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Bright Past Heritage Consulting Inc. (“Bright Past”)
was retained by The Bradshaw Towns Inc. (i.e., the
“Owners”) to prepare a combined Heritage Impact
Assessment and Urban Design Report with respect
to a proposed infill development at their property
municipally addressed as 203-209 Waterloo Street
South, in the City of Stratford, Ontario (“subject site”).

The development and related Zoning By-law
Amendment ('ZBA") application proposes to infill an
existing vacant parcel at the southern periphery of
Stratford’'s Downtown for a 10-unit apartment building
in a 3-storey street-facing “brownstone” style,
complete with brick veneer and horizontal wood
siding for cladding, lower units with separate access,
and upper units with a parlor floor and stoops
("proposal”). The proposal requires the submission of
a formal ZBA. In the formal comments provided, City
staff indicated that a Heritage Impact Assessment
("HIA") and Urban Design Report (“UDR"), prepared by
a qualified professional, will be required as part of a
complete ZBA application.

The subject site is a “designated” heritage property
located within the City of Stratford’s Downtown Core
Heritage Conservation District (“DC-HCD"), which is
a protected area in the City’s Downtown under Part
V of the Ontario Heritage Act, R.S.0. 1990, c. O.18 (the
“Heritage Act”). Heritage Conservation Districts are
areas whose cultural heritage value contributes
to a sense of place extending beyond individual
buildings, structures, and landscapes.

2 Heritage Consulting Inc.

Given the similarities between the City’s two guiding
documents (i.e, Urban and Landscape Design
Guidelines and the Heritage Conservation District
Standards), both the heritage and the urban design
assessments have been consolidated as a single
report. The critical component is understanding
how heritage and urban design matters are being
addressed in a harmonized manner, especially
given that there are several overlapping categories
in the guiding documents on both. Providing both
subjects under one cover provides an opportunity
to address heritage and urban design separately
while allowing for a more fluid comparison between
the two. Therefore, the title of this report is a Heritage
and Urban Design Impact Assessment (“HUDIA").

The purpose of this report is to assess the impacts
of the proposal on the site and the surrounding
DC-HCD and recommend mitigative measures
or alternative development approaches to
conserve any heritage attributes, as applicable.
Furthermore, this report also assesses the proposed
development’s built-form, massing, location, and
general design and articulates the overall urban
design vision and principles for the proposed
development in the context of the City's Urban
Design and Landscape Guidelines. This report is
intended to provide guidance to the Owners and the
City in implementing that vision. Both heritage and
urban design matters will be discussed and meshed
where applicable. The report will result in conclusions
and recommendations on both heritage and urban
design mitigation, and strategy.
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Subject Site

Figure 1 - Location Map
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2.1 Subject Site

Although one parcel now, the subject site has
two municipal addresses: 203 and 209 Waterloo
Street South. The ranged addressing is due to the
ownership registration under a single name which
automatically merged the previously separate
parcels on title in 2013. The site is located on the

east side of Waterloo Street South at the corner with b os i ' o L 574 T . -' . 14 ' A e g3 B "_ : ‘m“
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South to the west. The site is near the southern edge
of the City's Downtown, approximately 395 metres
southeast of Stratford City Hall, and represents the
southernmost tip of the DC-HCD. The site has an
overall land area of about 1,229 square metres (0.123
hectares) with about 24.5 metres of frontage along
Waterloo Street South and 49.3 metres of frontage
along Falstaff Street, which is, the exterior side lot of
the site. The subject site is legally described as:
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Stratford.”

The subject site has been vacant since about 2004,
but historically, has been used for serval different
businesses over the years including a bowling alley,
automotive garage, and a hotel, among others. The
last buildings on site, which included a bowling alley
and a hotel. The hotel burned down in 2003, and the
bowling alley building was demolished sometime in
2004. Currently the site is used as a gravel parking
lot, mostly as overflow parking for a variety of
surrounding uses. During a site visit, it was noted
that the site was used by the public for free parking
in proximity to surrounding uses and the Downtown
and is very flat.

In terms of the urban fabric, the site’s vacancy has
created a hole in Downtown for 18 years.

Heritage Conservation District Heritage Conservation District H Landmarks
(“HcD") Boundary - PartIv, Vv 1 City Hall

2 Market Square
3 Avon Theatre

245 Downie Street (an individually Heritage Conservation District 2 studio Theat
designated property under Part IV and - PartV 5 Rhu I?I'h eatre candi
is outside of the Heritage District.) eo Thompson Candies

Figure 2 - Aerial Context Map
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Waterloo Street South and Downie Street, where
they intersect at the site are identified as Arterial
roads on Schedule "D" - Road Network of the City
of Stratford'’s Official Plan. Falstaff Street is identified
as a Local road. The ultimate planned right-of-way
("ROW”) width for arterial roads in the City is 30
metres and are intended to serve regional and local
travel demand by carrying large volumes of all types
of vehicular traffic with direct access from abutting
properties potentially restricted. The ROW width of
Waterloo Street South, where it abuts the subject
site is irregular, as it forms a triangular cross section
merging with Downie Street. The approximate ROW
of Waterloo Street South just northwest of the site is
about 20-metres-wide with paid on-street parking
and sidewalks on one side, consistent paving,
and lighting. Sidewalk widths along this portion of
Waterloo Street South, including those along the
subject site's frontage range from around 1.5- to
3.0-metres wide, plus a grassy landscaping strip
resulting in a standard pedestrian boulevard.

At the corner of Waterloo Street South, Downie
Street, and Falstaff Street, the sidewalks are at their
widest, in some places around 4- to 4.5 metres. At
this corner, the entire radius is paved with concrete.

Subject Site looking North

6 Bright Past
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Directly in front of the subject site, Waterloo Street
South merges and terminates with Downie Street
creating an extra wide road cross section, and a
ROW width from around 22- to 32-metres. At this road
interface, there is a small park (Battery Park) located
just 26 metres to the northwest of the site, creating a
pedestrian area and island between Downie Street
and Waterloo Street South. There are sidewalks along
the west edge of Battery Park adjacent to Downie
Street, and the park provides benches for seating, is
grass covered, and contains mature trees.

Falstaff Street also has a ROW width of 20-metres,
and there are some free on-street parking options
along certain sections. The nearest fire hydrant is
located along Falstaff Street on the west side of the
road within the boulevard, just to the east of the
subject site.

The sections of the boulevards that run adjacent
to the subject site is not tree-lined, and trees only
start further to the east along Falstaff Street and
within Battery Park to the northwest. Street lighting is
provided along Waterloo Street South, Falstaff Street,
and Downie Street within the pedestrian boulevard
comprised of standard single-pole down-firing light
fixtures, but there is limited street lighting on the
subject site. As there are no street trees with limited
site lighting, and because the site is vacant, the site
creates a broken street frontage within the outer
limits of the downtown.

Subject Site looking Northeast
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Edge of Subject Site looking East along Falstaff St

Subject Site looking south towards Bradshaw Lofts Subject Site looking West

Rear of Subject Site looking West Entire Site looking Northwest from Bradshaw Lofts
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The subject site forms part of the southern limits of the
City's Downtown, which is the centre for commerce
and civic interaction in the City. The site forms part
of a block of mixed uses with institutional uses to the
north and west, mixed residential / commercial uses
to the north and south including the Bradshaw Lofts
at 245 Downie Street, and residential uses to the
east. Building heights in the neighbourhood range in
height from 1- to 3-storeys, and building typologies
vary all around the site, with the most prominent
structures being the Bradshaw Lofts to the south
(4-storey street appearance), a 3-storey red-brick
mixed-use building to the north, St Paul's Church
further to the north, and the YMCA building to the
west. The YMCA building across the street to the west
isa 3-storey concrete structure built with brutalistand
post-modern architectural influences. The Bradshaw
Towns building was a former industrial building built
in 1903 in the Edwardian style for the Mooney Biscuit
and Candy Company. Although this building has 3
complete storeys, the grade-level entrance provides
a half level, and the overall appearance from the
street is more like 4-storeys. This is apparent when
comparing the two building masses at 245 Downie
(i.e., The Bradshaw Lofts) and the mixed-use red brick
building at 195 Waterloo Street South to the north.
The Bradshaw Lofts buildings is clearly taller than
the red brick building to the north. Heights decrease
towards the east, which transitions into a primarily
residential neighbourhood.

8 Heritage Consulting Inc.

In terms of its block profile, the subject site forms the
southwest corner of a City block that is bounded
by Douro Street to the north, Nile Street to the east,
Falstaff Street to the south, and Waterloo Street South
to the west. For the purposes of this report, the block
will be referred to as “St. Paul’s Block” for the church
in the northwest corner. Most of St. Paul’s Block is
comprised of residential properties that are heavily
treed, interspersed with some quasi-commercial
uses such as a bed and breakfast. The western edge
of the block, which contains the subject site, contains
the most variability in terms of land uses. This portion
containing St. Paul’s Church (aninstitutional use), two
mixed-use commercial | residential buildings (e,
189 and 195 Waterloo Street South), and the subject
site, which is vacant but zoned for commercial and
mixed uses including apartment buildings. It is also
worth noting the parcel to the east and abutting the
subject site, 22-24 Falstaff Street, has an upgraded
residential zone when compared to the remainder
of the residential portion of the St. Paul’s Block. While
most of the residential portion of the block is zoned
Residential Third Density “R3", 22-24 Falstaff Street
is zoned Residential Fifth Density “R5(1)". In the R5(1)
zone, apartment buildings are permitted uses at
heights up to 12 metres (i.e, about 3.5-storeys).



A detailed breakdown of the specific surroundings
follows:

North: is comprised of 2- to 3-storey mixed-use
commercial / residential buildings including a
3-storey red brick building at 195 Waterloo Street
South (addressed as 193-197 Waterloo Street South
according to the City's online mapping), and a
2-storey brick building painted light pink at 189
Waterloo Street South. Further to the north, at 9 Douro
Street, is the site of St. Paul’'s Church. This church is
a 3-storey structure with a bell tower, constructed
of dark grey with gothic influences, including lancet
window with pointed arches and large stained-
glass windows. The roof of the church has several
slopes but is generally a gable roof which has been
recently cladded in bright red steel.

Sy W

Lot Under Construction North of Subject Site

= - = 2

St. Paul’'s Church North of Subject Site along Douro

St

a5l

Single-Detached Dwelling North of Subject Site along

Douro St

Another Single-Detached Dwelling North of Subject Site

along Douro St

Property Address Line
Municipality Line
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East: is a driveway which seemingly blends in
with the balance of the subject site. This driveway
belongs to the property at 195 Waterloo Street South,
providing street access to the rear and side of the
3-storey red-brick building to the north. Further to
the east, at 22-24 Falstaff Street, is a 1.5-storey semi-
detached residential building, which may have been
renovated for multiple apartment dwellings. Based
on the appearance from the street, 22-24 Falstaff
Street may share driveway access with 195 Waterloo
Street South. Several of the buildings to the east are
former residential houses that have been converted
in apartments, including 28 Falstaff Street, which is a
2.5-storey red brick detached dwelling. Generally, all
the uses to the east of the subject site form part of a
mature residential neighbourhood, of most single-
detached residential homes, at height from 1- to
2.5-storeys.

Single-Detached Dwelling East of Subject Site along
Falstaff St
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Dwellings East of Subject Site along Fallstaff St Semi-Detached Dwellings East of Subject Site
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South: is the Falstaff Street ROW, and beyond that
is the location of the Bradshaw Lofts at 245 Downie
Street. The Bradshaw Lofts building is a 3-storey
yellow brick building with limestone foundation, that
has a street appearance of 4-storeys due to its half
level at grade, and tall building top. The Bradshaw
Lofts building is an individually designated heritage
property under Part IV of the Ontario Heritage Act
(By-law No. 94-91). The building and property at 245
Downie Street are large enough that the subject site
has no other neighbours to the south. Further to the
south are several single storey commercial buildings
that appeared vacant during the site visit on June 1],
2022.

Bradshaw Lofts South of Subject Site

Non-residential Uses South of Subject Site along Downie St
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More Non-residential Uses South of Subject Site along
Downie St



Basketball Court Southwest of Subject Site

Remaining Portions of Cooper Building West of Subject Site

West: is the location for the YMCA at 204 Downie
Street. This large parcel contains a 3-storey grey
concrete structure along with a large amount of
surface parking, grassed boulevards, and basketball
court. The surface parking for the YMCA blends in
with more surface parking associated with Cooper
Terminus transit terminal approximately 115 metres
to the southwest of the subject site. The Cooper
Terminus is a primary transit hub in the City and the
convergence of all bus lines (i.e, Route 1 — Huron,
Route 2 — East End, Route 3 — McCarthy, Route 4 —
Queensland, Route 5 — Devon, and Route 6 — Downie).
This means that the subject site has access to all
bus routes in the City within less than a 5-minute
walk. Even further to the east, is the site of the
former Cooper building, a railway hub and former
locomotive repair centre, partially responsible for
the growth of Stratford.

YMNC West of Subject Site along Downie St

City of Stratford 13



In order to confirm the heritage context for the subject site and the adjacent properties a variety of resources
and databases were consulted including the City of Stratford’s Designated Properties Register, the City of
Stratford’s Non-Designated Properties Register, the City of Stratford’'s Heritage Conservation District and
related Standards, the City of Stratford’s online interactive web-mapping application, the City of Stratford
Official Plan, the Ontario Heritage Act Register (“Ontario Heritage Trust”), the Canadian Register of Historic
Places (“CRHP"), and the Canadian National Historic Sites ("CNHS") regjister.

Heritage Status

The subject site is a designated heritage property
within the Downtown Core Heritage Conservation
District (“DC-HCD"), which is a Part V designation
under the Heritage Act (see Figure 3 — Downtown
Core Heritage Conservation District). The DC-
HCD applies protections to all properties within its
limits which is generally bounded by the Avon River
(Lake Victoria) to the north, Waterloo Street South
to the east, St. Patrick Street to the South, and the
Shakespeare Gardens to the west. In a general
sense, the DC-HCD applies to the entire Downtown
of Stratford, except for the subject site which exists
at the southern periphery of the Downtown.

The DC-HCD was designated in 1997 by By-law 173-
97. The designation enables Stratford’s Council
the right to manage and guide future change in
the district, through adoption of a district plan
with policies and guidelines for conservation,
protection and enhancement of the area’s special
character and heritage resources'. Stratford DC-
HCD plan and related guidelines are comprised
of the Downtown area and the buildings within it,
whereby the protections in place are related to real
properties. The guidelines for the implementation of
the Heritage Conservation District were brought into
effect through By-law No. 174-97. Prior to the granting
of any building permit or site plan approval in the
DC-HCD, the designation requires owners to obtain
a heritage permit from the City of Stratford. Based on
a review of the heritage permit application, City staff
will determine if the proposed alteration is significant
enough to require Municipal Heritage Committee
and/or Council review of the application. A copy
of the Part V designating By-laws are attached as
Appendix A.

As the buildings previously occupying the subject
site have since been removed, and the subject site
is now a vacant lot, the purpose of this report will
be to assess the impacts (if any) of the proposed
development against the surrounding land uses
and the broader standards outlined in the City of
Stratford Heritage Conservation District Standards.

With respect to surrounding land uses, all properties
abutting the subject site are also designated
properties of cultural heritage value or interest as
part of the DC-HCD.

Specifically, the City’'s Official Plan requires that
HIAs assess for potential impacts on properties that
are adjacent. In this instance, the term “adjacent”
means besides, behind and abutting, as well as
across a street from a property. In this regard, the
adjacent heritage properties are 193-197 Waterloo
Street South (signed as 195 Waterloo Street South)
which is also within the DC-HCD, and 245 Downie
Street which is protected with a Part IV (individual
property) designation under the Ontario Heritage
Act.

Therefore, the focus of this HIA will be on the potential
impacts to these two parcels, north and south of
the subject site. It is also noted that Battery Park,
which is included within the DC-HCD, is near to the
subject site (diagonally to the northwest by about 26
metres) but, in our opinion, does not meet the City’'s
definition for adjacent, and is therefore not assessed
as part of this HIA.

1 Built heritage resource: means a building, structure, monument, installation or any manufactured or constructed part or remnant that contributes
to a property’s cultural heritage value or interest as identified by a community, including an Indigenous community. Built heritage resources are
located on property that may be designated under Parts IV or V of the Ontario Heritage Act, or that may be included on local, provincial, federal

and/or international registers.

14 Heritage Consulting Inc.



Subject Site

Heritage Conservation District
- Partiv,Vv

Heritage Conservation District
- PartVv

Heritage Conservation District
(“HCD") Boundary

Figure 3 - Downtown Core Heritage Conservation District Map
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Surrounding Land Uses and Built Form
Character

A site visit was completed on June 11, 2022, during
which time a visual assessment and photo
documentation of the heritage character and
surrounding area was undertaken.

Along Waterloo Street South and Falstaff Street
between Douro Street, Downie Street, and Nile Street,
there are a wide variety of building typologies,
heights, and massing.

The mixed-use buildings to the north at 189 and
195 Waterloo Street South contain grade-related
commercial uses oriented towards the street.
Building heights here range from 2- to 3-storeys.
Interestingly, 195 Waterloo Street South also presents
back-of-house uses to the south facing the subject
site. Given that 195 Waterloo Street South is also
accessed via a driveway off Falstaff Street, and there
are active back-of-house uses (e.g., fire escape)
and building openings (e.g., windows and doors),
we assume that this parcel will never fully allow
for a consistent building frontage along the street.
The opening and accesses will need to continue
to function, and therefore, there may always be a
gap in the buildings along Waterloo Street South
between whatever is built on the subject site and
195 Waterloo Street South. Generally, the northeast
corner of the subject site functions a back-of-house
use with 195 Waterloo Street South and 22-24 Falstaff
Street.

All buildings along Falstaff Street are low-rise
residential dwellings with typical street facing
entrances, except for the Bradshaw Lofts building,
which is an exterior side yard for the building, and
includes a couple of building exits. Buildings along
this section of Falstaff range in height from 1- to
2.5-storeys, again, except for the Bradshaw Lofts
building, which is a 3-storey apartment building with
a street appearance of 4-storeys.

16 Heritage Consulting Inc.

As a vacant parcel, the subject site lends itself to
a less significant and non-continuous heritage
frontage, essentially breaking up the building
presence along the street, creating a gap in the
context. This becomes especially evident when
compared to other more significant continuous
heritage frontages such as the “Gordon Block” or the
Victorian commercial buildings along Downie Street,
or other examples along Ontario Street, or Wellington
Street, which generally lend to a continuous historic
building wall.

Materials utilized in the area around the subject site
also vary. The predominant material is brick and
stone, but there are also samples of concrete (e.g.,
the YMCA), stucco, and vinyl siding. Special to the
Bradshaw Lofts, is the mix of brick, stone, glass, and
wood accents, making it a unique example for the
area. There is also variation in floor-to-floor heights
for at-grade uses, with generally limited consistency
along this section of Waterloo Street South and
Falstaff Street. Again, the exception is the Bradshaw
Lofts, which utilize a half level at grade. This half
level, maybe just over 2-metres, creates a grade-
related window pattern along Falstaff Street, with
floor-to-floor heights above that appear to be about
4.5-metres tall between the 1t and 3 levels. When
viewed from the street, the floor-to-ceiling height of
the first level of the Bradshaw Lofts appears taller
than 4.5-metres, and presents taller, at around 6.5
metres or more. The mixed commercial / residential
buildings at 189 and 195 Waterloo Street South have
the typical retail commercial floor-to-ceiling heights
at-grade of around 4.5 metres.

Architectural styles also vary along this section of
Waterloo Street South. Buildings along Waterloo
Street South and Downie Street have influences
from styles such as Late Victorian (Commercial),
Edwardian, and Industrial. While the church at 9
Douro Street contains some Gothic and Gothic
Revival architectural influences. Architectural styles
of the houses along Falstaff street also widely vary.
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195 Waterloo St S 189 Waterloo St S St. Paul’'s Church at 9 Douro St

. i AR W
St Bradshaw Lofts, Former Cooper
Building, and YMCA

39 Douro St 28 Falstaff
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Existing Identified Attributes

We note that at the time of writing, the original 1994 Stratford Downtown Heritage Conservation District Study
and Plan was not readily available. The Heritage Conservation District Standards is the current guiding
document for understanding the significance within the Downtown Core Heritage Conservation District.

It is further noted that the Heritage Conservation District Standards do not contain any specific identified
attributes for areas, streets, views, or buildings within the district, but rather, focus on providing standards
for additions, renovations, maintenance, alteration, rehabilitation, conversions, and new construction. In
this regard, the focus in the Heritage Conservation District Standards is recommendations with respect to
general conservation, location and massing, architecture, masonry, cladding, building openings, roofs, and
streetscapes.

The exception is 245 Downie Street (i.e., the Bradshaw Lofts) which has its own Part IV Designating By-law
(No. 94-91). The attributes listed in the designating by-law include “the original building, or what is there
today” [..]| which includes “the exterior of the building; the original windows; the original doorway on Downie
Street, and the original masonry. The landing on the south wall is not included.” Furthermore, the City's

architectural description of 245 Downie Street is as follows (paraphrased for conciseness):

18

Downie Street facade; three storey yellow
brick; foundation is limestone with two muilti
paned windows on the left side; a door
beside these on the left and three blocked up
windows on the right side; first floor; blocked
up round headed door in the centre and three
round headed windows that are blocked up
on the left side; three round headed windows
on the right side of the door are blocked up
except for the one on the left and the right
of the centre window that have four panes in
the lower portion of the window; all the first
floor windows have multiple rows of brick
voussoirs forming a pointed arch above them;
the second and third floors are identical with
seven rectangular windows in each floor all of
which are blocked up.

Bright Past
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The left side has three stories; first storey
has twenty-one windows that are almost all
blocked up except for the four on the right-
hand side; two of these on the right have
the original six over six panes, there are brick
pilasters in between each set of two windows;
the second and third storey are the same as
the first except all the windows are blocked
up. The right side has a flat roof over an
entrance porch to a business; the second and
third floors have two brick pilasters and no
windows; a large rectangular four storey brick
projection with a window blocked up on the
first floor at the right divides this fagade from
the rest of the building; the first floor has an
irregular arrangement of doors and windows
some of which are blocked up; second floor;
and third floor have all the windows blocked
up; generally there are pilasters between
every two windows.



The following provides an overview of the urban design context of the subject site and surrounding lands
uses along Waterloo Street South, the St. Paul’'s Block, and a portion of Downie Street.

Lot Fabric, Block and General Street
Pattern

The subject site forms part of what is being labelled,
for the purposes of this report, the St. Paul’s Block;
a generally rectangular block approximately 2.6
hectares in size, oriented east to west. The streets
surrounding the block (i.e., Douro Street, Nile Street,
Falstaff Street, and Waterloo Street South) generally
follow a grid pattern.

The western edge of the block has the widest
boulevards, especially due to the presence of
Battery Park just west of the block which extends the
pedestrian realm between Waterloo Street South
and Downie Street. Generally, all the surrounding
streets have typical residential neighbourhood
characteristics: two-lane roads with alternating
traffic, 1.5-metre-wide sidewalks along both sides,
grassed boulevards, and front yards. The exception
is at the subject site and all the other properties
along Waterloo Street South between Douro Street
and Falstaff Street, which have grade-related uses
and no front yards. The buildings along Waterloo
Street South and St. Paul’s church (which has a Douro
Street address) all lend to a continuous building wall,
helping to activate the street. In terms of context,
the western edge of the Block, is the closest to the
Downtown at the southern periphery. There are
some street trees, but most trees along the Block's
perimeter exist within residential front yards. Free
on-street parking is permitted along some of the
Block’s streets, with paid on-street parking (like the
rest of Downtown) being provided along Waterloo
Street South.

The Block is generally arranged in a perimeter
block format that concentrates buildings along its
outermost - or public — edges. The innermost portion
of the block accommodating back-of-house uses
for the mixed-use and institutional buildings along
Waterloo Street South and Douro Street, and the
backyards of the residential properties throughout
the remainder of the Block. The subject site is the
only large vacant parcel in the Block and happens
to have one the most prominent street frontages.
From the street, the subject site appears as a hole in
the urban fabric.

The St. Paul's Block contains 31 parcels of land with
multiple addresses and varying sizes. There are
three predominantly large lots which include the
subject site, 193-197 Waterloo Street South, and 9
Douro Street — all focused at the western edge of
the Block.
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A summary of the lot fabric is provided in the table below. 34 George Street East has been omitted from
the table due to the ot being a large outlier and home to the two theatres taking up nearly an entire block:

S : Approx. Front Height
wricpansass o |appoctarsie (SIS0

203 [ 209 Waterloo St S

(subject site)

193-197 Waterloo St S

189 Waterloo St S

245 Downie St

204 Downie St

9 Douro St

23 Douro St
27 Douro St
29 Douro St
33 Douro St
37 Douro St
39 Douro St
43 Douro St
47 Douro St
51 Douro St
55 Douro St
63 Douro St

67 Douro St

Bright Past

Vacant

Mixed-Use
Mixed-Use

Mixed-Use

Institutional
(YMCA)

Institutional
(Church)

Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential

Residential
(Bed & Breakfast)
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1,229 m?

1,096 m?
268 m?

3,254 m?

6,172 m?

906 m?

409 m?
343 m?
367 m?
355 m?
340 m?
359 m?
336 m?
387 m?
430 m?
603 m?
710 m?

710 m?

5.0 m (Proposed) 3 (Proposed)

Om

0m

Om

0m

0Om

11 m

75 m
75 m
52m
34 m
53 m
46 m
42 m
56m
22m
6.2 m

57 m

3
2

3
(4 visually)

3

2-3

1.5
15
1.5
25
25
15
1.5
15
25
15
1.5

2



Approx. Front Height

73 Douro St
154 Nile St
162 Nile St
168 Nile St
172 Nile St

66 Falstaff St
62 Falstaff St
56 Falstaff St
52 Falstaff St
48 Falstaff St

42 Falstaff St

38 Falstaff St
32 Falstaff St
28 Falstaff St
22 [ 24 Falstaff St

Range

As observed in the table above, there is a mix of land uses in the area, and a wide variety of lot sizes
and frontages in the surrounding lot fabric. All non-residential and mixed uses have a very limited front
yard setback or no setback, and all strictly residential uses have a front yard setback that ranges from 0
metres to 7.5 metres. Building heights for the Block and surrounding uses range from 1- to 3-storeys (with the
Bradshaw Lofts building having a visual appearance of 4-storeys).

Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential

Residential

Residential

Residential
Residential
Residential

Residential

597 m?
377 m?
439 m?
357 m?
360 m?
709 m?
709 m?
354 m?
354 m?
708 m?

707 m?

353 m?
353 m?
706 m?
705 m?

268 m?- 6,172 m?

7.4 m
27m
26m
15m
3:3hm
43 m
49 m
40m
40 m
35m

54 m

54 m
3.6m
33 m
34 m

Om-75m

15
1.5
2

1
15
1.5
15
1.5
1

15
(Split-Level)

2

1.5
25
1.5

1to 3
(4 visually)

203-209 Waterloo Street South
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Surrounding Colour Palette

A large of number of photographs were taken during the site visit. In addition, several historic photographs
of the area were recovered which identified both existing and historic colours surrounding the subject
site. Based on the digital photographs taken, we were able to capture solid colours from the surrounding
buildings and materials. Using a digital editing tool to create alocal colour palette thatis primarily composed
of neutrals and earth tones (i.e, natural tones of orange, beige, grey, white, or black). There were also a
few outlier colours such as the bright red roof from the church, a light pink pastel colour (i.e., the painted
brick of 189 Waterloo Street South), and some light blue colours from nearby houses. A visualization of this
synthesized local colour palette along with colour swatches are provided below in Figure 4 and 5.

Relationships and Linkages

The subject site is generally not connected to other part of the City via specific trail connections or bicycle
routes. However, the sidewalks along the east side of Waterloo Street South connect pedestrians to the
Downtown via a quick crossing to Battery Park and along Downie Street, which is about a 5-minute walk to
City Hall and to Market Square and includes all the available services and business in that area. Downie
Street has sidewalks along both sides of the street all the way from the subject site to the Downtown. The
subject site is within a 5 minute (400 metres), or 10 minute (800 metres) walk of a wide variety of community
services and facilities and parks and open spaces, including the Cooper Bus Terminus, Avon River | Lake
Victoriag, the entire Downtown, the Shakespearean Gardens, and the new Tom Patterson Theatre.

The site has walking access to all bus routes within the City via the Cooper Terminus just a 2-minute walk to
the southwest. There is also a planned future bicycle lane and signed route just 60-metres to the northwest
of the site at the corner of Waterloo Street South and Douro Street, with several post and ring and grid rack
bicycle parking spaces along Downie Street and St. Patrick Street within 5-minutes or less from the site.

The site can be described as an area at the southern terminus of the Downtown. Surrounded by typical
sidewalk connections, with access to the Downtown, surrounding residential neighbourhoods and civic
institutions. All City bus routes via the City’s transit hub, and planned bicycle infrastructure — all within
5-minutes or less of the site.
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Figure 4 - Surrounding Colour Palette

Figure 5 - Local Colour Swatches
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The proposed development represents an infill of a
vacant lot on the periphery of the City's Downtown
and will result in the construction of a new 3-storey
residential apartment building (“the proposal”).
Should the ZBA be approved, the proposed
development represents an infill of a vacant lot on the
periphery of the City’'s Downtown and will result in the
construction of a new 3-storey residential apartment
building (“the proposal’). The resulting building will
create 10 new residential dwelling units and will have a
maximum height of 14.8 metres. The building has been
designed taking influence from the brownstone
format (e, apartment building with street-facing,
privately accessed units with a below grade access
and a raised parlour floor via a small stoop).

The typical brownstone format, common in New
York City, was a 4-storey townhouse building built
of brown stone. Historically, each unit was owned
by one family with the lower access being reserved
for house staff (e.g., maid or butler) and the upper
levels, starting at the parlour floor, being reserved
for the owners. In the proposed configuration, the
building will be only 3-storeys tall, but will include
the parlour floor, which gives a street appearance
of just more than 3 storeys. The other difference is in
how the units within the building are divided. Each
unit will have access via the stoop and parlour floor,
with each section of the building divided into two
units. The lower-level units will occupy the parlour
floor and basement level, while the upper-level units
will occupy the second and third floors. Each unit will
occupy the entire depth of the building from street
front to the rear of the building.

There are no non-residential or commercial uses
proposed on the site.

Each of the units are quite large consisting of one or
two-bedrooms with a full suite of features including
ensuite washrooms, offices |/ dens, living rooms,
dining rooms, and storage. The lower-level units will
have access to a small patio on the street-facing
side that is slightly below grade and a small rear-
oriented balcony. The upper-level units will have
rear-oriented balconies and larger terraces on the
third floor. Overall, the building is comprised of 8
one-bedroom units (80%) and 2 two-bedroom units
(20%). Although the bedroom counts are limited, the
actual floor areas for each unit are quite large. The
resulting density on site will be 81.4 units per hectare.

Access to the site is proposed in two locations, both
of which are located off Falstaff Street. The primary
entrance is located furthest east along down Falstaff
Street at the eastern edge of the site, via a one-way
entrance 3.2-metres wide, which circulates traffic
internally in a crescent back around to Falstaff Street
via a 6.0-mere-wide driveway.

All parking is proposed internal to the site as surface
parking, and a total of 15 parking spaces have been
provided including 2 barrier-free spaces abutting
the building at the rear. The overall parking ratio is
proposed at 1.5 spaces per dwelling unit. Parking
along the rear of the building will be separated from
the building itself using bollards.

Waste and snow storage are both proposed to the
rear of the building. For the most part each unit will
have waste storage under a building overhang to the
rear of the building at grade. Residents will, at their
leisure, be able to carry waste towards the northeast
corner of the site to two deep-well refuse bins
(Moloks) within a boulevard near to the drive aisle.
These deep-well garbage bins will help ensure waste
is appropriately managed on site while lending to a
cleaner aesthetic and overall better odour control.
The rear yard of the site includes a landscaped
edge treatment to provide adequate space for tree
planting or other landscape treatments.

The subject site is zoned Central Commercial “C3”
with a site-specific exception “7". The site-specific
exception for the site permits dwelling units on the
ground floor without a commercial use (i.e., stand—
along residential), and a reduced parking rate of
0.55 parking spaces per dwelling unit, among other
things.

The zoning requires ground floor floor-to-ceiling
heights of 4.5 metres for mixed-use buildings and
apartment buildings. The proposal has adopted a
4.5-metre-tall ground floor floor-to-ceiling height.
This 4.5-metre-tall ground floor floor-to-ceiling
height begins at the parlour floor, which is raised up
from grade by about 2.1 metres (7 feet). As a result,
the first floor will be quite grand in terms of visibly
high ceilings and doors and will result in a striking
street appearance. Itis also a simple way of avoiding
a potential minor variance requirement in terms of
the minimum ground floor floor-to-ceiling height set
out in the new Zoning By-law, which in this case, did
not account for parlor floors and stoops such as is
proposed.
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The building has also adopted an exterior side yard
setback of 3.0 metres, that together with the interior
side yard setback, comply with the Zoning By-law.
However, an exception to the Zoning By-law ("ZBL") is
required to accommodate a front yard setback of up
to 5.0 metres between the property line along
Waterloo Street South (post widening) and the front
main building wall. This is required so that a parlour
floor and stoop can be accommodated in the design
of the buiding (i.e, space for the stairs), which the ZBL
does not account for. As well, the ZBA also seeks relief
from the ZBL to allow for an exception to permit the
encroachment of the parlour floor stairs into the front
yard, to allow for a pedestrion connection to the
sidewalk using the Brownstone building style. Lastly,
the ZBA is required to permit dwelling units within an
apartment to each have individual exterior entrances,
in keeping with the Brownstone design language.
From the street, the building will maintain @
semi-continuous streetwall, and will offer a unique
street appearance.

The site is proposed to have an overall lot coverage
of 22.7% landscaped open space of 9.5%, and snow
storage during the winter months will occur within
a designated snow storage area in the northeast
corner of the lands, and within grassed areas beside
boulevards capable of accommodating the snow
load. Landscaping is proposed to include grassed
areas, trees, and a rain garden.
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From a pedestrian circulation perspective, the site has
integrated sidewalks with the design connecting to
existing sidewalks along Waterloo Street South and
Falstaff Street and enhancing those connections
through a new internal sidewalk system internal to the
site within the surface parking lot. Loading for the site
during moving days or deliveries will be provided
along the street, with an option area designed as an
internal layby just west of the main entrance driveway
at the east edge of the site. The proposed Concept
Site Plan is illustrated in Figure 6 followed by coloured
renderings.

The building is proposed to be constructed out of
predominantly modern construction materials
with concrete foundation and walls, and a brick
veneer cladding. The colour of the brick is proposed
as a mixed red | brown brick in keeping with the
surrounding colour palette. The front fagade has
been designed in a manner that compliments
the other facades along Waterloo Street South,
with the height generally in line with that of 193-197
Waterloo Street South and 245 Downie Street. The
floor separation is consistent with the neighbouring
Bradshaw Lofts at 245 Downie Street which matches
the half level of the former industrial building using
the parlour floor of the proposed building. When
viewed from the street looking north, the building
will provide an entrance line only incrementally taller
than the neighbouring buildings at 189 and 193-197
Waterloo Street South. When viewed from the street
looking south, the building entrance line will be very
consistent.



Since the proposed parlour floor is raised from grade
by about 2.1 metres, the street appearance of the
ground floor (from grade to the top of the parlour
floor) will have a total height of around 7.0 metre
(comprised of stoop height + joist height + parlour
floor height). The parlour floor (It level above grade)
has a floor-to-ceiling height of 4.5 metres, the 2"
floor has a floor-to-ceiling heights of about 3.0
metres and the upper level (3 floor) has a floor-to-
ceiling heights of about 4.2 metres to the roof line.
Each floor has about 0.3 metres (1 foot) of separation
to accommodate joists and other construction
materials.

The design language of the front fagade is
rectilinear with a brick masonry wall (brick veneer)
and generally symmetrical openings towards the
street including tall windows and doors. The first
level is accessed via a stoop off Waterloo Street
South, where tall 10-foot doors with single side lights
create a prominent entrance into units with celling
height over 14 feet on the parlour floor. The upper
level on floors 2 and 3 adopt a more traditional floor-
to-ceiling height of 8-feet and the 2" floor features
tall vertically oriented windows that align with the
doorways below them. The 3 floor is a little more
unique in that is has a partial half-storey on the
street side (sloping ceiling) with dormer windows
that project in five locations along the front fagade
generally alternating with the openings of the 1t and
2" levels. The roof transitions from its single slope to
flat as you move east towards the rear of the building.
The rear of the building is broken up through the use
horizontally articulated lines in the form of balconies
and terraces at parlour floor, 2" floor, and 3™ floor.
The lower level of the building to the rear is recessed
from the main building wall creating an overhung
area beneath of the parlour floor balcony, which
ostensibly can be used for storage, waste, or other
residential items. There is some overlap with parking
spaces at this overhung location as well, but bollard
protect any interference from vehicles and ensure
pedestrian safety.

Alllighting proposed for the building is to use energy-
efficient light emitting diodes (“LED") that are wall-
mounted and down firing.

ox_mun, quaress
67 yaterios st -
-
\ -
\ -
—
\ o
\ = —
—
Hoid \ —
~
= \ _
L ~
7
w < \ -
[h'd H \ 45m FIRE HYDRANT -
[ 3 RADIUS FROM e
2 \ HYDRANT IN FRONT _
OF MAIN ENTRANCE
2 ° r/ OF YMCA ON -
— DOWNIE STREET e
L £ -
@] 3 -
= El ~
= ‘ 4
| 4 SEE STANDARD
~ 45m FIRE 4 PAVEMENT
MARKINGS AS PER
= 1.50m | HYORANT 7
- WIDE e 20NE C3 MANUAL
y E [LANDSCAPE STRIP AREA 2
S | T e 1 - -
o E T n ——— ) Nes" 08" 35°W \(/55- 08" 35W a5 05" 35°)
/ s 7 / i 5 518 6
(@) g Yy, ///1//1\// 7 ///3\/ ” S S S / |‘/ . £ 37om e W 'T 7.87m r | ™
3 j = \ T
O s @ ? | PROPOSED RETAINING wy s
— N A: CONC I / " | WALL | 3% 3 3.00m |
5 SIDEWALK | / E EXTENT OF
o 3 | 0.50m—a=f /|=— ] RETAINING WALL |
L g | / 2 <
= $ T i / 14 1.50m @— ; | )
< § GRASS | 4‘* RIGHT-OF-WAY
| / INSTRUMENT NO.'S
; | @ BOLLARD R314711 & R231419
| / (TYP.) BUILDING
| o | X OVERHANG
T / 3
CcoNG | H
SIDEWALK | | / a
5 W s - v
&g [|] o / o
il / £ le |
% |~ i} 3 £
7 59m——————a [& 3 2 | Szz / / 5/ 3 | <
HIR GRASS GEF] / / & h
NIS & | S88 Z e | @
8% ‘ | |3 / / VERTICAL WALL 2
) / suprorTroR | L] A5 [
<5 i CANTILEVER ©
s SIEWALK ! / / Ul g ‘
S
S | o / PROPOSED 10 UNIT i | & |
. g RESIDENTIAL BUILDING g B 6 10m47 "
GRASS i 5 & / AREA = 279.23m’ | ] | w
e [
/| 58 §|R
5 ‘ / / , Lo 2 | S S
3 d | / BARRIER FREE Zo NN
x & / PATH 1 = | 5
oy xE | / g vy g :
] /] g TS o [——
£ CONC ‘ / / -8 ¢ § |
E 5* SIDEWALK | / / SRR FREE 7/ ASPHALT g g5 | ZONE R5(1)
N o PER DETAIL £
E E 1 o / »8- / THIS SHEET 74 & ‘ ‘3'\/:‘4372
E GRASS | I ® / g © EASEMENT
\
: o 329 /
3 i { 5 | gEE /| f |
M &
: x ‘ &/ / 050 5 |_3.05m—s—f=a——3.35m—=
. 50m—
| S P SEE STANDARD
H 3 CONC . / s RS0 PAVEMENT MARKINGS AS
& SIDEWALK { PER ONTARIO TRAFFIC
A | reom | / | MANUAL
3 7/ Vs B Yy —t=d 1.50m |—=— | BICYCLE RACK
| Ll S 8 ON CONC. PAD o
: 3, m—4/ /7,0 853| & ) ® £y 1.60m & one
| 3 YA A SR 24 % o ) £ way
H 9% 7 /‘/ & @tﬁ 2,
i / Gk
| rass [ v 9
‘g /, des 2924\ v, //// Z ’, o gARu;N/LANDs/CA?E ARER s / %/ o ’, ) L‘LS’Dm—} * GRASS - * GRASS R
H { & | “’ 3 & RAMP ASPHALT & 1.50m conoReTe SDEWALK Rawp e
7 3 < 1.50m CONCRETE SIDEWALK @ S [LOCATIONOF ] 3 - s B m ASPHALT [ ]
§’ i [ ] 3 | [maiBox S - FLUSH TYP) | - o ox. cped
T K] GRASS [] s077m L GRASS [} GRASS —a I s e
T X wes" 08" J5W | T NEE" 08" 35 W
K PROPOSED SIGN
ex, stm. ob JJ § ex bped AS PER DETAIL
;s @ SGN2)
omsand 2 e
| GRASS o GRASS DRIVEWAY GRASS DRIVEWAY e ”
,‘g | S N (/5=361.73 ox drvewey
: 8 f=—"3.20m &
r |
H |
i g o s o s )
#
yal | ex_cone. boulevard \ ox._back of curb / |l
L H T ox edge of asphall l
s
f | ’
e vae | ;
s A
e 1 | 51
7 i \ p g
—— _ __exmad§ _ o
! [ W .t — _—
i I
/ \
H
l \ FALSTAFF (20.117 WIDE, R.P. 75) STREET
! \ o et ot o R
of

-m_m@
.
_

Figure 6 - Concept Site Plan for ZBA
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Lastly, the proposed building will incorporate rooftop solar photovoltaic (PV) system to reduce the energy consumption of building and site systems and to offset electricity costs. The PV system will be located
on the flat portion of the roof and will be comprised of one or more solar panels combined with an inverter and other electrical and mechanical hardware that use energy from the sun to generate electricity.
Elevation drawings of the proposed building are provided in Figures 7 to 10.
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The following section provides an overview of the applicable legislative,
policy, regulatory, and guiding framework for the subject site as it relates
to matters of cultural heritage, conservation of resources, and urban

design.

4.1 Planning Act

The Planning Act, R.S.0.1990, c. P13 (the “Planning Act”)
is provincial legislation that sets out the ground rules
for land use planning in Ontario. It describes how
land uses may be controlled, and who may control
them. The Planning Act includes several sections
that speak to matters relating to cultural heritage,
including those matters of provincial interest in
Section 2, which among other matters, states that:

2 The Minister, the council of a municipality, a
local board, a planning board and the Tribunal,
in carrying out their responsibilities under this
Act, shall have regard to, among other matters,
matters of provincial interest such as,

(d) the conservation of features of
significant architectural, cultural, historical,
archaeological or scientific interest; [..].

To refine the matters of provincial interest described
in Section 2 of the Planning Act, the Minister of
Municipal Affairs and Housing, or the Minister
together with any other minister of the Crown, issues
policy statements on matters relating to municipal
planning that are of provincial interest. In this regard,
the in-force 2020 Provincial Policy Statement was
prepared, which sets the rules for land use planning
in Ontario.

4.2 Provincial Policy Statement

The 2020 Provincial Policy Statement (“PPS”)
covers policies about managing growth, using,
and managing natural resources, protecting the
environment, and public health and safety. The PPS
provides policy direction on matters of provincial
interest including the wise use and management of
cultural heritage resources.

Section 2.6 of the PPS provides specific policy
direction with respect to cultural heritage and
archaeology. Specifically, Policy 2.6.1 provides that
significant built heritage resources and significant
cultural heritage landscapes shall be conserved.

Part of the purpose of the DC-HCD is to conserve
the heritage resources within Stratford’s Downtown,
in keeping with Policy 2.6.1 of the PPS. In this regard,
Policy 2.6.3 states that:

Planning  authorities  shall  not  permit
development and site alteration on adjacent
lands to protected heritage property except
where the proposed development and site
alteration has been evaluated and it has been
demonstrated that the heritage attributes
of the protected heritage property will be
conserved.

The proposed infill development and related ZBA
application is being submitted supported by this
report, which evaluates and demonstrates how the
adjacent heritage resources will be conserved.
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The Ontario Heritage Act, R.S.0. 1990, c. 018 (the
“Heritage Act”), is provincial legislation that sets
out the ground rules specifically for the protection
of heritage properties and archaeological sites in
Ontario. The Heritage Act came into force in 1975,
was amended in 2005 to strengthen and improve
heritage protection in Ontario, and then was
amended again in July 2021 through Bill 108 together
with implementation Regulation 385/21. The 202
amendments included several new process related
changes for owners, applicants, and municipalities,
including among other changes:

> Providing owners whose properties are newly
included in a heritage register a notice and the
opportunity to object;

> Requiring property owners of designated sites to
provide municipal Council at least 60 days’ notice
in writing of the intention to demolish or remove
a building or structure or to permit the demolition
or removal of building or structure;

» Establishing a new timeline of 60 days for a
municipality to respond to a property owner
about the completeness of their application for
alteration of, or demolition or removal affecting, a
designated heritage property; and

> Allowing applications for alteration or demolition
to be approved should Council not decide within
specified time periods.

This Heritage and Urban Design Impact Assessment
has been guided by the criteria provided within the
applicable implementing regulations.
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Through the 2021 amendments to the Heritage Act
together with implementation Regulation 385/2],
the province also proved updates to the Ontario
Heritage Toolkit, which are comprised of five guides
forming the core guidance material for users of the
Heritage Act.

The five Tool Kit guides explain step-by-step how
municipal councils and their associates can
undertake the identification and conservation of
heritage properties using powers under the Heritage
Act. They also describe roles community members
can play in municipal heritage conservation, as
participants on municipal heritage committees, or
through local research conducted by groups with
an understanding of heritage.

This Heritage and Urban Design Impact Assessment
has been written with guidance provided in both the
former and the amended applicable Tool Kit guides,
including the Heritage Conservation Districts Tool
Kit, the Heritage Property Evaluation Tool Kit, and PPS
Info Sheet No. 5 — Heritage Impact Assessments and
Conservation Plans.



The City of Stratford’s Official Plan (“OP") is a policy document that provides policies on how land in the City
should be used. The OP contains guiding principles, objectives, and policies to guide development in the
City, and includes specific policy direction on matters related to cultural heritage and urban design.

Land Use Policies

Schedule A — General Land Use Plan of the City’'s OP
establishes the planned land uses for properties
within the City and designates the subject site as
“Downtown Core” (see Figure 11 - Schedule A General
Land Use Plan).

The OP describes the Downtown Core as a compact,
multi-use and multi-functional area characterized
by compactness and more intense development.
Accordingly, the Downtown Core defines the City,
establishing the identity and image of the City for
both residents and visitors. The Downtown Core
is also the centre of government and business, a
public gathering place, a place for shopping and
conducting business, and a place for entertainment,
dining, and enjoyment.

The OP describes the Downtown Core as distinctive
character by its centrality, its architecture and
historic buildings, its converging street pattern, its
compactness, and its diversity of uses and activity.
Specifically stating that “the range of land usesin the
Downtown Core is much wider than that of any other
location in the City, ensuring that the Downtown
area can function as the true “central place” for the
community”.

Permitted uses in the downtown core designation
include: all types of retail uses; business,
professional and administrative offices; business
and personal services of all types, including hotels,
conference facilities and other similar uses; culture,
entertainment, dining and accommodation;
governmental facilities, public administration and
other institutional uses; facilities for community and
indoor recreation activities and parks and open
space; and residential uses in the upper storeys of
commercial buildings, as a component of mixed
use developments.

Therefore, from an urban design perspective, the
proposed residential development is both generally
permitted and is a desirable use for the Downtown
Core.

Legend
General Land Use
Class

T Agnicdtumi fiaa L020 specai Shudy Ares Saciin 11218
B cosnrarcis Aros B Faciory Dainct Area Sachon 4.2}
U Dowriowe Core BEE] cranc Trenk Anchor Disnot Cuaray (Rulr o Soaoion 4.41)

Gy Minch-Uise Aren L} B Bounsary
Incusirial furea
Medium Bensity Residential 5 Gotewary emns
B vodium Density Residertial Spacal [_] Fopustory Food Hazard
Farks snd Opan Space Speun Policy Areas
Fsiderntal Ava
- High Dersity Residenin

=

HURON ST

Figure 11 - Schedule A General Land Use Plan

City of Stratford 33



Heritage Policies

/5/#33@( AN - Section 3.5 of the City’s OP provides policy direction
5

with respect to heritage conservation in the City.
& 3 Policy 3.5.4 provides specific policy direction on
; et Stratford’s Heritage Conservation Districts and
provides that all development in the Downtown Core
Heritage Conservation District ("DC-HCD”) must be

LA AU _5,."_ % b evaluated based on conformity with the Heritage
Subject Site X\ \ 5 7 5 . District Plan and where appropriate Parks Canada
\ AN \ el =4 < Guidelines for the Conservation of Historic Places in

e
‘-*_:' Canada.
1 Ao _ _ The subject site is located within a heritage area
ks o ‘dgf,} of the City as per Schedule E — Heritage Areas and
XK DANN Corridors and is within the DC-HCD as per Appendix
2 | — Downtown Core Heritage Conservation District
_ _ o (see Figure 12 and 13).
AN j: Mt Policy 3.5.4.ii) requires that:
— N & = Heritage Corridor
A [ Municipal Boundary In considering the designation of additional
: i R - Railway Heritage Districts, the City, in consultation with
b W/ o NIl Hetngedvea Heritage Stratford, shall have regard for the

following criteria for establishing such Districts:
Figure 12 - Schedule E Heritage Areas and Corridors

a. a group of buildings, features and spaces
that reflect an aspect of local history,
through association with a person, group
or activity;

b. Buildings or structures that are of
architectural or vernacular value or
interest; and/or,

c. Important  physical and  aesthetic
characteristics that provide a context for
heritage resources or associations with the
district,including features such as buildings,
structures, landscapes, topography,
natural heritage and archaeological sites.

Legend

{1 Municipal Boundary
—— Railway

- Downtown Core Heritage Conservation District ‘ l

as of December 2015

Figure 13 - Appendix | Downtown Core Heritage
Conservation District
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This Heritage and Urban Design Impact Assessment
has had regard for the guidance provided for in
the Standards and Guidelines for the Conservation
of Historic Places in Canada, and the impact
assessment below considers the criteria identified
in Policy 3.5.4.ii). In addition, all development in the
DC-HCD, must conform to Policy 3.5.4.v) which states
that:

Development in Conservation

Districts shall:

Heritage

a. be reviewed in the context of the
applicable Heritage District Plan and any
Heritage Conservation District Guidelines
and, where appropriate Parks Canada
Guidelines for the Conservation of Historic
Places in Canada; and,

b. require a heritage permit if any alterations
or changes to the appearance of the
property and the buildings and structures
on the property are to be made, including
all additions and alterations to buildings
and structures on the property, demolition
of buildings or structures on the property,
all new construction, and landscaping
and/or alteration to the property.

Development shall also require a heritage
permit if it involves an application for financial
assistance.

With respect to infill and intensification, direction is
provided in Policies 3.5.4.vi) and 3.5.8. Policy 3.5.4.vi)
states that, intensification is limited in the DC-HCD
and must conform with any applicable Heritage
District Plan and Heritage Conservation District
Guidelines, and where appropriate Parks Canada
Guidelines for the Conservation of Historic Places in
Canada. Furthermore, Policy 3.5.4.vi) b) requires that
aHeritage Impact Assessment (“HIA") be prepared for
infill applications where there will be no demolition,
destruction, or loss of heritage resources.

The proposed development represents an infill of the
subject site, and therefore, this Heritage and Urban
Design Impact Assessment has been prepared
in keeping with the requirements set out in Policy
3.5.4.vi) b).

Section 3.5.7 of the OP provides policy direction
with respect to the implementation of heritage
conservation policies and protections in the City. In
this regard, Policy 3.5.7viii) requires the preparation
andsubmissionof aHIAfordevelopmentapplications
that are on lands adjacent to designated heritage
properties or heritage conservation districts.
Furthermore, said development will not be permitted
unlessthe proposed development and site alteration
has been evaluated and it has been demonstrated
that the heritage attributes of the protected heritage
property will be conserved.

Section 3.5.8 of the OP provides policy direction with
respect to the “Heritage Areas” of the City. According
to Policy 3.56.8, where infilling is proposed, the
inherent heritage qualities of the area or corridor will
be retained, restored, and ideally enhanced unless
overriding conditions of public health and safety
warrant otherwise.

Part of the goal of this Heritage and Urban Design
Impact Assessment will be to demonstrate how
the proposed infill development on the subject site
will ensure that the surrounding area will not be
negatively impacted in keeping with Policy 3.5.8.

Policy 4.410 provides policy direction with respect
to heritage buildings and streetscapes in the
Downtown. It provides that, certain buildings, groups
of buildings and streetscapes within the ‘Downtown
Core’ contribute to the identity and character of
the Downtown, and as a result, the City as a whole.
Specifically, the OP identifies some of the most
noteworthy buildings / streetscapes which includes
City Hall, the Perth County Court House, Festival
Square, Market Square, Ontario Street and York
Street. The conservation measures identified above
in Section 3.5 of the OP have been established to
help protect the continued existence and integrity
of these specific resources and streetscapes, and
encourage their restoration, maintenance, and
functional use; and to enhance their surroundings.

It is noted that the subject site, although located
in the “Downtown Core” is not directly adjacent /
contiguous to any of these specifically mentioned
heritage buildings or streetscapes.
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Urban Design Policies

The urban design policies of the OP applicable to
the subject site and the proposed development are
found in Sections 4.4 and 6.0.

As mentioned above, Section 4.4 provides policy
direction for developments within the “Downtown
Core”. Policy 4.4.3 provides specific policy direction
regarding compactness and intensity, stating that:

The City recognizes the importance of
compactness and intensity of development
as critical elements in maintaining the
distinctive character of the ‘Downtown Core’,
its ‘people-friendly’ environment and in its
continued ability to fulfill its multi-functional
role. Proposals, therefore, which would
serve to undermine the compactness of the
‘Downtown Core’ by resulting in or leading
to a proliferation of development beyond its
boundary, or which would not constitute an
intensive use of land, or which would not be
conducive or convenient to pedestrian activity
will be discouraged.

The proposal is an infill project in the “Downtown
Core”, and from an urban design perspective, will
contribute to the compactness and intensity of the
area.

Policy 4.4.4 provides policy direction with respect
to design, form, and scale of new development in
the “Downtown Core”. It provides that the design,
form, and scale of new development respects the
character and fabric of the Downtown and does
not introduce elements of building or site design
which are inconsistent or contrary to its established
character and fabric.

Policy 4.45 speaks to the resident population in
the “Downtown Core” and provides that there is
recognition of the importance and benefits of an
increased resident population. From an urban
design perspective, Policy 4.4.5 also states that the
conversion of upper storey floor space and obsolete
buildings to residential purposes as well as new
residential construction in the form of free-standing
structures towards the periphery of the core or as
a component of mixed-use development projects is
encouraged.
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Section 6.0 of the OP provides policy direction with
respect to urban and community design in the City.
The purpose is to ensure that the City’s s distinctive
identity, visual quality and urban character is
maintained and enhanced. Accordingly, Section
6 outlines general design policies for the City, as
well as specific policies related to streetscapes,
views, landscape design, safe community design,
accessibility and visibility, active transportation,
external building design, signage, Downtown Core
and Gateways.

Section 6.2.1 of the OP provides policy direction with
respect to sustainable community design. The City
recognizes that elements of community design,
including street networks, land uses, and roadway
design (among other elements), play a collective role
in ensuring that developments are sustainable and
resilient and that residents can make sustainable
transportation choices. In particular, development
is encouraged to be designed to, among other
strategies:

> Provide for a mix of land uses where appropriate;

> Ensure a street system which maximizes
connectivity and is designed to promote active
transportation; and

> Use locally sourced materials.

Section 6.2.2 of the OP provides policy direction
with respect to the City’s street system. Many of the
policies in this section are more directly related to
land use planning matters; however, Policy 6.2.2.ii)
provides that street patterns in existing areas will not
be modified except, among other reasons, to:

»  mitigate the visual impact of existing wide rights-
of-way through the introduction of boulevards,
wide sidewalks, landscaped medians, or other
techniques on arterial and collector roads; or

introduce bicycle paths and lanes, as appropriate to
the function of the road.

It is noted that the subject site is located along
Waterloo Street South which has sidewalks on one
side of the road with connections to Downie Street,
is supported by surface transit (i.e., all bus routes via
the Cooper Terminus), and there are plans for future
bike lanes just north of the site at the intersection of
Waterloo Street South and Douro Street.



Section 6.2.3 of the OP provides policy direction with
respect to streetscape design in the City, focusing
on the layout of streets, configuration of lots and
the siting of buildings. Specifically, the layout
of streets, configuration of lots and the siting of
buildings in Stratford must ensure that, among other
mechanisms:

iv) pavement, sidewalk and right-of-way widths,
as well as the provision of bicycle lanes and
paths, reflect the function of the street and
minimize the paved area;

v) the siting of parking areas, and the siting and
massing of buildings and structures on all streets,
but particularly on arterial and collector streets,
shall generally assist in the creation of high-
quality streetscapes and, in particular, regard
shall be had to providing a sense of enclosure
to the street by situating building mass adjacent
to the street, and particularly at intersections, to
frame the street space,

viii) landscaping and/or architectural features
provide for the definition of the street and
public open space, framing of views and focal
points, direction of pedestrian movement and
demarcation of areas with different functions
as appropriate through features such as low
masonry walls/ metal fences, rockery, special
building and roofline treatments, landmark
features (e.g. clocks, towers, cupolas, bays,
pergolas, weather vanes, art), outdoor activity
areas (e.g. patios, plazas, squares), extensive
plant material and other identifiable features;
and;

ix) the coordinated design and integration of
service infrastructure and utilities will contribute
to the visual quality of the streetscape and, in
particular, service and open storage areas and
utilities and services should be sited away from
prominent views from the street to minimize
impacts, alternative design options for locating
such facilities should be considered, and only
where there is no alternative should they be
sited in view sensitive locations, in which case
decorative screening shall be required.

Section 6.2.4 of the OP provides policy direction
with respect to views related to community and
urban design. Specifically, the City requires that new
development will be designed to preserve, enhance
andfor create significant views of important
institutional buildings, structures, and facilities such
as City Hall which can be seen when standing on the
sidewalk in front of the subject site.

Section 6.2.5 of the OP provides policy direction with
respect to landscape design in the City. Most of
the policies in this section are not applicable to the
proposed development given that the Proposal is for
an infill site in the City's Downtown, and precedence
is generally given to active street frontages over
landscaping in the Downtown. However, Policy 6.2.5.i)
provides that new development and redevelopment
must maintain and enhance the character of existing
developed areas, which in terms of hardscaping
and built form, will be achieved with the Proposal.

Section 6.2.6 of the OP provides policy direction with
respect to safe community design, often referred
to as Crime Prevention through Environmental
Design (“CPTED"). Specifically, to promote safety
and security and minimize the potential for crime,
urban design should result in clear, unobstructed
views of areas such as parking lots, parks, public
institutions, and open spaces, while streetscapes
should be designed to encourage active public use
and natural surveillance opportunities. In particular,
the following measures which reflect the principles
of CPTED must be followed:

. the design and siting of new buildings and
structures shall provide opportunities for visual
overlook and ease of public access to adjacent
streets, parks and open spaces;

ii. clear, unobstructed views to parks and open
spaces shall be provided from adjoining streets;

iii. appropriate lighting, visibility and opportunities
for informal surveillance shall be provided for
all walkways, parking lots, parking garages and
open space areas;

iv. landscape elements shall be selected and
sited in order to maintain views for safety and
surveillance;

v. the sharing of such facilities as parking and
walkways shall be encouraged to increase use
and public presence in such areas;
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vi. design which promotes a sense of community
ownership for public spaces by maximizing
use, control and surveillance opportunities by
occupants of adjacent buildings and frequency
of use by the public shall be encouraged;

vii. the provision of views into, out of, and through,
publicly accessible interior spaces shall be
encouraged; and,

viii. design which precludes entrapment or the
perception of entrapment through properly
identified exits and signage shall be encouraged.

Section 6.2.7 provides policy direction with respect to
accessibility and “visitability?” in Stratford. One of the
City’s goals is equal access for all persons to public
buildings and facilities, and to encourage the public
and private sector to adopt similar goals with respect
totheirfacilitiesasrequiredtoimplementtherelevant
Provincial legislation. Similarly, Section 6.2.8 provides
policy direction regarding active transportation and
considers features that contribute to enhancements
of pedestrian movements and bicyclists and other
active transportation modes, as well as individuals
with mobility challenges. It is understood that there
is a need for balance in Heritage Conservation
Districts.

All decisions regarding active transportation will
be consistent with the directions in the City’s Bike
and Pedestrian Master Plan (“BPMP”). These include
additions to the City's multi-use trail system, the
use of wide sidewalks, and the provision of bicycle
parking and other facilities for bicycles. In this regard,
the BPMP identifies the intersection of Waterloo
Street South and Douro Street as the location
for intersection improvements and a primary
(spine) bike route. This intersection is located just
northwest of the site between a 1 and 2-minute
walk. The installation of a bike lane would enhance
opportunities for pedestrian connections from the
site and with adjacent sites and other areas within
the Downtown and the rest of the City.

Section 6.2.9 provides policy direction with respect to
the external design of buildings and is perhaps the
most applicable urban design related policy to the
proposed development. The City accounts for all the
policies of OP, particularly the policies of the
community design strategy section when considering
the external design of buildings and the design of the
adjacent streetscapes as part of site plan approvals.
Given that the legislative changes set out in Bill 23 no
longer require site plan control for residential

development with 10 units or less and establishes
limits to a municipality's ability to regulate exterior
design and appearance of buildings through the site
plan process, the following section is provided as
reference with respect to best practices. In addition,
the external design of buildings must be evaluated
against the guiding directions in the City’s Urban
Design and Landscape Guidelines. In particular, the
City evaluates whether the proposal:

i. includes sustainable building practices such
as the use of green roofs and solar panels
with the achievement of LEED or Energy Star or
other similar certification or equivalent being
encouraged;

ii. complements the massing patterns, rhythms,
character and context of adjacent existing
development, while recognizing that built form
evolves over time and that new buildings should
not necessarily replicate existing buildings;

iii. clearly defines public and private spaces;

iv. is designed to incorporate the principles of
universal design to ensure access and visitability
for all individuals, while recognizing the need for
balance where designated heritage properties
and properties in Heritage Conservation Districts
are involved;

V. isin scale with surrounding development;

vi. is designed to ensure that all buildings, and,
in particular, any commercial, mixed-use or
institutional buildings are designed to animate
and create a positive interface with the street
through:

a. the use of architecture and facade treatment
(e.g., landmark features, recesses, projections,
canopies) of the buildings, including
appropriate  variation in  materials and
textures and colours of building materials to
reflect the heritage of the community;

b. front doors and generous real windows, or
in some cases three-dimensional display
windows, on any major walls facing streets;

c. strong pedestrian connections to the street
for all development; and,

d. the location of outdoor activity areas (e.g,
patios), landscaping and other site design
elements.

2 Visitability is a measure of a place’s ease of access for people with disabilities.
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Section 6.3 of the OP provides specific community
design related policy direction regarding the City's
"Downtown Core”. Specifically, the OP provides that the
Downtown Core is, and will continue to be, the focal
point of the community for residents and visitors. It is
considered a mixed-use area with itsown unique
heritage character which is recognized through its
designation as the DC-HCD. Again, given that site plan
control is no longer required for residential
development with 10 units or less, the following section
is provided as reference with respect to best
practices. To ensure that this character is reflected in
new development, the City carefully reviews the
general design of new buildings and structures
through the site plan process to ensure that the
development reflects the general design policies of
this Plan as appropriate and in particular that:

i. the scale and massing of new construction is
consistent with surrounding buildings;

ii. the existing building setback from the street line
is generally maintained;

iii. pedestrian oriented uses are encouraged to
locate at grade level particularly along Ontario
and Downie Street Streets;

iv. development reflects the directions in the
Heritage District Conservation Plan and the
related policies in Section 3.5 of this Plan.

v. For the reasons set out in Sections 6.0 to 8.0
of this report, we are of the opinion that, from
a heritage and urban design perspective,
the proposed development conforms to the
applicable policies of the City’s Official Plan.

Stratford City Council recently adopted a new
comprehensive Zoning By-law (“ZBL") which is now
in force and effect. The new ZBL replaced Zoning By-
law No. 201-2000 and implements the policies of the
City’'s Official Plan, providing updated zoning and
development standards that reflect new policy and
regulatory initiatives at the provincial and City level.

Under the new ZBL, the subject site is zoned Central
Commercial (C3-7) with a site-specific exception on
Map 5, which is a continuation of the zone category
from former Zoning By-law No. 201-2000, albeit, with
new regulations and special exceptions.

Permitted uses in the proposed new C3 zone
continue to include a wide variety of mixed uses
including residential uses such as apartment
buildings, boarding house dwellings, converted
dwellings, dwelling units, and group homes.

The site-specific exception was passed through By-
law No. 99-2013, applies to the entirely of the subject
site, and provides specific exceptions for uses and
regulations. Specifically, the site-specific exceptions
allow for:

»  Dwelling units on the ground floor without a
commercial use along with all uses permitted in
the parent C3 zone;

» A specific road allowance width for Waterloo
Street South of 1.5 metres measured from
centreline of the road;

» A reduced minimum parking requirement of 0.55
spaces per dwelling unit; and

»  Permissions for both on-site parking and off-site
parking through a Site Plan Agreement and cash
in lieu of parking to be provided to an amount
equal to 1 space per dwelling unit.

» Under the new ZBL, the proposed residential
development is a permitted use as of right,
however, site-specific exceptions are required for
an increased front yard setback, encroachment
into the front yard, and private unit access to
facilitate the redevelopment proposal.
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4.7 City of Stratford Heritage
Conservation District
Standards

The subject site is located within the City of
Stratford’s DC-HCD (refer to Figure 3 above). As
such, the associated Heritage Conservation
District Standards (“HCDS”) must be applied to the
proposed infill development. Under the Heritage
Act, any new construction or alteration in the DC-
HCD requires a Heritage Permit from the City of
Stratford. According to Section 1.0 of the HCDS,
following the recommendations outlined in the
standards is a generally acceptable basis for
property development and maintenance in the
Heritage Conservation District (“HCD"). As well, the
HCDS also states that “it is possible that an excellent
design solution may even disregard some of the
recommendations usually appropriate to such
renovations”.

Ingeneral,mostofthe standards providedinthe HCDS
are related to repair, replacement, or alterations.
However, some of the standards also apply to
new construction, which is most applicable to the
proposed development since the resulting building
would constitute an infilling of a vacant property
within the DC-HCD. The following section focuses
on the applicable standards for new development
while also having regard for the other general
conservation standards in the HCDS. Note that the
HCDS is written as series of recommendations and
suggestions. In reviewing the designating By-law
(No.174-97), the HCDS do not seem to be provided as
statutory requirements that need to be conformed
with, especially with respect to new development.
Specifically, By-law 174-97 states that ”

“BY-LAW NUMBER 174-97 OF THE CORPORATION
OF THE CITY OF STRATFORD Being a By-
law to establish certain guidelines for the
implementation of a heritage conservation
district in the of Stratford.

WHEREAS Council of The Corporation of the
City of Stratford has by by-law designated

a defined area in the City of Stratford as a
heritage conservation district;

AND WHEREAS Council intends to regulate
the demolition or removal of buildings and
structures within the heritage conservation
district  through the establishment of
guidelines; [..]”
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Notwithstanding, this report has been prepared
to demonstrate how the proposed development,
has been reviewed in the context of the applicable
HCDS, and as such, is treating the HCDS as a guiding
document.

General Standards

Owners of buildings in the DC-HCD are encouraged
to rehabilitate and restore the front facades
of buildings, in accordance with the detailed
conservation guidelines in the Ontario Heritage
Foundation’s manual, Well Preserved and in the
Stratford Heritage Conservation District Study and
Plan. The two documents referenced above were
prepared in 1992 and 1994, respectively, and in our
opinion, are out of date. In both instances, there are
more modern versions of these guiding conservation
documents including the recently updated Ontario
Heritage Tool Kit, and the December 2012 version
of the Heritage Conservation District Study for the
Downtown Core Heritage Conservation District
(Galvin, 2012).

One of the elements discussed in the general
standards sections of the HCDS is the regard for
the inherent “industrial” character of Stratford. In
this regard, the HCDS recommends that the rear
treatments for buildings in the Downtown not be
treated with the elements of “high-style main-street
frontages”, but rather keeping the backs of buildings
modest and functional in the HCD, and in good
repair.

The other sections of the HCDS speak to standards for
repair and replacement. The proposed development
is not representative of either type of interventions,
at it is an entirely new built form on a vacant lot,
and policy directives speak to land use planning
themes such as more efficient use of land, compact
built form, and mixed uses. Although the proposed
development is not a repair or replacement, the
general principles in these sections speak to
architectural details such as decorative wood detail,
for example: cornices, canopies, and brackets.



Location and Massing

Section 2.1 of the HCDS provides guidance on
building location and massing in the DC-HCD.
Specifically, the following relevantrecommendations
and suggestions would apply to the proposed
development:

>

All new construction and additions are to be
designed with the pedestrian as the primary
focus at the street level.

The side yard on each side of a development
must be the same as the side yards on the rest
of the street.

The ratio of the height to the width of the fagade
of a building must be within 10% of the ratio of
the height to the width of the facades of nearby
buildings.

Where all buildings are on the same line, new
buildings must do the same.

In the case of very wide lots, the fagcade needs to
be divided to look like separate buildings.

The amount of window area in the front of a
building and size of windows must be the same
as nearby buildings (within 10%).

The direction, pitch and arrangement of a
roof must be the same as the predominant
streetscape of the downtown core.

The height of a development cannot be less
than 80% and not more than 120% of the average
height of the 2 highest buildings in the block.

Architecture

Section 2.2 of the HCDS provides guidance on
architecture in the DC-HCD. Specifically, the following
relevant recommendations and suggestions would
apply to the proposed development:

)

Whether the relation of the addition/new
construction to the original building is deferential
or assertive, new work must acknowledge either
the original or the predominant streetscape of
the downtown core. Historic details and patterns
must be addressed in the design of new work.
New elements or configurations must not clash
with or trivialize the old.

New work shall maintain the rhythm, orientation,
and proportions of either the original or the
predominant streetscape of the downtown core,
especially where visible from the street.

New additions and infill construction shall be
compatible (able to co-exist) in terms of materials,
size, proportions, mass, height, setback, texture,
color, plan configuration, surface configuration
and other details to adjoining and/or surrounding
significant buildings.

New work shall be distinguishable from the old.

New work shall be harmonious and sympathetic
with the significant features of the structure. This
can be achieved by making the new material
slightly recessed, a different material to the old,
a different texture, surface treatment or by aging
the new. The contrast shall not be harsh or visually
obtrusive.

Design shall consider the relationship between
openings such as windows, doors and solid walls
and the continuation of horizontals such as string
courses and plinths.

Design shall pick up on shapes, mass, scale,
heights above the ground of cornices, key
moldings, materials, colors, and other details.

Existing openings shall be used to facilitate
access between the old and the new to minimize
the amount of demolition required.

New roofs shall relate to the existing roof form or
follow traditional options for additions.
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Masonry Walls

Section 3.1 and 3.3 of the HCDS provides guidance
on masonry walls in the DC-HCD. Specifically,
the following relevant recommendations and
suggestions  would apply to the proposed
development:

> The original masonry must be retained wherever
possible. If repair and/or reconstruction is
necessary, the new brick or stonework shall
match the appearance of the original as closely
as possible, in color, shape and/or pattern.

> Unpainted stone and brick shallremain unpainted.
An already painted brick wall may be repainted,
but only with a masonry paint that breathes. Many
types of paint and silicone can create a surface
coating on masonry that traps moisture and can
result in the outer surface of brick spalling off.

> When repainting, it is best to match the original
color of the masonry or apply a neutral color (i.e,
natural tones of red, beige, grey or white).

Cladding

Section 3.4 of the HCDS provides guidance on
cladding in the DC-HCD. Specifically, the following
relevant recommendations and suggestions would
apply to the proposed development:

» The application of new surfaces or coatings
that alter the appearance and character of the
heritage building's original cladding shall not be
utilized. The use of metal and synthetic sidings
such as vinyl is not supported.

> The removal of siding considered to be
unsympathetic to the District is encouraged (i.e,
aluminum and vinyl siding, asbestos tile, etc.)
Once removed, the heritage building should
be restored to its original state using available
physical and archival evidence. If the original
cladding material is unknown, a siding material
appropriate to the style of the building and
commonly used in the District shall be introduced.

> Wood siding shall be sealed and protected, not
stripped bare.

Building Openings

Section 3.5 of the HCDS provides guidance on
building openings (windows and doors) in the DC-
HCD. However, the two subsections which speak to
windows and doors are only applicable to repairs
and replacements.

42 Heritage Consulting Inc.

Roofs

Section 3.6 of the HCDS provides guidance on roofs
in the DC-HCD. Specifically, the following relevant
recommendations and suggestions would apply to
the proposed development:

» Regular inspection and maintenance are
essential, including annual cleaning of gutters
and drainpipes, as well as inspection of flashing,
chimneys, and other parts.

»  Original roof forms shall be conserved and
maintained. Elements such as the original roof
configuration, roofing material and associated
architectural details shall be maintained.

»  Roofs visible from the ground shall be repaired
wherever possible to preserve the original
materials, color, and texture. If replacement
becomes necessary, then the same material or
as close a match as possible shall be used.

»  Functional and decorative metalwork including
but not necessarily limited to eaves trough,
soffits, fascia, flashings, and downspouts, shall
be repaired, or restored if possible and original
materials maintained. If the components need to
be replaced, then comparable profiles and colors
shall be used.

Lighting

Section 4.4 of the HCDS provides guidance on
lighting in the DC-HCD. Specifically, the following
relevant recommendations and suggestions would
apply to the proposed development:

> Replacement lighting maintained by private
property owners in the core area must be
consistent with the heritage style used by the City
of Stratford when placed in an area affecting the
streetscape.

»  For the reasons set out in Sections 6.0 to 8.0 of this
report, we are of the opinion that, from a heritage
perspective, the proposed development provides
appropriate consideration and implementation
off the City’s HCDS.



The City of Stratford’s Urban Design and Landscape Guidelines (“UDLG") provide a tool to help review and
assess development proposals in both the public and private realm. The UDLG help ensure that developments
promote the highest quality of urban design, are well integrated within Stratford’s context, and conform to
the OP. The UDLG are intended as a series of recommendations that support the scale, cultural heritage,
natural environment, and public open spaces that define the City. They also provide recommendations that
representimportant design goals and are expected to be interpreted by the City, residents, and development
professionals with a degree of flexibility, to encourage creativity and excellence in design.

The following section outlines the urban design guidelines that are applicable to the proposed development.

Streets and Streetscapes

Section 351 of the UDLG provides a series of
recommendations with respect to the hierarchy
and treatments of the street network in the City of
Stratford which is primarily laid out in a compact grid
pattern comprised of arterial roads, collector roads
and local roads. The UDLG describe how important
it is to ensure that the street network continues to
evolve to support active transportation, including
pedestrians, cyclists, and transit users, beyond
their primary function as vehicular transportation
corridors.

CollectorRoads are medium capacity transportation
roads that connect and provide connections
within neighbourhoods that have a higher level of
design than Local Roads through the integration
of boulevards that include wide sidewalks on both
sides, consistent paving, lighting, and public art
where appropriate.

Sometimes working in conjunction with collector
roads, “Boulevards” are another important
component to the City’s street network. Boulevards
are intended as community places intended to
accommodate the safe movement of pedestrians,
but also provide areas for social interaction. The
City’s Downtown Core, Commercial Area and Mixed-
Use Area sidewalks are typically designed to be
wider, accommodating the highest number of
pedestrians, a variety of commercial activities and
street amenities such as trees, lighting, bike parking,
seating, etc. These streets should focus on creating
a complete, safe, intimate pedestrian environment
for walking, cycling, and socializing.

With respect to streets and streetscapes the
following design guidelines apply to the proposed
development:

> The boulevard (between curb edge and building
face) in the Downtown Core should generally
have a minimum width of 4.0 metres and be
comprised of a 1b-metre-wide sidewalk and
2.5-metre-wide boulevard that is constructed
of a hard paved surface and/or landscaping on
both sides of the street.

> Sidewalks should be coordinated with the design
of feature paving across boulevards, intersections,
crosswalks, and driveways to ensure visibility and
accessibility of the pedestrian network.

> Street trees should be located within the paved
boulevard and planted in an adequate pit under
a metal grille.

> Sidewalks should connect
recreational trail networks.

» All sidewalks should be barrier-free. Sidewalk
clutter (i.e, newspaper boxes, signage), should be
minimized to enable safe and efficient movement
of pedestrians.

with  adjoining
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Pedestrian and Bicycle Connection

Section 3.5.2 of the UDLG provides recommendations
with respect to pedestrian and bicycle circulation
in the City. In this regard, the guidelines speak to
encouraging alternative modes of transportation
throughout the City of Stratford to promote healthy
lifestyles and support a variety of land uses.
Accordingly, the UDLZG states that “good circulation
supports mixed land use and a concentrated
population, reducing auto dependency and
supporting local goods and businesses”.

Downtown Core I Commercial Area

Section 353 of the UDLG provides specific
recommendations with respect to street furniture,
including benches, bicycle racks, waste receptacles,
lighting, and bollards within the Downtown Core/
Commercial Area. In thisregard, the Downtown Core/
Commercial Area is intended to be designed with a
consistent style to promote a pedestrian orientation
on Downtown Core/Commercial and Mixed-Use
Area streets. Two specific areas of focus that apply
to the proposed development in the Downtown Core
are lighting and public safety.

Lighting

Generally, sustainable lighting practices are
encouraged to reduce light pollution, conserve
energy, and reinforce pedestrian priority. Although
this section of the UDLG generally applies specifically
to street lighting (i.e, light standards), some of
the following recommendations also apply to the
subject site and the proposed development:

» The design and location of lighting should
consider sustainability and the impacts of light
pollution, including energy efficiency; directional
lighting that reduces wasted energy, and/or solar
power, among others.

> All pedestrian and street lighting should be “dark
sky” friendly to minimize light pollution.

»  Private property lighting should ensure safe and
well-lit pedestrian areas, including parking areas
and building entrances.
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Public Safety

The UDLG provide a series of recommendations with
respect to public safety that are intended to ensure
building and site design adhere to the principles
of Crime Prevention through Environmental Design
(“CPTED”), including techniques such as natural
surveillance, natural access control, territorial
reinforcement, and maintenance. Many of the
recommendations in the UDLG are related to public
spaces, buildings, and streets when it comes to
public safety and CPTED measures; however, the
following design guidelines are applicable to the
proposed development:

> Buildings and main entrances should front on
to the public street to encourage a pedestrian-
orientated streetscape and maximize public
surveillance of the street.

»  Sight lines between buildings along designated
pedestrian walkways should be unobstructed
and well lit.

» Particularly after dark, streetscapes should
provide users with informed choices for alternative
pedestrian routes.



Parking

Section 3.6 and 43 of the UDLG provide
recommendations with respect to parking in the
City. In a general sense, and in the public realm, the
City permits parking on streets, wherever possible,
to animate the street, reduce vehicle speeds and
serve as a buffer between pedestrians and vehicles.
In addition, vehicular parking is not encouraged as
a dominant element in the City of Stratford. In this
regard, existing surface parking areas in Stratford
provide key opportunities for infill in which future
buildings can be sited at the street edge to improve
pedestrian comfort and encourage improvements
to the public realm.

The other applicable type of parking in the City is
for bicycles and scooters. The UDLG provide that
convenient parking for bicycles and scooters is
essential to sustainable and healthy transportation
options. Specifically, it is recommended that bike
racks be placed in highly active pedestrian areas
throughout the City in areas that will not impede
pedestrian movement or snow clearing. Generally,
these are locations of high pedestrian activity, and
close to building entrances. The actual parking
installations are encouraged to be post-and-ring
style, constructed of aluminum or galvanized steel.

Sustainability

Section 4.1 of the UDLG provides recommendations
with respect to sustainable design for private
developments. It is intended that new development
within the City demonstrate a high level of
responsibility to the environment. In this regard,
the following guidelines provide applicable
recommendations for sustainable design within
the private realm, including buildings and their
surrounding sites.

> New buildings are encouraged to reduce the
energy consumption of building and site systems
using appropriate mechanical and construction
technology.

»  Vegetated or “green” roofs are recommended,
especially in areas with minimal landscaping, to
minimize water runoff, improve building insulation,
and provide additional outdoor amenity areas.

»  Waterusereductiontechnologiesareencouraged,
including water-efficient appliances, such as
aerators, low-flow shower heads, dual-flush
toilets, front-loading washers, waterless urinals,
and high-efficiency dishwashers.

> Wastewater technologies, such as rain barrels
or cisterns, are encouraged in new buildings to
collect and filter rainwater to be recycled for non-
potable domestic uses.

» Density bonusing may be provided, at the
discrimination of the City of Stratford, for projects
which demonstrate a high level of sustainable
building and site design.

» If there are no salvageable materials available
from an existing development site, efforts should
be made to purchase materials from building
demolition sales, salvage contractors and used
materials dealers.
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General Land Use and Site Design

The relationship of buildings to one another and to open spaces influences the character of Stratford,
the comfort of pedestrians at street level and the quality of interior and exterior spaces. Section 4.2
provides a series of recommendations with respect to general land use and site design, including specific
recommendations on site layout and building orientation, landscaping, and storage, servicing, and loading.

Site Layout and Building Orientation

With respect to site layout and building orientation,
the following specific guidelines are applicable to
the subject site and the proposed development:

> Buildings should be located and designed to
define the public realm and frame streets, internal
drive aisles, sidewalks, parking areas and amenity
spaces.

> Main building entrances should face public streets
and be directly accessible from public sidewalks.

»  Where commercial retail uses are desirable, but
not feasible at the time of development, the design
of ground floor uses should consider the flexibility
to allow for conversion to commercial uses,
including appropriate floor-to-floor heights of 4.5
metres and appropriate treatments of entrances
and fagades.

> On streets where mixed use or commercial
development s provided, building setbacks should
generally be reduced to minimize distances
between building entrances and abutting public
street and sidewalks to create a semi continuous
streetwall. This consistency will give a sense of
enclosure to pedestrians on the streetand promote
the regular placement of shops and public uses.
Variations in the streetwall are recommended
where building forecourts, courtyards, and other
forms of public or semiprivate open space are
desired.

Landscaping

With respect to landscaping, the following specific
guidelines are applicable to the subject site and the
proposed development:

»  Landscaping should mitigate expansive or blank
building fagades in the form of clustered trees
or other forms of planting, which can have a
softening effect.

» Shrub and fencing heights should not obscure
views through to private or public development
to preserve sight lines and safety

> Rear vyards should generally provide, as a
minimum, o landscape edge treatment to
include adequate space for tree planting or other
landscape treatments, particularly where a non-
residential use abuts a residential use.
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» Fencing may be used as an alternative to
landscaping for the purpose of screening utilities
or other features.

Storage, Servicing and Loading

The UDLG recommend that views of service and
delivery areas on private properties be minimized.
Acceptable measures include landscaping and
other treatments to provide additional screening
to service area enclosures. Open storage, where
permitted, should be located at the rear of lots,
screened by building placement or by landscaping
or other screening. With respect to landscaping, the
following specific guidelines are applicable to the
subject site and the proposed development:

» Loading docks, outside storage and service areas
should be in areas of low visibility such as at the
side (non-street side) or rear of buildings.

»  Service and refuse areas should not encroach
into the exterior side or front yard setback.

»  Service and refuse areas should be screened to a
minimum height that ensures they are not visible.

» Service and refuse areas should be paved with
an impervious surface of asphalt or concrete.

» Service and outside storage enclosures should be
constructed of materials to match or complement
the main building material. No enclosure should
be made of any form of chain link or other
non-opaque fencing. Waste enclosures should
enclose an area large enough to accommodate
the peak needs of the various potential users of
the building.

»  Service areas for delivery, loading and garbage
pickup are encouraged to be coordinated to
reduce the number of curb cuts along the public
street.

> Service areas should be separated from
pedestrian amenity areas and walkways.
Separate service driveways are not encouraged.

» Service driveways should be coordinated with
those of parking areas to reduce curb cuts along
the streetscape.

> In ground refuge containers are encouraged.



Building Design

Section 4.4 of the UDLG provides a series of recommendations with respect to building design guidelines
and includes specific sections on building heights and mixed-use building types.

Heights

Accordingly, the UDLG provide that buildings in
the City of Stratford are predominately low-rise
(2-4 storeys) and new development should be
complementary and integrated with the existing
built form. Low-rise is defined as buildings that
are 1-3 storeys (3-9 metres) in height. The UDLG
clarify that low-rise does not necessarily imply low
density and that a variety of higher density low-rise
buildings are recommended to create a more urban
character as the City evolves. These developments
include small lot (frontages less than 12 metres)
single and semi-detached dwellings, townhouses,
stacked townhouses, walk-up apartments, and
other multiunit residences.

As the City evolves, it is intended that mid-rise
buildings between 3-4 storeys (9-12 metres) will be
appropriate in key areas (such as the Downtown
Core and Commercial and Mixed-Use Areas) to
create a more vital, urban character and promote
transit use. Building articulation, orientation and
ground floor fagcade design are important elements
in creating architectural quality and a pedestrian
oriented environment at the building base.

Residential Buildings

Stratford’s housing recent housing activity
indicates a gradual shift toward a moderately
higher proportion of medium and high-density
units. The following guidelines pertain to the full
range of individual buildings with a specific focus
on apartment style developments, as those
building typologies most similarly match that of
the proposed. Residential buildings are intended
to create a strong public face with dual frontages
on corner lots, while ensuring creative, high-quality,
and diverse design. Automobile storage should
be subordinate for residential buildings, and the
design should be context sensitive while ensuring
a variety in housing choice and pedestrian safety.

With respect to residential buildings, the following
specific guidelines are applicable to the subject site
and the proposed development:

»  Apartments

» Apartment developments should conform to
the regulations identified for front, side, and
rear yard setbacks as outlined in the City of
Stratford Zoning Bylaw.

» Individual unit entrances should be provided
for at-grade units.

» Setback requirements will reinforce privacy
and security through a landscaped transition
area.

» A variety of design elements should be used
to break-up larger fagades and express
individual units.

» Balconies should be provided above the
ground floor where possible and incorporated
into the building design.

» Balconies should be large enough to function
as amenity spaces.

» Parking and servicing areas should be located
to provide clear views from residential units
and communal building spaces.

» Semi-public mid-block walkways (minimum
width of 3.0 metres) are encouraged within
apartment development blocks.
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Heritage and Urban Design

Section 4.4.6 of the UDLG provides recommendations
with respect to urban design in the DC-HCD, which
is a focal point for the City. Heritage buildings
help define the contextual character of the
neighbourhood, with the preferred approach being
that all heritage features are retained or restored.
The intent of Section 4.4.6 of the UDLG is to provide
recommendations that will result in the conservation
of the heritage character of the City and to ensure

that new buildings are sensitive to the existing
heritage context and character.

Thefollowing urbandesign guidelines, are applicable
to the subject site and the proposed development,
and are generally applied to all designated heritage
properties:

> Respect for Documentary Evidence: Conservation
work should be based on historic documentation
such as photos, drawings, and physical evidence.

» Respect for Historic Material: Repair/conserve
rather than replace building materials and
finishes, except where necessary.

> Legibility: New work should be distinguished
from the old. Buildings should be recognized as
products of their own time, and new additions
should not blur the distinction between old and
new.

> The height of an addition to a heritage building
should generally be limited to its existing height,
notincludingthe cornice or parapet, to encourage
the retention of these building features.

> Changes to existing heritage buildings should
match the pre-established setback of adjacent
buildings provided a continuous streetwall is the
result.
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Heritage Infill

The subject site is current vacant and represents an
opportunity for infill development in the Downtown
Heritage Conservation District. The surrounding
heritage buildings have been considered in the
design of the proposed mixed-use building,
with specific aspects forming the inspiration for
determining the mass, scale, rhythm, and materiality
appropriate for the site. With respect to infill, the
following recommendations are applicable to the
subject site and the proposed development:

» For new developments, a balance between
heritage character and creative, context-sensitive
architectural design should be sought.

»  New infill buildings should complement yet be
distinguishable from existing heritage buildings.

» New infill buildings constructed on adjacent
heritage sites should not mimic the heritage
structure but use sympathetic massing, height,
alignment of windows, roofline, location of
entrances, treatment of the ground floor and
materials.

»  On blocks with significant continuous heritage
frontage, the height/width ratio of new
development fagades should not vary by more
than 10 percent of the height/width ratio of the
existing heritage frontage.

» - On blocks lacking continuous building frontage,
consideration should be given to match heights/
widths of neighbouring blocks.

> In infill  situations, new development should
reference the height, streetwall setback, and
massing of adjacent heritage buildings and/or
reintegrate those aspects of heritage design that
have been lost in a particular street segment.

For the reasons set out in Sections 6.0 to 8.0 of this
report,weareoftheopinionthat,fromanurbandesign
perspective, the proposed development provides
appropriate consideration and implementation off
the City’s Urban Design and Landscape Guidelines.



e 1)
e

"

'

History &
Evolution

49



The following section provides a brief history of the subject property
starting from the colonial settlement the City of Stratford to the current
ownership, use, and state of the subject site. The intent of this section is
to paint a picture of the evolution of the subject site to understand what
the subject site was historically used for and who owned it, within the
more modern context of colonial settlement.

We acknowledge that the modern-day settlement
of Stratford, was predated by various Indigenous
communities and formed part of the traditional
territory of the Anishinaabe, the Haudenosaunee,
and other First Nations.

On October 7, 1763, the Royal Proclamation of 1763
was issued by King George Il of Britain. This Royal
Proclamation was issued following the British
conquest of New France and included provisions
for the negotiation of treaties with the Indigenous
inhabitants of large sections of Canada (Aldridge, &
Fenge, 2015; and Hall, 2006). The proclamation stated
that Indigenous peoples held title to their territory
until it was ceded by a treaty. Since its issuance in
1763, the Royal Proclamation has served as the basis
of the treaty-making process throughout Canada
(quters, 2015; and Aboriginal Affairs and Northern
Development Canada, 2013).
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In 1826, the Canada Company was formed, and was
given its own charter by royal assent via King George
IV, who was the reigning monarch in Britain at the
time (Lee, 2004). In the simplest terms, the Canada
Company was essentially a large-scale surveying
and land acquisition |/ settlement company
established by the British to aid colonization of a
large part of Upper Canada. The Canada Company
was largely established by a man named John Galt,
who was entrusted as the first superintendent of the
Canada Company (Lee, 2004; and Coleman, 1978).

Land in Upper Canada that was acquired from the
Indigenous was allocated for different settlement
purposes, including the sale of approximately
404,686 hectares (1,000,000 acres) of land, as a
settlement, to the Canada Company, which would
form what s referred to as the Huron Tract. The Huron
Tract included land from the southeastern edge of
Lake Huron to as far north as modern-day Goderich
(Huron County), and as far south |/ southwest as
modern-day Sarnia (Lambton County). The Tract
also stretched east towards modern-day Perth
County (see Figure 14). The Canada Company, to
establish settlements within the Huron Tract agreed
to sell land to prospective settlers for 10 Shillings an
acre. The agreement included payment of wages
to settlers ranging from £2 to £3 per month and
housing, why lands were cleared for settlement. In
today’s Canadian Dollar value, that would equate to
roughly $3.43 to $5.15 per month.



On July 10, 1827, the Huron Tract lands were, according to colonization records, “surrendered” by Indigenous
peoples through the signing of what is known as “Treaty 29". The treaty was an indenture signed in part by
various First Nations Chiefs and the current British monarch, King George IV (Government of Canada, 2016).

Once the Huron Tract was established, the Huron Road was surveyed in 1828, and built as a means of
providing travel from Guelph to Goderich (Coleman, 1979; and Lee, 2004). It was a way for settlers to get to
the land they bought from Canada Company. Several Townships were established within the Huron Tract,
including Ellice, Downie, North Easthope, and South Easthope (Coleman, 1979; and Lee, 2004). It was at the
confluence of these townships, along the Huron Road, where the settlement of Stratford was established
besides the banks of the Little Thames River (Coleman, 1979; and Lee, 2004). The route of the Huron Road is
now followed by Ontario Highway 8 from Goderich to Waterloo Region (Ontario Heritage Trust, n.d.).

Figure 14 - The Huron Tract in Pink Showing the Huron Road and Future Location of Stratford (Source: Coleman, 1978, p. 46)
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5.2 Perth County

Perth County was first laid out through the establishment of eight townships in 1827 as part of the Huron
Tract belonging to the Canada Company. According to Perth County (2022) the townships were included
North Easthope, South Easthope, Ellice, Logan, Downie, Fullarton, Hibbert, and Blanshard, and were named
after directors in the Canada Company. An additional three townships to the north were later added, known
as the “Queen’s Bush”, that lay between the Huron Tract and Georgian Bay, which were Wallace, Elma, and
Mornington (see Figure 15). By 1850, Huron and Perth Counties official become separate counties.
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Figure 15 - Map of Perth County, 1879 (Source: H. Belden & Co. (1879). lllustrated Historical Atlas of the County of Perth)
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5.3 City of Stratford

Modern-day Stratford was first established during the surveying of the Huron Road in 1828, and Canada
Company commissioner Thomas Mercer Jones named the community “Stratford” in 1832 as an homage
to Stratford-upon-Avon, a market town in England’s West Midlands. The Town was laid out by land surveyor,
John (“Stout Mac”) MacDonald in 1834, and was incorporated as a Village in 1854 (see early map of Stratford,
potentially 1839 in Figure 16). The community which formed at what was previously known as the Little
Thames River, was renamed by Mr. Jones as the “Avon River” to pay further tribute to its English counterpart

oversedads.

Figure 16 - Early Map of The Town of Stratford (Source: Lee, 2004, p. 123)
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The site that would become Stratford was highly
regarded during its surveying for its location along
the river, where the Huron Road crossed. By 1832,
the location had only been established with open
shanties for workmen to rest up and were also used
by travellers. The shanties were eventually taken
over by squatters until a man named Anthony Van
Egmond acquired the land surrounding the junction
which was expropriated from him in exchange other
land in the Huron Tract. The surveyor John McDonald
was called back to lay out the Town boundaries,
which included five township boundary roads. Three
of boundary roads were named after the lakes to
which they led: Huron, Erie, and Ontario. According
to Coleman (1978), Stratford had no founding family
in the usual sense. The first official settlers were
the Sargints (“Seargeant” to some) “who came
to operate a hotel in the first permanent building
completed in 1832. William Sargint and his gracious
wife were the first proprietors and two of William'’s
brothers were with them” (Coleman, 1978). The year
1832 was a big year for the settlement of Stratford,
with the Shakespeare Hotel getting erected as the
first permanent building in Stratford (Coleman, 1978).
The hotel was constructed with assistance by the
Canada Company for the family of William Sargint.

According to Bart-Riedstra, & Riedstra (1999), the
original survey of the community was lost, two drawn
copies from 1839 still exist. One of the copies, drawn
by Stout Mac included street names for, which were
ostensibly based on names belonging to the British
royal family, including Albert, Brunswick, Guelph,
Cobourg, Victoria, George, etc. (Bort—Riedstro &
Riedstra, 1999).
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By 1856, the Grand Truck Railway (“GTR”) made
its way to the Town of Stratford and started what
would become a booming railway centre for the
area and the GTR (Robinson, 1989). In 1885, Stratford
was upgraded and incorporated to “City” status
following the extremely lucrative rail operations
that brought the population of the community up
from 200 in 1846 to around 9,000 that year (Smith’s
Canadian Gazetteer, 1846; and Robinson, 1989). In
1909, new “Shops” were opened to great excitement,
which would be the home of locomotive repair
and service for the GTR and eventually Canadian
National Railway, and then Cooper. The map below
shows the City of Stratford circa 1879 and is zoomed
in to show Waterloo Street South and Falstaff Street
and the approximate location of the subject site
(see Figure 17). Interestingly, the original lot fabric
shows the first lotting of the City and identifies the
subject site as Lot 4.

In the 1950s, the railway industry pulled out of
Stratford. Understanding that the City needed a
new economic driver, a journalist and Stratford locall
named Tom Patterson, had the idea to establish
a festival of Shakespearean theatre. According to
the Stratford Festival (n.d.), on January 22, 1952, City
Council gave Mr. Patterson a grant of $125 (CAD)
to seek artistic advice in New York City, New York.
Mr. Patterson managed to attract the attention
of Canadian theatre pioneer Dora Mavor Moore,
who connected Mr. Patterson with a British director
named Tyrone Guthrie.

The Stratford Festival was legally incorporated on
October 31, 1952, with Tyrone Guthrie as the first
Artistic Director, and a concrete amphitheatre was
constructed to host some of the first performances.
Since 1952, the Stratford Festival has grown to
become North America’s largest classical repertory
theatre company and has helped transform what
was otherwise an industrial rail centre into a world-
renowned arts and cultural destination.



—Subject Site

Figure 17 - Map of Stratford, 1879 (Source: H. Belden & Co. (1879). lllustrated Historical Atlas of the County of Perth)
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5.4 History of the Subject Site

The following section provides a more direct history
associated with the subject site. Given that the
original structures on site have since burned down
or been removed, the focus for this section is on the
ownership of the subject site and its uses up until
time of writing this report (October 2022).

The subject site consists of original Lot 4 on Plan
75, and part of Lots 3 and 5 on Plan 75, of the City
of Stratford. The block previously described above
as the “St. Paul’s Block” included lots 1 to 24 on Plan
75. Today, the subject site, which is municipally
addressed as 203 — 209 Waterloo Street South, is a
combination of Lot 4 and Part of neighbouring Lots 3
and 5 to the north and east, respectively. This is also
confirmed by the legal description attached to the
property’s parcel register.

Based on the historic records available, the site may
have been developed as early as 1840 and has been
used for a variety of different commercial uses,
including a stable, hotel, automotive repair garage,
bowling alley, and vacant land. Important to note
is that the subject site was historically operated as
two separate parcels (ie, 203 and 209 Waterloo
Street South), and therefore, the uses listed here are
a combination of the two parcel’s previous histories.

According to Farmer (n.d.), an archival technician
with the Stratford-Perth Archives, the most prominent
use on the lands, and specifically at the corner (i.e.,
209 Waterloo Street South) was a hotel. Apparently,
the hotel at the corner was first constructed in 1872
by a man named John Carey. At that time, it was
calledthe “Crown Hotel”. The hotel received additions
in 1888 to the front and lower two storeys, and then
a rear addition was added in 1900. According to
Farmer (n.d.), “when it originally opened, the second
floor was reserved for boarders and the third floor
was for travellers.”

56 Bright Past
Heritage Consulting Inc.

According to Ancestry records (2022), John V. Carey
was born in 1850 in Stratford, Ontario. Ostensibly, this
may have been same John Carey who help construct
the Crown Hotel, however, records are unclear.
Ancestry records provide that Mr. Carey married
Catherine Rudolph in 1892 and died in March of 1932
at the age of 82 - buried in his hometown. According
to an article in the Stratford Beacon Herald (Belton,
2022), John Carey was one of several recipients of
the Canada General Service Medal following efforts
with either the Stratford Rifles or the Stratford Infantry
company during the Fenian raids of 1866.

Not many other records of Mr. Carey are available,
but a photo of him receiving the Canada General
Service Medal is provided showing what he looked
like on the steps of Stratford City Hall circa 1922.

John Carey circa 1922 (Circled in Pink)
(Source: Belton, 2022)



Over the years, the hotel was used for a variety of businesses within the lower level including, what ostensibly
may have been a couple of bars and adult entertainment establishments (“Stone Haven, “Mugs and Jugs”,
and “Madam T's Night Club"). INn 1928, the “Crown Hotel”, was renamed to the “New Crown Hotel”, and around
1940, it was renamed again to the “Kent Hotel” (Former, n.d.). In 2003, the hotel burned down, leaving the
corner parcel vacant.

The northern portion of the subject site (i.e, 203 Waterloo Street South) was developed until around 2004.
The earliest uses on 203 Waterloo Street South, were varied and included a wood working shop, livery /
stable, a garage (including automotive sales business), and a body shop. Between 1944 and 2004, 203
Waterloo Street South was developed with a 2-storey commercial building (visually 3-storeys) and used as
a bowling alley. From 1944 and 1948, the bowling alley was called “Graham’s Bowlaway”, then from 1948 to
around 1959, the business was called “Mike’s Bowling Alley”, and then from 1959 to 2004, the business was
either re-purposed or re-named to “Bowl-Mor Lanes”. In 2004, the bowling alley building was demolished.
After 2004, all the buildings on the lands were gone, and the lands were left in their current vacant condition.

Crown Hotel around 1900,
(209 Waterloo Street South)
(source: Stratford-Perth
Archives, 2010)
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The fire insurance plan below provides a visualization of the subject site in the context of the Block circa 1908
(revised 1925) and includes the full footprint of the uses on the site at that time along with information about
setbacks and construction materials (see Figure 18). It is noted that the buildings to the north and south
along Waterloo Street South and Downie Street were used for mostly commercial and industrial purposes
at that time, apart from the church at the corner of Waterloo Street South and Douro Street (on institutional
use). The remainder of the Block to the east was residential, as it exists today. The fire insurance plan also
confirms a couple of other interesting details about the historic uses on site, specifically that:

> Setbacks along Waterloo Street South were 0 metres;

»  The construction materials of the structures on site were comprised of either brick or brick veneer over
frame;

»  There were gaps between the buildings as evidenced by the presence of windows and entrances along
both the north and south building walls;

> Uses were oriented towards Waterloo Street South only, even at the corner with Falstaff and did not
create a full dual frontage;

> Both the “Crown Hotel” and the factory across the street formed buildings at corners with no real activation
along Falstaff Street;

The building heights on site were between 1.5- to 2.5-storeys, with the neighbouring brick building to the
north listed as 3-storeys; and

» There were 3 other smaller structure located between the subject site and the existing 3-storey brick
building at 195 Waterloo Street South, which have since been removed and replaced as open space for
back-of-house uses related to 195 Waterloo Street South.
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Figure 18 - Fire Insurance Plan circa 1908, Revised 1925 (Source: McMaster Digital Archives, 1925)
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In 1925, the Garage at 203 Waterloo Street South seen on the fire insurance plan would have been the “Ford
Sales & Service | Abra-Kerr, Ltd”.

Kent Hotel circa 1982, (209 Waterloo Street South)
(source: Stratford-Perth Archives, 1982a)
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Kent Hotel circa 1984, (209 Waterloo Street South)(Source: Stratford-Perth Archives,

1984)
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Bowl-Mor Lanes circa 1982 (View 1), (203 Waterloo Street Bowl-Mor Lanes circa 1982 (View 2), (203 Waterloo Street
South) (Source: Stratford-Perth Archives, 1982b) South) (Source: Stratford-Perth Archives, 1982c)
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Kent Hotel and BowI-Mor Lanes circa 1998, (203 & 209 Subject Site circa 2004 (View 1) (Source: Stratford-Perth
Waterloo Street South) (Source: Stratford-Perth Archives, Archives, 2004a)

1998)

Subject Site circa 2004 (View 2) (Source: Stratford-Perth Subject Site circa 2004 (View 3) (Source: Stratford-Perth
Archives, 2004b) Archives, 2004c)
Bright Past
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In the 1980s, the parcel at 209 Waterloo Street South,
home of the then “Kent Hotel”, was owned by a person
named Ken Vinen. Research on Ken Vinen identified
him as popular local “Music Man”. Mr. Vinen was
known as a jack of all trades locally, with an earnest
love for all things music. Most notably, Mr. Vinen was
esteemed for his rather large and unique collection
of music and musical instruments. The collection
was significant enough to warrant its sale at Miller
and Miller Auctions Ltd on September 19, 2020.
According to Sewell (2020), Ken Vinen managed and
owned the Kent Hotel which burnt down shortly after
he sold it, and then became known as a “bed and
breakfast operator, and entertainer extraordinaire”.
Mr. Vinen's legacy in Stratford is best conserved
through his esteemed musical collection and his
former Bed and Breakfast establishment “Woods
Villa”, which, ostensibly, is located as 62 John Street
North, Stratford, now operating as the Stewart House
Inn Stratford.

Ken Vinen, Former Owner of Kent Hotel at 209 Waterloo Street South
(Source: Sewell, 2020)
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Subject Site circa June 11, 2022 (Source: Original Photo)

62 Bright Past
Heritage Consulting Inc.




Based on the Vernon’s City Directories (“Directories”) found online, we have been able to piece together a
chronology for the subject site in terms of land use, owners, and addressing between 1857 and 2022.

Between 1857 — 1906/1907, municipal addresses (sometimes referred to 911 addresses) were not included
in the description of the site in the City. However, the Directories can be referenced by Street name and
direction, which provide a good estimate of the subject site prior to its address assignment in 1906 or 1907.
By 1907, street numbers were assigned to the severed lots by the City.

The following table provides a chronology of the subject site in terms of apparent ownership and uses. It
is noted that the following is based on available records from OnlLand, the Stratford Directories, and other
previous research projects. The following does not constitute a comprehensive legal chain of title and may
have some gaps in the information as well as names that could be misspelled due to discrepancies in
gleaning hand-written records within scanned historical books. As such, the following provides as close to a
chain of title as possible, with accuracies in the uses on the lands provided through the historical Stratford
Directories.

203-209 Waterloo Street South

Year Use and Owner

2022-Present Vacant - The Bradshaw Towns Inc.

2016-2022 Vacant - Rambri Management Inc.
2013-2016 Vacant - Kitty-Corner Properties Ltd.
Year 203 Waterloo Street South Year 209 Waterloo Street South
2013 Vacant - Kitty-Corner Properties 2013 Vacant - Kitty-Corner Properties Ltd.
Ltd. (Properties Merge on Title) (Properties Merge on Title)
2004-2013 Vacant - Dion Lach 2003-2012 Vacant - Nadia Troezka
_ Bowl-Mor Lanes - Dion Lach 2 Kent Hotel - Nadia Troezka (Burned
2001-2004 (Demolished 2004) 1997-2003 Down 2003)
1981-2001 Bowl-Mor Lanes - Wailter &Sheild 19541997 kent Hotel - ken Vinen
Brown
1961-1980 Bowl-Mor Lanes - Vernon Tuer 1977-1979 ifrr;thotel - Victor Hayler & Sheldon
B Mike’s Bowling Alley / Sub- - B .
1945-1960 Tenants - Mike Gornyiczki 1969-1975 Kent Hotel - Kosta Radulovich
_ Graham's Bowlaway / Graham's _ e .
1942-1945 Body Shop - Donald Graham 1963-1967 Kent Hotel - Elsie Harrington
1940 Vacant 1957-1961 Kent Hotel - Leo Harrington
Hudson Cars / International
1939 Trucks - Pauli & zZinn (Wilfd Pauli, 1948-1955 Hotel Kent - W.H. Graham
Herbt Zinn)
Stratford Hudson Terraplane 5 _ '
1937 Motors (Goroge) 1939-1944 Hotel Kent - Ruf, Emil S.
1933-1936 Stratford Hudson-Essex Motors 1936-1937 New Crown Hotel - Eiehenberger, H
1931 Vacant 1931-1935 New Crown Hotel - Baldwin, Wm
1927-1930 Ford Sales & Service - J D Kerr Ltd. 1930 Vacant

203-209 Waterloo Street South
City of Stratford
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203-209 Waterloo Street South

Year 203 Waterloo Street South Year 209 Waterloo Street South
1924-1926 E%d Sales & Service - Abra=Kerr 14,4 New Crown Hotel - Donohue, Leo

Newell's Garage / Distributors
1923 Durrant and Star Sutomobiles, 1928 New Crown Hotel - AJ. Haigh
and Beaver Trucks - Newell T.H.

1922 Newell's Garage - Newell T.H.

Gray Port Garage / Gaul & 1924-1927 Crown Hotel - James McArdle
1921 Schrader Auto Repairs - W.F.

Newell

John McDonald & Co. [ Garage

1916-1920 (Ford Car Dedalers) 1920-1924 Crown Hotel - Headley Cook
1907-1915 Livery, H Easson & Co. 1907-1920 Crown Hotel - Richard McArdle
* Addresses Not Yet Assigned
1904-1906 Livery, H Easson & Co. 1897-1906 Crown Hotel - Richard McArdle
1900-1904 Wood Carver, Ed Fitzgerald 1896-1897 Crown Hotel -Eliza Quinn
1896-1900 Wood Working Shop, Eliza Quinn 1882-1896 Crown Hotel -Maurice Quinn
1886-1896 gﬁgﬁ Working Shop, Maurice 1877-1882 Crown Hotel - William Marshall

B Wood Working Shop, Harriet
1885-1886 Jacobs

_ Wood Working Shop, Arnold T
1876-1885 Schner

1867-1877 Crown Hotel - John Carey

5 Wood Working Shop, Adam
1867-1876 Krantz
1857-1867 Wood Working Shop, Francis

Shanly

As shown in the table above, the subject site has been the location for a variety of commercial and or
industrial type uses over the years. The most common use at 209 Waterloo Street South (i.e., corner parcel)
was a hotel, while the most common use at 203 Waterloo Street South was a bowling alley or garage.
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The following figures provide topographic maps
of Downtown Stratford, with the subject site
approximately located on each. Between 1927 and
1972, the general road patterns have not changed.
Most of the changes are in the land uses; however,
since the subject site is located at the periphery of
the Downtown, not a lot of difference can be seen
by examining these topographic maps, as the area
was generally built up by 1927.

Generally, the topographic maps leave out a lot
of detail for the site in terms of building footprints
and specific land uses. The evolution of the City’s
Downtown and the site can is better assessed
through an examination of historic air photos of the
subject site. The following is taken from 1954, and the
development of the subject site can just barely be
made out (see Figure 23).

By the 1960s the City had built up significantly, with
much of Downie Street and Waterloo Street South
looking how it does today. An air photo was taken
of Downtown Stratford in 1963, which also shows the
subject site and the buildings on site at that time
(see Figure 24 and 25).

In 2003 a fire broke out in the hotel at 209 Waterloo
Street South (i.e., the hotel). After the fire, the remnants
of the building were demolished, and the parcel left
vacant. In 2004, the building previously housing the
bowling alley was demolished, leaving the other
parcel vacant as well, and creating the current site
condition. In 2013, the owners of the two parcels
sold the land to Kitty-Corner Properties Limited, who
registered their ownership on title under that name,
effectively merging the two parcels on title.
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Figure 19 - 1927 Topo Map (Source: Department of National
Defence, 1927)
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Figure 22 - 1972 Topo Map (Source: Department of National
Defence, 1972)
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Figure 20 - 1933 Topo Map (Source: Department of National
Defence, 1938)
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Figure 23 - Air Photo circa 1954 (Source: University of
Toronto, n.d.)
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Figure 21-1959-60 Topo Map (Source: Department of
National Defence, 1959-60)
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Figure 24 - Air Photo circa 1963 (View 1) (Source: Stratford-Perth Archives, 2022)
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Waterloo Street

Figure 25 - Air Photo circa 1963 (View 2) (Source: Stratford-Perth Archives, 2022b)
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The following section provides an evaluation of the remaining potential
cultural heritage value of the subject site as per O. Reg. 9/06: Criteria
for Determining Cultural Heritage Value or Interest under the Ontario

Heritage Act, R.S.0. 1990, c. O.18.

O. Reg. 9/06 is the legislated criteria for determining cultural heritage
value orinterest andis related to design and/or physical values, historical
and/or associative value, and contextual values as follows.

The criteria for determining Cultural Heritage Value
or Interest (“CHVI”) under O. Reg 9/06 is as follows:

1. The property has design value or physical value
because i,

i. is a rare, unique, representative, or early
example of a style, type, expression, material,
or construction method,

ii. displays a high degree of craftsmanship or
artistic merit, or

iii. demonstrates a high degree of technical or
scientific achievement.

2. The property has historical value or associative
value because it,

i. has direct associations with a theme, event,
belief, person, activity, organization, or
institution that is significant to a community,

ii. yields,orhasthe potentialtoyield,information
that contributes to an understanding of a
community or culture, or

iii. demonstrates or reflects the work or ideas
of an architect, artist, builder, designer, or
theorist who is significant to a community.

3. The property has contextual value because it,

i. is important in defining, maintaining, or
supporting the character of an areaq,

ii. is physically, functionally, visually, or
historically linked to its surroundings, or

iii. is a landmark.

It is noted that the subject site is already identified
as a property of CHVI due to its location within
a designated heritage conservation district. The
purpose of this evaluation is to determine what, if
any, specific CHVI remains on the now vacant parcel
that is 203-209 Waterloo Street South. Given that
the structures on the subject site have either since
burned down or been removed, the evaluation is
strictly related to the vacant land.

Design [ Physical Value

There are no remaining structures, remnant
structures (such as foundations) or built / designed
elements left on the subject site that provide any
design and/or or physical value. All design and/or
physical value was lost when the former structures
burned down and subsequently demolished.

Historical [ Associative Value

The original lots (i.e, Lots 3, 4, and 5 on Plan 75), have
since been altered and or severed, with the subject
site existing today as all of Lot 4, and part of Lots 3
and 5 on Plan 75. As well, given that the site exists
on the southern periphery of the Downtown, its
association with the establishment and settlement
of Stratford and the evolution of the Downtown Core
is limited. Any real historical and/or associative
value was removed with the removal | loss of the
former structures. Therefore, the site does not yield
information as it relates to the early settlement
pattern of the Downtown, and ultimately, there is
no historical and/or associative attributed to the
subject site.
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As well, the only records found for people who may
have previously been related to the site was that
which referenced Mr. John Carey, builder, or owner of
the original Crown Hotel, and Mr.Ken Vinen, manager,
and owner of the Kent Hotel. While Mr. Carey did
receive a medal for his efforts with either the Stratford
Rifles or the Stratford Infantry company during the
Fenian raids of 1866, Mr. Carey is not noted in any
other records. Mr. Vinen was regarded in an article
published by an auction house, which gave a brief
biography of his life, as an esteemed “"Music Man”.
However, Mr. Vinen's legacy is better represented
and conserved through his musical collection, which
went up for auction in 2020 and through his former
bed and breakfast at what was likely 62 John Street
North. Since the hotel has since burnt down, there
is no historical or associative value tied to former
owners, and generally no historical or associative
value tied to the site. Any associative value related
to previous owners is either non-significant or there
are better existing representations of their legacy
elsewhere in the City.

Contextual Value

The subject site could be important in helping to
maintain or support the character of the Downtown
in terms of a continuous heritage frontage. However,
the subject site has been vacant for some time and
has resulted in a hole within this heritage frontage.
As well, several structures, historically constructed
north of the site between the site and 195 Waterloo
Street South have also been removed, and the
original building fabric along Waterloo Street South
between Douro Street and Falstaff Street is, therefore,
not representative of the original streetwall. As a
vacant parcel of land alone, the subject site is not
physically, functionally, visually, or historically linked
to its surroundings, nor is it a prominent landmark
in the City. The vacancy of the subject site tends to
detract from the heritage value of the Downtown
Core HCD. The subject site is currently a hole in the
contextual heritage fabric and should be filled in to
maintain its contextual value as part of a continuous
heritage frontage. Ultimately, there is no contextual
value currently associated with the subject site.

70 Heritage Consulting Inc.

Given the above evaluation, there are currently no
heritage attributes associated with the subject site
as a vacant parcel within the City’s DC-HCD.
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The following section is intended to assess the potential impacts of the
proposed 3-storey residential development at 203-209 Waterloo Street
South against three things:

1. The potential impact to the subject site itself;

2. The potential impact on surrounding adjacent / contiguous
buildings and properties; and

3. The potential impact on the broader Downtown Core HCD.

Development impacts can be direct or indirect, and they can affect
resources andlandscapesdifferently overtime. The construction process
itself can affect resources and landscapes during a pre-construction
phase when preparing a site for construction, during the construction
phase, and or once construction is completed (e.g., removing protective
barriers). Impacts to a cultural heritage resource may also be site-
specific or widespread, and any impacts can have different degrees of
severity from low, moderate, or high.

In order to respond to the three areas of impact identified above, the
following sub-sections will assess the proposal against several potential
impact categories, some of which are special to the Downtown Core
HCD and related standards.
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Since the subject site is currently vacant, there are
no impacts in terms of architectural details to the
subject site. In terms of the surrounding structures, the
assessment is limited to only 193-197 Waterloo Street
South and 245 Downie Street, since Battery Park is too
far removed, and 204 Downie Street (i.e, the YMCA)
and 22-24 Falstaff Street are not heritage properties.

Overall, the proposed 3-storey residential building
has been designed to help animate Waterloo
Street South and create a positive interface with
the heritage context of the other buildings along
Waterloo Street South to the north and within the DC-
HCD. The general architectural style incorporates
pboth functional and decorative elements into the
building design, including the use of construction
type and materials (i.e, brick veneer) that is in
keeping with the historic construction methods
along this portion of the Waterloo Street South.

The building will result in a harmonious blend with the
other architectural styles along this section of
Waterloo Street South in terms of materiality, colours,
building heights, and built form synthesis. The
brownstone style of architectural design coupled with
the parlour floor feature, is reminiscent of an older
urban architectural style, and will maintain the
general rhythm, orientation, and proportions of the
predominant streetscape. Although a front yard has
been introduced, this setback is an acceptable
deviation from the other buildings along this section of
Waterloo Street South and is unique to a brownstone
style apartment building, which must provide enough
separation from the street to accommodate the
stoop and raised parlour floor. As well, the 3.0-metre
exterior side yard setback proposed complies with the
zoning provisions for apartment buildings in the C3
zone, and the proposed (up to) 5.0-metre front yard
setback is strictly a technical exception to permit a
raised parlour floor. The building wall along this
section of Waterloo Street South, will generally remain
consistent with other buildings in the area.

Ultimately, the introduction of a front yard, is one
option of introducing an entirely residential use and
is an improvement to the context over a vacant lot.
As well, the proposed design with tall 4.5-metre-
high parlour floor, 10-foot doors, window symmetry,
3-storey overall height, brick veneer, and upper-level
dormers is compatible with not only the surrounding
mixed-use buildings, but the nearby residential
dwellings within the Block as well. Furthermore, the
proposed design will not clash with or trivialize the
other existing buildings along Waterloo Street South,
even though the two mixed-use buildings at 195 and
189 Waterloo Street and the church at the corner
have no front yards.

As a corner lot, building orientation is treated more
uniquely. The introduction of both a front and exterior
side yard on site, is not only appropriate for a site
at the edge of the Downtown, but complies with the
zoning regulations, and is generally preferential for
a stand-alone residential use, especially when near
to other residential uses to the east. The setbacks
from the streets lend to a sense of privacy for units
which are accessed directly from the street and give
opportunity for residential-focused streetscape
improvements such as landscaping.

Strong pedestrian connections to the street will be
provided via the entrances directly onto Waterloo
Street South, and the character of the DC-HCD will
be reinforced through the brownstone design and
choice of colour and material.
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Intermsofthe proposal'simpacton245Downie Street,
there are several factors which were considered. First,
the height of the proposed building is subordinate to
that of the presence of 245 Downie Street, which is
technically 3-storeys tall, but has a 4-storey street
presence. Second, the proposal adopts an exterior
colour that is in keeping with the local colour palate,
of which, was created using visible colours from 245
Downie Street. Third, the proposal has taken into
consideration the fact that 245 Downie Street has @
half storey at grade, giving the street-level view of
the building an appearance of a tall ground floor.
The proposal adopts a similar built form by utilizing
the brownstone style which introduces a raised
parlour floor via a stoop off the street. The parlour
floor will be raised from the street by about 2.1 metres
and the parlour floor itself will have a floor-to-ceiling
height of 4.5-metres. The effect will be a similarly tall
ground floor appearance that is compatible with
245 Downie Street, thereby, maintaining the rhythm
of this individually designated heritage building
across the street.

In our opinion, the proposal appropriately introduces
an entirely residential built form with a front yard
onto a corner lot at the southern periphery of the
DC-HCD. The overall building design is compatible
with the rest of the DC-HCD character due to the
brownstone design, 3-storey building height, floor-
to-ceiling heights, colour choice, and materiality — all
of which are appropriate for the site and surrounding
context. The design while complimentary to the
surrounding original brick, stone, or stucco masonry
wall buildings, will also be distinguishable from
the old. As an infill development, the proposed
building will maintain and be compatible with the
existing adjacent buildings in terms of established
size, proportions, mass, and height. Lastly, and in
our opinion, the proposed design adopts elements
from other existing surrounding building designs
and shapes and utilizes key decorative elements
such as moldings, materials, and other details, and
combining them to create a compatible built form.

Therefore, there are no anticipated negative impacts
to surrounding structures or buildings in terms of
architectural detail.
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Most of the buildings along Waterloo Street South
between Douro Street and Falstaff Street are 2- to
3-storeys in height and are situated abutting the
boulevard with little to no front yards. This helps to
create a continuous heritage frontage along the
street.

The current vacancy of the subject site detracts from
this continuous heritage frontage along this section
of Waterloo Street South and should be mitigated
with a proposal that fills in this hole. However, all
the other buildings along Waterloo Street South are
mixed-use or institutional, and the build out of the
subject site had to reflect two different rhythms.
The first being the buildings to the north, and the
second being 245 Downie Street to the south. By
default, the buildings to the north form part of the
heritage context of the City because they are within
the DC-HCD. The Bradshaw Lofts on the other hand
is a building that is individually designated, and
therefore uniquely important to the immediate
context. Therefore, it was elected that the proposed
design matches the rhythm and proportions of 245
Downie Street. In this regard, the brownstone style
was elected as entirely residential built form, which
includes a raised parlour floor and a tall floor-to-
ceiling height for the first level. This massing creates
a similarity in massing with the former factory across
the street, which also has a partial level at grade and
a visibly tall first floor when viewed from the street.

As well, the site is unique in that it represents the
southernmost limits of the DC-HCD, is surrounded by
a variety of uses including residential, commercial,
and institutional, and is a rather large corner lot.
The proposal takes advantage of these unique site
circumstances by introducing a residential use with
a front yard while still filling in the broken frontage
along this section of the street. The proposal will not
onlyfillin the gap but will continue to create an active
frontage along this section of Waterloo Street South
by orienting the main building entrances along the
street. Although a front yard has been proposed,
this decision will help create a transition between
the periphery commercial uses to the north, and
the mature residential neighbourhood to the east,
creating a street interface that is both residential
and urban in nature.



The proposal would help fill in what is otherwise
a gap in the heritage frontage along this section
Waterloo Street South and will help repair the broken
streetwall at this corner.

In addition, in our opinion, the proposed building has
been designed with pedestrians in mind, in that the
building will provide a fagade that creates a focus at
the street level. According to the DC-HCD Standards,
the ratio of the height to the width of the fagcade of a
building must be within 10% of the ratio of the height
to the width of the facades of nearby buildings. The
adjacent lots (north, east, and south) of the subject
site (i.e,, 193-197 Waterloo Street South, 22-24 Falstaff
Street, and 245 Downie Street) have frontages that
range from around 21 to 40 metres. The buildings
on the adjacent lots east and west, have heights
between 2 — 3 storeys (4-storeys visually). The ratio
of the height to the width of the fagades of the
adjacent buildings east and west of the subject site,
therefore, averages around 0.1 storey for every metre
of lot width.

The subject site has a frontage of about 245
metres along Waterloo Street South and proposes
a building height of 3-storeys, which equates to a
fagcade height to width ratio of roughly 0.12 storeys
for every metre of lot width. Therefore, the proposed
building matches the fagade height to width ratios
surrounding the site.

The amount of window area in the front of the
proposed building and size of windows is generally in
keeping with the window areas and sizes of windows
in abutting and nearby buildings. The direction, pitch,
and arrangement of the proposed single sloped roof
with dormers leveling out to a flat roof is acceptable
for an entirely residential built form, and given the
height of the proposal, is generally consistent with
the predominant streetscape.

Lastly, the height of the prosed development at 3
storeys is compatible with the surrounding buildings
in that it falls within the existing height range of 2 to 4
storeys found within the Block and across the street.

Inouropinion, there are nonegative heritage impacts
in terms of location and massing resulting from the
proposed development on the subject site, on the
surrounding buildings, and to the general heritage
context of the Downtown Core HCD including the
Waterloo Street South frontage.

The proposed building will be constructed of modern
materials including a brick veneer in keeping with the
historic buildings that occupied the site. The general
design will be rectilinear and adopt similarities from
the brownstone style of apartment architecture
common in New York City, complete with raised
parlour floor, stoop, lower-level entrances, decorative
elements, and separating features between each
level of the building. The differentiating feature from
the typical brownstone style is that of the upper-
level dormer, which lends a uniquely residential feel
to the proposal. The proposed masonry material is
brick and, in our opinion, matches the appearance
of other surrounding brick masonry walls as closely
as possible.

The colour of the masonry wall should adopt the
“Surrounding Colour Palette” identified above in
Section 2.4.2 of this report to ensure that the new
building matches the neutral and/or earth tones
of the surrounding buildings. The entire building
will be clad using a brick veneer, which will match
the appearance of the surrounding brick buildings
in the areq, lending to a consistent aesthetic when
viewed from the public ROW.

The proposed building openings (e, windows
and doors) generally match those of surrounding
structures in terms of proportions, symmetry,
divisions, depth of inset into the wall, and detail of
framing elements. The first level is accessed via a
stoop off Waterloo Street South, where tall 10-foot
doors with single side lights create a prominent
entrance into units with celling height over 14 feet
on the parlour floor. The upper level on floors 2 and
3 adopt a more traditional floor-to-ceiling height of
8-feet and the 2" floor features tall vertically oriented
windows that align with the doorways below them.
The 3™ floor is a little more unique in that is has a
partial half-storey on the street side (sloping ceiling)
with dormer windows that project in five locations
along the front fagade generally alternating with the
openings of the 1t and 2" levels. The height of the
first floor and its opening have taken inspiration from
the Bradshaw Lofts building across the street which
also has tall windows above a tall ground floor level.

Given the current vacancy of the subject site, the
proposed building will fill in a gap within the heritage
frontage along this section of Waterloo Street
South, and will overall be an improvement to the
neighbourhood, repairing a broken frontage.
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Overall,in our opinion, the fagade has been designed
to complement the existing heritage character of
the area, which largely consists of brick and stone
masonry walls, with generous symmetrical window
openings (mostly tall and rectilinear) and other
decorative elements. So long as the colour selection
for the brick veneer adopts from the “Surrounding
Colour Palette” identified above in Section 2.4.2 of this
report, then there are negligible impacts anticipated
to the built heritage context in terms of fagade
treatments. The only real difference will be the upper
floor building line which includes a single-pitched
roof with dormers instead of a flat roof. However,
in our opinion, as the proposal is not a mixed-use
building, the single-pitched roof with dormers that
levels out to flat, is a much better expression of
residential architecture on the periphery of the core
and is more compatible with the other residential
uses to the east which are outside of the DC-HCD.

The subject site is currently vacant, and therefore
destructionoralternationisnotpossible.Furthermore,
the development does not propose to destroy or alter
any of the surrounding buildings forming part of the
Downtown Core HCD or the individually designated
building at 245 Downie Street. Therefore, there are
no impacts in terms of destruction or alteration that
are anticipated.

The subject site is only physically adjacent to one
designated heritage building - the 3-storey red
brick building at 193-197 Waterloo Street South. This
building must be protected from any activities
that could cause them damage or destruction,
including construction. To ensure that activities
during construction do not result in the damage
or destruction to any of these existing heritage
properties, it will be a recommendation of this
report that a construction management plan be
prepared to demonstrate how the buildings will
be properly conserved pre-, during, and post-
construction activities, including a truck turning and
heavy equipment monitoring and management,
and a blasting management plan should any
blasting operations be required during construction.
A blasting management plan, if required, should
also consider protections from vibration-caused
impacts.
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The proposed building is 3-storeys in height and will
align with the existing streetwall along this section
of Waterloo Street South. Furthermore, the proposed
building width is in keeping with the existing height
to lot width ratio of the abutting buildings to the
north, east, and south. The height will generally
be level with if not lower than existing buildings to
the south. Shadows produced from the proposed
building will be incremental in nature, casting only
slightly different shadows than what was previously
existing on site prior to the original structures being
removed. Given the building’s proposed height in
line with neighbouring structures, the shadows are
anticipated to be incremental in nature and the
impacts minoror negligible.Furthermore, the building
height and use is permitted as of right through the
established zoning. In creating zoning standards
for sites, matters such a sun, shadows, and privacy
are all considered. Land uses to the north will not be
impacted since the building will generally match the
heights of the abutting structures. Just north and
east of the site is the paved back-of-house area
shared by the other buildings on the block and is not
shadow-sensitive space.

Overall, the size, shape, and articulation of the
proposed building will create incrementally different
albeit new shadows at different times of day and
year but are not anticipated to limit the penetration
of direct sunlight onto both public and private
spaces. Lastly, there are no shadow-sensitive uses in
the area or within this portion of the Downtown Core
HCD. Shadow-sensitive include things like designed
landscaping features that require a certain amount
of sunlight to survive, or stained-glass windows, or
historic school yards and playgrounds, etc. Since the
nearest shadow-sensitive use, may be the church at
9 Douro Street. However, since the proposed building
has proposed height equal to that of the church
and is twice separated by other building, there
will be no impacts to any stained-glass attributes.
Therefore, overall, shadows are not anticipated to
have a negative impact on the surrounding heritage
context of the Downtown Core HCD or the adjacent
property at 245 Downie Street. The incremental
shadows produced on the Waterloo Street South
ROW will be incremental in nature, with zero to minor
increases in the shadows cast.



7.6 Isolation

The proposed building will not isolate any specific
features or buildings within or adjacent to the
subject site, nor will it isolate any of the components
of the Downtown Core HCD. Therefore, there are no
impacts anticipated in terms of isolation.

7.7 Directorindirect
Obstruction of Views

As a stand-alone parcel, the subject site does not
comprise a significant identified view or heritage
corridor. In its current vacant state, the subject site
detracts from what could otherwise be a partially
continuous heritage frontage along Waterloo Street
South. The proposed building will, therefore, not
result in a direct or indirect obstruction of views.
Rather, once built out, the proposed building will
help contribute to the creation of a more continuous
heritage frontage along this section of Waterloo
Street South and will help repair the streetwall at this
corner. [t will improve the view along Waterloo Street
South towards the Downtown when viewed from the
intersection of Falstaff Street and Downie Street.

7.8 ChangeinLand Use

The proposed building does not require a change
in land use to permit the proposed use. Standalone
residential apartment buildings are permitted
through the applicable and in-force site-specific
Zoning By-law. Furthermore, the introduction of an
entirely residential building is compatible for the
neighbourhood, as the Block contains a variety of
uses, including a wide range of residential dwellings
to the east.

7.9 Land Disturbance

Land disturbance impacts are typically associated
with archaeological matters below grade. The
subject site has been developed onfor overi182years,
with only the most recent portion of history seeing
it as vacant. Over the years, the site would have
been subjected to numerous construction activities
that significantly disturbed the soil, including the
digging of basements, installation of servicing and
utility trenches, and/or the installation of septic
systems prior to the arrival of municipal services,
among others. In our opinion, any below-grade
archaeological potential would have been removed
by now. Furthermore, there is no historic evidence of
post-European settlement uses, such as churches
or cemeteries, having existed on the subject site,
which are sometimes associated with burial plots.
Therefore, the proposed building is not anticipated
to result in any land disturbance impacts beyond
what would have already occupied over the 180-
year period the site has been developed.

It will be a recommendation of this report that if
any human remains, or pre-European settlement
artifacts or structures are found during construction,
that construction should cease temporarily until an
archaeological assessment can be completed.
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The following section assess the impacts of the proposed development
from an urban design standpoint following the policy directives outlined
in the City’s Official Plan, and the guidelines set out in the City's City
of Stratford’s Urban and Landscape Design Guidelines. Many of the
below urban design matters relate to and overlap with heritage matters
discussed above. Since this is a joint report whereby heritage and urban
design are interrelated topics, some of the assessments have been

carried forward.

Urban design can impact public health and safety, physical activity,
traffic accident risk, access to resources, context, desirable, visitability,

accessibility, and aesthetics.

The proposed building is generally oriented in a
north-south direction on the site, with the front of the
building and access to each unit oriented towards
Waterloo Street South. The portion of the building
along Falstaff Street will be an exterior main wall
of the building. The proposed lot coverage is 22.7%,
with the building front taking up 23.2 metres of the
24.5-metre-wide lot width along Waterloo Street
South (about 95%), resulting in a compact infill
development at the periphery of the Downtown, and
an efficient use of currently vacant parcels.

There is a crescent-shaped driveway proposed off
Falstaff Street that provides an entrance to the site
at the furthest easterly point along Falstaff Street
and exits back onto Falstaff Street central to the
site’s frontage. This driveway provides simple, mostly
one-way traffic circulation, to the proposed surface
parking lot at the back of the site. By having the
driveway and parking lot oriented to the back of the
site, parking and service areas will always be within
clear view from the residential units, and traffic
will be directed away from Waterloo Street South.
As well, the drive aisle will continue to function as
it does today, in its parking lot role, with a similarly
located access from Falstaff Street.

The siting and massing of the proposed building
adjacent to both Waterloo Street South and Falstaff
Street will help frame the street space at this corner
by creating a pedestrian-only use while ensure no
parking is provided between the building and the
street. By siting the building as close as possible
along the Waterloo Street South frontage (while
accounting for a raised parlour floor), the building will
help contribute to the repair of the streetwall,
thereby, filling in a vacant and underutilized land
assembly at the periphery of the Downtown and
helping to create a more active street frontage. The
design and siting of the building will provide new
residents with ease of access to Waterloo Street
South and will result in a clearly defined public versus
private space.

Each unit of the apartment building will have its own
walk-up off Waterloo Street South and will be directly
accessible from public sidewalks. Since the building
is proposed as an entirely residential development,
both front and exterior side yard building setbacks
have been introduced. The exterior side yard setback
is in compliance with the zoning provisions, but the
building, which had to accommodate stoops
introduces a slightly greater front yard, yet still
minimizes the distances between building entrances
and abutting public street and sidewalks as much as
possible, to create a semi-continuous streetwall. This
consistency  will  help  contribute to the
pedestrian-scale of the block and a sense of
enclosure to people on the street.
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Overall, the proposed building, with a 3.0-metre
exterior side yard setback, mildly greater front yard
intended to accommodate a parlour floor,
street-orientated building face, and roughly 95% lot
coverage is appropriately established on the lands
and represents a more efficient use of currently
vacant parcels. The proposal will contribute to the
compactness and intensity of the neighbourhood at
the periphery of the Downtown. The scale is
appropriate for and complimentary to the
surrounding built form, and to the creation of a
semi-continuous streetwall along Waterloo Street
South. In our opinion, the 5.0-metre front yard
setback is an acceptable and minor change to the
existing building line and will help accommodate a
unique residential building typology with a raised
parlour floor. Given the existing hole in the street
frontage, the new building will represent an overall
repair to the building line along Waterloo Street
South, and will feature a front yard setback in keeping
with the range of front yard setback found in the
area, showcasing a new building that is
distinguishable from the old.

Waterloo Street South is one of Stratford’s arterial
roads and it serves regional and local travel demand
by carrying large volumes of all types of vehicular
traffic. Direct access from properties along arterial
roads in Stratford may be restricted.

The proposed driveway and parking for the proposal
would be entirely accessed off Falstaff Street, which
isalocalroadintendedto serve local traveldemands
by providing direct access from abutting properties
to the road system. Therefore, the proposed site
access to and from Falstaff Street is an ideal
approach to parking and access for property as a
corner site at the intersection of an arterial and a
local road.

All proposed interaction at the interface of with
Waterloo Street South and the subject site will be
pedestrian in nature. In this regard, the site has been
designed to repair the existing streetscape along
Waterloo Street South by filling in a currently vacant
parcel, by creating visual interest along the street
in the form of stoops, some landscaping elements,
and unique building design, and by introducing
pedestrian interaction.

In our opinion, the proposed development has had
appropriate regard for the streetscape provisions in
the City of Stratford Urban Design and Landscape
Guidelines.
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Facade Design and Treatments

As stated above, the building is proposed to
be constructed out of predominantly modern
construction materials with concrete foundation
and walls, and brick veneer cladding. The building
also proposes to adopt from the local colour palette,
will use asphalt shingles in keeping with other
nearby residential buildings, and will feature other
modern elements such as glass panel railings and
horizontal wood siding on any non-brick elements.
The combination of these fabricated and natural
elements will provide a complimentary and modern
building appearance with the other buildings
along Waterloo Street South and the surrounding
neighbourhood. As well, the height of the proposed
building complies with the zoning standards and
is generally in line with and proportional to that of
its nearest neighbouring buildings at 195 Waterloo
Street South and 245 Downie  Street. The
proposed floor separations are consistent with
other buildings within Stratford’'s Downtown and
particularly with its neighbour across the street at
245 Downie Street. Together, both the Bradshaw Lofts
at 245 Downie Street and the proposed building will
give a consistent “grand” street appearance.

The design language of the front fagade is rectilinear
with a brick veneer wall and generally symmetrical
openings oriented towards the street with tall glass
doors with single side lights, tall and large single-
paned windows on the 2" floor, and tall centrally
located dormerwindowsontheupperlevel. Thelevels
are separated with horizontal design expressions
including moulding between the 2" floor and 3™
floor, and an eye-line separation created between
the top of the parlour floor and the 2" floor because
of the tall front doors and side lights.

The raised portion of the building between grade
level and the bottom of the parlour floor, is broken
up using several design traits including the stoop,
and a horizontal banding that forms a prominent
visual interest separating the bottom of the parlour
floor from the lower-level units.

The brick veneer is proposed consistently around the
entire building, only separated by the introduction
of horizontal wood siding. Both brick and wood
siding are higher end materials and will lend to the
prominence of the building at the corner.



The roof line is generally flat when viewed from
Waterloo Street South and is generally in keeping
with the roof lines of the neighbouring buildings.
There is a portion of the roof which features a single
slope from the edge of Waterloo Street South, east
towards the rear of the site. This single sloping portion
was introduced to provide visual interest to the front
of the building, and to create a distinctly residential
building presence incorporating dormers. The
remainder of the building’s roofline is flat in keeping
with its neighbours to the north and south.

The proposed architectural features including the
entrance location, stoops, raised parlour floors
masonry wall, horizontal banding, moulding,
decorative features, dormers, local colour palette,
and roofline will all contribute to the definition of the
street, helping to frame both Waterloo Street South
and Falstaff Street at the corner. By locating service
infrastructure and utilities, parking, and drive aisles
to the rear of the subject site, the development
will minimize visual impacts along Waterloo Street
South.

In our opinion, the proposed design treatments
provide a high quality of design that contribute to the
visual quality of the streetscape, complementing the
massing patterns, rhythms, character, materiality,
and context of adjacent existing development.

Colours

The surrounding colour palette is a mixture of
neutrals (e.g., greys, whites, blacks), and earth tones
(e.g. browns, yellows, beiges, and muted reds). There
are also afew brighter and unique coloursin the area
including blues, pinks, and bright red. The colours
selected for the cladding and roof of the proposed
development have not yet been finalized, but the
Applicant has advised that the local colour palette
will be respected. It will be a recommendation of this
report that, given the heritage context of the site,
colour selection for the brick veneer, stoop colour,
horizontal wood siding, and decorative elements
should take from the identified “Surrounding Colour
Palette” in Section 2.4.2 of this report.

Lighting

Lighting details have not yet been finalized as part
of the proposal. It will be a recommendation of this
report that, lighting be designed to ensure that there
is no light spillage or glare cast over adjacent uses.
Light fixtures and bulbs should utilize energy efficient
LED bulbs, with directional (downcast) fixtures, and
consistent lighting in certain areas including above
entrances, to the rear of the building, and along
the proposed drive aisle. Lighting should ensure
that there is no or limited light spillage or glare cast
over adjacent uses, with all light fixtures emitting
the same colour profile (e.g., warmer, safer color
temperatures).

Signage

Currently, the only signage proposed is the
addressing signs on either side of the front doors.
It will be a recommmendation of this report that any
signage including addressing numbers and other
decorative signs (e.g., development names signs)
use wood, brass, or bronze with historic lettering to
comply with the Downtown Core HCD Standards.
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With respect to landscaping, the subject site is
located at the periphery of the Downtown, and
have been vacant some time, sharing a built-up
block with a range and mix of uses. The site will be
landscaped to further refine the functionality of the
build out, and to create visual interest for the lands.

The proposed landscaping includes grassed and
planted areas in several locations throughout the
siteincluding along Falstaff Street and portions of the
front yard, a rain garden, sidewalks, and dedicated
snow storage areas. The rear yard mostly features
a driveway, which bring vehicular traffic internal to
the lands. It is our understanding that this driveway
will share an edge with the owners [ tenants at
195 Waterloo Street South, which currently features
active back-of-house uses and parking. Therefore,
a landscaped edge treatment along the eastern
edge of the lands (i.e, the rear yard) is not absolutely
feasible, as it may conflict with the site function of
the neighbouring property to the north. Furthermore,
the proposalis for a residential use, and landscaped
edge treatments are more typically applied when a
non-residential use abuts a residential use.

There will be a small gap between the proposed
building and 195 Waterloo Street South on the north
interior side yard. This gap will help ensure that the
proposed building's ladder access to the roof can be
accessed and to allow for window openings along
the north building wall. As well, the neighbouring
building to the north also features active back-of-
house uses and parking. The proposed interior side
yard setback from the north property line will help
ensure the site to the north can continue to function
as it does today (i.e., its doors, windows, fire escape,
parking, etc.).

In our opinion, the proposed development has had
appropriate regard for the landscaping provisions in
the City of Stratford Urban Design and Landscape
Guidelines.
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The rear of the building will hold the service and
refuse areas which will be in the form of deep well
waste receptacles (i.e, “Moloks”) at the northeast
corner and screed from view of Falstaff Street. The
internal parking lot is quite large with a surplus
of parking spaces. While there are no dedicated
loading spaces proposed, loading can occur in
several locations including in any of the free surplus
parking spaces, internally to the eastern portion of
the site within the proposed parking /layby area, or
from the street along Falstaff Street.

In our opinion, the proposed development has had
appropriate regard for the storage, servicing, and
loading provisions in the City of Stratford Urban
Design and Landscape Guidelines.

Parking for the subject site and the proposal is
located to the rear of the lands and accessed
off Falstaff Street. The number of parking spaces
exceed the minimum required number of parking
spaces set out in the Zoning By-law, resulting in a
surplus of parking. All parking will be hidden from
view of Waterloo Street South, which is the most
active frontage for the lands and for the block. This
proposed parking configuration is ideal for sites that
do not feature below-grade parking, and where
there is sufficient room to accommodate both
building and surface parking on one site. Some on-
street parking is possible along Falstaff Street to the
side of the subject site, which could accommodate
overflow parking during times of high demand, such
as holiday gatherings.

In our opinion, the proposed development has had
appropriate regard for the parking provisions in
the City of Stratford Urban Design and Landscape
Guidelines and complies with the City's Zoning By-
law.



The building is proposed at 3-storeys (14.8 metres).
In our opinion, 3-storeys are an appropriate building
height for this location and will be consistent with the
roof line of surrounding land uses along this section
of Waterloo Street South. Furthermore, at 14.8 metres,
the building complies with the maximum building
height as set out in the Zoning By-Law, which allows
for 15 metres.

In our opinion, the proposed development has had
appropriate regard for the building height provisions
in the City of Stratford Urban Design and Landscape
Guidelines and complies with the City’'s Zoning By-
law.

The development proposes a 3-storey apartment
building with 10 wunits adopting architectural
similarities from the “brownstone” style of
architectural design.

In the proposed configuration, the building complies
with the zoning regulations identified for front, side,
and rear yard setbacks as outlined in the City of
Stratford Zoning Bylaw. As well, there are individual
unit entrances provided for all units, and a variety
of design elements have been used to break-up
larger facades along Waterloo Street South and to
the rear, clearly expressing the individual units within
the building.

Front, exterior side, and rear yard areas reinforce
privacy and security through the introduction of
some landscaping and landscaped transition areas,
particularly along Falstaff Street.

All balconies provided are located above the ground
floor and incorporated into the building design, and
each balcony is large enough to function as an
outdoor amenity space for residents.

All the parking and servicing areas have been
located to provide clear views from residential units
and communal building spaces, with semi-public
mid-block walkways that can be accessed off
Falstaff Street.

In our opinion, the proposed development has had
appropriate regard for the residential apartment
provisions in the City of Stratford Urban Design and
Landscape Guidelines.

The subject site is located at a corner. Waterloo
Street South has sidewalks along one side, and
an easy connection to Downie Street to the west,
which does have sidewalks along both sides and
provides a direct connection north to the Downtown.
Falstaff Street has sidewalks on both sides in a
typical 1.5-metre-wide residential neighbourhood
format. The entrances for the residential units will
be oriented towards Waterloo Street South, rather
than the rear, to help create an interesting street
frontage and to encourage a pedestrian-orientated
streetscape. The building entrances are unique in
that they feature steps going down to lower-level
units or stoops going up to upper-level units. These
entrances are not level with the sidewalk.

It will be a recommendation of this report to consider
providing or giving access to a portable wheelchair
ramp to accommodate those who use wheelchairs
or other mobility devices to enter the building to the
parlour floor or lower levels. It should be noted that
ramps are not an ideal solution to accessibility and
there should be a warning clause added to all rental
leases or agreements of purchase and sale that
informs all tenants or owners (depending on final
tenure of the building) that the upper-level units are
not accessible for persons in wheelchairs or who
require mobility devices.

It will also be a recommendation of this report to
install appropriate lighting to enhance opportunities
for informal surveillonce on all facades of the
building and to ensure appropriate CPTED measures
are implemented. In addition, video surveillonce
and related discrete signage will be recommended
to be installed in appropriate locations to provide
active security measures for the drive aisle on the
west side of the building and for the shared back-of-
house area to the rear of the building.

In our opinion, the proposed development has had
appropriate regard for the public safety provisions
in the City of Stratford Urban Design and Landscape
Guidelines.
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The details relating to heritage infill were more
comprehensively addressed in the section above.
Notwithstanding, the proposed infill development
will be constructed adjacent to existing designated
heritage properties in the Downtown Core HCD and
one individually designated property of cultural
heritage value or interest. The building was designed
to not mimic nearby heritage structure. Instead,
the design proposes sympathetic massing, height,
alignment of windows, roofling, location of entrances,
treatment of the ground floor and materials to be
compatible and consistent with the Downtown Core
HCD Standards.

The current vacancy of the lands along Waterloo
Street South and Falstaff Street represents a
significant hole in what could have otherwise been
a partially or continuous heritage frontage. Many
of the buildings along this section of street contain
variations in building typology, height, and massing.
There are several back-of-house uses for buildings
that front along this portion of Waterloo Street South,
which further detracts from the overall heritage
character of the area. The proposed residential
apartment building will help fill in the gap along
the street and will repair the frontage at the corner
of Waterloo Street South and Falstaff Street at the
southern periphery of the DC-HCD. The infilling of
the subject site for the proposed use is appropriate
and will contribute to the repair and continuation of
the heritage frontage along this section of Waterloo
Street South and Falstaff Street.

In our opinion, the proposed development has
had appropriate regard for the heritage infilling
provisions in the City of Stratford Urban Design and
Landscape Guidelines.
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The proposed development has demonstrated
a high level of responsibility to the environment
through the introduction of sustainable building
elements. In this regard, the building will incorporate
rooftop solar photovoltaic (PV) system to reduce the
energy consumption of building and site systems
and to offset electricity costs. The PV system will be
located on the flat portion of the roof and will be
comprised of one or more solar panels combined
with an inverter and other electrical and mechanical
hardware that use energy from the sun to generate
electricity.
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Since there is no cultural heritage value or interest attributed to the
subject site, and since there are no anticipated impacts to the cultural
heritage value or interest on the surrounding heritage properties, and
generally to the Downtown Core HCD, alternative development options
are unnecessary.

The following outlines a series of recommendations that work together
under the lenses of both heritage and urban design. Since both the City
of Stratford Urban and Landscape Design Guidelines and the Heritage
Conservation District Standards work in conjunction with each other,
compiling the recommendations together is the most appropriate
approach.

1.

The current proposed building location abutting
the public right-of-way along Waterloo Street
South will help to activate the street and will
contribute to the repair of the streetwall. As well,
the 3.0 metre exterior side yard setback complies
with the City’'s Zoning By-law and the slightly
extended front yard is a way to introduce an
entirety residential developmentin a brownstone
format, which includes a raised parlour floor and
stoop (i.e, the space is needed to accommodate
the front steps). Therefore, the maximum
3-metre exterior side yard setback is preferred,
and the proposed b.O-metre front yard is
acceptable because of the architectural style
selected, which is compatible with the area. It is
ecommended that these setbacks not be
exceeded.

. The current proposed building massing, and

3-storey height complements the massing
patterns, rhythms, character, and context of
adjacent existing development and heritage
context, and therefore, is preferred and
recommended to proceed as proposed.

The building has been designed to animate
and create a positive interface with Waterloo
Street South using interesting yet compatible
architecture and facade treatments. These
include appropriate variation in  building
materials and textures to reflect the heritage
context, adoption of natural and high-end
building materials such as brick veneer and
wood siding, glass panel railings, front doors and
generous real windows on the street-facing wall,
and strong pedestrian connections to the street.
Therefore, the proposed design is preferred and
recommended to proceed as proposed.
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. The colour scheme of the brick masonry wall,

horizontal wood siding, and decorative elements
should adopt similar or complimentary colours
from the “Surrounding Colour Palette” identified
above in Section 2.4.2 of this report.

. For any signage, the use of wood, brass, or bronze

with historic lettering is preferred.

. Any exposed utilities (e.g., transformer boxes, gas

metres, etc.) should be screened from public
view using discrete and complementary building
materials. Use landscaping where possible, and
where not possible, use black steel or cast-iron
fencing or solid wood fencing dark. Chain-link
fencing or plastic construction fencing, mesh
fencing should not be used.

. Lighting should be designed to ensure that

there is no or limited light spillage or glare cast
over adjacent uses. Energy efficient LED bulbs,
directional (downcast) fixtures, lighting over
entrances, and evenly lit spaces is preferred. All
light fixtures emit the same colour profile (e.g,
warmer, safer color temperatures).

. The layby area and two parking spaces adjacent

to the eastern most driveway is surplus and
should not be explicitly reserved for tenants or
owners of the building. These two spaces could
be signed as “Temporary Loading Area” to help
facilitate moving days when needed.

. Bicycle parking should utilize post-and-ring

or rack design and should be constructed of
aluminum or galvanized steel.



10. The subject site is adjacent to two other protected

heritage properties. The first at 193-197 Waterloo
Street South (signed as 195) is within the DC-
HCD, and the second at 245 Downie Street, is
an individually designated heritage property
(Designation By-law 94-91). This means that
these existing buildings must be protected from
any activities that could cause them damage or
destruction, including construction, especially to
the specifically identified heritage attributes of
245 Downie Street.

To ensure that activities during construction do
not result in the damage or destruction to any of
these existing heritage properties, it will be a
recommendation of this report that o
construction management plan be prepared
and submitted as part of building permit
application to demonstrate how the buildings will
be properly conserved pre-, during, and
post-construction activities, including a truck
turning and heavy equipment monitoring and
management, and a blasting management plan
should any blasting operations be required
during construction. A blasting management
plan, if required, should also consider protections
from vibration-caused impacts. Options to
protect windows, doors, and brick include wood
coverings and fencing, as an example.

Construction protections for 193-197 Waterloo
Street South are more relevant as construction
activities will be closer to the building to the
north than to 245 Downie Street to the South.
Notwithstanding, protections for 245 Downie
Street should include traffic control to ensure
truck movement bringing equipment into and
out of the site, and haulage throughout the day
will not result in damage to the building. Any
blasting would need to include a blasting plan
to ensure appropriate protective barriers are in
place to ensure 193-197 Waterloo Street South
and 245 Downie Street are not damaged during
blasting operations. A blasting management
plan, if required, should also consider protections
from vibration-caused impacts.

11.

12.

The property manager or condominium board
(depending on final tenure) should consider
having a portable wheelchair ramp available on
site or by arrangement to accommodate those
who use wheelchairs or other mobility devices
to enter the building to the parlour floor or lower
levels. It should be noted that ramps are not
an ideal solution to accessibility and, as such,
a warning clause should be added to all rental
leases or agreements of purchase and sale that
informs all tenants or owners (depending on
final tenure) that the units are not accessible for
persons in wheelchairs or who require mobility
devices.

If any human remains, or pre-European
settlement artifacts or structures are found
during construction, construction should cease
temporarily until an archaeological assessment
can be completed.

Considerations for Building Permit and
Construction Stage

The following considerations are secondary to

the

recommendations and are related to the

sustainability directives and guidelines set by the
City. Most of these considerations are related to the
building permit or construction stage.

1.

Atthe building permit stage, consider constructing
building with high-efficiency HVAC, hot water,
high-efficiency appliances, lighting systems, and
low-flow or dual-flush toilets / water fixtures.

At the building permit stage, consider wastewater
technologies, such as cisterns, to collect and filter
rainwater to be recycled for non-potable uses.

. At the construction stage, consider purchasing

materials from building demolition sales, salvage
contractors and used materials dealers.

At the construction stage, consider the use
of locally sourced materials for new building
construction.

At the construction stage, consider the use of low
energy use light fixtures and bulbs such as LEDs.
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Heritage Matters

This report concludes that the subject site does
not have any cultural heritage value or interest, is
are therefore, is not associated with any specific
heritage attributes, and are not worthy of specific
individual designation under Part IV of the Ontario
Heritage Act, R.S.0. 1990, c. O.18. A such, there are no
anticipated impacts to the subject site themselves.

The impacts assessed were that which may result
from the development proposal on the adjacent
heritage properties which included 193-197 Waterloo
Street South (signed as 195) which is within the DC-
HCD, and 245 Downie Street, which is an individually
desig)noted heritage property (Designation By-law
94-91).

There are no anticipated impacts to the surrounding
adjacent / contiguous heritage buildings and
properties, or to the broader DC-HCD.

In our opinion, the proposal maintains the rhythm,
orientation, and proportions of the predominant
streetscape of the DC-HCD, and particularly of
those along Waterloo Street South and 245 Downie
Street. The design while complimentary to the
surrounding original brick, stone, or stucco, will
also be distinguishable from the old. As an infill
development, the proposed building will maintain
and be compatible with the existing adjacent
buildings in terms of established size, proportions,
mass, height, setbacks, and surface configuration.
Lastly, and in our opinion, the proposed design picks
up on existing surrounding building shapes and key
decorative elements such as moldings, materials,
horizontal bandings, and floors separations, as well
as other details, and has incorporated them into an
appropriate design.

The current vacancy of the subject site detracts
from what could otherwise be a semi-continuous or
continuous heritage frontage along Waterloo Street
South and should be mitigated with a proposal
that places a building with uses oriented towards
Waterloo Street South. The proposal achieves this,
by filling in what is otherwise a gap in the heritage
frontage along Waterloo Street South and lends to
streetwall consistent with the adjacent buildings.

Given the current vacancy of the subject site, the
proposed building will fill in a gap in the heritage
frontage. The fagade has been designed to
complement the existing heritage character of
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the area, which largely consists of brick and stone
masonry walls, with generous symmetrical window
openings (mostly rectilinear) and other decorative
elements. So long as the colour selection for
the proposed brick masonry wall takes from the
“Surrounding Colour Palette” identified above in
Section 2.4.2 of this report, then there are no impacts
anticipated to the built heritage context in terms of
fagade treatments.

The size, shape, and articulation of the proposed
building will create incrementally different new
shadows at different times of day and year but are
not anticipated to limit the penetration of direct
sunlight onto both public and private spaces. There
are also no shadow-sensitive uses in the area or
within this portion of the Downtown Core HCD. Overall,
shadows are not anticipated to have a negative
impact on the surrounding heritage context of the
Downtown Core HCD, and the incremental shadows
produced on the Waterloo Street South ROW will be
incremental in nature, with zero to minor increases in
the shadows cast.

There are no anticipated impacts resulting
from destruction or alteration since neither
of those interventions are proposed, and the
recommendations above provide solutions for
protection of the surrounding buildings pre-, during-,
and post-construction.

There are no anticipated impacts with respect to
isolation, direct or indirect construction of views,
changes in land use, or land disturbance.

The proposed building, once built out, will help
contribute to the creation of a more continuous
heritage frontage and improve the view and
pedestrian experience along Waterloo Street South
towards City Hall and Market Square when viewed
from the centreline of the ROW, in front of the site
and at the intersection with Waterloo Street South
and Downie Street.

Overall, the proposed development is acceptable
and appropriate in terms of good heritage
conservation. The recommendations above will help
ensure the build out of the site maintains that good
design and compatibility within the Downtown Core
Heritage Conservation District. In our opinion, the
proposal is appropriate and should be approved.



Urban Design Matters

Overall, the proposed development has had
appropriate regard for good urban and building
design, generally implements the urban design
directives in the City's Official, complies with the
in-force Zoning By-law, is in keeping with the
City’'s Urban and Landscape Design Guidelines
and has been appropriately designed for in terms
of compatibility with the site and surroundings.

Overall, the proposed building, with a 3-metre
exterior side yard setback, mildly greater front
yard setback, street-orientated building face, and
a 22.7% lot coverage, and 95% frontage coverage
is appropriately established on the lands and
represents a more efficient use of a currently
vacant site. The proposal will contribute to the
compactness and intensity of the periphery of
the Downtown at a scale appropriate for and
complimentary to the surrounding built form, and
to the creation of a continuous streetwall along
Waterloo Street Southt. In our opinion, the
5.0-metre front yard setback is an acceptable
and minor change to the existing building line
and will help accommodate a unique residential
building typology with a raised parlour floor.
Given the existing hole in the street frontage, the
new building will represent an overall repair to the
building line along Waterloo Street South, and will
feature a front yard setback in keeping with the
range of front yard setback found in the areq,
showcasing a new building that is distinguishable
from the old. Furthermore, the encroachment into
the front yard is proposed to accommodate the
stairs for the front stoop, and in our opinion, is an
appropriate encroachment that will allow for a
unique design along the street and will

accommodate pedestrian access to the building.

In our opinion, the proposed design treatments
provide a high quality of design that provide an
interesting design, contribute to the visual quality
of the streetscape, and complement the massing
patterns, rhythms, character, materiality, and
context of adjacent existing development.

Matters related to colours, lighting, public safety,
signage, and landscaping have been addressed
in the recommendations above, and will result in
a functional and safe design. Some accessibility
issues are experienced with the brownstone style

of building access (i.e, stairs and stoops), which
can be partially mitigated through good site
management, portable ramps, and proper
warning clauses / notices.

The rear of the building will hold the service and
refuse areas which will be screed from view of
Falstaff Street through o deep-well waste
management receptacle.

Parking for tenants/owners and visitors can be
accommodated entirely on the subject site in a
surface parking lot to the rear, which will have a
surplus of parking. Some parking can also be
accommodated along Fallstaff Street during high
demand periods, such as holiday gatherings.

The residential apartment function of the building
is a permitted land use typology in the Zoning
By-law, and the proposed design incorporates
elements of good apartment design as per the
City's Urban and Landscape Design Guidelines.
Appropriate floor-toceiling heights for each level
above the first floor have been adopted including
a 4.5-metre-tall floorto- ceiling height for the
parlour floor, which exceeds the minimum,
especially visually, when viewed from the street.
Furthermore, pedestrion access directly onto
Waterloo Street South is provided contributing to
the active frontage of this section of the street at
the periphery of the Downtown.

Overall, the proposed residential apartment
building helps to repair a broken street frontage,
on a large corner site at the periphery of the
Downtown and makes for a much more efficient
use of land, which permits standalone residential
apartment buildings.

In our opinion, the proposed 3-storey residential
development is appropriate for the subject site
and the surrounding built context, will contribute
to the quality of both Waterloo Street South and
Falstaff Street, and should be approved.

Respectfully submitted,
Bright Past Heritage Consulting Inc.

Jor

Evan M. Sugden, HBASc, MA, CAHP, RPP, MCIP
President | Heritage Planner
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CITYof
STRATFORD

Office of the City
Clerk-Administrator

City Hall, P.O. Box 818
Stratford. Ontario N5A 6W1
(519 271-0250

Fax (519) 273-5041

Ontario Heritage Foundation
10 Adelaide Street East
Toronto, Ontario

MSC 1]3

Dear Sirs:

FPad)
%73’ hac /
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DEC 1 5 1097

CGULTURAL
HERITAGE & MU LU

Vehun v A

December 9, 1997

This is to advise that Stratford City Council in session on Monday, October 27, 1997 passed the

following by-laws:

1. By-law No 173-97 designating a defined area within the downtown core of Stratford as a

heritage conservation district;

2. By-law No. 174-97 establishing certain guidelines for the implementation of a heritage

conservation district in the City of Stratford.

Enclosed are copies of the by-laws for your information. On November 6, 1997, we forwarded-
the by-laws to the Ontario Municipal Board for approval. The Board will advise us further with

respect to a hearing date.

lew
Encs.

Yours truly,

Ronald R. Shaw
City Clerk-Administrator

cc: Fred Cane, Ministry of Citizenship, Culture & Recreation



BY-LAW NUMBER 173-97
OF THE CORPORATION OF
THE CITY OF STRATFORD

BEING a By-law to designate a defined area within the
downtown core of Stratford as a heritage conservation
district.

WHEREAS Section 41 of the Ontario Heritage Act, R.5.0. 1990, C. 018, authorizes the council
of a municipality to designate by by-law the municipality or any defined area or areas thereof as
a heritage conservation district;

AND WHEREAS the Official Plan of The Corporation of the City of Stratford contains
provisions relating to the establishment of heritage conservation districts;

AND WHEREAS the council of The Corporation of the City of Stratford has defined a study
area to be examined for designation as a heritage conservation district and has received a study

and report on that matter;

AND WHEREAS the council of The Corporation of the City of Stratford has consulted with its
Local Architectural Conservation Advisory Committee (LACAC);

NOW THEREFORE BE IT ENACTED by Council of The Corporation of the City of Stratford
as follows:

1. There is designated an area of the City of Stratfoerd within the downtown core as shown on
the attached map, Schedule “A” a heritage conservation district.

2. Part 4 designations are excluded from the provisions of this by-law.

3. This by-law shall not come into force without the approval of the Ontario Municipal Board.

Read a FIRST, SECOND and THIRD time and

-FINALLY PASSED this 27th day of October, 1997.

Deputii_; %ay%f - Margaret Wade
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BY-LAW NUMBER 174-97
OF THE CORPORATION OF
THE CITY OF STRATFORD

Being a By-law to establish certain guidelines for the
implementation of a heritage conservation district in
the City of Stratford.

WHEREAS Council of The Corporation of the City of Stratford has by by-law designated
a defined area in the City of Stratford as a heritage conservation district;

AND WHEREAS Council intends to regulate the demolition or removal of buildings and
structures within the heritage conservation district through the establishment of guide lines;

NOW THEREFORE BE IT ENACTED by Council of The Corporation of the City of
Stratford as follows:

1. Subject to Paragraph 7 herein, no person shall in the area defined in By-law No. 173-
97, demolish or remove any building or structure without a permit therefore issued by
the Councit of The Corporation of the City of Stratford unless;

a} the by-law has been deemed to be repealed under Section 41 (8) of The Ontario
Heritage Act;

b) the Board has issued an order refusing approval of the by-law; or,

¢) sixty (60) days have clapsed from the date of submission of a complete application
as prescribed in Paragraph 2 herein and the Director of Building and Planning has
issued a permit under the terms and conditions of Paragraph 7 of this by-law.

2. An application for a permit referred to in Paragraph 1 shall be made to the Council of
The Corporation of the City of Stratford and shall contain or be accompanied by such
information, drawings, and other material ags may reasonably be required by Councif to
fully consider the application and that Council in its sole discretion shall determine the
information, drawings and cother material that it requires to fully consider such

. applications.

3. An application for a permit referred to in Paragraph 2 shall include the owner’s or
applicant’s reasons for demolition of the building or structure.

4. Subject to Paragraph 5, applications for demolition or removal of any building or
structure in a heritage conservation district shall be considered by Council and Council,
within 60 days of receipt of the completed application or such longer period as is
mutnally agreed by the applicant and the Council, shall,

a) issue the permit as requested; or
b} advise the applicant in writing that a permit is refused.

5. Within 7 days of receipt of a complete application, the Director of Building and
Planning shall provide a copy of the application, information, material and drawings
provided by the applicant to LACAC for its review and comments and LACAC may
within the 60 day period prescribed in this by-law, negotiate with the owner or the
owner's agent to withdraw the application for a demolition permit, failing which
LACAC may within the 60 day period, negotiate with the owner or the owner’s agent



to take photographs of the interior and exterior of the building or structure for the
purposes of recording relevant historical aspects of Stratford’s heritage and to negotiate
1o salvage any artifacts that may be of further relevance.

6. Such terms and conditions as Council considers desirable may be attached to a permit
issued under subsection a) of Paragraph 4 herein and that such terms and conditions
shall be binding on the applicant, including, and the following conditions shall be
attached to a permit issued under subsection a) Paragraph 4:

1) written confirmation from the appropriatc municipal departments and atility
companies that utilities and municipal services, including sanitary and storm sewers
have been capped or disconnected to the satisfaction of the municipal department
and utility company.

7. Notwithstanding the provisions of Paragraph 1 herein, where an application for
demolition or removal of any building or structure within a heritage conservation
district is refused by Council or Council fails to make a decision thercon within 60
days of receipt of the complete application, the Director of Building and Planning for
the City of Stratford is anthorized and shall issue a permit for the demolition or
removal of such building or structure subject to all other Acts or regulations and
municipal by-laws or regulations that are in force, upon receipt of a written request
from the applicant for such demolition permit.

READ a FIRST, SECOND and THIRI time and

FINALLY PASSED this 27th day of October, 1997.

2 g(g/ % s g é@'{f
DEPUTX’ YOR ~ Margaret Wade
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BY-LAW NUMBER 94-9! OF THE CORPORATION OF THE CITY OF STRATFORD

BEING a by-law to designate the real property known municipally as
245 Downie Street, Stratford as being of architectural and
historical value or interest.

WHEREAS Section 29 of The Ontaric Heritage Act, R.S.0. 1980,
Chapter 337, authorizes the Council of a municipality to enact
by-laws to designate real property including all buildings and
structures thereon, to be of architectural and historical value or
interest:

AND WHEREAS the Municipal Council of The Corporation of the City
of Stratford has consulted with its Local Architectural
Conservation Advisory Committee;

AND WHEREAS the Council of The Corporation of the City of
Stratford has caused to be served upon The Ontario Heritage
Foundation and the owners of the property known as 245 Downie
Street, Stratford, notice of its intention to so designate the
aforesaid real property and has caused general circulation in the
City of Stratford by publication of the notice of intenticon in a
newspaper having general circulaticn in the municipality once for
each of three consecutive weeks;

AND WHEREAS no notice of cobjection to the proposed designation has
been served on the Clerk of the Municipality:

THEREFORE the Council of the Corporation of the City of Stratford
ENACTS as follows:

1. There is designated as being of architectural and
historical value or interest the real property known as
245 Downie Street, in the City of Stratford for the
reasons described in Schedule "A" attached hereto.

2. The Municipal Solicitor is hereby authorized to cause a
copy of this by-law to be registered against the property
described in Schedule "A" hereto in the proper land
registry office which property is legally described in
Schedule "B" attached hereto.

3. The Clerk is hereby authorized to cause a copy of this
by-law to be served on The Ontario Heritage Foundation and
the owner of the property and to cause notice of the
passing of this by-law to be published in the Stratford
Beacon Herald being a paper having general circulation in
the municipality once for each of three consecutive weeks.

READ a FIRST, SECOND and THIRD TIME AND

FINALLY PASSED this 10th day of June, A.D. 1991.
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SCHEDULE "A"

Reasqns for the Designation:

This early Edwardian building with late Victorian features on the
west or Downie Street wall was built in 1903 for the Mooney
Biscuit and Candy Company and was the original part of the
building. This part was demolished in 1934. 'The Mooney Biscuit
and Candy Company employed over 200 people and even had their own
railroad cars to deliver their products. Evidence of the track is
located on Falstaff Street.

The original building, or what is there today, will be in the
designation. This includes the exterior of the building; the
original windows; the original doorway on Downie Street, and the
criginal masonry. The landing on the south wall is not included.



SCHEDULE "B"

ALL AND SINGULAR that certain parcel or tract of land and premises
situate, 1lying and being in the City of Stratford in the County of
Perth and being composed of all of Lots Numbers 45, 44, 41 and part
of Lot Number 40 according to registered Plan Number 75, that part
of said Lot Number 40 beinrg described as follows:

COMMENCING at the north-west angle of Lot 40;

THENCE south along the west limit thereof a distance of 122,10 feet
more or less to the south-west angle thereof;

THENCE easterly along the southerly limit a distance of 60 feet
more or less to a point, said point being distant 6 feet measured
westerly therealong from the south-east angle of said Lot;

THENCE north and parallel to the east limit of said Lot a distance
of 28.10 feet more or less to a point, which said point is distant
94 feet south from the north limit of said Lot and measured per-
pendicular thereto;

THENCE east parallel to the north limit of said Lot a distance of

6 feet to a point in the east liﬁit of said Lot;

TEENCE north along the east limit of said@ Lot a distance of 94

feet to the north-east angle thereof;

THENCE west along the north limit of said Lot a distance of 66 feet
more or less to the place of beginning;

SUBJECT TO A RIGHT-OF-WAY over along and upon the east 6 feet of

Lot Number 40 running south of uniform width a distance of 94 feet
from the north limit of Lot 40;

AND TOGETHER WITH A RIGHT-OF-WAY over along and upon the west

6 feet of Lot Number 37 according to Plan Number 75 running south
of uniform width a distance of 94 feet from the north limit of said

Lot Number 37. All as described in Instrument Number 174150,
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Evan
Sugden

President
HBASc, MA, CAHP, MCIP, RPP

@ 548-288-3152
@ 705-305-6445
@ esugden@brightpast.ca
brightpast.ca

Education

Master of Arts (Planning)
 University of Waterloo

Honours Bachelor of Arts &
Sciences (Geography)
+ Lakehead University

BRIGHT PAST ¢

HERITAGE CONSULTI

Evan is the President and co-founder of Bright Past and is
a registered Heritage Professional with the Canadian
Association of Heritage Professionals and a Registered
Professional Planner. He provides specialized knowledge
in the conservation and stewardship of cultural heritage
resources, is a storyteller, and cultural enthusiast. He
published a thesis on the adaptive reuse of industrial
heritage buildings and brings a wide array of project
experience including heritage bridge assessments;
heritage screening and evaluation reports, and heritage
Impacts assessments; due diligence research and historic
archival research; heritage conservation plans and
designating by-laws; review and wording for conservation
easements; heritage permit applications; and adaptive
reuse.

Professional Experience

President | Heritage Planner
Bright Past Heritage Consulting Inc. Aug 2021 — Present
Senior Planner
Bousfields Inc. Jan 2021 — Present
Heritage Planner
MHBC Planning Ltd. Oct 2017 — Jan 2021
Planner

Skelton Brumwell & Associates Inc. Oct 2016 = Oct 2017
Junior Planner

Planscape Inc. May 2016 — Sep 2016


https://brightpast.ca
mailto:esugden@brightpast.ca

BRIGHT PAST ¢

HERITAGE CONSULTI

Select Heritage Project Experience

» Heritage Impact Assessment for 203-205 King St S, Waterloo, ON

» Heritage Impact Assessment for 129 Meadowlily Rd S, London, ON

» Heritage and Urban Design Impact Assessment for 18 Brunswick Street, Stratford, ON

« Heritage Planning Opinion for Listed Heritage Property at 201 Water St. S, Cambridge, ON
» Dare Family Home Heritage Impact Assessment, Waterloo, ON

» Girven Bridge , MacIntosh Bridge , Deer River Hatchery Bridge, and Burnt Dam Bridge Cultural
Heritage Evaluations and Heritage Impact Assessments (Municipal Class EA), Peterborough
County, ON

« Hanlan Street Extension Heritage Evaluation and Heritage Impact Assessment (Municipal
Class EA), Town of Essex, ON

« Jordan's Hollow Bridge Heritage Evaluation and Heritage Impact Assessment (Municipal
Class EA), Lincoln, ON

 Lincoln Historic Culvert Built Heritage and Cultural Landscape Assessment (Municipal Class
EA), Lincoln, ON

« New Vision United Church Cultural Heritage Assessment, Hamilton, ON

» Cultural Heritage Due Diligence and Planning Opinion for Adaptive Reuse of Heritage
Structures (Added High-Rise onto Heritage Fabric), Toronto, ON

» Cultural Heritage Due Diligence and Planning Opinion for Redevelopment of Peter Hay Knife
Co., Cambridge, ON

» Heritage Impact Assessment for 40-Storey Luxury Hotel, 1013 Fallsview Boulevard, Niagara
Falls, ON

» Cultural Heritage Impact Assessment, Documentation, and Conservation Plan, 160 Salvation
Road, Brampton, Brampton, ON

» Cultural Heritage Screening Report for the Kelso/Glen Eden Urban Servicing Extension,
Milton, ON

» Town of Grimsby Parks, Recreation and Culture Master Plan (Part of a Project Team)
Disclaimer: Some of the above project experience was gained during previous/other employment.



BRIGHT PAST ¢

HERITAGE CONSULTI

Select Urban Design Project Experience

» Heritage and Urban Design Impact Assessment for 18 Brunswick Street, Stratford, ON

» Planning and Urban Design Rationale Report for 49-Storey High-rise, Mixed-Use Residential /
Community Services Redevelopment, 307 Lake Shore Blvd E, Toronto, ON

» Planning and Urban Design Rationale Report for Mid-rise, Mixed-Use Residential /
Commercial Redevelopment, 399 Greenhill Avenue, Hamilton, ON

» Planning and Urban Design Rationale Report for 2-tower High-rise Redevelopment, 2020
Lakeshore Road, Burlington, ON

» Planning and Urban Design Rationale Report for 3 Mid-rise Residential Buildings, 390-400
Woodsworth Road, North York, Toronto, ON

» Planning and Urban Design Rationale Report for Mixed-use, Mid-rise Commercial /
Residential Building, 333 Wilson Avenue, North York, Toronto, ON

» Planning and Urban Design Rationale Report for Mixed-use, High-rise Commercial /
Residential Building, Corner of Walnut Street and Victoria Avenue, Niagara Falls, ON

» Planning and Urban Design Rationale Report for Niagara Falls Marriott Fallsview Hotel & Spa,
6740 Fallsview Boulevard, Niagara Falls, ON

Disclaimer: Some of the above project experience was gained during previous/other employment.
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