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Figure 1: Location Aerial
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LEGEND

 Subject Site: Proposed Development 

1  Low-Rise Residential Neighbourhood 

2  Butler’s Barracks National Historic Site 

3  The Commons

4  The Lake Ontario Waterfront Trail 

5  Low-Rise Residential Estate 

6  Two Sisters Vineyards 

7  Niagara Parkway Recreational Trail 

8  Upper Canada Heritage Trail 

MBTW was retained in the fall of 2018 by SORE Association (also known as Save Our Rand Estate) to 
provide a visual impact assessment of the proposed new hotel building submitted as part of a zoning by-law 
amendment and site plan application by Two Sisters Resorts Corp. on the site of the Randwood Estate (also 
known as the Rand Estate) in the Town of Niagara-on-the-Lake. The scope of the visual impact assessment 
includes:

•	 A review of matters of Provincial interest and the relevant policy framework, as it relates to visual impact 
(discussed in Section 1.3 of this document);

•	 Digital modeling and assessment of the potential visual impact of the proposed new hotel building from 
the site’s surroundings (discussed in Sections 3.0 and 4.0 of this document); and

•	 A review of the portions of both the Planning Justification Report prepared by SGL Planning & Design 
Inc. (July 2018) and the Urban Design Brief prepared by Quartek Group Inc. (May 2018) prepared in 
support of the development applications that provide opinions and conclusions related to the potential 
visual impact of the proposed new hotel building from the adjacent streets and the Commons (discussed 
in Section 5.0 of this document). 

1.1 Qualifications

Michael Hannay of the MBTW Group has prepared numerous visual impact assessments throughout his 
career and has testified before the Ontario Municipal Board on issues of visual impact and urban design. 
Refer to Appendix A for Michael’s Curriculum Vitae.

DECEMBER 17, 2018

1.0 Introduction

1.2 Location & Context of Subject Site

The subject site is located at 144, 176 and 200 John Street East on the southeast corner of the intersection 
of John Street East and Charlotte Street in the Town of Niagara-on-the-Lake (Figure 1. Location Aerial). 
The subject site is flanked by a residential estate lot and the Two Sisters Vineyards to the east, is adjacent 
to additional lands owned by the applicant (588 Charlotte Street) and the Upper Canada Heritage Trail to 
the south, and a residential neighbourhood to the west. The subject site is located on the south side of John 
Street East and is directly across from the Commons, a historical landmark of national significance that is 
part of a larger registered National Historic Site known as Butler’s Barracks, and described in more detail in 
Section 1.2.1. The Lake Ontario Waterfront Trail runs parallel to John Street East at the southern portion of the 
Commons. The subject site is treed and contains the historic Randwood House and several related buildings 
(Figure 2. Site Aerial) referred to as the Randwood Estate (and/or the Rand Estate).
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Figure 2: Site Aerial
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1.2.1 Butler’s Barracks Historic Site of Canada

The Canadian Register of Historic Places describes Butler’s Barracks as “a historic military complex comprised 
of five wooden buildings located at the edge of the Commons behind the Fort George National Historic Site 
of Canada in Niagara-on-the-Lake”. The site has been listed on the Canadian Register since July of 2007 
and is recognized for its role in the military history of the area. The following character defining elements are 
listed in the National Register and are relevant to this visual impact assessment:

•	 “the found form and fabric of archaeological resources on the site relating to British occupation during the 
1812-1871 period”

•	 “the footprints and fabric of the remains of other structures including the camp hospital, the fuel yard, 
military stores, barracks ranges, tent cities, and landscape features between Charlotte Street and Paradise 
Grove, and north from Paradise Grove to the Ramparts of Fort George”

•	 “landscape features related to military use of the entire site, particularly the Commons, and Otter Trail”

•	 “the spatial relationships between legible site resources”

Source: Canada’s Historic Places: Butler’s Barracks National Historic Site of Canada. Retrieved from https://
www.historicplaces.ca/en/rep-reg/place-lieu.aspx?id=7824&pid=0  

The Commons is predominantly an open grassed area and also provides significant passive recreational 
value for the Town of Niagara-on-the-Lake and the surrounding area. The southern footpath in the Commons 
is the Lake Ontario Waterfront Trail, which provides direct connections to the Greater Niagara Circle Route; 
both of these trails are key scenic routes in the Niagara Region.

1.3 Policy Framework

A review of the Provincial, Regional and Municipal policy framework follows as it relates to matters of urban 
design and visual impact. 

1.3.1 The Planning Act, R.S.O. 1990, c. P.13

The Planning Act is the legislation that regulates land use planning in Ontario. The Act identifies matters of 
provincial interest, describes how land uses may be controlled, and assigns regulating authorities that control 
land use planning. The purposes of the Act are identified in Section 1.1, and the following are of relevance to 
this visual impact assessment:

“(b) to provide for a land use planning system led by provincial policy;”

“(c) to integrate matters of provincial interest in provincial and municipal planning decisions;”

“(e) to encourage co-operation and co-ordination among various interests;”

Part I, Section 2 of the Planning Act, explicitly lists matters of provincial interest that must be addressed with 
a consistent approach across all municipalities. The following provincial matters are relevant to this visual 
impact assessment:

“(d) the conservation of features of significant architectural, cultural, historical, archaeological or scientific 
interest;”

“(r) the promotion of built form that,”

 “(ii) encourages a sense of place,”

Section 41 of the Planning Act speaks to Site Plan Control, and requires that drawings be provided to sufficiently 
display various aspects of a proposed development, including the following which are relevant to this visual 
impact assessment (subsection (4)2.):

“(b) the relationship of the proposed building to adjacent buildings, streets, and exterior areas to which 
members of the public have access;”

“(d) matters relating to exterior design, including without limitation the character, scale, appearance and 
design features of buildings, and their sustainable design, but only to the extent that it is a matter of exterior 
design, if an official plan and a by-law passed under subsection (2) that both contain provisions relating to 
such matters are in effect in the municipality;”
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1.3.2 Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) 2014 came into effect on April 30, 2014 and sets out the Government 
of Ontario’s province-wide land use vision. The Provincial Policy Statement outlines policies relating to (1) 
Building Strong Healthy Communities, (2) Wise Use and Management of Resources, and (3) Protecting Public 
Health and Safety. The following policies of Section (1) Building Strong Healthy Communities are relevant to 
this visual impact assessment:

“1.7 Long-Term Economic Prosperity

 1.7.1 Long-term economic prosperity should be supported by:

“d) encouraging a sense of place, by promoting well-designed built form and cultural planning, and by 
conserving features that help define character, including built heritage resources and cultural heritage 
landscapes;”

Section (2) of the PPS, Wise Use and Management of Resources underscores the imperative to protect natural 
and cultural heritage resources. The subject site is located directly across from a registered National Historic 
Site, the Commons and Butler’s Barracks. Therefore, the following policy is relevant to this visual impact 
assessment:

“2.6 Cultural Heritage and Archaeology 

2.6.1 Significant built heritage resources and significant cultural heritage landscapes shall be conserved.”

Relevant associated definitions from the PPS are provided below and identify a list of key components of 
cultural heritage resources/landscapes, which includes “viewsheds, significant views or vistas to or from a 
protected heritage property”, as described below (underlining added for emphasis):

“Conserved: means the identification, protection, management and use of built heritage resources, cultural 
heritage landscapes and archaeological resources in a manner that ensures their cultural heritage value 
or interest is retained under the Ontario Heritage Act. This may be achieved by the implementation of 
recommendations set out in a conservation plan, archaeological assessment, and/or heritage impact 
assessment. Mitigative measures and/or alternative development approaches can be included in these 
plans and assessments.”

 “Cultural heritage landscape: means a defined geographical area that may have been modified by human 
activity and is identified as having cultural heritage value or interest by a community, including an Aboriginal 
community. The area may involve features such as structures, spaces, archaeological sites or natural elements 
that are valued together for their interrelationship, meaning or association. Examples may include, but are 
not limited to, heritage conservation districts designated under the Ontario Heritage Act; villages, parks, 
gardens, battlefields, mainstreets and neighbourhoods, cemeteries, trailways, viewsheds, natural areas and 
industrial complexes of heritage significance; and areas recognized by federal or international designation 
authorities (e.g. a National Historic Site or District designation, or a UNESCO World Heritage Site).”; and

“Heritage attributes: means the principal features or elements that contribute to a protected heritage 
property’s cultural heritage value or interest, and may include the property’s built or manufactured elements, 
as well as natural landforms, vegetation, water features, and its visual setting (including significant views or 
vistas to or from a protected heritage property).”

“Protected heritage property: means property designated under Parts IV, V or VI of the Ontario Heritage 
Act; property subject to a heritage conservation easement under Parts II or IV of the Ontario Heritage Act; 
property identified by the Province and prescribed public bodies as provincial heritage property under the 
Standards and Guidelines for Conservation of Provincial Heritage Properties; property protected under 
federal legislation, and UNESCO World Heritage Sites.”
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1.3.3 Provincial Growth Plan (2017)

The Provincial Growth Plan directs growth in the Greater Golden Horseshoe “in a way that supports economic 
prosperity, protects the environment, and helps communities achieve a high quality of life” (Section 1.2, 
page 3). The Growth Plan establishes a number of general guiding principles that apply to the entirety of the 
Greater Golden Horseshoe in Section 1.2.1, including:

“Conserve and promote cultural heritage resources to support the social, economic, and cultural well-being 
of all communities, including First Nations and Métis communities”. 

Section 4 Protecting What is Valuable, speaks to the importance of conserving cultural heritage resources, 
including the following (underlining added for emphasis):

“The GGH contains a broad array of important hydrologic and natural heritage features and areas, a vibrant 
and diverse agricultural land base, irreplaceable cultural heritage resources, and valuable renewable and 
non-renewable resources. These lands, features and resources are essential for the long-term quality of life, 
economic prosperity, environmental health, and ecological integrity of the region.” (Section 4.1, page 39)

“4.2.7 Cultural Heritage Resources

“1. Cultural heritage resources will be conserved in order to foster a sense of place and benefit communities, 
particularly in strategic growth areas.”

1.3.4 The Greenbelt Plan (2017)

The subject lands are located within the Towns/Villages designation of the Greenbelt Plan and therefore fall 
within the jurisdiction of the Growth Plan, applicable Official Plans and related programs or initiatives in 
accordance with policy 3.4.3.1 of the Greenbelt Plan.

1.3.5 Niagara Regional Official Plan (2014 Consolidation)

The Niagara Regional Official Plan (ROP) is intended to provide long-range planning objectives and policies 
to guide the physical, economic and social development of the Region. The subject lands are within the Urban 
Area Boundary, and are designated as Built-Up Area (refer to Figure 3). The subject lands are also located 
along the Greater Niagara Circle Route and the Lake Ontario Waterfront Trail, which consist of scenic drives 
and multi-modal infrastructure, discussed in Section 2 of the ROP (refer to Figure 4)

The following strategic objectives and policies relating to the Greater Niagara Circle Route and the Lake 
Ontario Waterfront Trail are relevant to this visual impact assessment (underlining added for emphasis):

 “Objective 2.B.1.6: To ensure that, within Urban Areas, development along the Greater Niagara Circle 
Route, the Trans Canada Trail and the Lake Ontario Waterfront Trail maintains or enhances the scenic 
qualities and character of these driving routes and trails and protects significant natural and cultural heritage 
resources.”

“Objective 2.B.1.7: To maintain or enhance the scenic, rural character of the landscape and significant 
natural and cultural heritage resources along the Greater Niagara Circle Route, the Trans Canada Trail and 
the Lake Ontario Waterfront Trail outside Urban Areas”

“Policy 2.B.2.2: The Greater Niagara Circle Route is intended to consist of: a) A scenic drive”

“Policy 2.B.2.12: The Region will cooperate with the local municipalities and other relevant agencies in 
planning for recreational, commercial and tourism related uses along the Greater Niagara Circle Route, 
the Lake Ontario Waterfront Trail and the Trans Canada Trail and in providing appropriate development 
opportunities at key nodes along them so that: 

“a) Development within the Urban Area Boundary maintains or enhances the visual qualities and 
character of these scenic drives and trails and protects or enhances significant natural and cultural 
heritage resources; and 

“b) Development conforms to the planning objectives and policies of the Region, the local municipalities, 
the Provincial government and the Niagara Escarpment Commission.”
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Figure 3: ROP Schedule A: Regional Structure * ApproximAte LocAtion of Subject Site
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Subject Site

Figure 5: Niagara-of-the-Lake Official Plan, Schedule B: Land Use Plan
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1.3.6 Niagara-on-the-Lake Official Plan (2014 Consolidation)

The subject site is located within the Urban Area Boundary of Niagara/Old Town, as per Schedule B (refer to 
Figure 5). General development policies are outlined in Part 2 of the Official Plan. The following policies are 
relevant to this visual impact assessment include:

“6.4 Building Height Restrictions

“The Town of Niagara-on-the-Lake consists of low-rise structures in a small town setting with a large number 
of historic buildings. Generally, the building height has not exceeded 11 metres (36 feet). For the most 
part this low-rise character should be maintained and the implementing zoning by-law should limit building 
height accordingly. Special provisions may also be included in the implementing zoning by-law limiting the 
building height to less than 11 metres (36 feet) in low density residential, and established residential areas 
where the majority of the buildings are one or 1 1/2 storeys in height.”

Section 6a: Growth Management Policies

4. Intensification

4.6 Land Use Compatibility Policies

“Compatibility and Appropriate Infrastructure 

“Notwithstanding the requirements for a severance, site plan, plan of subdivision or plan of condominium, 
intensification development within the Built-up Area should be compatible with surrounding existing and 
planned land uses as shown in the Land Use Schedules of this Plan. Intensification and/or redevelopment 
should be consistent with:

“a) The existing and/or planned built form and heritage of the property and surrounding neighbourhood;”

“d) The existing and/or planned height and massing of buildings within the surrounding neighbourhood.”

“e) Development proposals will demonstrate compatibility and integration with surrounding land uses by 
ensuring that an effective transition in built form is provided between areas of different development densities 
and scale. Transition in built form will act as a buffer between the proposed development and existing uses 
and should be provided through appropriate height, massing, architectural design, siting, setbacks, parking, 
public and private open space and amenity space.”

In 2011, Town Council passed Official Plan Amendment (OPA) 51, which redesignated the subject lands to 
General Commercial (Randwood Estate) and Open Space (Randwood Estate) uses, (area identified in Figure 
5, below and in Official Plan Sections 10.3.6 and 15.3.2, respectively).  Section 10.3.6 (Part 3 of the Official 
Plan) contains OPA 51 policies relevant to the portion of the subject site designated General Commercial 
(Randwood Estate), with a general emphasis on the site’s cultural value and the intention to mitigating impacts 
on abutting properties and maintaining existing vegetation. The following policies are relevant to this visual 
impact assessment:

“2. At site plan approval stage, the property shall be designated under Part IV of the Ontario Heritage Act.”

“3. The final design and plans of any additions or new buildings shall be subject to approval by the 
Municipal Heritage Committee.”

“4. Sufficient landscaping, buffers, and setbacks shall be provided to minimize the impact on abutting 
residential uses.”
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2.0 Visual Impact Assessment Methodology

DECEMBER 17, 2018

The images in this report compare the existing conditions with computer simulations of the massing of the 
proposed new hotel building.  Analysis of these images provides a reliable basis to assess the potential impact 
of the new proposed building on the viewsheds from the adjacent residential streets and the Commons. Site 
reference photography was matched to computer simulations from the same viewpoints with modeling of the 
proposed development. The computer simulations and existing conditions were overlaid to create a composite 
image illustrating the massing of the proposed development as it would appear from the camera locations. 
Where portions of the proposed new hotel building are obscured by vegetation and other structures, the 
complete outline of the building has been provided in red to provide a visual context for the visible portions 
of the building.  

2.1 Reference Photography

A series of geo-referenced site photographs were taken of the neighbourhood context surrounding the subject 
site in the months of October and December in 2018. These photographs will be used to assess the potential 
visual impacts of the proposed new hotel building through the change of seasons and the loss of leaves on 
deciduous vegetation. The locations of the camera positions and view angles of the photographs used in this 
report can be found in Figure 6 on page 11.

All photographs were taken with a fixed length normal lens on a digital camera equivalent to a traditional 
52mm normal lens. Typically, the camera viewpoint was set at 1.5m above grade and shot either level or on 
an incline upward of 4° to 8° and shot from a tripod. This range is within a comfortable and natural viewing 
angle and is consistent with viewing along the roadway grades. For all locations, the position of the camera 
was recorded with the use of GPS and was confirmed with respect to known landmarks such as hydro poles, 
edge of pavement, manholes, or buildings. The direction of the axis of the lens was documented by compass 
readings. The camera location was mapped on an aerial ortho-rectified photograph and matched to site 
drawings (refer to Section 3.0).

The planimetric location, view angle, elevation, and focal length of the real-world camera was later replicated 
with the virtual camera used by the modeling software in the production of the views of the digital model of 
the proposed new hotel building that are used in the composite views produced for this report.

2.2 Data Resources

In the production of the Views contained within this report, the applicant’s drawings regarding the design 
and massing of the proposed new hotel building were used to generate the digital model of the development 
proposal. Additionally, the applicant’s drawings were relied upon for site grading and the location of existing 
trees, including trees identified for removal. The following sources where relied upon:

applicant’s submission Drawings:

•	 06 – Building elevations

•	 07 – Site Plan

•	 08 – Cross Sections

•	 10 – Floor Plans

•	 12 – Site Grading

•	 17 – Tree Survey

•	 18 – Tree Summary List

•	 22-25 – Building Rendering

Site photography and ortho-rectified aerial mapping were used in the modeling, and were gathered from the 
following resources:

site Reference photography taken on the following days:

•	 Photographs with leaves on trees October 12th and 13th, 2018 
(Note:  We have been advised that in November 2018, the owner removed several large trees on 
the property.  The result of this is that the screen provided by the leaves of those trees has now been 
removed.)

•	 Photographs without leaves on trees December 8th, 2018

Ortho-rectified aerial mapping:

•	 First Base Solutions, ortho-rectified aerial mapping, Niagara Region 2010 20cm.
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3.0 Camera Locations & View Angles
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Figure 6: Camera Locations & View Angles

LEGEND

 Camera Location

 View Angle

 View # (refer to   
 following sections)

#

9     Visual Impact Assessment | Randwood Estate Proposed Hotel Development: 144, 176 & 200 John Street East

Randwood Estate VIA. Dec. 15, 2018                      Pg. 2 of 23

John Street East

Ch
ar

lot
te

 S
tre

et

Christopher
 Street

Weatherstone

Crescent

Lake Ontario Waterfront Trail

Off Leash Dog Walk

Q
ueens Parade

The Commons 

Camera Location
52mm Normal Lens

Proposed Development

N

1
2

5
6

7

8
9

10

3 4

11

12

001044



10     Visual Impact Assessment  | Randwood Estate Proposed Hotel Development: 144, 176 & 200 John Street East

December 17, 2018 CAMERA LOCATIONS & VIEW ANGLES 3.0

Figure 7: Key Map depicting camera 
location for View 1

Randwood Estate VIA. Dec. 15, 2018                      Pg. 5 of 23

View 3

Randwood Estate VIA. Dec. 15, 2018                      Pg. 5 of 23

View 3

3.1 Views from John Street East

location: 

The origin point for this view is located at the curb on the north 
side of John Street East to the east of Charlotte Street.

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

December 2018

Observations: 

Due to the time of the year the leaves have fallen from the 
deciduous vegetation visible from this location. From this location 
and at this time of year small portions of the proposed new hotel 
building will be visible through the trees at this time of day.

Figure 8: View 1 from John Street East

View 1
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Figure 9: Key Map depicting camera 
location for View 2

Figure 10: View 2 from John Street East

Randwood Estate VIA. Dec. 15, 2018                      Pg. 6 of 23

View 4

Randwood Estate VIA. Dec. 15, 2018                      Pg. 6 of 23

View 4

View 2

location: 

The origin point for this view is located at the curb on the north 
side of John Street East to the east of Charlotte Street. This 
location is east of the origin point for View 1 and closer to the 
location of the proposed new hotel building.

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

December 2018

Observations: 

Due to the time of the year the leaves have fallen from the 
deciduous vegetation visible from this location. From this 
location and at this time of year portions of the proposed new 
hotel building will be clearly visible through the trees at this time 
of day. A portion of the proposed building’s 3rd, 4th, 5th, and 
6th floors are visible.
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Figure 11: Key Map depicting camera 
location for View 3

Figure 12: View 3 from John Street East

Randwood Estate VIA. Dec. 15, 2018                      Pg. 7 of 23

View 5

Randwood Estate VIA. Dec. 15, 2018                      Pg. 7 of 23

View 5

View 3

location: 

The origin point for this view is located at the curb on the 
north side of John Street East, east of View 2.

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

December 2018

Observations: 

Due to the time of the year the leaves have fallen from the 
deciduous vegetation visible from this location. From this 
location and at this time of year portions of the proposed new 
hotel building will be clearly visible through the trees at this 
time of day. A portion of the proposed building’s 2nd, 3rd, 
4th, 5th, and 6th floors are visible.001047
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Figure 13: Key Map depicting camera 
location for View 4

Figure 14: View 4 from John Street
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View 6

Randwood Estate VIA. Dec. 15, 2018                      Pg. 8 of 23

View 6

View 4

location: 

The origin point for this view is located at the curb on the north 
side of John Street close to the origin point for View 3.

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

October 2018

Observations: 

At the time of year that this photograph was taken the leaves 
on the deciduous vegetation were evident. From this location 
the portions of the front elevation of the proposed new hotel 
building can glimpsed through the trees. A portion of the 
proposed building’s 5th and 6th floors are visible.
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Figure 15: Key Map depicting camera 
location for View 5

Figure 16: View 5 from John Street
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View 7

Randwood Estate VIA. Dec. 15, 2018                      Pg. 9 of 23

View 7

View 5

location: 

The origin point for this view is located at the curb on the north side 
of John Street East to the east of Charlotte Street. This location is to 
east of the location for View 4 and is directly opposite the existing 
front gates of the subject site.

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

December 2018

Observations: 

Due to the time of the year, the leaves have fallen from the deciduous 
vegetation visible from this location. The portions of the proposed 
new hotel building can be clearly seen from this location, and the 
view of the proposed new hotel building is framed by tree trunks 
and evergreen vegetation. Only the ground floor of the proposed 
new hotel building appears to be screened by the existing stone 
wall along John Street East. A portion of the proposed building’s 
2nd, 3rd, 4th, 5th, and 6th floors are visible.
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Figure 17: Key Map depicting camera 
location for View 6

Figure 18: View 6 from the Lake Ontario Waterfront Trail (in the Commons)
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View 8
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View 8

3.2 Views from the Commons & Lake Ontario Waterfront Trail

location: 

The origin point for this view is located on the Lake Ontario 
Waterfront Trail in the Commons almost opposite the front 
gates of the subject site.

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

December 2018

Observations: 

Due to the time of the year, the leaves have fallen from the 
deciduous vegetation visible from this location.  The portions 
of the proposed hotel building can be clearly seen through the 
tree trunks and evergreen vegetation from this location. Only 
the ground floor of the proposed new hotel building appears to 
be screened by the existing stone wall along John Street East. A 
portion of the proposed building’s 2nd, 3rd, 4th, 5th, and 6th 
floors are visible. 

View 6
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Figure 19: Key Map depicting camera 
location for View 7

Figure 20: View 7 from the Lake Ontario Waterfront Trail (in the Commons)
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View 9
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View 9

View 7

location: 

The origin point for this view is located on the Lake Ontario 
Waterfront Trail in the Commons almost opposite the front gates 
of the subject site and is close to the origin point for View 6.

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

October 2018

Observations: 

At the time of year that this photograph was taken the leaves 
on the deciduous vegetation were evident. From this location 
portions of the front elevation of the proposed new hotel building 
can clearly be seen through the trees. Only the ground floor of 
the proposed new hotel building appears to be screened by 
the existing stone wall along John Street East. A portion of the 
proposed building’s 3rd, 4th, 5th, and 6th floors are visible.
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Figure 21: Key Map depicting camera 
location for View 8

Figure 22: View 8 from the Lake Ontario Waterfront Trail (in the Commons)
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View 10
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View 10

View 8

location: 

The origin point for this view is located on the Lake Ontario 
Waterfront Trail in the Commons just to the west of the origin 
points for Views 6 and 7.

Direction of View: 

The camera is pointed to the southeast in the direction of the 
location of the proposed new hotel building.

Date: 

December 2018

Observations: 

Due to the time of the year the leaves have fallen from the 
deciduous vegetation visible from this location. From this 
location the portions of the proposed new hotel building can be 
clearly seen through the tree trunks and evergreen vegetation. 
Only the ground floor of the proposed new hotel building 
appears to be screened by the existing stone wall along John 
Street East. A portion of the proposed building’s 2nd, 3rd, 4th, 
and 5th floors are visible. 
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Figure 23: Key Map depicting camera 
location for View 9

Figure 24: View 9 from the Lake Ontario Waterfront Trail (in the Commons)
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View 11
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View 11

View 9

location: 

The origin point for this view is located on the Lake Ontario 
Waterfront Trail in the Commons and west of the origin point 
for View 8. 

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

December 2018

Observations: 

Due to the time of the year the leaves have fallen from the 
deciduous vegetation visible from this location. Portions of the 
proposed new hotel building can be clearly seen through the 
tree trunks and evergreen vegetation from this location. Only 
the ground floor of the proposed new hotel building appears to 
be screened by the existing stone wall along John Street East. A 
portion of the proposed building’s 2nd, 3rd, 4th, 5th, and 6th 
floors are visible. 
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Figure 25: Key Map depicting camera 
location for View 10

Figure 26: View 10 from the Commons
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View 12
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View 12

View 10

location: 

The origin point for this view is located in the Commons and 
west of the origin point for View 9. 

Direction of View: 

The camera is pointed in the direction of the location of the 
proposed new hotel building.

Date: 

October 2018

Observations: 

At the time of year that this photograph was taken the leaves 
on the deciduous vegetation were evident. Portions of the 5th 
and 6th floors of the proposed new hotel building can be 
glimpsed through the trees from this location. 
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Figure 27: Key Map depicting camera 
location for View 11

Figure 28: View 11 from Charlotte Street
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View 16
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View 16

3.3 Views from Charlotte Street

location: 

The origin point for this view is located at the curb on the west side 
of Charlotte Street south of the intersection of Charlotte Street and 
John Street East. 

Direction of View: 

The camera is pointed to the southeast in the direction of the location 
of the proposed new hotel building.

Date: 

December 2018

Observations: 

Due to the time of the year the leaves have fallen from the deciduous 
vegetation visible from this location. Portions of the front and side 
elevations of the proposed new hotel building can glimpsed through 
the tree trunks and evergreen vegetation from this location. In the 
preparation of this view care was taken to estimate the impact of 
the proposed tree removal as shown on the applicant’s tree survey 
drawing (refer to Appendix B), however in drawing conclusions from 
this view it should be stressed that due to tree removal this view may 
not fully reflect a post construction condition.

View 11 
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Figure 29: Key Map depicting camera 
location for View 12

Figure 30: View 12 from Charlotte Street
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View 17
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View 17

View 12

location: 

The origin point for this view is located at the curb on the west side of 
Charlotte Street south of the intersection of Charlotte Street and John 
Street East and south of View 11. 

Direction of View: 

The camera is pointed to the southeast in the direction of the location of 
the proposed new hotel building.

Date: 

October 2018

Observations: 

At the time of year that this photograph was taken the leaves on the 
deciduous vegetation were evident. From this location the portions of the 
front and side elevations of the proposed new hotel building can seen 
through the trees. From this location a portion of the proposed building’s 
4th, 5th, and 6th floors can be seen through the trees. In the preparation of 
this view care was taken to estimate the impact of the proposed tree removal 
as shown on the applicant’s tree survey drawing (refer to Appendix B), 
however in drawing conclusions from this view it should be stressed that due 
to tree removal this view may not fully reflect a post construction condition.
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4.0 Visual Impact Assessment Summary

DECEMBER 17, 2018

In analysing the visual impact of a building or structure on its surroundings, both the visibility of the building 
and the nature and character of what is visible are essential considerations. In this case, the surrounding 
neighbourhood fabric does not include another building of this height and scale, and as such the proposed 
new hotel building will by its massing and height draw attention to itself when it is visible from public locations. 
Currently, it is not a building type that can be seen from John Street East, Charlotte Street, the Lake Ontario 
Waterfront Trail or from any other location within the Commons.  

Based on the site photographs, digital modeling, and the resulting digital photograph composites, it is clear 
that the proposed new hotel building will be visible from various locations along John Street East, Charlotte 
Street and public pathways within the Commons (including the Lake Ontario Waterfront Trail). The extent of 
visibility at these locations changes based on the time of the year and on the location of the viewer.  

This visual impact assessment demonstrates that the proposed new hotel building will be visible from the Lake 
Ontario Waterfront Trail (within the southern portion of the Commons) and that within that southern portion of 
the Commons, the visual context of the Commons will be altered by the anomalous built form of the proposed 
new hotel building on the subject site. The Lake Ontario Waterfront Trail is regularly used by the public and is 
designated as a scenic route in the Niagara Regional Official Plan.

4.1 Analysis of Views from John Street East & Charlotte Street

Views originating from locations along John Street East vary from mostly obscured, and partially obscured, to 
clearly visible.  Views originating from locations along Charlotte Street are more fragmentary and based on 
current site conditions, the proposed new hotel building can only be glimpsed through the tree trunks. 

4.2 Analysis of Views from the Lake Ontario Waterfront Trail & the Commons

The proposed new hotel building appears to be most consistently visible from the Lake Ontario Waterfront 
Trail in the Commons, particularly when the screening effect of the deciduous vegetation on the subject site 
is reduced during the winter months and portions of the spring and fall months. At this distance, from the 
location of the Lake Ontario Waterfront Trail, the view of the building appears most visible due to following:

•	 The building falls below the screen produced by the crowns of the trees at the front of the subject site;

•	 The screening effect of the masonry wall along John Street East is reduced as a result of the angle of view 
from this distance; and 

•	 The height of the proposed building increases the building’s visibility as it stands taller than the masonry 
wall along John Street East and some of the deciduous vegetation within the front yard of the site.  

4.3 Summary of Findings

In reviewing all the views tested, it is clear that the existing trees and vegetation on the subject site are the 
principal elements that screen views of the proposed new hotel building from the surrounding area. The 
proposed setbacks that distance the building from John Street East and Charlotte Street contribute to reducing 
the visibility and potential visual impact of the proposed new hotel building in part by providing space for the 
existing vegetation on the subject lands. Changes to the existing vegetation between the proposed new hotel 
building and John Street East and Charlotte Street will increase the visibility of the proposed new hotel building 
in all the views tested.

Based on a review of the architectural drawings included in the application materials and based on our 
modeling of the proposed building it is clear a significant number of windows on the north elevation of the 
proposed building will be exposed to public view from John Street East, the Lake Ontario Waterfront Trail and 
the Commons. This visual impact assessment did not test night time views of the proposed new hotel building, 
but given the number of windows on the northern elevation, the proposed six storey building height, and the 
seasonal visibility of that elevation from John Street East, the Lake Ontario Waterfront Trail and the Commons, 
lights in the windows of the building have the potential to increase visibility and impacts on the public realm 
from those locations at night.
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5.0 Review of the Applicant’s Visual Impact Analysis

DECEMBER 17, 2018

23     Visual Impact Assessment | Randwood Estate Proposed Hotel Development: 144, 176 & 200 John Street East

The applicant’s Planning Justification Report (prepared by SGL Planning & Design Inc.) and the Urban Design 
Brief (prepared by Quartek Group Inc.) both provide visual evidence and professional opinions regarding 
the potential visual impacts of the proposed new hotel building on the surrounding existing neighbourhood.  
The following sections provide a review of this visual evidence and conclusions drawn from that evidence. 
In summary, I do not agree with many of the conclusions drawn by the authors of these reports and I am not 
confident based on my own work that much of their visual evidence is accurate or provides a complete picture 
of the conditions described. As such, it is my professional opinion that conclusions based on these visual 
representations included in the Planning Justification Report and the Urban Design Brief regarding visibility 
and potential visual impact of the proposed new hotel building should be reconsidered.

5.1 Planning Justification Report – SGL, July 2018

The Planning Justification Report discusses “how the building fits into the landscape and character of the 
area” starting on page 33 under the heading of Conformity to the Commercial Area Policies of the Niagara 
Regional Official Plan. The text references Figures 17, 18A, 18B, 18C, 18D, 18E, 18F, 18G, 18H, and 18I. 

The text on page 34 states that “In these photos, the proposed hotel has been superimposed onto photographs 
taken from various points on the subject property, as well as from lands abutting the subject property”.

It is my opinion, based on our own modeling and visual impact assessment, that the photos contained in 
Figure 18 are inaccurate and would show the proposed new hotel building at these locations if accurate 
images of the proposed building had been accurately superimposed on the photos provided.
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Figure 31: Source: SGL Planning Justification Report (2018), Figure 18A

Figure 18A – View from John Street

The text on page 34 claims the image of the hotel has been inserted into the photo and that, “it is virtually 
unseen due to the existing mature vegetation that screens the proposed new hotel building.”  

The proposed new hotel should be visible in this photograph to the right of the right gate post (in between the 
vegetation). Otherwise, the absence of the proposed new hotel in this view is also due to the location in which 
the photograph was taken, such that the proposed new hotel building is not within the angle of the axis of the 
lens. MBTW based photograph/digital model composite images demonstrate the hotel will be visible from this 
location when the camera angle has been adjusted to cover the location of the proposed new hotel building. 
Please refer to the comparison below.
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View 7
Figure 32: MBTW View 5 (Refer to page 16 of this report)
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Figure 18B – Views from Niagara River Parkway

This photograph has been taken from the intersection of John Street East and the Niagara River Parkway, 
looking north towards the Lake Ontario Waterfront Trail and the Commons, in the general direction of the 
subject site to the west. From this location, the angle of view is at an extremely acute angle to the subject site 
and as such the proposed new hotel building cannot reasonably be expected to be visible from John Street 
East at this location. When the subject site is viewed from the locations on John Street East where one can 
reasonable expect that the proposed new hotel may be visible from the public realm, the proposed building 
can be seen as demonstrated in the MBTW photographic/digital model composite images provided in this 
review. Please refer to MBTW Views 1, 2, 3, 4, 5.

Figure 33: Source: SGL Planning Justification Report (2018), Figure 18B
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View 5Figure 34: MBTW View 5 (refer to Views 1-5 pages 12-16 of this report)
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Figure 18C – View from Charlotte Street

The text on page 34 relating to Figures 18C and 18D states: 

“In both instances, the proposed hotel building has been inserted into the photo, but it is screened by existing 
mature vegetation in combination with the large setbacks of the new hotel building from the property lines. 
These photos demonstrate that there will be no visual impact of the hotel on these locations.”

The proposed new hotel building is partially screened by mature vegetation, when viewed from Charlotte 
Street. However, the MBTW photograph/digital model composite images demonstrate that some views from 
Charlotte Street will expose parts of the proposed new hotel building, particularly during the winter months. 
Additional tree removal will also impact these views, increasing exposure from the public realm. Please refer 
to MBTW Views 11 and 12. 

Figure 35: Source: SGL Planning Justification Report (2018), Figure 18C
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View 17
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View 16

Figure 36: MBTW Views 11 and 12 (refer to pages 22 and 23 of this report)
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Figures 18E, 18F and 18G – Views from within the Subject Property

These photographs with the image of the proposed new hotel inserted into them are all located within the 
subject site and as such are not relevant to a discussion of the visual impact of the proposed new hotel 
building and have not been reviewed in this visual impact assessment.

Figure 18H – View from the Commons (southern footpath)

The text on page 34 referring Figures 18H and 18I states: 

“Figures 18H and 18I show a view from both the southern and northern footpaths in the Commons towards 
the subject property. The hotel cannot be seen from either footpath in these photographs.” and “As such, 
these photos demonstrate that the existing mature vegetation will screen the proposed new hotel building, 
and that there will be no visual impact of the hotel on the Commons.”

Figure 37: Source: SGL Planning Justification Report (2018), Figure 18H Figure 38: MBTW View 8 (refer to Views 6-7 on pages 17-18 of this report)
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View 10

The MBTW photograph/digital model composite images do not support the substance or conclusions contained 
in these statements. As such, it is my professional opinion that Figure 18H does not accurately represent a view 
from the southern footpath (the Lake Ontario Waterfront Trail) and that the proposed new hotel building will 
be visible from this location and will have an impact on views of the context of the Commons. Please refer to 
MBTW Views 6, 7, 8, 9, 10. 
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5.2 Urban Design Brief – Quartek, May 2018

The Urban Design Brief discusses the potential for visual impact produced by the proposed new hotel building 
is several sections. Under the heading of Lines of Sight and Post-Development Vistas on page 25 the Brief 
states:

“Even in winter when no deciduous foliation can screen there is ample veil of forest branches, coniferous 
growth, etc. to obscure views. Impact on public vistas is practically non-existent as the cross-sections of the 
site reveal. It is unlikely the hotel block will be seen above the treeline in Summer.” 

Two site sections (Figures 39 and 40) are provided on page 25 to support this opinion. However, no winter 
photographs of the site, nor winter photographs of the site with images of the hotel inserted, are provided to 
support this speculative opinion. The MBTW photograph/digital model composite images taken to show both 
summer and winter site conditions do not support the Quartek Group’s opinions. MBTW Views 1, 2, 3, 5, 6, 
8, 9, 10 demonstrate that the proposed new hotel building will be clearly visible during the winter months from 
locations on John Street East, Charlotte Street, the Lake Ontario Waterfront Trail and the Commons.

Under the heading of Public Views and/or Public Vistas (page 26) the authors of the Urban Design Brief when 
discussing views from the Commons area conclude: 

“No views of the new hotel building are calculated to be visible from this public area for region of this 
parkland south of the Queens Parade entry into the Town.”

This conclusion is supported by two photographs: a summer photograph of the Commons that has been 
taken from a considerable distance from and looking in the general direction of the subject site (Figure 41); 
and another summer photograph taken closer to the subject site (Figure 42.).  The MBTW photograph/digital 
model composite Views 6, 7, 8, 9, 10 demonstrate that in the winter, the proposed new hotel building will 
be visible from the Commons. It is also worth noting that all the images used by the authors to support their 
conclusions are summer photographs and therefore they do not reflect visibility conditions in the winter and 
parts of the fall and spring months when the deciduous vegetation is absent of foliage. Additionally, it should 
be noted that their conclusions do not consider the potential nighttime visual impacts that will occur due to 
lights in the windows in the upper and lower storeys of the proposed new six storey hotel building. The impact 
of lights in upper storey windows will be increased during some of the fall, winter, and summer months due to 
lack of vegetation and it can be anticipated that lights will be visible from the Commons.

5.3 General Comments on Methodology for Visual Representations

The Planning Justification Report and Urban Design Brief submitted in support of the development application 
for the proposed new hotel do  not provide any background information that would be helpful in evaluating 
the technical accuracy of the photos containing inserted images of the proposed new hotel building.  It is 
common practice to provide an outline of the methodology followed in creating images of this type. Usually 
and at minimum, the focal length of the physical lens and digital lens used in the modeling software are 
identified to ensure that they are a match and that they accurately represent a field of vision similar to that of 
the human eye.  For example, the use of a wide-angle lens often has the effect of reducing the visual presence 
of buildings in their contexts. 

Of concern, the digital images provided do not reflect the additional impact on views resulting from the 
removal of trees on the site as identified in the tree survey (Appendix B) and which occured in November, 
2018. If this has been accounted for, it has not clearly been displayed in neither the Planning Justification 
Report nor the Urban Design Brief. 

With the above in mind, it is my professional opinion that the visual impact analyses provided in the Applicant’s 
Planning Justification Report and Urban Design Brief are inaccurate and do not sufficiently display the 
relationship of the proposed new hotel building to the public realm (Section 41(4)2.(b) of the Planning Act), 
nor do they sufficiently display matters relating to the scale and appearance of the building from an identified 
Regional scenic route, the Lake Ontario Waterfront Trail (Section 41(4)2.(d) of the Planning Act), as required 
by Section 41 of the Planning Act.
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Existing Trees being removed for parking construction!
only a few new planting of trees shown on the Site Plan!
This viewshed is open to the adjacent property

MInimal trees shown on the Site Plan!
This viewshed is open to the adjacent!
properties rear yards

MInimal trees shown on the Site Plan!
This viewshed is open to the adjacent!
properties rear yards

Sight LIne to Queens Parade

A

B

Section Lines A and B are representive !
of the viewshed open to the adjacent!
properties rear yard and side yards

Region of exposed viewshed !
open to the adjacent!
properties rear and side yards

Applicant’s Cross Sections with Comments and Markups
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Figure 39: Red-line Mark-Up of Site Cross Sections with Sight Lines- Contour Site Map. Source: Adapted from Quartek Group Inc.

Note: Drawing has been 
reduced from original format
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6.0 Conclusion

Figure 40: Rendered Aerial View of the Proposed Development from the Commons

DECEMBER 17, 2018

This visual impact assessment focused its review of the proposed development at 144, 176 and 200 John 
Street East on matters of visual impact. The analysis contained in this document included a scientific approach 
and methodology described in Section 2.0 and a review of the Applicant’s materials as they relate to visual 
impact in Section 5.0.

It is my professional opinion that the development proposal, as contemplated in the July 2018 resubmission 
does not conform with the provincial, regional and municipal policy framework, and is likely to adversely 
affect matters of provincial interest, as follows:

Provincial Policy Statement 2014

•	 The provincial policy framework, and specifically the Provincial Policy Statement 2014, identifies the need 
to conserve character defining features (including cultural heritage landscapes) and encourages a sense 
of place (Policies 1.7.1.d) and 2.6.1 of PPS 2014).

response: The Commons and Butler’s Barracks were registered in 2007 as a Historic Place of Canada, 
demonstrating national historic significance for its role in the military history of the area. Key character 
defining elements were reviewed in Section 1.2.1 of this report and include: 

•	 The form and fabric of the resources on the site relating to the British occupation; 

•	 The footprints and fabric of landscape features between Charlotte Street and Paradise Grove (which 
capture the north side of John Street East and the associated portion of the Lake Ontario Waterfront 
Trail);

•	 The landscape features related to military use of the entire site, particularly the Commons; and

•	 The spatial relationships between legible site resources.

The development proposal introduces an anomalous building type and scale to the surrounding area 
that is expected to be visible from John Street East and the Lake Ontario Waterfront Trail, which occupies 
the southern edge of the Commons and Butler’s Barracks Historic Place of Canada (as shown through 
this visual impact assessment). It will therefore adversely affect key character defining elements of this 
national historic site and cultural heritage landscape, including the relationship of the Commons and the 
associated form and fabric of the Butler’s Barracks with its surroundings, and key viewsheds.
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Regional Official Plan

•	 The regional policy framework identifies the Lake Ontario Waterfront Trail as a scenic route that should be 
maintained or enhanced in terms of scenic qualities and character, protecting significant cultural heritage 
resources (Objective 2.B.1.6 of the ROP). The Regional Official Plan explicitly requires that “Development 
within the Urban Area Boundary maintains or enhances the visual qualities and character of these scenic 
drives and trails and protects or enhances significant natural and cultural heritage resources” (Policy 
2.B.2.12.a)).

response: The development proposal introduces a built form that deviates from the established cultural 
heritage character of the Lake Ontario Waterfront Trail and therefore does not conform with the policies 
of the Regional Official Plan.

Niagara-on-the-Lake Official Plan

•	 The Niagara-on-the-Lake Official Plan recognizes the low-rise character of the Town and its large number 
of historic buildings. The Official Plan therefore sets a general building height restriction of less than 
11 metres, with exceptions for special provisions (Section 6.4). This general building height restriction 
recognizes the impact of taller buildings on the existing historic and small-town setting of Niagara-on-the-
Lake. Furthermore, effective transitions in built form are required for intensification proposals to ensure 
compatibility and integration with surrounding land uses and may include appropriate height, massing, 
and siting (Section 6a.4.6.e)).

response: As demonstrated in this visual impact assessment, the proposed development will be visible 
from the public realm and will therefore adversely affect the established character of its surroundings. The 
proposed building height, siting and massing are contributing factors that prevent the proposed new hotel 
from effectively integrating with its surroundings, and therefore render the development incompatible with 
its established setting.

6.1 Recommendation

Through careful review and analysis of the policy framework, the existing site conditions and the development 
proposal as contemplated in the July 2018 resubmission, it is my professional opinion that the development 
application for 144, 176 and 200 John Street East (the Randwood Estate) does not represent good planning 
and does not demonstrate conformity with the policy statements issued under subsection 3(1) of the Planning 
Act, and conflicts with applicable official plans, as it relates to matters of visual impact. 
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Professional Experience

2017- Present Principal 
 The MBTW Group
2014- Present  Vice President 
 W Architect Inc.
2012- 2017 Director - Business Development 
 The MBTW Group
2003- 2018 Partner
 Siteline Research, Visual Impact Assessment
2005 - 2012       Principal Planner / Senior Urban Designer 
 Zelinka Priamo Limited, Urban Design/Planning
1997 - 2005 Principal 
 M C Hannay Urban Design, Urban Design/Planning
1993 -1997 Senior Project Manager/Urban Designer  
 Watchorn Architect Inc., Urban Design/Community Planning
1991 -1993 Partner
 Westernland Research, Urban Design/Environmental Design
  
2014 - 2015 Examiner Professional Standards Board   
2006 - 2014 Examiner OPPI Membership Exam ‘A’, Marker OPPI Membership Exam ‘B’

Education

1991 Bachelor of Architecture, University of Waterloo School of Architecture
1989 Bachelor of Environmental Studies, University of Waterloo

Professional Awards

2011  Mike Wagner Heritage Award, City of Kitchener, Rehabilitation of the
 Donnenworth House
2011 Urban Design Award of Excellence, City of Kitchener, Williamsburg Town 
 Centre
2005 Excellence in Planning Award, Ontario Professional Planers Institute, Old East
 Village Revitalization
1990  Finalist International City of Montreal, International Design Competition, Co-Author

Academic Appointments

2004-2018 Thesis Reader, Graduate Studies, School of Architecture, University of Waterloo
1997-1999  Adjunct Assistant Professor, School of Architecture, University of Waterloo, 
1997-2000 Professor, Urban Design Technology, Fanshawe College
1991-1993 Adjunct Assistant Professor, School of Architecture, University of Waterloo 

Professional Affiliations and Memberships

Member, Royal Architectural Institute of Canada (MRAIC)
Member, Canadian Institute of Planners (MCIP)
Member, Ontario Professional Planners Institute (OPPI)
Registered Professional Planner (RPP)
LEED® Accredited Professional, Building Design and Construction (LEED® AP)

Michael Hannay’s professional experience 
in Urban Design and Planning includes a 
history of consulting to both public and 
private sector clients as well as teaching 
Architectural and Urban Design. Michael’s 
blend of experience provides him with a 
strong hands-on understanding and a 
theoretical background of the opportunities 
and limitations of both municipal 
governments and the development 
industry. His work in the GTA ranges from 
participation in the development of policy 
and design studies to the detailed design 
and architectural design control for some 
of the most innovative new communities in 
the Province of Ontario. 

Over the past 25 years Michael has 
developed a reputation for planning and 
designing new communities that promote 
and embrace an environment-first position 
through the careful integration of natural 
systems into urban built environments.

Michael C. Hannay MRAIC, MCIP, RPP, LEED® AP 

Principal – The MBTW Group 
Vice President – W Architect Inc.
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Selected Project Experience

Visual Impact Asessment
20 Fred Varley Drive (Tribute Communities) ...................................City of Markham
Chedoke Browlands (Deanlee Management) ................................City of Hamilton
1985 Richmond Street (Tricar Developments) ................................City of London
Cloverfarm Townscape Appraisal (Frank Gray Holdings).................Town of Orangeville 
Humber Heights Long Term Care Facility 
(Oakwood Retirement Homes) .....................................................City of Toronto
Gan Eden Community (Jay M. Holdings) ......................................Town of Uxbridge
Wilson Heights (Royal Park Homes) ..............................................Town of Milton
Eden Oaks Community (Eden Oaks Developments) .......................Town of Halton Hills

Municipal Urban Design and Planning Studies
Prince Edward County Streetscape and Façade Guidelines .............Prince Edward County
Caledon Town Wide Design Guidelines ........................................Town of Caledon
Caledon Intensification Study .......................................................Town of Caledon
Bluefield Site Analysis ..................................................................Housing & Social Services (London)
Peer Review David Dunlap Observatory Lands ...............................Town of Richmond Hill
Downtown Area Community Improvement Plan .............................Town of Bracebridge
Downtown Area Community Improvement Plan .............................North Perth
Placemaking Guidelines ..............................................................City of London
Placemaking Demonstration Plan .................................................City of London
Strathroy Downtown Master Plan ..................................................Township of Strathroy-Caradoc
Heritage District Study and Urban Design Guidelines  ....................Town of Amherstberg
Middlesex Centre Urban Design Guidelines ..................................Middlesex Centre
Middlesex Centre Site Planning Manual ........................................Middlesex Centre
Village of Point Edward Waterfront Community Planning Study .......Village of Point Edward 
University Village, York University Phase 1 & 2 ..............................City of Toronto
North Leslie Secondary Plan ........................................................Town of Richmond Hill
Urban Design Review of Residential High Rise Applications.............City of London
Review of Infill Housing Policies ...................................................City of London
Green Lane West Secondary Plan ................................................Town of East Gwillimbury
UDGs for the Commercial Corridor OP Designation .....................Town of Markham
UDGs for the Business Corridor OP Designation ...........................Town of Markham
UDGs for the Retail Warehouse Area OP Designation ...................Town of Markham

Designs for New Communities
York Downs Redevelopment (Kylemore / Metropia/Minto) ..............City of Markham
The Kip District (Concert Properties) .............................................City of Toronto
Hyde Park (Zentil) .......................................................................City of Toronto
Mountaingate Neighbourhood (New Urban Group) ......................City of Hamilton
Cherryhill Intensification Plan (Minto Developments) ......................City of London
Dantonbury Community (Tribute Communities)..............................City of Oshawa
Canterbury Lawrence Park (Tribute Communities) ..........................City of Toronto
Windfields Farm (E. P. Taylor Family / Tribute Communities) ............City of Oshawa
Sharon Meadows (Tribute Communities) .......................................City of Pickering
North Talbot Community (Reid’s Heritage Homes / Speyside East)...City of London
The Hamlet (Runnymede Dev. / Tribute Communities) ....................Town of Ajax
Oak Park (Metro Ontario) ...........................................................Town of Oakville
The Greenwood Beach (Metrus Development) ..............................City of Toronto

Michael C. Hannay MRAIC, MCIP, RPP, LEED® AP 

Principal – The MBTW Group 
Vice President - W Architect Inc.

Note: Continued on next page
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St. John Woods (Prospect Developments) ......................................Municipality of Middlesex Centre
Bayfield Meadows (Durand Construction) .....................................Village of Bayfield
Beechridge Community (Runnymede Dev.) ....................................Town of Ajax
Nottingham Community (Runnymede Dev. / Tribute Communities) ..Town of Ajax
The Hamlet (Runnymede Dev. / Tribute Communities) ....................Town of Ajax

Design Guidelines
York Downs Redevelopment (Kylemore / Metropia/Minto) ..............City of Markham 
Seaton Community (Seaton Co-Tenancy) ......................................Town of Pickering 
The Kip District (Concert Properties) .............................................City of Toronto 
Dantonbury Community (Tribute Communities)..............................City of Oshawa
St. John Woods (Prospect Developments) ......................................Middlesex Centre
Sharon Meadows (Tribute Communities) .......................................Town of East Gwillimbury
Windfields Farm (E. P.Taylor Family / Tribute Communities)..............City of Oshawa
Williamsburg Town Centre (Max Becker Enterprises Ltd.) ................City of Kitchener
Kitchener Frame Site (International Machines) ...............................City of Kitchener
Bayfield Meadows (Durand Construction) .....................................Village of Bayfield

Design Guidance
Friday Harbour (Geranium Developments) ....................................Town of Innisfil
Observatory Lands (Corsica Development Inc.) .............................Town of Richmond Hill
North Leslie Community (North Leslie Land Owners Group) ...........Town of Richmond Hill
Blue Sky (Fieldgate Homes) .........................................................Town of Whitchurch-Stouffville
Longyards (DG Group) ...............................................................City of Vaughan
Queensville (DG Group / Minto Developments) ............................Town of East Gwillimbury
Oak Park (Metro Ontario) ...........................................................Town of Oakville
Highland Gate (Geranium Corporation) .......................................Town of Aurora
Eden Oak Community (Eden Oak) ...............................................Town of Halton Hills
Milton Heights Community (Milton Heights Landowners Group) ......Town of Milton
Dantonbury Community (Tribute Communities)..............................City of Oshawa
Bayfield Meadows (Durand Construction) .....................................Village of Bayfield
Windfields Farm (Tribute Communities) .........................................City of Oshawa
Talbot Community (Reid’s Heritage Homes / Speyside East Corp.) ..City of London
The Kip District (Concert Properties) .............................................City of Toronto
Seaton Community (Seaton Co-Tenancy) ......................................Town of Pickering 
Williamsburg Town Centre (Max Becker Enterprises Ltd.).................City of Kitchener
University Village, York University (Tribute Communities) .................City of Toronto
The Beach (Metrus Development) .................................................City of Toronto

Institutional Facilities Planning
McMichael Canadian Art Collection Master Plan ..........................City of Vaughan 
Bruce Power Nuclear Facility, Infrastructural Renewal Plan ..............Town of Tiverton 
Homewood Health Care, Property Utilization and Facilities Study  ...City of Guelph
Joshua Creek Heritage Arts Centre  .............................................Town of Oakville 

Ontario Municipal Board Experience 

Michael has been qualified to provide expert opinion evidence before the Ontario Municipal Board on 
numerous occasions regarding matters related to Land Use Planning, Urban Design, and Visual Impact 
Assessment. 

Michael C. Hannay MRAIC, MCIP, RPP, LEED® AP 

Principal – The MBTW Group 
Vice President - W Architect Inc.
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Appendix B: Tree Survey: Markup of Trees to be Removed

Tree Survey Markup. Base Plan Tree Survey Source: Kirkup, Mascoe, Ure Surveying Ltd. Notes: Drawing has been reduced from original format.

Trees to be removed have been highlighted in red, 
consistent with the Applicant’s Tree Summary List.
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