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SECTION 1: PLANNING JUSTIFICATION   

INTRODUCTION  

On behalf of SZAM Capital, Zelinka Priamo Ltd. has prepared this Planning Justification & Design 

Report to provide policy analysis in support of a Zoning By-law Amendment application for a 

proposed development on lands known municipally as 475 Grey Street (the “subject lands”). The 

proposed development consists of two (2) 2.5-storey stacked townhouse buildings, with each 

building containing a total of 18 units, for a total of 36 units on the subject lands. A Zoning By-law 

Amendment application is required for the purpose of re-zoning the subject lands to permit the 

proposed development. A City-initiated amendment to the 1989 Official Plan is also required. 

The purpose of the following Planning and Design Report is to evaluate the proposed Zoning By-

Law Amendment and City-initiated Official Plan Amendment within the context of existing land 

use policies and regulations, including: 

• The 2020 Provincial Policy Statement (PPS); 

• The 1989 City of London Official Plan (OP); 

• The new City of London Official Plan, known as The London Plan; and, 

• The City of London Zoning By-Law Z.-1.  

Section 3 of this report evaluates the proposed conceptual site and building designs through an 

analysis of the Urban Design policies in 1989 City of London Official Plan and the London Plan, 

including public realm and compatibility analyses.  

SUMMARY 

This report concludes that the proposed Zoning By-Law Amendment (ZBA) and Official Plan 

Amendment (OPA) are appropriate and desirable for the following reasons: 

• The applications will permit an appropriate built form and density for the subject lands; 

• The proposed development will make efficient use of underutilized, brownfield lands within 

an established built-up area in keeping with the purpose and intent of both Official Plans; 

• The proposed development is appropriate for the subject lands, including a compatible 

site and building design enhances pedestrian-oriented streetscapes along Grey Street 

and Maitland Street and is consistent with applicable urban design policies; and,  

• The proposal provides a residential built form that is compatible with, and complementary 

to, proximate low-density residential dwellings and future development within the SoHo 

neighbourhood. 
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THE SUBJECT LANDS 

The subject lands consist of a single parcel of land, known municipally as 475 Grey Street, located 

at the southeast corner of Grey Street and Maitland Street (Figure 1). The rectangular shaped 

subject lands have a frontage of approximately 34.3 meters (112 feet) along Grey Street and 86.9 

meters (285.3 ft) along Maitland Street, and a site area of approximately 0.375 hectares (0.927 

acres). The lands formerly contained a lumber and building supply establishment but are now 

vacant. 

Figure 1 – Subject Lands 

 

The subject lands are generally flat in topography and do not contain any significant vegetation. 

There are no trees located on the subject lands (Figures 2-3).  

Existing vehicular access is provided by full-turns access points from Maitland and a left-in/left-

out access point from Grey Street. Vehicular access is limited by overgrown natural vegetation 

and eroded hardscaped surfaces. Pedestrian connections are provided by public sidewalks along 

both sides (north and south) of Grey Street and along both sides (east and west) of Maitland 

Street.  
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Figure 2 – Subject Lands (looking southwest from Grey and Maitland intersection) 

Figure 3 – Subject Lands (looking south from Grey Street) 

 

The subject lands are bounded Grey Street to the north; an operational Canadian National (CN) 

railway spur line to the east; Maitland Street to the east; and a mixed-use building to the south.  

The subject lands are within the “Low Density Residential” land use designation in the 1989 City 

of London Official Plan; are within the “Neighbourhoods” Place Type with frontage along a 

“Neighbourhood Connector” (Grey Street) and “Neighbourhood Street” (Maitland Street) in the 

London Plan; and are currently zoned “Residential 2 (R2-2) Zone” in the Z.-1 Zoning By-Law. 
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SPATIAL ANALYSIS  

The following section provides a regional spatial analysis and a site-specific spatial analysis. A 

regional spatial analysis, which considers land uses within 400m and 800m from the subject 

lands, analyzes the range and mix of surrounding land uses, built form characteristics, key 

structures, landmarks, and/or transportation networks. A site-specific spatial analysis provides an 

analysis of immediate land use relationships between the subject lands and abutting properties. 

Regional Spatial Analysis 

Figure 4 illustrates the surrounding land uses, as well as significant landmarks, within a 400-meter 

and 800-meter buffer radius in relation to the subject lands. These buffers represent straight line 

walking distances of approximately five (400 meters) and ten minutes (800 meters), respectively. 

However, given the existing configuration of sidewalk networks and other pedestrian barriers, 

these buffers may not represent true walking times.  

Figure 4 – Regional Spatial Analysis 

 

The subject lands are located interior to the neighbourhood of SoHo (South of Horton), an 

established, mixed-use neighbourhood in the City of London. The neighbourhood is bordered to 

north by Canadian National (CN) railroad tracks, Adelaide Street North to the east, and the 
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Thames River to the South and West. The neighbourhood of SoHo is characterized by an 

established low density residential built form, heritage resources associated with the Old Victoria 

Hospital Lands, future redevelopment on underutilized lands, including plans for a mix of uses 

and diverse forms of housing, and strong connections to the Thames River.  

Notable features within 400m include (labeled with corresponding numbers on Figure 4): 

(1) Beth Emmanuel Church 

(2) Our Lady of Czestochowa Polish Catholic Church 

(3) Meredith Park 

(4) Polish Hall 

(5) Aberdeen Public School 

Lands within 400 meters are characterized by a mix of land uses, containing predominantly low-

density residential uses in the form of one- and two-storey single-detached dwellings, and multi-

unit converted dwellings (Figure 5). Several high-density residential uses in the form of apartment 

buildings are proximate to the subject lands, including 435 Grey Street (Figure 6) and 430-440 

South Street (Figure 7). 

Figure 5 – Low-density Residential Uses (177-175 Maitland Street, looking southwest) 
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Figure 6 – 435 Grey Street (looking southeast) 

 
 
Figure 7 – 430-440 South Street (looking northeast) 

 

Open space uses and recreational amenities are located throughout the surrounding area, 

including Meredith Park (Figure 8) located 350 meters to the southwest. Proximate corridors 

provide connections to the Thames River and associated parkway (Figure 9). A range of 

commercial uses are located to the northeast along both sides of Hamilton Road. A range of 
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institutional uses and recreational facilities are located through the surrounding area, including 

Beth Emmanuel Church (Figure 10), Our Lady of Czestochowa Polish Catholic Church (Figure 

11), the Polish Hall (Figure 12), and Aberdeen Public School (Figure 13). Generally, the 

neighbourhood is considered walkable with a wide range of amenities within walking and cycling 

distance. 

Figure 8 – Meredith Park (from Nelson Street, looking west) 

 
 
Figure 9 – Thames River and associated parkway (looking south) 
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Figure 10 – Beth Emmanuel Church (looking north from Grey Street) 

 
 
Figure 11 – Our Lady of Czestochowa Polish Catholic Church (looking east from Hill Street) 
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Figure 12 – Polish Hall (looking northwest from Hill Street)  

 
 
Figure 13 – Aberdeen Public School (looking west from Grey Street) 

 

Building heights within 400 meters are mainly between 1 and 3 storeys, but with the notable 

exceptions of the mid- and high-rise apartment buildings noted above. Additionally, 

redevelopment plans for the Old Victoria Hospital lands provide for a range of mid- and high-rise 

buildings. The housing types within the immediate area surrounding are mostly moderate-sized, 

single detached and converted dwellings, some with detached garages, while many have side 

yard driveways, and apartment buildings/ Generally, architectural styles within 400 meters are 

dominated by single detached dwelling design using traditional materials. The exterior finishes of 

the single detached dwellings are typically brick/masonry with vinyl siding and a mix of window 

styles and treatments.  
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Notable features within 800m include (labeled on Figure 4): 

(6) H.B. Beal Secondary School 

(7) Downtown 

(8) Canadian National (CN) Railway Tracks 

(9) Living Fountain Christian Centre 

(10) Old Victoria Hospital lands 

(11) Watson Street Park 

(12) Wellington Valley Park 

(13) Chelsea Green Park 

(14) Adelaide Hiking Trail 

(15) Hamilton Road  

(16) Impact Church 

(17) BMO Centre London 

Lands within 800m are comprised of a wider mix of uses, including a wide range of commercial 

uses, institutional facility uses, open space uses, and additional low density residential uses. The 

Old Victoria Hospital Lands (Figure 14) are located to the southwest and are intended for future 

development, including medium and high-density residential uses. Additional low density 

residential uses, in the form of single detached and converted dwellings, are located to the east 

and west (Figure 15 and 16). A range of commercial uses are located along proximate main 

streets, such as Horton Street East (Figure 17), Hamilton Road (Figure 18), and Wellington Street 

(Figure 19). Additional commercial uses are located further to the southeast at the intersection of 

Adelaide Street and Nelson Street. The subject lands are close to Downtown, which consists of 

a broad range of uses. Additional open space uses, primarily in the form of public parks, are 

located: approximately 750 meters to the southwest (Watson Street Park), 500 meters to the 

southwest (Wellington Valley Park), and 620 meters to the south (Chelsea Green Park). Canadian 

National (CN) Railway Tracks are located to the north. Institutional uses, in the form of educational 

facilities and places of worship, are located: approximately 750 meters to the north (H.B. Beal 

Secondary School) and 510 meters to the northeast (Impact Church). BMO Centre London, a 

significant recreational amenity, is located approximately 800 meters to the northeast.  
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Figure 14 – Old Victoria Hospital Lands (looking west from South Street) 

 
 
Figure 15 – Low density Residential Uses (looking northwest from Dreaney Avenue) 
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Figure 16 – Low density Residential Uses (looking north from Hill Street) 

 
 
Figure 17 – Commercial uses along Horton Street (looking south) 
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Figure 18 – Commercial Uses along Hamilton Road (looking east) 

 
 
Figure 19 – Commercial Uses along Wellington Street (looking south) 
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Site-specific Spatial Analysis 

Figure 20 illustrates a site-specific analysis of the subject lands, which provides information 

regarding the immediate spatial context of the site.  

Figure 20 – Site-specific Analysis 

 

Land uses adjacent to the subject lands are comprised of a mix of uses, as follows: 

• Low-density residential uses comprised of single- and multi-unit buildings to the northwest, 
west, and southwest, fronting onto Maitland Street (Figure 21); 

• A mixed-use building appearing to contain commercial, light industrial, and residential 
uses to the south (Figure 22); 

• The CN spur line to the east (Figure 23); and, 

• A fenced-in, outdoor storage area to the north, on the opposite side of Grey Street (Figure 
24). 
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Figure 21 – Low-density residential uses (looking north from Maitland Street) 

 
 
Any development on the subject lands is required to be sensitive to the proximate dwellings 
adjacent to the site. The Grey Street and Maitland Street frontages offer an opportunity to enhance 
the streetscape from what currently exists today. 
 

Figure 22 – 128 Maitland Street (looking east from Maitland Street) 
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Figure 23 – Adjacent CN Spur Line (looking southeast from Grey Street) 

 
 
The abutting railway spur line poses constraints to development on the subject lands in the form 
of noise, vibration, and building setbacks from the tracks. 
 

Figure 24 – 474 Grey Street (opposite subject lands, looking northwest from Grey Street) 
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PROPOSED DEVELOPMENT  

The subject lands are proposed to be redeveloped for two, 2.5-storey, stacked townhouse 

buildings, each containing 18 units, for a total of 36 units on the site (Figures 26-29). Each 

segment of the building is to contain 3 units stacked vertically, with 6 segments in each building, 

corresponding to a total of 18 units per building. Each dwelling unit has an independent, direct 

exterior access. The buildings are located close to, and parallel with, Maitland Street. 

Figure 26 – Conceptual Rendering (looking southeast from Maitland and Grey intersection) 

 

 

Figure 27 – Conceptual Rendering (looking west from parking area) 
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Figure 28 – Contextual rendering showing proposed development and surrounding buildings 

 

Figure 29 – Conceptual Site Plan 

 

Surface parking is proposed to the east (rear) of the site, behind the buildings when viewed from 

Maitland Street. A total of 34 parking spaces are provided, including two (2) accessible parking 

spaces, corresponding to a parking rate of approximately 0.9 spaces per unit. This reduced 

parking supply necessitates that some residents will not have a personal automobile for daily use, 
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and would rely on either car-sharing, public transit, or active transportation for daily transportation 

needs. 

Vehicular access will be provided by a left-in/left-out driveway from Grey Street, which leads the 

common surface area parking. New pedestrian connections, in the form of sidewalks connecting 

to elevated covered porches, will be provided directly from dwellings units facing Maitland Street. 

Sidewalks will connect residents to the public sidewalk, around the rear of the building, and to the 

surface parking area. 

In addition to private outdoor amenity space in the form of balconies and porches, communal 

amenity space is provided between the buildings. 

The design of the building shows a contemporary style with sloped roof and gables, projecting 

balconies, and cladding materials reflective of the broader neighbourhood, specifically a stone 

base and siding above. Each unit is provided with extensive fenestration arranged in a regular 

pattern across each façade. The windows facing Maitland Street and Grey Street contribute to 

passive visual surveillance of the public realm. 

Due to the abutting railway spur line, a 3.0m high earth berm is proposed along the easterly lot 

line, consistent with applicable guidelines. 

A conceptual landscape plan is shown on Figure 29a, noting a variety of plantings throughout the 

site. Landscaping will be further refined through the Site Plan Approval process. 

The entire development proposes a residential density of 96 units per hectare (UPH). 

Figure 29a – Conceptual Landscape Plan 
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PLANNING ACT APPLICATIONS 

Proposed Zoning By-Law Amendment 

The subject lands are currently zoned “Residential (R2-2)” in the City of London Z.-1 Zoning By-

Law, which permits a range of low-density dwelling types, but not stacked townhouses. 

A Zoning By-Law Amendment is required to permit the proposed development. It is proposed that 

the subject lands be re-zoned to a site specific “Residential (R8-4(_))” zone with special 

regulations as follows: 

• Residential density   96 units per hectare (UPH); 
(Maximum) 
 

• Front yard setback  3.2 meters; 
(Minimum) 
 

• Exterior side yard setback 3.3 meters; 
(Minimum) 
 

• Rear yard setback  3.3m;  
(Minimum) 
 

• Parking supply  0.9 spaces per unit;  
(Minimum) 
 

• Balcony setback  1.5m from lot line;  
(Minimum) 
 

• The definition of “STACKED TOWNHOUSE” permits units to be stacked three (3) units 
high 

City-Initiated Official Plan Amendment 

Through initial consultation with City staff, it is understood that the City of London will initiate an 

amendment to the 1989 City of London Official Plan to align the policy context for the subject 

lands with The London Plan.  

An amendment is not required to The London Plan to permit the proposed development. 
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PLANNING POLICY ANALYSIS   

Analysis of the 2020 Provincial Policy Statement  

The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning 

Act, “provides policy direction on matters of provincial interest related to land use planning” to 

ensure efficient development and the protection of resources. All planning applications, including 

Zoning By-Law Amendment applications, are required to be consistent with these policies. 

In this analysis section, relevant policies are identified in italics, with discussion on how the 

proposed applications are consistent with that policy immediately after. 

Section 1.1.1 

Healthy, liveable and safe communities are sustained by:  

a. promoting efficient development and land use patterns which sustain the financial 
wellbeing of the Province and municipalities over the long term;  

b. accommodating an appropriate affordable and market-based range and mix of 
residential types (including single detached, additional residential units, multi-unit 
housing, 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; 

e. promoting the integration of land use planning, growth management, transit-
supportive development, intensification, and infrastructure planning to achieve 
cost-effective development patterns, optimization of transit investments, and 
standards to minimize land consumption and servicing costs; 

The proposed development is an efficient and, as discussed in more detail later in this report, 

appropriate form of development for the subject lands. The proposed development benefits the 

financial well-being of the Province and the City of London by providing a compact form of 

development on an underutilized parcel of land within an established built-up area. The proposed 

Zoning By-law Amendment is intended to permit a more efficient form of development than current 

zoning permissions allow on the subject lands, while remaining compatible with adjacent lands. 

Further, the proposal for residential intensification is an appropriate form of development at this 

location.  

The increased mix of housing types adds to the range and affordability of housing choice. The 

proposed development encourages a more diverse range of residential uses to meet the housing 

needs in this area of London in an underutilized location well suited for residential intensification. 

The proposed use will complement future development proposed on the Old Victoria Hospital 

Lands, while further diversifying the existing mixed neighbourhood. As such, the proposed 

development adds to the range and mix of housing types to meet the long-term housing needs 

for a variety of demographics. 
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The proposed development is a cost-effective form of development for two principal reasons: the 

form of development is compact and inherently more efficient than what the existing R2-2 zone 

permits; and, the development can make use of existing municipal servicing infrastructure thereby 

minimizing servicing costs.  

Section 1.1.3.1 

Settlement areas shall be the focus of growth and development. 

The subject lands are within a settlement area. The proposed development of the subject lands 

promotes the regeneration and the vitality of the lands, which contributes to the vibrancy of the 

SoHo neighborhood. 

Section 1.1.3.2 

Land use patterns within settlement areas shall be based on densities and a mix of land 
uses which: 

a) efficiently use land and resources;  

b) 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;  

e) support active transportation; 

f) are transit-supportive, where transit is planned, exists or may be developed. 

The proposed development efficiently uses land and resources by introducing an inherently 

efficient form of housing. The proposed form of housing (stacked townhouses) is more efficient 

and compact than the existing form of housing permitted under the current zoning regulations 

(single-detached dwellings, duplexes, and semi-detached dwellings). 

As discussed in more detail later in this report, the proposed development is appropriate for the 

underutilized subject lands, which are well-suited to support a new form of housing with increased 

density. The proposed development broadens the range of residential forms and intensities in the 

area, making efficient use of existing land, resources, infrastructure, and transportation networks, 

including existing municipal services available along Grey Street. As demonstrated in the 

Functional Servicing Report, the proposed development can be serviced by full municipal services 

and does not require any significant servicing expansion. 

A range of commercial uses, amenities, and recreational resources are located within easy 

walking and cycling distance from the subject lands, which are accessible via public pedestrian 

sidewalks. Residents may choose to use active transportation to carry out daily activities. Transit 

is also available along Hamilton Road and Colborne Street, providing transit service connections 

throughout the city. 
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Section 1.1.3.3 

Planning authorities shall identify appropriate locations and promote opportunities for 
transit-supportive development, accommodating a significant supply and range of housing 
options through 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. 

Through the implementing policies of the Official Plan, and in particular the policies of The London 

Plan, the City of London has identified the subject lands as an appropriate location for 

intensification and redevelopment. 

Section 1.1.3.4 

Appropriate development standards should be promoted which facilitate intensification, 
redevelopment, and compact form, while avoiding risks to public health and safety.  

Although portions of the London Plan are under appeal, it has provided policy direction with 

regards to development standards for intensification projects. The Zoning By-law further 

implements those policies with additional regulations and standards for infill and intensification 

projects. The proposed development is a compact form of development that is desirable for the 

currently vacant subject lands. As discussed in more detail later in this report, the requested 

special provisions proposed as part of a Zoning By-law Amendment are appropriate and 

desirable, and will not have an undue adverse impact on adjacent lands. The development 

mitigates risks to public health and safety through the implementation of an earth berm along the 

easterly lot line, abutting the CN spur line. 

Section 1.1.3.6 

New development taking place in designated growth areas should occur adjacent to the 
existing built-up area and shall have a compact form, mix of uses, and densities that allow 
for efficient use of land, infrastructure, and public service facilities.  

The proposed development is within an existing built-up residential area. The proposed density 

of 96 units per hectare is reflective of a compact, efficient form of development which makes use 

of existing land, infrastructure, and public service facilities, and adds to the mix of uses and 

densities in this already mixed residential area. 

Section 1.4.3 

Planning authorities shall provide for an appropriate range and mix of housing types and 
densities to meet projected requirements of current and future residents of the regional 
market area by:  

b) permitting and facilitating: 

1. all housing options required to meet the social, health, economic and well-
being requirements of current and future residents, including special needs 
requirements and needs arising from demographic changes and employment 
opportunities; and all forms of residential intensification, including second units, 
and redevelopment in accordance with policy 1.1.3.3. 
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2. all types of residential intensification, including additional residential units, and 
redevelopment in accordance with policy 1.1.3.3; 

a) directing the development of new housing towards locations where 
appropriate levels of infrastructure and public service facilities are 
or will be available to support current and projected needs; and, 

b) promoting densities which efficiently use land, resources, 
infrastructure and public service facilities, and support the use of 
active transportation and transit in areas where it exists or is to be 
developed;  

f) establishing development standards for residential intensification, 
redevelopment and new residential development which minimize 
the cost of housing and facilitate compact form, while maintaining 
appropriate levels of public health and safety. 

As discussed above, the proposal is consistent with policy 1.1.3.3. The proposed development 

contributes to an appropriate range and mix of housing types to accommodate future growth in 

City of London and contributes to Council’s intent to encourage residential infill and intensification. 

The proposed development is a form of residential infill located on a vacant site that is well-suited 

for the proposed stacked-townhouse use. Existing and/or planned municipal servicing and public 

service facilities are available to accommodate the residents of the proposed development with 

no service capacity issues. The existing area has appropriate levels of infrastructure and public 

service facilities to support current and projected needs, including the proposed development. 

The proposed density contributes to the efficient use of infrastructure and public service facilities. 

Further, the proposed development supports the use of existing and planned public transit along 

Hamilton Road, Colborne Street, and Adelaide Street North. As such, the proposed development 

is transit-supportive, providing an increase in density proximate to existing public transit corridors. 

In addition, the proposed development encourages active transportation to and from the subject 

lands by virtue of the location of the subject lands proximate to commercial uses and open space. 

As discussed previously, appropriate development standards will be established through the 

proposed Zoning By-law Amendment, maintaining appropriate levels of health and health and 

safety. 

Section 1.5.1  

Healthy, active communities should be promoted by:  

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; 

The proposed site layout locates each stacked-townhouse building close to the fronting streets, 

creating a strong streetscape along both fronting streets and a public realm that is safe and 

enjoyable. Connections to pedestrian networks help to foster active transportation, social 

interaction, and community connectivity. The subject lands are within walking distance of the 

Thames River and Thames Valley Parkway, further encouraging active transportation. 
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As there are fewer parking spaces than units for the proposed development, a portion of residents 

will rely on active transportation, transit, or car sharing service. 

Section 1.6.6.2 

Municipal sewage services and municipal water services are the preferred form of 
servicing for settlement areas to support protection of the environment and minimize 
potential risks to human health and safety. Within settlement areas with existing municipal 
sewage services, intensification and redevelopment shall be promoted wherever feasible 
to optimize the use of the services. 

The proposed development will make use of full municipal services with sufficient capacity to 

service the development. A Functional Servicing Report prepared by Development Engineering 

(London) Limited is included as part of the Zoning By-law Amendment submission package. 

Section 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. 

The proximity of the site to established active mobility networks and existing public transit, coupled 

with a reduced parking supply, will encourage alternative modes of transportation for residents. 

As the subject lands are located close to a range of commercial and recreational amenities, 

residents may choose to use active transportation to carry out daily activities to minimize the 

length and number of vehicle trips. It is expected that a portion of the residents of the development 

will not have a personal automatable for daily use. As such, the location of the subject lands 

encourages the use of other modes of travel, including walking, biking, and public transit, rather 

than a personal vehicle. As, previously discussed throughout this report, the subject lands are 

located near public transit services, which provides convenient access to public transit services. 

Section 1.7.1 

Long-term economic prosperity should be supported by: 

b) encouraging residential uses to respond to dynamic market-based needs and 
provide necessary housing supply and range of housing options for a diverse 
workforce.  

The proposed development contributes to long-term economic prosperity by adding to range of 

housing options available in existing mixed-density residential neighbourhood. The proposed 

dwelling units are intended to accommodate a population that will support existing commercial 

uses in the area. The proposed development is a direct response to the current and anticipated 

housing market, which is currently under a very high housing demand.  

Based on the above analysis, the proposed Zoning By-Law Amendment to permit the 

redevelopment of the subject lands for 36 stacked townhouse units is consistent with the policies 

of the 2020 Provincial Policy Statement.  
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Analysis of the 1989 City of London Official Plan  

The City of London Official Plan provides broad policies regarding land use within the City of 

London. Decisions regarding land use in the City of London must be consistent with the Official 

Plan.  

The subject lands are designated “Low Density Residential” according to “Schedule A – Land 

Use” in the 1989 City of London Official Plan (Figure 30).  

Figure 30 – 1989 Official Plan – Schedule A (excerpt) 

 

While primarily intended to accommodate single detached dwellings and other forms of low-

density housing, the “Low Density Residential” designation also encourages the redevelopment 

of underutilized properties within established built-up areas for the purpose of intensification at a 

scale that is compatible within the context of the surrounding neighbourhood. The current “Low 

Density Residential” designation permits a limited range of low-rise housing types, including 

single-detached, semi-detached, and duplex dwellings. However, the current designation also 

contemplates a wider range of housing types for the purpose of residential intensification as per 

Section 3.2.3. Proposals for residential intensification may be contemplated up to 75 units per 

hectare. Given that the proposed stacked townhouse development provides a residential density 

96 units per hectare, the proposed development is not contemplated in the current “Low Density 

Residential” as per the 1989 City of London Official Plan. Therefore, an Official Plan Amendment 

is required to apply a special policy to the subject lands to permit the proposed density. 

As noted previously in this report, previous discussions with City staff identified that a City-initiated 

Official Plan Amendment will be brought forward concurrently with the present Zoning By-Law 
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Amendment to align the 1989 City of London Official Plan with the vision and policies of the 

London Plan to permit the proposed development. More specifically, the amendment will add a 

special policy to Chapter 10 of the 1989 Official Plan to permit the proposed development. 

The proposed special policy is appropriate as it is consistent with the intended planned function 

of the subject lands under the London Plan than the current designation in the 1989 Official Plan 

permits. The following section of this report outlines how the proposed development conforms to 

the intent and policies of The London Plan.  

Analysis of The London Plan 

The London Plan is the new Official Plan for the City of London. The London Plan was adopted 

by Council and received approval from the Ministry of Municipal Affairs and Housing. However, 

the plan was subsequently appealed to the OMB (now OLT) and is proceeding through the 

appeals process. Currently, all mapping and many location-specific policies are under appeal. 

Notwithstanding the policies under appeal, this report provides analysis on all the London policies 

applicable to the subject lands. This section concludes that the proposed development is 

consistent with the policies and intent of the London Plan. Additional analysis of urban design 

policies is provided in Section 3 of this report. 

The subject lands are identified within the “Neighbourhoods” Place Type along a “Neighbourhood 

Connector” (Grey Street) and a “Neighbourhood Street” (Maitland Street), according to “Map 1 – 

Place Types” and “Map 3 – Street Classifications, respectively, in the London Plan (Figures 31-

32).  

Figure 31 – The London Plan, Map 1 (excerpt) 
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The proposed development is consistent with the intent and policies of this Place Type. While 

some of these policies are not in force, they are considered to represent Council’s intent and 

preferred direction on land-use and development matters for the subject lands.  

Figure 32 – The London Plan, Map 3 (excerpt) 

 

OUR VISION FOR THE NEIGHBOURHOODS PLACE TYPE (Policy 916) 

The intent of the “Neighbourhoods” Place Type is to provide a strong neighbourhood character, 

sense of place, and identity; encourage attractive streetscapes, buildings, and public spaces; 

provide a diverse range of housing choices allowing for affordability and opportunities for aging in 

place; promote well-connected neighbourhoods; provide safe, comfortable, convenient, and 

attractive alternatives for mobility, including active transportation; encourage easy access to daily 

goods and services within walking distance; to establish proximate employment opportunities; 

and  provide a range of open space uses, including parks, pathways, and recreational 

opportunities.  

The proposed development provides a site design and a built form that meets the intent of the 

vision for the “Neighbourhoods” Place Type and is compatible with the existing low density 

residential neighbourhood. The vision of the “Neighbourhoods” Place Type speaks specifically to 

the provision of diverse housing options. The proposed development is a new form of housing at 

this location, and, given the proposed site design and existing surrounding land uses, is a 

compatible form of residential intensification that will effectively add to the range of available 

housing choices in the community. Additionally, as discussed throughout this report, the subject 

lands have convenient access to commercial uses, recreational amenities, open space uses, 

institutional amenities, public services and facilities, and public transit.  

30 



Planning Justification and Design Report  July 22, 2021 
475 Grey Street  Zelinka Priamo Ltd. 

 

PERMITTED USES (Policy 921-934) 

A range of uses are permitted with the “Neighbourhoods” Place Type depending on the fronting 

road classification and location within the City of London. The subject lands are within the 

“Neighbourhoods” Place Type along a “Neighbourhood Connector” (Grey Street) and a 

“Neighbourhood Street” (Maitland Street). The subject lands are also identified within Central 

London, further expanding the range of permitted uses on the subject lands. This combination of 

Place Type and Street Classification within Central London permits the following residential uses: 

• Single Detached Dwelling 

• Semi-Detached Dwelling 

• Duplex 

• Converted Dwelling 

• Townhouses 

• Secondary Suites 

• Home Occupations 

• Group Homes 

• Triplexes 

• Small-scale community facilities 

• Fourplexes 

• Stacked Townhouses 

• Low-rise Apartment Buildings 

The proposal for the development of stacked townhouse units on the subject lands is a permitted 

use at this location.  

INTENSITY AND FORM (Policy 935-936) 

The London Plan uses height as a measure of intensity, which is determined by the Street 

Classification to which the lands have frontage. The standard minimum height within the 

“Neighbourhoods” Place Type along a “Neighbourhood Connector” Street Classification is 1-

storey in height, while the standard maximum height is 2.5-storeys, or 4-storeys with bonus 

zoning. The height and intensity of the proposed 2.5-storey townhouse building is therefore 

permitted on the subject lands without bonus zoning and is considered compatible within the 

context of the surrounding neighbourhood in terms of intensity.  

As per the “Form” policies (Policy 936) associated with the “Neighbourhoods” Place Type, 

planning and development applications are required to conform to the “City Design” policies in 

the London Plan. As such, development proposals within existing neighbourhoods are required 

to articulate the existing neighbourhood character and are to be designed to be compatible within 

the context of existing neighbourhood (Policy 199). The proposed development is a compatible 

form of residential intensification within the existing neighbourhood character. Additional detail on 

form and urban design matters are presented in Section 3 of this report.  

RESIDENTIAL INTENSIFICATION IN NEIGHBOURHOODS (Policy 937-939) 

The London Plan provides that residential intensification, such as the proposed development, is 

“fundamentally important” in achieving the overall vision and intent of The London Plan. The 

proposal for residential infill, which involves the development of the vacant subject lands to 

provide a greater number of dwelling units than what currently exists, is a permitted form of 

residential intensification and is encouraged through the policies of The London Plan. 
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As detailed in the urban design section of this report, the proposed stacked townhouse 

development is consistent with the London Plan policies for residential intensification by being 

sensitive to, and compatible with, existing development; is appropriate for the subject lands; and 

is a good fit for the neighbourhood. 

The site-specific zoning regulations proposed for the subject lands are reflective of the overall 

design policy intent of the London Plan to achieve design characteristics such as providing a 

strong and positive pedestrian interface; provide appropriate building scale and massing; and 

provide a proper and effective functional site for criteria such as utility placement, parking, 

vehicular movement, pedestrian circulation, and outdoor amenity space. 

For the reasons above, and in the urban design section of this report, the proposed Zoning By-

Law Amendment is consistent with the policies and intent of The London Plan. 

Analysis of the City of London Zoning By-Law No. Z.-1 

The subject lands are currently zoned “Residential (R2-2)” in the City of London Z.-1 Zoning By-

Law, which permits a range of low-density dwelling types, but not stacked townhouses. 

A Zoning By-Law Amendment is required to permit the proposed development. It is proposed that 

the subject lands be re-zoned to a site specific “Residential (R8-4(_))” zone with special 

regulations as follows: 

• Residential density   96 units per hectare (UPH); 
(Maximum) 
 

• Front yard setback  3.2 meters; 
(Minimum) 
 

• Exterior side yard setback 3.3 meters; 
(Minimum) 
 

• Rear yard setback  3.3m;  
(Minimum) 
 

• Parking supply  0.9 spaces per unit;  
(Minimum) 
 

• Balcony setback  1.5m from lot line;  
(Minimum) 
 

• The definition of “STACKED TOWNHOUSE” permits units to be stacked three (3) units 
high 

The proposed R8-4 zone permits apartment buildings; handicapped person’s apartment 

buildings; lodging houses; stacked townhouses; senior citizen apartment buildings; emergency 

care establishments; and, continuum-of-care facilities. As previously noted, The London Plan 

policies specifically contemplate stacked townhouses at this location. 
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The R8-4 zone is one of the zones in the Z.-1 Zoning By-Law that permits stacked townhouses, 

the other being the R5 zone. The R8-4 zone was selected as a base zone as it is more appropriate 

to implement on the subject lands for the proposed development. While the majority of regulations 

proposed are standard, special regulations are required. The following provides analysis on the 

appropriateness of each proposed special regulation: 

Residential Density 

The proposed 36 townhouse units correspond to a residential density of 96 UPH. As previously 

noted, The London Plan does not measure density by a numerical density calculation, but rather 

by the combination of building height and site layout. The addition of a density regulation is 

therefore only to address the framework of the Z.-1 Zoning By-Law which regulates the number 

of units that may be permitted on a site. 

The proposed number of units is reflective of the upper end of medium-density residential forms 

of housing. This form is generally accepted to be appropriate at locations along higher order 

roads, and proximate to low-density housing. In the case of the subject lands, the lands are 

physically separated from adjacent low-density uses by roads, other uses, and the spur line. 

Given this relationship with adjacent uses, the number of units proposed is considered 

appropriate. Furthermore, adequate on-site features, including parking and amenity space, are 

provided. 

Front Yard Setback (Grey Street) 

The Z.-1 Zoning By-Law defines the front lot line to be the shortest lot line fronting onto a public 

road. In the case of the subject lands, this is the Grey Street frontage, despite the fact that the 

proposed units have a stronger relationship to Maitland Street. 

The proposed front yard setback along Grey Street is proposed at 3.2m, providing a strong 

building presence at the street. As the proposed development shows the building located entirely 

on the west side of the property, the front yard setback has most relevance in relation to the other 

corner properties at the Grey and Maitland intersection. Notably, the buildings at 472 (north side) 

and 469 (south side) Grey Street are located very close to the street, with little or no setback from 

the right-of-way. The proposed setback for the stacked townhouse buildings is reflective of the 

minimal setbacks in the area, while taking into account the required sight triangle, balcony 

projections, and porch projections. 

The proposed 3.2m setback is therefore appropriate for the proposed development.  

Exterior Side Yard Setback (Maitland Street) 

Similarly with the analysis of the proposed front yard setback above, the proposed setback along 

Maitland Street (exterior side yard) is reflective of the existing conditions along Maitland Street 

and provides a positive, pedestrian-oriented streetscape. The proposed 3.3m setback locates the 

building close to the street while providing ample opportunities for landscaping to enhance the 

appearance of the site from the pedestrian environment. 
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Rear Yard Setback 

The proposed rear yard setback, at the south end of the subject lands, is 3.3m, whereas a 

minimum of 4.5m is required in the standard R8-4 zone. Notably, this setback functions as an 

interior side yard setback, not a rear yard setback, as the side of the proposed southerly 

townhouse building interfaces with the southerly lot line. In either case, whether considered a rear 

yard or interior side yard, the setback regulation is the same in the R8 zone. 

The proposed southerly limit of the subject lands interfaces with a mixed-use building (former 

single detached dwelling now with an addition and various uses) located close to the lot line; there 

are minimal windows facing north. The reduction in setback from 4.5m to 3.3m is not considered 

significant, and is in keeping with generally established yard setbacks for townhouses and stacked 

townhouses. The setback provides ample opportunities for access and servicing between the 

building and lot line. Given that the lands to the south appear to be used for commercial and/or 

light industrial uses, there are no privacy concerns with the setback, nor is the proposed reduction 

in distance meaningful to have any impact on privacy. 

Given the above, the proposed rear yard setback of 3.3m is appropriate. 

Parking Supply 

The development proposes 34 parking spaces for 36 units, equating to a parking supply of slightly 

over 0.9 spaces per unit. For simplicity, a rate of 0.9 spaces per unit is requested, whereas the 

standard parking rate for a stacked townhouse in this location (Parking Area 2) is 1.25 spaces per 

unit. 

The subject lands are located in an older area of the City that is proximate to, and within walking 

distance of, a range of commercial and recreational amenities. It is therefore expected that a 

portion of the development’s residents will not use a private automobile for daily use, but rather 

will use active transportation and/or transit. 

It has been our experience that medium- and high-density developments in walkable 

neighbourhoods do not require a large amount of vehicular parking. Rather, land is more 

efficiently used for the provision of dwelling units and amenity spaces. Such forms of development 

are largely trending towards lower parking demand as residents use active transportation and 

transit for daily transportation needs, and in certain circumstances, a car-share service where 

available.  

Furthermore, with the shifts in workplace demands due to the COVID-19 pandemic, in which those 

who can work from home have been increasingly doing so, may result in even less demand for 

vehicle usage. 

Temporary parking is permitted on the east side of Maitland Street, abutting the subject lands. 

Given the above, the proposed parking rate of 0.9 spaces per unit is appropriate for the proposed 

development. 
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Balcony Setback 

Exterior balconies are proposed on the north, south, and east sides of Building A (north building) 

and north and east sides of Building B (south building). Balconies are not proposed on the south 

side of Building B. 

The balconies on the north side of Building A are located approximately 1.5m from the front lot 

line, whereas the standard regulations of the Zoning By-Law require a projecting balcony to be a 

minimum of 3m from the lot line. In order to provide sufficient depth for a useable balcony, the 

balcony projects approximately 1.5m in front of the building face. 

Given the contextual relationship of the proposed building to the street, and the intent to provide 

a strong street presence, the proposed balcony setback is appropriate.  

Definition for Stacked Townhouse 

The standard definition for stacked townhouses in the Z.-1 Zoning By-Law only contemplates two 

units stacked vertically, one on top of the other, accessed from separate entrances direct from 

the exterior. However, the proposed building shows 3 units stacked vertically, one on each floor. 

The exterior form and look of the building is largely the same as a two-unit stacked version, and 

there is no change to the height or massing of the building. 

This type of stacked townhouse has recently been approved in other areas of the City, including 

1679 Highbury Avenue North and 307 Fanshawe Park Road East. In both instances the definition 

for stacked townhouses was varied to permit three (3) units to be stacked vertically. 

As residential dwelling sizes generally trend downward, townhouses with three stacked units are 

becoming more common, and are an effective and compatible means of residential intensification. 

Given the above, the proposed definition for a stacked townhouse with three stacked units is 

appropriate for the subject lands. 

Given the land use policies in both The London Plan, the proposed site specific “Residential (R8-

4(_))” zone is an appropriate implementing zone for the subject lands and the proposed 

development. 

PLANNING POLICY ANALYSIS CONCLUSION  

The proposed City-initiated Official Plan Amendment and Zoning By-Law Amendment to permit 

36 stacked townhouse units on the subject lands, known municipally as 4765 Grey Street, are 

appropriate and desirable for the subject lands.  

The subject lands are proximate to existing and future low-, medium-, and high-density residential 

uses, main roads (Hamilton and Adelaide Street), public transit, a range of commercial uses, and 

public open space. As such, the subject lands are appropriate location for residential infill 

consistent with the “Neighbourhoods” Place Type.  
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The proposed Zoning By-Law Amendment to re-zone the subject lands to a site specific 

“Residential (R8-4(_))” zone is appropriate and desirable for the proposed development.  

For the above reasons noted, and throughout this report, the proposed Official Plan and Zoning 

By-Law Amendments are consistent with the intent and policies of the Provincial Policy Statement 

and The London Plan, are consistent with the long-term vision of the subject lands, and are a 

desirable form of development. Therefore, the proposed development represents good planning 

practice. 
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SECTION 2: ADDITIONAL CONSIDERATIONS 

SERVICING 

A Functional Servicing Report has been prepared by Development Engineering to review the 

available municipal services and capacity for the proposed development. The report concludes 

that the stacked townhouses can make use of existing infrastructure through new connections to 

municipal water, sanitary, and stormwater infrastructure, and that sufficient capacity exists to 

service the proposed development. 

CN RAILWAY SPUR LINE 

A Canadian National Railway (CN) spur line abuts the subject lands to the east. This railway line 

carries low volumes of low-speed trains. A Noise, Vibration, and Safety Report was prepared by 

Development Engineering to evaluate noise and vibration impacts from the railway and provide 

commentary on safety. The report recommends that air conditioning and warning clauses be used 

for the development, in addition to noise reduction building components. This is a standard 

practice for developments that are subject to noise exceeding the Ministry of Environment, 

Conservation and Parks (MECP) NPC-300 Guidelines. 

Recommendations for foundation construction are provided in the report in order to minimize the 

effects of train vibration on the structure. 

Safety aspects related to the railway are considered in two forms: derailments and access. The 

proposed site plan complies with the applicable guidelines for safety from train derailments by 

adhering to a 15m setback. Although the guidelines do not require a berm, one is proposed on 

the site plan.  

Access for the subject lands is proposed approximately 8m from the easterly lot line. It is 

acknowledged that this location is within the recommended setback distance of 30m, however as 

Grey Street is a westbound one-way street, vehicles existing the development will not be turning 

towards the tracks. Furthermore, there is limited opportunity for an access at another location on 

the lands. Similar driveway conditions exist along the spur line in the neighbourhood. 

FORMER USE 

The subject lands formerly contained a building supply establishment. As per the Ontario Building 

Code and Planning Act, a Record of Site Condition will be required for the change of land use, 

prior to the issuance of any building permits. The process for a Record of Site Condition has been 

commenced for the subject lands. 

SOHO COMMUNITY IMPROVEMENT PLAN 

The SoHo Community Improvement Plan (CIP) identifies the desire to have a linear park running 

along, or next to, the abutting railway spur line.  
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Given that the railway is active, there is little opportunity for a public pathway on the railway-owned 

lands, nor is that proposal part of the proposed development of the subject lands. 

Based on anticipated and existing information regarding the railway line, a 3.0m berm is located 

along the east portion of the site abutting the railway corridor. This landscaped area could 

enhance any future public park system if the railway ceases operations and the land conveyed to 

the City. 
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SECTION 3: URBAN DESIGN BRIEF 
This section of the Planning Justification and Design Report provides analysis on urban design 

matters, including analysis of the proposed development in the context of applicable urban design 

policies from both Official Plans. 

DESIGN GOALS AND OBJECTIVES 

The overarching design principles, guidelines, and policies that inform the proposed development 

are outlined in various respects throughout the both Official Plans, being the 1989 City of London 

Official Plan and The London Plan.  

The proposed development intends to redevelop the underutilized subject lands in a manner that 

is consistent with the planning goals and objectives of the above documents and enhance existing 

streetscape along Grey Street and Maitland Street. Given the surrounding built form and land use 

context, the goal of the proposed development is to develop underutilized/vacant subject lands 

for residential uses in a manner that is compatible with surrounding built form; will contribute and 

fulfill the planned function of the area; and, will provide visually attractive residential buildings. As 

such, the proposed developed is intended to:  

• Make efficient use of the subject lands to provide an opportunity for desirable residential 
infill on a lot that is currently vacant; 

• Provide a site and building design that is consistent with the goals and objectives for 
residential infill within established residential neighbourhoods; 

• Provide a residential built form that is compatible with, and complementary to, proximate 
low-density residential dwellings and future development within the SoHo neighbourhood;  

• Appropriately integrate the proposed buildings into the existing context, specifically in 
terms of urban design; 

• Enhance and activate pedestrian-oriented streetscapes along Grey Street and Maitland 
Street; 

• Ensure the maintenance, and enhancement where possible, of privacy between the 
subject lands and abutting properties; and,  

• Mitigate any adverse impacts from adjacent uses.  
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DESIGN RESPONSE TO CITY DOCUMENTS 

Design Response to the 1989 City of London Official Plan  

Urban Design Principles (Policy 3.2.3.5.)  

As per Section 3.2.3.5., the proposed Zoning By-law Amendment application is to be evaluated 

based on the urban design principals for residential intensification. An evaluation of those 

principals is provided below, concluding that the proposed development is consistent with 

applicable policies and is an appropriate form of residential intensification on the subject lands. 

i. Residential Intensification projects shall use innovative and creative standards of design 

for buildings to be constructed or redeveloped;  

The proposed townhouse buildings orient the units perpendicular to Maitland Street to encourage 

a strong streetscape. Street-facing units are provided facing Maitland Street with direct entrances. 

The design of the building will be a positive contribution to the streetscape. The proposed building 

is unique in the area in that there are no townhouses in the neighbourhood, and the proposal for 

3 stacked units is largely a new design for the City of London. 

ii. The form and design of residential intensification projects should complement and/or 

enhance any significant natural features that forms part of the site or are located adjacent 

to the site;  

There are no significant natural features identified on the subject lands or adjacent to the site.  

iii. New development should provide for a diversity of styles, continuity and harmony in 

architectural style with adjacent uses;  

The proposed townhouse building, which is characterized by a sloped roof and gables, projecting 

balconies, and aesthetic cladding materials, is considered a contemporary form of development 

that is intended to add to the diversity of styles in the area that is also compatible with adjacent 

uses. Although a new built form in the area, the style incorporates architectural elements from the 

surrounding neighbourhood. 

iv. New development should include active frontages to the street that provide for the 

enhancement of the pedestrian environment;  

Street-facing units along Maitland Street provide direct pedestrian access to Maitland Street to 

encourage a strong street edge and active frontage. The proposed street-facing units are 

reflective of the existing conditions along Maitland Street, as most dwellings have front doors 

facing the street.  

v. The design and positioning of new buildings should have regard for the impact of the 

proposed development on year-round sunlight conditions on adjacent properties and 

streets;  
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There are no anticipated undue, adverse impacts to the existing sunlight conditions by permitting 

the proposed stacked townhouses. The subject lands are bordered by Grey Street to the north, 

Maitland Street to the west, and Canadian National (CN) railway spur line to the east, which 

provide buffers between the proposed development and surrounding single detached dwellings. 

The building is not tall enough to create shadow impacts beyond what could be created by 

developments permitted within the existing R2-2 zone. 

vi. Buildings should be positioned to define usable and secure open space areas on the site 

and to afford a reasonable measure of privacy to individual dwelling units;  

Private outdoor amenity space is provided by balconies and porches. A communal amenity space 

is provided between the proposed buildings.  

vii. Parking and driveways should be located and designed to facilitate maneuverability on 

site and between adjacent sites, and to reduce traffic flow disruption to and from the 

property; and,  

The proposed driveway configuration incorporates generally established standards for this type 

of development and is appropriate for the site. 

viii. Projects should have regard for the neighbourhood organizing structure. Building and site 

designs should facilitate easy connections to and around the site to public transit and 

destinations. 

The proposed site building and site design provides easy access to the public realm for pedestrian 

circulation, which leads to the public sidewalk along Maitland Street and to the public sidewalk 

along the Grey Street, proving connections to public transit services and nearby amenities.  

Urban Design Policies (Policy 11.1.) 

The City of London Official Plan includes design principles that are to be applied to new 

developments. Section 11.1 lists the general design principles that are to be promoted in the 

preparation of development proposals. The individual principles listed do not always apply to each 

specific development and are dependent upon the location and characteristics of the proposal.  

The design principles relevant to this proposed development and how they are addressed are 

outlined as follows: 

• High Design Standards – The proposed development provides for contemporary building 

designs that make use of modern design practices, quality materials, and accents visible 

from the street (Section 11.1.1 iv); 

• Pedestrian Traffic Areas – Pedestrian traffic to and from the proposed development will 

be connected to the public sidewalk along Grey Street and Maitland Street at multiple 

points, including direct access from street-facing units (Section 11.1.1 viii);  

• Access to Sunlight – Access to sunlight is evaluated both in terms of potential effects on 

existing sunlight exposure to abutting lands and natural light penetration to the proposed 
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development. Appropriate glazing is proposed on all elevations, maximizing the amount 

of natural light that will enter each unit, while providing spatial separation to preserve 

privacy. Interior units are provided with ample windows to allow for natural light 

penetration. It is anticipated that sufficient natural light that will enter each unit. There will 

be no significant shadowing on adjacent lands (Section 11.1.1 ix);  

• Landscaping – Landscaping is shown throughout the site as per the conceptual 

landscape plan provided, including buffer plantings around the periphery of the site and 

internal plantings. Landscaping will be refined through the Site Plan Approval process 

(Section 11.1.1 x);  

• Building Positioning – The placement and orientation of the buildings towards the streets 

with high-quality quality building façades improves the attractiveness and visual appeal of 

the streetscape. The proposed buildings are positioned close to, and parallel with, 

Maitland Street maximize the site and to ensure privacy to individual dwelling units is 

provided. Additionally, buildings must be located away from the railway spur line (Section 

11.1.1 xi); 

• Privacy – There are no privacy concerns given the physical separation of the subject 

lands from other residential uses. To make efficient use of the site, the proposed buildings 

are positioned along Maitland Street, facing the street. The height is similar to adjacent 

single detached dwellings (Section 11.1.1 xii);  

• Outdoor Space – Outdoor amenity space is provided by balconies, porches, and a 

communal amenity space, providing ample outdoor space (Section 11.1.1 xiii);  

• Waste Management – Although a waste management strategy has not yet been finalized, 

it is anticipated that garbage and recycling will be collected on-site through private 

services. Waste collection containers have been centrally located, opposite the central 

amenity feature  (Section 11.1.1 xix). 

The proposal represents an appropriate and compatible form of development and is consistent 

with the urban design policies of the 1989 City of London Official Plan. 
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Design Response to The London Plan 

As noted above, the London Plan is not yet in full force and effect. The London Plan sets out 

urban design policies that are applicable to both the city as a whole, and to specific place types. 

The subject lands are within the “Neighbourhoods” Place Type, which provides specific urban 

design policies. The City Design chapter in the London Plan also provides general urban design 

policies that apply to the entire city, including the proposed development. The proposed 

development is consistent with these policies as follows: 

City Design  

The proposed built form (stacked-townhouses) provides a well-designed, low-rise built form that 

enhances the visual aesthetics of the area (Sections 197, 210). This form is unique in the 

immediate area and adds variety to the range of existing building types. The design of the 

proposed development responds to the larger context of the subject lands and the abutting lands, 

being predominantly single detached dwellings, through a compatible, and aesthetically pleasing 

development (Sections 252, 255, 256, 259, 261, 266, 268, 269, 272). The building maintains a 

low-rise form and exhibits architectural features which are compatible with proximate low density 

residential buildings (Sections 284, 285, 286, 287, 291, 295, 296). 

Policy 953 

As per Policy 953, the proposal for residential intensification is to be evaluated based on the 

“Additional Urban Design Considerations for Residential Intensification” policies of the London 

Plan. The proposed development is a compatible form of residential intensification for the subject 

lands as evaluated through applicable policies as follows:  

a. Site layout within the context of the surrounding neighbourhood, considering such things 

as access points, driveways, landscaping, amenity areas, building location, and parking.  

As discussed previously, the proposed site layout, though a new form of development at this 

location, is a compatible form of development.  

b. Building and main entrance orientation.  

The orientation of the proposed building and entrances are consistent with the surrounding 

neighbourhood, which is characterized by single detached dwellings oriented to face the street. 

Direct pedestrian access to Maitland Street from street-facing units is intended to reflect the 

character of the surrounding neighbourhood.  

c. Building line and setback from the street.  

The proposed building is located generally in line with the established line of front yard setbacks 

of the surrounding dwellings. The proposed setback is intended to promote a strong, pedestrian 

friendly, streetscape presence, while taking into account functional access to the building and 

site.  
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d. Character and features of the neighbourhood.  

The proposed development incorporates an attractive mix of contemporary and traditional design 

features to ensure compatibility with the surrounding neighbourhood.  

e. Height transitions with adjacent development.  

While taller than some of the adjacent buildings, the proposed 2.5-storey buildings are in keeping 

with the predominantly low-rise height of the neighbourhood.  

f. Massing appropriate to the scale of the surrounding neighbourhood. 

It is recognized that the proposed development is a new form of massing on the subject lands in 

comparison to the scale of the surrounding neighbourhood. The proposed massing is intended to 

encourage the efficient use of the subject lands.  

The proposal represents an appropriate and compatible form of development and is generally 

consistent with the urban design policies of the London Plan. 

 

PUBLIC REALM ANALYSIS  

Neighbourhood Character Statement  

The subject lands are located within an established, low density residential neighbourhood. As 

described earlier in this report, the neighbouring lands that make up this section of Maitland Street, 

is developed primarily for single detached dwellings, some of which have may been renovated to 

add additional dwelling units (converted dwellings). Most dwellings were likely constructed during 

the original development of the neighbourhood; however, the range of architectural elements do 

not form any dominant architectural style.  

COMPATIBLY REPORT 

Although the proposed stacked townhouse development is a new form of housing in the 

immediate area, it is compatible with the neighbourhood. Specifically, the proposed development 

is compatible for the following reasons: 

• The proposed low-rise building height is generally in keeping with the dominant building 
heights in the area and does not represent an increase in height in the neighbourhood; 

• The proposed development is to be located in line with the established front yard setbacks 
of the surrounding dwellings; is complementary to the existing street line; and will complete 
the existing underdeveloped streetscape;   

• All necessary components of a well-functioning site plan are provided, including ample 
private and communal outdoor amenity space, building setbacks, vehicular movement, 
pedestrian circulation, and interior living space. 
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Based on the above, the proposed development fits well within the neighbourhood and is of an 

appropriate scale, architectural style, and massing that is compatible with the surrounding 

neighbourhood.  

URBAN DESIGN CONCLUSION  

The proposed development consists of two, 2.5-storey stacked townhouse buildings, with a total 

of 36 units on the subject lands. The built form, scale, and massing of the proposed buildings is 

compatible with the surrounding mixed-use neighborhood. The proposed buildings are 

appropriate and desirable for the subject lands and will transition well with the surrounding built 

form. The proposed design makes use of high-quality materials that will enhance the existing 

context and provide a visually appealing presence along the street, notably filling in a large gap 

in the streetscape. Overall, the proposal introduces attractive, aesthetically pleasing buildings that 

are appropriate for, and compatible with, the existing residential context and streetscape. The 

proposed design is consistent with the urban design polices of 1989 City of London Official Plan, 

the London Plan, and the SoHo Community Improvement Plan.  
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