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INTRODUCTION
On behalf of London Affordable Housing Foundation (LAHF), Zelinka Priamo Ltd. has prepared
this Urban Design Brief to provide design details of a proposed development on the subject lands
consisting of a mid-rise apartment building.

SECTION 1 – LAND USE PLANNING CONTEXT
1.1

SUBJECT LANDS

The subject lands are comprised of a single parcel approximately 0.2ha (0.49ac) in area, located
on the south side of Dundas Street, east of Egerton Street (Figure 1). The subject lands are
rectangular in shape with a frontage of 70m (229.6ft) along Dundas Street, and a maximum depth
of approximately 50.75m (166.50ft). The subject lands are currently vacant (Figure 2).
Figure 1 – Subject lands and surrounding area

Figure 2 – Site Context Photo (View from Dundas Street) (Google Streetview)
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The subject lands are designated “Main Street Commercial Corridor” (MSCC) in the City of
London Official Plan (Figure 6). 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. Buildings are generally streetoriented and located close to the street, providing for easy pedestrian movement. The intent of
the Official Plan is to strengthen the MSCC areas by encouraging infilling and redevelopment that
improves the aesthetics of the business area.
The subject lands are zoned “Business District Commercial (BDC)” in the City of London Zoning
By-law No. Z.-1 (Figure 5). The BDC zone permits the apartment buildings with other permitted
uses on the first floor. The purpose of the proposed development is for affordable housing which
typically does not have a mixed-use component within buildings. However, the main floor of the
proposed building will be designed in a manner that could be converted to another use other than
residential for future needs.
Figure 4 – City of London Official Plan
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Figure 5 – City of London Zoning By-law

1.2

THE PROPOSAL

The proposed development of the subject lands would allow for a mid-rise apartment building to
provide affordable housing, as per the attached concept plan (Appendix 1).
The proposed mid-rise apartment building would contain a total of 41 residential units, consisting
of 32 one bedroom units and 9 barrier-free one bedroom units (Figure 5).
A total of 22 at grade parking spaces are proposed at the rear of the proposed building, along
with 32 indoor bicycle parking spaces.
Vehicular access is proposed off of Dundas Street via one singular access west of the proposed
building. Barrier-free parking and access will be provided at the rear of the building and barrierfree units are provided in the ground level of the proposed building.
Existing mature trees will be maintained, where feasibly possible, and new plantings will be
introduced which will further enhance the existing landscaping. Intensified planting is proposed
around the rear parking area to provide a buffer and screening area from neighbouring residential
uses.
Garbage disposal is provided via private enclosure within the building on the main floor.
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Figure 6 – Proposed Site Plan (excerpt)
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DESIGN GOALS AND OBJECTIVES

The goal of this development project is to redevelop a vacant, underutilized parcel of land for a
desired public use (affordable housing) in a manner that is consistent with the existing surrounding
built form; that contributes to the planned function of the area; and provides a visually attractive
building. As such the proposed development is intended to:
•

To make efficient use of the subject lands, which will provide an opportunity for desirable
intensification, by optimizing building coverage and height;

•

To visually integrate the new building into the existing development;

•

To provide a pedestrian-orientated street environment at the front of the building,
including a direct relationship to the human-scale and building facades which are
designed to animate the streetscape;

•

To provide for a redevelopment of the subject lands that will be supportive of investments
in public transit and provides convenient access for pedestrians; and,

•

To enhance the existing streetscape.

1.4

DESIGN RESPONSE TO CITY DOCUMENTS

Due to the current transition between Official Plans (the 1989 Official Plan and The London Plan),
this Urban Design Brief addresses both documents. The 1989 Official Plan is discussed first, and
then a discussion on The London Plan policies follows.
1.4.1

1989 City of London Official Plan

The City of London Official Plan includes design principles that are to be applied to new
developments. Section 11.1 lists the general design principles that are to be promoted in the
preparation of development proposals. The individual principles listed do not always apply to each
specific development, and are dependent upon the location and characteristics of the proposal.
The design principles relevant to this proposed development and how they are addressed are
outlined as follows:
o

Natural Features - There are no significant natural features on or near the subject
lands and the proposed development is to match the existing grading, as best as
possible (Section 11.1.1 i);

o

Trees - Existing trees on the subject lands that are not impacted by the proposed
development will be preserved and protected, with additional consideration given to
neighbouring trees on adjacent properties. (Section 11.1.1 ii);
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o

Open Views - The proposed development does not obstruct views to natural
features or landmarks (Section 11.1.1 iii);

o

High Design Standards - The proposed development provides a contemporary building
design that makes use of modern design practices and materials. The design makes use
of high quality materials. (Section 11.1.1 iv);

o

Architectural Continuity – There is no single design style maintained throughout the
surrounding buildings; however the orientation and setback of the proposed building is
consistent with adjacent uses and the design style compliments that of some of the
adjacent structures. (Section 11.1.1 v);

o

Redevelopment – This policy is not applicable to the proposed development or subject
lands. (Section 11.1.1 vi);

o

Pedestrian Traffic Access – Pedestrian traffic to and from the proposed development will
be connected to the public sidewalk along Dundas Street by a proposed sidewalk
adjacent the proposed driveway connection. (Section 11.1.1 viii);

o

Access to Sunlight – There is little to no impact on the adjacent properties. (Section
11.1.1 ix);

o

Landscaping - Existing trees will be maintained where feasible and new plantings will
enhance the existing landscaping. Intensified planting is proposed around the rear
parking area to provide a buffer and screening area from neighbouring residential uses.
(Section 11.1.1 x);

o

Building Positioning – The orientation and setback of the proposed building will be
similar to the existing buildings along Dundas Street (Section 11.1.1 xi);

o

Enhances Accessibility Standards - The proposed buildings will be fully accessible and
the design will be consistent with the City of London Facility Accessibility and Design
Standards through barrier–free units, entrances, and barrier-free accessible parking
stalls (Section 11.1.1 xii);

o

Parking and Loading - All required parking spaces are conveniently located proximate to
the building and out of view from the street. Loading areas are located at the rear of the
building (Section 11.1.1 xiv);

o

Privacy - The retention of existing trees and strategic landscape features will enhance
visual screening to and from the site. (Section 11.1.1 xiv); and

o

Waste Management - The garbage and recycling will be accommodated within the
proposed building (11.1.1 xix).
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The London Plan Policies

The London Plan has been adopted by Council, but is not yet in effect, pending the resolution of
several appeals to the Ontario Municipal Board. The London Plan sets out urban design policies
that are applicable to both the city as a whole, and to specific place types. The subject lands are
within the “Rapid Transit Corridor’” place type, and fall under the policies of the City Design and
the Residential Intensification in Neighbourhoods.
The City Design section of The London Plan sets out general urban design policies that apply to
the entire city. The proposed development is consistent with these policies as follows:
•

The proposed mid-rise building maintains the character and range of building types in the
area by providing a well-designed, mid-rise built form that enhances the visual aesthetics
of this location and fills in a gap in the streetscape. (Sections 197, 210);

•

A Public Realm analysis demonstrating the compatibility of the proposed built form with
the existing built context is provided in Section 6.0 of this Urban Design Brief. (Section
199);

•

Existing mature trees are an important feature of the subject site that will be maintained
(Section 210, 237);

•

The existing streetscape along Dundas will be enhanced by the addition of the proposed
mid- rise apartment building along the street frontage. (Sections 221, 235, 879);

•

The proposed site layout responds to the context of the subject lands and the abutting
lands through a compatible and aesthetically pleasing development that locates the mid
rise apartment building towards the Dundas Street frontage and screens garbage and
service areas. (Sections 252, 255, 256, 259, 266, 268);

•

The parking area is located behind the building to minimize the visual exposure of parking
to Dundas Street and will be screened (Section 259, 272, 273);

•

The building design, including scale, massing, and materials, is respectful of the site’s
context along Dundas Street. The front elevations provides transparent windows and
direct pedestrian access to the Dundas Street streetscape. Rooftop mechanical
equipment is screened from view. (Sections 284, 285, 286, 287, 291, 295, 296); and,

•

A diverse range of building materials are proposed including a brick, corrugated metal
siding, and glass. (Sections 301, 302).
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The Residential Intensification polices of The London Plan sets out additional urban design
policies that apply to all intensification proposals. The proposed development is consistent with
these policies as follows:

1.5

•

The building, windows, and entrances are orientated to Dundas Street (953 2,b);

•

The building line is consistent with the existing structures along Dundas Street (953 2,
c);

•

The proposed development has similar massing, and material consistent with the
surrounding neighbourhood. (Sections 953 2, d, f); and

•

The proposed development makes efficient use of a vacant, underutilized lot and will
maximize building coverage that is appropriate to the neighbourhood (953, 3).

SPATIAL ANALYSIS

Figure 6 – Subject lands and the surrounding context

The surrounding land uses consist of low density residential (south, and north), regional facility
(Western Fair) (further west), light industrial (east), and commercial (east and west fronting onto
Dundas Street) (Figures 2, 3 & 4). The near-by former Kellogg’s factory is being re-developed in
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to a mixed used building that includes a fun park, hotel, restaurant, craft brewery and office uses.
Lands further east 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 6).
Figure 7 shows the subject lands and notable features and land uses within 400m and 800m radii.
The two radii represent walking distances of approximately 5 and 10 minutes respectively. The
subject lands are located along an arterial road (Dundas Street). The area is served by transit
including #02 Natural Science - Trafalgar Heights/Bonaventure and two additional nearby routes,
#20 Fanshawe College - Beaverbrook and #07 Downtown – Argyle Mall. Pedestrian connections
are provided in the form of a sidewalk along Dundas, as well as to and from the proposed building
entrance and parking lot.
Figure 7 – Spatial Analysis (400m and 800m)

11 | P a g e

Urban Design Brief
1039 – 1047 Dundas Street

November 30, 2017

The 400m area surrounding the subject property is comprised of low density residential uses
consisting of single detached dwellings; local commercial uses consisting of retail outlets, and
restaurants; regional facility (Western Fair); and future commercial/office mixed use (“The
Factory” - former Kellogg’s).
Lands within an 800m radius is well served by a variety of services and amenities including include
low density residential areas in the form of single detached dwellings, light industrial and service
commercial uses along Dundas Street.

SECTION 2 – DESIGN PRINCIPLES AND CONCEPTUAL DESIGN
2.1

CONCEPTUAL DESIGN

Figure 8 – Proposed Site Plan (excerpt)
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Figure 9 – Dundas Street Perspective (Front Elevation)

The proposal is for a five storey apartment building intended for affordable housing. As per Figure
8 the proposed building will be located along the Dundas Street frontage with parking in the rear
of the lot. The proposed building will be in-keeping with the setback of the adjacent building along
the streetscape. Bringing the building forward towards the streets creates a stronger street edge
and better definition between private and public space. The proposed building setback and
location of parking to the rear improves the pedestrian experience along Dundas and allows for
views to the streetscape from the proposed units.
A new driveway access is proposed west of the site to Dundas Street, and the parking area will
be located behind the building towards the rear of the property.
The proposed mid-rise apartment building will have entrances along the north facing façade which
is convenient for both the pedestrian and visitors to the site via transit. New sidewalk connections
will connect the existing public sidewalk along Dundas Street to entrances, and the parking area
to the rear.
The proposed building is of a modern and contemporary style with a mix of brick and cladding
materials on all facades. The proposed materials include, but are not limited to: brick, stucco,
wood panels, aluminum and metal panels, and glazing.
2.2

PUBLIC REALM

The proposed development locates the proposed mid-rise apartment building close to the street,
providing a more defined public realm along the south side of Dundas Street and a stronger street
edge than what currently exists. The pedestrian experience along the existing public sidewalk will
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be improved by streetscape enhancements, including landscaping and building location, and
filling in a gap in the streetscape.
A pedestrian-orientated streetscape experience will be further reinforced through appropriate
landscaping and architectural design principles that contribute to both the private and public
experience. Overall, the public realm in front of the subject lands will be better defined and more
pedestrian friendly.

SECTION 3 – CONCLUSIONS
The proposed development consists of new mid-rise apartment buildings on the subject lands
along the Dundas Street frontage.
The scale and massing of the proposed buildings is compatible with the surrounding area, and
will not create adverse impacts on the adjacent commercial and residential uses. The proposal
introduces an attractive, aesthetically pleasing building with a positive contribution to an improved
streetscape and an enhanced pedestrian experience.
As demonstrated through this Urban Design Brief, the proposal is consistent with the policies and
intent of the Official Plan and the London Plan.
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APPENDIX A – PHOTO INVENTORY
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1 – Subject Lands – Looking south

2 – Adjacent property to the east
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3 – Adjacent property to the west

4 – Adjacent properties to the north
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5 – Adjacent Properties to the south on King Street

6 – Dundas Street corridor facing east
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7 – Dundas Street looking west from the Subject Lands

8 – Existing commercial uses north of the Subject Lands
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9 – Existing commercial use west of the Subject Lands

10 – Existing commercial use east of the Subject Lands
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