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1 Urban Design Brief Introduction & Objective

KNYMH Inc. has been retained by Waldemar Lp. (hereinafter referred to as the “Applicant”) to develop this Urban
Design Brief for the redevelopment of the properties municipally known as 418 & 422 Guelph Line in the City of
Burlington, Ontario (hereinafter referred to as the “site” or the “subject lands”). The Urban Design Brief's Objective is
to provide a description of the project proposal, and evaluate the proposal’s fit when viewed within the framework of
the City of Burlington’s planning Policies & standards including the City’s Official Plan, Strategic Plan, Zoning By-Law
2020, and Tall Building Guidelines.

2 Urban Design Policy & Regulatory Context
2.1 City of Burlington Official Plan

It is important to note that the Council of the Corporation of the City of Burlington adopted the Grow Bold: Burlington’s
Official Plan on April 26, 2018 through By-law [24-2018] but it is currently under review by the Region of Halton and
City of Burlington for approval and as such is not in full force and effect. The intent is to bring the City’s Official Plan
into conformance with the Strategic Plan approved April 2016. Therefore the policies of the Consolidated October
2017 Official Plan (referred hereto as OPA 104) govern and inform this Report.

2.2 The Region of Halton Official Plan (ROP)

The following is an overview of the Regional Official Plan’

The Regional Official Plan (ROP) is Halton’s guiding document for land use planning. It contains the goals, objectives,
and policies that manage growth and direct physical change and its effects on the social, economic and natural
environment of the Region.

The ROP is reviewed periodically to ensure that it remains responsive to Halton’s needs and the vision of Regional
Council. The last review — called Sustainable Halton — was undertaken to update the Halton Region Official Plan [2006].
It culminated on December 16, 2009 with Regional Council unanimously adopting Regional Official Plan Amendment
No. 38 (ROPA 38). In 2011, the Province modified and approved ROPA 38. This decision was subsequently appealed
in its entirety to the Ontario Municipal Board (OMB). The OMB hearing process to address the appeals began in mid-
2012 and is currently ongoing.

On January 13, 2016, the OMB issued an Order confirming the approvals in principle it granted on May 7, 2015, May
19, 2015, June 15, 2015, and September 28, 2015. This is in addition to Orders dated March 17, 2015, October 2, 2014
and February 4, 2014.

Certain policies of the Regional Official Plan are now approved and in force as of the date set out in the OMB Order,
subject to site specific or area specific matters. The new September 28, 2015 Interim Office Consolidation has been
prepared to show those policies that are approved and in force as well as those policies that remain under appeal. For
those policies that remain under appeal, the concurrent policies of the ROP [2006] continue to apply.

2.3 City of Burlington Tall Building Guidelines

The City of Burlington in collaboration with Brook Mcllroy, prepared the Tall Building Guidelines as a resource for
developers and architects designing tall buildings in the City of Burlington. In spring 2017, Burlington City Council

1 (Halton, Region of (ROP), 2015)
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approved the Tall Building Guidelines.2 Through its performance standards, the guideline document also promotes
urban design excellence and supports vibrant streets. The guidelines are applicable across the entire City and
provide design direction for the components of tall buildings: Building Base (Podium); Building Middle (Tower);
Building Top. The Tall Building Guidelines apply to buildings with heights greater than 11 storeys and as such, are
applicable to the subject site.

2.4 City of Burlington Zoning By-Law

The Site is currently designated as a Neighbourhood Commercial ‘CN1’ area, the applicant is applying for site
specific zoning.

3 Site Analysis

3.1 Overview

The Subject lands are located at 418 & 422
Guelph Line in the City of Burlington. The
proposed development is a combination of two
(2) lots (See Figure 1); 418 Guelph Line and 422
Guelph Line. Vacant two (2) storey commercial
buildings currently occupy lot 418 and 422. The
two (2) existing buildings will be removed as part
of the scope in the proposed development.

The subject lands are currently zoned as
Neighbourhood Commercial ‘CN1’ within the City
of Burlington’s Zoning Map (See Appendix G :
Zoning Map) and is designated as Large Scale
Neighbourhood Commercial in the current Official
Plan (OPA 104). The site abuts Neighbourhood
Park land featuring the ‘Waterfront Trail’ multi-use
path to the Southeast and a single storey
commercial building to the North at the
intersection of New Street & Guelph Line. The
Site is mainly level and currently has access from
Guelph Line.

Figure 1 : Existing Lots forming proposed development. (Based on Survey prepared by
Millington & Associates)

2 City of Burlington, Tall Building Guidelines, 2017
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3.2 Transit Network

Guelph Line and New Street are designated within the City of =g & #°° 77 7 L;E*_’E“Wf

Av

Burlington’s current Official Plan (OPA 104) as Minor Arterial roads with
an On-Street Bike lane as part of the Cycling network (See Appendix F
- Schedules J, & A-23). The Waterfront Trail adjacent to the subject
lands to the south is an Existing multi-use path.

ssumption

& cumberiang

Guelph Line and New Street are designated within the City of *#i £

Burlington’s current Official Plan (OPA 104) as primary transit routes o - o e
with high frequency. Currently the intersection of Guelph Line and New '
Street features a Burlington Transit node that is serviced by bus route
No.3, 10, & 52 (See Appendix F - Schedules A-14 & Appendix H).
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Figure 3: Site Map

3 City of Burlington’s Official Plan [OPA 104 ], 2017
4 City of Burlington’s Official Plan [OPA 104 ], 2017
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3.3 Contextual Analysis

The proposed development is on a 0.382 ha site described as Part of Lot 16 Concession 4 South of Dundas Street
with a frontage on Guelph Line. The intent of the proposed redevelopment is a revitalization and intensification to an
existing built-up area in close proximity to a retail and transit network.

The existing urban
context consists mostly
of commercial/retail uses
at the intersection of
Guelph Line and New
Street surrounded by
apartment buildings and
townhomes with single
family dwellings radiating
further from the
intersection. To the West
and South of the subject
land there is 4&5 storey | S-—.
mid-rise residential —
developments.

Figure 5 : Street views at Guelph Line & New Street intersection (Google, 2018)
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The site is near established
neighbourhoods consisting primarily
of mixed-use single detached
homes to the south and single
detached homes to the southeast.

Figure 7 : Street view along Guelph Line South of Site (Google, 2018)
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4 Proposed Redevelopment

The proposed redevelopment consists of a 13-storey
residential apartment (condominium) building with a 3-
storey podium (11.6m). The built form is compact and
rectangular in shape, the narrow face is aligned with
frontage along Guelph Line. The applicant is proposing
an apartment building consisting of 170 residential
dwelling units with common amenity located on the
Ground, 34 and 13t floors, outdoor podium and private
amenity in the form of terraces and balconies. The
proposal includes 4 levels of vehicle parking within the
podium and underground totalling 219 parking spaces.
Vehicular access to the site is directly off Guelph Line
with all the parking requirements contained within the

building.

Figure 12 : Perspective
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4.1 Site Design

41.1  Site Design & Orientation

Meets

minimum height of the podium should be 10.5
metres.

Urban Design Policy & Regulatory Context Intent Comments

The in-effect City of Burlington Official Plan (OPA 104)

PART I1 6.5 b) The compatibility of adjacent The proposed design frames the site using a

residential and non-residential development shall be combination of masonry wall and landscape

encouraged through site design and buffering Yes treatments with limited setback. The

measures, including landscape screening and landscaping around the perimeter softens the

fencing. transition from the adjacent properties to the
podium walls. Fencing and minimal surface
changes in the podium walls defining the side

PART I1 6.5 ) City Council shall require that design and rear yard promotes public safety. (See

plans promote public safety and security, with s Appendix B: Site Plan)

adequate visibility and lighting and the avoidance of Interactivity between the podium terraces and

secluded areas. interior amenity is achieved with additional
glazing and notched parapet allowing views
on to the street.

City of Burlington Tall Building Guidelines

2.1a) The podium shall be located to frame the The Building is oriented on the site to

street. On corner lots, the podium shall be located to Yes reinforce the streetwall formed by the existing

frame both streets. neighbourhood South along Guelph Line (See

2.2b) Where no established streetwall exists, the Figure 10: Site Placement & Orientation). The

Yes existing height of said streetwall is

approximately 11.6m.
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4.1.2 Response - Site Design & Orientation

The transitional response between the proposed
redevelopment and the established neighbourhood is setting
the tower back from the building base away from the existing
low-rise developments to the North and South. To further
soften the transition to the surrounding single detached
dwellings landscaping, fencing, and plantings are
incorporated along these property lines (see Figure 8). The
proposed building has been designed to support the City of
Burlington’s growth plan for the neighbourhood while
respecting and reinforcing the existing and planned context of
the varied surroundings. The placement of the proposal works
to reinforce the Guelph Line streetwall forming a pedestrian-
oriented environment and engage the community with street-
facing retail at grade. The design contributes to an enjoyable
and comfortable pedestrian environment within the Roseland
area.

41-443

Figure 13: Site Placement & Oriebtation
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41.3 Site Circulation

of the podium should reinforce the established
streetwall.

Urban Design Policy & Regulatory Context 'Ivrll(tasrt: Comments
The in-effect City of Burlington Official Plan (OPA 104)
PART 11 6.5 ) All developments shall be designed
having regard for public transit accessibility in the The proposed development is within walking
Urban Planning Area, convenience and comfort, and distance to amenities, parks and shopping,
access and parking for the physically challenged, Yes public transit (See figure 3: Site Map).
and to ensure that the needs of persons with Accessible routes within the site and building
disabilities and other special needs groups are shall be provided.
addressed.
City of Burlington Tall Building Guidelines
2.1 a) The podium shall be located to frame the Yes The existing neighbourhood South along
street. Guelph Line established a streetwall for the
2.1 b) On retail streets (i.e. Brant Street), and other placement of thg podiym (See figurg 10: Site
streets where a strong streetwall exists, the location ves | Ftacement& Orientation). The relationship of

pedestrian routes to building programming at
grade-level is intended to engage the public.

414 Response - Site Circulation
Pedestrian access to the building’s main
entrance and lobby is located along
Guelph Line providing a direct accessible
route from the public sidewalk. The
proposed redevelopment is within
walking distance to amenities, parks,
shopping, and public transit. Adjacency
to the ‘Waterfront Trail multi-use path
allows for quick and convenient access
for active transportation. The pedestrian
connections across the site are limited to
the entry and ground level amenity which
work to create visual interest by
animating the public realm with a
contextual link to other ground level uses
in the immediate area.

Figure 14: Site Circulation Diagram
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415

415 Landscape & Streetscape Design (Public Realm)

Urban Design Policy & Regulatory Context 'Ivrll(tfrt: Comments
The in-effect City of Burlington Official Plan (OPA 104)
PART I1 6.5 d) The creation of a continuous and
harmonious streetscape environment shall be The proposal reinforces the existing public
encouraged with emphasis on maintaining the Yes realm with ground level amenity and principle
continuity of grade-related activity areas, both inside entry along Guelph Line (See figure 11: Site
and outside of buildings. circulation). The setback from sidewalk
PART Ill 4.6.2 c) (iii) the proposal is compatible o creates a gathering or meeting space for
the surrounding neighbourhood in terms of height, Yes | Peoplein front of the building.
massing, setbacks, and landscape and buffer areas;
City of Burlington Tall Building Guidelines

The design approach of the North Facade

2.4 g) Main building entrances shall be clearly works to highlight and clearly define the
demarcated, and should be a focal point of the ground level entry through the connection of
building design. Where applicable, main building Yes the upper portion and podium at this point.

entrances should be located at the corner of an

intersection and/or in close proximity to transit stops.

The location provides direct access to the
public sidewalk in close proximity to transit
stops.

416 Response - Landscape & Streetscape Design (Public Realm)

Landscaping is proposed around the perimeter of the podium base to enhance the visual appearance of the site edges
and provide a transition element to the adjacent sites. The proposal features a pedestrain walkway along Guelph Line
that is framed with landscaping, site furnishings, and canopy cover to create a safe comfortable pedestrian experience.
The streetscape design intends to revitalize the community connections to the site, and improve the overall visual
appearance of the intersection at Guelph Line and New Street through quality design.
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Figure 16: Perspective of Podium
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accommodated internally within the building podium
and screened from the street.

41.7  Parking, Servicing & Utilities

Urban Design Policy & Regulatory Context 'Ivrll(tasrt: Comments
The in-effect City of Burlington Official Plan (OPA 104)
PART Il 65 g) The |Ocati0n, amount, pOSition and All parking contained within the podium
design of parking areas shall be reviewed to building and hidden from public view. The
public streetscape, and to lessen their visual impact. the site is within walking distance to
City Council shall require landscaped islands and amenities, parks, shopping, and transit.
screening in the design of large parking lots
PART I1 6.5 j) The functional and visual impact of
site servicing, loading, air conditioning and Servicing and loading located within building,
ventilation equipment and waste handling facilities Ves no visibility from street. Mechanical equipment
shall be minimized, by integrating them into the screened and integrated into the design of the
building’s main structure, by screening or by site building.
design.
City of Burlington Tall Building Guidelines
2.5 a) Parking, servicing and loading shall be ves | Parking, servicing and loading located within

base building podium, no visibility from street

418 Response - Parking, Servicing & Utilities

The City of Burlington Official Plan, and Tall Building Guidelines highlight the importance of locating parking, loading
and servicing areas to minimize their visual prominence from the public realm. The design response of the proposed
redevelopment is locating all parking inside the base building podium and underground levels. The podium hosts the
loading area and service vehicle access as provisions to improve the quality of the streetscape along Guelph Line. The
vehicular access to the site is from Guelph Line and strategically located towards the south side to provide a sense of
separation from the ground level programme elements. Further improvements are made to the streetscape by
integrating the electrical transformer along Guelph Line using visual screening principles with landscaping, and site

furnishings.
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4.2 Building Design

podium and tower, and to ensure usable outdoor amenity
space (i.e. patios).

421 Built Form & Massing
Urban Design Policy & Regulatory Context I:/rllf:rt]? Comments

The in-effect City of Burlington Official Plan (OPA 104)

PART Il 6.5 ¢) The design of all buildings must recognize The stepback from the podium to tower

pedestrian scale, safety and the perception of safety and Yes mass provides a transition to the existing

access and the preservation of public vistas and views established neighbourhood. This
stepback clearly separates the podium
element reinforcing the human-scale
character along the public realm. The

PART Il _4.6.2 c.:) (iii) the prolposal is compatible to the v design approach is sensitive to the public

surrounding neighbourhood in terms of height, massing, ® | spaces surrounding the proposed

setbacks, and landscape and buffer areas; redevelopment and the site will represent
an improvement in urban design for the
intersection.

City of Burlington Tall Building Guidelines

2.2c¢) The maximum height of the podium should be 80% Podium Design: The podium height of

of the adjacent right-of-way width, up to a max of 20 Yes | 11.6m is above the minimum required of

metres. 10.5m, and the ground level floor to

2.2d) The floor-to-ceiling height of the ground floor should ceiling height meets the minimum

be a minimum of 4.5 metres to accommodate internal Yes | requirement. The podium features a

servicing and loading, and active commercial uses rooftop terrace amenity space.

(where permitted). Residential units and amenity space are

2.4d) Portions of the podium that are not occupied by a incorporated into the podium portion of

tower should be used as outdoor amenity space to Yes | the building Articulation of the podium is

provide casual surveillance and interesting views from further emphasized with Juliette balconies

the street. and balconies that further related to the

2.4m) Projecting balconies should not be provided in pedestrian scale and streetscape and

podiums. Inset and/or Juliette balconies are appropriate Yes | provide casual surveillance and

within the podium, interesting views from the street.

3.1¢c) Where no towers currently exist, proposed towers Tower Design: The property line

should be set back 12.5 metres from adjacent property Yes setbacks, and balcony requirements align

lines to protect for a future 25 metre separation distance with the Tall Building Guidelines. The

(split between each property). tower floor plate area is greater than 750

3.1d) The tower should be stepped back at least 3 metres mZ- However, the proposed floor plate

from the podium to differentiate between the building No size is appropriate as it is in line with

other nearby precedents and the
proposed building height is marginally
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KNYMH Project 18006
3.1 e) For design flexibility, a portion of the tower (i.e. up over the eleven (11) storey Tall Building
to 20%) may extend to the edge of the podium without a Yes | threshold (see Figure 13: Contextual
stepback provided it can be demonstrated that there are Massing Diagram).

no adverse wind and shadow impacts.

3.2c) The tower portion of a tall building should be
slender and shall not exceed 750 square metres, No
excluding balconies.

3.4 e) Balconies are encouraged within the tower to
provide amenity space and additional articulation. They
may be inset or extruding, but should be a minimum of
1.5 metres to provide usable outdoor amenity space.

Yes

422 Response - Built Form & Massing

The City of Burlington identifies a minimum and maximum building height for the subject site. Notwithstanding the
Zoning By-law criteria for building height, the proposed 13-storey tower is generally in keeping with the existing
developments in the area, including the 11- to 17-storey buildings northeast and west of the Subject Site. The massing
of the proposed development transitions to the established neighbourhood by stepping back the taller tower portion of
the building from the podium combined with landscaping along the site edge. The stepback of the 37 storey creates a

clearly defined separation and articulation in massing between the podium and tower reducing the visual impact relative
to scale.

The east-west orientation of the rectangular mass reduces the shading impacts to residential properties and park land
east of the subject site.
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Figure 17 : Contextual Massing Diagram
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423  Architectural Expression
Urban Design Policy & Regulatory Context 'lvrl]f;t: Comments

The in-effect City of Burlington Official Plan (OPA 104)

PART 11 6.2 ¢) To ensure that the design of the built The design approach is a concept of classical

environment strengthens and enhances the styling that reinforces the architectural

character of existing distinctive locations and language found within the nearby established

neighbourhoods, and that proposals for Yes neighbourhood. The use of masonry and

intensification and infill within existing stone reinforces a heavy material character

neighbourhoods are designed to be compatible and quality at the building base which relates to

sympathetic to existing neighbourhood character. residential building typology. The composition
of the building fagades feature a rhythm and
opening sizes that are human in scale with a
symmetry that can be recognized throughout

PART Il 6.2 e) To achieve a high quality of design ey | L IEIOIIEON (EER TR s ety

within the public realm. Elevation Diagram). These considerations
demonstrate a sympathetic and quality design
relative to the existing neighbourhood context.

City of Burlington Tall Building Guidelines

2.4 b) Materials shall reflect their intended use, and

should not mimic other materials (i.e. stucco made to

look like stone). They should complement the Yes | The podium features stone and masonry

established character of the street where materials that ‘ground” the building fagade and

appropriate. offer a durable quality in application. The

2.4 ¢) The use of ‘heavy’ materials (i.e. brick, stone, material finishes of the tower portion contrast

or metal) should be used within the podium to anchor | Y€ | the podium using a lighter material character

the building. quality, articulated in a manner that reduces

3.4 c) Lighter materials, such as glass, are the perceived mass compared to the podium

encouraged in the design of the tower to minimize Yes | by providing a perceived podium at the north

the perceived mass. corner and stepping the podium down to the

3.4 d) Heavier materials, such as metal, brick, or south as it transitions to a residential typology.

stone should be used to define unique components Ves | 'Ne building top is clearly emphasized using a

within the tower and/or to create vertical and pitched roof architectural language and

Rorzontalarticnlaiont darker colour material finish. This roof

4.1a) Design the upper floors of tall building to clearly elemen.t capg the built form in a mannerlthat S

distinguish the top of the building from the tower, to approplate with the context of the establish

Yes neighbourhood.

further reduce the building profile, and to achieve a
distinct skyline. This may include stepbacks, material
variations, and/or unique articulation.
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424 Response — Architectural Expression

The building fagade is designed to enhance the public realm at grade along Guelph Line by providing a pedestrian-
scaled and visually interesting environment. This is achieved by creating a style and rhythm of consistent architectural
elements that can be experienced in the streetscape along Guelph Line as well as visible from the intersection of
Guelph Line and New Street. The East fagade repetition, projections, balconies, articulation, and fenestration details
empasize the principle entry and amenity component. Balconies on the south and north elevations add a lightness and
variety to the tallest stretches of the elevation, and a strong stone base anchors the mass. As shown on Figure 18, the
articulation of the recessed balconies central to the fagade in combination with extended tower elements and dormer
windows at the building top emphasize the vertical. The relative vertical scale is balanced by horizontal breaks at the
podium (11.5m), cornice (16.25m), building top (34.25m), and roofline (40.25m). The pitched roof building top integrates
the mechanical penthouse into the building’s massing and reinforces a strong presence at its top. The composition of
the building is of high quality design with each building elevation considered to propose a development that is
compatible and sympathetic to the architectural character of the established neighbourhood.
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Figure 18 : East Elevation Diagram
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design. Where applicable, main building entrances should
be located at the corner of an intersection and/or in close
proximity to transit stops.

425 Design Impact
Urban Design Policy & Regulatory Context 'Ivrl]fs:; Comments

The in-effect City of Burlington Official Plan (OPA 104):

PART I1 6.5 a) The density, form, bulk, height, setbacks, The density is in line with the OP 2018

spacing and materials of development are to be Yes development strategy for this “Secondary

compatible with its surrounding area. Growth Area”. The architectural language

PART Il 4.6.2 c) (ii) the impacts of the proposal on and material scheme is sensitive to the

adjacent residential development are acceptable with established character in the

respect to noise, dust, vibration, lighting, odours, security, Yes neighbourhood. A heavy material

sun-shadowing, removal of vegetation and privacy, or the character quality at the building base and

proposed development has the capability to mitigate any symmetry found within the fagade relates

impacts to acceptable levels; to residential building typology. The
composition of the East fagade in terms

PART Ill 4.6.2 d) The design and development of B

Neighbourhood Commercial areas shall promote ves | Scale (See figure 18: East Elevation

compatibility between the Neighbourhood Commercial Diagram). The form, massing, and height

area and adjacent land uses. is in line with other building examples in
the area.

City of Burlington Tall Building Guidelines

2.3 a) podium (not including the tower) should ensure a

minimum of five consecutive hours of sunlight on the

opposite side of the street at the equinoxes (March 21 Yes

and September 21) except where existing conditions

preclude.

2.3 b) a minimum of five consecutive hours of sunlight Minimum 5 hours of continuous sunlight

over more than 60% of a park or playground area or a Yes | on opposite side of street and public park

public open space at the equinoxes (March 21 and area satisfied during the time period

September 21). noted. The tower placement and tower

3.3 a) The design and placement of the tower shall be wide edge orientation attributes to

carefully considered to minimize the size of shadows on Yes | oimal shadow impact.

the opposite streetscape.

3.3 ¢) The widest edge of the tower should generally be Yes

oriented to minimize the impacts of shadows.

3.3 d) A shadow study shall be provided with tall building

applications to demonstrate the impacts at the equinoxes Yes

(March 21 and September 21).

2.4 g) Main building entrances shall be clearly The main pedestrian entrance is to be

demarcated, and should be a focal point of the building Ves demarked with a large canopy and large,

inviting 2 storey lobby. The development
is within proximity of transit routes.
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24 h) Architectural elements and eXpreSSionS, inCIuding Design incorporates Canopiesy
entrances, windows, canopies, steps, and recesses and Yes | overhangs, expressive forms, scales and
projections, should highlight individual units and reinforce textures that highlight a variety uses.

a variety of scales and textures within the podium.

2.4 1) Weather protective design should be provided at Design incorporates canopies and

grade and at the p0d|um |evel through CanopieS, arcades y overhangs offering protection at ground
and cantilevers. Canopies located on the ground floor €s level that are within the size requirements
should be at least 1.5 metres deep. Weather-protection noted.

elements may encroach in

2.4 m) Projecting balconies should not be provided in v Juliette balconies are provided within the
podiums. Inset and/or Juliette balconies are appropriate €s Podium.

within the podium.

3.3 b) The design, height, and placement of the
tower shall be compatible with adjacent Yes
established residential neighbourhoods, parks,
open spaces, or natural areas.

There exists no negative impact the built form
imposes on the surrounding residential areas and
park space.

426 Response - Design Impact

Built impacts are generally dealt with through a combination of spatial separation, orientation and building setback. In

the case of the proposal, these impacts are minimal and addressed through appropriate building setbacks and

orientation of the building on the site. The massing of the tower portion of the building has been carefully considered

so that the longest edge is oriented on of the Site to limit any negative shadow impacts on the adjacent low-rise
developments and the park land featuring the ‘Waterfront Trail’ multi-use path (See Figure 19: Shadow Impact
Summary Diagram & Appendix E — Shadow Impact Report). Canopy, building step-backs, and overhangs are
integrated to mitigate any impacts that wind may impose on the surrounding areas.

I 121 hours per day

2

I Average
0 daylight duration

Figure 19 Shadow Summary Analysis
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A Shadow Study was prepared by KNYMH Inc.(Appendix “E”) to asses shadow impacts from the proposed
redevelopment on surrounding areas, in particular, the “Waterfront Trail’ park areas to the immediate south. The in
force Official Plan requires that sun-shadowing on adjacent properties, particularly outdoor amenity areas, is at an
acceptable level.

5 Conclusion

This Brief concludes that the proposed development is consistent with the urban design goals and objectives
established in the City of Burlington’s current Official Plan (OPA 104) in addition to the design precedents detailed in
the Tall Building Guidelines. In principle, the proposed redevelopment’s intent is to meet the City of Burlington’s Zoning-
Bylaw but relief for the building height, select site requirements, and associated parking is required. Although the tower
exceeds the permitted height requirements, the added density compliments the future growth of the area and intent of
the OPA 104. The redevelopment’s proximity to amenities, parks, shopping, and public transit supplement the reduction
in parking. Thereby the proposed redevelopment requires site specific rezoning.

It is the opinion of this Brief that the building form and impact of the proposed redevelopment represents good urban
design practice and is appropriate within the existing site context. The proposal is sensitive to the existing surrounding
developments and park land while keeping with the existing precedents in the community. The urban design approach
will improve the design within a built-up area through careful consideration of built form, massing, step-backs and
appropriately addressing the public realm.

6 Disclaimer

The contents within this document are representations of the intended design of the project. These should not be
seen as the only way in which the final project can be accomplished.
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Appendix A

Concept Renderings
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Appendix B
Arch. Site Plan & Site Statistics
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KNYMH FILE # 18006

Prepared by:
KNYMH INC.
Gord Alexiuk

SHADOW IMPACT ANALYSIS September 29, 2019

PROPOSED DEVELOPMENT
418-422 Guelph Line
Burlington, Ontario

1.0 PURPOSE:

The purpose of this report is to analyse the shadow impact of a proposed development upon the
adjacent properties, streets, and public spaces at the above noted location. We will discuss and
comment upon the shadow impact associated with the height and massing of the proposed
development upon the adjacent properties using a computer generated model for analysis of the
proposed building with a flat roof and a rooftop mechanical room which includes the rooftop
building service equipment.

We have provided graphics along with a Site Plan and Satellite imagery of the surrounding area.

The property is located in Burlington Ontario, on the Southwest corner of the intersection
between Guelph Line and New Street.

| 2.0 DESCRIPTION OF THE SITE AND NEIGHBOURING PROPERTIES:

The Subject Property: (Figure 2.1-1)

The subject property is a combination of 2 (two) lots; 418 Guelph Line and 422 Guelph Line.
Both lot 418 & 422 are currently occupied by two (2) storey commercial buildings. The existing
buildings will be removed as part of the scope in the proposed development. The subject lot
area is 0.37 hectares.

The proposed development consists of one (1) buildings upon the subject lands. The building is
a thirteen (13) storey mixed-use tower with a two (2) storey podium.

The subject lands and neighbouring parcels generally appear to be uniform in grade. For the
purpose of this analysis the proposed development and adjacent properties are represented at
the same elevation.

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1 1
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SHADOW IMPACT ANALYSIS for a Mixed Use development
at 418-422 Guelph Line, Burlington, Ontario.
KNYMH File # 18006

Neighbouring properties include:

2.1) TO THE SOUTHEAST (Study Area 1): The property abuts Neighbourhood Park land
featuring the ‘Waterfront Trail’ multi-use path. Immediately across the Neighbourhood Park land
are two (2) storey mixed use buildings. The properties located in close proximity to the subject
land and in the Park land feature many mature deciduous trees that would actively shade these
properties from spring through to fall seasons.

2.2) TO THE NORTH and NORTHWEST (Study Area 2): A parking lot lies North between the
subject land and intersection of Guelph Line and New Street. The property abuts commercial
space directly to the Northwest (#2434-2446 New Street) and across the Guelph Line to the
North (#415-425, & 433 Guelph Line).

2.3) TO THE EAST (Study Area 3): The property abuts Guelph Line. Immediately across
Guelph Line is the Roseland Character Area. Along Guelph Line the property on the North side
of St. Clair Avenue is a two (2) storey commercial building, South of St. Clair Avenue are single
two (2) storey dwellings. The properties located in closest proximity to the subject land feature
many mature deciduous trees that would actively shade these properties from spring through to
fall seasons.

2.4) TO THE SOUTH and SOUTHWEST (Study Area 4): The property abuts a single storey
commercial building. A series of four (4) & five (5) storey Multi-unit Residential buildings (#2418-
2424 New Street, 390 Guelph Line & 383-384 St.Paul Street) are located further West. Looking
further Southwest are the ‘Rosemount’ eleven (11) storey Multi-unit Residential buildings (#2386
-2400 New Street).

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1 2
P: 905-639-6595 / F:905-639-0394 / E: inffo@knymh.com
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SITE CONTEXT MAP

Latitude: 43.337781 N
Longitude: 79.784738 W
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SHADOW IMPACT ANALYSIS for a Mixed Use development
at 418-422 Guelph Line, Burlington, Ontario.
KNYMH File # 18006

| 3.0 METHOD OF ANALYSIS:

The method of analysis will consist of a discussion of the shadow impact the proposed
development will have on the adjacent properties and the public realm. The summary is within
Section 6.0.

The graphic analysis which we present within this report is developed using a computer
generated modelling program in conjunction with satellite imagery and survey information with
the following criteria specified in the Site Plan Application guidelines developed by the City of
Burlington. [12.10 Standardized Shadow Impact Criteria, February/05]:

Geographic Coordinates: 43.337781 N, 79.784738 W
Standard Time: UTC -5:00

Daylight Savings Time: UTC -4:00

Test Dates: March 21, June 21, and December 21
Test Times: Standard time schedule.

Date / Time Time 1 Time 2 Time 3

March 21 (UTC -4:00) 9:30 am 12:30 pm 3:30 pm
June 21 (UTC -4:00) 9:30 am 12:30 pm 3:30 pm
December 21 (UTC -5:00) 9:30 am 12:30 pm 3:30 pm

The in effect City of Burlington Official Plan states that, shadow impact is part of the criteria for
evaluation proposals of Housing Intensification within established neighbourhoods; Part Il
Section 2.5.2 A) (vii) reads;
“significant sun-shadowing for extended periods on adjacent properties, particularly
outdoor amenity areas, is at an acceptable level.”

Impact Analysis (Residential Amenity): Adequate sunlight is available for outdoor residential
amenity spaces to maximize their use. As per City of Burlington Official Plan the impact on
adjacent properties will be evaluated for extended periods of sun-shadowing and provide a
subjective analysis as to whether it is at an acceptable level.

Impact Analysis (Public Space-OP): Public sidewalks, plazas, parks, school yards and other
non-residential outdoor amenity areas will be evaluated for adequate sunlight to maximize their
use. As per City of Burlington Official Plan the impact on adjacent properties will be evaluated
for extended periods of sun-shadowing and provide a subjective analysis as to whether it is at
an acceptable level.

The City of Burlington Tall Building Guidelines applied to the subject land indicate that;

2.3 a) podium (not including the tower) should ensure a minimum of five consecutive hours of
sunlight on the opposite side of the street at the equinoxes (March 21 and September 21)
except where existing conditions preclude.

2.3 b) a minimum of five consecutive hours of sunlight over more than 60% of a park or
playground area or a public open space at the equinoxes (March 21 and September 21).

Impact Analysis (Public Space-TBG): Public sidewalk (opposite side of street), plus 60% of
plazas, parks, school yards and other non-residential outdoor amenity areas will be evaluated
for adequate sunlight to maximize their use for a minimum of five consecutive hours at the
equinoxes (March 21 & September 21).

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1
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SHADOW IMPACT ANALYSIS for a Mixed Use development
at 418-422 Guelph Line, Burlington, Ontario.
KNYMH File # 18006

| 40 SHADOW IMPACT ANALYSIS OF THE PROPOSED DEVELOPMENT

4.1 WINTER SOLSTICE SHADOWS: (DECEMBER 21 - Figure 4.1-1 through 4.1-3)

The following section provides a summary of the Winter shadow effect of the proposal
upon the surrounding area. This commentary will discuss the impact of the proposed
mixed use building’s shadows upon properties at the North, East and West side of the
subject property. The impact is studied at the specific time schedule noted in section
12.10 of the City of Burlington’s Site Application guidelines [February/05] with an ‘as of
right’ comparative example illustrating a 2,500 sq.m, 3 storey (12m) mass currently
permitted by the Zoning by-law [December/15].

It should be noted that Winter Shadows are the ‘longest’ in terms of the shadow length
due to a very low sun angle...but shadows are present for the shortest period of time
(hours in the day) due to a very short days this time of year. The times for this period are
under Eastern Standard Time (UTC -5:00).

41A 9:30am December 21 (Figure 4.1-1)

From 9:30am, the sun in winter rotates approximately 116-degrees from east to west in
approximately 9-hours at this time of year. At this time the sun has an altitude angle of 12.77
degrees.

Study Area (2) Impact

¢ Morning shadow falls upon the commercial properties on the West side of Guelph Line,
crossing New Street extending North to the commercial property at #480 Guelph Line.

e Pedestrian sidewalk in shadow on both sides along New Street, and the South side of
Guelph line.

Comparative Example

e The example shows a similar impact to commercial properties south of New Street and
sidewalk along New Street but does not extend beyond New Street.

41B 12:30pm December 21 (Figure 4.1-2)

At 12:30pm, the sun in winter is still relatively low (22.98-degrees) in the sky and is located
directly south of the subject property.

Study Area (2) Impact

e Shadow falls upon the commercial properties on the East side of the intersection
between Guelph Line South and New Street.

o Pedestrian sidewalk in shadow on both sides along Guelph Line, and South side of New
Street.

Comparative Example

e The majority of the shadow falls upon the subject land and West sidewalk along Guelph
Line with minimal impact to the adjacent commercial properties to the North.

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1
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SHADOW IMPACT ANALYSIS for a Mixed Use development
at 418-422 Guelph Line, Burlington, Ontario.
KNYMH File # 18006

41C 3:30pm December 21 (Figure 4.1-3)

At 3:30pm, the sun in winter is starting to descend and is 9.85 degrees above the horizon. At
the winter solstice and just over an hour prior to sunset, this shallow angle is the largest shadow
generating condition analyzed in this report.

Study Area (1) Impact
e Shadow crosses the Neighbourhood Park land on the East side of Guelph Line.

Study Area (2) Impact

e Shadow falls upon the commercial property on the East side of Guelph Line.

e Pedestrian sidewalk in shadow on both sides along Guelph Line.
Study Area (3) Impact

e The Eastern extent of the shadow crosses the back yard of five (5) residential dwellings
along the North side of St. Clair Avenue. Properties impacted #3029, 3037, 3043, 3049,
& 3057 St. Clair Avenue

Comparative Example

e The shadow has a similar impact to commercial properties East of New Street and
Neighbourhood Park land but does not extend beyond the Park land impacting
properties on St.Clair Ave.

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1
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SHADOW IMPACT ANALYSIS for a Mixed Use development
at 418-422 Guelph Line, Burlington, Ontario.
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42  SPRING EQUINOX SHADOWS:
(MARCH 21 - Figure 4.2-1 to 4.2-3)

A summary of the Spring shadow effect of the proposal upon the surrounding area. This
commentary will discuss the impact of the proposed mixed use building’s shadows upon
properties at the north, east and southeast side of the subject property. The impact is
studied at the specific time schedule noted in section 12.10 of the City of Burlington’s
Site Plan Application guidelines [February/05] with an ‘as of right’ comparative example
illustrating a 2,500 sq.m, 3 storey (12m) mass currently permitted by the Zoning by-law
[December/15].

It should be noted that the Fall and Spring are “moderate” in terms of shadow length
and duration relative to annual shadows. The times for this period are under Eastern
Daylight Time. (UTC -4:00)

4.2A 9:30am March 21 (Figure 4.2-1)

From 9:30am, the sun in spring rotates approximately 184-degrees from east to west in 12-
hours. It is low in the sky rising to approximately 23-degrees at this time of day.

Study Area (2) Impact

¢ Morning shadow falls upon the commercial properties on both sides of New Street.

o Pedestrian sidewalk in shadow on both sides along New Street.

Comparative Example

o The example shows a similar impact to the adjacent commercial properties south of New
Street and does not extend beyond New Street.

4.2B 12:30pm March 21 (Figure 4.2-2)

At 12:30pm, the sun in spring is 45.38-degrees in the sky and originates from near-south.

Study Area (2) Impact

¢ Shadow falls upon the commercial properties on the South side of the intersection
between Guelph Line South and New Street.

e South pedestrian sidewalk along Guelph Line moderately impacted.

Comparative Example

¢ The majority of the shadow falls upon the subject land and West sidewalk along Guelph
Line with minimal impact to the adjacent commercial properties to the North.

4.2C 3:30pm March 21 (Figure 4.2-3)

At 3:30pm, the sun in spring is past its peak. It is approximately 39.04-degrees above the
horizon and the shadows are still relatively short at this time of day.

Study Area (2) Impact

e Shadow falls upon the commercial property on the East side of Guelph Line.

Pedestrian sidewalk impacted on both sides along Guelph Line.

Comparative Example

o The majority of the shadow falls upon the subject land and West sidewalk along Guelph
Line.

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1
P: 905-639-6595 / F:905-639-0394 / E: inffo@knymh.com
10




"PROPOSED BUILDING
13 STOREY

| COMPARATIVE EXAMPLE
2,500 sq.m, 3 STOREY (12m)

MARCH 21, 9:30AM
UTC: (-04:00)

Latitude: 43.337781 N

Longitude: 79.784738 W

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1 Figure 4.2-1
P: 905-639-6595 / F:905-639-0394 / E: info@knymh.com




PROPOSED BUILDING

13 STOREY

“COMPARATIVE EXAMPLE
2,500 sqg.m, 3 STOREY (1Z2m)

MARCH 21, 12:30PM
UTC: (-04:00)

Latitude: 43.337781 N

Longitude: 79.784738 W

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1 Figure 4.2-2
P: 905-639-6595 / F:905-639-0394 / E: info@knymh.com




PROPOSED BUILDING

13 STOREY

“COMPARATIVE EXAMPLE
2,500 sqg.m, 3 STOREY (1Z2m)

MARCH 21, 3:30PM
UTC: (-04:00)

Latitude: 43.337781 N

Longitude: 79.784738 W

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1 Figure 4.2-3
P: 905-639-6595 / F:905-639-0394 / E: info@knymh.com




SHADOW IMPACT ANALYSIS for a Mixed Use development
at 418-422 Guelph Line, Burlington, Ontario.
KNYMH File # 18006

| 4.3 SUMMER SOLSTICE SHADOWS: (JUNE 21 - Figure 4.3-1 to Figure 4.3-3)

A summary of the Summer Shadow effect of the subject property upon the surrounding
area. This commentary will discuss the impact of the proposed Residential building’s
shadows upon properties at the north, west, east and southeast side of the subject
property. The impact is studied at the specific time schedule noted in section 12.10 of the
City of Burlington’s Site Plan Application guidelines [February/05] with an ‘as of right’
comparative example illustrating a 2,500 sq.m, 3 storey (12m) mass currently permitted
by the Zoning by-law [December/15].

At this time of year the solar altitude is at a maximum; Shadows are minor and do not

extend far from the built form, falling mostly upon the development site itself. The times
for this period are under Eastern Daylight Time. (UTC -4:00)

4.3A 9:30am June 21 (Figure 4.3-1)

At 9:30am, the sun is rising and already at 38.91 degrees. The sun will rotate almost 250
degrees in the sky on this day over fifteen and a half hours.

Study Area (2) Impact
¢ Morning shadow falls upon the commercial properties on the south side of New Street.
Comparative Example
o The example shows a similar impact to the adjacent commercial properties south of New
Street but does not extend to the buildings.

4.3B 12:30pm June 21 (Figure 4.3-2)

At 12:30pm, the sun in summer is reaching its peak in the sky (67-degrees) originating from the
south.

Study Area (2) Impact

e The majority of the shadow falls upon the subject land with minimal impact to the
commercial properties on the South side of the intersection between Guelph Line South
and New Street but does not extend to the buildings.

e South pedestrian sidewalk along Guelph Line moderately impacted.

Comparative Example

e The majority of the shadow falls upon the subject land.

4.3C 3:30pm June 21 (Figure 4.3-3)

At 3:30pm, the sun in summer has begun descending and is still at about 56.8 degrees altitude.
The sun appears to be shining from the southwest.

Study Area (2) Impact

e Shadow falls upon the commercial property on the East side of Guelph Line.

e Pedestrian sidewalk in shadow on both sides along Guelph Line.

Comparative Example

¢ The majority of the shadow falls upon the subject land and West sidewalk along Guelph
Line.

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1
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SHADOW IMPACT ANALYSIS for a Mixed Use development
at 418-422 Guelph Line, Burlington, Ontario.
KNYMH File # 18006

5.0 GENERAL OBSERVATIONS: REGARDING THE PROPOSED 44
DEVELOPMENT

5.1 The shadow impact on public sidewalks, plazas, parks, school yards and non-
residential outdoor amenity areas on March 21, June 21, and December 21 (Public Space-
OP):

e March 21 impact analysis indicates that the public sidewalk along New Street and
Guelph Line will experience limited shading as the shadow sweeps across the
surrounding properties throughout the day.

o June 21 impact analysis indicates that the public sidewalk along New Street and Guelph
Line will experience limited shading as the shadow sweeps across the surrounding
properties throughout the day

e December 21 impact analysis indicates that the public sidewalk along New Street and
Guelph Line will experience limited shading as the shadow sweeps across the
surrounding properties throughout the day. The shadow crosses the Neighbourhood
Park Land ‘Water Front Trail’ late in the day with moderate impact to its use.

5.2 The shadow impact on residential amenity spaces on March 21, June 21, and
December 21 (Residential Amenity):

e March 21 no impact to residential outdoor amenity spaces observed during this test
period.

e June 21 no impact to residential outdoor amenity spaces observed during this test
period.

e December 21 shadow impacts five (5) residential outdoor amenity spaces at #3029,
3037, 3043, 3049, & 3057 St. Clair Ave during the 3:30pm test time exclusively. These
impacts are observed to be minor.

e The majority of the residential properties impacted already feature mature shade
providing deciduous trees lining both sides of each lot and along the Neighbourhood
Park land.

5.3 The shadow impact on Public sidewalk (opposite side of street), plus 60% of plazas,
parks, school yards and other non-residential outdoor amenity areas on March 21 &
September 21 (Public Space-TBG):

e March 21 and September 21 the public Trail is in shadow at 4:00pm.
e The public sidewalk on the opposite side of Guelph Line is in shadow at 2:00 pm on
March 21 & 1:45pm on September 21.

Comparative Summary
The most noticeable difference between the two masses studied was the extension of
the shadow during the December test period due to the height variation. The December
shadow of the proposed development at the 9:30am and 3:30pm test times extends
farther and affects additional properties; however, the impact of the proposed
development will be consistent with the existing shadow impacts of built forms in that
immediate area.

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1
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SHADOW IMPACT ANALYSIS for a Mixed Use development
at 418-422 Guelph Line, Burlington, Ontario.
KNYMH File # 18006

6.0 SUMMARY OBSERVATIONS: REGARDING IMPACT OF DEVELOPMENT UPON
THE SURROUNDING AREA

The shadow impact on public sidewalks, plazas, parks, school yards and non-residential
outdoor amenity areas on March 21, June 21, and December 21.
e The shadow analysis demonstrates during the test periods the public sidewalks and
Neighbourhood Park land will experience long periods of continuous sunlight will
minimal sun shading impacting their use.

The shadow impact on residential amenity spaces on March 21, June 21, and December 21.
e The March 21 and June 21 test periods show no indication of sun shading impact on
outdoor amenity spaces. The December 21 3:30pm test period indicates that the
outdoor amenity space of five (5) properties will experience minor sun shading
impacts. The shadow impact on these properties is isolated to the narrow profile of
the building form.
¢ The Residential amenity spaces and neighbouring park land shown to be impacted
during the 3:30pm December 21 test periods are also impacted by mature plantings.

The shadow impact on Public sidewalk (opposite side of street), plus 60% of plazas, parks,
school yards and other non-residential outdoor amenity areas on March 21 & September 21 as
per the Tall Building Guidelines.

o The study found that both the public sidewalk on the opposite side of Guelph Line
and the adjacent park land will experience more than 5 hours of continuous sunlight
meeting the guideline requirements.

The proposed development is considerate to the guidelines set for shadow impact analysis
by the City of Burlington on nearby established residential neighbourhoods. The building form
and orientation of the proposed development ensures that sun shading impact is minimal upon
the neighbouring residential properties and park land. Based upon the analysis we suggest that
the proposed design will not have a significant negative impact on the surrounding
neighbourhood.

In our opinion, this development is compatible with the area and does not have a significant
impact on the existing neighbourhood in general.

The location for a development of this nature is well situated and suited to the area being close
to existing commercial development and buffered from sensitive uses.

Sincerely,
KNYMH Inc.
Gord Alexiuk

KNYMH INC. — 1006 Skyview, Suite 101, Burlington, Ontario L7P 0V1 19
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Urban Design Brief
418-422 Guelph Line, Burlington, ON
KNYMH Project# 18006

Appendix F
City of Burlington current Official Plan (OPA 104) Schedules
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Appendix G
City of Burlington Zoning Map
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Appendix H

Burlington Transit Route Map
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Urban Design Brief
418-422 Guelph Line, Burlington, ON
KNYMH Project# 18006

Appendix |

Burlington Urban Design Matrix and Comments
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Department of City Building
Burlington Urban Design Advisory Panel (BUD)

MINUTES

July 16, 2019, 2:50 pm
414 Locust Street, 2" floor boardroom.

Members of BUD
present absent/regrets

Ken Coit (Chair) v
Jana Kelemen (Vice Chair) v
Naama Blonder Regrets
Wai Ying Di Giorgio Regrets
Jessica Hawes v
Matt Reid Regrets
Nigel Tai Regrets
Alexandru Taranu v

Item # 2: 418 & 422 Guelph Line

Design Review: First Review

Application: Official Plan Amendment
and Rezoning
Presentations:
City Staff:  Todd Evershed
Applicant:  Valour Capital
Architect: KNYMH
Landscape n/a
Architect:

Disclosure of conflict-of-interest

None

City Staff Overview
City staff outlined the project details, site context and planning framework.

Staff sought the Panel’s advice on the following:



1. Fit & Transition: Please comment on the proposed form of development,
including scale, height, mass and setbacks, and whether the development is
responsive and sensitive to its surrounding neighbourhood. Does the proposed
development successfully integrate into the existing and planned context?

2. Architectural Expression: Please comment on the proposed exterior treatment,
including materials and design for the building’s facades, streetscape and
landscape.

3. Site Organization: Please comment on the design and functionality of the
proposed servicing elements and access points; as well as the legibility of the
proposed commercial retail space from the street and indoor access from the on-
site parking structure.

Applicant / Design Consultant Presentation

The Applicant provided introductory comments and noted that they had a pre-
consultation meeting with city staff last year, held a public meeting in April, and provided
a brief background on the project and their intent to submit formal applications shortly.

The Architect presented the proposal to the Panel identifying key features of the
development. The podium approach is lower than set out in the applicable design
guidelines to relate to the height of the houses to the south. The architectural
expression is an attempt to relate to the existing adjacent mature neighbourhood with
not too much glass. The space for servicing and garbage pickup is consolidated with
the parking access away from the corner of New Street and Guelph Line. The top two
storeys of building address the tall building guidelines by stepping-back above the 11™
floor.

Panel Questions:
The panel asked questions of clarification on the following topics:

e How does the garbage collection work with the proposed clearance and limited
space to turn around?

e |s it anticipated that the land uses, and setbacks will change for the low-density

properties to the south?

What are the side and rear yard setbacks?

What is the growth potential of the surrounding properties?

Blank facades on all three facades?

Main amenity is on the 13™ floor?

Streetlights or any other street furniture along Guelph Line?

What is the building floorplate?

Depth from New Street?

Would this design allow for the minimum separation distance between towers?



Panel Advice:

Question #1: Fit & Transition: Please comment on the proposed form of development,
including scale, height, mass and setbacks, and whether the development is responsive
and sensitive to its surrounding neighbourhood. Does the proposed development
successfully integrate into the existing and planned context?

The Panel advised the Applicant that the purpose of an urban design brief is to
make the argument for how the building fits in its surrounding context — the
submitted brief does not achieve this.

There is too much building for the site and the podium is too low. The relationship
between podium and the rest of the building is missing, it feels detached. There
is a great context of 4- to 5-storey buildings that should be brought into the site
and design program. The overall massing and fit do not work. The design does
not relate to the public path abutting the property to the south.

Either the building is tall or mid-rise, the Panel rejected the notation that it can be
both at the same time. There is no design rationale to justify merging the
performance expectations of a tall and mid-rise building. Given the scale of this
building, the Panel questioned how development would fit on the corner property.
The proposed development needs to consider how it will transition to a future
building on the corner. The development should be done in a way that does not
prevent the corner lot from redeveloping appropriately. If possible, the Panel
suggested that the property at the corner be added to this development site.

The Panel noted that tall buildings within the surrounding context have large
setbacks, and other performance standards that this proposal ignores. The size
of the building floorplate is too large. The Panel noted that the guideline for a
maximum of 750 square metre floorplate comes from historic experience that
larger floor plates do not work on a tall building.

The Panel commented that a 2-storey parking garage wall is very hostile, and it
is a mistake to not provide retail along the side facing the trail. The Panel
reiterated that the proposal is filling up the entire site, which results in everything
being too massive for this context. Stepping down in a consistent way to reduce
the footprint should be considered. It is more appropriate for a 3-storey podium to
bring the three parts of the building together (i.e. base, middle, top).

The Panel commented that this development is the first on street to go urban.
There needs to be an increased setback from the street, as well as more green
space to relate better to the existing conditions and context. It was recommended
that a minimum 6m setback along street is needed for a safe environment, to
allow trees and improve pedestrian comfort.



Despite the stepbacks, the design and materials chosen for the building top
make it feel massive. Consider an alternate design that steps down the building
volume.

Question #2: Architectural Expression: Please comment on the proposed exterior
treatment, including materials and design for the building’s facades, streetscape and
landscape.

The building is a traditional style with a modernist form (i.e. a box form). The
Panel characterized the architecture as a decorated box. The Panel was not sure
how this design fits into the surrounding context. The built form needs to respond
to its style; the incongruency between form and style is making the building look
bigger than it needs to be. From a design perspective, the building base, middle,
and top are not connected. The Panel recommended going with a simpler,
cleaner, and more consistent design and introduce more setbacks, steps back,
and cut outs to be true to the intended traditional style. The Panel cautioned that
traditional architecture is only successful with the right proportions.

The Panel had concerns with the street frontage of the podium, particularly the
garage doors and large curb cut. A two-storey pedestrian entrance feature at the
street would make a big difference to the streetscape and provide balance to the
podium frontage. Integrating landscape features including trees would soften the
podium up and give more space around the edges of the site. Avoid the use of
fabric awnings as they do not last; consider more durable options for weather
protection. Introducing wayfinding signage and public art at the street level
would also improve the pedestrian experience.

The Panel suggested using more durable materials such as brick and to avoid
the EIFS quoining and banding as it does not last long. The materials at the top
should be lighter with more glass. The mansard roof and arched windows do not
work at this scale. The Panel opined that this design choice does not tie to the
nearby existing houses nor the existing tall buildings.

Question #3: Site Organization: Please comment on the design and functionality of
the proposed servicing elements and access points; as well as the legibility of the
proposed commercial retail space from the street and indoor access from the on-site
parking structure.

Overall, the development pushes the boundaries on all sides and needs to be
more generous to the site by accomodating appropriate ground level
greenspace, amenity area, and transitions.



The Panel agreed that the retail space is not in the right place. It makes more
sense to flip to the south side for a better relationship with the trail and open
space and provide a better connection to the streetscape. Currently, there is no
connection within the podium; the proposed retail space is so small that the
Panel questions whether it is even viable.

The Panel recommended the entire treatment of the podium be reconsidered.
The goal should be to create life and activity at the ground level. Moving the
parking area further back on the site it will allow the rest of the building to have a
better street presence. The above grade parking garage facing the trail and
street is problematic as the windows are not usable.

The Panel suggested that lining the building with units that front the street and

trail would improve the configuration of the podium. Lastly, increased setbacks
would provide space for benches that serve retail and the community.

End...Item 2



Urban Design Brief
418-422 Guelph Line, Burlington, ON
KNYMH Project# 18006

Response to BUD Questions and Comments
Question 1

The Building’s massing is similar to that of the existing 11 to 17 storey apartment buildings. The tower is sited on a
podium that has been designed to relate to the streetscape pedestrian scale at the street level. The programme in the
podium has been redistributed to provide more amenity at the street levels which allows for better integration and
interactivity with the existing planned context.

The podium has been revised to be three stories in height and the architectural detailing has been carried around the
north side visible from the street and similarly on the south side of the podium facing the trail.

The building will be considered a tall building and appropriate setbacks have this been provided at the south and north
property lines that do allow for transition and future development. Additional articulation along the podium has been
provided to mitigate blank walls originally indicated.

The ownership of the corner property was approached in order to amalgamate the parts, however an understanding
was not reached.

Please clarify how large floorplates ‘do not wok’, as in our experience it has been the opposite. Larger floorplates
provide better overall building efficiency and allow the development to maximize the developable area in urban infill
projects which creates more density on a parcel.

Current floorplates are;

e Second Floor = 1465.3 s.m

o Third Floor = 1475.3 s.m

e  Fourth to 11 Floor = 1375.67 s.m
e 12t Floor = 1060.55 s.m

e 13" Floor =971.21 s.m

Detail along Trail side has been provided and will be further complimented with landscaping. The podium has been
revised to three stories with a stepback at the trail side.

The podium is setback 6m from the street for the most part except where the vehicular entrance is located it is 5.7m.
In order to provided increase safety the garage door has been setback and an increase visibility has been provided
with openings along the trail side. This has created a queuing area for out going traffic.

The roof height has been decreased and architectural ornamentation has been reduced. A horizontal break in the
massing has been provided with a cornice and a change in materiality from architectural block to EIFS.

Question 2

Some of the architectural ornamentation has been removed and the podium has been designed to transition from the
traditional tower form to more contemporary podium with reduced ornamentation. Further balcony setbacks were
introduced at the 12th and 13t floors.

The main entrance has been revised to show a large canopy and a two storey lobby is proposed which is harmonized
with the rest of the podium. Fabric canopies have been replaced with solid protruding flat canopies. The main vehicular
tenant entrance has been pushed back and the refuse door has been reduced in scale and more integrated with the
buildings podium treatment.
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Urban Design Brief
418-422 Guelph Line, Burlington, ON
KNYMH Project# 18006

The Podium would be constructed with architectural block and precast elements. This treatment would be continued
into the tower where possible. The mansard roof provides opportunity to enclose mechanical equipment while visually
keeping the scale of the building down. The round dormers are used to break up the roof line but have been reduced
in scale.

Question 3

Commercial use has been removed, instead amenity space has been proposed in its place. This will help keep life and
activity at the ground level. The podium has been redesigned to provide additional windows along the street, trail and
north neighbouring property. The podium has been pushed back to meet the 6m stepback as noted above. The podium
parapet has also been articulated to allow for more interactivity with the street scape and trail.
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