Designh Review Panel

365 Highway 8,
Hamilton

Official Plan & Zoning By-law
Amendment

City File Nos.
FC-23-071

365 Highway 8

City of Hamilton

Prepared For
2752037 Ontario Inc.

January 11, 2024

9% BOUSFIELDS inc.

NNNNNNNN | DESIGN | ENGAGEMENT




9 BOUSFIELDS inc.

Job Number
22376

9% BOUSFIELDS inc.

PLANNING | DESIGN | ENGAGEMENT

www.bousfields.ca

Urban Planning
Urban Design
Community Engagement

0/ \ OFFICEARCHITECTURE

Toronto Office

3 Church Street, Suite 200
Toronto, ON
Mb5E TM2

T. 416.947.9744
F. 416.947.0781

Hamilton Office

1 Main Street East, Suite 200
Hamilton, ON
L8N 1E7

T. 905.549.3005
F. 416.947.0781



1.0 Surrounding Context I\/Iap

Hn*tnu
,uﬂn o

et aniio b Mk

s SRR AT, 4‘ L' ac“‘
_**N,‘w oo N\ |

e

3sU

uo:

A

3

ohy,
L0 1

odE

‘"ﬁ""f ’.ef .= .,:-_u__-: g

i |
Jew

s L:.i..:.'_;u{.&k—:
0s

aJed.
g
poomyoe:
B
ed
=

‘;Lj-[l—; ‘? .'-‘_; -_:-. . -_'_..' .;I i . .- " .-; :II
A 1 | e

|

1)

=)

3

SR

g

LIOH E

2P

' t_u"‘.l‘ _“
Snv/S

§ g3
eTn Castle;D
LT ETET T

jiaal

Wbt R SE L s SR I STAD S N\ A i [ o ATV f‘
pamy 2 - : * __ = .:I :. I"" : 3 ‘, # .‘ 2 - .I I- -~ (___, : “ '- e

I_-l I'--:-II‘&J \l“&l
u“’ﬁ“li!llﬂ—l

=l : o3 “.,
— - -

+ ‘r"] _-_- Ii_'l"‘

-h

Design Review Panel

Surrounding Context Map
Bousfields Inc.

365 Highway 8




2.0 Neighbourhood Context

Subject Site

Study Area

Low-Rise Residential

Commercial/Retail

Mid-Rise Residential

Approved

Park/Open Space

Institutional

Number of Storeys

MemorialJAvels
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3.0 Planning Context

Urban Hamilton Official Plan - Schedule E

Urban Structure

Neighbourhoods

/ - Employment Areas
e SUBJECT

Major Activity Centres

Major Open Space

Nodes

‘ - Downtown Urban Growth Centre

- Sub Regional Service

Community
8 Corridors

- Primary

Secondary

Other Features

Rural Area

_e John C. Munro
Hamilton International Airport

Niagara Escarpment

= m = Urban Boundary

Municipal Boundary

Lands Subject to Non Decision
113 West Harbour Setting Sail
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Urban Hamilton Official Plan - Schedule E1
Urban Land Use Designations

Neighbourhoods

Open Space

Institutional

Utilitiy

Commercial and Mixed Use Designations

Downtown Mixed Use Area
Mixed Use - High Density

Mixed Use - Medium Density

SUBJECT
SITE
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District Commercial

Arterial Commercial
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Employment Area Designations
Industrial Land
Business Park

Airport Employment Growth District

Shipping & Navigation

Other Features

Rural Area
John C. Munro

Hamilton International Airport
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Niagara Escarpment

Urban Boundary
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Western Development Area Secondary Plan
Land Use Plan - Map B.71-1

Low Density Residential 2b

Low Density Residential 3c

Medium Density Residential 3

High Density Residential 1

Commercial and Mixed Use
Designations

Local Commercial

- Mixed Use - Medium Density

- District Commercial

Parks and Open Space Designations

- Parkette

- Neighbourhood Park

- Community Park

- General Open Space

- Natural Open Space

Other Designations

- Institutional

ES Elementary School

SS Secondary School

Other Features

: Area or Site Specific Policy
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Site Context Photos
365 Highway 8

subject site.
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Site Context Photos

Key Map
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1. On the subject site looking south towards Highway 8. 2. On the subject site looking south toward the rear of
the existing building on site.

3. On the subject si looking north.
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Site Context Photos
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1. On the subject site looking south towards Highway 8. 2. On the subject site looking west on Highway 8. 3. On the subject site looking east.
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Site Context Photos
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1. On Deerhurst Road looking south towards the subject site. 2. On Deerhurst Road looking southwest towards the subject site.
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5.0 Architectural Plans
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Bicycle Parking and Storage

4.90

08'S 06'0C S0l 19C
09]0 0c's 0g’L 09°¢cl SL'0L 19¢C —
.
| . . .
- LldvHS HEWY
| _ ISNVHX3 — .
| — .
| — |
S - |
| — 3o |
| T 58 2
) o
| — | <
] pz4
| oz e
| — 1 I3
4 o
f 13 | =
%P z
| =z | ©
— 0= o
=5
| —_Fpo . %
e}
| — |
f — .
T e e I TS .
T m “““““““““ —
T S w
> . z
-
§=
w
““““ S
3 2
= A L I S
= .
@
w
S .
o
F R I N S S oot N ot N G SR
o
““““ .
o
= .
2 e e« T -2t 1 S
N
.
w
ST EE R S S —
SE
B O kI .
> =
oo —
m.w. N YML _._WL %
3 k=m0 Em g
B, e .
\\\\\\ L W EICs T T
” Iy
v =5 L %
“““ 1 R N L .
195
gqesiEn o .
.
““““ .
““““ .
““““ |
—
.
““““ —
o |
£ [
el z
EE .
>+ 2w
0o
S xO .
.
= .
.
2 —
w
.
= = == == = ~
.
o .
®
2 .
= == = |
.
O O O ] .
—t E
.
& .ﬁ &
< - = T 9] B
090 G2'9¢ 89'G
L o | B
| INIANIIONd T — — —

365 Highway 8

Architectural Plans

11859 sq ft

1101.7 m?

BICYCLE AND STORAGE

19

Design Review Panel

Bousfields Inc.



Parking Level P1

/

/
/
L 490 88.89 ..1.80,
\ I g /
e _PROPERTY LINE _ o R A
N —+
(=) o
© ©
| o b=
- - &
\ STORAGE LEVELP2® o
_(BELOW)__
‘ \ |/ \
e —F
’ ,l,,,jl[,,,l
Vo
o
6
| PARKING LEVEL P1 TWO WAY DRIVE AISLE (IN) 2% 8
‘ 76 SPACES DOWNTOP2 == §% ~
w
| ) I\
0.40 5.49 0.30 6. S e i
’ /N A I I /\I\\ I
= Iy AR AR Iy
= S
| 4 & 8 STORAGE LeveL P2
24 | A
\ N \ [ [
© m > I A ©
3 "4 I3
8 : . E SR 1 X
MECHANICAL/ g E g : . : :
\ ELECTRICAL 5 it - S
w = w ® AR
3 0 I Vo
> Vi Vo Vo
E \/ \\I\/ Y [
o [ T | (A ©
9 END OF P1 @
a DOWN TO P2
| 6.00
l
|
2 5 —+ —F
o
S o I~
L 525 e 88.89 " N
! E [ F - — T
~ S R
| === =
B e === T - PROPERTY LINE GROSS CONSTRUCTION AREAS
I B e
= PARKING : 34685 sq ft
Design Review Panel Architectural Plans
20 365 Highway 8

Bousfields Inc.



Parking Level P2

/

/
. 4.90 o 88.89 1.80 . o /
I T < 1 g
e _ _ _ PROPERTYLINE _ - o 5
T3 T g
© ©
‘ o : o
! S
| | .
|
‘ -~ \ |/ \ I/ s
= \|/ VI ]
,,EIL\,\A,\M ,jlt,,,
| - Vg
| 6.00 55
PARKING LEVEL P2 TWO WAY DRIVE AISLE (IN) TWO WAY DRIVE AISLE DNTOP2 == e 3
90 SPACES (SLOPED SLAB @ 5%) % % ™~
) [\
l UP TO P1
040 549 030 6 - % —Amr - - - ® - - = F--—-® - - " g~ — - & — ~ g~y — — — & — 71 F/i/*/: _
’ /\I\\ I 1 /\I\\ 1 /\I\\ 1 ////\I\\ i
= AR I\ AR AR Iy AT AR
= (I (I I /1= /AR Y
‘ u [ A=
@ I I
| < | |
>
9 = z - n | g
’ > o x T r ! >
8 > o 10 8
MECHANICAL/ g g g } } } }
\ ELECTRICAL P Q & | I |
2 £ w o | I |
E 1 | I |
Vi VI \l
T \\I\/ \\I\/ \I/
u e o N [ T Y
2 I
ol N
| END OF P2
\
l
\
\
\
e —+ —F
| Q o o
L 525 | = 88.89 | 2 &
2 : | o o
r ,‘: _ _ R “_ P _ =Y — —
= S o
o - — = == - o PROPERTY LINE GROSS CONSTRUCTION AREAS
[+ - - == - - - =
PARKING : 34685 sq ft

Design Review Panel
Bousfields Inc.

Architectural Plans
365 Highway 8
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3D View Looking Northeast
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View looking Northwest

9.0 Proposed Rendering
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View looking Northeast
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View Looking North (west side of building)
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11.0 Pedestrian Level Wind Study - Summer
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11.0 Pedestrian Level Wind Study - Winter
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Appendix A:
Planning and Urban Design Framework and Analysis



Urban Hamilton Official Plan and Western Development

Area Secondary Plan

The subject site is designated District Commercial as illustrated on Schedule E-1 of the Urban Hamilton Official
Plan ("UHOP”) and is located along a Secondary Corridor as per Schedule E — Urban Structure. An Official

Plan Amendment application is proposed to redesignate the subject site to a Mixed Use - Medium Density
designation and allow for a mixed-use building that includes retail and service commercial uses at grade.

As specified in Section E.2.4 of the UHOP, the City’s corridors provide a significant opportunity for

creating vibrant pedestrian and transit-oriented places through investment in infrastructure, residential
intensification, infill, and redevelopment with careful attention to urban design. Policy E.2.4.3 states that
Urban Corridors shall be the location for a range of higher density land uses along the corridor, including
mixed uses where feasible. Policy E.2.4.6 states that Urban Corridors shall function as commmercial spines
providing retail stores and commercial services that cater to the weekly and daily needs of residents within
the surrounding neighbourhoods. The built form along the Urban Corridors shall generally consist of low to
mid-rise forms but will vary along the length of the corridors with some areas permitted to accommodate
high density and high rise built form (Policy E.2.4.10).

Policy E.2.12 identifies that Secondary Corridors are to evolve to an increasing proportion of multiple storey,
mixed buildings in small cluster locations with at grade retail and service commercial uses. Policy E.2.4.16
speaks to the design of Urban Corridors and states that new development shall respect the existing built
form of adjacent neighbourhoods where appropriate by providing a gradation in building height as well

be located and designed to minimize the effects of shadowing and overview on properties in adjacent
neighbourhoods.

Design Review Panel
Bousfields Inc.

The subject site falls within the Western Development Area Secondary Plan area where it is designated
District Commercial. An Official Plan Amendment application is proposed to redesignate the subject site
to a Mixed Use - Medium Density designation. The Western Development Area Secondary Plan defers

to the Mixed Use — Medium Density Designation policies in Section 4.6 of the UHOP. The Mixed Use -
Medium Density designation permits mixed-use developments between 2 and 6 storeys in height, with

a discretionary additional height permission for up to 12 storeys which may be permitted provided the
building includes a range and mix of unit sizes; incorporates sustainable building practices and materials;
does not cause adverse shadowing on existing residential uses; progressively steps back from area
designated Neighbourhoods; and, steps back from the street to minimize the height appearance from the
street, where necessary (Policy E.4.6.8).

The proposed development conforms to the proposed Mixed Use Medium Density designation of the
UHOP and Western Development Area Secondary Plan through the intensification of an underutilized site
on a Secondary Corridor in a mid-rise built-form with a mix of residential and retail uses. The proposed
built form satisfies the criteria for permitting height up to 12 storeys (the proposed building is 9-storeys)
given the stepbacks along the rear of the site above the 6th level that will mitigate built form impacts

on adjacent low-rise residential areas. Stepbacks are also provided along the Highway 8 facade above
the 6th level to minimize the height appearance from the public realm. The ground floor retail space and
residential lobby entrance located towards the front of the building will animate the streetscape from
Highway 8 and provide retail space to serve the needs of the local community.
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City of Hamilton Zoning By-law 05-200

The City of Hamilton Comprehensive Zoning By-law 05-200 zones the subject site Commercial District
(C6) Zone. A Zoning By-law Amendment is required to rezone the subject site from the current C6 Zone
to a modified Mixed use Medium Density (C5) Zone to facilitate the proposed development. The C5 zone
provides specific zoning regulations pertaining to building setbacks, gross floor area, built form for new
development, among others, and permits a maximum building height of 22 metres.

It is anticipated that the following modifications will be required to the C5 zoning permissions to permit
the proposed development:

Maximum building height of 28.50 m, whereas 22.0 m is permitted;

Building Setback from a Street Line of 7.02 m (after road widening), whereas a maximum of 4.5 m is
required; and,

Section 10.5.3 a) iii) of Zoning By-law 05-200, which regulates the Building Setback from a Street Line for
the portion of a building providing an access driveway to a garage, does not apply.

With respect to the maximum building height, the proposed Mixed Use Medium Density designation
permits a height up to a maximum of 12-storeys, subject to meeting certain policy requirements. The
proposed 9-storey built form satisfies the policy criteria for permitting heights up to 12 storeys given the
stepbacks at the 6th level along the Highway 8 facade which minimize the height appearance from the
public realm. Stepbacks provided at the rear of the property on the 6th level are provided to mitigate built
form impacts on adjacent low-rise residential areas. The potential built form impacts (i.e., shadowing) have
also been mitigated on adjacent lands designated Low Density Residential 2b (Western Development Area
Secondary Plan) as per the shadow study, included in Section 10.0 of this presentation.

With respect to the Building Setback from a Street Line, the proposed building setback of 7.02 metres
from the street line, after road widening, is requested to accommodate a landscaped treed area between
the building and the street edge and allow for the inclusion of a walkway to connect the east and west
portions of the building. The requested setback maintains the intent of the zoning regulation by bringing
the building facade closer to the street edge and animating the public realm. The requested setback also
provides a minimum travel distance for pedestrians to access the public sidewalk from the commercial
and residential lobby entrances.

Regarding Section 10.5.3 a) iii), the proposed building includes an access driveway to a garage at the rear
of the site to maximize the prominence of the commercial space along Highway 8 and animate the street
edge. The proposed location of the access driveway allows for a more functional design of the building
given the rectangular shape of the subject site and provides a separation between vehicular access points
and areas where pedestrians will predominantly be located (commmercial space and residential lobby area).

An application for a zoning by-law amendment will be submitted as part of a complete application
submission.
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City Wide Corridor Planning and Design Guidelines (2012)

The purpose of the City-Wide Corridor Planning Principles and Design Guidelines is to provide planning
and design directions for Corridors in the City of Hamilton. As identified on Schedule E, the subject site is
located along a Secondary Corridor. The subject site abuts Neighbourhoods to the north.

In relation to the guidelines, the proposed development will: facilitate intensification and infill
development; create attractive, high quality, animated, and safe public streetscapes along Highway 8;
minimize shadowing on adjacent properties and streets; encourage a diversity of built forms; and minimize
the negative effects of overview on existing adjacent private properties through the application of an
angular plane. A 6-storey streetwall height is proposed with stepbacks above the 6th storey to reduce

the visual impact of the building’s height on the streetscape. Parking and loading are proposed at the rear
of the site, away from the building entrances. Ground floor commercial is proposed along Highway 8 to
encourage an animated streetscape. A setback for the commercial entrance is proposed from the edge of
the storeys above to provide for weather protection.
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