The Corporation of the City of St. Catharines
CITY COUNCIL AGENDA
Special Public Meeting, Tuesday, December 12, 2017
FirstOntario Performing Arts Centre, 250 St. Paul Street, 6:00 PM

His Worship Mayor Walter Sendzik takes the Chair and opens the meeting
Page

Mayor's Report
Adoption of the Agenda as Presented

Declarations of Interest

WD

Public Meeting Pursuant to Planning Act

2-224 4.1  Planning Act Public Meeting - Information Report
Application for Official Plan Amendment and Zoning By-law Amendment
at 16 Lock Street (12 Lock St., 12 and12A Lakeport Rd.); Owner: Union
Waterfront Inc.; Agent: John Ariens and Mike Crough, IBI Group

5. Adjournment
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AGENDA ITEM #4.1

CITY OF
ST. CATHARINES Corporate Report

Report from Planning and Building Services, Planning Services

Date of Report: November 22, 2017 Date of Meeting: December 12, 2017
Report Number: PBS-312-2017 File: 60.30.331 and 60.35.1029

Subject: Planning Act Public Meeting - Information Report
Application for Official Plan Amendment and Zoning By-law Amendment at
16 Lock Street (12 Lock St., 12 and12A Lakeport Rd.);
Owner: Union Waterfront Inc.
Agent: John Ariens and Mike Crough, 1Bl Group

Recommendation
That Council receive this report for information purposes; and,

That Council consider the application for approval of an Official Plan Amendment and
Zoning By-law Amendment at a future meeting of Council pursuant to the 2-step
process for planning applications that was approved by Council on May 8, 2017.
FORTHWITH

Summary

This Information Report is to provide Council and the public with information concerning
the application for an Official Plan Amendment and Zoning By-law Amendment at 16
Lock Street (also includes 12 Lock St., 12 and12A Lakeport Rd.) to be considered at a
Public Meeting scheduled for December 12, 2017. This Information Report provides an
overview of the application, and a summary of applicable planning policies and
circulation comments.

The applicant is requesting changes to the site-specific Official Plan Policies and Zoning
By-law requirements related to these lands in order to facilitate the construction of a
fourteen-storey mixed-use building. The following amendments are proposed:

Official Plan: Retain the Community Commercial designation and amend site-
specific polices to reduce the maximum permitted height from 17 storeys to 14
storeys; to remove a theater and a hotel as being required uses on the site, but
to retain the hotel as an optional use; and to add service commercial and cultural
facility uses as being required uses on the site.

Zoning By-law: Retain the Community Commercial (C2) category and amend the
existing Special Provisions and Holding (H) designation that apply to these lands.

Report Page 1 of 17
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The Special Provisions and Holding designation would also be extended to 12
Lock Street, which did not form part of the previous approvals. Changes to the
Special Provisions include revised building height, building setbacks, required
mix of uses, maximum number of dwelling units, parking requirements, and
public open space. Changes to the Holding designation would update the mix
and extent of non-residential uses that must be constructed on site prior to
residential occupancy.

A Recommendation Report containing a planning analysis, addressing any outstanding
concerns raised at the Public Meeting, and providing a staff recommendation will be
considered by Council at a future meeting.

Further applications for Site Plan Approval, Draft Plan of Condominium Approval,
Heritage Easement Agreement, and Heritage Permits will also be required. Council will
also need to consider and approve the transfer of a portion of Hogan'’s Alley should the
applications be approved. The conceptual proposed Site Plan (Appendix 2) is attached
for Council’s reference.

Background

On May 8™, 2017, Council approved a 2-step process for planning applications requiring
a Public Meeting in accordance with the Planning Act. The first step is for an Information
Report to be presented to Council on the date of the Public Meeting when public input
will be gathered. The second step is for Council to consider a Recommendation Report
at a subsequent Council meeting. This report is the Information Report and will be
followed by a Recommendation Report at a future Council meeting.

The existing development permissions on the subject lands permitting a seventeen-
storey mixed-use complex were approved by order of the Ontario Municipal Board in
2009. The Board approved amendments to the Official Plan and Zoning By-law, along
with approval of the site plan agreement and heritage permits for that project. The 2009
Board approval was carried forward into the City’s new Official Plan (2012) and new
Zoning By-law (2013) and remain in effect.

Report

Proposed Development

The applicant seeks approval for an Official Plan and Zoning By-law amendment for the
lands identified in Appendix 1 to permit the construction of a fourteen-storey mixed-use
complex that includes 220 residential dwelling units, 2,152 m? (23,161 ft?) of commercial
and community floor space, and 258 underground parking spaces. The plans submitted
in support of the application identify an ultimate building height of 51.75 metres adjacent
to Main Street, with building heights stepping down towards Lock Street and Lakeport
Road.

The original existing Austin House building at 16 Lock Street and the former Spice of
Life Building at 12 Lock Street are proposed to be retained and integrated into the new
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development. Specific uses for these buildings have not yet been identified. The
existing Old Jail is proposed to be relocated 10 m northward, adjacent to the site.
Ownership and operation of the jail building is proposed to be transferred to the City.
The proposal includes three levels of below grade parking, accessed from Main Street,
and a central courtyard that is proposed as publicly-accessible open space.

A 219 m? community space is included within the proposed building design adjacent to
Lakeside Park and the relocated jail. The applicant has proposed that this space be
used by the City as a community facility, including potential uses such as a library, day
care, seniors centre or similar use to serve the community.

Hogan’s Alley is proposed to be maintained and improved as a pedestrian corridor. The
applicant is proposing to purchase a portion of Hogan’s Alley (12A Lakeport Road) to
construct underground parking beneath these lands, as well as to construct residential
dwelling units that would bridge across Hogan’s Alley between 16 Lock Street and 12
Lakeport Road. A portion of Hogan’s Alley would be widened as a pedestrian
connection and the existing steep slope towards Lakeside Park would be replaced by a
wide staircase.

The applicant’s proposed site plan, landscape plan, building elevation plans, and
architectural renderings are attached as Appendices 2-5 respectively.

Location and Site Description

The subject lands are located on the eastern corner of Main Street and Lock Street, in
the City’s North Planning District. The subject lands also include a portion of Hogan’s
Alley and a parcel at the northern extent of Lakeport Road (former Port Mansion lands).
A location map is attached as Appendix 1.

The entire subject lands are approximately 0.5 hectares in size, with frontage along
Lock Street, Main Street, Hogan’s Alley, Lakeport Road, and Lakeside Park. The lands
are located within the Port Dalhousie Heritage Conservation District. Lock Street is
designated as Regional Arterial, whereas the remaining site frontages are local streets.
The portions of Main Street and Lakeport Road to the south of Lock Street are also
Regional Arterials. The subject lands are served by one transit route, route 301.

Surrounding land uses include:

North: Lakeside Park;

South: Commercial uses fronting onto Lock Street;

East: Commercial uses fronting onto Lakeport Road and the Dalhousie
Yacht Club; and

West: Low-rise residential dwellings.
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Supporting Documentation
The applicant has submitted a number of plans and studies in support of the proposed
policy amendments, including the following materials:

e Planning Justification Report, prepared by IBI Group, dated June 2, 2017,

e Urban Design Brief, prepared by Kirkor Architects & Planners, dated June 2,
2017

e Heritage Impact Assessment, prepared by GCBA Architects, dated June 2, 2017

e Conservation Plan, prepared by GCBA Architects, dated June 2, 2017

e Transportation Impact Study, prepared by Paradigm Transportation Solutions
Ltd., dated June 2017, with addendum in October, 2017;

¢ Preliminary Geotechnical Feasibility Report, prepared by Terraprobe Inc., dated
June 6, 2017

e Functional Servicing and Stormwater Management Report, prepared by The
Municipal Infrastructure Group Ltd., dated June 2017; and

e Stage 1 Archeological Resource Assessment, prepared by ASI, dated June 2,
2017,

e Qualitative Pedestrian Level Wind Assessment, prepared by Gradient Wind
Engineering Inc., dated June 2, 2017

Planning staff have requested additional information from the applicant, including an
assessment of the projected economic effects of the proposal. A summary of the
submitted documentation and a brief description of their intended purpose and
associated conclusions in included as Appendix 6 to the report. Digital copies of the
various documents are also available of viewing on the City’s website, at the following
address: http://www.stcatharines.ca/development.

Planning Policy Context

Provincial and Regional Policy Context

The subject lands are located within the St. Catharines Urban Area, as defined by the
Regional Official Plan (ROP). The St. Catharines Urban Area is considered as a
Settlement Area by the 2014 Provincial Policy Statement (PPS). The subject lands are
identified as Built-Up Area with the 2017 Growth Plan for the Greater Golden Horseshoe
(Growth Plan). The ROP, the PPS and the Growth Plan together direct development to
take place in urban areas and delineated built-up areas to support intensified
development and to build upon existing servicing and infrastructure. Both Regional and
Provincial policy place an emphasis on intensification and infill to foster the
development of complete communities that have a mix of diverse land uses and
housing choices, improved social equity and quality of life, new and expanded access to
multiple forms of transportation, the provision of spaces that are vibrant and resilient in
their design, and the conservation of built and cultural heritage resources.

The subject lands are located within the Provincially designated Built-up Area. The
residential portion of the proposed development is considered as Intensification and
would contribute towards the City’s annual residential intensification target of 95%, as
set by the Regional Official Plan.
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Official Plan (Garden City Plan)

The subject lands are designated as Commercial (Appendix 7) by the City’s Official
Plan, The Garden City Plan (GCP). The North Planning District further identifies the
subject lands as being Community Commercial (Appendix 8). The Community
Commercial designation of the GCP provides for a range of commercial uses that are
primarily intended to provide concentrations of commercial facilities to support day to
day and weekly shopping and service needs for the local surrounding community
population. Other uses permitted within the Community Commercial designation include
institutional, civic, cultural, indoor recreation, entertainment and residential apartment
dwelling uses.

Notwithstanding the general policies related to lands designated as Community
Commercial, the North District policies of GCP (Section 15.1.1b) provide additional
direction with respect to lands within the Port Dalhousie Commercial Core, as follows:

a) “an appropriate range and mix of medium or higher density residential housing,
commercial, employment, institutional and indoor recreation uses are permitted,
to support regional based tourist facilities to enhance the economic vitality of the
area,

b) no ground floor residential dwelling units are permitted;

c) office uses which do not generate a significant amount of pedestrian traffic or
require a ground floor location are encouraged to locate on upper floors; and

d) retail functions are permitted on upper floors only where in conjunction with a
ground floor commercial use”.

In addition to the above noted policies, the North District policies go on to describe that
the subject lands, with the exception of 12 Lock Street (former Spice of Life building)
which was not part of the previous OMB approval. These policies state that “a multi-use
commercial/residential building is permitted having a 17 storey height limit to a
maximum of 62 metres, provided that:

i)  “the residential component is part of a multi-use commercial redevelopment
scheme including retail, office, restaurant, hotel and theatre uses, and

i)  appropriate development standards are established in the related zoning
amendment, site plan agreement, heritage easement agreement and any other
approval or applicable development agreement, and

iii)  a Holding (H) designation shall be applied to the residential component; and
buildings and structures may be erected on the subject lands prior to the removal
of the specific Holding (H) designation, however, the residential component shall
not be used for residential purposes until such time as the provisions of the
zoning by-law are met, including all conditions related to the Holding (H)
conditions”.

The Official Plan Amendment application seeks to amend the maximum height limit,

reducing it to 14 storeys, to a maximum of 56 metres, and to change the mix of uses
within the required multi-use development scheme to no longer require the construction
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of hotel and theatre uses. Cultural facility uses and service commercial uses are
proposed to be added as required components. The hotel use is proposed to be
retained as an optional component. The proposed Official Plan Amendment is included
as Appendix 9

Section16.1 of the GCP details specific matters that must be considered when
considering applications of an Official Plan Amendment. Every application for
amendment is to be evaluated on the basis of the below general considerations and any
other considerations that are pertinent to the particular application. These matters will
be considered by staff in the future recommendation report to Council.

i) “the degree of conformity of the proposed amendment to the general intent,
purpose and philosophy of the Plan, particularly the vision, planning principles
and general policies of the Plan;

i) consistency with Provincial and upper tier government plans, policies and
legislation;

i)  the availability and suitability of land already designated for the proposed use,
and the need for, and the feasibility of the proposed use;

iv)  the compatibility of the proposal, or the adequacy of proposed mechanisms for
achieving compatibility, with adjacent and planned uses;

v) the potential of the proposal to cause instability within an area intended to remain
stable;

vi)  the ability of the City’s infrastructure and public service facilities to accommodate
the proposal without costly expansion, upgrading, or required deferral of other
planned infrastructure and public service facility improvements in other areas of
the City;

vii)  the financial implications, both costs and revenues, to the City; and

viii)  the degree to which approval of the amendment would establish an undesirable
precedent”.

Port Dalhousie Secondary Plan and

Heritage Conservation District Study

The City is in the process of preparing a Secondary Plan for the commercial core and
harbour areas of Port Dalhousie which will include urban design parameters to help
identify and shape the character of the area and will address parking and transportation
issues. Concurrently, the City has also initiated the preparation of a new Heritage
Conservation Sub-District Plan for the non-residential portion of the Port Dalhousie
community. A final community workshop was held on October 25", 2017 to gather input
on the recommended preferred approach to these documents. The draft documents are
now being finalized and staff anticipate that the plans will be considered by Council in
early 2018.

As the Official Plan Amendment and Zoning By-law amendment that are the subject of
this report were submitted and deemed to be complete before Council consideration of
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the new policy documents, the applications must therefore be evaluated under the
existing approved policy framework.

Zoning By-law

Zoning By-law 2013-283 zones the lands Community Commercial, Special Provision 8
and Holding designations 4 and 5 (C2-8-H4, H5) (see Appendix 10). The C2 Zone
permits a broad range of commercial uses, including retail stores and restaurants,
subject to the applicable zoning provisions. Office, service commercial and cultural
facility uses are also permitted, as are apartment dwelling units. Special Provision 8 and
the two holding designations do not currently apply to 12 Lock Street as those lands did
not form part of the previous development approvals.

Special Provision 8 (Appendix 11) details additional use restrictions on the lands, as
well site-specific height, setback, coverage, and parking requirements. The proposed
Zoning By-law Amendment (Appendix 12) seeks to change these special provisions to
reflect the proposed building design and new proposed mix of uses within the building.
Proposed changes to Special Provision 8 are detailed below.

Special Zone Current Special Zone Proposed Special Zone
Provision Requirement Change
Permitted Uses
Only the following o Office o Office
uses are permitted: | , Restaurant e Restaurant
¢ Retall store ¢ Retall Store
e A Theatre e Service Commercial
e Service Commercial ¢ A Hotel to a maximum GFA of

¢ Apartment Dwelling Units over 700 m2
and behind any foregoing use | e Cultural Facility

e Aresidential building up to a ¢ Apartment Dwelling Units over
maximum of 80 dwellings units | and behind any foregoing use
and up to 17 storeys, butnot |, A residential building up to a
to exceed 62 m in height, only | maximum of 220 dwelling units

in conjunction with the and up to 14 storeys, but not to

following: exceed 50 m in height to the

0 A minimum of 3,600 m2 of roof of the highest residential
retail, restaurant and office floor, and 56 m in height
space, and including a mechanical

o A hotel with a minimum of penthouse to a maximum
70 rooms: and height of 6 m, only in

o A theatre with a minimum conjunction with the following:
seating capacity of 400 0 A minimum of 2150 m2
GLFA of retail, restaurant,
office, service commercial or
cultural facility space

seats.

Building Height
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Maximum building
height, to top of
rooftop mechanical

62m, measured from the central
courtyard

56m, measured from the central
courtyard

Setbacks

Minimum building Refer to setbacks Schedule 3b in | Revised. Refer to setbacks

setbacks Appendix 11 Schedule 3b in Appendix 12

Permitted None Balconies, canopies, awnings,

encroachments into signage and building projections

required setbacks below, at or above grade may
encroach into required yards to a
maximum of 1.7 m

Coverage and Open Space

Maximum lot 100% (includes outdoor plaza 100% (includes central Plaza at

coverage and public observation terrace) Hogan’'s Court)

Minimum open space
accessible to the
public

27% of the total site area,
including the outdoor plaza and
public observation terrace

24% of the total site area,
including the central plaza at
Hogan’s Court

Exclusive use
recreational space

Recreational facilities shall be
provided as common facilities for
the hotel and residential uses

No requirement for shared
recreation facilities.

Publicly-accessible
open space

All privately owned open space
uses, namely the outdoor plaza
and public observation terrace,

shall be accessible to the public
by easement

All privately owned open space
uses, at or below grade, namely
the outdoor plaza at Hogan’s
Court and associated stairs, shall
be accessible to the public by
easement

Minimum Required Parking

Condominium
dwelling unit

1.75 spaces per dwelling unit

1 space per dwelling unit, and no
parking space required for the
first 4 dwelling units

Rental dwelling unit

1.5 spaces per dwelling unit

1 space per dwelling unit, and no
parking space required for the
first 4 dwelling units

Visitor parking

None

0.17 spaces per residential
dwelling unit.

All residential visitor parking
spaces located on the same
property shall also operate as
parking for permitted retail store,
office, restaurant, service
commercial and cultural facility
uses

Office, retalil,
restaurant, service
commercial and
cultural facility uses

No exemption. Standard parking
rates apply as follows:

Office: 1 space / 28 m2
Retail: 1 space / 20 m2
Restaurant: 1 space / 20 m2

No minimum parking requirement
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Service commercial: 1 space / 20
m2

Cultural facility: 1 space / 65 m2

Definitions
Height

Height shall mean the vertical
distance of a building between
grade, as defined, and the
highest point of the roof.

Height shall mean the vertical
distance of a building between
grade, as defined, to roof of
highest residential floor, plus up
to 6m for mechanical penthouse,
including parapets, and
excluding projections like
ladders, smoke stack,
mechanical equipment, etc.

Two Holding provisions apply to the subject lands: H4 and H5.

The H4 Holding provision requires that a site plan agreement be approved by City
Council (including public right-of-way easement); that heritage easements, under the
Ontario Heritage Act, are finalized to ensure restoration and preservation of heritage
buildings within the site; and that required road allowances, lanes and alleys be closed
and conveyed. No changes to Holding Provision 4 is requested.

Holding provisions 5 applies only to the residential tower element of the site and the
Hold shall be lifted by City Council once the various required non-residential uses and
required parking are constructed. The proposed Zoning By-law Amendment seeks to
amend this Holding provision to reflect the new mix of uses proposed. The details of the
existing and the proposed H5 designation are detailed below.

Current Holding Provision

Proposed Amended Holding Provision

An additional Holding (H) designation shall
apply to area 5, as identified on Schedules C
la and C 1b, (the 17 storey portion of the
building) which shall be lifted by City Council
once the following additional condition is met:

Prior to the residential use of the lands ... all
commercial uses, including a minimum of
3,600 m2 of retail, office and restaurant
space, and a hotel with a minimum of 70
rooms, and a minimum 400 seat theatre and
210 underground parking spaces, and
required parking for the theatre use..., shall
be constructed, and such construction shall
include, but not be limited to, complete
exterior finishing and interior demising walls
of all buildings, and in the case of the theatre,
the following interior elements: the circulation
and access system (including lobby, stairs,
elevators and corridors), the theatre stage,

An additional Holding (H) designation shall
apply to areas 1-4, as identified on Schedules
C lato 1k, which shall be lifted by City
Council once the following additional
condition is met

Prior to the residential use of the lands, all
commercial uses, including a minimum of
2,150 m2 of retall, office, restaurant, service
commercial and cultural facility uses, and
required structured and underground parking
spaces, shall be constructed, and such
construction shall include, but not be limited
to, complete exterior finishing and interior
demising walls of all buildings.

Planning Acﬁgt%?nt,tl\/ﬁ)e%gﬁgg- R]ffc;'FZ*lation Report Application for Officia...

Page 10 of 224



AGENDA ITEM #4.1

the platforms onto which theatre seats will be
mounted and the backstage theatre support
space.

The 12 Lock Street property (former Spice of Life building) was not subject to the
previous development approvals and is not presently subject to Special Provision 8 or
the Holding policies. 12 Lock Street is subject to Special Provision 9, the provisions that
apply to the balance of the Port Dalhousie commercial core properties, which includes
an 11 m height limit, an exemption for non-residential parking, a restriction on ground
floor dwelling units and permission for a hotel use. The site-specific policies that apply
to the balance of the proposed development would be extended to include 12 Lock
Street. The existing Special Provision 9 designation on 12 Lock Street would be
removed as each of the provisions described in that special provision would also be
addressed through special provision 8. No increased building height is proposed on the
12 Lock Street property and the existing building is proposed to be retained.

Site Plan Approval

There is an existing site plan agreement approved for the subject lands (with the
exception of 12 Lock Street), which was previously approved by the Ontario Municipal
Board. The proposed changes to the building and site design, as well as the inclusion of
12 Lock Street, would necessitate a major amendment to this existing approval. An
application to amend the existing site plan agreement has not yet been made.

Heritage Easement Agreement

There is an existing Heritage Easement Agreement registered on title of the subject
lands which describes and commits the owner to the specific heritage conservation
strategy that was contemplated by the existing development approvals. The Heritage
Easement secures the restoration and conservation work related to defined heritage
buildings, including the Lakeside Hotel (Austin House), Port Mansion (McGrath and
Union House Hotels) and the Old Jail. The Heritage Easement Agreement provides the
City with a means to better ensure that the heritage protection is implemented
substantially in accordance with the approved Heritage Conservation Strategy. This
Heritage Easement Agreement will need to be amended to reflect the proposed new
conservation strategy, if approved.

Circulation of Applications

The applications were circulated to all relevant departments and agencies in
accordance with the Planning Act. No department or agency has objected to the
proposed Official Plan and Zoning By-law Amendments. The following feedback has
been received:

Regional Municipality of Niagara (Summary)
The complete letter comments from Niagara Region is attached as Appendix 13.
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Land Use Policy: The provision of mixed—use development within urban environments
is encouraged and supported by Regional and Provincial policy. The Lock Street/Main
Street/Lakeport Road area of Port Dalhousie serves as the commercial centre for the
community, and is the most appropriate area for commercial and mixed use
development to be directed, as demonstrated through its historic function as an informal
downtown, and the policy and development direction of the City’s Plans and By-laws.
The permitted uses for the site appear to be generally in keeping with what the OMB
had approved previously, and other policies of the local Official Plan.

Regional Planning and Development Services staff offer no objection to the proposed
Official Plan Amendment and Zoning By-law Amendment as the proposed amendments
are considered to align with the intent and direction Regional and Provincial policy,
represent good urban design and, generally, do not appear to have any significant
impacts on Regional infrastructure.

Given the site specific nature of the application, the Official Plan Amendment is exempt
from Regional approval in accordance with the Memorandum of Understanding with
Area Municipalities and Regional Official Plan Policy 14.E.7.

Archeology: The applicant has submitted a Stage 1 Archaeological Assessment. The
Consultant is of the opinion that the lands have a low cultural heritage value and has not
recommended any further study. The inclusion of standard warning clauses regarding
deeply buried archaeological resources and/or human remains will be required as
conditions of Site Plan approval.

Wastewater: The Lakeside Sewage Pumping Station has a current capacity of 95
L/sec. The proposed development has a calculated a peak flow of 5.25 L/sec. Based
on the current flows and predicted flow, the Regional Sewage Pumping Station will have
sufficient capacity to service the development. During the site plan stage the Region will
request that warning clauses be added acknowledging the potential for regular
operating noise and odour from the pumping station, which is located in lakeside Park,
near the jail.

Transportation: The Traffic Impacts Study notes that the Regional intersection of Main
Street and Lock Street may experience delays during summer peaks and currently there
is no suggestion for improvements at this time. In previous reports there was a warrant
for a left turn lane at Lock Street and Lakeport Road but this change is no longer
recommended in the current study. Since this proposed development has the potential
to create warrant for operational changes, Regional staff will request a condition to the
site plan agreement (at a later date) to have the developer confirm the predicted traffic
patterns and that the existing intersection configurations can accommodate the
proposed traffic once the development has reached substantial occupancy.

Urban Design: The proposed development is 3 storeys shorter than the previous

design. However, the lesser height of the proposed development is offset by a
substantial increase to the bulk of the building. Where the previous development
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comprised a traditional podium and tower configuration, the proposed comprises a
podium and longer centre slab block with terracing wings. This increased bulk of the
proposed will have a greater visual impact on the surrounding context, in the sense that
there is more building mass at heights above 3 storeys than the former design.
Notwithstanding, the overall design of the proposed building is substantially more
attractive than the previous design. A more attractive building design composed of
appropriate materials, treatments, gradation, and terracing can lessen the visual impact
of the proposed building by making it pleasing to the eye and diminishing the contrast
between existing and new. The proposed building is larger than anything in its vicinity.
However, the proposed building successfully employs a number of architectural design
measures that seek to achieve visual harmony within its existing and planned context.

From an urban design perspective the design of the podium level represents a good
approach to dealing with the existing features of the site including existing buildings,
spaces, and the grading challenges. The proposal provides active uses at grade along
almost the entire perimeter of the building which can help enliven the streetscapes that
interface with the development. The courtyard space within the development provides
an extension of the public realm into the site making this space an important public
feature of the design.

Along Regional Road 87 (Lock Street), the boulevard between the road curb and the
proposed building is limited in width. To create the appearance of a wider sidewalk and
improve the overall appearance of the proposal and streetscape, Regional staff
suggests that the existing overhead utilities be buried, and the existing sidewalks along
Lock Street be widened. Should this development be approved, Regional staff will
request a streetscape landscape plan as part of any future site plan application.

Niagara Peninsula Conservation Authority (NPCA)

Through preconsultation, the NPCA advised that their mapping identifies the property as
being impacted by shoreline hazards associated with Lake Ontario and that upon further
review, NPCA staff are satisfied that the subject property is setback from the Lake
Ontario shoreline, outside of the erosion hazard, and not impacted by any NPCA
regulated features.

Regional Core Natural Heritage mapping identifies an Environmental Conservation Area
(ECA) for Valley Shoreline adjacent to (within 50 metres) the subject property. NPCA
staff are satisfied that the subject property is separated from the ECA feature by
Lakeport Road and existing structures to the southeast. As such, development on the
subject property will have no significant negative impact on the identified feature.

The NPCA has no stormwater management requirements for the subject proposal.
Based on the above, the NPCA has no concerns with regards to the proposed mixed
use development for 16 Lock Street.

Parks, Recreation and Community Services (PRCS)
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PRCS staff have advised that City ownership/operation of the proposed community
room will require further discussion to identify a possible end use and to address
associated terms and conditions.

Additional design and construction matters will need to be address through the future
site plan application, including maintaining or increasing the number of trees along Lock
Street; landscaping design within the courtyard and streetscapes; improvements and
maintenance responsibilities related the Department of Fisheries and Oceans’ (DFO)
lands around the relocated jail. A construction/staging plan will also be required to
ensure that construction does not impact the public’s access to Lakeside Park and the
Lakeside Park parking lot.

Transportation and Environmental Services (TES) - Traffic Division

TES staff have no concerns with respect to traffic impact on local streets and note that
potentially-impacted intersections are under Regional Jurisdiction. Staff advise that a
two-way conversion of traffic on Main Street could help to ease traffic on Lock Street by
reducing left turns at Lock and Lakeport and have recommended that the applicant
assess of the impact of this potential change.

TES staff have identified some concerns with sightlines for vehicles exiting the parking
structure and being able to see pedestrians on the sidewalk. The parking ramp will need
to be reconfigured to include a flat platform before the sidewalk, with unobstructed sight
lines.

With respect to parking, TES staff noted concerns with the applicant’s justification for
the extent of parking reduction requested. Staff note that Port Dalhousie is not
considered to be transit hub and that, while not explicitly stated, the existing 1.75 space
per unit standard was intended to include a visitor parking compliment. Staff have less
concern with transitory parking (visitors) utilizing public parking facilities but that it can
be more problematic if the streets/lots are used by residents to meet their primary
parking needs.

Planning and Building Services (PBS) — Development Division

Streets: Main Street and Lakeport Road are designated as a Local roads in the City’s
Official Plan. The current widths of Main Street and Lakeport Road are sufficient and no
additional widenings will be required. Any boulevard and road improvements required
will be at the discretion of the City and will be reviewed through the Site Plan Agreement
process.

Wastewater: A Functional Servicing Report was submitted by the applicant. Staff are
satisfied that the proposed development’s peak post-development sanitary flows shall
be accommodated within the Region’s pumping station. There are no dry-weather flow
issues related to the proposed increased dry weather effluent flows proposed from the
development with respect to the City’s CSO storage tank on Lakeport Road.

Stormwater: There is no existing storm sewers fronting this property along all streets.
Historic flows that have been generated from rain events have long been conveyed
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overland towards Lakeside Park and into the harbor. Stormwater flows from the
development are proposed to be controlled to pre-development flows up to the 5-year
event, whereas post-development flows in excess of the pre-development 5-year event
up to the 100-year event are to be controlled by an on-site underground storage tank.
Staff have requested that overland flows toward Lakeside Park be dispersed rather than
concentrated.

Hogan’s Alley: The southerly portion of Hogan’s Alley will need to be held by the
Municipality, since the adjacent properties fronting Lakeport Road are currently serviced
through this section (water & utilities). Also, this alley provides access to the rear of
these properties via pedestrian and vehicle access/egress. Detailed plans indicating
how the foundations would be constructed and the lands re-graded without affecting the
existing services and adjacent buildings shall be provided for review and comment as
part of the site plan review.

Any proposed re-grading of Hogan’s Alley must to take into consideration and maintain
the required depth of existing services, as well as utility plant infrastructure, within the
road allowance and must maintain access to all adjacent properties. Detailed plans
indicating how the underground parking and the re-grading scheme of the retained
portion of Hogan'’s Alley will be required. The detailed design and approvals process for
these works could impact the design and extent of the underground parking structure,
thereby impacting the total number of parking spaces.

Geotechnical: A preliminary geotechnical investigation report has been prepared in
support of the application. The study found that foundations for the proposed
development are considered feasible. This study recommends that a further detailed
geotechnical report be completed during the detailed design stages of this development.
This will be further addressed through site plan.

Fire Services

Fire Services has requested additional information on specific matters to confirm
firefighting requirements for the project and to confirm if Hogan’s Alley will need to be
designed to function as a fire access route for the proposed development.

St. Catharines Heritage Advisory Committee

The City’s Heritage Advisory Committee will be asked to provide comment on the
proposed new development and conservation strategy following receipt the peer review
for the Heritage Impact Assessment and Conservation Plan by the City. Staff anticipate
that the proposal will be considered at the Committee’s January meeting.

Alectra Utilities

Alectra Utilities has advised that a minimum 4m horizontal clearance must be
maintained from the existing overhead lines and that the relocation, modification, or
removal of any existing hydro facilities will be at the owner's expense. The developer
will be responsible for the cost of civil work associated with duct structures, transformer
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foundations, and all related distribution equipment. Transformer vault access and
locations will require approval by Alectra Utilities.

Enbridge Gas
Enbridge has advised that they have no concerns.

Public Open House

A public open house was hosted by Planning and Building Services on September 26™,
2017 at the Port Dalhousie Lions Club. The purpose of the open house was to share
information with the community regarding the proposed development applications
consisting of requested Official Plan and Zoning By-law amendments and to gather
feedback from those in attendance. The applicant and members of their consulting team
were in attendance to answer questions. The open house was well attended, with 260
members of the public completing the sign-in sheet.

Prior to the City’s open house, the applicant had hosted an open house event at the
Royal Canadian Legion on August 27, 2017, to provide the community with an
additional opportunity to gather information about the proposal and to provide the
applicant with first impressions.

Following the City’s open house, staff have also received correspondence from several
members of the community in response to the applications. Copies of this
correspondence is attached as Appendix 15. Concerns raised at the open house and
through follow-up correspondence are summarized in Appendix 14 and are grouped by
theme, with corresponding staff responses, where available at this time.

The most frequently cited matters of concern related to the application centered on the
issues of traffic impacts, parking impacts, the appropriateness of the proposed building
height and design, heritage conservation, the proposed residential density, the
proposed removal of the theatre and hotel elements, and servicing capacity.

Staff also received numerous letters of support for the application, which identify,
among other matters: that the proposal is appropriate and desirable for the site, that the
development is necessary to help stabilize and enliven the commercial core; that the
building design is attractive, that the heritage conservation approach is desirable, that
traffic volumes are rarely an issue, that the proposed courtyard space and Hogan'’s
Alley improvement are supported; and that development of the lands is overdue and
needs to proceed.

Public Notice

In accordance with established procedures, notice for the public meeting have been
circulated.
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Financial Implications

All costs associated with this development will be borne by the developer. No direct
financial impacts to the City are triggered by these approvals. If approved and
constructed, additional tax revenues would be generated by the development. Proposed
City operation of the community room and jail buildings may have capital and
operational cost implications and these elements will require further consideration.

Relationship to Strategic Plan

The proposed development has the potential to tie into several aspects of the City’s
Strategic Plan. These related goals and actions are listed below. The degree to which
the below goals of the Strategic Plan will be achieved will be evaluated as part of the
future recommendation report.

Economic Sustainability
e Goal: Attract public and private investment, support local businesses and provide
excellent customer service to demonstrate we are open for business

o Action: Prioritize redevelopment initiatives consistent with provincial planning
legislation and the City’s Official Plan to intensify mixed-use residential
developments and ultimately enhance the property tax base and support job
creation.

o0 Action: Focus on the redevelopment of the commercial core of Port Dalhousie,
the General Motors and Hotel Dieu sites on Ontario Street, and the former
General Hospital site on Queenston Street, setting target dates for
redevelopment for each project with quarterly updates to Council.

Social Sustainability
e Goal: Strive for the highest quality of life for all citizens.
e Goal: Connect people, places and neighbourhoods

Cultural Sustainability
e Goal: Embrace our diversity and celebrate our heritage and history
e Goal: Support cultural festivals and events that build civic pride, encourage local
engagement and attract people to the community.

Conclusion

In summary, this report provides the planning context and explains the applications for
Official Plan Amendment and Zoning By-law Amendment for 16 Lock Street (12 Lock
St., 12 and12A Lakeport Rd.). The amendments would facilitate the construction of a
different building form and mix of uses on the subject lands than was previously
approved. A Recommendation Report will be presented to Council at a future meeting,
to be scheduled.

Notification

It is in order to advise John Ariens and Mike Crough, IBI Group, 200-360 James Street
North, Hamilton, ON, L8L 1H5, the owner’s agent.
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Prepared by: Submitted by:
Scott Ritchie, MCIP RPP Judy Pihach, MCIP, RPP
Urban Design Planner Manager, Planning Services

Approved by:
James N. Riddell, M.PL., MCIP, RPP
Director, Planning and Building Services
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Appendix 1
Location Map

16 Lock Street (12 Lock Street;
12 & 12A Lakeport Road)
File: 60.30.331 & 60.35.1029
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Appendix 2
Proposed Site Plan
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Appendix 3
Proposed Landscape Plan
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Appendix 4
Proposed Lock Street Building Elevation
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Appendix 4
Proposed Main Street Building Elevation
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Appendix 4
Proposed Lakeside Park Street Building Elevation
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Appendix 4
Proposed Lakeport Road Street Building Elevation
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Appendix 5
Architectural Renderings of Proposed Development
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View from Lock Street at Hogan’s Alley
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Appendix 5
Architectural Renderings of Proposed Development

View from North along Harbour Walk

10

Planning Act Public Meeting - Information Report Application for Officia... Page 28 of 224



AGENDA ITEM #4.1

Appendix 5
Architectural Renderings of Proposed Development
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View from Central Courtyard
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Appendix 6

Summary of Supporting Documentation

Documentation

Description

Planning
Justification Report,
prepared by IBI
Group, dated June
2, 2017

The Planning Justification Report provides an overview of the existing
planning status of the subject lands and a review and evaluation of the
relevant Provincial and local policies that relate to the application. The
Report details that applicant’s review of the Provincial Policy Statement
(2014), the Growth Plan for the Greater Golden Horseshoe (June 2013
Consolidation), the Garden City Plan, City of St. Catharines Urban
Design Guidelines, the Port Dalhousie Secondary Plan Study and
Heritage Conservation Guidelines update, Zoning By-law 2013-283, the
context of the surrounding area and general appropriateness of the
proposal from a planning perspective. The report also provides an
overview of the previous Ontario Municipal Board (OMB) Decision to
permit high density mixed use development on the subject lands.

The Report concludes that the proposal:

e is consistent with and conforms to Provincial policy;

e supports residential, housing and economic development
objectives of the Region of Niagara;

e supports Garden City Plan objectives through offering additional
housing choice throughout the City and expanding the
residential and employment population within the Port
Dalhousie commercial area;

e encourages the retention of identified cultural heritage assets
through re-use and incorporation;

e animates the street frontage through providing new pedestrian
linkages, revitalizing Hogan’s Alley, proposing a new central
plaza, and offering new community amenity space;

e maintains the general use permissions and policies currently in
place for the subject lands and represents a viable development
option for development on the subject lands;

e applies to lands suitable for the proposed uses;

e constitutes good land use planning; and

e isin the public interest.

Urban Design Brief,
prepared by Kirkor
Architects &
Planners, dated
June 2, 2017

An Urban Design Brief was prepared to detail urban design features of
the proposed development and to outline the potential impacts,
including shadowing, on adjacent properties. The Urban Design Brief
has used the City’s Downtown Urban Design Guidelines for reference
in addressing matters such as setbacks, massing, building design and
streetscape design. The Brief seeks to demonstrate how the proposed
development addresses key urban design considerations.

Shadow impacts from the proposed building design are expected to
minimize shadow casting of the building onto surrounding properties,
as well as inside Hogan'’s Alley. Shadow impacts are largely similar
between those of the existing height permissions and those of the

Planning Act Public Meeting - Information Report Application for Officia...
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current proposal, with some variation along Lock Street and within
Lakeside Park.

Heritage Impact
Assessment,
prepared by GCBA
Architects, dated
June 2, 2017

The Heritage Impact Assessment (HIA) assesses heritage impacts
from the proposed development with respect to the Port Dalhousie
Heritage Conservation District (PDHCD). All buildings on the site, as
well as those in the immediate context, are designated under Part V of
the Ontario Heritage Act.

The HIA describes the heritage attributes to the Austin House Hotel
and Old Jail and provides an evaluation of the development proposal
with respect to its impact on the conservation and reuse of the
buildings, as well as on the surrounding streetscape. The HIA supports
the proposed project design and the proposal to relocate the jail
building. The HIA notes that the current vacancy of the former Port
Mansion site provides an opportunity to develop a new and sensitive
building addition to the property, rather than a reconstruction replicating
a historical appearance. The HIA suggests that the new building’s
impact will be positive.

The report concludes by noting that the proposed development
represents good planning by incorporating a new development on a site
that contains multiple heritage resources. Introducing new scale,
typology and massing into an existing heritage setting will inevitably
change the established context, yet can be accomplished in a manner
that is respective of and complementary to the heritage character.

No significant impacts are foreseen to the built heritage resources on
site and the project will strike an appropriate balance between various
planning and heritage policies in a manner that will preserve the
existing character adjacent to the site and provide an example of the
site’s commercial evolution into the 21st century.

The HIA does not address the existing building at 12 Lock Street
(former Spice of Life building). City staff have initiated a peer review of
the Heritage Impact Assessment.

Conservation Plan,
prepared by GCBA
Architects, dated
June 2, 2017

The Conservation Plan for the proposed development details how
specific cultural heritage resources will be conserved, specifically the
Austin House and the Old Jail. The Austin House will be preserved and
rehabilitated as a mixed-use space, with the existing rear addition
removed. Some interior and exterior restoration work is proposed.

The OId Jail is proposed to be preserved and rehabilitated as an
interpretive centre. The roof is proposed to be restored to a more
appropriate finish and the building is proposed to be relocated
approximately 10m north of its current site. The proposed relocation will
provide for the required site excavation work, will reduce the impacts
and risks arising from construction, and will also offer visual strength
from the public realm.

City staff have initiated a peer review of the Conservation Plan.

Transportation
Impact Study,

The Transportation Impact Study provides a review the existing road
and transportation networks, assess existing and future traffic

Planning Act Public Meeting - Information Report Application for Officia...
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prepared by conditions and assess parking requirements resulting from the
Paradigm proposed redevelopment of the subject lands.

Transportation

Solutions Ltd., Under projected future (2022) background traffic conditions, traffic
dated June 2017 movements are forecast to continue operating within capacity. The

proposed development is forecast to generate 119 trips during the AM
peak hour, 218 trips during the PM peak hour, and 260 trips during the
Saturday peak hour. During the Saturday peak hour for summer
months, poor operations are forecast at the all-way stop controlled
intersection of Lock Street and Main Street. Notwithstanding the
Saturday analysis results, no intersection capacity improvements are
recommended as widening or signalizing this intersection is not
considered to be feasible. The consultant suggests that the poor
operating conditions are only seen to occur on a Saturday peak hour
summer condition, which represents a relatively small number of hours
during the year. The report notes that the addition of traffic generated
by the subject development would not result in significantly different
conditions during the summer weekday AM and PM peak hours.

An addendum to the TIS was submitted on October 13, 2017 to
update the study based on new traffic counts that were obtained
between August 121" and August 19™, 2017. The new actual summer
traffic counts were generally lower that those predicted in the original
study. The addendum also studied parking utilization in and around the
commercial core.

With respect to parking, the report suggests that a reduction in the
residential parking requirement from 1.75 spaces per unit is appropriate
given that the City’s 2013 comprehensive Zoning By-law set a new
parking requirement for apartment dwelling units within mix-use
buildings (1.0 spaces per unit) elsewhere in the City. The report also
suggests that the reduced residential parking ratio is intended to
contribute to the higher use of non-auto transportation modes by future
residents. Visitor parking at a rate of 0.17 spaces per unit is proposed
to be provided. The parking assessment concludes that the proposed
on-site automobile parking should be adequate for the subject
development.

Functional The Functional Servicing and Stormwater Management Report
Servicing and provides information on proposed development conditions and details
Stormwater related to grading and municipal services for the development.
Management

Report, prepared The report details the proposed approach to stormwater management.
by The Municipal As there is no storm sewer infrastructure in the vicinity of the site, the
Infrastructure proposed Stormwater management design includes the construction of
Group Ltd., dated a holding tank to control the rate of run-off, which will continue to

June 2017 discharge overland to the harbour.

With respect to sanitary services, the report identifies that there is
sufficient capacity in the Lakeside Park pump station to accommodate
the anticipated additional flow during dry weather conditions. It is
estimated that storm events larger than the 2-year storm may exceed

14
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the capacity of the pumping station which may result in overflow
drainage discharging into the harbour. However, this is an existing
condition and the additional sanitary flow is expected to have a minimal
impact. The report notes that there are potentially direct combined
service connections discharging storm drainage from the existing site
buildings into the combined sewer. These flows to the combined sewer
would be removed in post development conditions, potentially providing
additional capacity within the sewer and pumping station. The report
findings determine that the existing municipal infrastructure can
accommodate the flows anticipated from the proposed development
without the need for external upgrades or retrofits.

The water service connection for the project will be connected into the
existing watermain stubs at the northwest side of the property. Under
proposed conditions the development is anticipated to have a
maximum required fire flow demand of 339 L/s and the anticipated
domestic flow under proposed conditions was calculated at 6.37 L/s. It
is expected that the 200mm diameter watermain within Main Street will
more than adequately provide the required flow rate.

Preliminary
Geotechnical
Feasibility Report,
prepared by
Terraprobe Inc.,
dated June 6, 2017

Based on data obtained from previous site investigations, the
Preliminary Geotechnical Feasibility Report concludes that the
proposed development is feasible from a geotechnical engineering
perspective. Foundations for the proposed development are considered
feasible from a geotechnical design perspective. The report details
specific recommendation related to the construction foundations and
the parking garage, which will sit below the ground water table.

Stage 1
Archeological
Resource
Assessment,
prepared by ASI,
dated June 2, 2017

The Archaeological Resource Assessment concludes that there is no
potential for the presence of significant precontact or Euro-Canadian
archaeological resources that may be impacted by site preparation of
construction activities associated with the proposed development.

Qualitative
Pedestrian Level
Wind Assessment,
prepared by
Gradient Wind
Engineering Inc.,
dated June 2, 2017

The purpose of the Wind Assessment is to identify building elements
which may adversely impact pedestrian activities and comfort within the
site and surrounding area. The study recommends some mitigating
features to lessen the impacts of occasional wind gusts along the west
side of the north elevation and along the east side of the central plaza
space in the form of vertical wind barriers or coniferous plantings.
Mitigating measures are also recommended along Lock and Main
Streets in the form of recessed building entrances and/or the use of
vestibules. Wind impacts may result in the Lock Street and Main Street
sidewalk areas being uncomfortable for sitting activates at times.

The report suggests that the proposed development is not expected to
significantly influence pedestrian wind comfort over neighbouring areas
at grade.
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Appendix 7
Official Plan — Schedule D1, General Land Use Plan Map

Existing Land Use Designation
(The Garden City Plan - General Land Use Plan, Schedule D1)

16 Lock Street (12 Lock Street;
12 & 12A Lakeport Road)

Land Use Designations

[ INeighbourhood Residential ["INatural Areas
I Commercial ——Parkland & Open Space

File: 60.30.331 & 60.35.1029
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Appendix 8
Official Plan — Schedule E1, North Planning District

Existing Land Use Designation
(The Garden City Plan - North Planning District, Schedule E1)

16 Lock Street (12 Lock Street;
12 & 12A Lakeport Road)

Land Use Designations
[ 1Low Density Residential [ 1 Parkland & Open Space

[ 1 Medium Density Residential 1 Natural Areas
I Community Commercial t....2 Natural Area Extent Line

File: 80.30.331 & 60.35.1029
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Appendix 9
Proposed Official Plan Amendment

Garden City Official Plan Amendment No ##

The following text constitutes Official Plan Amendment No. ## to the Garden City Plan,
being the Official Plan for the City of St Catharines.

1. Purpose and Effect

The purpose and effect of the amendment is to modify the existing site-specific policies
within Subsection 15.1 of the Plan, being the provisions that apply to lands designated
as Community Commercial located west of Lakeport Road and North of Lock Street.
The amendment will facilitate redevelopment of the subject lands for a mixed-use
building consisting of a 14 storey, 50 m high residential apartment building (56 m
including mechanical penthouse), together with a maximum of 2150 m2 of commercial
and cultural use space with associated structured underground parking. The
amendment to the existing site-specific policies is required to permit the proposed
development.

2. Basis
The basis for permitting the amendment is as follows:

1. The proposed Amendment is consistent with the Provincial Policy Statement and
Conforms to the Growth Plan for the Greater Golden Horseshoe as it will
facilitate residential and commercial intensification; will efficiently use existing
services; and provide a range and mix of uses that will contribute to and support
the vitality of the area.

2. The proposed Amendment is consistent with the goals, objectives and policies of
the Garden City Plan and the site-specific policies

3. Map Changes
None

4. Text Changes

Subsection 15.1 is modified in the following way:
15.1. North District

1. Schedule E1

b)

18
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ii) In addition to Section 15.1..1 b) i) above, the following applies to the lands
designated Community Commercial west of Lakeport Road, north of Lock Street,
subject to Official Plan Amendment and Zoning By-law Amendment applications
## and ## and Council Decision #### on ##HHHHH.

a) A multi-use commercial/residential building is permitted, having a
14-storey height limit to a maximum of 50 meters (56 m including
mechanical penthouse), provided that:

i)  The residential component is part of a multi-use commercial
redevelopment scheme including retail, office, restaurant,
service commercial and cultural facility uses, and which may
also include a hotel

i)  Appropriate development standards are established in the
related zoning amendment, site plan agreement, heritage
easement agreement and any other approval or applicable
development agreement; and

iii) A Holding (H) designation shall be applied to the residential
component; and buildings and structures may be erected on
the subject lands prior to the removal of the specific Holding
(H) designation, however, the residential component shall not
be used for residential purposes until such time as the
provisions of the zoning by-law are met, including all
conditions related to the Holding (H) conditions

5. Implementation

An implementing Zoning By-law Amendment will give effect to the intended uses, built
form and parking requirements on the subject lands.

This is “Schedule 1” to By-law No. passed on this day of , 2017.

The City of St Catharines
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AGENDA ITEM #4.1

Appendix 10
Zoning By-law 2013-283, Schedule A7

Existing Zoning

(Schedule A - Zoning By-law 2013-283)

16 Lock Street (12 Lock Street;
12 & 12A Lakeport Road)

Zones

[BZ] Low Density Residential Conservation / Natural Area
- Traditional Neighbourhood [GZ] Minor Green Space

[R¥] Medium Density Residential [E3] Major Green Space

Local Convenience Commercial
[€2] Community Commercial

File: 60.30.331 & 60.35.1029
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Appendix 11

Zoning By-law, Existing Special Provision 8

AGENDA ITEM #4.1

12 Lakeport Road

Special Zone | Schedule A | Schedule B Location By-law
Provision
8 Cc2 7 3a,b,&c 16 Lock St

provisions, as follows:

1. | Areas 1, 2 and 3 identified on Schedule B 3a, shall be subject to additional

a) | Only the following permitted uses
- Office

- Restaurant

- Retail store

- A Theatre

- Service Commercial

following:

- A hotel with a minimum of 70 rooms; and

- Apartment Dwelling Units over and behind any foregoing use

- A minimum of 3,600 m? of retail, restaurant and office space, and

- A theatre with a minimum seating capacity of 400 seats.

- A residential building up to a maximum of 80 dwellings units and up to 17
storeys, but not to exceed 62 m in height, only in conjunction with the

on Schedule B 3a:

by | The following site specific provisions shall apply to Areas 1, 2 and 3, identified

in accordance with Schedule B 3c.

i) Minimum Building Setbacks from the property line shall be in accordance
with Schedule B 3b or if the project is proceeding without Areas 2 and 3,

with Schedule B 3c.

i) Maximum Height limits shall be permitted in accordance with Schedule B
3b or if the project is proceeding without Areas 2 and 3, in accordance

terrace) 100%

i) Maximum Lot Coverage (including outdoor plaza and public observation

observation terrace.

iv) Minimum Open Space Accessible to the Public

e 27% of the total site area, including the outdoor plaza and public

V) Parking

Planning Act Public Meeting - Information Report Application for Officia...
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AGENDA ITEM #4.1

Special
Provision

Zone | Schedule A | Schedule B Location By-law

c2 7 3a,b,&¢c 16 Lock St
12 Lakeport Road

Minimum required parking for the hotel, 1 space per room and minimum
required parking for the residential uses 1.75 spaces per condominium
dwelling unit and 1.5 spaces per rental dwelling unit shall be provided
underground.

Parking for the theatre shall be provided at a rate of one (1) parking
space for every four (4) seats of seating capacity.

Minimum required parking for the theatre shall be provided by either or
both of the following:

¢ on-site underground parking;

¢ off-site parking in the public parking lot in Lakeside Park, satisfactory
to the Municipality;

No more than 37 of the on-site underground parking spaces required by
this Section 1 b) v) may be provided as Tandem Parking Spaces.

Vi)

Setback from the G3 boundary — 0 m; except that one exterior stair case
and one ramp to service underground parking and service areas shall be
permitted to encroach into the G3 Zone.

vii)

There shall be no requirement to provide useable recreational space for
the exclusive use of each dwelling unit, however, recreational facilities
shall be provided as common facilities for the hotel and residential uses.

viii)

All privately owned open space uses, hamely the outdoor plaza and

public observation terrace, shall be accessible to the public by easement.

Building materials shall be subject to the terms of the site plan
agreement, heritage easement agreements and any other agreements
deemed necessary to secure building materials sympathetic to the
established heritage character.

X}

For the purposes of this by-law, the following definitions shall apply:

e Grade shall mean the elevation of the finished surface of the ground
of Hogan’s Court, as identified in Schedules B3b and B3c.

¢ Height shall mean the vertical distance of a building between grade,
as defined, and the highest point of the roof.

e Tandem Parking Spaces shall mean an area of not less than 30 m?
for the temporary parking or storage of up to 2 motor vehicles, or an
area of not less than 45 m2 for the temporary parking or storage of up
to 3 motor vehicles, where access to the parking space for each
vehicle may require the moving of another vehicle. Tandem parking
shall only be allowed if operated by valet service.

Note: Holding Provisions H4 and H5 also applies to the subject lands.

Planning Act Public Meeting - Information Report Application for Officia...
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AGENDA ITEM #4.1

SPECIAL | SCHEDULEA | SCHEDULE B LOCATION BYLAW
PROVISION
16 Lock Street;
8 7 3a 12 Lakeport Road

NAT*1840°E
34578

e

4235

N21*{2'20°E

‘ AREA 2

AN ILLUSTRATION SHOWING KEY PLAN

NOT TO SCALE

Lots 3, 4,5, 6, 7, 14, 16 & Part of Lot 2 & Part of the
unnamed public alley Registrar's Compiled Plan 696

IN THE CITY OF ST.CATHARINES REGIONAL
MUNICIPALITY OF NIAGARA

N

DISTANCES SHOWN ARE IN METRES
NOT TO SCALE

December 16, 2013

Planning Act Public Meeting - Information Report Application for Officia...
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AGENDA ITEM #4.1

SPECIAL | SCHEDULE A | SCHEDULE B LOCATION BY-LAW
PROVISION
16 Lock Street;
8 7 3b 12 Lakeport Road

Hagan's Court
Elsvaﬁg.r_I 83.30

Area Maximum Height Minimum Building Setbacks
11.0

1

2 15.0 i} As identified on Plan.

3 228

4 285 ii) Where no setback from property line is indicated along Main Street,

5 62.0 Lakeside Park, Lakeport Road, Hogan's Alley and Lock Street the setback s 0
7 16.0

. - il Setbacks identiied from Hogan's Court for Areas 3, 4, 6 and 9 shall be

measured from the edge of the building facing Hogen's Court located at grade

AN ILLUSTRATION SHOWING KEY PLAN NOT TO SCALE

Lots 3,4, 5,6, 7, 14, 16 & Part of Lot 2 & Part of the
unnamed public alley Registrar's Compiled Plan 696

IN THE CITY OF ST.CATHARINES REGIONAL
MUNICIPALITY OF NIAGARA

N

DISTANCES SHOWN ARE IN METRES
NOT TO SCALE

December 16, 2013
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AGENDA ITEM #4.1

SPECIAL | SCHEDULEA | SCHEDULE B LOCATION BY-LAW
PROVISION
16 Lock Street;
8 7 Sc 12 Lakeport Road

Hegan's Court
Elevaﬁg.r_l 83.20

Area Maximum Height Minimum Building Setbacks
11.0

1

2 15.0 i) As identified on Plan.

3 28

4 285 ii) Where no sethack from property line is indicated along Main Street,

5 620 Lakeside Park, Lakeport Road, Hogan's Alley and Lock Street the setback is 0
