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1. BACKGROUND

1.1 Purpose

GSP Group was retained by the City of London (Realty Services) to assist with planning

approvals for the former McCormick’s / Beta Brands property at 1156 Dundas Street (the

“Site”). Realty Services is working with a private sector developer, further to an Agreement of

Purchase and Sale, for the disposition and ultimate development of the Site. As part of the

Agreement, the City has agreed to submit applications for an Official Plan Amendment (OPA)

and Zoning By-law Amendment (ZBA) to permit future redevelopment of the Site, which is

anticipated to contain a mixture of residential, commercial, office and/or institutional uses. As

per the pre-application meeting that was held on November 25, 2014 for the Site at which time

the preliminary development concept was presented and discussed, a Planning Justification

Report is required to support the proposed OPA and ZBA applications.

1.2 Report Contents

The Planning Justification Report addresses:

 An overview of the Site’s existing conditions and surrounding community context in

Section 2;

 A summary of the relevant policies and regulations affecting the development of the

site in Section 3;

 A description of the proposed development concept and development details for the

Site in Section 4;

 A summary of the studies and reports supporting this Planning Justification Report and

the proposed applications in Section 5;

 A description of the proposed OPA and ZBA applications in Section 6;

 An assessment of the proposed OPA and ZBA applications as compared to the

relevant policies and regulations in 7; and,

 A summary and conclusions of the report in Section 8.

1.3 Supporting Reports

As per the submissions requirements of the pre-application meeting record, the proposed OPA

and ZBA are supported by this Planning Justification Report, a scoped Urban Design Brief

prepared also by GSP Group, and a Heritage Impact Statement prepared by Golder

Associates. Further to these reports for submission, additional technical studies (traffic,

engineering, noise and vibration) would be required following approval of the OPA and ZBA

applications at the detailed design stage of the Site Plan Approval to lifting holding provisions.
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2. SITE OVERVIEW

2.1 Location and Description

The Site is municipally known as 1156 Dundas Street East and is legally described by

Registered Plan 494 as all of Block ‘E’, Lots 98 to 106, and Block ‘F’ and part of Gleeson

Street (closed by by-law). The Site occupies the entirety of the Dundas Street frontage

between McCormick Boulevard and Ashland Avenue (see Figure 1). Approximately 5.3

hectares in size, it is generally rectangular in shape and bounded by public streets on three

sides with approximately 177 metres of frontage on Dundas Street, 267 metres on McCormick

Boulevard, and 284 metres on Ashland Avenue. Its fourth side is bounded by existing

developed properties to the north, including an existing industrial/service commercial abutting

the Site’s northwest corner (Inglis Cycle) and residential properties along the northern edge.

2.2 Existing Site Conditions

The Site contains the existing McCormick Building which has ceased operations and remains

vacant. The McCormick’s Building was designated under Part IV of the Ontario Heritage Act

by the City of London as a property of cultural heritage value or interests under By-Law No.

L.S.O.-3441-366. The building is approximately 40,000 square metres in size and consists of

two distinct components: the original 1913/1914 portion containing the four-storey and five-

storey portions closest to the Dundas Street; and, a several additions to the north side of the

building over time which filled in the original wings (see Figure 2). The general condition of

the exterior of the existing building is described as follows:

“The McCormick Blvd, Dundas Street and Ashland Ave facades appear remarkably
unchanged from the original construction. The replacement of steel sash windows with cast
glass block windows is possibly the biggest visual change. The window glazing of the three
Dundas Street entrances has also been replaced with glass block but the overall design of
the entrances and projecting canopies are intact. All of the parapet terra cotta fenestration
has been removed and the parapets capped with sheet metal copings. Enclosed, external
staircases have been fitted to the McCormick Blvd and Ashland Ave facades.”

(Heritage Impact Statement, Golder Associates, Page 17)

Aside from the existing building, the existing site conditions are generally non-descript as the

site is largely developed and paved, and there are limited clusters of vegetation. The Site’s

topography generally slopes from the northeast corner to the southwest, but is pronounced

along the Ashland Avenue, in the vicinity of Sparton Avenue and Osborne Street, where the

grades drop 5 metres between Ashland Avenue and the existing building edge (see Figure 3).

The Site is a brownfield as a result of the previous industrial uses, as per the Environmental

Site Assessments completed for the property. Based on the exceedances of some

parameters, further assessment and site remediation will be required moving forward with the

proposed development on the Site.
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Photos: views of the existing factory looking to the southern, principal side facing Dundas Street East

(top) and the west side facing McCormick Boulevard (bottom).
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Photos: views of the existing factory looking to the eastern side facing Ashland Avenue (top) and north

side facing existing residential properties (bottom).
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2.3 Surrounding Community Context

The subject site forms a seam between low-rise residential uses to the east and north and the

existing industrial areas and activities to the west of McCormick Boulevard, recognizing the

most recent concept plans for the McCormick Area Study have the surrounding area converted

to a mixed corridor and residential form of development (see Figure 4). The blocks to the east

of Ashland Avenue north of Dundas Street as well as the block north of the Gleeson Street

extension are principally single detached dwellings. There is an existing industrial/service

commercial use (Inglis Cycle) abutting the site at what would be northeast corner of

McCormick Boulevard and the Gleeson Street extension. The abutting block to the west of

McCormick Boulevard contains a mixture of active industrial uses, vacant industrial buildings,

and cleared industrial properties. Blocks on the south side of Dundas Street facing the site

contain a mixture of industrial and service commercial uses.

Photos: mixture of

commercial/industrial

along Dundas Street (top

left), vacant and operating

industrial land to the west

of McCormick Boulevard

(top right), and residential

uses to the east of

Ashland Avenue surround

the Site (bottom).
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3. EXISING POLICY & REGULATORY CONTEXT

3.1 Provincial Policy Statement

The overriding vision of the Provincial Policy Statement, 2014 states that “the long-term

prosperity and social well-being of Ontarians depends on maintaining strong communities, a

clean and healthy environment and a strong economy”. The following policies of the Provincial

Policy Statement are directly relevant to the proposed applications for the site:

1.1.1 Healthy, liveable and safe communities are sustained by:

a) promoting efficient development and land use patterns which sustain the financial

well-being of the Province and municipalities over the long term;

b) accommodating an appropriate range and mix of residential (including second

units, affordable housing and housing for older persons), employment (including

industrial and commercial), institutional (including places of worship, cemeteries

and long-term care homes), recreation, park and open space, and other uses to

meet long-term needs;

c) avoiding development and land use patterns which may cause environmental or

public health and safety concerns;

e) promoting cost-effective development patterns and standards to minimize land

consumption and servicing costs;

f) improving accessibility for persons with disabilities and older persons by

identifying, preventing and removing land use barriers which restrict their full

participation in society;

1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities

for intensification and redevelopment where this can be accommodated taking into

account existing building stock or areas, including brownfield sites, and the

availability of suitable existing or planned infrastructure and public service facilities

required to accommodate projected needs.

1.2.6.1 Major facilities and sensitive land uses should be planned to ensure they are

appropriately designed, buffered and/or separated from each other to prevent or

mitigate adverse effects from odour, noise and other contaminants, minimize risk

to public health and safety, and to ensure the long-term viability of major facilities.

1.3.2.2 Planning authorities may permit conversion of lands within employment areas to

non-employment uses through a comprehensive review, only where it has been

demonstrated that the land is not required for employment purposes over the long

term and that there is a need for the conversion.

1.5.1 Healthy, active communities should be promoted by:
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a) planning public streets, spaces and facilities to be safe, meet the needs of

pedestrians, foster social interaction and facilitate active transportation and

community connectivity;

b) planning and providing for a full range and equitable distribution of publicly-

accessible built and natural settings for recreation, including facilities, parklands,

public spaces, open space areas, trails and linkages, and, where practical, water-

based resources;

1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the

length and number of vehicle trips and support current and future use of transit

and active transportation.

1.7.1 Long-term economic prosperity should be supported by:

c) maintaining and, where possible, enhancing the vitality and viability of downtowns

and mainstreets;

d) encouraging a sense of place, by promoting well-designed built form and cultural

planning, and by conserving features that help define character, including built

heritage resources and cultural heritage landscapes;

e) promoting the redevelopment of brownfield sites;

2.6.1 Significant built heritage resources and significant cultural heritage landscapes

shall be conserved.

3.2 London Official Plan

The site is principally designated “General Industrial” in the London Official Plan as per

Schedule A, Map 5 as part of the larger industrial unit centred on Elias Street, Nightingale

Avenue and the rail lines (see Figure 5). As per Section 7.2.1 of the Official Plan, the General

Industrial designation permits a broad range of industrial and industrial-supportive uses, which

does not include the proposed residential uses sought for the proposed development, thus

necessitating the proposed OPA.

A portion of the northern edge of the Site is designated “Low Density Residential”, generally the

area north of the extension of Gleeson Street through the Site. As per Section 3.2.1, the Low

Density Residential designation permits single detached, semi-detached, and duplex dwellings,

as well as multiple attached dwelling subject provided they meet the density provision of

Section 3.2.2 of a general upper limit of 30 units per hectare, or satisfy the policies of Section

3.2.3 that states that “Residential Intensification may be permitted in the Low Density

Residential designation through an amendment to the Zoning By-law, subject to the following

policies and the Planning Impact Analysis policies under Section 3.7”.
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The area immediately surrounding the Site is designated a mixture of industrial, residential,

commercial designations. Land to the north and west of the Site is also designated “General

Industrial”, while land on the south side of Dundas Street is designated “Light Industrial”. Land

to the north and east of the site is designated “Low Density Residential” in the Official Plan

corresponding to the established neighbourhood surrounding the Site. Land along the Dundas

Street to the east and west of the Site generally is designated “Main Street Commercial

Corridor”, with the notable distinction of the industrial designated land on the north and south

side of Dundas Street in the vicinity of the subject site.

The Dundas Street corridor abutting the site is designated as an “Arterial Road” in the London

Official Plan as per Schedule C, Map 5 (see Figure 6). As principal movers of intra-urban and

inter-neighbourhood traffic in the road network, Section 18.2.6 identifies the City will control the

number and separation of accesses recognizing the road function. Dundas Street is also a

“Transit Corridor” connecting between the nodes of Downtown and Argyle Mall on Figure 18.1

of the London Official Plan, which as per Policy 18.2.11 are intended for “the long term

development of compact, transit oriented and pedestrian friendly activity centres at identified

nodes and corridors [which are] target areas for growth, redevelopment and revitalization.

Further to the above general policies, specific policies that provide criteria for evaluating the

proposed OPA and ZBA are addressed in Section 7 of this Planning Justification Report, which

considers the following topics:

 Consistency with Industrial Land Conversion policies (Section 7.1.5 iv of OP);

 Suitability for Main Street Commercial Corridor designation (Section 4.4.1.11 of OP);

 Suitability for Low Density Residential designation (Section 3.2 of OP);

 Suitability for Medium Density Residential designation (3.3 of OP);

 Consistency with Transit Corridor policies (Section 18.2.11 of OP); and,

 Planning Impact Analysis (Sections 3.7.2 and 7.6.2 of OP).

3.3 The London Plan (Draft)

The City’s new Official Plan, “The London Plan”, was released in draft form in 2014 and is

anticipated to be taken to Committee and Council in 2015 for adoption. It provides a

strategic re-visioning of the overall city structure and place-making along principal

corridors and within neighbourhoods. Although The London Plan is not approved, and has

no formal status at this point, it provides an insight into the future policy direction for the

City and the Site in particular.

Within The London Plan, the Dundas Street frontage portion of the site is identified as “Rapid

Transit Corridor” place type on Map 4 (see Figure 7) while the remainder of the Site is

identified as “Neighbourhood” place type on Map 4. The Rapid Transit Corridor place type
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contemplates “a broad range of residential, retail, service, office, cultural, recreational, and

institutional uses” with encouragement for mixed-use buildings with “retail and service uses …

at grade, with residential and non-service office uses directed to the rear of buildings and to

upper floors”. Generally, permitted heights are generally 2 to 8 storeys in height with up to 12

storeys permitted with bonusing; although properties within 100 metres of rapid transit station

have permitted heights between 4 and 12 storeys and up to 15 storeys with bonusing. Within

the Neighbourhoods place type, properties fronting on Neighbourhood Streets generally are

allowed single detached and semi-detached dwellings from 1 storey to 2.5 storeys in height.

3.4 McCormick Area Study

The McCormick Area Study was initiated by the City in 2009 recognizing the existing land use

character is in transition for the area generally bounded by CP Railway to the north, Quebec

Street and Burbrook Place to the west, Dundas Street to the south and Ashland Avenue

and McCormick Boulevard along the west, which includes the subject Site. The resulting

Secondary Plan will provide the comprehensive land use and design vision for the area to

guide future development in the area. Although not finalized, the McCormick Area Study

provides insight into potential redevelopment options for the broader neighbourhood.

The Area Study is currently in Phase 3 which will result in the final Secondary Plan, which is

expected to be completed in 2015. Phase 1 surveyed the existing conditions with the

McCormick Area, and Phase 2 culminated in a vision for the study area. Phase 2 produced

draft land use concepts that contemplated various options for the comprehensive

transformation of the McCormick Area (see Figure 8). All land use concepts contemplated the

Site’s redevelopment transitioning from Mixed Use along Dundas Street, through to Medium

Density Residential through the middle of the Site, and to Low Density Residential as an

interface to surrounding existing neighbourhoods.

3.5 London Zoning By-law

The Site is zoned “General Industrial (GI1)” in Zoning By-law, which does not permit the

residential, commercial, and offices uses as part of the proposed development (see Figure 9).

The surrounding neighbourhood on the east side of Ashland Avenue and to the north abutting

the north side of the Site is zoned “Residential (R1-6)”, which permits only single detached

dwellings. Properties on the west side of McCormick Boulevard facing the Site are also zoned

General Industrial (GI1). Properties on the south side of Dundas Street West facing the Site

are zoned “Arterial Commercial (AC2/5)”, which permit a mix of retail, service, and office uses,

and “Light Industrial (LI2)”.
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4. PRELIMINARY DEVELOPMENT CONCEPT

4.1 Description

A Preliminary Development Concept provides a general illustration of the intended

development form for the Site (see Figure 10). Conceptual in nature, the Preliminary

Development Concept has been prepared to principally to define the range of uses, height,

and scale for the Site within the OPA and ZBA. The Preliminary Development Concept is

comprised of a new public right-of-way with the extension of Gleeson Street through the Site

and three resulting general development areas. At full buildout, it shows between 386 to 506

townhouses and apartment units and approximately 5,600 square metres of non-residential

floor space (not including any ground floor space along the frontage of the former McCormick’s

factory). The overall density of the proposed development generally varies between 73 and 96

units per hectare, which will depend on the ultimate form, height and composition of buildings

to be constructed. The breakdown of total units and floor space is provided below:

Area (ha) Units Density
Commercial
Space (m2)

Area 1 1.59 120 – 140 75.5 – 88.0 5,600

Area 2 2.84 260 – 355 91.5 – 125 -

Area 3 0.37 6 – 11 16.2 – 29.7 -

Gleeson 0.46 - - -

Total 5.26 386 – 506 73.4 – 96.2 5,600

4.2 Gleeson Street

Gleeson Street is shown on the Preliminary Development Concept extending through the Site

as a 26 metre public right-of-way with a slight curve at its western end to accommodate the

existing commercial property at its terminus with McCormick Boulevard. This right-of-way

block has been sized to accommodate a full urban cross-section together with an expanded

linear area along the south side of the street that would accommodate a multi-use trail to

accommodate pedestrian and cyclist movements through the broader area, mirroring the

general intent of the most recent McCormick Area Study concept options. This street width as

shown is sufficient to accommodate either the proposed curb-side linear park and multi-use

trail as shown, or a wider street containing on-street cycling facilities and sidewalks. The final

street design would be subject to the direction of the McCormick’s Area Study and to the

satisfaction of the City of London.
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4.3 Site Development Areas

Development on the Site is organized to balance the desire for intensification and

redevelopment along a principal corridor in the built-up area of the City and recognition of the

site need for integration and transition to the existing residential properties to the north and

east of the Site. Accordingly, development intensity on the site in terms of form and scale is

generally organized to transition south to north (and west to east) across the Site. Moving

south to north across the Site, each of the three development areas has a different intended

development form and range of proposed uses, as described below (see Figure 11).

4.3.1 Area 1

Area 1 is the frontage portion of the Site situated generally between Dundas Street and

generally the alignment of Osborne Street across the Site. In this area, the Preliminary

Development Concept shows:

 The original 1913/1914 portion of the McCormick Factory largely retained and

adaptively re-purposed for a mixed-use development, corresponding to the building’s

4-storey portion near McCormick Boulevard, 5-storey centre block with the main

building entrance facing Dundas Street, and 4-storey eastern portion nearest Ashland

Avenue.

 The 4-storey western portion and 5-storey centre portion of the retained building

accommodating opportunities for ground floor commercial uses and internal parking,

residential units on the upper storeys of the existing building, and which would be a

podium for an additional four to six storeys containing residential units.

 The 4-storey eastern portion of the retained building accommodating opportunities for

non-residential uses, including office, commercial, and/or institutional uses.

 Parking accommodated through a combination of parking within the retained building

envelope and surface parking areas to the side and rear of the retained building. The

amount of surface parking is dependent on detailed construction feasibility regarding

the amount of structured parking that can be accommodated within the retaining

building.

 One entrance from each of McCormick Boulevard and Ashland Avenue aligned with

Osborne Street extending across the Site that provides access to parking areas, which

is located to maximize the distance to Dundas Street and coordinated for circulation on

the Site between Areas 1 and 2 with an internal private street that connects Osborne

Street and Sparton Street to Gleeson Street.

 A pedestrian connection through the Site between McCormick Boulevard and Ashland

Avenue along the seam between Areas 1 and 2, which could be publicly accessible.
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4.3.2 Area 2

Area 2 is the central portion of the Site situated between Area 1 to the south and the proposed

extension of Gleeson Street through the Site to the north. This central block is targeted to an

adult lifestyle development that provides a relatively stand-alone block that provides a range of

residential types, forms, and sizes that enables options for residents to “age in place” on the

Site. In this area, the Preliminary Development Concept shows:

 The demolition of the remainder of the existing building on the Site, which corresponds

generally to the later one-storey northern wings of the McCormick’s Factory.

 Two mid-rise apartment buildings up to 6 storeys in height lining the McCormick

Boulevard frontage of the Site, with a combination of parking within buildings or

underground and surface parking in behind the buildings internal to the Site.

 A low-rise adult lifestyle/care facility apartment building (incorporating the existing

grades of the Site with a 3-storey height facing Ashland Avenue and a 4-storey height

facing internally on the Site) that incorporate parking internally on the Site.

 Block/Cluster townhouses up to 3 storeys in height elsewhere within Area 2 along

Ashland Avenue and facing the Gleeson Street extension.

 An “L”-shaped internal private street that connects Gleeson Street to Ashland Avenue

(at Osborne Street).

 Accesses to parking areas from a private driveway internal to the site, rather than the

McCormick Boulevard and Ashland Avenue in the interests of continuous street edges

and minimal disruption of abutting pedestrian sidewalks.

 A pedestrian connection through the Site between McCormick Boulevard and Ashland

Avenue along the seam between Areas 1 and 2, which could be publicly accessible.

4.3.3 Area 3

Area 3 is the transition portion of the Site situated north of the proposed Gleeson Street

extension and abutting the existing residential properties to the north. In this area, the

Preliminary Development Concept shows:

 Street townhouses up to 3 storeys in height along the north side of the Gleeson Street

extension.

 A block pattern that is established to accommodate any low-rise residential form,

including single detached, semi-detached and street townhouses.

 Garage and driveway parking for individual units accessed from Gleeson Street

consistent with the surrounding development pattern.
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5. SUPPORTING REPORTS

5.1 Heritage Impact Statement

A scoped Heritage Impact Statement, dated March 2015 prepared by Golder Associates, is

submitted in support of the proposed OPA and ZBA applications as per the requirement of the

Pre-Application Meeting Record dated November 25, 2014. The scoped Heritage Impact

Statement furthers the understanding of the key heritage attributes identified in the designation

by-law, provides an assessment of the potential impacts of the Preliminary Development

Concept, and identifies opportunities for conservation moving forward.

The scoped Heritage Impact Statement identifies that proposed architectural treatments are

not identified at his preliminary point in the approvals process, so conclusion in respect to

specific treaments is not possible. Recognizing this, the Heritage Impact Statement identifies

that the Preliminary Design Concept “could accommodate retention of the a number of exterior

attributes of the McCormick Building identified in the designation by-law”, including the four

and five storey portions closest to Dundas Street, white cladding, entrances and canopies, and

window openings. It specifically identifies that “[s]ince the north façade of the historic factory is

not identified as having heritage attributes, the scale and form of the new buildings proposed

north of the factory will not impact the historic character of the original building”.

The scoped Heritage Impact Statement recommends:

 A further understanding and mitigation strategies for the existing terra cotta exterior

materials, some of which is recognized as being the “near the end of its functional life”;

 Removal and replacement of the glass block windows with windows that “replicate the

pattern and character of the original, multi-pane, thin-section steel mullions and

muttons and the opening louvers”;

 Restoration/replication of the main entrance door including the glazed surround and

two former staff entrances, and functional or visual retention of existing loading dock

doors; and,

 Reduction of the prominence and visual impact of any new additional floors “through

minimum setback of the upper floors coupled with a complementary

architecture/design”.

The scoped Heritage Impact Statement also identifies a number of potential opportunities that

may further enhance the development. These include consideration of opportunities for the

property at detailed design to incorporate a recognition of the rail siding onto the property, the

original landscaping scheme for the property, and, the original powerhouse chimney. It also

recommends the City explore a potential re-introduction of the 1920s boulevard plan for

McCormick Boulevard and possibly a Heritage Conservation District for the McCormick area.
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5.2 Urban Design Brief

A scoped Urban Design Brief, dated April 2015 prepared by GSP Group, is submitted in

support of the proposed OPA and ZBA applications as per the requirements of the Pre-

Application Meeting Record dated November 15, 2014. In keeping with the Meeting Record,

the scoped Urban Design Brief generally the organization of the Preliminary Design Concept,

responds to City policies and guidelines, and provides an assessment of the fit of the

development with the surrounding neighbourhood. The scoped Urban Design Brief generally

outlines how:

 The Preliminary Development Concept is consistent with the relevant general urban

design principles in Section 11.1.1 of the Official Plan;

 Area 1 of the Preliminary Development Concept is consistent with to the urban design

objectives of the Main Street Commercial Corridor designation in Section 4.4.1.2 of the

Official Plan;

 Area 1 of the Preliminary Development Concept is consistent with the policy intent for

the Dundas Street Transit Corridor in Policy 18.2.11 of the Official Plan;

 Area 2 of the Preliminary Development Concept is generally consistent with the

location, form, and scale criteria for the Multi-Family, Medium Density Residential

designation in Section 3.3.2 and 3.3.3 of the Official Plan (recognizing the density

considerations);

 Area 3 of the Preliminary Development Concept is consistent with the form and density

criteria of the existing Low Density Residential designation Section 3.2.2 of the Official

Plan; and,

 The Preliminary Development Concept respects the character of the surrounding

neighbourhood as per the “Neighbourhood Character Statement” required by Section

3.7.3 (a) of the Official Plan.

5.3 Land Use Compatibility Report

A “Background Study: Land Use Compatibility between Industrial and Sensitive Land Uses”

(dated March 25, 2015) was prepared by RWDI on behalf of the City of London in support of

the ongoing McCormick Area Study. Although prepared as part of Area Study exercise, the

findings of the report inform the proposed OPA and ZBA applications. The Land Use

Compatibility Report provides an overview of land use compatibility requirements, direction

regarding proposed land use designations within the Secondary Plan, and direction specifically

regarding permitted land uses on the Site. In respect to the Site, the Land Use Compatibility

Report shows an “Office/Commercial/Residential” land use along the Dundas Street East

frontage and “Residential” land use for the remainder of the Site, together with a similar pattern

for land to the west of McCormick Boulevard (see Figure 12).
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The Land Use Compatibility Report generally concludes that the “proposed sensitive land use

uses in the Secondary Plan Area are suitable for the area; however, placing restrictions where

appropriate for an easier transition to the proposed sensitive land uses”. Specifically for the

Site, the Report makes policy recommendations requiring assessment of noise and air quality

impacts for new sensitive land uses. This assessments include:

(1) A noise impact assessment concerning the rail activity on the main CP line to the north

of the Site. The suggested railway noise setback distance of 300 metres affects the

northern edge of the Site, generally corresponding to Area 3 and the Gleeson Street

extension on the Preliminary Development Concept (see Figure 13).

(2) A noise and air quality impact assessment concerning from any existing (or formally

proposed) industry that is within the minimum separation distance for the particular

uses. Existing uses that have the potential to create adverse impacts on the Site and

require further assessment include existing industrial uses on the west side of

McCormick Boulevard and industrial or automobile service facilities on the south side

of the Dundas Street and the northeast corner of the Dundas Street and Ashland

Avenue. Suggested minimum distance setback are 70 metres for uses like automobile

service stations and up to 300 metres for light/medium manufacturing uses, and could

extend onto the western and southern ends or the entirety of the Site, depending on

the particular use (see Figure 13).

5.3 Future Required Studies

Further to the above reports supporting the land use change approvals proposed in the OPA

and ZBA applications, a series of future technical studies will be required at the more detailed

design stage of planning approvals as per the Pre-Application Meeting Record dated

November 25, 2014 to lift the Holding provisions on the Site. These future studies include a

Noise and Air Quality Study (as discussed in Section 5.2 above), a Sanitary Assessment

Report, a Transportation Impact Assessment, and, a Stormwater Servicing Report.
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6. PROPOSED APPLICATIONS

6.1 Official Plan Amendment

The site is currently designated “General Industrial” in the City of London Official Plan, which

does not permit the mix of residential and non-residential uses contemplated by the proposed

development. The proposed Official Plan Amendment (see Figure 13) would:

1. Redesignate Area 1 from “General Industrial” to a “Main Street Commercial Corridor”

designation that would be tailored to the proposed development form, densities, and

range of uses, as needed, through the Zoning By-law Amendment described below;

2. Redesignate Area 2 from “General Industrial” to a “Multi-Family, Medium Density

Residential” designation, with a site-specific policy that permits a maximum density up

to 125 units per hectare, and that would be tailored to the proposed development in

terms of form, heights, densities, and range of uses, as needed, through the Zoning

By-law Amendment described below; and,

3. Retain Area 3 as a “Low Density Residential” designation that would permit a range of

dwellings from single detached to street townhouses dwelling in intensity, in keeping

with Sections 3.2.1 through 3.2.3 of the Official Plan.

6.2 Zoning By-law Amendment

The site is currently zoned “General Industrial (GI1)” in the City of London Zoning By-law, which

does not permit the mix of residential and non-residential uses contemplated by the proposed

development. The proposed Zoning By-law Amendment (see Figure 14 and Appendix A of

this report) would implement the proposed Official Plan Amendment by:

1. Rezoning Area 1 to a “Business District Commercial BDC Zone with site-specific

provisions (“A”) that, notwithstanding Section 25 and Table 25.3, allow:

a) Assembly Halls, Community Centres and Institutions as additional permitted uses;

b) A Minimum Front Yard Depth from Dundas Street of 9.0 metres and no Maximum

Front Yard Depth;

c) A Maximum Height of 10 storeys for a building containing residential units (whether

as Apartment Building or otherwise) within any portion of the existing building;

d) A Maximum Height of 4 storeys for a newly erected building, regardless of use;

e) A Minimum upper storey setback of at least 3 metres for any new storeys above the

4th storey;

f) A Maximum Density for Apartment Buildings of 100 units per hectare; and,

g) Reduced parking standards of 1 space per 90 square metres of Office space; 1

space per unit for Duplexes, Triplexes, Townhouses and Apartments; and, 0.25

space per unit for Senior Citizen Apartment Building.



Planning Justification Report | 1156 Dundas Street 30

GSP Group | June 2015



Planning Justification Report | 1156 Dundas Street 31

GSP Group | June 2015



Planning Justification Report | 1156 Dundas Street 32

GSP Group | June 2015

2. Rezoning Area 2 to a “Residential R6-5 Zone with site-specific provisions (“B”) that

would allow:

a) Continuum-of-Care Facility and Retirement Home as additional permitted uses

b) A Maximum Height of 19.5 metres on that portion of the applicable land that is within

50 metres of the McCormick Boulevard right-of-way;

c) A Maximum Height of 10.5 metres, measured from the highest average grade of the

building, on that portion of the applicable land that is within 30 metres of the Ashland

Boulevard right-of-way;

d) A Maximum Height of 12.0 metres on the remainder of the applicable land;

e) A Maximum Density of 125 units per hectare;

f) A Minimum Landscaped Open Space of 20%;

g) A Maximum Lot Coverage of 60%; and,

h) Reduced parking standards of 1 space per unit for Duplexes, Triplexes, Townhouses

and Apartments; and, 0.25 space per unit for Senior Citizen Apartment Building.

3. Rezoning Area 3 to a Residential R3-1 Zone with a site-specific provision (“C”) that would

additionally permit Street Townhouse dwellings as per the R4-1 Zone regulations.

Further to the base zoning, the proposed Zoning By-law Amendment includes two holding

provisions. The first holding provision applies to the entirety of the Site and requires the

completion of technical studies on servicing and traffic impact to the City’s satisfaction. The

second holding provision applies to portions of portions of the Site affected by the CPR rail line

and existing industrial uses surrounding the Site and requires the completion of noise and air

quality assessment in respect to the proposed sensitive land uses prior to lifting.

6.3 Future Approvals

Implementation of the Preliminary Design Concept will require the following other planning

applications and approvals, depending on the nature and form of the final development:

a) Subdivision or Consent approvals are required to create the Gleeson Street extension

through the site and the resulting three development blocks. Further division of the blocks

that may be required for pedestrian linkages respecting a public right-of-way dedication.

b) Site Plan approval will be required for Areas 1 and 2 for the proposed mixed-use and

residential development forms, and possibly Area 3 depending on ultimate residential type.

c) Further Zoning By-law Amendment(s) will be required to lift the proposed Holding

provisions concerning the necessary additional studies for noise, air quality, servicing, and

traffic impact assessments.

d) Condominium approvals may be required for the development blocks, depending on the

tenureship of particular residential types.
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7. PLANNING JUSTIFICATOIN

7.1 Provincial Policy Statement

7.1.1 General

The proposed OPA and ZBA are consistent with the relevant policies of the Provincial Policy

Statement (2014) in that they facilitate a proposed development that:

 Consistent with Policy 1.1.1, contributes to a healthy, livable and safe community with

an efficient redevelopment of an existing, fully serviced brownfield site that features a

range of residential unit types (including those for seniors) and non-residential uses,;

 Consistent with Policy 1.1.3.3, takes advantage of redevelopment opportunity of an

existing brownfield site in a transitioning, fully serviced, and transit available corridor of

the City;

 Consistent with Policy 1.2.6.1, plans sensitive residential uses on a transitioning

redevelopment site with appropriate planning instruments requiring further impact study

at the detailed design stage to confirm compatibility with surrounding existing industrial

uses and rail corridors;

 Consistent with Policy 1.3.2.2, satisfies the criteria regarding conversion of employment

land to non-employment uses (see below for further discussion);

 Consistent with Policy 1.5.1, contributes to a healthy and active community by extending

multiple pedestrian connections through the Site, both on-street sidewalks and off-street

trails and walkways, and framing the abutting streets

 Consistent with Policy 1.6.7.4, provides a pattern and a mix of residential and non-

residential uses on the Site organized in a compact fashion that supports opportunities

for transit use and active transportation modes of travel;

 Consistent with Policy 1.7.1, would support the long-term economic prosperity of

London by contributing the vitality and activity along a main street corridor, retaining the

industrial character of the surrounding neighbourhood with the retention of the existing

factory, and redeveloping an existing brownfield site into a mixed-use development.

 Consistent with Policy 2.6.1, conserves a significant cultural heritage with the retention

and future rehabilitation of the existing factory along the Dundas Street frontage, as a

part of the broader industrial heritage of the surrounding area.

7.1.2 Employment Land Conversion

Policy 1.3.2.2 of the Provincial Policy Statement establishes three criteria for permitting the

conversion of employment land to non-employment uses: completion of a comprehensive

review; demonstration that the land is not needed for long-term employment purposes; and,

demonstration of the need for conversion to non-employment uses. The proposed OPA and

ZBA satisfy these three criteria as follows:
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1. A comprehensive review as per and Policy 1.3.2 was completed through the City-

initiated Industrial Lands Study (November 2012) prepared in support of the new Official

Plan program, as confirmed by City Staff reports in support of the Study. Following the

2011 Industrial Land Development Strategy, the Study provided a comprehensive

evaluation of London’s industrial land needs for the period of 2011 to 2031. The Study

generally identified the need for a “re-positioning” of the City’s industrial land supply to

meet contemporary industrial needs and demands and recommended an expansion to

the Urban Growth Boundary of 500 hectares for industrial land uses and corresponding

locational criteria.

2. The comprehensive review of the Industrial Lands Study demonstrated that the Site is

not needed in the long-term for employment purposes, principally given its location and

context as per Policy 1.3.2. The Industrial Lands Study identifies an industrial land

demand over the next 20 years of 348 hectares of land in the City of London, compared

to the industrial land supply at the time of approximately 1,276 hectares. The Study

generally concluded that while the quantity of the industrial land supply is “more than

adequate to accommodate the projected demand for industrial land”, the quality of the

remaining supply will be “increasingly dominated by lands that are difficult to service or

lack easy access to major highways and/or the airport”. Section 6.3 of the Study speaks

to suitability of the existing five industrial land clusters within the City, the last of which is

the older industrial lands in London along rail lines east of the Downtown, including the

McCormick area. The Study describes such areas as “pockets of vacant and

functionally obsolete buildings that have limited viability for future industrial use”, and

that “re-designation to other uses may be warranted… [which] is the likely scenario for

the industrially designated lands north of Dundas Street and west of Highway Avenue

where the McCormick Area Planning Study is currently underway”.

3. The need for the conversion of the Site to non-employment uses as per Policy 1.3.2 is

principally an economic reason related to the nature of the Site and its surrounding

context within an older industrial cluster. There has been minimal interest in the Site for

continuation of industrial or employment uses on the property, given its location, contact,

and existing building and property conditions. Thus, non-employment uses are needed

to justify the costs of remediation, retrofit, and ultimate redevelopment of this brownfield

site as part of the intended broader mixed-use neighbourhood in the McCormick area.

As recognized in the Industrial Lands Study, the Site’s location within an existing built-up

area with limited exposure and access to Provincial highways does not meet

contemporary industrial needs, so other uses are needed on the Site to justify its

redevelopment. This redevelopment would facilitate the preservation of a designated

heritage resource, while reducing conflicts between industrial land and existing

residential pockets in the area (recognizing the expected direction of the McCormick

Area Study as a more mixed-use neighbourhood) and more efficiently utilizes existing

infrastructure within the built-up area.
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7.2 London Official Plan

7.2.1 Industrial Land Conversion

Further to Section 1.3.2 of the Provincial Policy Statement, the proposed OPA and ZBA satisfy

Section 7.1.5iv) of the Official Plan. Namely:

1. The Site is not needed in the long term for industrial uses given the considerable

surplus provide by the City’s existing industrial land supply, and its removal from the

supply does not impact the City’s ability to maintain a 20 year supply of industrial land

opportunities as per the Provincial Policy Statement.

2. The conversion of the Site to non-industrial uses is needed to justify the costs of

remediation, retrofit, and ultimate redevelopment of this brownfield site as part of the

broader mixed-use neighbourhood in the McCormick area. As recognized in the

Industrial Lands Study, the location and size of the Site within an existing built-up area

with limited exposure and access to Provincial highways contributes little to meet

contemporary industrial needs, so other uses are needed on the Site to justify its

redevelopment.

3. Notwithstanding the above, the proposed OPA and ZBA and the Preliminary

Development Concept do retain opportunities for employment uses within the Dundas

Street East frontage of the Site.

7.2.2 Suitability for Main Street Commercial Corridor Designation

The proposed OPA request to redesignate the frontage portion of the Site to a Main Street

Commercial Corridor designation is consistent with the evaluation criteria in Section 14.4.1.11

of the Official Plan for adding such a designation, as follows:

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

The proposed development provides an opportunity for a mixed-use development

within the existing building that is oriented the Dundas Street corridor, scaled with

upper storey setbacks to ensure a pedestrian scale to the streetscape, and any surface

area set behind the line established by the retained building;

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

The proposed development accommodates opportunities for residential uses within the

retained building or the proposed additional floors to the retained building;

iii) ability to comply with the urban design guidelines;

The proposed development is consistent with the urban design objectives for the Main

Street Commercial Corridor designation as discussed in Section 1.2.2 of the Urban

Design Brief prepared by GSP Group in support of the applications.
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iv) the availability of municipal services including transportation infrastructure to

accommodate the proposed use; and

The proposed development is supported by existing bounding public streets on three

sides, existing sanitary and water supply services in the abutting public streets, and

existing stops along the Dundas Street surrounding the Site.

v) Planning Impact Analysis according to the provisions of Section 4.5.

The proposed development can satisfy the evaluation criteria for a Planning Impact

Analysis, which are similar to the considerations addressed in Section 7.2.6 of this

Planning Justification Report.

7.2.3 Suitability for Low Density Residential Designation

The proposed ZBA and Preliminary Development Concept identify opportunities for multiple

attached dwellings in Area 3 north of the Gleeson Street extension are consistent with the

intent of the existing Low Density Residential designation on this portion of the Site, meeting

both possible “tests” for such uses. The proposed multiple attached dwellings would provide

an upper net density up to 29.7 units per hectare, which is consistent with the “general upper

limit” for residential density of 30 units per hectare as per Section 3.2.2. Also, the proposed

use would satisfy the Residential Intensification policies of Section 3.2.3 in that a Zoning By-

law Amendment is being proposed for this area, particularly given it constitutes the

redevelopment of a brownfield site (or development of an underutilized site) as per Section

3.2.3.1, and they would result in residential intensification form with a density considerably less

than 75 unit per hectare as per Section 3.2.3.2.

7.2.4 Suitability for Multi-Family, Medium Density Residential Designation

The proposed OPA requesting a Multi-Family, Medium Density Residential designation on

Area 2 of the Site is consistent with the preferred locations for such designations identified in

Section 3.3.2 of the Official Plan as it abuts the Main Street Corridor designation proposed on

Area 3 for the front portion of the Site along Dundas Street, an arterial transit corridor.

Specifically, the location satisfies the evaluation criteria for such a new designation:

i) Development of the site or area for medium density residential uses shall take into

account surrounding land uses in terms of height, scale and setbacks and shall not

adversely impact the amenities and character of the surrounding area.

The preliminary development form proposed for the Site, and captured in the

implementing Zoning By-law, reflects a form that recognizes the existing low-rise

residential character of the neighbourhood to the east and north of the Site, while

accommodating an intensification of the Site in keeping with the Official Plan

policies. A transition in height is accommodated generally from southwest to

northeast through the Site, with areas for taller buildings situated to the south (up
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to 10 storeys on existing building) and west (up to 6 storeys) of the Site, while

lower rise buildings (up to 3 storeys in height at finished grade) are situated

along the Ashland Avenue interface.

ii) Adequate municipal services can be provided to accommodate the needs of the

development.

As per correspondence from Development Services dated February 10, 2015,

the Site is currently serviced by sanitary and water supply services in the

abutting public streets, which are generally expected to be upgraded in the short

term by the City. More detailed servicing assessments are required moving

forward with future approvals of the Site concerning the reconfiguration of

existing and/or new sanitary and water supply connections for the proposed

development, as well as the treatment of stormwater discharge.

iii) Traffic to and from the location should not have a significant impact on stable, low

density residential areas.

The broader neighbourhood is a mixture of industrial, commercial, and

residential uses that is being planned to transition to a more residential and

mixed-use character over time as part of the McCormick Area Study. The

Gleeson Street extension through the Site provides further circulation

opportunities within the broader neighbourhood, while the proposed development

concept is oriented largely to McCormick Boulevard and Ashland Avenue leading

directly to Dundas Street East. A Traffic Impact Assessment is a requirement

moving forward with future approvals for the Site.

iv) The site or area is of suitable shape and size to accommodate medium density

housing and to provide for adequate buffering measures to protect any adjacent low

density residential uses.

The Site is large, rectangular in shape, and has sufficient width and depth to

accommodate the proposed medium density housing while providing flexibility for

different site configurations at the detailed design stage. The Site is bounded on

three sides by public streets which provides an established transition to

surrounding uses on the west, south and east sides. Existing residential

properties abutting to the north can be buffered at the future detailed design

through proposed built form and landscape treatment.

The scale, height and density of the Preliminary Development Concept is generally consistent

with the intent of the Multi-Family, Medium Density Residential designation as per Section

3.3.3 of the Official Plan, which is to provide a transition from lower density residential areas to

more intensive forms of developments, either commercial, industrial or residential uses. In

terms of height, as per Section 3.3.3 i), the Zoning By-law Amendment limits height with an
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existing residential interface on the north and east sides of the Site to a maximum of 3 storeys

at the Ashland Avenue finished grade, while allowing heights up to 6 storeys along the

McCormick Boulevard. The additional height is supported by the submitted Urban Design

Brief, and would be consistent with the bonusing provisions of 19.4.4 ii) g) of the Official Plan

concerning the retention of the former McCormick’s factory as a cultural heritage resources on

the Site although they are not being requested.

In terms of density, as per the Section 3.3.3 ii), for Area 2 subject to the proposed Multi-Family,

Medium Density Residential designation the Preliminary Development Concept identifies a

potential density range of 91.5 to 125 units per hectare, depending on the ultimate form and

mix of residential uses in Area 2. The lower end of the range would satisfy the density

exceptions in the Multi-Family, Medium Density Residential designation which allow a

maximum density of 100 units per hectares, as Area 2 is intended to be “designed and

occupied for senior citizens’ housing” and is consistent with the bonusing provisions of 19.4.4

ii) g) of the Official Plan concerning the retention of the former McCormick’s factory as a

cultural heritage resources on the Site. The upper end of the density range would exceed the

density exception of 100 units per hectares, so a site-specific policy is being requested through

the proposed OPA. The intended form, height, and scale of the proposed development is

more consistent with the development intent of the Medium Density Residential designation

rather the High Density Residential designation, as the proposed ZBA intends to create a

transition in height and scale from the lower density surrounding neighbourhood to more

intensive other forms of development on Dundas Street and McCormick Boulevard.

7.2.5 Transit Corridors

The proposed OPA and ZBA would facilitate a development form that is consistent with the

policy intent for the Dundas Street Transit Corridor of Policy 18.2.11 of the Official Plan. The

proposed development form satisfies this intent in that it would accommodate a compact and

mixed-use form of development with a context-appropriate residential density of generally up

to 125 units per net hectare, plus significant opportunities for non-residential floor space (retail,

office, institutional), that would contribute directly to encouraging transit use and active

transportation modes of travel along this principal corridor.

7.2.6 Planning Impact Analysis

The proposed OPA and ZBA satisfy the relevant criteria of Section 3.7.2 in respect to

evaluation of an Official Plan Amendment and/or Zoning By-law Amendment within the

residential land use designations, as per the following:

(a) compatibility of proposed uses with surrounding land uses, and the likely impact of the

proposed development on present and future land uses in the area;
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The Site is bounded on three sides by public streets which provides an

established transition to surrounding uses on the west, south and east sides.

Existing residential properties abutting to the north can be buffered at the future

detailed design through proposed built form and landscape treatment.

(b) the size and shape of the parcel of land on which a proposal is to be located, and the

ability of the site to accommodate the intensity of the proposed use;

The Site is large, rectangular in shape, and has sufficient width and depth to

accommodate the proposed medium density housing while providing flexibility for

different site configurations at the detailed design stage.

(c) the supply of vacant land in the area which is already designated and/or zoned for the

proposed use;

The broader McCormick area is a transitioning industrial area as per draft

materials from the ongoing McCormick Area Study, so there are few significant

instances of designated and/or zoned land for residential developments.

(d) the proximity of any proposal for medium or high density residential development to

public open space and recreational facilities, community facilities, and transit services,

and the adequacy of these facilities and services;

The Site is well-served by the Dundas Street transit corridor which

accommodates bus routes with 10-15 minute headways into Downtown London

during most of the day. The Site is served by a range of recreational and

community facilities generally within a short distances, including the Western Fair

Sports Centre, park space associated with the school at the end of

Gleeson/Sparton/Osborne, and the Oxbury Mall at Oxford and Highbury.

(e) the need for affordable housing in the area, and in the City as a whole, as determined

by the policies of Chapter 12 – Housing;

The Preliminary Development Concept demonstrates how the Site can provide a

range of housing types, forms and tenures with opportunities for affordable

housing options.

(f) the height, location and spacing of any buildings in the proposed development, and

any potential impacts on surrounding land uses;

The Zoning By-law Amendment would create a transition in height from 3 storeys

to 6 and 10 storeys as one moves from the northeast/east to the southwest/west

portions of the Site.
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(g) the extent to which the proposed development provides for the retention of any

desirable vegetation or natural features that contribute to the visual character of the

surrounding area;

Although there does not appear to be any significant vegetation or natural

features on the Site that contribute the visual character after a preliminary

review, opportunities can be explored through tree retention and management

plans at the detailed design stage of the site plan approval process.

(h) the location of vehicular access points and their compliance with the City’s road

access policies and Site Plan Control By-law, and the likely impact of traffic generated

by the proposal on City streets, on pedestrian and vehicular safety, and on

surrounding properties;

Accesses to the Site from Ashland Avenue and McCormick Boulevard are

situated at least 60 metres from the Dundas Street East intersection as per City

access policies. The circulation network on the Site including the extension of

Gleeson Street as a full public right-of-way, an internal private street connecting

between Ashland Avenue and the Gleeson Street extension, and opportunities

for pedestrian connections across the Site. A traffic impact assessment is

required prior to the lifting of the holding provision on the Site.

(i) the exterior design in terms of the bulk, scale, and layout of buildings, and the

integration of these uses with present and future land uses in the area;

The Preliminary Design Concept is organized to retain the existing McCormick’s

Building to provide an active edge to the Dundas Street corridor, and situate new

buildings on the McCormick Boulevard and Ashland Avenue close to the street

line and maximize a built edge along these streets. Specific responses in terms

of building massing and architecture can be further refined through the detailed

design stage of the site plan approval process.

(j) the potential impact of the development on surrounding natural features and heritage

resources;

There are no surrounding natural heritage features and resources that the

proposed development would impact.

(k) constraints posed by the environment, including but not limited to locations where

adverse effects from landfill sites, sewage treatment plants, methane gas,
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contaminated soils, noise, ground borne vibration and rail safety may limit

development;

The Site will require site remediation and/or clearances to residential standards

to accommodate the proposed development (as per the findings of the Phase 1

and 2 Environmental Site Assessments completed for the Site). A noise and air

quality assessment concerning surrounding existing industrial uses, and a noise

assessment concerning the nearby CP rail line are required prior to lifting of the

holding provision, which may identify mitigation measures necessary for the

proposed development.

(l) compliance of the proposed development with the provisions of the City’s Official Plan,

Zoning By-law, Site Plan Control By-law, and Sign Control By-law;

The proposed applications and development are consistent with the Official Plan

as per the discussion in the preceding sections. The proposed development will

require site plan approval at a later time.

(m) measures planned by the applicant to mitigate any adverse impacts on surrounding

land uses and streets which have been identified as part of the Planning Impact

Analysis;

There are no adverse impacts identified at this preliminary point of the process.

Further assessments of traffic impacts and noise and air quality impacts moving

forward in detailed design approvals may necessitate mitigation measures and/or

refinements to the development plan.

(n) impacts of the proposed change on the transportation system, including transit.

The proposed development with its compact form and intensity would support

transit use along the higher frequency Dundas Street transit corridor. A traffic

impact assessment is required prior to the lifting of the holding provision to assess

movements to and from the Site.

Further to these residential criteria, the proposed OPA satisfies Section 7.6.2 ii) of the Official

Plan in respect to criteria for evaluating a land use change in industrial designations, as per

the following:

(f) For non-industrial uses within industrial designations the potential of the proposed

uses to deter future industrial development; and,

The broader McCormick area is a transitioning industrial area as per draft

materials from the ongoing McCormick Area Study which generally has



Planning Justification Report | 1156 Dundas Street 42

GSP Group | June 2015

recognized that a transition from the industrial character to a more mixed-use

character will occur over time. The Land Use Compatibility Study prepared in

support of the McCormick Area Study identifies that “proposed sensitive land use

uses in the Secondary Plan Area are suitable for the area; however, placing

restrictions where appropriate for an easier transition to the proposed sensitive

land use”. A noise and air quality assessment concerning surrounding existing

industrial uses is required prior to lifting of the holding provision for development

to ensure that the proposed development on the Site can occur without adversely

impacting the continued operation of surrounding industrial operations.

(g) Secondary uses which may be considered as sensitive land uses are not to be

located within 300m of an area designated General Industrial and are located on

either a primary collector or arterial road.

The Land Use Compatibility Study prepared on behalf of the City in support of

the ongoing McCormick Area Study supports the proposed sensitive land uses

with the need for additional assessments through detailed design. A noise and

air quality assessment concerning surrounding existing industrial uses, and a

noise assessment concerning the nearby CP rail line are required prior to lifting

of the holding provision on the Site, which may identify mitigation measures

necessary for the proposed development.

(b) compliance with Ministry of the Environment standards and guidelines and the City's

Waste Discharge By-law, relating to the compatibility of the proposed use with

existing uses; and the potential impact of any noise, odour or other emissions on

surrounding land uses;

The Site will require site remediation and/or clearances to residential standards

to accommodate the proposed development. A noise and air quality assessment

concerning surrounding existing industrial uses, and a noise assessment

concerning the nearby CP rail line are required prior to lifting of the holding

provision, which may identify mitigation measures necessary for the proposed

development.

(i) measures planned by the applicant to mitigate any adverse impacts on surrounding

land uses and streets which have been identified as part of the Planning Impact

Analysis.

There are no adverse impacts identified at this preliminary point of the process.

Further assessments of traffic impacts and noise and air quality impacts moving

forward in detailed design approvals may necessitate mitigation measures and/or

refinements to the development plan.
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8. CONCLUSIONS

The proposed development for 1156 Dundas Street and the implementing applications for an

OPA and ZBA identified in this Planning Justification Report represent good planning and are

justified as they:

1. Are consistent with the relevant policies of the Provincial Policy Statement 2014 in

that they contribute to a more complete community, facilitate the redevelopment of

an existing brownfield site, accommodate a compact and mixed-use intensification

within an existing built and serviced area, and, they satisfy the policies concerning

the conversion of employment land to non-employment uses;

2. Accommodate a new land use pattern for the Site that is generally in keeping with

the latest available concepts and direction for the McCormick area;

3. Are consistent with the policies for adding a new Main Street Commercial Corridor

designation as per Section 14.4.1.11 of the Official Plan in that they satisfy the

criteria concerning form and scale, serviceability, and design objectives;

4. Are consistent with the policies for multiple attached dwellings in the Low Density

Residential designation as per Section 3.2 of the Official Plan in that they satisfy the

respective density and intensification policies for such uses;

5. Are consistent with the policies locating a new Multi-Family, Medium Density

Residential designation as per Section 3.3 of the Official Plan in that they satisfy the

criteria concerning form and scale, site size, serviceability, and traffic impact;

6. Are consistent with the development for transit corridors as per Section 18 of the

Official Plan in that they provide for a compact, mixed-use form of development

oriented to the Dundas Street edge;

7. Satisfy the relevant criteria for Planning Impact Analysis concerning designations

and rezoning for residential and industrial designations;

8. Accommodate opportunities for the adaptive re-use and retention of key heritage

attributes of the existing McCormick’s Buildings, designated under the Ontario

Heritage Act, subject to further detailed design;

9. Are supported by the Land Use Compatibility Study prepared in support of the

McCormick Area Study that demonstrates the land use change to sensitive

residential land uses is appropriate, subject to further detailed assessment related

to noise and air quality considerations; and,

10. Will be implemented through future approvals for site plan approval, subdivision

approval, and lifting of holding provisions, which require further study and

assessment of considerations for noise and air quality, traffic, and servicing

schemes.
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APPENDIX A

Proposed Zoning By-law Regulations

AREA 1 – BDC (“A”) Zone

Regulation Requirement in BDC Zone Proposed ZBA

Permitted Uses As per Section 25.2 Add Assembly Halls,

Community Centres, and

Institutions

Lot Frontage (m) MINIMUM 8.0 8.0

Front Yard Depth (m) MINIMUM 0 9.0 (from Dundas)

Exterior Side Yard Depth (m) MINIMUM 0 0

Front Yard Depth (m) MAXIMUM 0 None

Lot Coverage (%) MAXIMUM 70% 70%

Height (m) MAXIMUM 12.0 See Note 1

Gross Floor Area (m2) MAXIMUM for

specific individual uses

300 - Dry Cleaning

500 - Restaurants, Eat-in

2,000 – Office

1,000 - Cinemas

300 - Dry Cleaning

500 - Restaurants, Eat-in

6,000 – Office

1,000 - Cinemas

Height (m) MAXIMUM of Apartment

Buildings

Over 12.0 per ZBA See Note 1

Density (units/ha) of Apartment

Buildings

Per ZBA 100

Parking Requirements As per Parking Area 3 See Note 2

Note 1:

 A Maximum Height of 10 storeys for a building containing residential units (whether as

Apartment Building or otherwise) within any portion of the existing building;

 A Maximum Height of 4 storeys for a newly erected building, regardless of use;

 A Minimum upper storey setback of at least 3 metres for any new storeys above the 4th

storey.

Note 2:

 As per Parking Area 3 regulations, except:

o 1 space per 90 square metres of Office space;

o 1 space per unit for Duplexes, Triplexes, Townhouses and Apartments; and,

o 0.25 space per unit for Senior Citizen Apartment Building.
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AREA 2 - R6-5 (“B”) Zone

Regulation Requirement in R6-5 Zone Proposed ZBA

Permitted Uses Single Detached

Semi-Detached

Duplex / Triplex

Townhouse

Stacked Townhouse

Apartment building

Fourplex

Add Continuum-of-Care

Facility and Retirement

Home

Lot Area (m2) MINIMUM 850 850

Lot Frontage (m) MINIMUM 10 10

Front Yard and Exterior Yard Depth

(m) MINIMUM

6.0 Main

6.0 Garage

4.5 Main

6.0 Garage

Interior Side Yard Depth (m)

MINIMUM

See Note 1 See Note 1

Landscape Open space (%) MINIMUM 30 20

Lot Coverage (%) MAXIMUM 45 60

Height (m) MAXIMUM 12.0 See Note 2

Density (Units per Hectare) MAXIMUM 35 125

Parking Requirements As per Parking Area 3 See Note 3

Note 1:

 0.4 metres per 1 metre of main building height or fraction thereof, but in no case less than 2.4

metres when the end wall of a unit contains no windows to habitable rooms, or 6.0 metres when

the wall of a unit contains windows to habitable rooms.

Note 2:

 A Maximum Height of 19.5 metres on that portion of the applicable land that is within 50 metres

of the McCormick Boulevard right-of-way;

 A Maximum Height of 10.5 metres, measured from the highest average grade of the building, on

that portion of the applicable land that is within 30 metres of the Ashland Boulevard right-of-way;

and,

 A Maximum Height of 12 metres on the remainder of the land affected by the R6-5 (“B”) Zone.

Note 3:

 As per Parking Area 3 regulations, except:

o 1 space per unit for Duplexes, Triplexes, Townhouses and Apartments; and,

o 0.25 space per unit for Senior Citizen Apartment Building.
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AREA 3 - R3-1(“C”) Zone

Regulation Requirement in R3-1 Zone Proposed ZBA

Permitted Uses Single Detached

Semi-Detached

Duplex, Triplex, Fourplex, Converted

Add Street Townhouse

Single

Detached

Semi-

Detached

Street

Town

Single

Detached

Semi-

Detached

Street

Town

Lot Area (m2)

MINIMUM

250 420 / 200

per unit

- 250 420 / 200

per unit

200

Lot Frontage (m)

MINIMUM

9.0 18.5 / 8.0

per unit

- 9.0 18.5 / 8.0

per unit

5.5 / unit

Front Yard and Exterior

Yard Depth (m)

MINIMUM

4.5 Main

6.0 Garage

4.5 Main

6.0 Garage

- 4.5 Main

6.0 Garage

4.5 Main

6.0 Garage

4.5 Main

6.0 Garage

Rear Yard Depth (m)

MINIMUM

6.0 6.0 - 6.0 6.0 7.0

Interior Side Yard

Depth (m) MINIMUM

See Note 1 See Note 1 - See Note 1 See Note 1 See Note 2

Landscape Open

space (%) MINIMUM

30 25 - 30 25 30

Lot Coverage (%)

MAXIMUM

45 45 - 45 45 35

Height (m) MAXIMUM 10.5 10.5 - 10.5 10.5 10.5

Number of Units per

Lot

1 2 - 1 2 n/a

Parking Area Coverage

(%) MAXIMUM

25 30 - 25 30 n/a

Parking Requirements As per Parking Area 3 As per Parking Area 3

Note 1:

 1.2 metres plus, for any portion of the side yard adjacent to a part of the building exceeding one

storey in height, 0.6 metres for each storey or part thereof above one storey; except that where

no private garage is attached to the dwelling, one side shall be 3.0 metres.

Note 2:

 0.4 metres per 1 metre of main building height or fraction thereof, but in no case less than 2.4

metres when the end wall of a unit contains no windows to habitable rooms, or 6.0 metres when

the wall of a unit contains windows to habitable rooms.


