, and 
municipal parking lots; and/or,

v)	 Ensuring that rights-of-way, mid-block 
connections, and laneways that provide 
access to municipal parking lots are safe 
and well lit with pedestrian-scale lighting.
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3.6.2 CYCLING

Cycling infrastructure upgrades are planned for Dundas Street and Queens 
Avenue. Eastbound and westbound cycling lanes will be provided on Dundas 
Street between the downtown and William Street. At William Street the 
network will split, with the eastbound cycling lane continuing along Dundas 
Street and the westbound cycling lane along Queens Avenue. At Quebec 
Street, the cycling lanes will merge again onto Dundas Street, as illustrated in 
Schedule 4: Mobility Network. This arrangement accommodates the limited 
right-of-way width through the core of Old East Village and allows for the 
retention of on-street parking and widened sidewalks as well as opportunities 
for bicycle parking facilities on Dundas Street. 

Cycling within the Secondary Plan area will be further supported by:

i)	 Integrating cycling infrastructure, such as separated cycling lanes and 
route signage, into the design of the rights-of-way; and,  

ii)	 Providing cycling facilities, such as bicycle parking and repair stations, in 
accessible and highly visible locations. 

3.6.3 TRANSIT

Local bus routes along Dundas Street, Adelaide Street North, and Quebec Street 
currently service the Secondary Plan area. Rapid transit service is anticipated 
to run along King Street from the downtown to Ontario Street, then proceed 
along Dundas Street from Ontario Street eastward, as illustrated in Schedule 4: 
Mobility Network. 
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As the Secondary Plan area is and will continue to be highly accessible by 
transit, considerations for transit-oriented intensification informed the built 
form policies and streetscape design throughout the Secondary Plan area.

i)	 Pedestrian connections between Dundas Street and planned rapid 
transit stations on King Street at Colborne Street, Adelaide Street North, 
and Ontario Street will be prioritized for future enhancements to the 
pedestrian environment. 

ii)	 Where possible, local transit stops will be designed and located to 
minimize the impact to vehicular traffic.      

3.6.4 PARKING AND VEHICLE ACCESS 

i)	 Considering the needs of the existing commercial uses as well as new 
businesses emerging in the area, loading spaces and on-street parking 
will continue to be provided, and considered in the design of the rights-
of-way within the Secondary Plan area. Loading spaces will be provided 
in the rear of buildings where possible. 

ii)	 Pedestrian and vehicle access to existing municipal parking lots will 
be improved by securing new access points through redevelopment, 
extending existing laneways, and enhancing existing public laneways 
with improved lighting and design treatment. 

iii)	 Safe and accessible pedestrian routes connecting municipal parking lots 
to the public sidewalk are a priority and should be provided whenever 
possible.
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3.6.5 RIGHTS-OF-WAY DESIGN

The rights-of-way within the Secondary Plan area 
have limited space, but are in high demand by a 
variety of users.  The following section provides 
guidance for the rights-of-way design within the 
Secondary Plan for the following segments:

i)	 Dundas Street, between Colborne Street 
and William Street

ii)	 Dundas Street, between William Street and 
Ontario Street

iii)	 Dundas Street, between Ontario Street and 
Burbrook Place

iv)	 King Street, between Colborne Street and 
Ontario Street

v)	 Connector streets, between Dundas Street 
and King Street
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3.6.5.1 Dundas Street, between Colborne Street and William Street 

The design of Dundas Street between Colborne Street and William Street will 
include:

i)	 Widened sidewalks on both sides of the street to create a comfortable 
and safe pedestrian environment; 

ii)	 Landscape zones on both sides of the street with soil volumes suitable 
to encourage the growth of large canopy trees to provide shade to the 
sidewalks and create a comfortable pedestrian environment; 

iii)	 Street furniture and bicycle parking with coordinated design throughout 
the Secondary Plan area, which may be alternated with landscaping 
where space is constrained;  

iv)	 Pedestrian-scaled lighting with coordinated design throughout the 
Secondary Plan area; 

v)	 Separated cycling lanes travelling in both directions; 

vi)	 Loading zones on the north side of the street to support institutional 
functions; and, 

vii)	Two vehicular travel lanes, travelling in both directions. 
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Figure 6: Dundas Street, Colborne Street to William Street
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3.6.5.2 Dundas Street, between William 
Street and Ontario Street  

The design of Dundas Street between William 
Street and Ontario Street will include:

i)	 Widened sidewalks on both sides of the 
street to create a comfortable and safe 
pedestrian environment; 

ii)	 Landscape zones on both sides of the 
street with soil volumes suitable to 
encourage the growth of large canopy 
trees to provide shade to the sidewalks 
and create a comfortable pedestrian 
environment; 

iii)	 Street furniture and bicycle parking 
with coordinated design throughout 
the Secondary Plan area, which may be 
alternated with landscaping where space is 
constrained; 

iv)	 Opportunities for restaurant patios on the 
south side of the street, which may be 
alternated with landscaping;

v)	 Pedestrian-scaled lighting with 
coordinated design throughout the 
Secondary Plan area; 

vi)	 On-street parking alternating with bus bays 
and loading spaces on the north side of 
the street to support retail and commercial 
functions on both sides of the street; 

vii)	A separated cycling lane on the south 
side of the street travelling eastbound, 
designed to be visually distinct from the 
on-street parking on the north side of the 
street to provide clear direction to users;  

viii)	Loading zones and bus bays, where space 
can accomodate these functions, on the 
south side of the street; and,

ix)	 Two vehicular travel lanes, travelling in 
both directions.
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Figure 7: Dundas Street, William Street to Ontario Street
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3.6.5.3 Dundas Street, between Ontario 
Street and Burbrook Place 

The design of Dundas Street between Ontario 
Street and Burbrook Place will be subject to the 
results of the Bus Rapid Transit Environment 
Assessment. The principles that will guide the 
design include:

i)	 Incorporating street trees with soil volumes 
suitable to encourage the growth of 
large canopy trees to provide shade to 
the sidewalks and create a comfortable 
pedestrian environment; 

ii)	 Incorporating street furniture and 
bicycle parking with coordinated design 
throughout the Secondary Plan area, which 
may be alternated with landscaping where 
space is constrained; 

iii)	 Incorporating pedestrian-scaled lighting 
with coordinated design throughout the 
Secondary Plan area;

iv)	 Creating safe and visually clear connections 
to the cycling network east and west of 
this street segment; and,

v)	 Accommodating two dedicated rapid 
transit lanes and two vehicular travel lanes, 
travelling in both directions.

3.6.5.4 King Street, between Colborne Street 
and Ontario Street

The design for King Street will be subject to the 
results of the Bus Rapid Transit Environment 
Assessment. The principles that will guide the 
design include: 

i)	 Accommodating increased pedestrian 
traffic, as a result of transit use, by 
maximizing sidewalk widths;

ii)	 Encouraging generous front-yard setbacks, 
secured through development, with 
landscaping, including large canopy trees 
to provide shade to the sidewalks and relief 
from frequent transit service;

iii)	 Incorporating street trees with soil volumes 
suitable to encourage the growth of large 
canopy trees, where possible, to provide 
shade to the sidewalks and create a 
comfortable pedestrian environment;

iv)	 Incorporating pedestrian-scaled lighting 
with coordinated design throughout the 
Secondary Plan area;

v)	 Designing transit stations to coordinate 
with the streetscape design and elements 
within the Secondary Plan area and to 
reflect the unique character of the area; 
and,

vi)	 Accommodating two dedicated rapid 
transit lanes, travelling in both directions, 
and one eastbound vehicular travel lane. 
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3.6.5.5 North-South Connector Streets 

North-south streets within the Secondary Plan 
area have an important role of connecting people 
between Dundas Street, King Street, and Queens 
Avenue. With future planned cycling infrastructure 
upgrades on Queens Avenue and Dundas Street, 
there is an imperative to create safe cycling 
connections between these two streets. As well, 
the north-south connections between King Street 
and Dundas Street will play an important role in 
facilitating pedestrian movement, particularly 
near transit stations on King Street. 

The design of connector streets will include: 

i)	 Widened sidewalks, where possible, to 
create a comfortable and safe pedestrian 
environment; 

ii)	 Landscape zones with soil volumes suitable 
to encourage the growth of large canopy 
trees, where possible, to provide shade to 
the sidewalks and create a comfortable 
pedestrian environment; 

iii)	 Street furniture and bicycle parking 
with coordinated design throughout 
the Secondary Plan area, which may be 
alternated with landscaping where space is 
constrained;

iv)	 Pedestrian-scaled lighting with 
coordinated design throughout the 
Secondary Plan area; 

v)	 Cycling lanes and/or on-street parking, 
where possible; and,

vi)	 Directional signage for pedestrians and 
cyclists.
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3.7	 CULTURAL HERITAGE

The Old East Village Dundas Street Corridor Secondary Plan area has a 
substantial number of cultural heritage resources. It is the intent of the 
Secondary Plan to promote the restoration and enhancement of heritage 
properties. Significant cultural heritage resources shall be integrated with new 
development and public realm improvements in respectful and creative ways. 

The City of London maintains a Register (Inventory of Heritage Resources). Any 
proposed development on or adjacent to a property designated under the 
Ontario Heritage Act or a property listed in City of London’s Register shall require 
a Heritage Impact Assessment (HIA) to ensure that significant cultural heritage 
resources are conserved. Any assessment must include consideration of its 
historical and natural context within the City of London, and should include a 
comprehensive evaluation of the design, historical, and contextual values of 
the property.

The following potential mitigation approaches may be suitable for 
consideration and application for minimizing impacts from proposed 
developments on or adjacent to listed, designated, and potential cultural 
heritage resources within the Secondary Plan area:

i)	 Avoidance and mitigation to allow development to proceed while 
retaining the cultural heritage resources in situ and intact;

ii)	 Adaptive re-use of built heritage structures or cultural heritage 
resources, including the integration of cultural heritage resources into 
new developments;
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iii)	 Transitions of height, form, and mass 
compatible with nearby heritage 
designated and heritage listed properties, 
and properties with potential cultural 
heritage resources;   

iv)	 Commemoration of the cultural heritage 
of a property/structure/area through 
historical commemoration means such as 
plaques or cultural heritage interpretive 
signs; and,

v)	 Urban design policies and guidelines 
for building on, adjacent, and nearby 
to heritage designated and heritage 
listed properties, and properties with 
potential cultural heritage resources to 
ensure compatibility by integrating and 
harmonizing mass, setback, setting, and 
materials.

3.8	 NATURAL HERITAGE

i)	 The Chimney Swift (Chaetura pelagica), 
listed as a threatened species in Ontario, 
receives protection under the Endangered 
Species Act, for individual members of the 
species and their habitat. Past observations 
of Chimney Swifts have been made in the 
Old East Village Dundas Street Corridor 
Secondary Plan area, with a potential for 
nesting and/or roosting in chimneys and 
other built features. Where required by 
legislation, consultation with the Ontario 
Ministry of Natural Resources and Forestry 
must occur prior to any activity, such as 
building demolitions or alterations, within 
the Secondary Plan area that may impact 
potential Chimney Swift habitat including 
human-made nests/roosts and natural 
nest/roost cavities.
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3.9	 HOUSING OPTIONS

Housing is a basic need for all Londoners and 
accessible, affordable, quality housing options are 
a necessary component of a city that people want 
to live and invest in. The London Plan provides 
extensive direction and policies for achieving this 
city-wide. Consistent with this policy framework:

i)	 A 25% affordable housing component 
should be achieved within the Secondary 
Plan area through a mix of housing types 
and sizes;

ii)	 Planning and other tools will be used 
to support the provision of affordable 
housing, including such things as bonusing 
and incentives, where they are available;

iii)	 Affordable housing units that are 
integrated into market housing buildings 
will be encouraged to avoid affordable 
housing monoculture and stigma that 
often goes with it;

iv)	 Subject to the other policies of this 
Secondary Plan and The London Plan, infill 
and intensification in a variety of forms, 
including secondary dwelling units, will 
be supported to increase the supply of 
housing in areas where infrastructure, 
transit, and other public services are 
available and accessible;

v)	 The Secondary Plan area will strive to 
provide a mix of housing types and 
integrated mixed-use developments, 
accessible housing and integrated services, 
as well as a mix of housing forms and 
densities;

vi)	 Opportunities will be sought out 
for brownfield rehabilitation and 
redevelopment; and,

vii)	Residential developments that offer 
innovative design features, construction 
techniques, or tenure arrangements, which 
broaden the range of available housing 
alternatives, will be encouraged. (OPA 52)
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4.0	 Schedules
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SCHEDULE 3: PERMITTED HEIGHTS
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