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INTRODUCTION

On behalf of GWL Realty Advisors, Zelinka Priamo Ltd. has
prepared this Urban Design Brief in support of a Site Plan Approval
application to provide design details of a multiple storey mixed-use
building on the lands known municipally as 556 Wellington Street.

The report is made up of two sections, the contents of which are as
follows:

Section 1:

= Design Goals and Objectives
= Design Response to City Documents
= Spatial Analysis

Section 2:

=  Proposed Development

= Conceptual Design

= Public Realm

= Sustainability Techniques
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Site Location (Base Map: City of London)

SECTION 1

DESIGN GOALS AND OBJECTIVES

The overall goal of the development proposal is to construct a
mixed-use building that contributes to an attractive street presence
along Wellington and Wolfe Streets. The design is intended to be
compatible with, and sensitive to, the neighbourhood surrounding
the subject lands. In order to effectively achieve this goal for the
subject lands, the following design objectives have been identified:

= Create a street-oriented development that reinforces the
spatial enclosure of the street and addresses all abutting
streetscapes.

= To complement the character of the West Woodfield
Heritage District with building base massing, height and
setbacks that respects the largely lower-rise profile of the
surrounding neighbourhood.

= Respect the aesthetic quality of the built form uses
surrounding the subject lands by utilizing unique
architectural elements that are attractive and complement
the existing buildings.

= To provide a strong urban edge to Wellington and Wolfe
Streets through building situation, building articulation and
landscape features that complements Victoria Park and
existing evolving streetscape.

= Provide a quality pedestrian environment by providing direct
pedestrian connections to the building that are enhanced
with landscaping and animated building features.
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DESIGN RESPONSE TO CITY
DOCUMENTS

Due to the current transition between Official Plans (the 1989 City
of London Official Plan and The London Plan), this Urban Design
Brief addresses both documents, as well as the West Woodfield
Heritage Conservation District Plan.

1989 City of London Official Plan — Section 11.1

The 1989 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 promoted in the preparation of
development approvals. The individual principles listed are bolded.
The design principles relevant to this proposed development and
how they are addressed are outlined as follows:

= Natural Features — The proposed building is positioned on
the site and designed to contribute to the pedestrian activity
of Wellington Street, the City Hall prescient and Victoria
Park. Shadow impacts on Victoria Park are minimized by
the step-back design of the building.

= Trees — Existing trees within the setback spaces along
Wellington and Wolf Streets will be conserved. Additional
and replacement plantings will be introduced through the
detailed design to reinforce both street edges.

Open Views — There are no significant views through the
site into Victoria Park, and the views along Wellington and
Wolfe Streets to Victoria Park will be maintained.

High Design Standards — The proposed development is
intended to set a high quality precedent and it is envisioned
to give prominence along the east side of Victoria Park.

Architectural Continuity — The proposed development’s
massing and conceptual design reflects the site’s high-
profile location adjacent to Victoria Park. While the
proposed development is taller than the adjacent uses, the
height, massing and detailing of the podium will reflect the
architectural aspects of the West Woodfield Heritage
District, with a more contemporary design from the tower to
provide interest and unique design.

Redevelopment — Historically the subject lands consisted
of military ground, homes and for several decades a parking
lot. The proposed development does not propose to remove
existing buildings and it takes advantage of an underutilized
lot in the City core.

Streetscape — The Wellington and Wolfe streetscapes are
designed to be animated spaces with a ground floor
commercial fagade that is highly transparent and articulated
as well as landscaping with sitting areas along sidewalks.
All parking and loading is internalized within the building and
vehicular accesses are situated away from the emphasis
point of the Wellington Street and Wolfe Street intersection.
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Pedestrian Traffic Areas — Pedestrian traffic to and from
the proposed development will be connected to a public
sidewalk along Wellington and Wolfe Streets at multiple
points. To enhance the pedestrian area in the front of the
building, patio space is provided in front of the retail units.

Access to Sunlight — The proposed building is massed
with a split podium base of two storeys and three storeys
with a strong emphasis on continuality to the existing
streetscape. A contemporary tower that is further set back
from the podium edges to reduce shade impacts on
surrounding properties, street, and public spaces.

Landscaping — Plantings and other amenities within the
site’s Wellington and Wolfe setback will define and help
soften the pedestrian zone of the development and help
transition from Victoria Park.

Building Positioning — The proposed building has been
positioned and oriented towards the Wellington/Wolfe Street
streetscapes, thereby creating a vibrant street wall and a
visually appealing street edge.

Accessibility Standards — Detailed building design will
incorporate  contemporary  accessibility  standards,
particularly at the ground level.

Parking and Loading — A single, full-turn driveway off of
Wolfe Street provides access to the surface parking area,
loading area and parking structure access.

Privacy — The tower has been massed towards the
Wellington Street and Wolfe Street intersection, as much as
possible, to limit privacy impacts on residential properties to
the east and north. Many properties in this area have been
converted to office uses and/or multiple residential uses with
rear area paved parking becoming the dominant use of rear
yards. Any potential privacy impacts on remaining adjacent
residential rear yard amenity spaces are limited.

Outdoor Space — Outdoor patio spaces is proposed on the
Wellington and Wolfe Street elevations, as well as individual
balconies for residential units will provide residents with
outdoor spaces.

Recreational Facilities - Detailed building design will
include internal recreational facilities that are available to
residents.

Waste Management — Detailed building design will
consider waste and recycling storage on the site and within
the building. All facilities are to be provided internal to the
building.

Resource Conservation — Energy conservation measures
will be in accordance with Ontario Building Code
requirements. It is anticipated the building will be LEED
certified.

Gateways — The subject lands are not a gateway within the
City, but the proposed development design would meet this
intent.
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THE LONDON PLAN

The London Plan has been adopted by Council, but is not yet in
effect, pending the resolution of several appeals to the Local
Planning Appeal Tribunal (LPAT). 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
“Neighbourhood” place type, and fall under these policies as well
as the City Design Policies.

The proposed development is consistent with these policies as
follows:

e The proposed residential apartment building maintains the
character and range of building types in the area by
providing a well-designed, mixed-use built form that
enhances the visual aesthetics of this location and fills in a
gap in the streetscape (Section 197);

e A Public Realm analysis demonstrating the compatibility of
the proposed built form with the existing built context can be
found on page 12 (Section 199);

e The existing streetscape along Wellington and Wolfe
Streets will be furthered enhanced by the addition of a new
well-designed streetscape including commercial space
along the active street frontage (Sections 221, 235, 879);

e The proposed site layout responds to the context of the
subject lands and the abutting lands through a compatible,
and aesthetically pleasing development. The building’s

mass is broken with stepbacks that transition from the
podium to middle section and from the middle to the top
section. This reduces shadowing and crowding of the
neighborhood’s public realm and provides strong
architectural interest (Sections 252, 253, 255, 256, 259,
261, 266, 268, 269, 272);

The building design, including scale, massing, and
materials, that is respectful of the site’'s context along
Wellington and Wolfe Streets. The building maintains a
podium form and exhibits architectural features which are
complimentary to the neighbouring existing buildings.
Rooftop mechanical equipment is screened from view
(Sections 284, 285, 286, 287, 291, 295, 296); and

A diverse range of building materials are proposed including
brick, precast accents and glass (Sections 301, 302).

/|LEGEND THE LONDON PLAN
PLACE TYPES MAP 1 (EXCERPT)
Lireen Space

NTRAL A

The London Plan — Schedule A Map 5 (excerpt)
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WEST WOODFIELD HERITAGE CONSERVATION
DISTRICT PLAN

The subject lands are located within the West Woodfield Heritage
Conservation District and are consistent with the general polices of
Section 4 of the West Woodfield Conservation District Plan.

The proposed intensification of the subject lands is an infill
development where a new building can be constructed without the
demolition of an existing structure.

While the proposed development is taller than the surrounding
residential building fabric; it is compliant with in-force zoning, it
maintains a human scale street-edge along the Wellington and
Wolfe Street through ground floor uses, consistent podium height
and upper storey setbacks.

The design of the building provides adequate ftransition to
neighbouring building types and heights through a well-composed
podium with the upper residential mass that is broken up with
stepbacks.

In keeping with Section 8 of the Conservation District, the proposed
building:

e |s in keeping with the general setback pattern of the
surrounding properties;
e Is oriented to both the Wellington and Wolfe Streetscapes;

Permitted higher height will not create undue shading, loss
of view or unacceptable traffic conditions within the
neighbourhood;

Has both commercial and residential entrances on the
ground floor elevation that are directly oriented to the public
sidewalk;

Podium is symmetrical to and respects the pattern and
character of the neighbourhood through attention to height,
built form, setback, massing and architectural treatment;
Will use traditional palette of materials and colours on the
podium that respect the surrounding neighbourhood; and
Will use a traditional palette of materials and colours for the
residential portion to distinguish it from the traditional
character of the podium.
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SPATIAL ANALYSIS

The spatial analysis for a 400m and 800m radius is provided on
page 8. Google Maps air photo is used as the base map.

Key features include:

The subject lands (black), as well as other land uses with a 400m
and 800m radii. The two radii represent straight line walking
distances of approximately 5 and 10 minutes, respectively. Due to
sidewalk networks and other barriers, the circles may not represent
true walking times. Arterial roads are shown as red lines, bike
routes are shown in light blue solid and dashed lines.

Notable features within the 400m buffer include residential uses,
including the existing low density residential neighbourhood, within
the West Woodfield Heritage Conservation District, to the northeast
and east, and high-density residential uses (Granite House
apartment building) to the northeast at the corner of Central Ave
and Waterloo Street. Open Space land use designation is located
to the west of the subject lands across Wellington Street (Victoria
Park).

Notable features within the 800m buffer include Open Space land
use (i.e. Campbell Memorial Park, Piccadilly Park. The CN Railway
also runs through the 800m buffer of the subject lands. Additional
low density residential is located to the east and the north. Several
commercial land uses, both retail and restaurant, are located along
Richmond Street to the west of the subject lands (Toboggan
Brewing Company, Symposium Café, Jack Astor’s). Institutional
uses are located to the south and southwest of the lands (St. Peter’s
Cathedral and Basilica, Metropolitan United Church). The London
Music Hall and The Grand Theatre are notable entertainment hubs

within a 5 minute and 10-minute walking distance of the subject
lands.

In summary, the subject property is a level site fully zoned and
suited for development as a mix-use building. Itis located in an area
designated and zoned for permit a range of commercial and
residential developments of this scale. The proposed site layout and
building design is sensitive to, and compatible with, the adjacent
residential neighbourhood.

Appendix A provides a full photo analysis of the neighbourhood.
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Spatial Analysis, 400m to 800m Radius
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SECTION 2

PROPOSED DEVELOMENT PLAN

The proposed development is an 18-storey mixed-use building with
ground floor commercial space and residential apartments above
and was designed on the following five principals:

Neighborhood Integration

The Building’s massing is purposely broken into three layers
(podium, midsection, upper) to minimize the visual impact of the
overall building mass. Further to the layering strategy the building
facade is also broken vertically enhancing the rhythm of the
streetscape allowing the overall building to feel more in tune with
the scale of buildings in the neighborhood.

Street Edge Alignment and Park Edge

The building(s) have been carefully located on the lot in order to
maintain the alignment of the other adjacent buildings thus creating
a very strong urban edge tangent to the significant park space in
front of the development. The architectural expression of the
building is also attentively orchestrated to find a perfect balance
between existing heritage buildings (and their character) while
maintaining a contemporary feel to them.

Scale and Setbacks

The scale of the building is the outcome of careful adherence to
zoning bylaw requirements. The progressive stepped upper floors
allow for proper penetration of daylight(sunlight) into the

streetscapes minimizing additional shadows into the adjacent
neighborhood. The consequent architectural expression of the
building form is reminiscent of the buildings seen in New York as a
result of Bassett's zoning resolution put in place in 1916.

Materials

The materials choice for the development will be based on the
principle that the building will need to strike a perfect balance
between the heritage brick and stone building neighboring the site
and the a more contemporary architectural expression. The fagade
at the podium will be mostly designed with brick and precast
accents, strongly demarcating the first four floors of the
development and anchoring the building mass to the streetscape.
The midsection will be lighter in color and mostly and elevate for an
additional eight floors. The upper portion of the building will be clad
in glass. The reflective nature of the glass will allow the upper floor
to seem lighter and feel as if they are disappearing and merging
with the sky.
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CONCEPTUAL DESIGN

The Urban Design Brief Terms of Reference (2009) lists site design,
built form, massing and articulation, character and image,
architectural treatment, lighting, signage, and servicing for
consideration of conceptual design. Appendix B is comprised of the
comprehensive design package that supplement the following
textual descriptions.

Building Orientation

The proposed building has a 100% site coverage site with close to
zero lot line setbacks to the Wellington and Wolf Street right-of-way.
The building is generally set back 7 metres from the public sidewalk
on Wellington Street and 5 metres on Wolfe Street. The ground
floor commercial units wrap around the corner of Wellington and
Wolfe, providing active uses facing both streets.

Character and Image

The proposed building has been designed to reflect the podium-
tower from of development, which is defined by the pedestrian-
scaled podium. This form of development minimizes impacts of
building height by providing for active uses and engagement at the
pedestrian level, and a stepped-back tower component to minimize
shadow, wind and privacy impacts.

The podium has been designed to address the sidewalk and the
public realm on Wellington and Wolfe Streets, through active
frontage, vertical and horizontal architectural features and glazing.

Architectural Treatment

The selected architectural treatments are highly curated to be
respectful of the site’s broader context within the surrounding West
Woodfield neighbourhood, the City Hall precinct and Victoria Park
while achieving a distinctive contemporary look. The proposed
building has been designed to embrace both traditional and modern
characteristics through the selection of materials and colours.
Traditional treatments on the building podium transition to modern
features as the building rises. The use of precast materials unifies
the base and the tower under a common material, but is paired and
articulated differently to create complementary podium and tower
elements.

Articulation

The building’s podium is articulated to relate to the pedestrian scale
of the street and to the varying profile of the surrounding
neighbourhood. Large proportions of brick materials, divided by
vertical changes with other complementary materials, provides a
rich palette of materials that respects the surrounding
neighbourhood character.

Building entrances are emphasized through material changes, patio
umbrellas and signage. A regular rhythm of well-proportioned
transparent windows helps to reinforce the rhythm and human scale
of the street and surrounding neighbourhood.

Decorative elements (cornices, lintels and reveals) as well as wall
projections and recessions provide depth to the fagade along the
street. The choice of earth tone colours (reds, browns, and beiges)
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creates a warm streetscape at the ground level, fitting with the
colour palette of the surrounding area.

Massing

The Building’s massing is purposely broken into three layers
(podium, midsection, upper) to minimize the visual impact of the
overall building mass. In addition, stepbacks vary with the
articulation of the building, as per side images.

Lighting
On the podium, lighting will be oriented and scaled to the pedestrian

with architectural lighting to accentuate pedestrian areas, amenity
spaces and building entrances.

Signage
Commercial signage will be located on the ground floor fagade,
which may include fascia signage or hanging signage that is

respectful of the building and surrounding neighbourhood.

Pedestrian Access

Pedestrians will access the building from the Wellington
Streetscape, either through the residential lobby or through the
commercial units.

Vehicles will enter the site from the Wolfe street frontage connecting
to the above or underground portions of the garage.

Secure bicycle storage lockers are provided on the ground floor of
the parking garage.

630m
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Schematic Section — North-South
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PUBLIC REALM

The proposed development is well integrated with the Wellington
and Wolfe streetscapes through building design. This includes:

= A podium massed to be respectful of the surrounding
neighbourhood;

= Stepbacks on the tower from Wellington and Wolfe to
provide relief to streetscape;

=  Podium articulation, details and materials to reinforce the
streetscape level and surrounding heritage character;

= A regular rhythm of well-proportioned transparent windows
along the podium to reinforce human scale proportions of
the street;

* Principal building entrances on the Wellington frontage with
architectural emphasis on the facade;

= Continuation of the public sidewalks along the Wellington
and Wolfe Street frontages of the site; and

= A combination of hardscaped areas for commercial units
and softscaping planting areas between the proposed
building and the existing sidewalks.

SUSTAINABILITY TECHNIQUES

The proposed building will incorporate current energy saving
technologies that are in accordance with the Building Code and are
cost-effective. The building will be a LEED Certified Building.

CONCLUSION

In summary, the multiple storey mixed-use development is
proposed as an appropriate use and building design for the site.
The development is consistent with the planning regulations and
policies. The proposed building design will be a highly desirable
project for the area that is distinctive, yet comparable with the
overall form of the surrounding neighbourhood.
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APPENDICES

Appendix A — Photo Inventory of Neighbourhood

Appendix B — Project Plans
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