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1.0 INTRODUCTION 

E&E McLaughlin Ltd. (‘McLaughlin’) has made an application to amend the City of London 
Official Plan and Zoning By-Law for the lands located at 100 Kellogg Lane, 1127 Dundas 
Street, and three (3) smaller parcels along the west side of Kellogg Lane, known municipally 
as 1063 Dundas Street and 335 Kellogg Lane (middle parcel has no municipal address) (the 
“subject lands”) in the City of London. The purpose of the Official Plan and Zoning By-Law 
Amendment is to provide site specific land use policies and zoning regulations to permit a 
range of commercial, residential, and light industrial uses on different portions of the subject 
lands. 

The purpose of the following Planning Justification Report is to evaluate the proposed Official 
Plan and Zoning By-Law Amendment applications for the subject lands within the context of 
applicable land use policies and regulations, including the Provincial Policy Statement, the 
City of London Official Plan, the new Official Plan (The London Plan), and the City of London 
Zoning By-law.   

2.0 THE SUBJECT LANDS 

2.1 THE SUBJECT LANDS 

The subject lands are comprised of a large parcel of land known municipally as 100 Kellogg 
Lane, occupied by the former Kellogg’s food production facility, 1127 Dundas Street which 
contains the existing Pillsbury building and three (3) vacant parcels along the west side of 
Kellogg Lane, known municipally as 1063 Dundas Street and 335 Kellogg Lane (middle parcel 
has no municipal address). The three separate parcels served as parking areas for the former 
Kellogg’s plant and are currently vacant (Figures 1-3).  

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

The Pillsbury site has a building frontage of 89.8m (294.5ft) along Dundas Street, a lot depth 
of 102.3m (335.6ft) along Eleanor Street and a site area of 0.89ha (2.21ac). The site is also 
bound by King Street along the south property line and a railway spur along the west property 
line. 

The three parcels along Kellogg Lane have a combined area of approximately 1.03ha 
(2.54ac), with an average frontage of approximately 31.7m (104ft) along Dundas Street, King 
Street, York Street, and Florence Street.  
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For the purposes of this report, Figure 1 identifies four distinct areas of the subject lands: 

• Area 1 is identified as the northerly portion of the former Kellogg’s plant fronting on to 
Dundas Street, north of King Street;  

• Area 2 is the remainder of the former Kellogg’s plant on the east side of Kellogg Lane;  
• Area 3 is the Pillsbury site at 1127 Dundas Street, bounded by the spur rail line (CN 

Rail), King Street, Eleanor Street, and Dundas Street; and 
• Area 4 comprises the three former parking lots on the west side of Kellogg Lane. 

The existing Kellog’s and Pillsbury buildings provide a relatively consistent building wall along 
Dundas Street, ranging from 3.5-storeys to 5-storeys towards Kellogg Lane with minimal 
setbacks (Figure 2). A small green space is located at the corner of Dundas Street and 
Kellogg Lane (Figure 3). 

Figure 1 – Subject lands and surrounding context 

 
Figure 2 – Subject lands (Area 1) from Dundas Street (looking southwest) 
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Figure 3 – Subject lands (Area 1) from Dundas Street (looking southeast) 

 
 

Figure 4 – Subject lands (Area 3 – Pillsbury Building) from Eleanor Street (looking west) 

 
Building massing along Kellogg Lane is generally higher than along Dundas Street and does 
not exhibit the regular fenestration patterns present on the north elevation. The main entrance 
to the former Kellogg office is located on the southwest corner of the building along Kellogg 
Lane, with a section of building clad in curved, floor-to-roof windows (Figure 5). 

Figure 5 – Former Kellogg offices from Kellogg Lane (looking northeast) 
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The southeast portion of the site is occupied by a number of inter-connected buildings 
formerly used as the distribution warehouse area for the manufacturing component of the 
former industrial use. 

As the site was formerly a large manufacturing plant that experienced several additions over 
many years, the different building sections are identifiable through the variations in building 
height, cladding materials, and location on the site. 

A small mechanical building is located at the southwest corner of the subject lands (Figure 6). 

Figure 6 – Subject lands (Area 2) from Kellogg Lane 

 
Figure 7 – Subject lands (Area 2) from Florence Street (looking north) 

 
 

The existing parking lots located in Area 4 provide a total of approximately 380 parking 
spaces. Each lot is hard surfaced, fenced, and is accessible via individual driveways from 
Kellogg Lane (Figure 8). The most northerly of the parking lots, identified as Area 4A, is 
anticipated to be used in the short term for accessory parking; however, given this site’s 
frontage along Dundas Street, a high-traffic arterial road, there is potential for this site to 
redevelop for commercial uses. 
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Figure 8 – Subject lands (Area 4) from Kellogg Lane (looking west) 

 
 

Figure 9 – Existing office floor areas 
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Figure 9 shows the existing office floor area in each section of the former Kellogg’s facility. 
Offices are concentrated in Area 1 (green) on the north portion of the ground and first floors, 
and in Area 2 in the former administrative offices (yellow) on the ground, second, third and 
fourth floors. Additional offices are located in the maintenance building (blue), and smaller 
offices in the powerhouse and tank farm buildings (black). Photos of the various existing office 
spaces are included in Appendix ‘A’. 

2.2 SURROUNDING LAND USES 

The surrounding land uses consist of low density residential (south, and west), regional facility 
(Western Fair) (further west), light industrial (north, east, south), and commercial (east and 
west fronting onto Dundas Street) (Figure 10). Lands further north are subject to the recently 
approved McCormick Area Secondary Plan, which allows for a variety of commercial, 
residential, and light industrial uses, recognizing the current transition from former industrial 
uses. 

Figure 10 – Subject lands and surrounding land uses 

 

3.0 PROPOSED USES 

The former Kellogg’s manufacturing facility is a large, diverse, purpose-built building with the 
potential for an adaptive re-use for a wide range of uses. Recognizing that the subject lands 
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are no longer viable for a major manufacturing facility, E&E McLaughlin Ltd. proposes to re-
use the existing building for a variety of residential, commercial and light industrial uses. 

For Areas 1 and 3 (Figure 1), it is proposed that a wide range of main street-style uses, such 
as restaurants, retail, personal service, commercial schools, and upper floor residential be 
permitted. These portions of the lands are envisioned to be a mixed-use, pedestrian-oriented, 
main street-style area with a range of small- to medium-scale commercial uses on the ground 
floor, with other uses such as offices, commercial schools and/or residential on the upper 
floors. There is also potential for a hotel within the existing floor space in Area 1. Storage 
facilities within the lower level of Area 1 are contemplated as there are no windows into the 
basement floor of the building (Figure 2). The building at 1127 Dundas Street (Pillsbury 
building) is also well suited for adaptive reuse through interior and exterior renovations. The 
interior layout of the building permits repurposing for a variety of commercial uses. Accessory 
parking for proposed uses in Areas 1 and 2 is provided both in Area 4 and adjacent to the 
Pillsbury building in Area 3. 

A range of light industrial uses along with a variety of commercial uses including commercial 
schools, commercial recreation establishments, personal services, etc. are proposed on the 
rear portion of the lands (Area 2). As the building was formerly used for a manufacturing 
facility with some portions of the building being in excess of 33.5m (110ft) high, warehousing, 
commercial schools, and commercial recreation uses are an ideal adaptive re-use of the 
large, rear portion of the building. For example, an indoor rock climbing gym can make 
excellent use of the interior building height at this location of the site. 

In addition to the above noted uses, the permission for offices with a maximum floor area of 
8,361m2 (90,000ft2) is proposed on the overall parcel (Areas 1 and 2) in order to reuse 
portions of the building that were used previously for offices associated with the former 
Kellogg’s plant.  

Recognizing that the three parcels (Area 4) on the west side of Kellogg Lane have been long 
standing parking lots for the Kellogg’s plant, an accessory parking lot is proposed to be added 
as a permitted use on these lands until such time as they redevelop for other uses currently 
contemplated under the Official Plan. 

The above noted proposal is reflective of the fact that the historical industrial use of the 
subject lands is no longer viable, and that the lands are better suited for other, more 
compatible and appropriate uses. This trend is exemplified on the lands to the north through 
the policies of the McCormick Area Secondary Plan. 
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4.0 PROPOSED APPLICATIONS 

It is proposed that site-specific Official Plan policies be implemented through an Official Plan 
Amendment (OPA) for the subject lands to permit the range of uses noted above. The 
designation changes and special policy areas are identified on Figure 11 and are summarized 
as follows. 

4.1 CITY OF LONDON OFFICIAL PLAN 

Area 1 is proposed to be re-designated to a special policy “Main Street Commercial Corridor” 
land use designation to permit a wide range of main-street style commercial uses on the 
ground floor with a variety of uses on the upper floors, including personal service, retail, 
residential, office, hotels, commercial schools and commercial recreation establishments. The 
amendment would also allow for self-storage uses on the lower level of this area. A total of 
8,361m2 (90,000ft2) of office space would also be permitted collectively with Area 2. 

A Special Policy is proposed for Area 2 to permit the full range of commercial uses 
contemplated within the existing Light Industrial designation under Section 7.3.2, despite the 
sites within 300m of lands zoned GI or HI. The site specific policy would also allow a total of 
90,000ft2 of office space collectively with Area 1. 

Area 3 is proposed to be redesignated to “Main Street Commercial Corridor”. No special 
policies are required for this parcel. 

Area 4, being the existing parking lots, is proposed to remain as vehicular parking until such 
time as the lands redevelop for other uses. As such, a special policy is required to permit a 
parking lot on each parcel, while maintaining the underlying designations on the parcels. 

4.2 THE LONDON PLAN 

Although the London Plan is currently under appeal before the Ontario Municipal Board, it was 
approved by City Council. As such appropriate amendments are required to the document at 
such time as it is in full force and effect. The various amendments are similar to those 
required to the current Official Plan and are as follows: 

Area 1 will require a special-policy within the “Rapid Transit Corridor” place type to allow for 
self-storage uses on the lower level of this area. A total of 8,361m2 (90,000ft2) of office space 
would also be permitted collectively with Area 2. 

Area 2 will require a special-policy to permit a full range of commercial uses such as 
restaurants, offices, medical/dental offices, personal service uses, financial institutions, 
commercial recreation establishments, hotels and self-storage establishments, consistent with 
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the list of proposed uses. A total of 8,361m2 (90,000ft2) of office space would also be 
permitted collectively with Area 2. 

Area 3 would not require any amendment to the London Plan. 

Area 4 would require a special policy to permit a parking lot on each parcel, while maintaining 
the underlying place types on the parcels. 

4.3 CITY OF LONDON ZONING BY-LAW 

It is also proposed that the subject lands be re-zoned through several Zoning By-Law 
Amendments to permit the requested range of uses consistent with the proposed Official Plan 
and London Plan Amendments. The proposed amendments are as follows: 

Area 1 

Rezone to a site-specific, “Business District Commercial (BDC1(*)/BDC2)” zone. The following 
site specific regulations are required: 

• Permit self-storage establishments on the lower level of the building; 
• Allow an overall maximum gross floor area for Office uses of 90,000ft2 for lands so 

zoned, together with the adjacent industrial lands zoned LI1(*);  
• A maximum building height of 15.0m; and 
• A minimum parking requirement of 415 parking spaces, for uses on the area so zoned, 

together with the with the adjacent industrial lands zoned LI1(*).�

Area 2 

Rezone to a site-specific “Light Industrial (LI1(*)/LI3/LI4/LI5)”. The site specific policy would 
allow: 

• An overall maximum gross floor area for Office uses of 90,000ft2 for lands so zoned, 
together with the adjacent industrial lands zoned BDC1(*); and�

• Permit self-storage establishments;�
• Front and exterior side yard setbacks of 0m;�
• Interior side yard setback adjacent to a BDC zone of 0m; and�
• A minimum parking requirement of 415 parking spaces, for uses on the area so zoned, 

together with the with the adjacent industrial lands zoned BDC1(*).�

Area 3 

Rezone the parcel to a “Business District Commercial (BDC1/BDC2)” zone. 

Area 4A 
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Rezone to a site-specific “Business District Commercial (BDC(*))” zone to permit a parking lot 
as an accessory use to uses located on 100 Kellogg Lane. 

Area 4B 

Rezone to a site-specific “Residential 2 (R2-2(*))” zone to permit a parking lot as an accessory 
use to uses located on 100 Kellogg Lane. 

5.0 PLANNING DOCUMENTS AND ANALYSIS 

5.1 2014 PROVINCIAL POLICY STATEMENT (PPS) 

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

It is established that the former industrial uses that occupied the subject lands are no longer 
viable, and that the area is in a period of transition, as evidenced by the land uses permitted 
by the recently adopted McCormick Area Secondary Plan. As such, the subject lands are in 
an ideal position for redevelopment for a variety of different uses. The PPS speaks to adaptive 
re-use and redevelopment in several sections. The proposed Official Plan and Zoning By-Law 
Amendments are consistent with the direction and policies of the PPS for the following 
reasons: 

• Adaptive re-use of the subject lands makes efficient use of existing public and private 
infrastructure, and existing landmark buildings, in an area which is experiencing 
revitalization and gentrification (Sections 1.1.1.a), 1.1.1.e);  

• The proposed uses will add a valuable amenities and services within walking distance 
to residents of the neighbourhood (Sections 1.1.1.b), 1.8.1e)); 

• The subject lands are already developed; the proposed Amendment allows for their 
renewed vitality (Section 1.1.3.1); 

• A broader range of commercial uses will be permitted on the lands, along with 
residential units, which allow the lands to be utilized more efficiently (Section 
1.1.3.2.a));  

• Greater economic competitiveness is promoted through the increased range of 
permitted uses, including mixed-uses (Sections 1.3.1.a)-c), 1.7.1.b)); 

• The site is along a rapid transit corridor and is within 100m of a future rapid transit 
station (Section 1.8.1.c); and 
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• The mix of employment and housing uses are being expanded to shorten commute 
journeys and decrease transportation congestion (Section 1.8.1.e), 

It is noted that the proposed adaptive re-use of the Kellogg’s site does not constitute 
conversion of employment lands, and therefore Section 1.3.2.2 is not applicable. 

5.2 CITY OF LONDON OFFICIAL PLAN 

The City of London is currently within a transition period of planning policies, having received 
Ministry of Municipal Affairs (MMA) approval for a new Official Plan (The London Plan). 
Subsequent appeals to the Ontario Municipal Board have caused portions of The London 
Plan to not be in effect, while portions that have not been appealed are in effect. As all 
sections of The London Plan have been appealed, the policies of the previous Official Plan, 
known as the 1989 Official Plan, are in effect. 

5.2.1 City of London 1989 Official Plan 

The  majority of subject lands are designated “Light Industrial” according to Schedule “A” – 
Land Use in the City of London Official Plan (Figure 11), and fall under the policies of Section 
7.3. This designation permits a range of industrial uses that involve assembling, fabricating, 
manufacturing, processing, and/or repair activities. A full range of secondary uses such as 
auto service stations, convenience stores, restaurants, offices, clinics, financial institutions, 
hotels, private clubs, personal service establishments, etc. are permitted through site-specific 
Zoning By-law Amendments. 

Of the three separate parking lots, the northerly lot is currently designated “Main Street 
Commercial Corridor” (MSCC) in the City of London Official Plan, while the two southerly lots 
are designated “Low Density Residential”. The MSCC designation permits a broad range of 
uses, in either long-established, pedestrian-oriented business districts or newer mixed-use 
areas, catering to the adjacent residential neighbourhoods within easy walking distance. The 
“Low Density Residential” designation permits a range of low-density residential uses, 
including single detached dwellings, and duplexes, and permits a range of higher density 
forms of infilling and intensification. 
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Figure 11 – City of London Official Plan  

 

AREAS 1 and 3 

As outlined in Section 4, Areas 1 and 3 are proposed to be re-desginated to the MSCC land 
use designation to permit a wide range of main-street style commercial uses on the ground 
floor with a variety of uses on the upper floors, including personal service, retail, residential, 
offices, hotels, commercial schools and commercial recreation establishments. The 
amendment would also include a special policy to allow for storage uses on the lower level of 
this area, and re-use of the existing office floor area (as shown in Figure 9). 

It is appropriate to re-designate the lands within Area 1 to the MSCC designation as the above 
range of uses is consistent with the range of uses permitted in the MSCC land use 
designation. The policy direction set out in The London Plan, as discussed in the next section 
of this report, is supportive of the proposed uses. 

The existing “Light Industrial” land use designation is no longer appropriate for Areas 1 and 3. 
The lands, and adjacent industrial uses, are not proximate to the Highway 401 corridor and 
have little potential for re-use for industrial purposes. Current industrial land use demands 
place industrial demands close to Veterans Memorial Parkway and Highway 401, rather than 
older areas internal to the City. Former industrial areas are transitioning away from industrial 
uses to permit a wider, more appropriate, and economically viable range of uses. This trend is 
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exemplified in the McCormick Area Secondary Plan, adjacent to the north of the subject lands, 
which permits a wide range of non-industrial uses on former industrial lands. The same 
constraints to industrial users apply to the subject lands, and therefore, the lands comprising 
Areas 1 and 3 are better used for an alternative, more appropriate range of uses. 
Furthermore, the MSCC is an extension of the designation from the west and north and from 
further east.  

Section 4.2.1.iv) provides the following objective for commercial land use designations:  

iv) Encourage intensification and redevelopment in existing commercial areas within 
the built-up area of the City to meet commercial needs, to make better use of existing 
City infrastructure and to strengthen the vitality of these areas. 

The proposed OPA is consistent with the above noted objective by both intensifying and 
redeveloping the subject lands for a range of uses that is appropriate along this portion of the 
Dundas Street commercial corridor. 

Section 4.4.1.1 provides the following planning objectives for the MSCC designation: 

4.4.1.1. Planning Objectives 

i) Provide for the redevelopment of vacant, underutilized or dilapidated properties 
within Main Street Commercial Corridors for one or more of a broad range of permitted 
uses at a scale which is compatible with adjacent development;  

ii) Encourage development which maintains the scale, setback and character of the 
existing uses;  

iii) Encourage common parking areas instead of individual access points and 
individual parking areas; and  

iv) Encourage mixed-use development to achieve higher densities and to reinforce the 
objectives of achieving a diverse mix of land uses. 

The proposed adaptive re-use of Areas 1 and 3 are consistent with the above objectives by 
re-using an underutilized/vacant properties, thereby maintaining the existing scale and 
character of the streetscape, using common parking areas in the existing parking lots on the 
west side of Kellogg Lane, and providing a mix of uses in a pedestrian friendly environment. 

The existing built form, and proposed re-use of the buildings for MSCC uses, is consistent 
with the urban design objectives listed in Sections 4.2.2 and 4.4.1.2, in that the re-use of the 
existing buildings along Dundas Street will enhance the pedestrian nature of the street, will 
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improve the streetscape, will support public transit (and the future bus rapid transit network), 
and maintains the built form and sense of place established by the Kellogg building. 

Although the MSCC designation is typically made up of smaller, individually owned properties, 
the proposed re-use of Areas 1 and 3 is conducive to smaller, individual units within the 
existing buildigns. Subject to further refinement through the development process, it is 
anticipated that multiple entrances will be added to the building along the Dundas Street 
frontage, facilitating direct pedestrian access. 

The location of the subject lands, being along an arterial corridor and adjacent to existing 
MSCC lands is appropriate for the MSCC land use designation. 

As only “small-scale offices”, being offices less than  2,000m2 (21,528ft2) in floor area, are 
permitted within the MSCC designation, a special policy is required to permit a maximum 
aggregate office floor area of 8,361m2 (90,000ft2) together with Area 2.  

Section 4.4.1.11 provides policies regarding applications to expand the MSCC designation.  

Policies to evaluate proposals to amend the Official Plan to expand or add a MSCC 
designation are provided in Section 4.4.1.11 of the Official Plan and are addressed as follows: 

i) Compliance with the scale, function, and form criteria of this Plan;  

The scale and form have already been established by the existing building. The proposed 
function of the building, as described in Section 3.0 of this report, is consistent with the 
intensity and range of uses contemplated by the MSCC designation. 

ii) ability to integrate residential uses for mixed use developments;  

The proposed adaptive re-use of the existing building includes a residential component on the 
upper floors. Given the anticipated redevelopment of lands to the north, and the future BRT 
route abutting the lands on Dundas Street, the subject lands are well positioned, and well 
suited to provide a well integrated mix of uses. 

iii) ability to comply with the urban design guidelines;  

The existing building facades portray the historical industrial character of the subject lands 
fronting onto Dundas Street. Although minor changes to the building are anticipated through 
the adaptive re-use process, the design of the building will remain as-is.  

iv) the availability of municipal services including transportation infrastructure to accommodate 
the proposed use; and,  
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Although full municipal services and infrastructure are available to the subject lands, a 
Sanitary Flow estimate has been prepared confirming there is available capacity within 
existing sanitary services to accommodate the proposed uses. 

v) Planning Impact Analysis  

This report is intended to satisfy this Planning Impact Analysis requirement. 

Given the analysis above, it is appropriate to re-designate lands identified as Areas 1 and 3 to 
the MSCC land use designation, and include a special provision allowing for storage uses in 
the basement and an aggregate office area, together with Area 2, of 8,361m2. 

AREA 2 

Lands comprising Area 2 are designated “Light Industrial”. The range of uses in the proposed 
“Light Industrial Zone (LI1-(_))” is consistent with the range of uses permitted in the “Light 
Industrial” land use designation, including warehousing and commercial recreation 
establishments. The requested special regulation permitting 8,361m2 (90,000ft2), together with 
Area 1, is intended to recognize the existing office floor area in the Kellogg’s building, the 
majority of which is located in Area 2.  

It is noted that Section 7.3.2 permits a range of commercial uses within the “Light Industrial” 
land use designation, provided they are not within 300m of a “General Industrial Zone (GI)” or 
“Heavy Industrial Zone (HI)”. While a GI1(7) and GI1 are present adjacent to the subject lands 
on the north side of Dundas Street, given that these lands are intended for redevelopment for 
non-industrial uses through the McCormick Area Secondary Plan, it is anticipated that the 
existing GI zones will cease to exist in the near future. As such, it is appropriate to permit the 
full range of commercial uses within Area 2.  

AREA 4 

Lands identified as Areas 4A and 4B are proposed to be utilized in their existing form to 
facilitate the parking needs for the proposed uses in Areas 1 and 2. A special Official Plan 
policy is proposed for Areas 4A and 4B to permit the continued use of these lands for parking 
areas. As future redevelopment of these areas is anticipated, the overlying Official Plan 
designations will guide the redevelopment of these areas at such time as redevelopment is 
feasible. 

Given the long standing use of these lands for parking, and the anticipated demands for 
parking for the re-use of Areas 1 and 2, it is appropriate to permit their continued use as 
accessory parking lots. Should parking needs or economic conditions change such that 
redevelopment of the lands is feasible, the Official Plan will ensure that appropriate land use 
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permissions are in place to permit appropriate forms of development. No undue adverse 
impacts on adjacent uses, beyond which exist with the parking lots in operation, are 
anticipated through a special policy for Areas 4A and 4B to permit the existing accessory 
parking lots. 

5.3 NEW OFFICIAL PLAN – THE LONDON PLAN 

The recently adopted and approved London Plan shows the northerly portion of the subject 
lands as being within the “Rapid Transit Corridor” place type along a “Rapid Transit 
Boulevard” road. The remaining portion of the subject lands on the east side of Kellogg Lane 
is within the “Light Industrial” place type (Figure 12). Of the three separate parking lots, the 
designations of the 1989 Official Plan have been carried over into The London Plan with the 
northerly parcel being identified as the “Rapid Transit Corridor” place type and the two 
southerly lots as the “Neighbourhoods” place type. Map 3 – Roads of The London Plan also 
notes that the subject lands are within approximately 100m of a planned rapid transit station 
(Figure 13). 

Areas 1 and 3 

The “Rapid Transit Corridor” place type permits a range of residential, retail, service, office, 
cultural, recreational, and institutional uses. Office uses up to a maximum of 5,000m2 are 
permitted within 100m of a rapid transit station. The “Rapid Transit Corridor” place type is 
consistent with the lands identified as Area 1, and generally permits the range of uses sought 
for Area 1; however, a special policy will be required to permit storage uses in the basement 
and offices up to 8,361m2 (90,000ft2), together with Area 2. Based on the existing form and 
potential for adaptive re-use of this section of the subject lands, it is appropriate to permit the 
range of proposed uses, including the self-storage and office uses.  

Area 2 

The “Light Industrial” place type permits a broad range of industrial uses that are unlikely to 
impose significant impacts on surrounding light industrial land uses, including warehouses. 
The proposed range of uses is consistent with the range of uses permitted in the “Light 
Industrial” place type. The special policy noted above to permit existing office floor area for 
Area 1 is to extend into Area 2 as well.  

It is noted that Section 1115.6 of The London Plan states that “General offices will not be 
permitted” in the “Light Industrial” place type. The intent of the proposed special provision is 
not to permit new general offices, but rather to recognize the existing functional office space 
that is existing within the Kellogg’s building. Re-use of this office space constitutes an 
important component of the adaptive re-use of the buildings on site, and is a key component 
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of the financial viability of redevelopment. As such, the proposed re-use of the exiting office 
space is desirable and appropriate. 

The London Plan policies for the “Light Industrial” place type do not contemplate commercial 
recreation uses. However, commercial recreation uses are permitted in the “Commercial 
Industrial” place type in areas which are appropriate. The existing built form of the buildings in 
Area 2 are highly conducive to commercial recreation uses, as portions of the building provide 
an unobstructed ceiling height of over 100ft (30.5m). Uses such as indoor rock climbing gyms 
can make excellent use of this space. As uses contemplated for the remainder of Area 2 are 
compatible with commercial recreation uses, it is appropriate to permit commercial recreation 
uses within Area 2. It is noted that policies in the existing 1989 Official Plan expressly permit 
commercial recreation uses within the “Light Industrial” land use designation, provided there is 
sufficient separation from general and heavy industrial uses. Applying the same approach to 
the policies of the London Plan ensures sufficient industrial land use separation is maintained 
and there are no land use conflicts with the proposed commercial recreation uses. 

Area 4 

The “Rapid Transit Corridor” applying to Area 4A permits a range of main-street commercial 
uses while the “Neighbourhoods” place type applying to Area 4B permits a range of residential 
and secondary uses, depending on street type frontage. Permitted uses within Area 4B (the 
two southerly parcels on the west side of Kellogg Lane) include single, semi, duplex, 
converted, and townhouse dwellings. It is proposed that a special policy be added to these 
lands to permit the continued use of the parking areas as accessory parking for the proposed 
uses in Area 1 and Area 2. Given that the parking lots have existed on the subject lands for 
some time as accessory parking for Kellogg’s operations, it is appropriate to continue their 
use. 
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Figure 12 – The London Plan Map 1  

 
Figure 13 – City of London  - The London Plan Map 3  

 

  

5.4 CITY OF LONDON ZONING BY-LAW 

The portion of the subject lands on the east side of Kellogg Lane are zoned “Light Industrial 
(LI8)” while lands on the west side are zoned “Business District Commercial (BDC)” and 
“Residential 2 (R2-2)”. The LI8 zone permits only existing industrial uses (Figure 14). The 
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BDC zone permits a broad range of main-street commercial uses while the R2-2 zone permits 
single, semi, duplex, and converted dwellings. As noted in Section 4 of this report, the existing 
zones do not permit the full range of uses proposed for the subject lands. 

Figure 14 – City of London Zoning By-Law  

 

Areas 1 and 3 

The uses proposed for these areas are consistent with the intent of the “Business District 
Commercial” zone in that they are supportive of a pedestrian-oriented, active street frontage 
along Dundas Street. Allowing the range of uses noted above will provide opportunities for 
businesses to occupy the ground and upper flows of the existing buildings fronting onto 
Dundas Street. Portions of the building that are not publicly accessible are intended to be 
used for storage uses (basement) and offices (upper floors), in addition to the range of uses 
noted above. This arrangement allows for maximum utility of the building while providing 
active commercial and service uses at grade, highly visible and accessible by pedestrians. It 
is noted that residential uses are included in the list of permitted uses in the BDC1 zone, 
which would permit Areas 1 and 2 to be mixed-use. 
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Area 2 

A site-specific “Light Industrial (LI-(_))” zone is proposed for Area 2, permitting an appropriate 
range of light industrial uses, commercial uses, office uses and self-storage establishments.

The proposed LI1/LI3/LI4/LI5 zones would allow a range of additional uses that are well suited 
to make use of the existing building space in Area 2.  

More traditional light industrial uses may locate in the southerly buildings on the subject lands 
for uses such as warehousing, laboratories, or manufacturing. Although the subject lands are 
not well located for large scale manufacturing, small-scale or specialty manufacturing uses 
can be accommodated within Area 2. 

The range of uses proposed in the site-specific “Light Industrial (LI-(_)) Zone” for Area 2 is 
consistent with the policies and intent of the “Light Industrial” land use designation, including 
the proposed Official Plan Amendment to permit office uses up to 8,361m2 (90,000ft2). The 
zone allows for appropriate adaptive re-use of the existing building with no undue adverse 
impact on adjacent uses. It is highly unlikely that any of the uses proposed for Area 2 will have 
off-site emissions on the scale of the former Kellogg’s plant.  

Area 4 

The site-specific amendments to the existing zones on the parcels is consistent with the 
special policies proposed through the Official Plan Amendments and would allow the 
continued use of the properties for parking purposes. 

5.5 SERVICING 

Full municipal services are available to the subject lands. A detail Sanitary Flow Estimate has 
been prepared by Development Engineering confirming that expected flows from the 
proposed uses will be less than the previous industrial use. 

5.6 MOECC D-6 GUIDELINES 

Given that a mix of uses, including residential proposed for Areas 1 and 3, proximate to future 
and existing industrial uses, the Ministry of Environment and Climate Change (MOECC) land 
use compatibility guidelines, the D-6 guidelines, apply. A report addressing the D-6 guidelines, 
examining the proposed land use relationships, will be submitted to the City at such time as 
the specific use of the property has been determined. It is anticipated that a holding provision 
(h) will be added to the proposed zoning to ensure that a land use compatibility study using 
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the D-6 guidelines is prepared and submitted, and any required mitigation or separation 
measures are provided prior to the issuance of a building permit for the adaptive reuse. 

6.0 CONCLUSIONS 

Given the above, the proposed Official Plan and Zoning By-law Amendment applications are 
consistent with the Provincial Policy Statement and maintain the intent and purpose of the City 
of London Official Plan, the London Plan and the City of London Zoning By-law. The proposed 
applications will allow for the adaptive reuse of the existing buildings in an efficient manner 
and maintain the built form that has been long established in the community, while 
accommodating uses that are compatible with the surrounding areas.  

The proposed Official Plan and Zoning By-law Amendments represent good planning 
practices and are in the public interest. 

  

  


