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: INTRODUCTION

SECTION 1

1.0INTRODUCTION

MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC Planning) has been retained by 115 Bridgeport Inc. and 1648386 Ontario
Ltd. to assist with the planning applications for their properties located at 109, 115 and 133 Bridgeport Road East and 30 Weber Street North
(the ‘subject lands’), which are located in the City of Waterloo. The intent of this Brief is to provide an evaluation on how the proposed
development achieves high quality urban design, a comfortable pedestrian experience, appropriate height and transitions to the
surrounding context, and how the development conforms to the City's Official Plan and aligns with the City's Urban Design Manual.

The subject lands measure approximately 1.2 hectares in area (post road widening) and have approximately 135 m of frontage on Bridgeport
Road to the north of the site, approximately 75 m of frontage on Weber Street to the west, and approximately 157 m of frontage on Royal
Street to the south. The lands are currently occupied by two single-storey commercial buildings oriented towards Weber Street, previously
used as a furniture store and automotive repair shop. The remainder of the lands are vacant.

The proposed development includes three towers, ranging from 22 storeys to 25 storeys, on top of a shared four to six storey podium that is
connected to a six storey parking structure on the east part of the site. The proposed development includes a total of 622 residential units
and 785 bedrooms with a combination of one and two bedroom units. There are 569 parking spaces provided within the first four storeys of
the podium and within the structured parking building. Commercial space is provided on the first floor of the podium and is oriented
towards Weber Street.

The subject lands are primarily located within a Major Node that generally permits high density development to the north and east across
Bridgeport Road and Weber Street. Intensification and redevelopment within Major Nodes is both permitted and encouraged.



SITE DESCRIPTION & CONTEXT

SECTION 2

2.1 SITE DESCRIPTION

The subject lands are municipally addressed
as 109, 115 and 133 Bridgeport Road East
and 30 Weber Street North in Waterloo. The
lands comprise a total of approximately 1.2
hectares (post road widening) and have ap-
proximately 135 m of frontage on Bridge-
port Road to the north of the site, approxi-
mately 75 m of frontage on Weber Street to
west, and approximately 157 m of frontage
on Royal Street to the south.

The majority of the subject lands are vacant,
including the property of 133 Bridgeport
Road East which formerly contained a
dwelling, as shown. There are two single
storey commercial buildings oriented to-
wards Weber Street with associated surface
parking on the subject lands to the west.

The extent of the subject lands are depicted
in Figure 1.
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Figure 1: Aerial photograph of the subject lands
(City of Waterloo, City Map, accessed April 2022).



2.2 CONTEXTUAL ANALYSIS

The subject lands are located to the east of Uptown Wa-
terloo in a mixed commercial-residential area. The area is
generally comprised of commercial uses at the intersec-
tion of Bridgeport Road and Weber Street, including a
large commercial plaza on the northwest corner. Royal
Street is characterized with residential dwellings, with
portions planned for medium density closer to Weber
Street. Higher density residential uses are located to the
north of the subject lands along Lincoln Road. Generally,
the other three quadrants of the Node are planned for
high density development.

The subject lands have frontage on two Regional Arterial
Roads, Bridgeport Road and Weber Street. Bridgeport
Road is a one way street (east-bound) with sidewalks on
either side of the road, three through-lanes and one
turning lane adjacent to the site. Weber Street has two-
way traffic with sidewalks on either side of the road, four
through-lanes and one turning lane adjacent to the site.
The intersection of these roads is signalized. Royal Street
to the south of the lands is a Local Road with sidewalks
on either side and two through-lanes of traffic. Grand
River Transit (GRT) service is provided along Bridgeport
Road and Weber Street adjacent to the subject lands as
well as along Erb Street to the south and Lincoln Road to
the north.

The context of the subject lands is depicted in Figure 2.
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Figure 2: Surrounding land uses, road networks, and bus stops/routes are
depicted (City of Waterloo, City Map, accessed January 2022).



PROPOSED DEVELOPMENT

SECTION 3

3.1 DESCRIPTION OF PROPOSAL

The owner is proposing to demolish the existing buildings on the site and develop a new multi-tower, mixed-use development that in-
cludes a shared podium with internal parking. The three towers range in height from 16 to 19 storeys on top of a shared six storey podi-
um. The proposal provides a total of 622 residential units, 569 parking spaces, internal bicycle parking, and 345 m? of commercial space.

Vehicular access to the building is proposed from one point on Royal Street to the south and two points from Bridgeport Road to the
north. The access points from Bridgeport Road are intended to be left-in and left-out due to Bridgeport Road being a one-way road.
There is an internal drive-aisle that provided internal access to the building and allows for pedestrian and cyclist movement through the
site. Pedestrian access to the building is provided at numerous points from the public sidewalks on all three streets.

The site plan, floor plans, and elevations are included with the application submission.
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Figure 3: Perspective view from the southwest (ABA Architects).



Podium

The six storey podium will provide a common
base for the three residential towers. The podi-
um includes residential units along the perime-
ter of Bridgeport Road, Weber Street (above
ground floor), and the eastern portion of the
building along Royal Street. A total of 345 m? of
commercial space is provided on the ground
floor of the podium along Weber Street to acti-
vate the streetscape. Parking is provided inter-

nally within the podium on floors one through
four and bicycle parking is provided on the

ground floor adjacent to Bridgeport Road and
adjacent to Royal Street.

Commercial

Figure 5: Perspective view of podium from the intersection of
Bridgeport Road and Weber Street (ABA Architects).

As depicted in the floor plans, a landscaped roof-
\ ! ' top amenity space is provided centrally at the 5th
\ ‘| |‘ floor. Residential units are oriented internally to-
" wards this space and are oriented external to the
site. This common terrace area is intended to be
| used by the residents of the development. The
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Figure 6: Excerpt of the 5th floor plan (ABA Architects).




Structured Parking

A six storey structured parking building is provided as an ex-
tension of the podium in the southeast corner of the site. Ac-
cess to the building is provided from the internal drive aisle
between Royal Street and Bridgeport Road and from a drive
aisle to Bridgeport Road. The building cantilevers over the in-
ternal drive aisle which is positioned between the podium
and the parking structure.

The building provides six levels of vehicular parking as well as
bicycle parking within the southern portion of the ground
floor, oriented towards Royal Street. This building has been
oriented to provide a transition to the lower-density develop-
ment to the east.

Internal Drive Aisle = Amenity Space

Figure 7: Perspective view of proposed development facing
northwest on Royal Street (ABA Architects).

Parking and Access

As previously mentioned, there are two access points from Bridgeport
Road and Royal Street and there is an internal drive aisle between the
two roads though the site with a loading area. Parking is provided in-
ternally on the first four floors of the podium and in the six storeys of
the structured parking building.

There are a total of 569 parking spaces provided between the parking
structure and the podium, generally divided as follows:

o 0.8 spaces per residential unit;

o 0.1 spaces per residential unit for visitors; and

o 24 spaces per 100 m? of building floor area for non-residential
uses.

The parking within the podium will be screened along the Bridgeport
Road, Weber Street, and Royal Street frontages by residential units and
commercial spaces which are oriented externally in the building. The
ground floor bicycle parking area oriented towards Royal Street in the
parking structure is intended to shield the parking from the public
realm to the south. Additional bicycle parking is also located external
to the building, near the commercial spaces.



Towers

As discussed, three towers are proposed above the podium,
as follows:

° Tower A;
° Tower B;
° Tower C.

The towers contain one and two bedroom units which are all
oriented externally to have windows and balconies.

The towers are spaced on the site to provide separation from
one another, and from the adjacent lands. The height of the
towers has been intentionally designed to have the tallest
building in the northwest corner of the site, adjacent to the
intersection of Bridgeport Road and Weber Street.

Amenity Space

Each residential unit will have a balcony for private outdoor
amenity space. Common indoor amenity spaces are provided
on the first floor and fifth floor of the podium. The fifth floor
amenity space provides access to the outdoor amenity space
as well, which will be located on the top of podium between
the towers. This allows for an outdoor gathering space for resi-
dents of all three towers that will further be planned at the
site planning stage of the project.

Figure 8: Perspective view, facing northeast (ABA Architects).



3.2 VISION, GOALS & OBJECTIVES

The overall vision for the development of these lands is to ensure
a high quality, contemporary mixed-use development which will
establish a high quality of design that is compatible with the
planned built form in the area and positively contributes to the
streetscapes of Bridgeport Road, Weber Street, and Royal Street.

The following goals and objectives have been identified for the
purposes of achieving the vision for the redevelopment:

1. Achieving a compact urban form and promoting intensifica-
tion suitable for the area;

2. Providing a mix of unit types to accommodate a range of
users;

3. Providing commercial space consistent with the emerging
commercial mixed-use character of the node;

4. Achieving a high quality design through massing, orienta-
tion, material selections, pedestrian orientations, architectur-
al treatments, and streetscape elements that align with
good urban design principles;

5. Providing consideration for compatibility of scale and built
form with existing and planned development in the areg;

6.  Providing a transit and active transportation supportive de-
velopment;

7. Providing sustainable design of the site and building fea-
tures.

3.3 CONCEPTUAL DESIGN

The proposed development for the site is a high quality, mixed-
use development. The mixed-use development will appeal to a
broad demographic as a result of its strategic location, commer-
cial spaces, and the variety of residential unit types.

The proposed development situates three towers on top of a
shared six storey podium. The podium creates definition on the
first storey of the podium by overhanging the upper floors and
primarily using a glass material along the Weber Street frontage.
The three towers proposed on top of the six storey podium range
in height, with a 19 storey tower on top of the podium oriented
towards the intersection of Bridgeport Road and Weber Street
(Building A), an 18 storey tower on top of the northeast corner of
the podium oriented towards Bridgeport Road (Building B), and a
16 storey tower on top of the podium oriented towards Royal
Street, adjacent to the parking structure (Building C). The variety of
building heights makes for an appealing and varied skyline.

The site plan has been attached as Appendix A of this report.






Character and Architectural Treatment

The proposed development establishes a high standard of design and con-
tributes to the continued intensification of a Major Node through the addi-
tion of a new mixed-use development at the intersection of two prominent
streets in the City: Bridgeport Road and Weber Street. The proposed develop-
ment will be a positive contribution to these streetscapes through the provi-
sion of a strong street edge, visually interesting architecture and active uses
at grade.

High quality materials along the building’s base and a large amount of glaz-
ing and design techniques used to link the various towers results in an attrac-
tive design that respects the existing and planned character of the area. The
use of a cantilevered podium along with a step back above the podium con-
tributes to a pedestrian focused built form. Enhanced landscaping is also pro-
posed along all street frontages, which will help to animate the streets. Vari-
ous features include patios, planters and benches that are accessible to resi-
dents, visitors and the public.

Built Form, Massing and Articulation

The mass of the proposed building is broken up using a number of tech-
niques including changes in height, building materials/colours, recessions,
projections and overhangs. The prominent first storey along Weber Street is
defined by the use of a darker glass material which has been overhung by
the upper storeys to draw attention to the engaging ground floor uses, in-
cluding amenity and commercial spaces. The structured parking within the
podium is shielded from the public realm by externally oriented commercial,
amenity, and residential spaces in the podium and by a bicycle storage area
oriented towards Royal Street in the structured parking building.

The massing is designed to create a comfortable and engaging pedestrian
environment through the provision of an attractive built form, a pedestrian
oriented design with vehicular access located away from the main elevation
on Weber Street, and by providing active uses along the primary Weber
Street elevation.
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Lighting and Signage

The main building entrances, including the pedestrian, cyclist, and ve-
hicular access points, will be illuminated. Outdoor lighting will be used
to contribute to safety, utility, and security. Glare from light fixtures
will be minimized by using full cut-off lighting to minimize and control
light pollution. The Crime Prevention Through Environmental Design
(CPTED) principles shall be considered during the detailed design
phase.

Alternative Transportation Supportive Design

The proposed development supports all forms of transportation, in-
cluding pedestrian movement and cyclist mobility. The subject lands
are well connected to the City in a location with a range of commercial
and amenity uses nearby and are proximate to Regional arterial roads
(Bridgeport Road and Weber Street) and the Provincial highway net-
work (Highway 85).

Bicycle parking and storage areas have been provided in various areas
of the site. Both long-term and short-term parking is provided which is
accessible to both residents and visitors, promoting cyclist mobility.

A number of existing bus routes operated by Grand River Transit (GRT)
are located within walking distance, including Route 5, Route 8 and
Route 29. The Waterloo Public Square Station, which provides access
to the ION Light Rail, is located approximately one kilometer away and
is accessed by the aforementioned GRT Route 5.

Pedestrian entrances are oriented towards the active frontages of We-
ber Street, Bridgeport Road and Royal Street. Access to the bicycle
parking areas has been provided from Bridgeport Road and from Royal
Street to the main podium, just east of Weber Street. Vehicular access
to the site has been provided away from these active access points,
further east, to avoid conflicts and encourage active transportation
given the site design orientation around these active uses.
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URBAN DESIGN REVIEW

SECTION 4

The concurrently submitted Planning Justification Report provides a comprehensive analysis of the Provincial, Regional and City planning
policies. The following section discusses the City's Urban Design policies and how the proposed development has achieved the City's de-
sign objectives.

4.1 CITY OF WATERLOO OFFICIAL PLAN

The City’'s Official Plan contains general urban design policies that apply broadly and more specific policies that apply within Nodes and
Corridors. The following section discusses the policies and how they have been carefully considered through the development of the con-
cept plans for the subject lands.

Section 3.1(4) of the Official Plan outlines the following urban design objectives for site development:

a)
b)
o)
d)

e

To promote a high standard of urban design that results in an attractive, human-scale city.

To respect site context and enhance sense of place that results in compatible development and fosters a sense of identity.

To promote connectivity and interaction that provides universal access for all citizens and emphasizes pedestrian accessibility, safety and
comfort across the city.

To promote creativity and innovation that results in interesting streetscapes, building design and architecture, amenity spaces and land-
marks in the city.

To promote sustainable design that results in more efficient use of resources and energy, reduces heat island effects and reduce the reliance
on the automobile.

Below is a discussion of how the objectives have been achieved, respectively:

The development represents a high standard of design, with a strong base and tower components, oriented to the street frontages
and with parking contained within structures;

The development has been sensitive to the planned context, by locating the tallest building closest to the major intersection of
Bridgeport Road and Weber Street, towards the lands designated for higher density;

The development will help frame the public realm and provides active spaces and landscaping along all three street frontages;

The development will contribute to the introduction of a higher density built form in the Node to help transition away from auto-
oriented uses;

The development will consider sustainable design and energy efficiency strategies and components in the future detailed design
stages.



Section 3.11.1 of the Official Plan includes the City’s urban design policies that are intended to further the general policies in Section 3.1
(4) and general direction for built form in Waterloo that are intended to support the urban design objectives outlined in Section 3.1(4). Below
is a discussion of the key policies as they relate to the proposed development.

3.11.1 (1) Intensification: In decisions to consider intensification the City of Waterloo shall address the integration, compatibility , built
form (including massing), and relationship of new development to existing buildings and to the surrounding neighbourhood character and context,
based on the principles of good urban design practice.

Design Response: The proposed orientation, height, built form, and density of the proposed development is appropriate for the
subject lands and their context. A broad range of supportive land uses and forms are permitted in the Major Node, including a full scale
commercial development directly across the intersection of Bridgeport Road and Weber Street. The proposed development provides
transitions in massing and height to the surrounding lands to address compatibility with the planned heights and densities of abutting
lands; particularly, the six storey parking structure has been oriented towards the low-rise neighbourhood to the southeast and the tall-
est building has been oriented towards the major intersection of Bridgeport Road and Weber Street.

3.11.1 (2) Character: To reinforce and maintain the architectur-
al, visual, and thematic integrity of structures, streetscapes, neigh-
bourhoods and planned development by planning and designing
new sites, buildings and additions that create and maintain sensitive
designs in terms of the planned physical context into which such de-
velopment is located and through the coordination of design ele-
ments. The physical design of the public and private realm shall be
coordinated to fit within the existing character and context.

Design Response: As discussed in the Planning Justifica-
tion Report, the scale of the development is appropriate for
the subject lands. Active uses are located along the westerly
elevation that fronts Weber Street to continue to provide
engaging uses along the frontage. This elevation is also sub-
ject to glazing along the ground level to create engage-
ment with the pedestrian realm. The towers are separated
and are situated back from the podium to emphasize the
pedestrian experience.

. A

View facing northwest (image retrieved from Google Earth).



3.11.1(3) Views and Vistas: Design that contributes to, protects and respects important views and vistas.

Design Response: The proposed development will create new views, by anchoring the Major Node and providing massing
that helps frame the streets. The varying building heights proposed are intended to create an interesting skyline that respects the sur-

rounding context.
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Image of building facing southwest, including active frontage along
Weber Street shown on the right.

3.11.1 (4) Streetscapes: Streetscape design is the combination and co-
ordination of physical elements that give character to the street, which in-
cludes the built form, facade treatment, landscaping and street furnishings
within the public and private realm. The City shall promote a coordinated ap-
proach to streetscape design that results in an attractive and coordinated
character with emphasis given to green and complete streets landscape , pe-
destrian (and non-vehicular) friendly design, coordinated and building design
elements and features that animate the street in the public and private realm.

Design Response: Coordinated streetscape elements have been sit-
uated to give character to the frontages along Bridgeport Road, Weber
Street, and Royal Street to positively contribute to the pedestrian experi-
ence. The lands have a strong building base element that relates to the
pedestrian realm, particularly with active uses, glazing, and an overhang
along Weber Street. Pedestrian access has been oriented to the promi-
nent frontage along Weber Street.

3.11.1(8) Gateways: A gateway is a special location or entry point that establishes a formal entrance from one area to another. Design
sites and buildings with coordinated features and elements at designated gateways, which may include major transportation corridors and major

street intersections, to establish a sense of place or identity.

Design Response: It is recognized that the lands are located at a prominent intersection (Bridgeport Road and Weber Street)
and key entry into the Uptown from the east. The building has been designed to anchor the intersection and provide high quality
buildings to establish a high standard of design for the Major Node.



3.11.1(10) Safety and Security: Site and building design that promotes safe, comfortable and accessible environments for all users with em-
phasis on pedestrians and bicyclists through the universal principles of CPTED. Design amenity and park spaces to achieve natural surveillance.

Design Response: The key CPTED principles (Natural Surveillance, Access Control,
Territorial Reinforcement and Maintenance) have been considered in the design of the
development. The following is a brief summary of key CPTED considerations:

. Natural surveillance has been operationalized through the use of glazing along
the ground level of the frontages and the entire south elevation of the parking
structure, by the careful placement of window openings and balconies oriented
towards activity and movement areas, by the use of appropriate lighting, and by
directing the movement of people to areas that foster positive social interaction;

. Access control has been achieved by clearly differentiating between public and

Precedent images of entry points and pedestrian cir- private space through the implementation of clearly identifiable entry points into
culation which support CPTED principles. the building, landscaping and creating well defined and separated vehicle en-
: s om trances;

. Landscaping has been designed to frame the private and public realms and to
soften the interface between the buildings and the streets;

. It is recognized that good maintenance practices and upkeep allow potential us-
ers of the space to understand that the property is cared for on a regular basis. The
development will be professionally managed.

3.11.1(11) Site Circulation: Design sites and buildings based on an efficient, safe and integrated circulation system with priority given to pe-
destrian movements, non-vehicular movements and safe vehicular turning movements. A variety of strategies shall be used to create and define circula-
tion routes and hierarchy. All sites shall provide convenient, direct and safe pedestrian, barrier-free access and cyclist access to building entrances, amenity
spaces, the public realm and other important destinations.

Design Response: The proposed development has been designed to have efficient access and give priority to pedestrians. The
development integrates with the existing street and sidewalk and coordinates vehicular, active transportation and pedestrian movement as
follows:

. There are multiple pedestrian entries from all three streets;

. There is a bicycle storage access point directly from Royal Street;

. There are multiple vehicular access points to allow for appropriate vehicular movements within the site.



3.11.1(12) Transit-Oriented Design: Design sites and buildings located along transit routes, and planned transit station areas, to promote
transit use, pedestrian and cyclist accessibility, active and interesting streetscapes, human comfort and integrated site amenities.

Design Response: Transit routes are located in close proximity to the subject lands on Weber Street, Bridgeport Road East, Erb
Street, and Lincoln Street. The building and site design are intended to encourage and facilitate pedestrian movement from the site to the
public sidewalk and nearby transit stops.

3.11.1 (14) Parking: Reduce the visual impact of parking and urban heat island effect of asphalt through efforts to “green” or soften the urban
landscape. A variety of strategies may be required to organize large parking areas into smaller areas. Parking areas shall be designed to provide conven-
ient and direct pedestrian access to major pedestrian destinations. A high level of building design and landscaping shall be required for parking garage
structures in public view, and when possible, provide underground parking for intensification projects, particularly residential or mixed-use development.

Design Response: Parking is entirely located within a structure, shielded from view of the street through active uses and build-
ing design.

3.11.1 (17) Compatible Development: Site and building design that complements and enhances the surrounding neighbourhood character
and context through a variety of design strategies including building massing, facade design and landscape coordination. The design of sites and build-
ings shall also minimize adverse impacts to human comfort, and surrounding properties including outdoor lighting, noise, shadowing, wind and snow
disposition through a variety of design strategies and performance standards.

Design Response: The proposed development will help establish the character for the area, which has not yet redeveloped.
Lands within the Node are planned and zoned for high density development. The proposed heights and massing of the development are
compatible with the surrounding planned context, while appropriately considering the transition to the east.

3.11.1(19) Human-Scale Development: Development that reinforces human scale dimensions and proportions through design.
Design Response: The building includes a tower and podium built form, with a strong building base and towers stepped back

from the podium. Glazing and multiple building entrances are included along the ground plane to ensure an active and engaging pedes-
trian experience.



3.11.1 (20) Building Design: Design architecturally well composed buildings that complements and enhances the surrounding neigh-
bourhood character and context. Building design shall also contribute towards an attractive and coordinated streetscape character and towards a
sense of place with opportunity for architectural innovation and expression through a variety of design techniques such as architectural features,
building materials, colour and other design elements. Buildings shall be designed with prominent building entrances and include strategies to screen
roof top equipment from public and residential views. The City will support high quality durable building materials and discourage materials that
may fade or deteriorate over time and does not fit within the neighbourhood character or context. The City shall generally discourage flat blank walls
and may require specific massing and design strategies that result in a well composed building design, articulated facade design, interesting skyline

and compatible development.

RHYTHMIC PATTERN-
ESTABLISHING A NON-SYMETRICAL
PATTERN IN THE TOWERS

- RN "

Precedent image demonstrates non-symmetric
pattern in the towers.

Design Response: The proposed building design is intended to establish a high level
of design, in anticipation of additional redevelopment occurring within the Major Node in
the future. The use of colours, materials, recessions and projections and a strong building
base and roofline will assist in creating a high standard of design for the site.

3.11.1 (24) Sustainable Design: The City shall promote sustainable design practices in
the public and private realm through a variety of strategies, including but not limited to:

(a) the adaptive re-use of existing buildings;

(b) sustainable design features that address matters of exterior building design;

(c) incorporation and integration of trees, shrubs, hedges planting or other ground cover,
permeable paving materials, street furniture, curb ramps, waste and recycling containers
and bicycle parking in the public and private realm;

(d) elements that promote energy reduction or conservation including building and street
orientation for passive solar gains;

(e) elements that promote improved water and air quality conditions;

(f) elements that reduce adverse impacts such as urban heat island effect, shadowing,
wind and noise;

(g) drought tolerant, salt tolerant and native vegetation species;

(h) integration of alternative transportation choices; and,

(i) the creation of healthy, livable spaces.

Design Response: Please refer to the accompanying Energy Strategy for more de-
tails regarding sustainability. The lands are ideally situated to reduce dependence on the
automobile, given access to transit, shopping and active transportation routes.



APPENDIX
A



5

1524
SREGONAL

eV

§ ONDIAY

Hwas @

@ woEnne

/ ®ex. HP
oVt - N i

0008

EXT

SIKE PARKING 00

P INE S
PRINCIPAL TAAX. SIREETH

Em———EN‘RANCE

—
="

—
ENTOFT 125

22000
SR SEPARAT

ION)
(T
—

\-OT 4 — /Emmo/m"’
0.256 ha i

\
(c1-81) \

EBACK. 00

3490

a3

—

40N

—

\
\

p—

¥T\

—

N

DING B
DNSTORETS

S124
r T __,L ExTeNT OF V7ot —
— —

LOT 1
0.64 ha

>
SUNKEN
T PLANTER®

=
¢}
Yy G
=
z

‘57T T pAVED AR

- 6 "
RINCIAL Nt OF 121 g g
— -
== 3t >
— ERENTOF V7 - 124 L

(TOWER &

40000

-

EXTENTS OF L1 - L4

o

LAY-BY / LOADING AREA,

>—

e
0 ONINIVL:
o Mo TV
v Qv
T Aa3d0¥

ES

=
x
o
o)

]
'
el
w
)
3

PROJECTNO.2019-104

BRIDGEPORT & WEBER

NG A r g (RMU-81) \ T
BUILD! z ' - ==
\{S o| % SN :30m -
E = (Y o 3 SIDE YARD SEBACK 82— _
25 S'\'OR { é 6 STOREY PODIUM S \ .812. = RETAINING WLALL c/w GUARD <
(% W/ 4 STOREY PARK|NG <o RAIL (MAX. HEIGHT: 1.99m) ;
3 = &
| \ L5 TERRACE T ST 2
o) =
2 \ o1 ~
= ) Zz
% & o= —
8 &3
S : o 2
B 21500 C x5
\ EXTENT OF L5 - 6 g o8
_ ) - o _ 8 g eg
/EX‘ELTOLU A2 - — EXTENT OF L7 - 122 - = 3 I-OT 2 é =) w Z8
_ ] 0.231 ha HEF
oR | =
1 (TOWER SEPARATION) 1 : b | g g
I (RMU-20) | eg
<z ]
I 5 g = 2l E8
N § 3 Ol £ [
\ £ e & g : 6 STOREY PARKING n
I S 5 oA 5 2%
Z 8 S5 ! o} o 5e
: 5 STRUCTURE | § j< g ¢
|5 22 STOREYS : S A
| & EE AL
_ 65447 25 |5z( %
=
I 504|74 ONE ke o2
93 afie 10000 44947 :@E |é 10500
z
Z 4 B
Z% 0000 6150 44947 gy 5
> 188 Q SE
v\ S = I L _emvorirue _ g o
‘ | MAX.SREETLINESEBACK:75m
‘ 5 = N MAX. STREET LINE SETBACK : 6.0m
=+ —+—8 PRy s syns e NN S = e m— - e
\ = /X MIN. STREET LINE SETEACK : 5.0m " /. S5, ™ —
3 BIKE B R A BB A PRINCIPAL [===] * MIN. STREET LINE SETBACK : 5.0m )
gla PARKING AMENITY AF BN 38|90 ENTRANCE ; RSN N 2 -
gl3 ' AMENITY AREA DI a 't [ Z Lo
e——" ORI 5[k BIKE PARKING [ £ 114y s
A 2 [16)—F o 5 g = - ok
S PAVED & - - s ‘EOI’%CR/E‘TEEID‘E\’NALK CRETE S
REGION’AL ovr T PROPERTYILINE AREA 3m X 3m DVT _} N NGNS -
7.62m x7.62m &
\ 3 x 15m CITY DVT

X

WAL

OPERTY LINE

PROPERTY LINE

CONCRETE SIDE
SIDE YARD SETBACK: 30m

SIDE YARD SETBACK: 3.0m

L

SITE PLAN
OPTION 2 LANDSCAPE

1:500

ROYAL

ST.

2022.06.24

b eeahb

Om




APPENDIX
B

Please see Updated Shadow Study, prepared by MHBC Planning and ABA Architects,
dated September 23, 2022
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Please see Updated Shadow Study, prepared by MHBC Planning and ABA Architects, dated September 23, 2022

March

10am

. Shadows fall to the north, across the street
and onto the surface parking lot and com-
mercial buildings

o A large portion of the rooftop amenity area
is also covered by shadows

12 pm

. Shadows continue to fall to the north, but
have moved slightly east onto different
properties

. The rooftop amenity area has sunlight

2 pm

. Shadows fall further to the east

. Some of the adjacent houses on the south
side of Bridgeport Road are covered by the
shadow

. There are minor shadow impacts on the
residential houses on the adjacent side of
Bridgeport Road

4pm

. The sun is lower in the sky resulting in the

shadows being larger

. The backyards of the neighbouring resi-
dential houses are covered by the shadow
and the amenity space is entirely covered

. These dwellings have had significant morn-
ing and early afternoon sunlight and are
only impacted in the late afternoon

In summary, the shadows achieve the criteria.

Mar 21 2pm Mar 21 4pm
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June 21 Zpm

June 21 4pm

June

10am

. The sun is higher in the sky at this time of
year and the shadows generally shorter

. The shadows fall towards Bridgeport Road
and the parking lot for the adjacent com-
mercial site

. Some areas of the rooftop amenity area are
covered by shadows

12 pm

. Shadows have shifted to the east and fall
onto Bridgeport Road without impacting
any neighbouring property

. A small portion of the rooftop amenity area
is covered by shadow

. Shadows fall further to the east

. Some of the adjacent lots on the south side
of Bridgeport Road are partially impacted
by shadows

. The sun is beginning to get lower in the sky
resulting in the shadows being larger and
falling further to the east. The backyards of
the adjacent lots on Bridgeport have partial
shadow impacts—these lands are planned
for medium density residential.

In summary, the shadows achieve the criteria.
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Please see Updated Shadow Study, prepared by MHBC Planning and ABA Architects, dated September 23, 2022

September

10am

. Shadows fall to the north, across the street
and onto the surface parking lot and com-
mercial building

o A large portion of the rooftop amenity area
is also covered by shadows

12 pm

. Shadows continue to fall to the north, but
have shifted slightly east

. Shadows fall onto a different commercial

and residential properties

2 pm

. Shadows fall further to the east and are
largely contained within the site or in the
rear yards of the homes on Bridgeport Rd
planned for medium density uses.

4pm

. The sun is lower in the sky resulting in the
shadows being larger and falling further to
the east. The homes along Royal Street will
experience shadows in the late afternoon
but have had full sunlight for the morning
and early afternoon.

In summary, the shadows achieve the criteria.

Sept 21 Zpm Sept 21 4pm
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Please see Updated Shadow Study, prepared by MHBC Planning and ABA Architects, dated September 23, 2022

December

10am

. The sun is lowest in the sky in December
and the shadows cast are longer

. The shadows fall to the north, onto the
surface parking lot and the commercial
properties

12 pm

. Shadows have shifted slightly to the east
and fall onto Bridgeport Road and the adja-
cent residential properties

Dec 21 10am Dec 21 12pm

. Shadows fall further to the east

. The adjacent houses on the north and
south side of Bridgeport Road are covered
by the shadow

. The sun is setting at this time of the day
and there is limited sunlight

. The subject property cast shadows onto
the surrounding properties

In summary, shadows are longest in the winter
when the sun is very low in the sky. The shadows
Dec 21 2pm Dec 21 4pm produced by the proposed development have
minimal impact on the homes along Royal Street
until late afternoon when the sun is setting.
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