Report to Planning and Environment Committee
To:

Chair and Members
Planning & Environment Committee
From:
John M. Fleming
Managing Director, Planning and City Planner
Subject:
Paramount Development (London) Inc.
809 Dundas Street
Public Participation Meeting on: June 18, 2018
Recommendation
That, on the recommendation of the Managing Director, Planning and City Planner, the
following actions be taken with respect to the application of Paramount Development
(London) Inc. relating to the property located at 809 Dundas Street:
(a)

The comments received from the public during the Public Engagement process
attached as Appendix “A” to the staff report dated June 5, 2018, BE RECEIVED

(b)

Planning staff BE DIRECTED to make the necessary arrangements to hold a
future public participation meeting regarding the above-noted application in
accordance with the Planning Act, R.S.O 1990, c.P. 13.

(c)

IT BEING NOTED that staff will continue to process the application and will
consider the public, agency, and other feedback received during the review of the
subject application as part of the staff evaluation of the subject application.

Executive Summary
Summary of Request
The requested amendment is to permit a site-specific bonus zone to allow for a mixeduse development of two 24 storey apartment buildings set atop a three storey podium
with ground floor commercial space, at a total density of 710 units per hectare.
Purpose and the Effect
The purpose and effect of the recommended action is to:
i) Present the requested amendment in conjunction with the statutory public meeting;
ii) Preserve appeal rights of the public and ensure Municipal Council has had the
opportunity to the review the Zoning By-law Amendment request prior to the
expiration of the 150 day timeframe legislated for Zoning By-law Amendments;
iii) Introduce the proposed development and identify matters raised to-date through the
technical review and public consultation; and
iv) Bring forward a recommendation report for consideration by the Planning and
Environment Committee at a future public participation meeting once the technical
review is complete.

Analysis
1.0 Site at a Glance
1.1

Property Description

The subject site is located at the southeast corner of the intersection of Dundas Street
and Rectory Street and has an area of approximately 7,100m². The site is currently
developed with two commercial buildings, including one mixed use building with
residential on the second floor. The site is an irregular shape with a ‘notch out’ to the
west along Rectory where there is currently a two storey building which is not part of the
proposed application and not proposed to change. The site has frontage on Dundas
Street, Rectory Street, and abuts a municipal laneway located to the south.
The site is located within a Main Street Commercial Corridor, and is surrounded by a
diverse range of commercial, institutional and mixed use buildings including: to the west
- the heritage designated building Aeolian Hall; to the east - medical/dental offices, the
Western Fair Regional Facility, and the Western Fair Farmer’s Market; to the north - the
Ontario Court of Justice/Provincial Offences Court, a range of commercial uses, to the
south - the Western Fair and parking. In the broader area, there is also a residential
neighbourhood and the Old East Heritage Conservation District located further north.
1.2

Current Planning Information (see more detail in Appendix C)
 Official Plan Designation – Main Street Commercial Corridor (MSCC)
 The London Plan Place Type – Rapid Transit Corridor
 Existing Zoning – (OR*BDC(20)*D250*H46) Zone

1.3

Site Characteristics
 Current Land Use – Commercial plaza/mixed use
 Frontage – 23m (75 ft) (Rectory Street)
 Depth – 111m (364 ft)
 Area – 7,100m² (76,424 sq ft)
 Shape – Irregular

1.4

Surrounding Land Uses
 North – Institutional/Commercial Corridor
 East – Commercial and Western Fair Farmer’s Market
 South – Western Fair (Parking)
 West – Recording Studio/Aeolian Hall/Commercial Corridor

1.5

Location Map

2.0 Description of Proposal
2.1

Development Proposal

The proposal is for a mixed use development with two 24-storey apartment buildings
with a total of 480 residential units constructed on a 3-storey podium. The total
residential density of the proposed development is 703 units per hectare (UPH).

Figure 1: Conceptual Site Plan
The building provides a maximum height of 82m (269ft), with the residential tower
portion exhibiting a distinct art-deco style. The podium materials are comprised of a
variety of brick, and the tower composition is comprised of stucco/coloured concrete.
The top four storeys of the building (floors 21-24) are terraced along the east and west
portions.

Figure 2: Conceptual Rendering: view from the northwest
A total of 342 parking spaces for the development have been accommodated through
one level of underground parking and two levels of above ground, structured parking
which is fully enclosed in the building. Vehicular access to the parking is proposed at
the rear of the site from the shared laneway along the south boundary of the subject
lands.

Figure 3: Conceptual Rendering: view from the south
A total of 1,845m² (19,860 sq ft) of commercial gross floor area is proposed on the
ground floor addressing Dundas Street, and the north portion of Rectory Street. The
commercial area is divided into a number of separate units (approximately 10 bays).

Figure 4: Conceptual Rendering: view from the northeast
2.2

Submitted Studies

The application was accepted as completed on February 9, 2018. The following
information was submitted with the application:
 Planning Justification Report
 Heritage Impact Statement
 Preliminary Sanitary Capacity Report
 Site Plan
 Traffic Impact Assessment
 Urban Design Brief
 Zoning Referral Record
2.3

Requested Amendment

The requested amendment is for a site specific bonus zone to allow for the proposed
mixed use development. The base Business District Commercial zone with existing
height and density provisions is proposed to be maintained. The bonus zone is
requested to permit the following:
 Maximum Density of 710 UPH;




Maximum height of 82m; and,
Maximum lot coverage of 74%.

3.0 Relevant Background
3.1

Community Engagement (see more detail in Appendix B)

There were 22 responses provided through the community consultation period,
including those from the Community Information Meeting, which was held on March 29,
2018, where approximately 29 people attended. The most commonly received
comments include:
Support for:


the project as proposed and the associated revitalization potential

Concerns for:














3.2

no affordable housing being provided in a location that could support it
the impact of the shadows and loss of sunlight cast by the buildings
better design of the east wall (and the potential to incorporate a mural)
provide distinctive treatments for storefronts and use materials found in area
height proposed is too tall for area
better connectivity to Dundas Street, the BRT station and Western Fair market
increased traffic congestion and use of the laneway for vehicles
area is currently under-parked, provide obvious parking for the proposal
better address the Dundas Street and Rectory Street corner
roof detail lacks continuity
impacts of construction regarding noise, dust, vibration, and service interruptions
overload on infrastructure with additional population, need to provide additional
public facilities and services
offer timed rental structure to encourage independent small businesses
provide additional setbacks around 432 Rectory Street for access and function
Policy Context

The Old East Village area has been the focus of numerous studies, plans and efforts to
revitalize and invigorate the corridor. In 1998 there was the Mayor’s Task Force on Old
East London Report, followed by “Re-establishing Value-A Plan for the Old East Village”
prepared by the Planners Action Team in 2003. In 2004 Council adopted Official Plan
Policies and Zoning By-law amendments to establish an Old East Village Community
Improvement Project Area and create separate and distinctive segments of focus.
Most recently, the Old East Commercial Corridor Urban Design Manual was created in
2016.
Provincial Policy Statement, 2014
The Provincial Policy Statement (PPS) 2014, provides policy direction on matters of
provincial interest related to land use planning and development. The policies support
efficient and resilient development patterns through a range of uses, and appropriate
infill and intensification in settlement areas and main streets.
With respect to sustaining healthy, liveable and safe communities, the PPS states:
1.1.3.2 – “Land use patterns within settlement areas shall be based on: a) densities and
a mix of land uses which: 1) efficiently use land and resources; 2) are appropriate for,
and efficiently use, the infrastructure and public service facilities which are planned or
available, and avoid the need for their unjustified and/or uneconomical expansion;”
The PPS supports long-term prosperity through:

1.7.1 c) – “maintaining and, where possible, enhancing the vitality and viability of
downtowns and mainstreets”
1.7.1. d) – “encouraging a sense of place, by promoting well-designed built form and
cultural planning, and by conserving features that help define character”
In accordance with section 3 of the Planning Act, all planning decisions ‘shall be
consistent with’ the PPS.
Re-establishing Value – A Plan for Old East Village 2003
The plan ‘Re-establishing Value: A Plan for the Old East Village’ was created in 2003 to
revitalize the Old East Village Corridor. It was developed by the Planners Action Team
(PACT) through the Ontario Professional Planners Institute (OPPI) to address the
underlying issues impacting the corridor, and contained specific recommendations to
improve the corridor. Priorities were identified in the PACT report which were further
implemented through the Community Improvement Plan and other municipal processes.
Old East Village Community Improvement Plan (CIP) 2004
The Old East Village CIP was established in 2004 to provide the context for a
coordinated municipal effort to improve the physical, economic and social climate of the
Old East Village, and was implemented through OZ-6749. The focus was to improve
private investment, property maintenance, renewal and desirability of the Old East
Corridor and provide a suite of financial incentives. The OEV CIP established a
strategic vision for the larger commercial corridor and its constituent sub-districts to:
serve as a focal point for the surrounding residential community; offer goods and
services which are useful to, and used by, the surrounding community; offer some
goods and services for a broader City-wide market; and foster a pedestrian-oriented
streetscape, while not excluding automobiles.
The purpose of the CIP is stated as follows:
p.14 – “The Community Improvement Plan is to provide a context for revitalization
initiatives in the corridor, and to guide the municipal decision-making process so that
actions are undertaken that are supportive of, and instrumental in, encouraging renewal
in the Old East Village”
Old East Village Commercial Corridor Urban Design Manual 2016
The Old East Village Commercial Corridor Urban Design Manual (OEVCC UDM) was
created in 2016, and recognizes that the Old East Village is an important area in
London’s history and future. The design manual is intended to guide new development,
renovation, and restoration in a way that aligns the vision established for the area and
the Community Improvement Plan. The goal of the manual is to provide a basis for
promoting high quality design that will complement the existing area.
2.1 Site Layout
a) Building Location
“Locate new buildings in line with the existing built line in order to maintain visual
continuity and spatial enclosure of the street.”
“On corner sites, locate buildings at the corner and ensure that both street facing
façades include an equal level of architectural detail.”
2.2 Built Form
a) Building Height Guidelines

“Design buildings that are a minimum of two storeys along the commercial corridor,
include additional storeys at prominent gateways and intersections.”
“Step back, a minimum of 3.0m, all storeys above the third storey in order to reduce any
overpowering or overshadowing effects on the street or adjacent properties.”
c) Massing and Rhythm
“Follow the established façade rhythm of the street when designing a new building by
dividing the proposed building into bays that are proportionate to the surrounding
buildings.”
“Continue the horizontal and vertical proportions established by surrounding existing
buildings.”
“Ensure the massing of new buildings does not negatively affect adjacent buildings,
particularly with respect to impact on air flow, sunlight, and sky views”
2.3 Façade Design
“All new buildings should be designed so that they include a defined base, middle and
top. This is can be achieved by using unique details in street level windows and doors, a
signboard for the business name dividing the first and second floor, and features such
as upper floor windows and cornice detail.”
Official Plan
The subject site is designated Main Street Commercial Corridor (MSCC), which takes
the form of long established, pedestrian-oriented business or mixed-use districts, and is
also located within the Old East Village Special Policy Corridor, which extends from
Adelaide Street North to Charlotte Street along Dundas Street.
The following are policy excerpts from the Official Plan related to this development
application:
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;
iv) Encourage mixed-use development to achieve higher densities and to reinforce the
objectives of achieving a diverse mix of land uses.”
4.4.1.4 Permitted Uses
“Permitted uses in Main Street Commercial Corridors include small-scale retail uses;
service and repair establishments, food stores; convenience commercial uses; personal
and business services; pharmacies; restaurants; financial institutions; small-scale
offices; small-scale entertainment uses; galleries; studios; community facilities such as
libraries and day care centres, correctional and supervised residences; residential uses
(including secondary uses) and units created through the conversion of existing
buildings, or through the development of mixed-use buildings. Zoning on individual sites
may not allow the full range of permitted uses.”
4.4.1.7 Scale of Development
“iii) Residential densities within mixed-use buildings in a Main Street Commercial
Corridor designation should be consistent with densities allowed in the Multi-Family,

High Density and Medium Density Residential designations according to the provisions
of Section 3.4.3. of this Plan.
iv) Main Street Commercial Corridors are pedestrian-oriented and the Zoning By-law
may allow new structures to be developed with zero front and side yards to promote a
pedestrian streetscape.”
4.4.1.9 Urban Design
“iv) provides appropriate building massing and height provisions to ensure main streets
define the public spaces in front of and in between buildings.
v) provides for architectural guidelines to enable greater influence on building
elevations, entrances and materials;”
The Old East Village Special Policy contains further guidance for development and
recognizes that the corridor is not homogeneous. The existing conditions and future
goals for the corridor differ from district to district, and area-specific policies have been
established for four separate segments along the corridor including: the Village Core
(Adelaide to Lyle), the Village Annex (Village Core east to Rectory), the Entertainment
and Recreation District (the Western Fair) and the Area of Transition and
Redevelopment (Village Annex east to Charlotte), which is where the subject site is
located.
4.4.1.13.2 Old East Village
“iii) The Area of Transition and Redevelopment
The Area of Transition and Redevelopment extends from the eastern edge of the
Village Annex to Egerton Street on the south side of Dundas Street and to Charlotte
Street on the north side of Dundas Street. (OPA No. 373 - 2005/11/07)
While this area does include some high quality buildings which strongly relate to the
corridor, the Area of Transition and Redevelopment includes large gaps in the
streetscape created by parking lots, major institutional uses, office uses, light industrial
uses, auto-oriented commercial uses, and residential buildings. Given the length of the
entire corridor extending from Adelaide Street, this district is not currently considered a
viable part of a continuous pedestrian commercial streetscape. Furthermore, its existing
form does not support such a function unless there is significant redevelopment.
This plan supports the transition of this area to provide for a mix of uses. Unlike other
segments of the corridor, development in the Area of Transition will not be required to
support a pedestrian-orientation. The Area of Transition and Redevelopment will be prezoned to allow for medium and large scale development such as multi-family housing
and mixed use development. Demolition of important buildings on the streetscape will
be actively discouraged through the application of site-specific, lower intensity zoning
that will remain in place until such time as a zoning amendment is approved
concurrently with a development agreement.”
The bonusing provisions set out in the Official Plan are as follows:
19.4.4 ii) Objectives
“Bonus Zoning is provided to encourage development features which result in a public
benefit which cannot be obtained through the normal development process. Bonus
zoning will be used to support the City's urban design principles, as contained in
Chapter 11 and other policies of the Plan, and may include one or more of the following
objectives:

(a) to support the provision of the development of affordable housing as provided for by
12.2.2.
(b) to support the provision of common open space that is functional for active or
passive recreational use;
(c) to support the provision of underground parking;
(d) to encourage aesthetically attractive residential developments through the enhanced
provision of landscaped open space;
(e) to support the provision of, and improved access to, public open space,
supplementary to any parkland dedication requirements;
(f) to support the provision of employment-related day care facilities;
(g) to support the preservation of structures and/or districts identified as being of cultural
heritage value or interest by the City of London,
(h) to support innovative and environmentally sensitive development which incorporates
notable design features, promotes energy conservation, waste and water recycling and
use of public transit;
(i) to support the preservation of natural areas and/or features; and
(j) to support the provision of design features that provide for universal accessibility in
new construction and/or redevelopment.”
London Plan
The subject site is located within the Rapid Transit Corridor Place Type and within the
Old East Village Main Street segment. Rapid Transit Corridors are intended to be
vibrant, mixed-use, mid-rise communities that border the length of our rapid transit
services and include segments with unique character. The site is within the Main Street
Specific Segment Policies of The London Plan for the Old East Village, which includes
special policies for the lands that extend along Dundas Street from the Downtown to
Quebec Street (844.1)
Use: 837.1 – “A range of residential, retail, service, office, cultural, recreational, and
institutional uses may be permitted within the Corridor Place Type.”
837.2 - “Mixed-use buildings will be encouraged.”
Form: 841.3 - “The mass of large buildings fronting the street should be broken down
and articulated at grade so that they support a pleasant and interesting
pedestrian environment. Large expanses of blank wall will not be permitted to
front the street, and windows, entrances, and other building features that add
interest and animation to the street will be encouraged.”
Intensity: 847 – “Buildings in these three Main Street segments will be a maximum of 12
storeys in height. Type 2 Bonus Zoning beyond this limit, up to 16 storeys, may
be permitted in conformity with the Our Tools part of this Plan.”
Bonusing Provisions Policy 1652
“Under Type 2 Bonus Zoning, additional height or density may be permitted in favour of
facilities, services, or matters such as:
1) Exceptional site and building design.
2) Cultural heritage resources designation and conservation.

3) Dedication of public open space.
4) Provision of off-site community amenities, such as parks, plazas, civic spaces, or
community facilities.
5) Community garden facilities that are available to the broader neighbourhood.
6) Public art.
7) Cultural facilities accessible to the public.
8) Sustainable forms of development in pursuit of the Green and Healthy City
policies of this Plan.
9) Contribution to the development of transit amenities, features and facilities.
10) Large quantities of secure bicycle parking, and cycling infrastructure such as
lockers and change rooms accessible to the general public.
11) The provision of commuter parking facilities on site, available to the general
public.
12) Affordable housing.
13) Day care facilities, including child care facilities and family centres within nearby
schools.
14) Car parking, car sharing and bicycle sharing facilities all accessible to the
general public.
15) Extraordinary tree planting, which may include large caliper tree stock, a greater
number of trees planted than required, or the planting of rare tree species as
appropriate.
16) Measures that enhance the Natural Heritage System, such as renaturalization,
buffers from natural heritage features that are substantively greater than
required, or restoration of natural heritage features and functions.
17) Other facilities, services, or matters that provide substantive public benefit.”

4.0 Matters to be Considered
A complete analysis of the application is underway and includes a review of the
following matters, which have been identified to date:
Provincial Policy Statement (PPS)


Consideration for consistency with policies related to a mix of residential and
commercial uses, efficient use of land, infrastructure and services that support
transit

Community Improvement Plan (CIP)


Consideration for how the proposed development achieves the vision of the CIP

Old East Commercial Corridor Urban Design Manual (OEVCC UDM)


Evaluation of the proposed built form and site layout in relation to the urban
design direction

Official Plan



Conformity to policies related to: the appropriateness of the level of proposed
intensification with respect to the bonusable provisions
Impacts on adjacent properties and mitigation of identified impacts



Compatibility with the surrounding neighbourhood and existing neighbourhood
character and streetscape

London Plan



Conformity to policies related to: the appropriateness of the level of proposed
intensification with respect to the new planning direction
The proposed bonusable features with respect to the bonusing framework

Technical Review





Functional servicing analysis and available sanitary capacity to accommodate the
proposed intensity
A review of the Transportation impact assessment to ensure no negative impacts
on existing and future road conditions
Heritage implications regarding nearby listed or designated properties and
archaeological potential
Appropriate and desirable design of towers

Zoning


Suitability of the requested bonus zone and regulation amendments in relation to
the proposed development and neighbourhood

5.0 Conclusion
Planning staff will review the comments received with respect to the proposed zoning
by-law amendment and report back to Council with a recommendation for Zoning Bylaw Amendment. A future public participation meeting will be scheduled when the
review is complete and a recommended action is available.
Prepared by:

Sonia Wise, MCIP RPP
Planner II, Current Planning
Submitted by:

Michael Tomazincic, MCIP RPP
Manager, Current Planning
Recommended by:

John M. Fleming, MCIP RPP
Managing Director, Planning and City Planner
Note: The opinions contained herein are offered by a person or persons qualified
to provide expert opinion. Further detail with respect to qualifications can be
obtained from Planning Services
June 11, 2018
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Appendix A – Public Engagement
Public liaison: On February 22, 2018 Notice of Application was sent to 71 property
owners in the surrounding area. Notice of Application was also published in the Public
Notices and Bidding Opportunities section of The Londoner on February 23, 2018. A
“Planning Application” sign was also posted on the site.
22 replies were received
Nature of Liaison: Possible change Zoning By-law Z.-1 from an Office
Residential/Business District Commercial Special Provision (OR*BDC(20)*D250*H46)
Zone which permits a wide range of commercial, retail and residential uses with a
maximum density of 250 units per hectare and an approximate height of 15 storeys
46m), to a Business District Commercial Special Provision Bonus
(BDC(20)*D250*H46*B-__) Zone to permit the existing range of uses permitted by the
Business District Commercial Zone variation, with an increased lot coverage, an
increased height of 82m, and an increased maximum density of 710 Units per hectare
through a bonus zone, in return for eligible facilities, services and matters outlined in
Section 19.4.4 of the Official Plan, such as the provision of enhanced urban design and
underground parking.
Responses: A summary of the various comments received include the following:
Support for:
Tasteful and appropriate design, quality materials, supportive of/excited for project (x 9),
project will provide revitalization for area (x 4), traditional street frontage design
Concern for:
Affordable Housing:
Provide some affordable housing units (x4), as a mix of the total units (x 2), as part of
the bonusing provisions, provide a minimum of 20%
Sunlight and Shadowing:
Shadow cast from building affect solar panels on Life Spin building (x 4), 12 storey form
would cast less shadow, impacts on both sides of Dundas Street, creation of gloomy
spaces
Building Design:
East blank wall needs to be addressed with better treatment (x 4), utilize east wall for a
mural (x 2), provide distinctive treatment of storefronts (x 2), replicate materials found
on existing storefronts in area, provide heritage design in heritage district, better
address Rectory and Dundas corner, roof detail lacks continuity and visually splits the
building,
Height
Highrise buildings are changing the skyscape of OEV, no more than 15 storeys, 12
storeys should be the maximum, zoning requirements should be more inclusive than
just height regulations, proposed height is too drastic compared to what is there now
Connectivity
Connectivity to Dundas St should be a high priority, pedestrian connectivity to BRT
station at Dundas & Ontario (x 2), provide sidewalk along laneway to connect to
Western Fair
Transportation

Concern for the high traffic volume on the laneway, currently inadequate public parking
in area (x 2), commercial parking should be obvious, support increased demand for
parking with increased provision of spaces, traffic congestion
Construction
Impacts of construction on business operations (x 3), noise impacts (x 3), dust (x 2),
vibration (x 3) structural impacts (x 3), street closures and service interruptions (x 4),
damage from construction vehicles
Servicing
Overload on infrastructure, the area can’t support the influx of several hundred more
residents, public spaces/schools need to accommodate tower dwellings
Other
Offer timed rental structure to encourage independent small businesses, provide
additional setbacks for 432 Rectory Street for function and emergency access (x 2)

From: Paul Moiseshyn [mailto:___________]
Sent: Sunday, March 11, 2018 5:35 PM
To: Wise, Sonia <swise@london.ca>
Subject: Bylaw amendment Z-8875

Hello Ms Wise
I welcome any efforts at urban intensification and renewal. It will be great for the neighbourhood.
Please let me know how it goes and if there is anything I can do help support a positive outcome
then let me know.
Thank you
Paul Moiseshyn

Responses to Public Liaison Letter and Publication in “The Londoner”
Telephone

Written
Paul Moiseshyn
Robert Nation & Joe Vaughn (EMAC)
432 Rectory St, London ON N5W 3W4
Nicholas Hogg
843 Dundas St, London ON N5W 2Z8
Victor Wagner
849 Dundas St, London ON N5W 2Z8
Jesse Helmer
706 Princess Ave, London ON N5W 3M3
Kate Fowler
1018 Dundas St, London ON N5W 3A3
Jeff Pastorius
623 Dundas St, London ON N5W 2Z1 &
778 Elias St, London ON
Frank Filice
831 Elias St, London ON N5W 3N9
Sarah Meritt
831 Elias St, London ON N5W 3N9
Louis Polakovic
925 Plantation Rd, London ON N6H 2Y1
Lewis Seale
1-1036 Dundas St, London ON N5W 3A5
Zack Lawlis
78 Stuart St, London ON N5Y 1S3
Kathryn Eddington
709 Princess Ave, London ON N5W 3M2
Esther Andrews
481 Dorinda St, London ON N5W 4B3
Jacqueline Thompson
866 Dundas St, London ON N5W 2Z7
Cassie Norris
23-1290 Sandford St, London ON N5V
3X8
Caleb Denomme
766 Princess Ave – Upper
London ON N5W 3M4
Jason Jordan
970 Willow Dr, London ON N6E 1P3
Vito Pettinato
724 Dundas St, London ON N5W 2Z4
Bryan Clark/Andrew Rosser (Aeolian Hall)
795 Dundas St, London ON N5W 2Z6

Agency/Departmental Comments
Development Services Engineering – March 21, 2018
Transportation
The following items are to be considered during the site plan approval stage:


Road widening Dedication:
 Dedicate 0.692m to obtain 10.75m from centreline along Dundas Street.
 Dedicate 0.692m to obtain 10.75m from centreline along Rectory Street.
 Dedicate new 6.0m x 6.0m sight triangle on the southeast corner of
Dundas Street and Rectory Street.



King Street, Ontario Street, and Dundas Street have been identified as rapid
transit corridors in the Council approved Rapid Transit Master Plan (RTMP). The
preliminary recommendations have identified Ontario Street as a candidate for a
transit station, through the ongoing Transit Project Approval Process (TPAP) and
has also been identified for a conversion from one way northbound traffic to a
two way street with the addition of a southbound lane for traffic, the corridors and
transit station locations will be refined in greater detail through the TPAP
process. For information regarding the RTMP or TPAP please use the following
web link: https://www.shiftlondon.ca/

Stormwater Engineering
The following items are to be considered during the site plan approval stage:








Please note that as per City as-constructed drawing 17211, the site, at a C=0.37,
is tributary to the existing 750mm storm sewer on Ontario Street via the 600mm
storm sewer on Dundas Street fronting the site. However, the 750mm storm sewer
on Ontario (STMH3 to STMH2 in as-con 17211) appears to be in surcharge
condition and therefore hydraulic calculations should be required (storm sewer
capacity analysis) to demonstrate the capacity of the existing 750 storm sewer
system is not exceeded.
Proving there is sufficient pipe capacity to service the site, on-site SWM controls
should be designed to the satisfaction of the City Engineer. On-site SWM controls
design should include, but not be limited to required storage volume calculations,
flow restrictor sizing, etc.
Considering the number of parking spaces, the owner may be required to have a
consulting Professional Engineer confirming that water quality will be addressed
to the standards of the Ministry of the Environment and to the satisfaction of the
City Engineer. Applicable options could include, but not be limited to the use of
oil/grit separators, catchbasin hoods, bioswales, etc.
The subject lands are located in the Central Thames Subwatershed. The
Developer shall be required to provide a Storm/drainage Servicing Report
demonstrating that the proper SWM practices will be applied to ensure the
maximum permissible storm run-off discharge from the subject site will not
exceed the peak discharge of storm run-off under pre-development conditions.

Wastewater and Drainage Engineering




As part of the City’s Pollution Prevention Control Plan (PPCP) and sanitary
modeling in this area, it has been flagged that there is potential constraints in the
English Street sanitary sewers downstream of this subject site. The English
Street sanitary sewers downstream of this proposed development has been the
subject of flow monitoring. Consequently WADE is taking steps to do additional
flow monitoring to evaluate sanitary flows including wet weather.
Dundas Street from Rectory to Adelaide has been identified for lifecycle
replacement infrastructure works tentatively in 2020. English Street is still being
considered for lifecycle replacement infrastructure works tentatively for 2021
pending budgets and approvals.





Based on the significant intensification proposed as part of the initial zoning pre–
application WADE requested a preliminary sanitary sewer capacity assessment.
WADE is asking that the assessment be revised to include an inventory of all
existing and abandoned connections to the municipal system inclusive of all
storm sewers and connections on this site be accounted for to ensure no storm
p.d.c.’s or connections are directed to the sanitary system.
WADE is recommending an ‘h’ provision be applied until this density is
supportable or upgrades in the downstream system have been undertaken.

Water
The following items are to be considered during the site plan approval stage:




Water is available from the 250 CI on Dundas Street and the 200mm CI on
Rectory.
Based on the number of units and the potential height of the development, water
servicing (including looping requirements) must be in compliance with section
7.9.3 of the City of London Design specifications.
The design should consider the potential ownership structure of the property, ie.
condo corporation, single ownership etc. and the servicing requirements based
on that ownership structure.

London Hydro – March 19, 2018
London Hydro has no objection to this proposal or possible official plan and/or zoning
amendment. However, London Hydro will require a blanket easement.
UTRCA – March 19, 2018 Excerpt
No objections.
Urban Design – March 21, 2018
Urban Design staff commend the applicant for incorporating the following into the
design; Providing for a continuous street wall along the Dundas Street frontage;
Providing appropriate scale/ rhythm/ materials/ fenestration of the podium along the
Dundas Street and Rectory Street frontages in keeping with the Old East Village
Commercial Corridor Urban Design Manual; Incorporating all parking within the
structure; Providing for appropriate tower setbacks from Dundas Street; Providing a
north-south orientation of the towers, which limits the extents of shadows; Including a
high proportion of transparent glazing on the towers; Providing for articulation on the
exterior concrete columns on the towers.
Urban design staff have been working closely with the applicant through the rezoning
process to address many of the design concerns that have been raised by the
community, the Urban Design Peer Review Panel, and City staff. Some of the design
concerns that remain outstanding include;
 Treatment of the podium at the intersection of Rectory and Dundas; include
further windows on the ground floor elevations and further details on the upper
facades.
 Treatment of the podium on the north half of the east façade; consider including
openings or variation on this façade as it will be highly visible for the foreseeable
future.
 Tower variation; Provide some variation between the two towers to address the
perception of width and to add interest to the skyline
 Tower Massing, consider further articulation on the east and west facades of the
towers, and consider the addition of colour to the towers in order to further break
up the massing.
The applicant should provide a response to the UDPRP Memo issued following the
March 2018 meeting detailing how they have considered all of the Panels comments.

Urban Design Peer Review Panel – March 29, 2018
The Panel provides the following feedback on the submission to be addressed through
the Zoning Bylaw amendment underway:
 The Panel is supportive of the 3-storey podium which creates a pedestrian scale
to the development along Dundas Street in character with the area.
 The Panel has a concern with the amount of overlap between the two proposed
towers in terms of overlook and shadows cast on the space in-between them.
There is a preference for the towers to stagger, providing offset between the
towers in plan. This could involve a reduction in floor plate (and possibly
dispersing density in a different manner e.g. additional floors on a stepped back
podium or additional height on one or both towers) to allow for the staggering.
 The Panel suggests that the proponent and City staff evaluate the east tower
relative the east property line to ensure appropriateness of separation with
respect to tower overlook and impact on the possibility of a future tower
development, should future tall buildings be deemed appropriate for the area.
 As an alternative to commercial ground floor space, the proponent could also
consider street-fronting town houses in the podium. These could be multi-storey
and provide additional screening for the upper parking garage levels facing the
street.
 The Panel is supportive of the articulation of tower. Consideration should be
given to providing some variation among the two towers to address the
perception of width and add interest to the skyline.
 The Panel supports the canopy feature over the Dundas Street residential
entrance and suggests further emphasizing this area to define it along the length
of the façade.
 The Panel supports all parking located within the building. Consideration should
be given for active openings to the second and third floor parking garage.
Additionally, the Panel encourages a design that includes some active use
(residential or commercial) on at least a portion of these upper floors for more
“eyes on the street”, particularly after hours when commercial units are closed.
 The symmetry of the two tower scheme works well at the drop-off area, where
the towers land on the ground, but from the Dundas Street perspective,
consideration could be given to provide more variation to the skyline.
 Openings/variation along the eastern façade should be considered, even if minor,
knowing that a future development may hide this façade in the future.
Concluding comments:
The Panel supports the overall design concept with the integration of the design
recommendations noted above and commends the applicant for their thoughtful
approach to the design at this early stage of development. This UDPRP review is based
on City planning and urban design policy, the submitted brief, and noted presentation. It
is intended to inform the ongoing planning and design process. Subject to the
comments and recommendations above, the proposed development represents an
appropriate solution for the site.
LACH – March 28, 2018
BE ADVISED that the London Advisory Committee on Heritage (LACH) is satisfied with
the research contained in the Heritage Impact Statement dated January 2018, prepared
by Zelinka Priamo Ltd. for the adjacent property located at 795 Dundas Street;

Appendix B – Policy Context
The following policy and regulatory documents are being considered in their entirety as
part of the evaluation of this requested land use change. The most relevant policies,
by-laws, and legislation are identified as follows:
Provincial Policy Statement, 2014
Community Improvement Plan for Old East Village
Old East Village Commercial Corridor Urban Design Manual
Z.-1 Zoning By-law
Site Plan Control Area By-law
Lane Maintenance Policy By-law A.-6168-43

Appendix C – Additional Information
Additional Maps

Additional Reports
November 2004 - OZ-6749 - Old East Village Corridor Community Improvement Area
(CIP), including Official Plan and Zoning By-law Amendments.
April 2008 - Expansion of the Old East Village Corridor Community Improvement Plan.
Z-7519 – Planning and Environment Committee – June 15, 2008

