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Figure 1. Site Location

1 Introduction

1.1 Background

McCallum Sather Architects (MSA) and GSP Group have been retained by the owners,
150735 Ontario Ltd. (Diamante Investments Ltd.), to prepare an Urban Design Report in
support of the proposed redevelopment at 108 James Street North, 111 and 115 Hughson

StreetNorth( t he fisi ted) i n Situated inGlowntpwndiamiltbheomthd eaisd n .

side of James Street North and the west side of Hughson Street north of Wilson Street (Figure
1), the site contains the remainder of the Tivoli auditorium. The proposed development
included a mixed-use podium with 3 floors of commercial space and 106 condominium
apartment units above. Surface parking as well as enclosed stacked parking is proposed
(total 69 spaces). The Site is approximately 1,336 square metres (+0.13 hectares) in size.

The proposed development as designed by MSA includes the adaptive reuse of the front
portion of the former church and the addition of a point tower to the rear. A new building will
be constructed behind the Church fagade providing access from Hughson Street. Sitting on a
3-storey podium, the new residential tower will be 19 storeys for a total of 22 storeys in height.

1.2 Proposed Applications

The purpose of this Zoning By-law Amendment application is to permit the redevelopment of
the site for a new mixed use building and the revitalization of the former Tivoli Theatre. In
total, the building will be 22 storeys in height. A three storey podium fronting James Street
North will provide an entry-way with a cafe/retail and rear parking on the ground level, a
restaurant on the 2" floor, and offices and residential amenity space on the 3' floor. The
upper 19 floors would include 106 residential dwelling units within an elegantly designed point
tower. Seventeen (17) surface parking spaces will be provided as well as 52 parking spaces
within the building on the ground floor utilizing a parking stacker system.

The site is designated ADowntown Mixed Use
The front portion is designatei Pr i me Ret ai | Streetso in the
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Plan, while the rear portion,wher e t he Ti vol i theatre remains

The proposed design is in keeping with the policies of these designations as justified in the
Urban Design Brief prepared jointly by GSP Group and McCallum Sather Architects (MSA)
submitted to the City with this application.

The Site is split into three (3) Zones in Hamilton Zoning By-law 05-200: the Downtown Prime
Retail Streets (D2) Zone along its James Street North frontage; the Downtown Mixed Use
(D3) Zone to the rear where the remaining Tivoli theatre is located; and the Downtown
Multiple Residential (D6) Zone directly north of the auditorium fronting Hughson Street where
an single detached dwelling is currently located. It is intended that the property be rezoned to
one comprehensive Zone i a site specific Downtown Prime Retail Streets (D2) Zone.

The D2 Zone permits multiple dwellings and a range of commercial uses including
commercial entertainment (e.g., a theatre), restaurants, retail uses, studios and personal
services. However, the D2 Zone restricts the location of commercial entertainment,
restaurant and studio uses within a building. Section 6.2.3 €) i) requires that commercial
entertainment, restaurants, retail and studio uses only be permitted within the ground floor
facing the street. Therefore, an amendment to the by-law will be required to permit the
second floor to be used for restaurant, commercial entertainment (theatre) and/or studio uses.

An outdoor commercial patio is proposed in conjunction with a future café on the ground floor.
An outdoor commercial patio is not permitted where side lot lines abut a Downtown D6 Zone
pursuant to Section 4.20 ¢) i). The lands to the north, on the west side of Hughson Street are
zoned in the Downtown D6 Zone. As such, an amendment to the By-law is required to permit
an outdoor commercial patio.

Parking for the residential component of the development will be provided within the building
at ground level as well as surface parking located to the rear. All parking will be accessed
from Hughson Street. In addition to the proposed 17 surface parking spaces, 52 parking
spaces will be provided using a parking stacker system on the ground floor of the building.
Parking stackers are not recognized in the Hamilton Zoning By-law; accordingly, an
amendment to the By-law will be required to permit the use of parking stackers for the
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proposed development. No parking will be provided for the commercial component of the
development and the parking spaces will be labelled/signed for the exclusive use of the
residents of the Tivoli Condos.

Modifications to the Downtown Retail Streets (D2) Zone zoning regulations will be required to
permit a maximum height of 22 storeys, to recognize the location of the remaining Tivoli
Theatre, and to address the new building design and parking configuration. Generally, the
following zoning modifications are required:

a) Anincrease in the maximum building height of the point tower from 22 metres to 75.1
metres (Section 6.2.3 b) i));

b)  An decrease in the minimum area of the ground floor fagade composed of windows and
doors from 80% to 58.9% (Section 6.2.3 c) iii) 1);

c) Anincrease in the maximum area of the facade of the second and third storey
composed of windows from a 40% maximum to a 71.5% maximum (Section 6.2.3 c) iii)
2);

d)  Anincrease in the maximum ground floor storey height from 4.5 metres to 5.1 metres
(Section 6.2.3 c) iii) 3);

e) Avreduction in the number of required residential parking spaces from 101 spaces to 69
spaces (Section 5.6a);

f) A reduction in the number of required barrier free parking spaces from 3 to 2 (Section
5.2h);

g A variance to the definition of Aparking spa

h)  Other technical variances as may be identified related to the elevation and specific
building design features.

1.3 Report Purpose and Content

The purpose of the Urban Design Report is to provide an assessment of the proposed

development pursuant to the design policy context applicable to the site. It is principally

concerned with three components: (1) the consistency of the proposed development with the
City6s design policies and guidelines; (2) the
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access and shadowing; and (3) the visual impact of the proposed development on the
streetscape and surrounding built environment.

The report includes seven sections, as follows: Section 2 provides an overview of the
physical conditions of the site and its context; Section 3 provides an overview of the relevant
City design-related policies and guidelines, Section 4 provides a detailed outline of the
proposed development concept for the site; Section 5 illustrates the sun-shadow model for the
site and assesses impacts; Section 6 illustrates photo montage graphics and assesses the
visual impact of the proposed development; Section 7 provides a detailed assessment of the
proposed development as per the design policies and guidelines; and Section 8 provides
conclusions regarding the appropriateness

2 Physical Context

2.1 Site Location and Description

The Site is located in downtown Hamilton on the east side of James Street North, the west
side of Hughson Street North, north of York Boulevard (refer to Figure 1). The property has a
frontage of £22 metres on James Street North, a frontage of +22 metres along Hughson
Street North and a combined area of £2,791 square metres (£0.28 hectares). A shared right
of way provides access from Hughson Street North to the rear; this right of way also provides
access to 2 adjacent properties to the north fronting James Street. The front portion of the
site is currently vacant while the rear portion contains the former Tivoli theatre/auditorium.

2.2 Existing Site Conditions

Th e s James &treet North frontage is currently vacant and was previously occupied by the
Tivoli theatre (refer to Image 1). While originally constructed as a carriage factory in 1875,
this function for the property ceased in 1901, and by 1908, it was established as the first in a
sequence of theatres: the Wonderland, succeeded by the Colonial (1910-1912, and the
Princess (1913-1923. These were located within the original carriage factory, later serving as
the lobby to the Tivoli Theatre. In 1924, the complex was substantially enlarged with the
addition of the auditorium to the rear of the property and renamed firhe Tivolid ersing as a
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prominent vaudeville and motion picture venue, and noted for being the first cinema in
Hamilton to present movies with sound tracks.

In late June 2004, the 1875 carriage factory portion of the Tivoli Theatre complex suffered
structural failure of its south (front) facade and was demolished; however, the rear auditorium
portion of the theatre remains and will form an integral component to the future
redevelopment of the Site. Image 2 illustrates the current condition of the Site.

Image 2: James Street View (Source: Google Earth 2013)

Remaining Tivoli Auditorium

A Heritage Impact Assessment prepared by McCallum Sather Architects and submitted as a
part of this application provides greater detail regarding the demolition of the front portion of
the building as well as the heritage features of the remaining Tivoli auditorium.
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2.3 Surrounding Community Conditions

James Street North can aptly be described as an urban village unto itself with a diversity of
buildings, activities and people; and it mixture of local pubs, clubs, cafes, bistros and shops.
The character of James Street at this location is eclectic and pedestrian friendly. A range of
era, material and details are used along the street with significant ground floor glazing for
ground floor retail, and smaller windows on the second and third floors for a mixture of uses.
While the building height varies, they generally have a cornice detail to mark the building
edge. Buildings are generally 3 storeys in height with minimal setbacks to the street to create
a continuous built edge conditions, The former Tivoli Theatre has long been recognized as an
important historical downtown landmark.

Image 3: Commercial Plaza (south)

The CBC Hamilton and Art Gallery of Hamilton Art Annex is located immediately to the north
of the Site fronting James Street and represents the gateway to the James Street North Arts
District. It is three storeys in height (refer to Image 2) and is currently one of the few
contemporary urban design elements in the district. North of the site fronting Hughson Street
North is a parking lot. A one storey commercial strip plaza is located to the south (Image 3)
with surface parking fronting York Boulevard. A three storey mixed use building is nearing
completion to the west at the northwest corner of James and Vine Streets (Image 4). Finally,
theparking |l ot associated with St. Johaordss L ut MaIe% MixedseBuilging{wesh| ocat ed
Hughson Street to the east.

The character of James Street at this location is that of eclectic buildings with minimal
setbacks to the street to create a varied but a continuous built edge condition. The former
Tivoli Theatre has long been recognized as an important downtown landmark in its own right
as well as a major component in the James-Main historic streetscape which includes St.
Paul s, t he f or mehe SuB kifa &nd Ridgott buMilnings, alleowhich are
designated under the Ontario Heritage Act. However the adjacent properties to the north and
south are more contemporary buildings built in a more modest style and with lower quality
materials.

Page 6 108 James Street i The Tivoli Condos



The area is well served by public transit. Hamilton Street Railway currently operates two

transit routes, Route 2 (Barton) and Route 3 (Cannon) along James Street North in front of

the Site. In addition, bus service is provided along York Boulevard and John Street. In

addition, the site is situated two blocks north of the MacNab Transit Terminal, £750 metres

north of the Hamilton GO Centre Train and Bus Station on Hunter Street and £750 metres

south of the new GO Centre at James Street North and Murray Street providing access to all

corners of the City of Hamilton and beyond. Furthermore, the Hamilton Rapid Transit
Preliminary Design and Feasibility St uldiynada)ent |
along James Street North.

Figure 2: Community Context
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3 Proposed Development

3.1 Design Vision

The proposed deNveliConposeing ,| dachet €&id i n the heart of Hamiltonés
burgeoning arts community and where the monthly #fAart crawlo takes pl
vaudeville theatre on the eastern half of the property has driven much of the conceptual

development of the design. Given the uniqueness of the site, the Tivoli Condos propose a

devel opment which not only provides much needed density to Hamiltoni
also has the opportunity to directly contribute and benefit from the cultural activities T both

historical and contemporary. The development is intended to re-activate the Tivoli site by

transforming it into a mixed-use residential development that will invigorate James Street

North in Downtown Hamilton. The development has been designed to:

T Blend the former buildingbs history with a modern, contemporary |
marquee that reflects on the original Tivoli theatre;

9 Capitalize on the views of the lake Ontario shoreline to the Niagara Escarpment afforded
by the central location;

1 Sympathetically incorporate and complement the remaining heritage theatre into the new
development on the site;

9 Provide a range of unit types, styles and sizes to accommodate a broad range of lifestyle
needs;

1 Re-activate the James Street North frontage with activity-generating commercial uses and
outdoor areas on the ground floor;

9 Incorporate a modest amenity area on the podium rooftop that includes both outdoor sitting
areas as well as indoor recreational space; and

1 Provide an innovative and visually attractive addition to the skyline of Downtown Hamilton.

The proposed development will contain a mix of commercial retail, condo amenity, condo
units and at grade parking. In total, the proposed development will contain the following
elements:
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Figure 3: Urban Context 1 19 floors of residential units (106 units);

(Source: MSA 2014) 1 commercial office space (317 m?) and accessory amenity/party room (x99m?) and fitness
room (+130m?) associated with the residential units on the 3" floor;

1 A restaurant (+317 m?), gallery (+130m?), events room (168 m?) on the 2™ floor, as well
as crush space (+155 m?), a coat check area (+26 m?) , kiosk/office (x15 m?) and
washrooms (94 m?) associated with the refurbished theatre; and

1 acafé/bar (107 m?) on the 1% floor as well as the theatre lobby /stair (x52 m?).
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Figures 3 includes a rendering of a view from James Street North, while Figure 4 is an excerpt
from the Site Plan illustrating the basic features of the development.
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The new building addresses the urban context through a podium and tower massing concept.
The podium portion of the first three floors of the building is designed at a civic scale to mark

Sl T

>
! "'\h; the buildingbs presence on the street as an hi
e N building.

7

While it would be desirable to set the tower back from James Street and to terrace the floor
plate, this option has not be pursued due the limitation imposed by the remaining heritage
Tivoli theatre to the rear and the need to propose a building with an efficient and optimized
parking strategy, structural system, core and unit layouts. The 4" and 5™ residential floors are
setback +3.5 metres from the front line; and the setback of the tower is further reduced to 1.9
metres for the remaining condominium floors above. In contrast, a substantial setback has
been provided from Hughson Street (£46 metres) to the point tower. No developed in
proposed above the (former) Tivoli theatre or the majority of the enclosed ground floor parking
area. Cutting the floor plate back further would create units which would no longer be
functional (they are already quite compact) and would not be able to make the project
economically feasible especially considering the substantial cost and effort to rehabilitate the
significant heritage component of the building.

e W ww e
e . -
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Figure 4. Proposed Site Plan (Source: MSA 2014)

| |

| B, !

H g!

] gl

- S :
. I ﬁ, I

|

A 100
v s e |
2 .'.J. v 5 O RN —
Pt - ek
: =
A n |
N |
N i ':‘. I 1
VINE ST g ¥ |
3 13 : |
| " |
I\ B |
] 1| |
¥l L
K _//' ) - +{-20000
| B !
W“‘Nﬁ“!ﬁkﬂ“’ : o i
| Eﬂ:-mw
=L L I:
e O I 'I
i |
fl |
+/- 48200 H +—H350
T e . I ST TS T
Page 10 108 James Street i The Tivoli Condos




Podium

At grade, the podium provides connection to public activities on the street but also provides a
connection to its history through the retention of the Tivoli theatre to the rear. Architecturally,
the podium provides a physical connection to the Tivoli theatre through the building, while
referencing the history through the use of material and details, and by recreating an entrance
on James Street with a sense of drama and procession.

The podium is distinguished from the tower materially through the use of stone veneer
cladding which gives it a more ceremonial and grand presence at the street level. The
sidewalk widens in the front of the building providing a generous spill out of space for a
café/bar. A re-interpretation of a Theatre Marquee marks the main public entrance while a
grand stair and accessible elevator leads up to the theatre level behind the primary glass
facade as illustrated in the Podium Perspective (Figures 5), the Ground Floor Plan (Figure 6)
and the Second Floor Plan (Figure 7) as prepared by McCallum Sather Architects (MSA).
Additionally there is a break between the podium and the tower both in setback and materials
to mark the historic line of three storey buildings along the street.
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These details and amenities are designed to increase visual connection into the building, and
invite passersby to experience the building and establish the Tivoli theatre as a prominent
landmark on the street.

Figure 6: Ground Floor Plan (MSA November 2014)
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Condo Entrance/Elevators Grand Stair to 2™ Level

On the second level (Figure 7) a restaurant, gallery and event space are proposed to
enhance, serve and connect to the existing auditorium. The auditorium is also served by a
new kiosk, coat room and washroom which help support the function of the Tivoli as a
performance space.
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Figure 7: Second Floor Plan (MSA November 2014)
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The Third Floor provides commercial office space looking out onto James Street, as well as
common amenity space for the condominium residents. Figure 8 illustrates a proposed
outdoor terrace looking out onto a green roof situated above the gallery and commercial
space on the second level.

Figure 8: Third Floor Plan (MSA November 2014
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The first three levels of the Tivoli are designed to respond to its urban context and its
relationships with the adjacent former Union Furniture building to the north with respect to
scale and proportion of glazing.
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The Fourth and Fifth Floor are setback from the podium and contain 6 units per floor as
illustrated in Figure 9. All of these units are under 50m? in size and include terraces.

Figure 9: Fourth and Fifth Floor Plans (MSA November 2014)
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Floors six (6) to nineteen (19) of the tower portion are also clad in metal. Glazing is
expansive within the units and solar control is provided through aluminum louvers. Extruded
balconies provide visual interest and may offer opportunities to introduce a coloured element.
A typical floor plate within the condominium tower contains 6 units per floor ranging in size
from 49 m? to 69 m? as illustrated in Figure 10.

Figure 10: Typical Floor Plate for Floors Six to Nineteen (Source: MSA November 2014)
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The top three floors contain penthouses with tempered glass balconies. Floors twenty (20)
and twenty-one (21) contain four junior penthouses per floor while the top floor contains a full
penthouse with a terrace. Figure 11 illustrates the proposed floor plates for these units.

Figure 11: Junior Penthouse and Penthouse Floor Plans

Junior Penthouse Floor Plan
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3.2 Built Form and Architecture

The proposed development will contain a mix of commercial retail, condo amenity, condo
units and at grade parking. In total, the proposed development will contain +106 residential
units and approximately £1,380 square metres of commercial floor space.

The following summarizes the details of the existing building and new building: S
Image 5: Tivoli Historical Photograph

3.2.1 Existing Building (Source: MSA HIA 2014)
The front portion of the property is vacant. The original carriage factory situated here was - A% N
built in 1875 in Second Empire style by Hamilton architect Albert H. Hills. The carriage 5 AR
factory was converted to a theatre by 1908. Between 1908 and 1924 the building housed a
sequence of theatres known as the Wonderland, the Colonial, and the Princess. These were
located in the original carriage factory, which later served as the lobby to the Tivoli Theatre.
In 1924 the building was substantially enlarged with the addition of an auditorium to the rear
and renamed fiThe Tivoli o, s edmatamgictuaessenae apdr o n |
noted for being the first cinema in Hamilton to present movies with sound tracks.

Subiject to substantial renovations in 1943, 1947 and 1954, the Tivoli ceased to operate as a
movie theatre in 1989 (refer to Image 5) and was then adaptively reused as a retail location
for music sales, and subsequently, by various community theatre groups.

In late June 2004, the 1875 carriage factory portion of the Tivoli Theatre complex suffered

structural failure of its south fagade. City Council approved a demolition permit in 2004 for the

remnant carriage factory portion excluding the 1908 lobby portion. The partial demolition of

the carriage factory portion was required to stabilize the building and render its safe and

secure. The stabilization process also involved removal of the designated James Street west

fagade and a number of architectural features. Following failure of the roof structure and the

masonry wall on the south side of the carriage factory portion of the theatre complex, in 2004

subsequent demotion work was carried out to stabilize existing building fabric including the

demolition ofthe3-st or ey fATivol i 6 building fronting James Street.

Page 18 108 James Street i The Tivoli Condos



Image 6: Tivoli Theatre Historical

Currently, only the rear theatre portion of the building remains. Pursuant to the Heritage
Impact Assessment (HIA) prepared by McCallum Sather Architects (MSA) dated April 2014,
the interior of the auditorium was designed by Toronto architect B. Kingston Hall, in an Italian
Renaissance style featuring the proscenium, elliptical ceiling, decorative cornice and frieze,

~ and five-arch colonnades along each of the side walls (refer to Image 6). The arches

adjacent to the stage contain bronze statues of Caesar and Minerva, and the bases of the

< remaining arches are decorated with medallions representing the four seasons. These
_ original elements represent the remaining features identified in the reasons for designation for

the property and do not include any exterior features. The auditorium has functioned as a

» g performance venue up until 2012. The Lobby has suffered failure at its west facade and has

temporary hoarding to protect the space.

The following are the site conditions of the remaining building and its system from a site visit
undertaken by MSA in 2014:

9 Structure, Masonry: currently in fair condition, but requires some repair.

1 Roof Assembly: according to the 2007 inspection, the roof leaks and requires
replacement. In 2010 some stabilization work was undertaken. Downspouts were
noted as cracked and leaking on the site.

Doors and windows: require replacement and security hardware.

Wallls: Plaster finish 1 isolated to extensive repairs are required

Heating/Air Conditioning: no system exists on site

Electrical, plumbing: new upgraded systems required.

Code Compliance: requires building and fire code upgrade such as sprinkler system,
fire exit adjustment, fire alarm systems, fir curtain repair, barrier-free access,
hazardous material abatement (if any);

1 Acoustics, Noise Control: amplification and insulation required

Sightlines: insufficient verticality for dance

i Stage: requires reinforcement re-surfacing and re-equipping

=A =4 =4 A

=
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The HIA identified the following features of the building to be retained:

1 The proscenium

1 The ceiling with its elliptical design

1 The decorative cornice and frieze below, and along each side wall: a colonnade
comprising five round arches sprung from coupled pilasters

1 The two arches on either side of the stage sill contain the original bronze statues of
Caesar Augustus and the goddess Minerva

1 Medallions depicting the four seasons located at the base of each of the other eight
arches.

The auditorium theatre portion of the Tivoli building to the rear of the property will be retained

and ultimately refurbished, and an addition will be constructed to the front portion of the

building connecting to James Street North. The renovation to the existing theatre hall will be

largely concerned with providing a new lobby connection to James Street. Within the existing

retained theatre auditorium, a new balcony, stairs and elevator are proposed. Accompanying

building elements (washrooms, coat room and offices) are proposed as part of the new

construction to the west of the retained theatre. Selected areas of
restored as part of a Heritage restoration plan to be developed in a phased strategy.

While the exterior of the theatre is not designated as a heritage resource, the proposed
design of the development still seeks to blend traditional and contemporary materials and
finishes along James Street as a whole. The intent is to sensitively combine a blend between
new and old.

3.2.2 New Building

The proposed Tivoli Condos is located on James Street North in the heartofHami | t on 6 s 6

burgeoning arts community and wherTeehisttrie mont hly #Aart crawlo takes pl
vaudeville theatre to the east has driven much of the conceptual development of the design.

Given the uniqueness of the site, the Tivoli Condo proposes a development which not only

provides much needed densi t vy uttaleo h&asdhmopportumty6 s Downt own Cor e, b
directly contributes to and benefit from the cultural activities i both historical and
contemporary.
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The first three levels of podium are scaled to match the adjacent commercial building to the
north with the 2" floor elevation matching the 2" storey (former) balcony entrance to the
theatre. The James Street facade has been designed to provide openness and visual
connection to the proposed commercial retail space intended to animate the street and give
access to the theatre on the second level. Given the uniqueness of the site, the Tivoli Condo
proposesa devel opment which not only provides
Downtown Core, but also has the opportunity to directly contribute to and benefit from the
cultural activities both historical and contemporary.

The new building addresses the urban context through a podium and point tower massing
concept. The podium portion of the first three floors of the building is designed at a civic scale
t o mar k t h eesdnaeior thkistregf &ss lapdmark and as a publicly accessible
building.

While it would be desirable to set the tower back from James Street and to terrace the floor
plate, this option was considered but not pursued due, in part, to the substantial setback
provided off of Hughson Street and, more importantly, the need to propose a building with an
efficient and optimized parking strategy, structural system, core and unit layouts. Cutting the
floor plate back further would create units which would no longer be functional (they are
already quite compact) and would not be able to make the project economically feasible
especially considering the substantial cost and effort to stabilize and rehabilitate the
significant heritage component of the theatre building.

Podium 1 Built Form and Architecture

At grade, the podium provides connection to public activities on the street but also provides a
connection to its history through the retention of the historical theatre to the rear of the
property. Bridging between the podium and the heritage theatre is provided through a two
storey connection zone. The connection zone connects to the sidewalk and street to the west
and open into a gallery space that transitions through a restaurant, potential arts program and
crush space. The crush space is geared toward enhancing the theatre experience by creating
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accessible washrooms for the theatre, coat check and ticketing program. It is important to
note that this entire experience is now accessible and open to the public.

Architecturally, the podium provides physical connection to the rehabilitated theatre including
rehabilitated theatre. The plans for the space will draw upon historic imagery of the former
theatre spaces and present opportunity for education and sustainable design.

The podium is distinguished from the tower materially through a solid frame clad with
limestone. The use of robust and quality materials further emphases the importance of the
Tivoli theatre and connects it to other prominent buildings downtown. The tower itself
complements the existing Hamilton skyline and has a slender profile.

The arrangement of program and amenities are designed to increase visual connection into

the building, and invite passersby to experience the building and gain a new understanding of
the built heritage of the site. In addition, they will potentially provide an important architectural
reference tounderstandHa mi | t onds ongoing renaissance.

Fourth and Fifth Floors i Built form and Architecture

The fourth and fifth floors are allocated for condo units and are set back from the podium and
tower levels to give a necessary break between the scale and character of the retail and
commercial elements on the street, with the condo suites above. These two floors are clad in
metal panels of a distinctive colour to emphasize the break between the podium and tower. A
parapet detail is proposed as part of the design for the fourth floor terrace guard.

Floors Six to Nineteen

Floor Six to nineteen represent the tower component of the development. These floors
provide a range of balconies clad in metal panels and curtain wall glazing with spandrel panel.
The exterior coloration of the tower is matched to heritage colours found in the theatre. It is
the intent of the design to create balconies mimicking the frame of a proscenium and play
upon the concept of stage and performance.
experience and now it becomes extroverted by the tower design. Figure 12 includes the
southwest perspective illustrating the colouration and of the metal panel and curtain walls,
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while Figure 13 illustrates the range in balconies and relationship of the tower to the existing
Figure 12: Southwest Perspective Tivoli auditorium to the rear.
(MSA Nov 2014)
Floors Twenty to Twenty-two
The top three floors contain penthouses. Floors twenty (20) and twenty-one (21) contain
junior penthouses while the top floor contains a full penthouse with a terrace. The exterior of
these penthouse units are clad with the same metal panels as the lower floors.

Figure 14 includes the north and south elevations of the building. While these elevations

have relatively few openings due to their proximitytothe pr operty |l ine, the
wall é6 is reduced by the edges which dissolve f|
the stair is articulated by coloured paneling to form a pattern to give the tower an identity from

a distance. The field colour of the panels are silver and the accents are selected from the

original theatre; red from the seats and Tivoli branding, and blue from the ceiling and

ornamental accents

Figure 15 includes the east and west elevations of the building. Both the east and west
Figure 13: Northeast Perspective elevations are articulatedbyb al coni es, notches and alternating
(MSA Nov 2014) option for alternating Ob o xastsoagptesedce alongilanees Ea st
street with the Marquee for the main public entry, canopies, feature wall for the condo entry
and the stone cladding to give the building a sense of permanence and quality. The colour
accents which are picked up in the North and South elevations are carried in the balconies to
create a unified aesthetic.
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Figure 14: North and South Elevations
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3.3 Circulation

3.3.1 Vehicular

Vehicular access to the site is currently provided off Hughson Street (a horthbound one way
street) by way of a single land right of way. The land is owned by the applicant; however, the
adjacent development to the north fronting James Street North have legal access over this
lane by way of a right-pf-way established on title. Currently this 3.4 metre wide right-of-way
provides access to and from the site and adjacent lands. The intent is to continue to access
the new Tivoli by way of this land; however, additional lands have been purchased and form
part of this development to enhance the access and to provide additional parking. The
Ground Floor Circulation Plan included in Figure 16 illustrates the extent of the existing right-
of-way as well as the additional lands purchased for parking purpose.

Figure 161 Circulation Movements
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3.3.2 Pedestrian

The area around the Tivoli site has a walkability score of 100 (out of 100). The proposed
development both draws from and contributes to the pedestrian quality of the neighbourhood
and minimizes reliance on cars in favour of active and public transportation.

Pedestrians are linked into the site via James Street North and Vine Street to the west and

Hughson Street from the east. North and south of the site there are several significant

community resources and facilities such as a the Hamilton GO Centre Train and Bus Station,

the MacNab Street (Bus) Transit Terminal, Lloyd D. Jackson Square, Hamilton Farmers

Mar ket , Nationbés Food (grocery sltobwhiehconaettd t he
pedestrians to the site.

Pedestrians are connected to the commercial component of the development directly from
James Street through the generous lobby area that offers a choice of a café/bar at grade, or
up the grand stair to the second level. Connections on the second level are given to a
proposed restaurant which has two separate dining spaces on James Street, and through a
large gallery space which connects eastward to crush space, ticket kiosk and other support
spaces associated with the historic Tivoli auditorium. These pedestrian connections are fully
accessible.

James Street also provides a private entrance to the Tivoli condominiums. This entrance is
fully accessible.

Access to garbage chutes are given at each level within the condo in the core which are then
brought to the basement to a garbage room with a service elevator for collection. The service
elevator serves the basement, grade and the second floor commercial space for garbage
removal and access. At grade the service elevator opens into the parking garage where bins
can be wheeled to Hughson Street for pick up, and delivery orders can also be received.
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3.4 Access and Pedestrian Movements

Pedestrians are linked into the site via Vine Street and James Street North from the west and
Hughson Street to the east. South of the site are several significant nodes, resources and
facilities linked to James Street including the Hamilton GO Centre i Train and Bus Station on
Hunter Street, the MacNab (Bus) Transit Terminal south of King Street, Lloyd D. Jackson
Square, the Hamilton Farmers Market and the FirstOntario Centre all of which connect
pedestrians to the site. The new GO Centre under construction at Murray and James Street
will also connect pedestrians to the site by 2015. Furthermore, the Hamilton Rapid Transit

Preliminary Design and Feasibility Stuldiyned)enti fies

along James Street North.

Pedestrians are connected to the commercial and condominium component of the
development directly from James Street. The north entrance is connected to a general lobby
area that offers a choice of an at-grade café / bar, a grand stair and elevator to the 2" and 3™
floor commercial space and theatre. The southern entrance provides private condominium
access to the tower. Both accesses from James Street North are fully accessible

The site is constrained in terms of access because of its size and context. There is currently
no vehicular access to the site from James Street. The former Tivoli theatre occupied the
entire site with no vehicular access from James Street and no on-site parking provided.
Deliveries to the theatre were received off Hughson Street.

Vehicular access to the site is currently provided off Hughson Street by way of a single lane
right of way. The land is owned by the applicant; however, the adjacent development to the
north fronting James Street North has legal access over this lane by way of an easement
established on tittle. This 3.4 metre wide easement provides access to and from the site and
adjacent lands. The intent is to continue to access the new Tivoli Condos by way of this lane;
however, additional lands were purchased (111/115 Hughson Street) to enhance the access
and to provide additional parking.

There are three (3) rights-of-way/easements affecting the Tivoli Property. Figure 8 provides a
sketch of the property based on Reference Plan 62R-10419. The original Tivoli Property is
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outlined in red with the recently acquired residential lot at 115 Hughson Street highlighted in
green. The details of each right-of-way is described as follows:

Figure 17: Excerpt from Plan 62R-10419
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There are two rights-of-way encumbering the Site which are highlighted in pink. These
encumber Parts 3, 5 and 6 on Plan 62R-10419. The right-of-way over Part 3 is the one along
the northern boundary of the theatre building for parking access. The right-of-way over Parts
5 and 6 cover the alley between the Hughson Street and what was considered the James
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Street buildings on the site. Clarification is being sought from the Land Registry office
regarding which adjacent properties are supposed to benefit from these easements.

The right-of-way benefiting the Site is cross-hatched in brown. This is the right-of-way over

the rear portion of t he akidemsPamonRlaniGZRMMAdOUr 6 s property. |t
which is part of the adjacent property fronting James Street to the north. This right-of-way

was intended to allow the James Street portion of the Tivoli Property to access the parking lot

portion at the back and to the north, at a time when the James Street portion, Hughson Street

portion and parking lot portion of the Tivoli Property were separate properties.

3.5 Parking (Vehicular and Bicycle)

The provision of parking for the residential condominium owners will be contained internally
and externally on the site with access from Hughson Street. 17 surface parking spaces are
proposed including 3 barrier free spaces situated along the northern property boundary. In
addition, a total of 52 parking spaces will be provided at grade within an enclosed garage
located within the new building. Access to these spaces will be controlled through a garage
door and traffic light. These internal spaces will be provided through a parking stacker system
which allows three rows of cars to be stacked in a semi-automatic system.

In addition car share spaces and bicycle parking will be provided within the parking structure
for use by residents of the development. A total of two bike share locations are situated within
250 metres of the development and will assist in encouraging alternative modes of travel. In
addition to the bike share locations, a total of 72 vertical bicycles spaces will be provided
within the basement level of the development

The development is located withinthe Cityof Hami | t onds Downt own Core, which provides a

variety of shops and services for catering for everyday needs, including supermarkets,

restaurants, banks, medical centres and employment opportunities. This includes Jackson

Square which is located within 300 metres walking distance of the development which houses

a variety of commerci al uses as wel |l as the Hamiltonds Farmer 6s Mar |
Nationd6s Fresh Foods.
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The development is located within close proximity to extensive public transport services,
including train and bus service as well as is located along a future Light Rapid Transit
Corridor. Each of the available public transport service provides a high frequency service and
direct links to nearby activity centres as well as employment centres within the Greater
Toronto Hamilton Area.

A Parking Study prepared by Paradigm Transportation Solutions Ltd. dated November 2014
demonstrate the appropriateness of the requested parking modifications.

3.6 Landscaping and Amenity Spaces

At grade, feature stone work will be provided at the front entry way on James Street.
Landscape features will be provided for the outdoor seating area such as canopies, trellises
and screens to provide some privacy and shelter from sun and wind.

On the third floor a large terrace is provided for condominium residents and will be designed
to mitigate the summer wind conditions through screens, landscaping and overhead trellises.
Additionally, a green roof over the theatre connection area is proposed to provide a pleasant
view to the residents. Condominium amenity space will be provided on the third floor in the
form of party room and fitness space.
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4 Planning Policy

4.1 Provincial Policy Statement 2014

The Provincial Policy Statement (PPS) establishes land use policies for lands in urban and
rural areas, the boundaries of which are defined by municipalities through local planning
processes under the authority of the Province. The Site is designated Urban in the Urban
Hamilton Official Plan and as such is within the settlement area as defined by the PPS.

The PPS promotes healthy, liveable and safe communities in Section 1.1.1 through the
efficient use of land and resources, promoting cost-effective development patterns and
standards to minimize land consumption and servicing costs; accommodating an appropriate
range and mix of residential uses, avoiding development which may cause public health and
safety concerns and the expansion of settlement areas and promoting cost-effective
development patterns.

The PPS provides significant policy direction regarding intensification. Policy 1.1.2 states that
within settlement areas, sufficient land shall be made available through intensification and
redevelopment. In addition, Policy 1.1.3.3 states that Planning authorities shall identify
appropriate locations and promote opportunities for intensification and redevelopment where it
can be accommodated taking into account existing building stock or areas and the availability
of suitable existing or planned infrastructure and public service facilities required to
accommodate projected needs. Finally, Policy 1.1.3.3 states that planning authorities shall
establish and implement minimum targets for implementation and redevelopment within built-
up areas, based on local conditions.

This proposed infill development implementing zoning variances is consistent with the PPS as
it directs growth to the settlement area. The proposal will provide an excellent opportunity for
intensification within the downtown built-up area of the city where it will be compatible with the
existing neighbourhood. The proposed development will allow for the efficient use of land and
infrastructure by directing intensification onto lands that are within the downtown urban growth
centre and designated for residential growth.

< Provincial
yPolicy
Statement

Under the Planning Act
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Finally, consistent with the PPS, the proposed infill development supports long-term economic
prosperity by optimizing land, infrastructure and public service facilities and utilizing existing
built infrastructure. The existing road network and municipal services can accommodate the
proposed infill development.

Therefore, the proposed redevelopment is consistent with the Building Healthy and Strong
Communities policies of the PPS.

4.2 Places to Grow Growth Plan for the Greater Golden Horseshoe,

2006

— ; The Places to Grow Growth Plan (The Growth Plan) provides growth management policy

direction on matters that affect how our communities develop, including transportation,
infrastructure planning, land use planning, urban form, and housing, in the interest of
promoting economic prosperity and protecting our natural environment. The Guiding
Principles of the Growth Plan emphasize creating complete communitiesthatih ar e we | |
designed, offer transportation choices, accommodate people at all stages of life and have the
right mix of housing, a good range of jobs, and easy access to storey and services to meet
daily needs. 0

G[owth Plan

en Hors

OFFICE CONSOLIDATION, JUNE 2013 Downt own Hamilton is identified as an AUrban G
As per Policy 2.2.4.3, such areas are to be planned to be investment focal points for a broad
range of uses, support and accommodate major transit infrastructure, serve as higher density
employment areas, and accommodate a significant share of population and employment

o growth. Policy 2.2.7.2 sets a minimum gross density target of 200 persons and jobs per

BPontario hectare to be achieved by at least 2031. Furthermore, areas in proximity to higher order
transit stations (generally 500 metres) are id
according to Policy 2.2.5, are to be designed to achieve increased densities that support the
viability of existing and planned service levels and to provide access from various
transportation modes to the transit facility, including consideration of pedestrians, bicycle
parking and commuter pick-up/drop-off areas.
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The proposed redevelopment is consistent with the Growth Plan in that it is located within the
Downtown Urban Growth Centre; will achieve a minimum density target in excess of 200
persons and jobs hectare; is within walking distance (750 metres) to a higher order transit
stations; and will achieve a density that will support the viability of existing and planned
service levels. The development is particularly well situated to provide access to various
transportation modes.

4.3 Urban Hamilton Official Plan

The City of Hamil t on 6isial Plam was bpprbvadwithhaodificdtian®hy Of f
the Ministry of Municipal Affairs and housing on March 16, 2011, and approved (with some
exceptions) by the Ontario Municipal Board on August 16, 2013. The Urban Official Plan

provides direction and guidance on the management of our communities, land use change

and physical development over the next 30 years.

4.3.1 Downtown Urban Growth Centre

Hami |l t onbds ur bammizroéstructural eldmerdsaensiuding: urban nodes,
urban corridors, major activity centres, neighbourhoods, employment areas, and major open
spaces as defined in Volume | Policy E.2.0. The Site is designated within the DOWNTOWN
URBAN GROWTH CENTRE node on Schedule E i Urban Structure. Pursuant to Policies
E.2.3.1.9 and E.2.3.1.10 the Downtown Urban Growth Centre shall generally have the higher
density within the City with a minimum overall density of 150 persons and jobs per hectare
and will accommodate approximately 20% of the City-wide residential intensification
representing a 5,000 to 6,000 dwelling units.

4.3.2 Residential Intensification

Residential intensification Policy B.2.4.1.3 a) sates that the Downtown Urban Growth Centre
shall be planned to accommodate approximately 20% of the intensification target. This
proposal provides an opportunity to increase the housing stock within the Downtown Urban
Growth Centre by +106 units which will contribute to meeting the 20% intensification target.

According to Policy B.2.4.1.4 residential intensification development must be evaluated based
on a set of criteria. Table 1 identifies the relevant criteria as well as how the proposed
development satisfies the each criterion.
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Table 1: Residential Intensification Criteria

Residential Intensification Criteria Conformity of Proposed Design

a) the relationship of the proposalto el 1  The relationship to James Street is enhanced
neighbourhood character so that it main| the podium which grants access to the public
and where possible, enhances and builg greater capacity and provides a more dynamig
desirable established patternsiatydorm; pedestrian character through the provision of |

lighting, a terrace space and greasganemcy .

b) the developmimontribution to 1  Thedevelopment is to be comprised6éiwelling
maintaining and achieving a range of dw units including one and two bedroom units rar
types and tenure; size from3r? to6 e

c) tle compatible integration of the The compatible integration of the redewntliopteens

development with the surrounding area | of:
terms of use, scale, form and character.
regard, the City encourages the use of | Use: The proposed mixed use building supports tk
innovative and creative urban design surrounding area through the provision of retail wh
techniques; help anchor the development and revitalization alo
Street. A café / bar / restaurant would provide a mt
needed gathirg place ftheatre goeend existing
commercial buildings while the residential dwelling
the intensification for
downtown.

Scale: A human scale is maintained in the podium
first three levels of depeient to match the scale of t
existing development along James Stretewerhehicl
rises above the podium responds to the greater he
the buildings in downtown such Bigtit@uilding, the
commercial towers at 1 and 10 MacNab SiStfe&ing
andthe Empire Apartment buildings-2820dughson
Street and 44 Robert Street, @amdimark place {43
storey) at 100 Mainr&e¢tEast
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Residential Intensification Criteria

Conformity of Proposed Design

Form:Datum lines, structural rhythms and urban
relationships from the original building are maititair
retained section and are referenced through mater,
massing and the landscaped area alongi@ameand
the podiunl h e ¢ shadavrminimally impacts thg
neighbourhood withsmall footprint.

Character: The proposed podium and towedsésp
the landmark qualities of many of the buildings witt
neighbourhood. The use of limestone relates to thg
Pigotand Bank of Montreal buildings and responds
differentiates from the masonry of the original Jam
BaptistandS. Paul 6s Presbyt ¢
colour also responds to the Neo Gothic quality of t
church buildings. The new tower evokes a more
contemporary approach to materials and utilizes cq
metal panethat are inspired from the ceiliregnzaand
heritage colours found inside the Tivoli.

d) the devel opmen
the planned urban structure as describe|
Section E.2:0Urban Structure

1  The Site is appropriated located within the de
DOWNTOWN URBAN GROBGHNTRE node
pursuant to ScheduleWban Structure.

1 Policies E.2.3.1.9 and E.2.3.1.10 the Downtoy
Urban Growth Centre note that these areas sl
generally have the higher density within the C
minimum overall density of 150 personsaat |
hectare and will accommodate approximately
the Cityvide residential intensification represer
5,00Q0 6,000 dwelling units.

i  The proposed redevelopment proposes an ov
density af379 units per hectara proviget106
dwelling unighich will contributerémdential
intensification unit target of between 5,000 an
new dwelling units by 2030.
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Residential Intensification Criteria Conformity of Proposed Design

e) infrastructure and transportation capi 1  James Stredloth is designated asajor arterial
road in the Urban HamiltGoi@fPlan with the
capacity to accommodate the projected traffic
demands.

1 The requested density will support the public 1
facilities in proximity to the Site and assist in
the proposed LRT along James Street.

Therefore, the proposed redevelopment is in conformity with the residential intensification
policies of the Official Plan.

4.3.3 Downtown Urban Mixed Use Area

The Site is further designated DOWNTOWN URBAN MIXED USE AREA on Schedule E-11
Urban Land Use Designations in the Urban Hamilton Official Plan and coincides with the
historic downtown of Hamilton and the boundaries of Downtown Hamilton Secondary Plan.
Lands within this designation are intended to accommodate a full range of retail, service
commercial, institutional, cultural, entertainment, and office uses as well as a range of
residential uses. In this regard, the proposed mixed use development includes both
residential and service commercial uses.

Pursuant to Policy E.4.4.3the Tivoli6 s pr op os e d 106 dimlling unisando f N
commercial restaurants will clearly increase the number of people who work and live in the
Downtown; which will, in turn, enhance the day and night activity and contribute to its planned
functionasia vi brant opeopl e place

The Plan provides specific design policies related to the Downtown Mixed Use Area. Policy
E.4.4.10 notes that these areas are to be designed as pedestrian focused areas with a high
level of pedestrian comfort and amenities. The proposed 22 storey building along James
Street addresses the pedestrian scale because it:
9 results in less building mass and greater views around the building and for the
proposed residential dwellings;
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1 has less impact in shading along James Street and Hughson Streets with its
north/south orientation as a point tower; and
9 allows for conservation and reanimation of the rear portion of the Tivoli theatre.

In addition, when combined with the new identifiable marquee feature that ties in with the

Tivoli Theatre, the point tower further articulatesthe fAinewd Ti vol i aJamess | andmar k al ong
Street North. Buildings are to situated close to and oriented to the street. In terms of building

mass, Policy E.4.4.11 requires consideration of pedestrian nature of the area and suggests

consideration of massing techniques such as stepped back or terraced floors.

Along James Street North the building is situated at the street line reflecting the original

location of the carriage factory entrance. This presence along the street is enhanced through

the provision of a commercial café/retail use which increases the hours of operation and the

frequency of use. In addition, the ground floor is enhanced through greater physical and

visual connection through the building up a grand stair, through a gallery to the theatre kiosk,

coatroom and Acrushd space in front of the new theatre entrance.

The original Hughson Street setback is maintained as no changes are proposed to the
exterior of the theatre.

This designation also supports reduced parking requirements recognizing the high level of
transit service to the area (Policy E.4.4.14). The proposal includes a request for a parking
reduction on the basis of the high level of transit service to this area including HSR bus
service along James Street as well as existing GO train service from Hunter Street to the
south as well as future GO train service from Murray Street to the north.

Section B 3.3 outlines the general urban design policies for all development, with the overall

goal o f compackand integconfiected, pedestrian-oriented and transit-supportive

communities within which all/l p eTabel2 @entfiestheat t ai n a high quality of
relevant general design principles and how the proposed development conforms to these

design policies:
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Table 2: Urban Design Policies

Urban Design Paolicy

Conformity of Proposed Design

3.3.1.1 Enhance the sense of
community pride and identificati
creating and maintaining unique
places.

1

Park of what makes the James North Community uniq{
clusteof creative businesses. The fhigatre has been a
core as facility to the neighbourhood as a cinema and
venue for generations. Many lohtgimittoniarsave
memories of attiing movies and functions in the heritag
space. The closing of the theatre haldffa events an
performance venuwdghis size and caliber in the
neighbourhood. It is unique in that it is a heritage spad
well as aulturaihstitutiom the downtown.

3.3.1.2 Provide and create qui
spaces in all public and private
development.

The ground floor prograretail, commercial and condo |
reenforce connection and relationship to thehdatosad
are elevated in quality to match the standards of the ol
architecture. This is achieved through high ceilings, né
visual connection dngh quality and durable materials.
The connection between spaces both laterally and ver
create interesting spatial relationships which contribute
sense of gathering.

The development provideserraces with distinctive
characteristi¢one on the street which is most accessib
a private terrace for the condo oemtrs 'Sfloor
Thespace will also educate and doctimakistoryof the
theatreperformancesd design through images in the g

3.3.1.3 Create pedestrian
oriented places that are safe,
accessible, connected, angteas
navigate for people of all abilitie

James Streetareoriented for pedestrian activity throug|
diversity of useoutdoor terrace space, and textural vari
These access routes are easy to navigate through mir
changes, slip resistant surfaces, lighting and transpare
create visual contien and intuitive navigation for peopls
abilitiesThedevelopment hapablically accessible grour
floor and second floor refaitess is given to the second
through a stairwell and elevator.

3.3.1.4 Create communities th
are trarissupportive and promoty

active transportation.

The proximity to the GO st&t®itransit hub and
connections to bicycle lanes and pathways encourage
mul ti modal transportatio
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Urban Design Policy

Conformity of Proposed Design

on carsSomeparking is provided ratog to minimize the

impact of cars on the street and bicycle parking encou
alternate forms of transportafios.location has also bee
given a walkability score ofdii®f 1Q0vhichmeans daily
errands do not require a personal vehidernwpbeted. Th
thereforeeduces the reliance on vehicles and encourag
6livel/ work/ playé communi

3.3.1.5 Ensure that new
development is compatible with
enhances the character of the
existing environment and locale

1 James StreBlorttcan aptly be described as an urban vi
unto itself with a diversity of buildings, activities and pe
an emerging young professional and artistic communit
character of James Street is eclectic and pedestrian fr
The new developmmiatintains the rear portion of a herit
building to anchor the site to its past, while providing n
opportunities for use as a retail and residential building
the growing demands of t
commitment to restore anceréagsremaining part of the
original building will improve and create a long term pl
of Hamiltonds historic |
the downtown transit initiatives with the revitalization o
Street overall

3.3.1.6 Crate places that are
adaptable and flexible to
accommodate future demograp|
and environmental changes.

1  The ground flawbuldaccommodate a range of asd
potential tenants to occupy the stk a cafddr are
proposed and seen as appropribegpace, it is flexible t
be utilized for a range of retail or commercial uses.

1  The condo units are a range of sizes to accommodate
of demographics in the typical and penthousgdtdomit
is given access to daylight, views andveaitilietion to
individually control comfort.

3.3.1.7 Promote development
and spaces that respect natural
processes and features and
contribute to environmental
sustainability.

1 Sustainable Sites & Water EfficieriCiye development
intensifies a pegistig built up area and actively promots
use of alternative transportation through connections t
transportation, provision of bicycle storage, access to
share program and a reduction in p&t&atgsland is
minimized where possibledyiging light materials on the
roof and the green roof on the thirdEfkeenior lighting will
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Urban Design Policy

Conformity of Proposed Design

selected to provide safety and atmosphere while minin
pollution.

1  Materials & Resourcekocally sourced material will be
selectedwheneyep s si bl e t o reduc
footprint and-emforce the local vernacular of the site.

1 Indoor Environmental Qualifine interior spaces are
designed to have optimized airflow and ventilation whi
additionally controlled throughld@evandows and sliding
doors for the retail and condo tindissparency and visua
connection have been important featheedesign which
provide natural light and views to the interior spaces.

3.3.1.8 Promote intensificatior
that makes apprapeiand
innovative use of buildings and
and is compatible in form and
function to the character of exis|
communities and neighbourhoo

1  The point tower promotes intensification to the site an(
the economic sustainability to retainiatainribe existing
portion of thEvoli auditorium.

3.3.1.9 Encourage innovative
community design and technolg

1 Therevitalization of the theatre through the provision o]
space, a kiosk, coat check and wasiproordsan
innovativepportnily to ensure the fiscal longevity of the
theatre.

1 The constraints of the site have encouraged an innovg
approach to parking with a combinatinfacé parkimgth
stackers and a car share program.

3.3.1.10 Create urban places al|
spaces thanprove air quality an|
are resistant to the impacts of

climate change.

1 See 3.3.1.7 for features of sustainability

Policies B.3.3.2.3 through 3.3.2.10 inclusive identify key design principles that must adhered
to and therefore apply to the site. These design principles are identified in Table 3 to follow
as well as a discussion of how the Tivoli redevelopment adheres to these principles:
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Table 3: Urban Design Principles

Urban Design Principle Conformity of Proposed Design

3.3.2.3 Urban design | TheTivolfosters a sense of community pride and identity by:

shold foster a sense of

community pride and identil  Providing a quality design and building construction includin
guarried stone, curtain wall and balcony detailing, metal clag

1 Rewognizing, protecting and incorporatimstdinie Tivoli auditoriy

into the overall project design.

Maintaining the relationsHagatle and tower on James Street

Reenforcing the node or identifiable point from a distance w

tower.

1 Convertintpeformer Tivoli theatre/auditdnitena accessible
publioczenudor an extended period of time.

T
T

TheTivolcontributes to the character and ambiance of the comn

through a retail terrateng James Stregth the associated lighting

landsapeo reanimate the James Street framaggves the public

greater access its assets.

The point tower does not block any significant vidNiegarthe

Escarpment &ay front

3.3.2.4 Quality spaces TheTivolcreates quality spaces by:

physically and visually conr| § Developinglagical organization of progfaiting a new front

the publicral private realms, lobby, grand stair, crush space, kiosk, coatraashapaimis the

Public and private developn front ofthe heritage Tivoli auditorium providepahtieally

and redevelopment should accessiblbuilding and commespalce which, in turenables

create quality spaces. Hamiltonians déoce agaiappreciate and experiencé&itrodi
theatrén a new wayhe street terrace connects to the ground
café This part of the street is one of the only areas on Jame
wider sidewalk. This illustrates the historic impdoinesie.oft
also acts as an exteausidzoneand can be further animated |
streetafé The terrace spaceignted where there is the mos
visibility, traffic and connection to other nodes such as the G
City Hall and the Lister Bldbk. new building is oriemt&dnt of
theexistinguditorium which a clear differentiation of the
commercifiheatre entrance and the condominium entrance.

91 A thoughtful composition of mass and materials where origif
construction creates a harmonious relatiGnetgare has bee
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Urban Design Principle

Conformity of Proposed Design

taken to design a simple and elegant addition so that the arg
does not overpower or compete with the original design but
its character and quéltysingouilding materials such as locally
guarried stone, curtain wall and balcony detditietgl cladding
that are consistent and compatible sithrthding context.
Creating an animated street edge with an outsideooafef the
building alodg@amesStreet;

Including transitional areas between the public street and th
condominium entrance througls¢hef landscapiptantersand
accent lighting; and

Creatin@ public space aladgmesStreet thas humannscale,
comfortable and publically visible with ample building openir|
glazing.

3.3.2.5 Places that are sa
accessible, connected and
to navigate shall be createq
usindvarios]design
applications, where approp

TheTivolincorporates the following design applications preaietir
accessible, connected and easy to ndeiggtsmment:

1
1
1
1

1

The sidewalks along James Street connect directly to pathw
to the blding entrances.

The buildirigfully accessible

The building entrances along James Street are visible from |
and provide shelter at entrance ways.

A public transit stop is located dimantbgiately north of and acr
formthe building onndas Street.

Lighting will be provided at a pedestrian scale to ensumé saft
promote wayfinding

3.3.2.6 Where it has been
determined through the pol
of this Plan that compatibilit
with the surrounding areas
desirable, new developmen
and redeslopment should
enhance the character of th
existing environment.

TheTivolenhances the character of the existing environment by

1

!

Respecting the existing cultural heritage featufesértiand
remaining designatieeatrdyrecreating a grandrance and
marquee and providing accessible updated washroom facilit
as crush space, a ticket kiosk and coatroom. The new towe
incorporasthe colours of timerior of the Tivoli thaatmethe
glass walls along the sides of the rasipeint tower.

The limestone proposed for the podium complements the e
material of existimgyitage buildings aldames Street

Urban Design Report
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Urban Design Principle

Conformity of Proposed Design

9 TheTivolencouragea harmonious and compatible approach t
infilling by minimizing the impacts of shaamivimaximizing light
adjacent property and the public realm through a point towe

3.3.2.7 Places that are
adaptable in accommodatin
future change are desirable

The design of thavolis adaptable in accommodating future chan
the following maer:

1

The interior space within the podium could be used for a v
purposes due to the size and nature of theGpaice ground
level this amosmbd+107h?of commerciapace

The residential unit sizaege to accommodate changimgges
and needs. In addition, the building is fully accessible and
accessible units will be offered to meet the changing physi
ofresidents

TheTivolprovides an innovative design, built form and publ
through the podium and thgration of a designdtetérior)
buildingand balances it with the simplicity of the plan and o
spaces to maximize adaptability.

3.3.2.8 Urban design shot
promote environmental
sustainability.

The long term sustainability of the project ésembiisidugh
several environmental initiatives which apply both active a
strategies to the site as well as\ltalization of the Tivoli
auditoriumGeeexchange and solar collection are currently |
considered for renewable energy ahohéderials, green roofs,
and divingwvall will be incorporated in the design. Details of
elements are provided below:

Indigenous PlantsLocaplants such as a hobtgoniand tall
grasses bring seasonal variety and also limit the nigsstgbfor i
and stormwater runoff.

Green RoofThe green roof is locatetievel & create a buffe
beween the privatendderrace and the theatrdditionally, it ¢
absorb rainwater, provide insylleti@te a haht for wildlife, an
provide a more aesthetically pleasing landscape, and help
urban air temperatures and prevent heat island effects.
Local MaterialsLocally sourced matewisl be selected whene
posi bl e t o r ed uncfatprinteedediorce thed
local vernacular of the site.
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Urban Design Principle

Conformity of Proposed Design

ﬂ

Led Lighting Exterior lighting will be selected to provide saf
atmosphere while minimizing light pollEiibhights and contro
are used for energy saving measures within thmedeptelo
Potential Systenis

(0]

Solar CollectionSolar power (electricity) is peadoy direct
transformationsaflar energgto current throygfotovoltaic
panelgsolar PVr by the concentration of solar energy
create steam and drive a turlinedatrated solar power).
Tivolmay use arrays which would be integrated into the
and west facades to convert solar energy in the form of
the solar panel, which excites electrons in the panel ang
electric current to be wE®d complementary system withil
development.
Source Energy Pip&his system uses a precast concrete
sewer/storm water pipe that incorporates a heat extract|
embedded in the pipe wall. It is a system which extract
geothermal heat fromgitueind plus heat from the effluent
pipe. The system connects to a heat pump in a building
elevates the low level heat from the pipe and provides I
the building.

Source Energy WalThis system uses a precast sandwic
panel with ptovoltaic (PV) panels to generate electricity,
system has a heat extraction system embedded in the \
the PV to capture waste heat for use in the building thrg
heat pump. The system also reduces the temperaipre |
behind the Ranels increasing the PV electrical generati
efficiency by up to 20%. Research data has demonstra
the Wall system generatesdmeaiyy approximately equal {
the level of electrical energy generated.

3.3.2.9 Urban design play
a significantledin the physicq
and mental health of our
citizens. Community health
welbeing shall be enhaihce

and supporte

TheTivolredevelopment serves to enhance and support commu
and welbeing by:

Creating high quality, safe streetscalpatsehcourage physica
activity and active transportation;

Providing aaccessibleedevelopment includitigulating amenij
areas,

1
1
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Urban Design Principle Conformity of Proposed Design

1

Providing eompaatievelopmettiat contasriboth commercial a
residentidnd usem proximity to public trarglities andpen
spaces

Reducing aandnoise pollutiday &cilitating and promoting the
of active transportation m@geding, public transit, car share,
and promoting energy efficient design of the building.

designed not only as a
transportation network but g
as important public spaces

)l
1

T

3.3.2.10 Streets shall be | TheTivolredevelopment promotes adegiljned streets and public
realm by providing:

Adequate and accessible space for pedaestimagcles as wel
as transdndothewrehicleslong James Strégtrth
Maintainingcontinuous sidewalkng Jame&reet
Providinggulestrian amenities such as lighting, seatfingjimgny
signage, and urban Braille;

Providindmenities and spaces that encourage pedestrian i
and animate the streetsdapkiding patidsidewalkafés along

James Street

Poalicies B.3.3.3 through B.3.3.11 of the Urban Hamilton Official Plan provide general design
policies related to built form. The policies notethati Bui | t f or m uda dualifes of
streets and open spaces but also affects how the public spaces around buildings are used,
experienced, arabk 4 pentifiesehe budt brmdolicies relevant to the site and
how the proposed development conforms to these policies:

Table 4: Built form

Built Form Policies

Conformity of Proposed Design

3.3.3.2 New development sha
designed to minimize impact o
neighbouring buildings and pu
spaces by:

a) Creating transitions in s(
to neighbouring building

b) Insuringdequate privacy
and sunlight to
neighbouring properties
and

)l
)l
T

The tower has been designed to respect and integrate w|
height, scale and character of neighbouring buildings.
The Tivoli providesibontal separation and transition dowr,
adjacent lowscale buildings.

The proposed podium, with its point tower and north/sou
orientation maintain access to sunlight and sky view to s
streets, sidewalks and private spaces, and neighbourhod
properties.

The rear building fagade and location of the existing theg
Hughson Street will not change. However, the existing d
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Built Form Policies

Conformity of Proposed Design

c)  Minimizing the impacts (¢
shadows and wind
conditions

be removed providing greater views and light into the site
to ensure that the tower fitalidhiexisting context, thandl
Shfloors have been setback 3.5 metres from the podium
a physical and visual break in the tower. The remaining
the tower are brought forward at a height that is above th
pedestrian realm. The tasveetback +68 metres from Hug|
Street above the podium.

The sun/shadow analysis included in the Urban Design H
discussed in Section 5 of this Report demonstrates how |
proposed narrow tower building design protects access t
and rimizes the shadowing of neighbourhood streets al
properties. There are no residential amenity areas, resic
building fagades or public open spaces affected by the a
during the spring and summer months.

The conclusions of a PedestriarViieneStudy undertaken t
RWDI and submitted with the subject rezoning applicatio
concludesthtt he resul tant wind
safety criterion on all pedestrian areas throughout the ye
proposed development will not nggatfeet wind conditions
the surrounding areas. 0
The Study further concludesi thai - thénelesired wind
speeds may be experienced along the west side of the p
development at the entrances and the outdoor seating al
James Street Kgrand the outdoor amenity areas dtihe 3
aMf 1l oor s. Wind mitigation
i mprove these wind condi't
The suggested mitigation measures include tallsgeeepsts
landscaping and overhegltises.

These recommendations will be implemented in the final

3.3.3.3 New development shag
massed to respect existing an(
planned street proportions.

= =4

Proposed podium matches the height and scale of the a(
building to the northomo the demolition of the front portic
the theatre, it was 4 storeys in height. The coloured met]
are inspired from the ceiling patterns and heritage colour|
within the Tivoli.
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Built Form Policies

Conformity of Proposed Design

1

There is a break in the building massing to mdjabehe3a
storey building to the north in the podium which also repi
break in materials between the podium and tower.

3.3.3.4 New development sha
define the street through consi
setbacks and building elevatio

The former Tivoli Theatas clearly a landmark in downtowr
Hamilton. Architecturally the podium provides physical cg
the Tivoli theatre through the building, while referencing it
through the use of materials, details arldating an entrang
with a sese of drama and procession.
The original presence and setback on James Street is reg
the new podium. As notédage 7 opposithe Tivoli was tallg
than the original buildathe south and had a strong street
presence.

The setback omgthson Street is maintained at the street le
no changes are proposed to the exterior of the theatre. )
At grade it matches the original setbacks and the building
outward above to shelter the entrance from rain and snow
original niguee feature.

a)

b)

d)

3.3.3.5 Built form shall create
comfortable environments by:

Locating principal
facades and primary
building entrances para
to and as close to the
street as possible;
Including ample glazing
on ground floors to craf
visibility to drfrom the
public sidewalk;
Including a quality
landscape edge along
frontages where buildir]
are set back from the
street- NA

Locating surfacing park
to the sides or rear of §

All principal fagades and primary building entrances are
James Street with zero setback consistent with the histol
relationship of the former Tivoli theatre.

Transparenand visual connection has been added at the
connection between the proposed and remaining portion
building which invite passersby into the new and adapteq
development.
Due to the location of the building along James Street ar
building s b ¢ostaxtandscaping will be limited to plantg
the doorway entrances on the condo terrace. A green rg
proposed ordatorey.
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Built Form Policies Conformity of Proposed Design
or buildings, where 1 All parking is located to the rear of the site off Hughson $
appropriate; and, North.

e) Using design technique
such a building step
backs, to maximize
sunlight to pedestrian | § A point tower is proposed teifiped backand %floors, as
areas. well as stepped back penthouses to minimize the impact]

and shadows.

e) infrastructure and transpor §  Access to GO train transit, HSR bus transit routes and th
capacity for future LRT contribtweke infrastructure and transportay
capacity of the site.

4.3.4 Views and Vistas

The Official Plan describes views and vistasasfisi gni fi cant vi sual compo.

public and historic buildings, natural heritage and open space features, landmarks, and
skylines which enhance the overall physical character of an area when viewed from the public
real. Vistas are generally panoramic in nature while views usually refer to a strong individual
feature often f r ameldthibnegard,texssting significantivistds appticable 6
to the Site would include the panorama of the Niagara Escarpment and the Downtown Skyline
as viewed from various vantage points throughout the City. Views worth considering in the
context of the development would be views of the escarpment to the south and views that
look at the facade relationships on James Street North and South. Section 6 of this Report
provides a visual impact assessment to address views and vistas.

Finally, the general policies defer to the Downtown Hamilton Secondary Plan for more specific
land use and design policies.

4.4 Downtown Hamilton Secondary Plan

The future vision for Downtown Hamilton is one with fa vibrant focus of attraction where all
our diverse people can live, work and play. The future Downtown must be built on a human
scale, with streetscapes offering comfort, access and safety for pedestrians. The Future
Downtown shall combine the best of our heritage with new commercial and domestic
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architecture and use. The future Downtown shall redirect our gaze from the urban core to the
surrounding neighbourhoods, the waterfront, and the escarpment, seamlessly lining
commer ce, housi ngVoumeal2 PolieyBr6.¢.2)t i on. 0 (

The Tivoli represents a unique opportunity to assist in realizing this vision for the Downtown.
The proposed density will bring people downtown where they can live work and play. The
podium has been designed at a human scale with a common terrace on the 3" floor, outdoor
patio space at the ground level, and accessible inviting entrances from James Street that offer
comfort, access and safety for pedestrians. The new Tivoli Condos and commercial uses
provide for the continued use of the former Theatre and combine it with a new commercial
development and an exciting residential tower.

4.4.1 Heritage

One of the five themes of the Downtown Secondary Plan pertains to respecting design and
heritage. Policy 6.1.4.1 a) recognizes that conservation and adaptive reuse of heritage
structures not only enhances the Downtown but can serve as a catalyst for other public and
private investments. In addition, the Secondary Plan promotes the conservation of significant
built heritage resources. In this case, the front facade of the former James Street Baptist
church along James Street is a designated built heritage resource within the Downtown that
will be conserved, refurbished and adaptively reused to form part of a larger, sustainable
redevelopment project.

A detailed Heritage Impact Assessment was completed by MSA and submitted to the City

under separate cover. This Assessment concludes that while the remaining Tivoli theatre is

prominently situatedi n Hami | t onés historic fabric, the proposed redevel opment
preserve its most essential features which will be tied into a new addition. The proposed

design will not only leverage its historical value for prospective investors, but will also

contribute to the downtown regeneration through a mixed used addition, and increased

density to James Street North. The development also ensures proper maintenance and repair

to the remaining heritage structure through the condominium agreement.

While the original carriage factory on James Street was lost to demolition in 2004, some of the
original characteristics and function will be restored with the re-established James Street
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frontage. The original building on James Street North featured an octagonal ticket office and

an ornamental sign marquee, above which was vel
to the street. A new contemporary marquee has been designed to mark the main entrance for

the new building.

Though the original Tivoli theatre was accessed up 9 stairs to the main seating area in the
auditorium, performance spaces often showcase a grand stair to evoke the drama of the
theatre. In this regard, the main lobby off James Street will have access to a grand stair and
elevator to bring the visitors to the new entrance off the balcony level.

Finally, the theatre wild/l requi r esuch as@ foyer, hiox f r om
office, crush space and accessible washrooms i all of which will be provided on the 2" level.

The dramatic staircase, the public and private experience of gathering and community, and its
accessibility to the public are three characteristics that are important to preserve in order to
successfully reactivate the Tivoli theatrebds f

4.4.2 Prime Retail Streets

The western portion of the site fronting James
Str eet s @wniown Harhilmn &condary Plan (Map B.6.1-1) while the eastern portion
fronting Hughson Street is designated fAMi xed U:
illustrated in Figure 18. As a part of Hamiltonbés historical
policy direction regarding redevelopment within this area.

The Prime Retail Streets designation is intended to accommodate mid-rise development
forms up to 8 storeys in height. Policy B.6.1.8.7 requires that ground floors be occupied
predominantly by street-oriented commercial uses, with upper floors along James Street used
for mixed uses such as office, commercial, residential and live/work arrangements. Buildings
are to maintain the traditional building line and height at the street to provide an uninterrupted
building line, and are to be built at the street line with no setback from the property line. New
development is required to provide access to buildings at the street level, with ground floor
facades having doors and windows open to the street. Accessory surface parking is not to be
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accommodated along the street frontage; rather, new driveway accesses are to be located at
the rear of the property, and/or by using alleyway accesses from the rear.

Figure 18: Downtown Secondary Plan Excerpt (Source: Urban Hamilton Official Pfgn 20:
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In conformity with Policy B.6.1.8.7 the ground floor will be occupied with street oriented
commercial uses including a café/bar with an outside patio. On the second level is a
continuation of the commercial restaurant use, gallery space and an events room that could
be utilized by the community for community events. The 3™ floor has been allocated for some
commercial office space as well as condo amenity space including an amenity room, fitness
room, and a common terrace facing east for the condo users. The remaining storeys in the
tower are intended for residential units. At the street level, the building will maintain the
traditional building line and height of the former carriage factory along James Street.
Pedestrian access to the Tivoli Condos and new commercial space will be available at street
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level from James Street with the ground floor fagcades providing inviting windows and doors to
the street. No parking for the commercial uses proposed. Parking associated with the
residential units will be provided off Hughson Street in the form of 17 surface parking spaces
as well as 52 spaces within a ground level enclosed stacker system. In this regard, with the
exception of height, the proposed Tivoli design meets the intent of the Prime Retail Street
policies of the Downtown Secondary Plan.

4.4.3 Mixed Use Areas and Medium Density Residential

AMi xed Use Areaso are intended to serve as a b
and the residential areas within and around the Downtown. Policy 6.1.9.5 notes that Mixed

Use Areas are to accommodate commercial uses that are compatible with and do not detract

from residential development. The existing Tivoli Auditorium is located on the land

designated Mixed Use Areas. No changes are proposed to this portion of the building and no

new uses are proposed.

The smal.l residenti al properties to the north
Density Residential 0. Permitted uses on these
and mid-rise apartment built forms. These lands were purchased to provide improved access

to the Site and to provide parking associated with the residential condominium units.

4.4.4 Height

According to Building Heights Map B.6.1-4 of the Secondary Plan a height of between 3 and 6
storeys is permitted for the portion of the property fronting onto James Street and 6 storeys for
the portion fronting Hughson Street. However, with respect to density and height, the
Secondary Plan (Policy B.6.1.5.6) encourages development density to be achieved by
complete site coverage rather than building height. In this regard, Policy B.6.1.5.9 allows
building heights to be increased above those shown on Map B.6.1-4, provided the upper
storeys are massed, stepped back, or terraced in order to ensure that the additional height
above that permitted shall not result in: increased sun shadow impacts on public sidewalks or
public spaces, and shall address the following:

a) Coverage of the site, in accordance with this Plan, is achieved;
b)  Sun shadow impacts on pubic side-walks or public spaces;
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c)  Wind impacts on public sidewalks; and
d) Impacts on streetscapes and views of streetscapes, landmark structures or heritage
buildings from public sidewalks.

In addition, proposed increases in height must demonstrate design consideration for the
surrounding built form. (Policy 6.5.1.12)

The Tivoli proposes a 19 storey slender point tower above a 3 storey podium. As a result, a
sun/shadow analysis, wind impact analysis and visual impact analysis were prepared in
support of the redevelopment.

The Sun/Shadow Analysis and Visual Impact Analysis were completed and included as a part

of the Urban Design Report dated November 2014 completed jointly by GSP Group and MSA

and submitted as a part of this application. The Sun/Shadow Analysis demonstrates how the

massing of the slender point tower design minimizes the sun shadow impact on public

sidewalks and public spaces. The Visual Impact Analysis concludes that the proposed

redevelopment will not result in a negative visual impact on views of James Street North,

Hughson Street, York Boulevard, the Niagara Escarpment or from the public realm. (An

excerpt from this Analysis is included in Section 5.5 of this Report.) Finally, a Pedestrian

Wind Assessment dated November 2014 completed by RWDI and submitted as a part of this

application concludes that the Tivoli design will not cause unacceptable wind impacts on

James or Hughson Streets. T kttean-desiredevidspedst not es t hat
may be experienced along the west side of the proposed development at the entrances and

the outdoor seating area along James Street North, and the outdoor amenity areas on the 3™

and4"f |l oorso; however, the owner intends to i mplement
measures. Therefore, the resultant wind conditions will meet the wind safety criterion in all

pedestrian areas throughout the year, and the proposed development will not negatively affect

wind conditions in the surrounding areas.

In conformity with Policies B.6.1.5.6 and B.6.1.5.9 the Tivoli proposes significant lot coverage
as well as a significant height increase based on an appropriate point tower massing design
that will not result in increased sun shadow impacts on public sidewalks or public spaces, will

Page 54 108 James Street i The Tivoli Condos

t

Anhigher

he

recommended



not cause unacceptable wind impacts on James or Hughson Streets, and will not have a
negative visual impact on views of James Street, Hughson Street, the escarpment or from the
public realm.

4.4.5 Mobility Streets
James Street North is designated as a fAmobil it
function of being a primary north-south street and one of two Prime Retail Streets in the
Downtown that provide key pedestrian and traffic linkages to the harbour and the Escarpment.
The design objectives of the street include wide public sidewalks, strengthened pedestrian
linkages to east-west streets and transit hubs, and the protection of views southward along
James Street toward the Escarpment.! The Tivoli proposes the introduction of new
commercial space and £106 new residential units. The increase in pedestrian traffic along
James Street associated with these new uses is appropriately situated on this mobility street
and reinforces its intended function. The proposed new units will also serve to support the
use of public transit in the downtown in conformity with Policy B.6.1.10.2 b)

3 storey well-proportioned and articulated podium base, with a strong relationship to the
existing context of James and Hughson Streets and their associated public realm.

4.4.6 Mobility Streets

James StreetNorthi s desi gnat ed a sintle SécomdabyiPlan withya desigm e et 0
function of being a primary north-south street and one of two Prime Retail Streets in the

Downtown that provides key pedestrian and traffic linkages to the harbour and the

Escarpment. The design objectives of the street including wide public sidewalks,

strengthened pedestrian linkages to east-west streets and transit hubs, and the protection of

view southward along James Street toward the Escarpment.? The Tivoli proposes the

introduction of new commercial space and £106 new residential units. The increase in

pedestrian traffic along James Street associated with these new uses is appropriately situated

on this mobility street and reinforces its intended function.

1 Policy B.6.1.14 Table B.6.1.14.1: Mobility Streets
2 Policy B.6.1.14 Table B.6.1.14.1: Mobility Streets
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The proposed new units will also serve to support the use of public transit in the downtown in
conformity with Policy B.6.1.10.2 b).

4.5 Beasley Neighbourhood Plan

Neighbourhood Plans provide detailed information about development in a specific area.
While not formally adopted as amendment to the Official Plan, Neighbourhood Plans are
planning documents adopted by Council to direct neighbourhood planning. Pursuant to the
UHOP Policy F.1.2.7 any proposal for development or redevelopment must conform to the
designations and policies in the Neighbourhood Plan.

The site is located within the Beasley Neighbourhood which was approved by Council in

1973. While this Neighbourhood Plan was approved more than 40 years ago, Neighbourhood

Plans continue to be used by the City as guides to future development as they illustrate how
development was planned for the area at a more detailed level. Pursuant to the Beasley
Neighbourhood Plan as shown on Figure 19, the Site is designatedd Co mmer ci al and
Ap ar t mancintended for mixed use development. The property also has a Heritage

District component in recognition of the James Street Baptist Church building. The proposed
redevelopment is consistent with the Neighbourhood Plan designation.

With respect to height, it is interesting to note in the Beasley Neighbourhood Plan that there
are High Density Apartments identified one block to the north on the south side of Robert
Street, between Hughson and John Streets. This designation reflects the 18-19 storey
Empire apartments that have been located within this neighbourhood for quite some time and
are illustrated in Figure 19.
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Figure 19: Beasley Neighbourhood Plan Excerpt (Source: City of Hamilton 2014)
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4.6 Hamilton Zoning By-law 050200
The Siteiszonedi D20 Downt own PrimB® PRetwailowdt aMdtbetesd Us e
AD60 Downt own Mu intHanpltbneZonke Byilad Blan @5i2@0! It is intended that

the zoning be consolidated to a modified Downtown Prime Retail Strec
Table 5 illustrates the applicable D2 zoning regulations and how they compare with the
proposal.

Table 5: D2 Zoning Regulation Comparison

oD2¢6 tDhi stri Required Provided Compliance

Building Setback from James Street 2m (¥ storey) Om X
line (max.) 0.5m (®39storey) 0.5m X
4"5hFloor Setback from James Stre No speci 3.5m NA
Tower Setback from James Street No speci 19m
(excluding balaies) )
Tower Setback from Hughson Streef No speci 68 m
Building Height 7.5m (min)/22m (m§  75.1n22 storeys) W
Landscaped area No speci 200 rA(green roof) NA
Width of the ground floor facade (mif  75% of front lot lin
(Jame§treetg= front lot line) ( (22.3 m x 75%=16.1 91.9% (20.5m) X
Area of the ground floor facade com
of windows and doors (James Street  Min 80% (89.4m 58.9% (65.9n W
Area of the second and third storey f
composed wfindows Max 40% Max 71.5% W
Storey Height :

1 Ground Floor Storey height 3.6m (min)/4.5m (m 5.1 m max w

I 2rdand 8'storey height 3.0m (min)/4.0m (m 40m X
Rooftop mechanical equipment shall
located and/or screened from view o| Rooftop mechanical equipment screened. X
abuttig street
Exterior building cladding, except
decorative architectural .
features/accessories, for the first 3 s T Stone veneer C'?‘dd'”g and metal panel
shall be of either one’or a combinatid 91 Decorative architectural features at con X
no more than two of the following: br entry.
concrete palse stone block, stone vel
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0D26 tDi stri Required | Provided Compliance
or artificial stone; stucco; or, metal a
metal panels, excluding aluminum si
or any metal variant thereof
Commercial Restaugarking 0 0 X
69
Residentigl Parking _ _ 1x98 =98 spat S17 surface parking |
9 1/unit where the unit gfa is gre _ L3 spaces and 52 park
0.33x8 =3 space . . | w
than 50/ Total T provided using semi
0.33/unit where the unit gfa i3d@0ess - automtic stackers
i car share proposed
9 Barrier Free Parking 3 spaces (min) 3 space X

Loading

Not permitted in any y|
abutting a street unle
screened from view b
1.8m high fence and
back 3.0m from the
street line.

Existing loading space

providesmscreening or
setback from Hughsor

Street.

4.7 Facade Composition

Three zoning modifications are required to accommodate the proposed facade along James

Street North. Specifically:

1. Areduction in the minimum area of the ground floor fagcade composed of windows and
doors from 80% to 58% (Section 6.2.3 c) iii) 1) ;
2. Anincrease in the maximum area of the second and third storey facade composed of
windows from 40% to 72% maximum (Section 6.2.3 ¢) iii) 2); and
3. Anincrease in the maximum ground floor storey height from 4.5 metres to 5.1 metres

(Section 6.2.3 c) iii) 3).

The purpose of the first requirement for a minimum of 80% of the ground floor fagade to be
composed of windows and doors is to ensure that new buildings provide transparency and
visual connection to the street. As illustrated in Figure 12, the new facade provides large
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expanses of glass at points of entry. The condominium entrance has been designed to
differentiate the commercial component from the condominium while still providing

transparency and visual connection to the street. On the basis of this proposed design, the
requested zoning modification is considered appropriate.
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The second zoning regulation permits a maximum of 40% of the 2" and 3' story facades
along Jackson street to be composed of windows. The intent of this requirement is to reflect
and maintain the traditional 2"¢ and 3™ storey facades of building along James Street. In
contrast, the adjacent building to the north provides a more contemporary facade. In this
instance the architect proposes large expanses of glass to allow light into the building and
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allow pedestrians to see into and through the building to the grand stair leading to the theatre.
On the basis of this proposed design, the requested zoning modification is considered
appropriate. This design is based largely on the need to connect the heritage theatre
functionally and visually with the street. On this basis, the zoning modification is considered
appropriate.

The third requirement pertains to the height of the ground floor. The requested increase is to
the ground floor storey height is required in order to line up the floor of the 2" storey to the
second floor (former balcony entrance) to the existing heritage theatre. The proposed first
floor height reflects the first floor height of the adjacent building creating a continuous visual
first floor height.

4.8 Height Modification

Maximum building height is a basic land use regulation. Its purpose is to help manage the
effect that a building has on adjacent properties. The D2 Zone permits a maximum building
height of 22 metres whereas the residential component of the Tivoli proposes a maximum
height of 75.1 metres (22 storeys) to accommodate the proposed point tower.

The height of the existing built form along James Street varies. The image opposite illustrates
the height of buildings along James Street within the Downtown Secondary Plan Area. Figure
21 illustrates the approximate building height of various buildings along James Street in the
vicinity of the Tivoli in excess of 10 storeys in height in relation to the Secondary Plan
designation.
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Figure 21: Building Heights above 10 Storeys (Source: Urban Hamilton Official Plan 201

‘omidor (Urban Structure Plan|

Height Overview — Buildings in excess of 10 storeys
(For discussion purposes only)

Heights and Density
and

approved in 2001
- prior to P2G

Existing development in the vicinity of the site varies. The character of James Street North is
eclectic and pedestrian friendly. A range of era, martial and details are used along the street
with significant ground floor glazing for retail and smaller windows on the second and third
floor a mixture of uses. Buildings have minimal setbacks to the street to create a varied but
continuous built edge condition. The proposed placement of The Tivoli including a 3 storey
podium and 19 storey point tower, addresses the importance of the site from an historical
perspective as a landmark destination along James Street North. The proposal adds to,
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rather than detracts from, the existing character of the existing James Street North
neighbourhood.

The proposed podium matches the original height and scale of the former carriage factory and
is in keeping with adjacent buildings along James Street North to the north and west. The
setback from James Street is maintained from the original building while the 4" and 5% floors
of the tower are set back moderately +3.5 metres. In this regard, the development at grade
maintains the original setback. The new podium and tower component respond to the
proportion, material and grain of detail in a more contemporary manner. Windows are
unobstructed to create clear view into the building, and the stone veneer cladding gives the
podium a more ceremonial and grand presence at the street level.

4.9 Design Guidelines

4.9.1 Hamilton Site Plan Guidelines

The SitePl an Gui del i nes pr ov kdesignprbferencesforthesitd Hami | t c
planning process. The general design goal for new development is to promote livability,

encourage environmental sustainability, promote universal accessibility, achieve high quality

building design, and create a sense of place. The following are the general objectives for the

relevant design themes for the site:

9 Street enclosurebuilding and landscaping that frames the street and provides a
comfortable sense of enclosure.

9 Built heritagebuildings and structures preserved intact with sympathetic additions and new
development.

1 Safety:increased safety and security through casual surveillance, and reduce fear of using
spaces.

9 Accessibility:barrier-free design for ease of access, mobility, comfort, orientation and
safety for people.

9 Site circulationaccommodates pedestrians, cyclists, and motorists, with safe and direct
routes giving priority to the pedestrian.

9 Landscape desigimtegrated with buildings and surrounding features to enhance the
aesthetics and function of both the site and the neighbourhood.
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1 Waste collectionsafe and adequate access, maneuverability and service without disruption
to other traffic.

9 Service areastocated away from public street views while not detracting from adjacent
property use;

1 Noise attenuatiomoise sensitive uses and spaces, primarily not subjected to excessive
noise levels;

1 Lighting: lighting levels which provide ease of night time use and create a safe environment
for drivers and pedestrians;

9 Signage:quality site and building signs that are compatible with surroundings and

effectively communicate.

Building situation:well-articulated structure and parking situated at less visible locations.

Microclimate:minimized microclimatic impacts on adjacent buildings and streets.

Massing and facadettractive development and edge to the street.

Rooftops: upper building portions that create interest in the Hamilton skyline.

Infill: strong and enhanced existing character, existing streetscapes, and existing buildings.

= =4 —a —a A

Section 4.4 of the Site Plan guidelines addresses Massing and Building Design and notes that
both architectural and site design are important to achieve high quality spaces. Table 6
demonstrates how the massing and building design of The Tivoli satisfies the Site Plan
Guidelines.

Table 6: Massing and Building Design

Massing and Building Design Guideline{ Proposal

1. | The principal building facadesdsheu 1 The main fagcade is oriented towards James S
oriented toward the public street and ng
parking lots or other areas.

2. | Building designs should typically incorp( § The proposed development incorporates the ¢
the concept of base, middle and cap to of the base in the podium which has been des
visual interest at grade addae the scale incorporate and respond to the existing streets
taller buildings. The architectural style ¢ § The middle is comprised of the typical units fo
scale of the building should be consider;  condo tower. Coloured metal panels are used
appropriate design strategies created. reflect the colours within the heritage Tivali the
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Massing and Building Design Guideline

Proposal

1 The top is finished with 3 levels of pentlibigtey
terrace back and are capped with a mechanic
penthouse at the top.

3. | The main facades should have sufficien
translucent glazing to provide casual
surveillance of outdoor areas.

1 Transparency has been provided along Jame
in order to provicksual surveillance to the streg
and through a proposed patié in front of the
building.

4. | The main entrances to a building shoulg
emphasized through the use of canopie]
other treatments that will provide both v
identification as well aativer protection fq
pedestrians.

1 A reinterpretation ofavered Theatre Marquee
marks the main public entrance while a grand
and accessible elevator leads up to the theate
behind the primary glass facade. These detai
amenities aresigned to increase visual conne
into the building, as well as weather protectior
pedestrian.

5. | Tall building located close to the street §
have their upper floors step back beyon
base floors to allow sunlight to reach thé
street, mimize shadow impacts and redl
the scale of the building as perceived al
the street.

1 While the tower is not setback fromdioees
podium, thé"and % floors have been setback t
provide a horizontal break in the building. In g
the prposed point tower, versus a more traditi
block building, will allow sunlight to reach the
and minimize shadow impacts. The setbadk ¢
and 9 storeys also serves to reduce the perce
scale of the building along James Street.

1 The mimal setback is also proposed due to
coordination with thgraide parking layout
combined with constraints of working within a
site which respond to an existing heritage conj
to the rear.

6. | Building design should break up large b
facads at street level and avoid flat or b
walls. Where large sections of blank w4
unavoidable, architectural techniques s
modulation, display windows, textures g
colour changes can be used to enhance
elevations.

1 The proposed elevatipmwide large expanses @
glass at points of entry.
1 The elevations of the tower offer variety and v
interest by combining colour and textural rhyth
upside the building is important to note that bg
the north and south elevations lowsvitelehs
address the street and recesses occur to prov
oblique windows. This provides modulation W
facade as there is very limited access to direc
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Massing and Building Design Guideline

Proposal

the tower from the north or south given the biq
continuous building along JaAudditionalthe
building appears to be part of greater podium
the existing one storey narrow commercial lot
south of the Tivoli.

In urban neighbourhoods with buildings
to lot lines, buildings that abut lower or |
scale buildingbould be designed to enst
transition of scale. Building size and the
location of elements such as windows,
cornices and roofs can be used to scale
proportion buildings that transition with
adjacent structures.

The proposed podium matchesdhmabhieight an
scale of the former carriage house as well as
development north and west of the site along
Street North.

The colouration in the tower directly relates to
historic colours found in the Tivoli theatre. In
of thé project, the interior becomes extroverted
Conceptually this mimics the relationship betw
audience and stage.

In urban neighbourhoods, designs that
complement the more elaborate existing
building in the degree of complexity and
detailing are encaged.

The proposed building incorporates an existin
heritage building to the rear which, from the o
has limited detailing architecturally. The new

component responds to the landmark qualities
in public assembly buildings. In the tesdiobli
the Atheatreodo preced(
marquee and use of precious materials. The

the marquee mimic those found in historic the
while being a modern interpretation. The cho
stone distinguishes the buildingsroeighbours.

Additionally the double height entry and stair ¢
and enlarge the public space. The existing sit
widening supports the importance of the Tivol

landmark in the City

The

proposed devel

opment

e xlbwaacd sf 22t nfeters duarte theo f

complex nature of demands inherent in the site. The placement and height of the tower was
determined by the following factors:

1 Need to address and sustain a the heritage Tivoli theatre:

(0]

To offset the cost of interior rehabilitation and stabilization of the roof;
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This large undertaking will ensure the preservation and maintenance of the unique
character of the site and how it relates to other buildings which have evolved over
time.

Provide an adeqgu a heeexigiy buldng @and theenewnbeildimg sda
that the elements provide a smooth transition between the old and new.

Need to provide parking for residential use

o

The need for a residential use which enables the development to be financially
viable increases the demand for parking. The below grade parking structure both
enables the project to focus on pedestrian friendly activity at grade and also
determines the structural grid for the project. The parking has been maximized
given the area which was suitable for the use. Changing the structural grid, and
therefore the location of the tower would significantly impact the feasibility of the
entire development.

The impact of a 22 storey building (75.1 m) has been addressed in the following ways:

f

1

The setback of the 4™ and 5™ floors from James Street minimizes the visual impact at
the street level, and the reduced floor plate of the slender tower minimizes the impact of
shadows on the street.

The development has maintained a base, middle and top and has utilized materials and
colour to respond to a heritage building.

The footprint of the tower has been kept small to reduce the impact on shadows but
also provides a vertical datum in the downtown to identify the Tivoli as a significant

landmark.

Section 4.5 of the Site Plan Guidelines addresses Skyline and Rooftops. The Tivoli will
clearly serve as a landmark and point of orientation for pedestrians. The Guidelines note that
the shape and massing of the upper portions of a building should be designed to create
interest in the Hamilton skyline and upper portion of buildings. Table 7 demonstrates how the
Tivoli incorporates the site plan guidelines related to skylines and rooftops.
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Table 7: Skyline and Rooftops

Skyline and Rooftop Guidelines Proposal

1. Rooftops should be designed to have some | § The towdndents at th and % floors
identifiable form. Square or flat roof tops shol  to express the historic stesel
generally be avoided unless it is appropriate f{ § Thetower is terraced back at the to
architectural style or ugeaftop decks and the penthouse units to provide outd
stormwater management proposed. Partial rg access.
be used to hide large flat roofs. I The roof over the mechanical pentf

will be used to manage the stormw|

2. For apartment buildings, portions of the roofs | § See above
be considered for decks or paibe sp

3. Roof top mechanical equipment should be en{ § The mechanical penthouse is hiddg
or screened to compliment the overall building behind the screen in the same met
and form and to reduce noise transferred to aj panels of the tower to create a sea
properties. The design of the screening shou| transition from the rest of the buildi
integrated with the buildinmgyes

Section 4.6 of the Site Plan guidelines addresses the Design of Buildings on Infill Sites and
recognizes that these properties should be given careful consideration to enhance existing
streetscapes and complement existing buildings. Table 8 demonstrates how the Tivoli design
complements the established neighbourhood character through consideration of a number of
elements.

Table 8: Design on Infill Sites

Building Design on Infill Sites

Proposal

existing buildings should be used
where possible to determine an

1  New buildings should be scaled t{ Thepodium is designed to match the scale and n
existing adjacent structure; quality of the adjacent buildings

1 Existing setbacks and building he § The setbadkomlamesStreet of the podiwgn i
should be respected in determing maintained frone tbriginal
appropriate setback and height o] § The development at grade maititaorgginal set
buildings; back.

1 The proportions and elements of | Scale and proportion of the originaigauittibuilding

along James Straet used to guide the selection
materials and rhythm of structure, program and ¢
JamesStreet.
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Building Design on Infill Sites Proposal
appropriate relationship for new
buildings;

1 Roof profiles, windows, entrancey { The tower terrace® sdiackat both the podium
porches that are predominant wit and penthouse units
the streetscape should be consid middle and tey well a throutite use of materiz
in the design of new buildings; an and colour

1 Entrances are visible and intuitive and create

connections within the building.

1  where possible, materials of new| The limestone material proposed for the base re
construction should be selected f| the historic buildings in the area (James Street B
the variety of materials found withf St.P a Wl &®s e s b y t e rPigatbuildingBaac
the exgting neighbourhood Bank of Montreal).

4.9.2 Downtown Hamilton Mobility Street Master Plan (2003)

The Downtown Mobility Street Master Plan is an action strategy intended to guide public

realm improvements within the core city; assist with on-going and future streetscape planning;

and define specific streetscape implementation linkages and projects which can be realized

through capital projects over the next 10 to 15 years. James Street North is identified as a

Mobility Street envisionedasO6 Her i t age®é Main Streetécomplete w
historic fabric and important heritagei nst i t uti ons and | andmark site
traditional main street experience from the escarpment to the North End neighbourhood and
harbour to the north.o

The Master Plan identifies a number of public realm improvements along James Street that
have already been implemented including the conversion of James Street to two-way street.

James Street North is identified as a Pedestrian Priority Area where a safe pedestrian
environment and specific pedestrian needs are to be met. The Tivoli proposes to ensure that
this safe pedestrian environment is maintained by bringing the commercial development and
a people presence back to the street edge.

James Street in the vicinity of the Site is identified as a Commercial Streetscape Precinct 2
with the following characteristics:
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1 Land Use: Predominantly local commercial or prime retail streets which may include
office, commercial and residential uses above.

In this regard, the proposed use of the Site with commercial development on the first
three storeys and residential development above is consistent with Master Plan.

1 Intensity of Use: High1 The streetscape will accommodate local and regional
commercial activities throughout the day, early evening and on weekends, while providing
access and connection to other areas and destinations within the city.

With the addition of 106 residential units, and commercial uses includinga fine wo
theatre with greater support facilities (i.e., accessible, crush space, washrooms, ticket
office, etc.), the Tivoli will bring in people to live, work and play in the core in support of
the high intensity use this area is intended to be.

9 Streetscape Character: A predominantly hard surface pedestrian oriented streetscape
generally characterized by paving from curb edge to building front, in-ground street trees,
street lighting and streetscape furnishings.

The Tivoli proposes an odour patio along James Street which could spill over into the
hard surface pedestrian streetscape during the summer months further enhancing the
streetscape character by bringing people out onto the streets to dine and socialize.

Finally, Table 9 demonstrates how the Tivoli fulfils the general mobility street streetscape
guidelines that apply to private developments as part of the broader streetscape:

Table 9: General Mobility Street Streetscape Guidelines.

Mobility Streetscape Guidelines Proposal

9 Provision of a consistent building st| T The land inediately fronting James Street are curre
wall with buildings situated to addre,  vacant. Howevdreportion of threew development
street and aligned with existing builf  fronting James Stnanics the original location of thé
carriage factory and former Tivoli theatre. In thibee
street wallill be returned tooitgyinal built farm

1 TheJamesStreet relationship is both maintained ang
enhanced through the podium which grants access
public at a greater capacity and provides a more dy
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Mobility Streetscape Guidelines Proposal

pedestrian character through the provision of exteri

lighting, &trace space and greater transparency.

1 Provision sfdewalks a minimum of 1 § The existing sidewalkaintained on JarB&é®etvith
metre wide, as well as a row of meg the potential for ddition of street furnishaisgsciated
scale deciduous street trees, overh¢ with the café/bar
street lighting, and appropriate streq § TheJamesStreesidewalklreadypumps otmto the
furnishings; James Street rigiftvay at this location. The wider

sidewalk will serve the proposed reinvigoratedaviikbag
on event nights.

1 This site is not appropriate to plant a row of decidu

9 Street trees planted 7 to 8 metres 0| | Street tregdanted within the rghway boulevard may
centre with species selection varied  be appnariate at this location.
street to street;

1 Extension of the public realm street{ § The proposed outdoor [rafi@nt of the building along
treatment to abutting private lot fron  James Streektends the public realm to the street.

1 Provision of a minimum 2t6em 1 See above
pedestrian environment retained be
building/curb edge and the outdoor
use,

9 Ensure loading, service and private| { Loading, service and private aredsated behind the
access lanes do not significantly intf  building oHughsotreeand will not interfere with the
with the pedestrian environment; predominant pedestrian environmental along the Jé

Street.

1 TheHughsostreeentrance themost appropriate
access point to accommodate these demands. Dri|
and loadiareas along James Street would not be
appropriate given the function and character of the

1 Ensure sidewalks and special surfa(  Paving materials are kept continamss loading and
treatments are continuous across Ig  private access lanes tasthvéace and enclosed stacki
service and private access lanes; parking.

1 Ensure garbage storage, loading an § Garbage storage will be kept in the storage roaon €
service areas and parking areas ar¢  garbage days to minimize the impact on the pedes
visually screened from the public st realm.
and
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Mobility Streetscape Guidelines Proposal

9 Loading and servazeaswill be providatbng Hughsor
Streetand will be scheduled to minimize any negati

impacts.
9 Establish building signage that posi| 1 New marquee sighage proposed tothefaot
contributes to the qualitye public precedents. Thearquealsoemphasizebe importang
realm and character of the district of thebuildings a significant public cultural destinat
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5 Sun Shadow Analysis

Access to direct sunlight improves the usability and enjoyment of outdoor spaces and allows
trees and vegetation to flourish. What is important is the amount of visible sky seen from a
street, park, or other open space above and between building masses. Loss of these views
reduces access to light, which affects the comfort, quality, and use of the public realm.

Hami |l tonds climate i s characterized by hot hum
summer, shade from trees and light breezes make the public realm more comfortable. In the

spring and fall, access to direct sunlight and shelter from the wind becomes very important to

improve the comfort usability, and enjoyment of outdoor spaces.

For tall buildings, protecting access to sunlight in generally achieved through good street
proportion, overall massing, tower setbacks and separation distance. The sun shadow
analysis to following will determine whether the Tivoli will have a negative effect on the
environmental quality of surrounding areas through the loss of sunlight or by overshadowing
adjacent streets and open spaces.

5.1 Purpose

A 73.5 metre (22 storey) tower is proposed as part of this redevelopment, whereas 22.0

metres is currently the maximum permitted building height as per the Zoning By-law and in

keeping with the policies of the Downtown Hamilton Secondary Plan. The proposed

development has been purposely designed with a slender tower form, rather than a bulkier

slab to minimize potential shadow impacts on surrounding properties. Policy 6.2.3.3.1(h) of

the Hamilton Secondary Plan allows for building heights over and above the intended height
providadet hugptpefr st ories ar e mas ssettatthesatdéignae d b a
height A wi | | not redudun ismhddaw eiampacts on public s
This section is intended to model and assess the proposed development as per the above

policy.
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5.2 Method

The Sun Shadow Assessment is comprised of computer-generated modeling and assessment
of outputs based on the direction of City documents and best practices. The computer-
generated model illustrates the following dates and representative times, based on direction
from the Hamilton Site Plan Guidelines and other City documents:

I.  March 21% at 10:00 am, 12:00 pm, 2:00 pm and 4:00 pm;
[I. June 21% at 10:00 am, 12:00 pm, 2:00 pm, and 4:00 pm; and
[ll. December 21% at 10:00 am, 12:00 pm, 2:00 pm and 4:00 pm.

The model incorporates consideration of two simulated conditions. First, it establishes an as-
of-right condition, based on the permitted height under the existing zoning in blue shading.
Second, it establishes the additional condition based on increased impacts resulting from the
additional height being sought identified in yellow shading on Figures 22 through 24.

5.3 Assessment Criteria

As per the Site Plan Guidelines, sun shadow analysis is to assess the height, mass and/or
location of proposed buildings on:

() adjacent residential amenity areas;
(i) public open space;
(i) public sidewalks; and

(iv) the face of residential buildings.

Neither the Site Plan Guidelines nor Downtown Hamilton Secondary Plan identifies criteria

regarding reasonableness or acceptability of generated shadow impacts. In this absence,

MSA has conducted an assessment against the shadow/sun requirements from several

municipalities to determine the proposed developmentds compliance wi
comparable municipalities in Ontario, specifically on adjacent residential areas and related

amenity spaces. As a general principle, there is no common requirement to limit shadows

from casting on adjacent properties. The measurable target of unacceptable sun/shadow
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impacts on adjacent land uses is generally that no adjacent property should be in shadow for
a single period of time exceeding 4 hours on any given day. Any extent of shadow for a
lesser period of time is deemed to be acceptable.

5.4 Sun Shadow Description

5.4.1 Spring and Fall Shadows

During the Spring and Fall Equinoxes (see Figure 22) similar shadows are cast given the
location and height of the sun in the sky; accordingly, the sun shadows for March 21 have
been modeled to be representative for both seasons. The goal here is to protect adjacent
residential amenity areas, public open spaces, public sidewalks and the face of residential
buildings in the months between March and September when outdoor activities most
frequently occur. To provide adequate sun exposure during these months, development must
ensure that these areas and the amenity space on the lands subject to development are not in
shadow for more than 4 hours on any given day.

At 10:00 a.m. under the as-of-right condition, James Street in front of the site and half of the
adjacent building to the north (118-124 James Street North) is under shadow and a small
portion of the property at the northwest corner of Vine and James (121 James Street North) is
under shadow as well. The additional height created by the proposed development would
extend the shadow entirely over 121 James Street North and halfway into the block (parking
lot) to the west, including the southwest corner of the building at 123 James Street North.
(Refer to Figure 22a)

At 12:00 p.m. noon, under the as-of-right condition, the eastern half of James Street and the
sidewalk in front of the site and the adjacent building to the north (118-124 James Street
North) is under shadow. The additional height would extend the shadow to both sides of the
street as well as the westerly sidewalk and building facades of 123, 129, 133 and 135-145
James Street north. (Refer to Figure 22b)

At 2:00 p.m. under the as-of-right condition the majority of the adjacent building to the north
(118-124 James Street North) including the rear parking area and laneway is under shadow,
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with the exception of the front fagade. The additional height would extend the shadow to the
interior of the block including the rooftops of the adjacent development to the north including
the properties at 118-124, 126-128, and 130-136 James Street North, and the rear portion of
the building at 127 Hughson Street. No shadow is cast along James Street or the front
facades of any building along James Street or Hughson Street at this time of the day. (Refer
to Figure 22c)

At 4:00 p.m. under the as-of-right condition, the building would shadow the interior of the
block including the rear half of the adjacent building to the north (118-124 James Street
North), and the rear parking lot. In addition, the parking lots associated with the building at
117-121 Hughson Street and a small portion of the parking lot associated with the church
across the street, will be under shadow. The additional height would extend the shadow to
the entire building at the southwest corner of Hughson and Cannon Street (127 Hughson
Street). Also under shadow will be the front and north side fagade of the building at the
southeast corner of Hughson and Cannon Streets (138 Hughson Street), as well as the north
Cannon Street sidewalk in front of 31 Cannon Street. (Refer to Figure 22d)

Page 76 108 James Street i The Tivoli Condos



Figure 2217 Sun Shadow Diagrams T Spring Equinox (March 2171 all times)
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Figure 22a - Sun Shadow Diagram - Spring Equinox (10:00a.m.)

March 21st




At 12:00 p.m. noon, under the as-of-right condition, the sidewalk along the full length of the
site and the courtyard associated wHughsonSt .
Street are in shadow. With the added height, the shadow extends northwesterly resulting in
shadow over the parking lots north of Hughson Street and south of Main Street. The point
tower design result in a narrower shadow along the north side of Hughson Street leaving the
eastern half of t he St .ThdPeaare ndrasident@litameniyy aread, |
residential building faces or public open spaces affected by the added shadow at this time of
the day. (Refer to Figure 22b)

At 2:00 p.m. under the as-of-right condition the sidewalk along Hughson Street extending the

l ength of t he €hufcteis uaderdsha&oiv, as ik as thé anenity space beside
St . P a u IH8ghsoraStreet th addition, the sidewalk along James Street along the width
of the site is in shadow. With the added height the shadow extends to the amenity space
adjacentto St . Paul s and along the west side of
Once again, there are no residential amenity areas, residential building faces or public open
spaces affected by the added shadow at this time of the day. (Refer to Figure 22c)

At 4:00 p.m. under the as-of-right condition,t he shadow | eaves the
amenity space along Hughson Street and creates shadow along the sidewalks at the four
corners of the James Street/Hughson Street intersection. With the added height, the shadow
extends further northeast now casting shadows on the commercial office buildings and
parking lots east of James Street and south of Main Street. In addition, the north and south
sides of sidewalks along a limited stretch of Main Street, west of Hughson Street will be under
shadow. There are no residential amenity areas, residential building faces or public open
spaces affected by the added shadow at this time of the day. (Refer to Figure 22d)
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Figure 22b - Sun Shadow Diagram i Spring Equinox (12:00 p.m.)

March 21st




Figure 22c - Sun Shadow Diagram i Spring Equinox 2:00 p.m.)
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