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MBTW was retained in the winter of 2019 by the Spallacci Group to provide a Visual Impact Assessment (VIA) 
for a mixed-use development located at 299-307 John Street South and 97 St. Joseph’s Drive, in the City of 
Hamilton. The VIA was completed in April 2020 and submitted to the City of Hamilton and circulated to the 
Niagara Escarpment Commission (NEC). This update to our April 2020 VIA has been prepared in response to 
comments provided by the NEC dated December 11, 2020, and to incorporate the current proposed increase 
in the heights of the three proposed towers. Additionally, the VIA has also been updated to address the 
requirements of the Niagara Escarpment Commission Visual Impact Assessment Technical Criteria November 
18, 2020. 

The scope of this updated VIA includes:

• Review of the relevant policies of the Niagara Escarpment Plan (2017)

• Review of the Niagara Escarpment Commission Visual Impact Assessment Technical Criteria, November 
18, 2020 

• Review of the NEC Landscape Evaluation Study (1976)

• Review of The NEC Scenic Evaluation, Niagara Escarpment Plan Map 2 (2005)

• Review of the relevant policies of the Urban Hamilton Official Plan (2013)

• Digital reference photography documenting viewsheds

• Digital massing models of the proposed development

• Digital photographic simulations of viewsheds based on composite images of viewsheds and digital models

• Assessment of potential visual impacts of the proposed development on the scenic resources of the Niagara 
Escapement within the identified viewsheds.

1.0 Introduction

1.1 Qualifications

Michael hannay and James Ziegler have been working together to produce digital visual impact assessments 
since 2001 when their work on visual impact assessment was first accepted as expert evidence before the 
Ontario Municipal Board (OMB). Over the past 20 years they have provided visual impact assessments 
related to new developments proposed in both urban and rural contexts. Their work and expert opinions have 
been accepted by the Local Planning Appeals Tribunal (LPAT) and its predecessor, the Ontario Municipal 
Board (OMB), on numerous occasions over the past 20 years.

Michael Hannay is a Registered Professional Planner and holds  a Bachelor of Environmental Studies and 
a Bachelor of Architecture from the University of Waterloo and has a history of working as a professional 
photographer and of teaching photography at the university level.

James Ziegler is a visual artist, an award winning  industrial designer, and an expert in the preparation of 
3-dimensional digital computer generated models and visualizations. James Ziegler has  worked in the field 
of technical digital modeling for over 25 years.



Figure 1: Location Aerial and Existing Building Heights
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1.2 Location & Context of Subject Site

The subject site is located at 299-307 John St. S & 97 St. Joseph’s Dr., on the eastern side of John St. S., 
between Charlton Ave. E. to the north and St. Joseph’s Dr. to the south, in the City of Hamilton (Figure 1, 
Location Aerial). 

The subject site is a generally rectangular lot, approximately 0.85 hectares in area. The subject site is currently 
occupied by a four-storey multiple unit residential building and a privately-owned surface parking lot. The 
property slopes steeply up from the northeast corner of Charlton Ave. E. to the corner of John St. S. and then 
up John St. S. to the corner with St Joseph’s Dr.

The subject site is flanked by Wolverton Park to the east, the campus of Joseph’s Healthcare Hamilton to the 
west, low to high rise residential and office uses to the north, and low rise single detached dwellings and St. 
Joseph’s Park to the south. The site is located at the base of the Niagara Escarpment, within the urban fabric 
of the City of Hamilton and within the Urban Area (Plan Designation) of the Niagara Escarpment Plan. Within 
400 metres of the subject site there are a number of existing high rise apartment buildings that predate the 
Niagara Escarpment Plan and form part of the existing visual landscape of the Niagara Escarpment within 
this area of the City of Hamilton. 



Figure 2: Plan View of the Proposed Towers - West Elevation (July 20, 2020)
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1.3 Proposed Development 

Except for building heights, the design of the proposed development (SRN Architects Inc. 2019/08/13) has 
not changed since its potential visual impacts were assessed in the April 2020 VIA. The previous design 
included three residential towers that were each of slightly different heights due to the grade differential 
across the subject site. Despite the grade changes across the subject site, the tops of their roof, parapets, and 
mechanical penthouse were all set to the same geodetic height of 194.3 metres above sea level.   

The current design (SRN Architects Inc. 2020/07/30) has adjusted the heights of the proposed buildings so 
that the tops of the roofs, parapets, and mechanical penthouses for each tower are set at different geodetic 
heights such that the roof of:

• Tower ‘A’ is set at 203.45 metres above sea level

• Tower ‘B’ is set at 200.4 metres above sea level

• Tower ‘C’ is set at 194.38 metres above sea level

The heights of roof parapets and mechanical penthouses are consistent on all the towers. The tops of the roof 
parapets are 1.4 m above the tops of the tower roofs and the tops of the mechanical penthouses are 3.2 m 
above the tops of the tower roofs. 

For refence purposes, the SRN Architects Inc. 2020/07/30 architectural elevation for the proposed development 
has been included as Appendix ‘B’ to this VIA.

Level -3 / Podium 1 110.89

Level -2 / Podium 2 114.98

Level -1 / Podium 3 118.03

Level 0 / Lower Podium Roof 121.38

Level 1 124.58

Level 2 128.34

Level 3 131.39

Level 4 134.44

Level 5 137.49

Level 6 140.54

Level 7 143.59

Level 8 146.64

Level 9 149.69

Level 10 152.74

Level 11 155.79

Level 12 158.84

Level 13 161.89

Level 14 164.94

Level 15 168.60

Level 16 171.65

Level 17 174.70

Level 18 177.75

Level 19 180.80

Level 20 183.85

Level 21 186.90

Level 22 189.95

Tower C Roof 194.30

2 3 4 5 7 86

24
93

0

72
46

0

Level 23193.00

Level 24 196.05

Tower B Roof 200.40

Level 25 199.10

Tower A Roof 203.45

Scale

Checked by

Drawn by

Date

Project number

ISSUED TO PLANNER 1 2019.08.09

ISSUED TO PLANNER 2 2019.08.13

ISSUED TO PLANNER 3 2019.12.16

ISSUED TO PLANNER 4 2020.01.06

ISSUED TO PLANNER 5 2020.02.12

ISSUED FOR SPA6 2020.07.30

1 : 150

20
20

-0
9-

01
 1

0:
50

:3
9 

AM

WEST ELEVATION

S17047

JOHN ST- HAMILTON

SPALLACCI & SONS LTD.

NOV.21.2017

Author

Checker

A404

No. Description Date

Tower A Tower B Tower C



4     Visual Impact Assessment | 299-307 John Street South & 97 St. Joseph’s Drive

JUNE 2021INTRODUCTION1.0

6.00

3.
00

3.00

3.0
0 3.00

6.003.00

4.50

3.00

CHARLTON AVE E

JO
H

N
 S

T 
S

FOREST AVE

ST. JOSEPH'S DRIVE

ARKLEDUN AVE

M
O

U
N

TW
O

O
D

 A
VE

LEGEND:

KEY MAP - N.T.S.

SUBJECT LANDS

PERMITTED 26.0 METRES (8 STOREYS)

PERMITTED 39.0 METRES (12 STOREYS)

PERMITTED 57.0 METRES (18 STOREYS) 

N

NOT FOR CONSTRUCTION
ISSUED FOR REVIEW & COMMENTS ONLY

171-16 1

AS - OF - RIGHT
ZONING HEIGHT SKETCH

SPALLACCI GROUP

299-307 JOHN STREET SOUTH &
97 ST. JOSEPH'S DRIVE

CITY OF HAMILTON

ALL DIMENSIONS SHOWN ON THIS PLAN ARE IN METRES AND CAN BE CONVERTED 
TO FEET BY DIVIDING BY 0.3048. 

SCALE 1:800

N

105 MAIN STREET EAST, SUITE 501
HAMILTON, ON L8N 1G6

905-546-1087 - urbansolutions.info

NOTES:

CHECKED BY: S. MANCHIA

DATE: FEBRUARY 20, 2020DRAWN BY: M.GOWANS

DESIGN BY: M.GOWANS

U/S FILE NUMBER: SHEET NUMBER:

TITLE:

CLIENT:

PROJECT:

SCALE 1:800
METRES

0         5        10                 20                 30                  40

1.4 The As-of-Right Building Envelope

For the purposes of comparison, we have produced photographic simulations of views using a three-
dimensional building volume that utilizes the maximum building envelope made possible by the existing 
as-of-right permissions for the subject site. We have used the maximum building envelope as the design of 
any building on any given site may vary for a wide variety of reasons and we cannot predict the design of 
a building that could be built on the subject site using the existing permissions for the site. In doing so we 
understand that a smaller building mass could be constructed on the subject site within the envelope we have 
modeled, but out of an abundance of caution, we have chosen to use the maximum envelope. 

The subject site is comprised of three parcels of land extending form St. Joseph Drive to Charlton Avenue 
East. Running from St. Joseph Drive to Charlton Avenue East, these 3 parcels are zoned as E, E/S-1512, 
and E-3/S-1512. The permitted heights increase for St. Joseph Dr. north to Charlton Ave. E. from 26.0m (8 
storeys) to 39.0m (12 storeys) to 57.0m (18 storeys).  There is a 3.0m setback along all 3 street frontages 
and a 6.0m rear yard setback.

Figure 3: As-of-right Zoning Sketch
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2.1 Niagara Escarpment Plan (2017)

The Niagara Escarpment Plan guides the conservation of the Niagara Escarpment - a unique geological 
and ecological feature which serves environmental, cultural, and recreational functions to Southern Ontario. 
“These resources need to be protected over the long term to ensure that the connection to our shared past 
is maintained and that quality of life is not diminished as growth takes place” (page 6). The subject lands fall 
within the Urban Area of the Niagara Escarpment Plan, refer to Figure 5. The objective of the Urban Areas is 
“to minimize the impact and prevent further encroachment of urban growth on the Escarpment environment.” 
Applicable policies are:

1.7 Urban Areas

This designation identifies Urban Areas in which the Escarpment and closely related lands are located. It 
speaks specifically to the City of Hamilton, where the Escarpment is largely undeveloped although surrounded 
by existing development. 

1.7.1 Objectives 

“To minimize the impact and prevent further encroachment of urban growth on the Escarpment environment.”

1.7.2 Criterion for Designation and List of Urban Areas

The area of the NEP includes lands within the City of Hamilton and provides Development Criteria for lands 
that it designates as Urban Area.

1.7.5 Development Objectives

1. “All development shall be of an urban design compatible with the scenic resources of the Escarpment. 
Where appropriate, provision for maximum heights, adequate setbacks and screening are required to 
minimize the visual impact of urban development.”

2.13 Scenic Resources and Landform Conservation

“The objective is to ensure that development preserves the natural scenery and maintains Escarpment Related 
Landforms and the open landscape character of the Escarpment.

Scenic Resources

1. Development shall ensure the protection of the scenic resources of the Escarpment.

2. Where a visual impact on the scenic resources is identified as a concern by the implementing authority, 
a visual impact assessment shall be required.

3. A visual impact assessment shall:

(a) establish a baseline for the existing conditions;

(b) identify the proposed physical changes; and

(c) assess the impact of the proposed change on the scenic resources of the Escarpment; and

(d) propose measures to minimize any visual impacts.

4. Appropriate siting and design measures shall be used to minimize the impact of development on the 
scenic resources of the Escarpment, including:

(a) establishing appropriate setbacks and maximum building heights;

(b) changing the orientation and height of built form to reduce visibility and skylining;

(c) clustering buildings where appropriate;

(d) minimizing the development footprint and changes to the existing topography and vegetation;

(e) using natural topography and vegetation as screening for visual mitigation;

(f) where there is minimal existing screening or vegetation that cannot be retained, providing new 
planting of native species to screen development;

(g) using non-reflective materials on roofs and walls along with measures to reduce reflectivity associated 
with windows; and

(h) minimizing the effect from exterior lighting (e.g., lighting directed downward).”

Landform Conservation - The proposed development does not alter the escarpments existing landform. 
Therefore, the policies in this section do not pertain to the proposed development. 

2.0 Policy Framework



Figure 4: NEC Scenic Ranking for John St S, Hamilton prepared by NEC, May 2021
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2.2 Niagara Escarpment Landscape Evaluation Study (1976)

The Niagara Escarpment Landscape Evaluation Study was prepared by the Niagara Escarpment Commission 
in collaboration with the Ministry of Natural Resources. The objective of the Niagara Escarpment Landscape 
Evaluation is ‘maintaining and enhancing the Escarpment’s open landscape character’. It was considered that 
an assessment of landscape quality was an essential factor for determining policies that might be developed 
to protect scenic areas and to arrive at judicious land use allocations in the planning process. 

The objectives of the study include:

• To consider the total landscape as a resource in relation to other resource interests.

• To provide a statement of the landscape resource in terms of its character and quality as one of the basic 
inputs for determining land use and development strategies.

• To provide a comparison of the character and/or quality of different areas within the N.E.P.A as a guide to 
individual land use allocations.

• To provide assistance for the formulation of policies for the better protection, enjoyment and enhancement 
of landscape. 

• To provide assistance in decision-making by providing generally acceptable, broadly based, spatially 
defined landscape evaluations that would give rise to the minimum of dispute. 

• To provide a landscape evaluation technique which can be easily understood and readily applied.

The study acknowledges the difficulty in evaluating the character and quality of landscape, which is inevitably 
subjective. The study refers to scholars who allude to the premise that the more diverse the landscape is in 
terms of physical, natural and compatible cultural components, the higher its scenic value. The study ranked 
landscape components that are considered to have a significant effect on the viewer’s response to the unit 
being rated. 

1. Landforms

2. Vegetative Cover

3. Land Use

4. Special features

5. View

A comparative ranking system was developed, which ranks areas as Outstanding, Very Attractive, Attractive, 
Low, Very Low. 

NEC Scenic Ranking - John St S, Hamilton

Bruce Trail

Main Trail

Side Trail

Assessment Parcel

Niagara Escarpment Plan Boundary

Landscape_Evaluation_Study

Attractive

2021-05-27, 9:06:34 a.m.
0 0.1 0.20.05 mi

0 0.2 0.40.1 km

1:10,000

Niagara Escarpment Commission
THIS IS NOT A PLAN OF SURVEY. This map is illustrative only.  Do not rely on it as being a precise indicator of routes, location of features, nor as a guide to navigation.

APPROXIMATE LOCATION OF 
SUBJECT SITE*

NEC Scenic Ranking - John St S, Hamilton

Bruce Trail

Main Trail

Side Trail

Assessment Parcel

Niagara Escarpment Plan Boundary

Landscape_Evaluation_Study

Attractive

2021-05-27, 9:06:34 a.m.
0 0.1 0.20.05 mi

0 0.2 0.40.1 km

1:10,000

Niagara Escarpment Commission
THIS IS NOT A PLAN OF SURVEY. This map is illustrative only.  Do not rely on it as being a precise indicator of routes, location of features, nor as a guide to navigation.

*

The subject lands are considered to be in the South-Central Section of the Landscape Evaluation Study area. 
The study identifies encroachment of urban-style residential development in rural areas, particularly in the 
Hamilton-Acton area. Mapping of the study has been updated since the initial 1976 map. As identified in 
NEC Scenic Ranking Map, as seen in Figure 4, the subject site is just north of  a band of ‘Attractive’ units 
along the Escarpment in the City of Hamilton. Appendix C of the study, Ranking of Evaluation Units, identifies 
Hamilton Mountain as ‘Attractive’ and ranks it with 57 units. No specific description is provided with regards 
to significant landscape components of interest within the band to the south of the subject lands. 



Figure 5: Excerpt from the Niagara Escarpment Plan - Map 2 - City of Hamilton
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2.3 Urban Hamilton Official Plan (2013)

The Urban Hamilton Official Plan is intended to provide long-range planning objectives and policies to guide 
the physical, economic, and social development of the urban area within the Hamilton Region. The subject 
lands are within the Urban Boundary, and are designated as Neighbourhood (refer to Figure 4). The policies 
that are relevant to this visual impact assessment include:

Chapter B - Communities

“3.3 Urban Design Policies

3.3.2.3 Urban design should foster a sense of community pride and identity by:

(h)  respecting prominent sites, views, and vistas in the City

3.3.5 Views and Vistas

Public views and vistas are significant visual compositions of important public and historic buildings, natural 
heritage and open space features, landmarks, and skylines which enhance the overall physical character 
of an area when viewed from the public realm. Vistas are generally panoramic in nature while views usually 
refer to a strong individual feature often framed by its surroundings.

Views and vistas created in newly developing areas play a large role in creating a sense of place and 
neighbourhood identity.

Examples of existing significant vistas include the panorama of the Niagara Escarpment, Hamilton Harbour 
and the Downtown skyline as viewed from various vantage points throughout the City. Examples of views 
include significant historic and public buildings, natural heritage features, and monuments.

3.3.5.2 Views and vistas shall be achieved through alignment of rights-of-way, layout of pedestrian 
circulation and open space systems, and the siting of major features, public uses, and built form.

3.3.5.3 The principal façades of public buildings and parks are encouraged to locate at the termination 
of a street or view corridor or at street intersections to act as focal points for views except in situations 
where such building placement would compromise existing significant views or vistas.”

APPROXIMATE LOCATION 
OF SUBJECT SITE*

*
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Figure 6: Urban Hamilton Official Plan Schedule E1 - Urban Land Use Designations

*
* 

Chapter C - City-Wide Systems

“1.0 Provincial Plans with Designations

1.1 Niagara Escarpment Plan

The Niagara Escarpment is a prominent natural feature that traverses the breadth of the City. It provides 
a distinctive landscape and performs many ecological functions. The natural and physical features of the 
Escarpment should be protected through policies which apply to the physical features themselves and to a 
protective buffer.

The Niagara Escarpment Plan provides for the maintenance of the Niagara Escarpment and land in its 
vicinity substantially as a continuous natural environment and to ensure only such development occurs as 
is compatible with that natural environment.

1.1.6 To minimize the impact and further encroachments in the Escarpment environment, for those lands 
located within the Niagara Escarpment Plan area identified on Schedule A - Provincial Plans, the following 
policies shall apply:

a) The design of the development shall be compatible with the visual and natural environment;

b) Setbacks and screening adequate to minimize the visual impact of development on the Escarpment 
landscape shall be required; and

1.1.10 On lands located within Urban Hamilton and identified as Niagara Escarpment Plan Urban Area 
on Schedule A - Provincial Plans, the following policies shall apply:

a) Where lands are designated Neighbourhoods on Schedule E-1 - Urban Land Use Designations, the 
policies contained in Section E.3.0 - Neighbourhoods Designation shall apply;”

 



9     Visual Impact Assessment | 299-307 John Street South & 97 St. Joseph’s Drive

JUNE 2021 POLICY FRAMEWORK 2.0

Figure 7: Urban Hamilton Official Plan Schedule E: Urban Structure Figure 8: Urban Hamilton Official Plan Schedule A: Provincial Plans
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3.0 Visualization Methodology
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The methodology used in this VIA has been based on the Niagara Escarpment Commission Visual Impact 
Assessment Technical Criteria, November 18, 2020, and uses photographic simulations to assess the potential 
visual impacts of the proposed development on views of the landscape of the Niagara Escarpment.

3.1 Viewshed Photographs

Locations of Viewshed Photographs

The April 2020 VIA provided photographic a simulation of views from eleven locations, of which the seven 
locations were reviewed in more detail. In the preparation of the current VIA, we have taken new photographs 
from six of these locations and have investigated views from two additional locations. The new locations 
investigated included one location just south of the intersection of Young Street and John Street (Location B1) 
the other location was in Mountain Brow West, close to the Escarpment Stairs (Location H). 

New viewshed photographs were taken to address NEC comments regarding vertical angle of view and use 
of panoramic photographs. The angle of view has been tilted upward to allow the full height of the proposed 
towers to be visible in the photographic simulations. This adjustment has been applied to photographs take at 
locations A, B, B1 (new location), and D. 

3.2  Standards Applied for Viewshed Photographs

The VIA follows the standards for Viewshed Photography set out in Section A. Viewshed Photographs of the 
Visual Impact Assessment Technical Criteria.

Cameras Used 

All photography, including panoramic photographs, were made using a Hasselblad 907X Digital Medium 
Format camera which produces images with 50 megapixels of resolution. A 65mm Hasselblad lens (the normal 
lens for that sensor size) was used which has a horizontal field of view of 38 degrees which is equivalent to 
the horizontal angle of view of a 52mm lens on a conventional DSLR camera and equivalent to the horizontal 
angle of view of the human eye. 

The sensor of this camera measures 43.8mm by 32.9mm and produces images with a width to height ration 
of 1.3 to 1. 0. By comparison, a standard DSLR camera has a sensor of 23.4mm by 15.6mm and produces 
an image with a width to height ratio of 1.5 to 1.0.

Camera Mounting

For all photographs, the camera was mounted on a tripod with a geared head and leveled for each photograph 
and adjusted for a vertical upward tilt where noted. The axis of the lens was set at 1.5 m above grade and the 
direction of the lens axis was recorded with a compass bearing.

Documentation of Camera Location

The position of the camera was recorded for each photograph using GPS positioning and the location of 
the camera was confirmed by making multiple measurements to fixed objects in the landscape such as 
curbs, sidewalks, utility poles, manhole covers, and fire hydrants. Additionally, photographs were taken of the 
camera on the tripod at each location to further document the location of the camera for each photograph.  

Panoramic Photographs

For each camera location a series of photographs were taken for the purpose of creating panoramic context 
photographs that would assist the viewer in assessing the impact of the proposed development. The panoramic 
photographs were taken so that a minimum of three photographs could be used to construct each panorama. 
The central photograph of each panorama was used for the corresponding photographic simulations. The 
automated photo merge function of Photoshop was used to create each panoramic photograph. 

Full Frame Photographs

All photographs presented in this VIA are full frame of the photographs and are not cropped images. Only 
the panoramic photographs have been cropped which is a standard outcome of merging the individual 
photographs. All photographs used in the April 2020 VIA were also full frame uncropped photographs. 

The proportions of digital photographs are an outcome of the sensor size and proportions. As noted above, 
the medium format digital Hasselblad camera used for the photographs in this VIA produces images in the 
ratio of 1 to 1.3 which is much squarer that the proportions of a standard DSLR camera that are closer to a 
ratio of 1 to 1.5.

Seasonal Considerations

All Viewshed Photographs were taken before leaves had budded on vegetation to provide views that would 
be unobstructed by vegetation.

Atmospheric Conditions 

All photographs were taken under ideal conditions on a clear day and at a time of day that would appropriately 
light the landscape and reduce glare and lens flare. 
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3.3 Creation of Photographic Simulations

The images in this report compare the existing baseline conditions of the landscape with computer generated 
photographic simulations of the massing of both the  proposed buildings and the as-of-right building 
envelope. Analysis of these images provides a reliable basis to assess the potential impact of the proposed 
building on the selected viewsheds to the Niagara Escarpment. 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 photographic simulations illustrating the massing 
of the proposed development as it would appear from the camera locations.

The architect’s AutoCAD files (SRN Architects Inc. 2020/07/30) for the site plan and buildings of the proposed 
development were used to create 3D models of the buildings in FormZ, a 3D computer modeling program. 
Camera locations and landmarks in the vicinity of the site were mapped at scale from ortho-rectified aerial 
photographs. This mapping was used to generate a 3D model of the area of the subject site including camera 
locations, the proposed development as well as massing models of major buildings in the area of the subject 
site.

The 3D models of the subject site, buildings, and reference locations were imported into Lightwave, a computer 
rendering software. The virtual camera in Lightwave was matched to the specific focal length of the real-world 
camera used for the baseline photographs as well as the pixel dimensions of the baseline photographs, and 
the locations of the real-world camera. The baseline photographs were then imported as background files and 
the wireframe computer models were matched to the existing reference landmarks,  thus calibrating the final 
rendering image. The final composite images were edited in Photoshop to reinstate the foreground objects 
back into the final images. The photographic viewshed simulations created through this method assume 
20/20 vision and ideal atmospheric conditions. The images created are reliable visual representations of the 
placement of the proposed building massing in the context of the existing landscape of the urban environment 
and the Niagara Escarpment.

Software Used to Produce Photographic Simulations

The following software programs were used in the production of the photographic simulations:

• Auto CAD (Autodesk Inc.)

• FormZ (AutoDesSys Inc.) 

• Lightwave (NewTek Inc.)

• Photoshop (Adobe Inc.)

3.4 Data Sources Used in Photographic Simulations

Data from the following sources were used in the production of the photographic simulations:

• AutoCAD files of the proposed building (2020/07/30) produced by SRN Architects Inc. 

• Contour mapping from the City of Hamilton

• Ortho-rectified aerial mapping (Hamilton 2019) produced by First Base Solutions Inc.

3.5 Line-Of-Sight Cross Sections

The report also includes two line-of-sight cross section drawings, one showing a line from the subject site 
toward the Escarpment along John St. South and the other showing a line through the subject site from Sam 
Lawrence Park to the Niagara Escarpment east of Highway 6. Contour base maps from the City of Hamilton 
were used as references for the section drawings.



4.0 Photographic Simulated Views 

The photographic simulated views can be divided into the two basis categories, where views A, B, B1, C, and 
D which are views from the below the edge of the Niagara Escapement looking up at the edge and slope of 
the Escarpment and views E, F, and G are views taken from the edge of the Niagara Escarpment looking cross 
the core of urban Hamilton towards the slope and edge of the Niagara Escarpment, over 7 kilometres away. 
View 4 is taken from a higher elevation than the subject site, also looking across the core of Hamilton to the 
harbour and the Escarpment beyond.   

In all of these views, there are existing high-rise buildings visible. Some of these high-rise buildings are located 
outside of the area of the Niagara Escarpment Plan. Those that are located within the area of the Niagara 
Escapement Plan predate the plan, but together form a highly visible part of the landscape of Urban Hamilton 
that is located between the arms of the Niagara Escarpment.

The camera location used in the preparation of the April 2020 VIA were discussed with NEC staff prior to 
the production of the photographic simulations. Based on NEC comments received we have rephotographed 
views to assist in showing the full height of the proposed buildings and we have also explored additional view 
locations.  
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Figure 10: Key Map depicting camera 
location and angle for View A

Figure 11: View A Panorama

4.1 Camera Location A

Location: 

From John St. South at Augusta Street
43°15’6.0”N  79°52’06.2”W

Direction of View: 

South

Date: 

April 14, 2021

View A

Visual Context Baseline Condition

The camera location for this view is close to the northwest corner of the intersection of John St. S. and Augusta Street. The view looks south along John St. S. towards the subject 
site and the Niagara Escarpment. The foreground and midground of the view are dominated by one, two, and three storey buildings along John St. S. with portions of mid- rise 
and high-rise residential buildings just visible above the roofs of buildings on east side of f John St. S. The edge of the Escarpment is visible in the distance at the end of John St. 
E. and above the tops of buildings on the east side of the street. The urban character of the streetscape of John St. S. is the dominant characteristic of the landscape.

Camera Elevation: Real-world and virtual camera are set to be level.
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Figure 12: View A - As-of-Right Figure 13: View A - Proposed, 52mm Normal Lens

Observations with As-of-Right Building Envelope

The as-of-right building envelope can be clearly seen in the midground of the view from this camera location. 
The 18 storey high volume of the as-of-right building rises above the heights of the roofs of the surrounding 
buildings and above the level of the horizontal line of the edge of the Escarpment in the distance. The as-of-
right building envelope obscures the view of the escarpment above the subject site but does not impact a view 
of the Escarpment at the end of John St. S. 

Observations with Proposed Building

The three proposed towers are clearly visible from this camera location and rise above the level of the tops 
of the roofs of the adjacent existing buildings visible on the east side of John St. S. and above the horizontal 
line of the edge of the Escarpment.  A gap between the proposed towers is clearly visible and the edge of 
the Escarpment and the sky is visible in the distance through the gap. The horizonal line of the edge of the 
Escarpment is visible in the distance to either side of the proposed towers. Despite the height difference 
between the as-of-right building envelope and the proposed towers, the proposed towers obscure less of the 
view of the Escarpment beyond. From this camera location, the urban character of John St. S. is the dominant 
visual characteristic of the landscape and the urban character of the streetscape of John St. S. is the dominant 
visual characteristic of the landscape, The presence of the proposed towers in this location is visually consistent 
with the existing visible urban context. The inclusion of high-rise buildings in this view does not appear to be 
out of character and does not appear to be out of place in this urban landscape. 
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Figure 14: Key Map depicting camera 
location and angle for View B1

Figure 15: View B1 Panorama

Location: 

From John St. South at Young Street
43°15’01.9”N 79°52’07.7”W

Direction of View: 

South

Date: 

April 14, 2021

YOUNG ST.

JO
H

N
 S

T.
 S

4.2 Camera Location B1

View B1

Visual Context Baseline Condition

This new camera location has been added since the camera location B (April 2020 VIA) and camera location A appeared to be very similar and camera location C (April 2020 
VIA) appeared to be too close to the subject site. Camera location is close just south from the southwest corner of the intersection of John St. S. and Young Street at the rear of 
the base of the existing 15 storey high-rise building at 57 Forest Ave. The view looks southeast along John St. S. towards the subject site and the Escarpment.  From this viewpoint 
the edge of the Escarpment is clearly visible in the distance at the end of John St. S., in the gaps between the existing high-rise buildings located to the east of John St, S, and 
above the roof of the Corktown Plaza. These existing high-rise buildings include the 10-storey building at 81 Charlton Ave E., the 12-storey building at 175 Catherine St. S., the 
21-storey building at 100 Forest Ave., and the 18-storey building at 130 St. Joseph Dr. The urban character of the streetscape of John St. S. is the dominant characteristic of the 
landscape.

Camera Elevation: The real-world and virtual cameras have been tilted upward to include tops of proposed towers. 
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Figure 16: View B - As-of-Right Figure 17: View B - Proposed

Observations with As-of-Right Building Envelope 

The as-of-right building envelope can be clearly seen on the subject site in the middle ground of this view. The 
18 storey volume of the as-of-right building envelope rises well above the levels of the roofs of the adjacent 
buildings and obscures the view of the edge and slope of the Escarpment in the distance behind it.  The 18 
storey high as-of-right building envelope extends east along Charlton Ave. E. from John St. E. for the full width 
of the site minus the front and rear yard building setbacks.  The as-of right building envelope does not obscure 
views of the Escarpment at the southern end of John St. S. In this view the as-of-right building envelope is the 
dominant element in the urban landscape of John St. S. 

 

Observations with Proposed Building

The three proposed towers are clearly visible in this view and rise above the levels of the roofs of the adjacent 
buildings and obscures the view of the Escarpment directly behind them in the distance. Although the profiles 
of the three proposed towers overlap and there is no gap visible between them, the width of their combined 
profiles from this location is narrower than the width of the as-of-right building envelope. Despite this narrower 
profile, the view of the Escarpment edge east of the proposed towers is obscured by the existing high-rise 
building at 81 Charlton Ave. E. The view to the Escarpment at the end of John St. S. remains unaffected. In 
this view the three proposed towers are the dominant element in the urban landscape of John St. S. 
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Figure 18: Key Map depicting camera 
location and angle for View C

Figure 19: View C Panorama (Photographed using an iPhone 6)

Location: 

From John St. South at Charlton Ave East
43°14’57.2”N 79°52’9.2”W

Direction of View: 

Southeast

Date: 

February 22, 2020

CHARLTON AVE. E
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H
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 S

4.3 Camera Location C

View C

Visual Context Baseline Condition

The camera location for this view is located on the southeast corner of the intersection of John St. S. and Charlton Ave. E. directly across from the subject site. As can be seen 
in the panorama shown in Figure 19, this camera location is also in an urban context and the view from this location includes the existing high-rise buildings located at 150 
Charlton Ave. E., 123 St. Joseph’s Dr., and 130 St. Joseph’s Dr. as well as views of edge of the Escarpment at the ends of both Charlton Ave. E. and John St. S. The existing 
4-storey building on the subject site is also clearly visible and blocks a portion of the existing view of the edge of the Escarpment. There is also a narrow view of the Escarpment 
between the tower at 150 Charlton Ave. E. and the high-rise building at 123 St. Joseph’s Dr.  The view of the Niagara Escarpment is restricted by a series of existing buildings 
along Charlton Ave. E. and John St. S. and the urban character of the surrounding area is the dominant visual characteristic of the landscape. 

Camera Elevation: The real-world and virtual cameras are set to be level.

This view was explored in the 
April 2020 VIA and proved to be 
of limited assistance in assessing 
potential visual impacts as this 
camera is so close to the subject 
site and the proposed towers that 
only a small portion of the proposed 
4-storey tower podium is visible.  
View C was not rephotographed 
for this updated VIA but has been 
included here for reference. 
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Figure 20: View C - As-of-Right Figure 21: View C - Proposed

Observations with As-of-Right Building Envelope 

From this viewpoint located close to the subject site, the volume of the as-of-right building envelope fills 
most of the view leaving only a partial view of another high-rise building on an adjacent site also located on 
Charlton Ave. E.  When viewed from this viewpoint, the as-of-right building envelope blocks all but a thin sliver 
of sky view.

Observations with Proposed Building

When viewed from this camera location the proposed buildings dominate the view. The design of the massing 
of the proposed buildings incorporates a four-storey podium along Charlton Ave. E. The height and massing 
of this proposed podium element provides a sky view between the proposed towers and the existing high-rise 
building at 150 Charlton Ave. E., but does not provide a view of the Escarpment.  By comparison, the sky view 
that is visible over the podium is not provided by the as-of-right building envelope.   
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Figure 22: Key Map depicting camera 
location and angle for View D

Figure 23: View D Panorama

Location: 

From Charlton Ave East at Hughson St South 
43°14’58.758”N  79°52’15.660”W

Direction of View: 

Southeast

Date: 

April 14, 2021

View D

4.4 Camera Location D

CHARLETON AVE. E
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Visual Context Baseline Condition

The camera location for this view is located on the southeast corner of the intersection of John St. S. and Charlton Ave. E. directly across from the subject site. As can be seen 
in the panorama shown in Figure 23, this camera location is also in an urban context and the view from this location includes the existing high-rise buildings located at 150 
Charlton Ave. E., 123 St. Joseph’s Dr., and 130 St. Joseph’s Dr. as well as views of edge of the Escarpment at the ends of both Charlton Ave. E. and John St. S. The existing 
4-storey building on the subject site is also clearly visible and blocks a portion of the existing view of the edge of the Escarpment. There is also a narrow view of the Escarpment 
between the tower at 150 Charlton Ave. E. and the high-rise building at 123 St. Joseph’s Dr.  The view of the Niagara Escarpment is restricted by a series of existing buildings 
along Charlton Ave. E. and John St. S. and the urban character of the surrounding area is the dominant visual characteristic of the landscape. 

Camera Elevation: The real-world and virtual cameras are set to be level.
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Figure 24: View D - As-of-Right Figure 25: View D - Proposed

Observations with As-of-Right Building Envelope 

The massing of the as-of-right building envelope is visible behind the existing 6-storey building on Charlton 
Avenue East and obscures the existing view of the edge of the Escarpment that can currently be seen through 
the narrow gap between the hospital building and the existing tower at 150 Charlton Ave. E. The as-of-right 
building envelope does not interrupt the view of the Escarpment to the east at the end of Charlton Ave. E. In 
this view, the as-of-right building envelope along with the hospital building and the existing high-rise building 
at 150 Charlton St. E. becomes a dominant element in this urban landscape.

Observations with Proposed Building

From this camera location, the full height of the proposed building can be seen by applying a slight upward 
tilt to the camera. The proposed towers are visible behind the existing six-storey building on Charlton Ave. E. 
and in the gap between the hospital building and the tower at 150 Charlton Ave. E. As with the as-of-right 
building envelope, the view of the Escarpment in the existing narrow gap between the hospital building and 
the tower at 150 Charlton Ave. E. is no longer visible.  The proposed towers do not interrupt the view of the 
Escarpment to the east at the end of Charlton Ave. E. The proposed towers do not appear to be out of place 
in this urban landscape.



23     Visual Impact Assessment | 299-307 John Street South & 97 St. Joseph’s Drive

JUNE 2021 PHOTOGRAPHIC SIMULATED VIEWS 4.0

Figure 26: View 4 Panorama

View 4

4.5 Camera Location 4

Visual Context Baseline Condition

A camera location close to this location was previously explored in the April 2020 VIA. The camera location for this view has been shifted further to the south and now is just 
south of the intersection of John St. S. and Louisa Ave. at the point where a secondary trail that connects to the Bruce Trail meets the intersection of these streets.  John St. S. 
slopes up steeply from the subject site to the camera location placing the camera location well above the roof height of the existing 5-storey building on the subject site. The roof 
of the existing building on the subject site is clearly visible from the camera location. From this position the existing low-rise residential neighbourhood immediately adjacent to 
the subject site is clearly visible in the foreground. Beyond the immediate neighbourhood a number of existing high-rise buildings are also clearly visible. Hamilton Harbour and 
the slope and edge of the Niagara Escarpment are visible to the north in a narrow gap between the existing buildings. Examination of the view of the Niagara Escapement that is 
visible shows that the slope is occupied by multiple slab style residential high-rise buildings.  The existing high-rise buildings that are visible in the midground include: 100 Main 
St. E., 43 storeys, 100 Forest Ave. E., 21 storeys, 123 Charlton Ave. E., 21 Storeys, and 150 Charlton Ave. E. 33 storeys.

Camera Elevation: The real-world and virtual cameras have been tilted upward to include the tops of proposed towers. 

Figure 27: Key Map depicting camera 
location and angle for View 4

Location: 

From John Street South at Kingsway Drive 
43°14’47.298”N  79°52’13.248”W

Direction of View: 

North

Date: 

April 14, 2021



24     Visual Impact Assessment | 299-307 John Street South & 97 St. Joseph’s Drive

JUNE 2021PHOTOGRAPHIC SIMULATED VIEWS 4.0

Figure 28: View 4 - As-of-Right Figure 29: View 4 - Proposed

Observations with As-of-Right Building Envelope 

In this view the as-of-right building envelope is clearly visible and the stepping heights created by the existing 
permissions are clearly visible. The as-of-right building envelope obscures the narrow existing view of the 
escarpment that was partially visible between the existing towers at 100 Main St. E. and 100 Forest Ave. E. In 
this view the as-of-right building envelope rises above the levels of the roofs of adjacent buildings and existing 
towers in the distance. 

Observations With Proposed Building

From this camera location the full height of the proposed buildings can be seen by applying a slight upward 
tilt to the camera. From this camera location the profiles of the three proposed buildings overlap and no gap 
between the towers is visible.  The combined width of the three proposed towers in this view is slightly narrower 
than that of the as-of-right building envelope. The presence of the proposed towers does not appear to be 
visually out of place in the context of the existing high-rise buildings visible to either side in the midground 
and distance. 
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Figure 30: Key Map depicting camera 
location and angle for View E

Figure 31: View E Panorama

Location: 

From Sam Lawrence Park north side lookout 
43°14’41.1”N 79°51’41.5”W

Direction of View: 

Northwest

Date: 

April 14, 2021

View E

ARKLEDUN AVE.

JOLLEY CUT

4.6 Camera Location E

Visual Context Baseline Condition

This camera location is situated at the eastern end of Sam Lawrence Park on a paved trail that follows the edge of the Escarpment. The view from this location is angled to the 
northwest in the direction of the proposed towers. From this camera location the foreground is framed by the landscape of Sam Lawrence Park and the midground of the view 
is dominated by a view of the downtown of the City of Hamilton with its many high-rise buildings, while the edge of the Escarpment defines the horizon line in the distance. The 
most visually prominent of the existing high-rise buildings are the 33 storey high-rise building at 150 Charlton Ave. E. and the 18 storey high-rise building at 130 St. Joseph’s Dr. 
The mechanical penthouse and a communications mast on the roof of 150 Charlton Ave. E. project well above the horizon line formed by the Escarpment.  The dominant visual 
elements of the landscape are the existing towers and the distant horizon line of the escarpment both framed by the vegetation of Sam Lawrence Park.

Camera Elevation: The real-world and virtual cameras are set level.
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Figure 32: View E- As-of-Right Figure 33: View E - Proposed 

Observations with As-of-Right Building Envelope 

The mass of the as-of-right building envelope is positioned between the existing towers at 150 Charlton Ave. 
E. and 130 St. Joseph’s Dr.  The stepping of the heights of the as-of-right building envelope is clearly visible 
and top of the as-of-right building envelope is below the horizon line of the Escarpment in the distance.

Observations with Proposed Building 

From this camera location the three proposed towers appear between the existing towers at 130 St. Joseph 
Dr. and 150 Charlton Ave. E. with Tower C partially behind the existing tower at 130 St. Joseph’s Dr.  From 
this location the gap between Towers B and C is clearly visible and contains a view of the Escarpment in the 
distance. The elevations of Towers A and B overlap by approximately 50 percent.  From this camera location 
the top of Tower C is approximately at the same level as the horizon line of the Escarpment in the distance 
while Towers A and B are approximately three to four storeys respectively above the level of the horizon line 
of the Escapement in the distance.   The presence of the three new towers does not appear to be out of place 
in this landscape given that this almost aerial view of the highly urbanized downtown of the City of Hamilton 
with its existing high-rise buildings is a focal point in this landscape.
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Figure 34: Key Map depicting camera 
location and angle for View F

Figure 35: View F Panorama

Location: 

From Sam Lawrence Park west side 
43°14’43.0”N 79°51’50.6”W

Direction of View: 

Northwest

Date: 

April 14, 2021

View F

4.7 Camera Location F

Visual Context Baseline Condition

This camera location is situated in Sam Lawrence Park to the west of Camera Location E and at a lower altitude than Camera Location E. The view from this location is centred 
on the downtown area of the City of Hamilton with the existing towers at 130 St. Joseph’s Dr. and 150 Charlton Ave. E.  at the front of the midground with the landscape of other 
existing high-rise buildings around and behind them and the horizon line of the Escapement in the background.  The mechanical penthouse of the tower at 130 St. Joseph’s Dr. 
projects above the level of the Escarpment in the background while upper floors, mechanical penthouse of the tower at 150 Charlton Ave. E. project above the horizontal line 
of the Escarpment in the background. The communications mast on the roof of the tower at 150 Charlton Ave. E. projects further still above the tower’s mechanical penthouse.  
The highly urbanized landscape of downtown Hamilton with its multiple existing high-rise buildings is the focus of this landscape and the existing towers at 130 St. Joseph’s Dr. 
and 150 Charlton Ave. E. in the midground of the view are the dominant visual elements in the landscape. 

Camera Elevation: The real-world and virtual cameras are set level.

ARKLEDUN AVE.

JOLLEY CUT
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Figure 36: View F - As-of-Right Figure 37: View F - Proposed

Observations with As-of-Right Building Envelope 

The volume of the as-of-right building envelope is positioned partially behind the existing tower at 130 St. 
Joseph’s Dr. and between the existing towers at 130 St. Joseph’s Dr. and 150 Charlton Ave. E. The top of the 
as-of-right building envelope is below the level of the horizontal line of the Escarpment.

Observations with Proposed Building 

From this camera location the three proposed towers are grouped behind the existing tower 18 storey tower at 
130 St. Joseph’s Dr. The upper floor and the mechanical penthouse of Tower C rise above the horizontal line 
of the Escapement in the distance. The upper three floors and mechanical penthouse of Tower B rise above 
the level of the horizontal line of the Escarpment in the distance. The upper four storeys and mechanical 
penthouse of Tower A rise above the horizontal line formed by the Escarpment in the distance. In this view 
the proposed towers are equal to or not as tall as the existing 33 storey tower at 150 Charlton Ave. E. The 
surrounding visual context of the proposed towers is the multi-layered landscape of high-rise buildings in the 
highly urbanized downtown Hamilton. 
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Figure 38: Key Map depicting camera 
location and angle for View G

Figure 39: View G Panorama

Location: 

From Sam Lawrence Park west side 
43°14’42.720”N  79°51’59.538”W

Direction of View: 

Northwest

Date: 

February 21, 2020

View G

CLAREMONT ACCESS

CONCESSION ST.

4.8 Camera Location G

Visual Context Baseline Condition

This camera location is on a paved trail in Sam Lawrence Park at the edge of the Escarpment and to the west of Viewpoint F and at a slightly higher altitude than Camera 
Location F. From this camera location the downtown of the City of Hamilton fills the midground of the landscape and the horizontal line of the Escarpment is clearly visible in the 
background. The upper floors of the high-rise building at 130 St. Joseph’s Dr. are clearly visible in the foreground to the right. The highly urbanized layered landscape of high-
rise building in the downtown of the City of Hamilton forms the focus of the overall landscape with the horizontal line of the Escarpment clearly visible in the distance. 

Camera Elevation: The real-world and virtual cameras are set level.
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Figure 40: View G - As-of-Right Figure 41: View G - Proposed

Observations with As-of-Right Building Envelope 

The volume of the as-of-right building envelope with its stepped heights is clearly visible in the foreground of 
this view as it rises from the landscape of existing high-rise buildings. The top of the volume of the as-of-right 
building envelope is well below the horizontal line formed by the Escarpment in the distance. 

Observations with Proposed Building 

From this camera location the profile of Tower B is positioned in front of Tower A and only a small portion of 
the mechanical penthouse of Tower A is visible. The top of Tower C, including its mechanical penthouse, are 
below the level of the horizontal line formed by the Escarpment in the distance. The top storey and mechanical 
penthouse of Tower B is above the height of the horizontal line formed by the Escarpment in the distance. The 
upper two storeys and mechanical penthouse of Tower A are above the level of the horizontal line formed 
by the Escarpment in the distance. The three proposed towers do not appear to be out of place in the highly 
urbanized and multi-layered landscape of downtown Hamilton.
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Figure 42: Key Map depicting camera 
location and angle for View H

Figure 43: View H Panorama

Location: 

From Mountain Brow West Park east side 
43°14’34.6”N 79°51’05.8”W

Direction of View: 

Northwest

Date: 

April 14, 2021

View H

4.9 Camera Location H

Visual Context Baseline Condition

Responding to NEC comments we explored the possibility of locating a viewpoint close to the Escarpment Stairs in Mountain Brow West Park. This area was tested but was found 
not to provide a view of the subject site due to the acute angle of the westward view and also because of the high density of tree branches and lower storey vegetation even before 
leaves were in bud.  These context image have been included for reference purposes. 

Camera Elevation: The real-world and virtual camera are set level.

 

MOUNTAIN PARK AVE
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In the preparation of this VIA, we have reviewed the policies of the Niagara Escarpment Plan (2017), Landscape 
Evaluation Study Niagara Escarpment Planning Area (1976), as well as Niagara Escarpment Plan Map 2 
(2005) which graphically delineates the ratings of the Landscape Evaluation Study.

The mapping of the Landscape Evaluation Study shows that the subject site itself is not located in an area 
that is rated as having an identified scenic value.  Map 2 clearly shows that the landscape of the Escarpment 
immediately to the south of the subject site has been rated by the Landscape Evaluation Study as “Attractive” 
in the ranking of the six ratings of the study. 

Section 2.13 Scenic Resources and Landform Conservation, of the Niagara Escarpment Plan (2017) establishes:

“The objective is to ensure that the development preserves the natural scenery, and maintains Escarpment 
Related Landforms and the open landscape character of the Escarpment”. 

The policies of Section 2.13 Scenic Resources and Landform Conservation are to be applied to development 
in all areas of the Plan and do not differentiate between development in rural areas or urban areas, rural 
landscapes, or urban landscapes.

The Niagara Escarpment Plan (NEP) does not provide definitions or discussion relating to the terms “visual 
impacts”, “skylining”, or “visibility” within the context of these policies on Scenic Resources. The policies do 
not identify visual impacts other than skylining or visibility. Conventionally the term skylining refers to the 
image of a manmade building or structure projecting above the horizontal line where the horizontal line may 
be created by landforms, vegetation, or the skyline of a cityscape. The NEP does not provide guidance on 
how the impact of skylining is to be measured or how to evaluate it as an impact. Similarly, the NEP does not 
provide guidance on how visibility is to be measured or evaluated as an impact.  The NEP does not put either 
of these impacts into context in terms of rural landscapes or urban landscapes and does not provide guidance 
regarding thresholds of these impacts or the weighing of these impacts in the assessment of visual impact on 
the Scenic Resources of the Niagara Escarpment. 

The policies of Section 1.7 Urban Area provide further direction. Section 1.7.1 Objectives provides:

“To minimize the impact and prevent further encroachment of urban growth on the Escarpment environment.”

Section 1.7.5 Development Objectives provides:

“1. All development shall be of an urban design compatible with the scenic resources of the Escarpment. Where 
appropriate, provision for maximum heights, adequate setbacks and screening are required to minimize the 
visual impact of urban development.”

This policy does not provide direction or discussion on the relationship between compatibility with scenic 
resources and maximum heights of buildings.  

5.1 Analysis of Views from Below the Edge of the Escarpment 

Camera locations A, B1, and D are all situated on city streets within the urban landscape of the City of 
Hamilton, and all provide views towards the subject site in the direction of the Escarpment to the south of 
the subject site. For each of these locations the baseline condition has been photographically documented 
and described. Additionally, matching simulated views of the as-of-right building envelope and the proposed 
development have been provided and described.  

Views A and B1

In the baseline condition of each of these views, the Escarpment is visible in the gaps between existing 
buildings and utility poles. Each of these views of the Escarpment show buildings and structures on the top of 
the Escapement apparently close to it northern edge. Both the as-of-right building envelope and the proposed 
towers rise above the horizontal line created by the Escarpment which is  is a common condition in this area. 
The View from Camera Location A demonstrates that an existing  two storey building on John St. S. can 
not only block a view of the Escarpment but also appear to rise above the level of the horizontal line of the 
Escarpment. 

The View from Camera Location B1 shows the presence of existing high-rise buildings in the area and 
demonstrates their visual relationship to the Escarpment. Although these existing high-rise buildings are either 
not within the area of the NEP or were built before the NEP they are, none the less, visually significant elements 
in the highly urbanized landscape of this view. Except for the edge of the Escarpment in the background it is 
not possible to determine any change in the landscape that signals to the viewer where the boundary of the 
NEP overlays the urban landscape of the City of Hamilton. The proposed towers do not look out of place in 
this view of the landscape. The simulated views show them rising above the adjacent low-rise buildings in 
the same way as the existing high-rise buildings do and integrate them into the existing pattern of high-rise 
buildings in the landscape.  The as-of-right building envelope demonstrates that even the lowest of the three 
maximum heights currently permitted on the subject site will rise above the horizontal line of the Escarpment. 
The additional height of the proposed towers above the height of the as-of-right building envelope will not 
create additional disruptions to the horizontal line of the edge of the Escarpment.

These views demonstrate that visibility is not a strong metric for assessing the visual impact of the proposed 
towers in this highly urbanized landscape, where all buildings are assumed to be potentially visible from streets, 
parks, and open spaces. Visibility is a more valuable metric for assessing visual impacts in rural landscapes 
or in less heavily urbanized ones.

It is our opinion that within the views from these locations the proposed towers represent a marked change in 
this highly urbanized landscape but do not negatively impact the Scenic Resources of the Escarpment. 
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View D

In the baseline condition of this view the edge of the Escarpment is visible in a few small gaps between existing 
buildings, utility poles, and at the eastern end of Charlton Ave. E. The existing view is dominated by existing 
multi-storey buildings in what is a highly urbanized landscape.  The profile of the as-of-right building envelope 
visually fills in the gap between the existing 6 storey hospital building and the high-rise 33 story building at 
150 Charlton Ave. E. Most of this existing gap results from the presence of an existing surface parking lot 
located on the subject site on southwest corner the intersection of John St. S. and Charlton Ave. E.  

A review of the photographic simulations for this view shows that the as-of-right building envelope blocks the 
view of the Escarpment. The as-of-right building envelope incorporates the required 3.0 metre setback from 
Charlton Ave. E. and does not impact the view of the Escarpment to the east at the end of Charlton Ave. E. 
The view through the existing gap would be blocked by a building on the subject site of less height than the 
as-of-right building even if it were setback twice as far from Charlton Ave. E.  

In the context of these views, skylining is not a useful criterion for assessing the visual impact of the proposed 
towers since the horizontal line of the Escarpment is not prominent in the baseline condition, the as-of-right 
condition, or with the proposed towers. As has been previously stated skylining is a not as effective metric in 
such an urbanized landscape. The views from this camera location show that from this location the Escarpment 
does not form a significant component of the visual context for the proposed towers.

As with views from Camera Locations A and B1, views from this location demonstrates, that visibility is not a 
strong metric for assessing the visual impact of the proposed towers in this highly urbanized landscape where 
all buildings are assumed to be potentially visible from streets, parks, and open spaces. 

It is our opinion that the view from this location demonstrates that the proposed towers represent a marked 
change in this highly urban landscape but do not negatively impact the Scenic Resources of the Escarpment. 

View 4 

The view from this camera location looks north towards the subject site and away from the area of the 
Escarpment that was pictured in Views A, B1, and D. Views of the Escarpment from this camera location are 
views of the southern face of the Escarpment to the north of Hamilton Harbour. The Escarpment is visible in the 
distance in gaps in existing high-rise buildings, some of which are in the Downtown area. This camera location 
is directly on the border of the area of the Escarpment that the Landscape Evaluation Study rates as Attractive 
as is the landscape of the Escarpment in the distance. In examining the landscape shown in this view, there is 
no way to determine boundary of the NEP based on changes in the built form or in the landscape and it is not 
ranked by the Landscape Evaluation Study.

In this view the as-of-right building envelope rises above the intervening low-rise buildings in the foreground 
and blocks views of a number of existing high-rise buildings as well as a very interrupted view of the distant 
escarpment formed between the existing tower at 100 Main St. N and the 21 storey 100 Forest Ave. E. The as-
of-right building envelope incorporates the required 3.0 metre setback from John St. S. and does not impact 
the view of the Escarpment at the northern end of John St. S. 

As with views form Camera Locations A, B1, and D the view from this location demonstrates that visibility is 
not a strong metric for assessing the visual impact of the proposed towers in this urbanized landscape where 
all buildings are assumed to be potentially visible from streets, parks, and open spaces. 

It is our opinion that the view from this location demonstrates that the proposed towers represent a marked 
change in the urban landscape but do not negatively impact the Scenic Resources of the Escarpment. 

4.2 Analysis of Views from Sam Lawrence Park on the Edge of the Escarpment

Camera locations E, F, and G are in Sam Lawrence Park and are all situated on paved paths that run along 
the top of the edge of the Escarpment overlooking the downtown of the City of Hamilton. Each of these views 
is situated at a slightly different altitude and with different lines of sight to the subject site. These three locations 
sample possible views of the subject site across the east to west length of the park overlooking the city. The 
changes in the altitude of the camera affect the visual relationship of the tops of the proposed towers to the 
horizontal line of the Escarpment in the distance.  In all of these views the existing 18 storey tower at 130 St. 
Joseph’s Dr. and the existing 33 storey tower at 150 Charlton Ave. E. are clearly visible. Both existing buildings 
are visually important components of the landscape seen in these views and are located within the area of the 
NEP and predate the NEP.  Collectively these views from the edge of the Escarpment provide unique and very 
striking views of the cityscape of the downtown of the City of Hamilton.

As previously noted, the NEP does not define skylining and does not provide any metrics for measuring/
quantifying the degrees of change to the skyline. The NEP also does not provide any metric for how changes 
to the skyline are to be weighted in the assessment of visual impacts. The concept of visibility is also not 
defined, and no metrics are provided to assist in regard to the measuring or weighting of visual impacts that 
may be associated with visibility. The NEP does not prohibit skylining or visibility but only speaks in terms of 
minimizing. A review of the Niagara Escarpment Commission Visual Impact Assessment Technical Criteria 
(November 18, 2020) shows that this document provides clear direction on how a VIA is to be conducted 
and the requirements for the evaluation of visual impacts. It does not however, provide metrics for measuring/
quantifying of impacts or for the weighting of visual impacts. 

Views E 

In the baseline condition the midground of this view is dominated by the highly urbanized landscape of the 
City of Hamilton that is composed of multiple layers of high-rise buildings while the horizontal line of the edge 
of the Escarpment is clearly visible in the distance. The focal point of the view is a grouping of existing high-rise 
buildings that are framed by the 18 storey building at 130 St. Joseph’s Dr. and the 33 storey building at 150 
Charlton Ave. E.  In this view the subject site is located between these two existing towers. 

The as-of-right building envelope fills most of the gap between the two existing towers and fits into the 
landscape composed of a multiple layering of other high-rise buildings. The top of the as-of-right building 
envelope is below the level of the horizontal line of the Escarpment to the west in the distance.
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The simulated view of the three proposed towers shows the three proposed towers fitting into a grouping with 
the two existing towers. Tower C is located partially behind an existing tower, Towers A and B overlap and 
there is a gap visible between Towers C and B and a gap is also visible between Tower A and the other existing 
tower. The tops of each of the three proposed towers are all at or up to three storeys above the horizontal line 
of the Escarpment in the distance behind them.

In this view the degree to which the three proposed towers interrupt the horizontal line of the Escarpment in 
the distance is minor both in terms of height and in terms of the length of the horizon that is visible. The nature 
and the degree of change to the view of the horizon line in total is minor.

Within such a highly urban context it is fair to anticipate that high-rise buildings will be visible. The three 
proposed towers form a grouping with the two existing towers in the landscape and integrate into the cityscape. 
The degree to which the proposed towers are visible in this view is not unusual and does not significantly 
impact the scenic resources of the Escarpment. 

Although this camera location is on the Escarpment and the Escarpment is also clearly visible in the distance 
the focus of the landscape visible in this view is the cityscape of downtown Hamilton. Not withstanding that 
the subject site is located within the Urban Area designation of the NEP, the cityscape of downtown Hamilton 
is not a scenic or cultural resource of the NEP.

It is our opinion that the view from this location demonstrates that the proposed towers represent a minor 
change in the distant horizontal line of the Escarpment and a change to cityscape of the City of Hamilton and 
does not represent a degree of change that will negatively impact the Scenic Resources of the Escarpment. 

View F

In the baseline condition the midground of this view is dominated by the highly urbanized landscape of the 
City of Hamilton that is composed of multiple layers of high-rise buildings while the horizontal line of the edge 
of the Escarpment is clearly visible in the distance. This camera location is closer to the subject site and at 
lower altitude than Camera Location E. 

In this view the as-of-right building can be seen behind the existing tower at 130 St. Joseph’s Dr. and fits 
into the landscape composed of a multiple layering of other high-rise buildings which form the cityscape of 
Hamilton.

The simulated view of the three proposed towers shows the proposed towers are grouped together behind 
the existing tower at 130 St. Joseph’s Dr.  From this camera location the tops of all three of the proposed 
towers appear above the horizontal line of the Escarpment in the distance. The top 4 storeys and mechanical 
penthouse of Tower A are above the level of the horizontal line of the Escarpment in the distance. The top 3 
storeys and mechanical penthouse of Tower B are above the level of the horizontal line of the Escarpment in 
the distance. The top 1 storey and mechanical penthouse of the Tower C is above the horizontal line of the 
Escarpment in the distance. The top of the existing tower at 150 Charlton Ave. E. has a similar relationship 
to the horizontal line of the Escarpment in the distance. The proposed towers appear to be visually integrated 
into the existing cityscape composed of multiple existing high-rise buildings. In this view the visibility of the 

proposed towers is reduced by the intervening mass of the existing 18 storey tower at 130 St. Josephs Dr. and 
what remains visible does not appear to be out of place within this view.  

In this view the degree to which the three proposed towers interrupt the horizontal line of the Escarpment in 
the distance is minor both in terms of height and in terms of the length of the horizon that is visible. The nature 
and the degree of change to the view of the horizon line in total is minor.

It is our opinion that the view from this location demonstrates that the proposed towers represent a minor 
change in the distant horizontal line of the Escarpment and a change to cityscape of the City of Hamilton and 
does not represent a degree of change that will negatively impact the Scenic Resources of the Escarpment. 

View G

This camera location is to the west of Camera Location F and is at a slightly higher altitude that Camera 
Location F. In the baseline condition the existing tower at 130 St. Joseph’s can be seen in the foreground and 
the cityscape of downtown Hamilton is clearly visible in the midground and background with the horizontal 
line of the Escarpment clearly visible in the distance.  The top of an existing tower in the downtown can be 
seen touching the level of the Escarpment in the distance in the centre of the view. 

The as-of-right building envelope can be clearly seen in the midground of the view and fits into the landscape 
composed of a multiple layering of other high-rise buildings which form the cityscape of the City of Hamilton.

The simulated view of the three proposed towers shows Tower B almost wholly obscuring the view of Tower A 
and that Tower C is separated from Towers A and B by a clear gap.  The three towers appear to be integrated 
into the existing cityscape of downtown Hamilton and are not out of place in that landscape.

The top of Tower C is below the level of the horizontal line of the Escarpment in the distance. The top one 
storey and mechanical penthouse of Tower B are above the horizontal line of the Escarpment in the distance. 
The top two storeys and mechanical penthouse of Tower A are above the horizontal line of the Escarpment 
in the distance.  In this view the degree to which the three proposed towers interrupt the horizontal line of the 
Escarpment in the distance is minor both in terms of height and in terms of the length of the horizon that is 
visible. The nature and the degree of change to the view of the horizon line in total is minor.

It is our opinion that the view from this location demonstrates that the proposed towers represent a minor 
change in the distant horizontal line of the Escarpment and a change to cityscape of the City of Hamilton and 
does not represent a degree of change that will negatively impact the Scenic Resources of the Escarpment. 
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6.0 Mitigation

Section 21.3 Scenic Resources and Landform Conservation lists measures that shall be used to reduce visual 
impacts. These measures include establishing appropriate setbacks and maximum building heights and 
changing the orientation and height of built form to reduce visibility and skylining. These measures also 
include using non-reflective materials on roofs and walls along with measures to reduce reflectivity associated 
with windows.

Based on our analysis of simulated views and our analysis of the visual impacts, it is our opinion that the 
proposed building setbacks are adequate and that reductions in the proposed building heights are not required 
to mitigate visual impacts on the Scenic Resources of the Escarpment since the potential visual impacts are 
minimal in nature. Given that the application proposes three residential high-rise buildings restrictions on the 
amount of glass used may not be effective but could be explored. The materials and colours of the cladding 
materials could also be explored. In reviewing the simulated views, it is our opinion that light tones would be 
preferable.  Although NEP policies recommend the use of non-reflective cladding materials it maybe in this 
case that materials and colours that reflect the sky may be worthy of consideration.
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7.0 Conclusion

Section 1.7.5 Development Objectives (Urban Area) of the NEP provides the objective that “All development 
shall be of an urban design compatible with the scenic resources of the Escarpment. Where appropriate, 
provisions for maximum heights, adequate setbacks and screening are required to minimize the visual impact 
of urban development.”

Based on the photographic simulations, our analysis of the simulated views and our assessment of the visual 
impacts as well as numerous visits to the subject site and the camera locations, it is our opinion that the urban 
design, building heights and setbacks proposed are appropriate and that the proposed three towers studied 
will not adversely impact the Scenic Resources of the Niagara Escapement. 
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Appendix A: Cross-Sections
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Appendix B: Michael Hannay Curriculum Vitae

255 Wicksteed Avenue, Unit 1A, Toronto, ON, Canada  M4H 1G8 T 416.449.7767 F 416.449.1803  www.mbtw-wai.com

Professional Experience

2017- Present Principal 
 The MBTW Group
2014- Present  Vice President 
 W Architect Inc.
2012- 2017 Director - Business Development 
 The MBTW Group
2003- 2017 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
1997-2000  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 Affi  liations 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, (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-fi rst 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.

255 Wicksteed Avenue, Unit 1A, Toronto, ON, Canada  M4H 1G8 T 416.449.7767 F 416.449.1803  www.mbtw-wai.com

Selected Project Experience

Visual Impact Asessment
Randwood Estate ....................................................................... ............Town of Niagara-on-the-Lake
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
Milton 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 Intensifi cation Study ..................................................................Town of Caledon
Bluefi eld Site Analysis .............................................................................Housing & Social Services (London)
Peer Review David Dunlap Observatory Lands ......................................Town of Richmond Hill
Placemaking Guidelines ..........................................................................City of London
Placemaking Demonstration Plan ...........................................................City of London
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 Infi ll Housing Policies ..............................................................City of London
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
Friday Harbour (Geranium Homes)............................................... ..........Town of Innisfi ll
The Kip District Phase 1( Concert Properties).........................................City of Toronto
The Kip District Phase 2 (Concert Properties).........................................City of Toronto
The Kip District Phase 3(Concert Properties)..........................................City of Toronto
Hyde Park (Zentil Group of Companies) .................................................City of Toronto
Royal Orchard (Green Capital).................................................... ............City of Markham
Enterprise Boulevard (Metropia)..............................................................City of Markham
2631 Steeles Ave (Waverley Projects)............................................ ........City of Toronto
Axcess Condos (Liberty Hamlets).................................................. .........City of Pickering
Cherryhill Intensifi cation Plan (Minto Developments) ..............................City of London
Canterbury Lawrence Park (Tribute Communities) .................................City of Toronto
Windfi elds Farm (E. P. Taylor Family / Tribute Communities) ..................City of Oshawa
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.
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Design Guidance
Friday Harbour (Geranium Developments) .............................................Town of Innisfi l
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-Stouff ville
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
Bayfi eld Meadows (Durand Construction) ...............................................Village of Bayfi eld
Windfi elds 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 qualifi ed 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 C: James Ziegler Curriculum Vitae

James Ziegler

Computer Imaging Technical Specialist

Partner SiteLine Research, Burlington, Ontario —visual impact analysis and 3D computer imaging for building and land development

Proprietor Novation Design Group, Calgary Alberta —  3D modeling and visualizations, computer CADD consulting and training.

Background

James Ziegler of Siteline Research is a 3D computer graphic consultant and architectural designer.  He has more than 36 years 
of related experience since graduating from the University of Calgary.  Since 1995, Mr. Ziegler has prepared computer generated 
building models in the Province of Ontario. He has been qualified as an expert witness to present 3D computer simulations, visual 
impact studies and shadow studies at OMB hearings on several occasions. He has prepared visual evidence for numerous OMB 
hearings and presentations to planning offices in the following municipalities: Toronto, Oakville, Mississauga, Burlington, London, 
Hamilton, Richmond Hill, Orangeville, Kitchener, and Guelph.

Originally schooled in visual art and illustration, Mr. Ziegler adapted his visual training to the precision of computer graphics using 
2D CADD since 1988 and working with 3D CADD since 1992.  He has developed core computer skills in CADD, 3D modeling, 
photographic documentation, photo-realistic rendering, shadow studies, engineering models and digital graphics.

Practice:

Mr. Ziegler specializes in providing evidence for visual impact assessments.  He has developed methodologies to accurately 
composite 3D computer models with real site reference photography.  Site photography is carefully documented by location, viewing 
angle and compass bearing.   Known site landmarks are modeled and used to calibrate the placement of the 3D computer model 
camera to match the real site photography.  

Scope of Work:

• Visual site analysis including identification of view sheds and natural view corridors and assessment of critical site lines  

• Site fieldwork documentation, including reference photography, mapping of camera locations and interpolation of aerial maps 

• Compilation of engineering data, site mapping and terrain maps for camera and reference landmark locations in 3D computer 
site models. 

• Precision 3D modeling of buildings and site terrain   

• Preparation of composite renderings illustrating proposed developments in the context of the existing conditions

Selected Projects: Visual Impact Imaging and Shadow Studies

Randwood Estates Niagara on the Lake Ontario  Visual Impact  MBTW

337 York Blvd. Hamilton
26 storey retail, office and apartments

Visual Impact
Shadow Studies
Pre visualization

Paramax Realty Services
John Mokrycke Architect 

150 Wellington St. Guelph 
18 storey apartment and retail complex

Visual Impact Tricar Group

Milton Heights, Milton
Residential and commercial land development 60 ac. NEC 
review and planning meetings

Visual Impact study Milton Heights 
Landowners Group

1926 Lakeshore Road, Toronto
46 storey and 42 storey apartment towers 
Planning meetings

Visual Impact Carttera Development

20 Fred Varley Dr., Markham 
OMB

Visual Impact Tribute Development

Springdale Apartments, London 
Public meetings

Visual Impact Tricar Group

150 MacDonell, Guelph 
High Rise Apartments 

Visual Impact
Shadow Studies
Pre-Visualization

Tricar Group

16 King Street, Dundas
7 storey commercial and apartments
Planning Meetings

Visual Impact
Shadow Studies
Pre-Visualization

John Mokrycke Architect

Lakeshore Homes, Hamilton
Luxury Executive Homes

Design Studies Tobyn Park Homes

Chedoke Land Development, Hamilton
 Issues related to Niagara Escarpment. 

Visual Impact DanLee Developments
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APPENDIX C: JAMES ZIEGLER CV

Renaissance Condominiums, Guelph
Public meetings and Planning Committee

Visual Impact Tricar Group

Reservoir Hill Apartments, London 
Planning meetings and OMB 

Visual Impact
Shadow Studies

Zelinka Priamo

Richmond Road Apartments, London,
OMB  

Visual Impact
Shadow Studies
Overlook Studies

Tricar Group

Walkers Mews, Burlington
commercial development 
Planning meetings

Visual Impact Tobyn Park Homes

Eby Estates, Kitchener, heritage project Visual Impact Eby Estates

Richmond Green, Richmond Hill
OMB 

Lumens Impact 
Assessement

St. Luke’s Anglican Church, Burlington
Planning meetings

Visual Impact
Shadow Studies

St. Luke’s building 
committee

Gerard and Church Student Housing, Toronto
Planning Meetings

Visual Impact
Shadow Studies

Paul Reuber Architect 

Walker’s Green Seniors Apartments, Burlington
106 unit apartment and bungalows
Planning meetings

Design Studies
Visualizations

Seferian Landscape Design

Tremaine Rd. Quarry, Burlington
Regional planning meetings

View Shed Studies
Site animation

Long Environmental 
Consultants Ltd.

Plains Rd. Apartments, Burlington
Planning meetings

Visual Impact Drewlo Holdings Inc

Williamsburg Town Center, Kitchener
Modeling of site and over 40 buildings

Visualizations
Visual Impact

RB Schlegel Holdings

Cloverfarm Townscape Appraisal, Orangeville
8 Storey Apartment
OMB

Shadow Study
Overlook Study
Visual Impact

Town of Orangeville
Frank Gray, Developer

Etobicoke Long Term Care Facility
300 unit Senior Residence and Extended Care
OMB

Shadow Study
Visual Impact
Overlook Study

Oakwood Retirement 
Homes

Skew Lane, Toronto
5 unit in-fill Condo Townhouse
Planning meetings

Visual Impact
Shadow Studies

We Care Community 
Living

Wilder/Aldoph Residence, Toronto
 26,000 sq.ft, executive home
OMB

Visual Impact W. Wilder

Prego Townhomes, College Str. Toronto
43 unit Townhomes
OMB

Visual Impact 
Shadow Study

We Care Community 
Living

Harvie Square, Toronto 
10 unit, freehold
OMB

Visual Impact
Shadow Study

Architect Circle

Contact:

james@novationdesign.com

james@sitelineresearch.com

c 587 577 6621
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