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Appendix ‘G’ – Conceptual Building Rendering 

Ward No.: Ward 7 

Recommendations: 

1. That Council approve IPPW2021-035.
2. That Council approve Minor Zoning By-law Amendment Z-21-02, 1553628

Ontario Ltd. & 24 Union GP Inc., 24-30 Union Street East, as set out in Section 7
of IPPW2021-035.

A. Executive Summary 

The ‘Applicant’ (1553628 Ontario Ltd. & 24 Union GP Inc.) has submitted a minor Zoning 
By-law Amendment Application (Z-21-02) for the lands municipally addressed as 24 & 30 
Union Street East (the “Lands”). The Applicant is proposing to develop the Lands with a 
six (6) storey apartment building containing forty-six (46) units. To facilitate the 
development, the Applicant is proposing the following zoning amendments: 

• Reduce the ground floor building height from 4.5 to 4.0 metres.
• Reduce the front yard setback for a portion of the Lands from 5 metres to 2.75 metres.
• Reduce the required parking from 56 spaces to 40 spaces.
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Based on Integrated Planning & Public Works’ review of the application, staff supports 
minor Zoning By-law Amendment Application Z-21-02 as specified in Section 7, for the 
reasons outlined in Section 6 of this report. 

B. Financial Implications 

None. Should the application be appealed, potential costs related to a Local Planning 
Appeal tribunal (LPAT) hearing may be incurred. 

C. Technology Implications 

None. 

D. Link to Strategic Plan 

(Strategic Objectives: Equity, Inclusion and a Sense of Belonging; Sustainability and the 
Environment; Safe, Sustainable Transportation; Healthy Community & Resilient Neighbourhoods; 
Infrastructure Renewal; Economic Growth & Development) 

(Guiding Principles: Equity and Inclusion; Sustainability; Fiscal Responsibility; Healthy and Safe 
Workplace; Effective Engagement; Personal Leadership; Service Excellence) 

The recommendations of this report support the ‘Healthy Community & Resilient 
Neighbourhoods’ objective of the Strategic Plan through context sensitive infill 
development within an established neighbourhood. 

E. Previous Reports on this Topic 

None. 

F. Approvals 

Name Signature Date 
Author: John Vos 
Director: Joel Cotter 
Commissioner: Cameron Rapp 
Finance: 

CAO 
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Minor Zoning By-law Amendment Z-21-02, 1553628 Ontario Ltd. & 24 Union GP Inc., 
24-30 Union Street East 

IPPW2021-03

5 SECTION 1 – BACKGROUND INFORMATION 

Location: 24 & 30 Union Street East 

Ward:   7 – Uptown 

Total Lot Area:  0.3122 hectares (0.77 acres) 

Owner/Applicant:  1553628 Ontario Ltd. 

Existing Use: Single Detached Dwelling 
& Office 

Proposed Use: Six-storey Apartment Building 

Public Input: An Informal Public Meeting 
was held on February 8, 
2021.  Public and agency 
comments received have 
been considered during the 
preparation of this report, where appropriate.  Mechanisms used to 
gather input in relation to this application are summarized in the 
following chart:  

Mechanism Date Results 
Agency Circulation January 18, 2021 Agency Comments provided 

in Appendix C. 
Informal Public Meeting February 8, 2021 Meeting minutes provided 

in Appendix B. 
Advertised Formal 
Public Meeting 

May 25, 2021 The meeting was advertised in the 
Waterloo Chronicle and a letter was 
sent to property owners within 120 
metres of the subject lands and those 
who requested notice at the Informal 
Public Meeting. 

Formal Public Meeting June 14, 2021 Council considers the application. 

& 24 Union GP Inc.
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1.1 Subject Lands & Surrounding Context 

The subject lands are located within the Mary Allen neighbourhood and are known 
municipally as 24 & 30 Union Street East (the “Lands”). The Lands have an area of 
0.3122 hectares and are currently developed with a single detached dwelling (24 Union 
Street East) and an office (30 Union Street East). 

The adjacent properties are primarily single detached dwellings, as well as a triplex and 
a centre for pregnant and parenting youth (Monica’s Place). The properties on the 
opposite side of Union Street East are developed with an office (Sorbara Law), a seven 
(7) storey apartment building, therapy/counselling office, and a salon offering a variety 
of personal services (i.e., salon for hair or nails). 

SECTION 2 – PROPOSED DEVELOPMENT 

The Applicant is proposing to redevelop the Lands with a six (6) storey apartment 
building containing 46 units, being a mix of one (1) and two (2) bedrooms unit types. 
The development will include 40 vehicle parking spaces and 48 bicycle parking spaces 
(34 interior and 14 exterior). The Applicant has submitted a minor Zoning By-law 
Amendment Application to support the proposed development as discussed in Section 3 
of this report. 
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SECTION 3 – PLANNING ACT APPLICATION   

Application Z-21-02 seeks to amend Zoning By-law 2018-050 by creating a site specific 
exception with the following regulations: 

1. Reduce the ground floor building height from 4.5 to 4.0 metres.

2. Reduce the front yard setback for a portion of the property from 5 metres to 2.75
metres.

3. Reduce the required parking from 56 spaces to 40 spaces; a rate of 0.85 spaces
per unit (Parking Area ‘B’).

The application is considered ‘minor’ because it does not seek to permit any new uses 
and the specific amendments are relatively small in nature in this context, but beyond 
a minor variance application in staff’s opinion. However, the application follows the 
same process as a standard zoning amendment application as outlined in the 
Planning Act and the City’s Official Plan. 

SECTION 4 – PLANNING POLICY FRAMEWORK 

4.1 Provincial Policy Statement (2020) 

The 2020 Provincial Policy Statement (the “PPS”) establishes the vision and policy 
framework for matters of provincial interest related to land use planning and 
development in Ontario.  Collectively, the policies aim to focus growth within existing 
settlement areas; promote efficient development and land use patterns to minimize land 
consumption and servicing costs; support densities that provide for a more compact 
urban form and building strong and safe communities.  

In staff’s opinion, the application is consistent with the PPS: 

• The proposed application will result in the efficient use of land and existing 
infrastructure.

• The proposed application will be transit-supportive through sensitive infill 
development in an area that is served by public transit.

4.2 Growth Plan for the Greater Golden Horseshoe (2019) 

The 2019 Growth Plan for the Greater Holden Horseshoe (the “Growth Plan”) provides 
a framework for managing growth, protecting resources, and promoting economic 
investments within the Greater Golden Horseshoe to the year 2041. Building on the 
policy foundation of the PPS, the Growth Plan provides more specific land use planning 
policies for managing growth. Some of the key guiding principles in section 1.2.1 
include:  
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• Support a range and mix of housing options, including second units and
affordable housing, to serve all sizes, incomes, and ages of households.

• Prioritize intensification and higher densities to make efficient use of land and
infrastructure and support transit viability.

Furthermore, in section 2.2.6.3 the Growth Plan stipulates that municipalities are to 
“require that multi-unit residential developments incorporate a mix of unit sizes to 
accommodate a diverse range of household sizes and incomes”. 

In staff’s opinion, the proposed development conforms to, or does not conflict with, the 
Growth Plan for the following reasons: 

• The proposed development will supply a range of unit sizes including one (1) and
two (2) bedroom units (some of which will include dens) and serve households of
different sizes and demographics.

• The proposed development is within a comprehensively planned settlement area
with municipal services and infrastructure.

• The proposed development will efficiently use the subject site while also
supporting the existing public transit system.

4.3 Region of Waterloo Official Plan (2015) 

The Regional Official Plan (ROP) provides a land use policy framework that implements 
the PPS and Growth Plan in the regional context. The lands are located within the 
Urban Area Boundary and the Built-Up Area (as shown on ROP Map 3a, Urban Area). 
In staff’s opinion, the proposed minor Zoning By-law Amendment conforms to the ROP 
for the following reasons: 

• It proposes intensification within the Built-Up Area and supports the planned
function of the Urban Built-Up Area.

• It proposes intensification in a compact urban form that has regard for the
planned physical character of the area.

• It is transit-supportive by proposing context sensitive infill development located
within a short walking distance of a number of public transit stops for bus and
light rail transit services.

• It fosters walkability by creating a pedestrian-friendly development that addresses
the street, with appropriate human scale.
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4.4 City of Waterloo Official Plan 

The City of Waterloo Official Plan designates the Lands as follows: 

• Schedule ‘A’ (Land Use Plan) – Mixed-Use Medium Density Residential
• Schedule ‘B’ (City Structure) – Minor Corridor
• Schedule ‘B1’ (Height and Density) – Medium Density, 20 metres
• Schedule ‘B3’ (Designated Greenfield Areas) – Built Up Area
• Schedule ‘B4’ (Source Water Protection Areas) – WPSA-4
• Schedule ‘C’ (District Boundaries) – Central
• Schedule ‘E’ (Road Classification System) – Union St E: Major Collector
• Schedule ‘F’ (Active Transportation Framework) – City-Wide Cycling and Multi-

Use Route

• Schedule ‘G’ (Road Allowances) – 20 metres

The Mixed-Use Medium Density Residential (MUMDR) designation is intended to 
accommodate primarily medium density housing types with ancillary commercial uses. 
The Lands are also identified as a Minor Corridor recognizing that the property may 
function as a transition from low density areas to medium high and high density areas. 

Development within the designation is permitted to a maximum building height of 20 
metres and a maximum density of 450 bedrooms per hectare. 

The proposed six (6) storey apartment building conforms to the Official Plan. 

4.5 City of Waterloo Zoning By-law 2018-050 

The Lands are currently zoned Residential Mixed-Use 20 (RMU-20) which primarily 
permits various forms of medium-density residential uses including an apartment building 
with a maximum height of 6 storeys and a maximum density of 450 bedrooms per 
hectare. 30 Union Street is also subject to site specific exemption C5 which permits a 
medical clinic subject to certain regulations. The Lands are also identified as Parking 
Area “F” on Schedule A1 (Parking Overlay) which requires a parking rate of 1.20 parking 
spaces per residential unit (1.10 per unit for residents + 0.10 per unit for visitors). 

The Applicant is proposing site specific amendments in order to proceed with the 
proposed development. These amendments are discussed further in Section 5 of this 
report.  

Should Council support application Z-21-02, a site specific by-law will be required to 
amend ZBL2018-050 with site specific provisions as described in Section 7 and 
Appendix ‘A’ of this report. 
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SECTION 5 – PLANNING EVALUATION 

Staff have reviewed minor Zoning By-law Amendment Application Z-21-02 and provides 
the following summary comments: 

5.1 Ground Floor Height 

The RMU-20 zone requires the ground floor to have a minimum height of 4.5 metres to 
accommodate commercial uses which generally require higher ceilings. For example, 
restaurants or cafes require the additional height for ventilation, and retail uses 
generally prefer higher ceilings for lighting fixtures and displays. Although the RMU-20 
zone permits various ancillary commercial uses, commercial uses are not required and 
the proposed development does not include any commercial uses so the increased 
celling height is not required.  

The height of the ground floor will be higher than the other floors which have an average 
of 3.2 metres. This enhances the design of the building by delineating the ground floor 
from the other floors. A rendering of the proposed building is shown on Appendix ‘G’. 

5.2 Front Yard Setback 

The RMU-20 zone requires a setback of 5.0 metres from the street line (along Union 
Street). The proposed building will be setback 5.059 metres from the street line within 
the portion addressed as 24 Union Street, but will be setback only 2.759 metres within 
the portion addressed as 30 Union Street as illustrated on the following image: 

The Official Plan requires a 20 metre right-of-way for Union Street East. A road 
widening was previously conveyed for 30 Union Street and a widening is required for 24 
Union Street (transferred to the City as part of the site plan application). As shown on 
the image above, an additional 2.215 metres of land were conveyed at 30 Union Street 
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East beyond what is required in the Official Plan, which results in an irregular front lot 
line. 

The proposed building will generally maintain the intent of a minimum 5.0 metre setback 
despite part of the building being located 2.759 metres from the front lot line. It will be 
setback 5.0 metres at 24 Union Street East.   

The road widening is necessary to facilitate the reconstruction of Union Street East 
(potentially within the next year or two). Staff have confirmed the development will not 
conflict with the proposed street design recommended by Engineering Services, 
including sidewalks and utilities. If separated bike lanes are proposed in the future, then 
additional lands may need to be expropriated from 24 Union Street East, but should not 
adversely impact the proposed building. 

5.3 Parking Rate 

The Lands are identified as Parking Area “F” on Schedule A1 (Parking Overlay) of 
Zoning By-law 2018-050 which requires a parking rate of 1.20 parking spaces per unit 
(1.10 per unit for residents + 0.10 per unit for visitors). This equates to a total of 56 
parking spaces for the proposed building which will contain 46 units. The Applicant has 
requested a lower parking rate of 0.85 spaces per unit (Parking Area “B”) which equates 
to a total 40 parking spaces.  

The proposed reduction is based on observed parking utilization of other similar-sized 
developments as outlined in the parking study submitted with the application. Although 
some of the proxy sites are not direct comparisons to the Lands, they all show a 
significantly lower parking demand (0.67 to 0.85 spaces per unit) when compared with 
the number of parking spaces required on this property (a rate 1.2 spaces per unit). 
While it is important to ensure sufficient on-site parking for a development to function 
without impacting surrounding lands or the road network, it is also important to avoid 
over parking a site which is not an efficient use of the land or climate/environment 
friendly. 

The parking study also summarizes the various Transportation Demand Management 
(TDM) measures which support the requested parking rate, including: 

• Providing 48 bicycle parking spaces (34 interior and 14 exterior) which exceeds
the minimum zoning requirements.

• Access to multiple transit routes including the ION Rapid Transit system which
has two stops within walking distance (approximately 350 metres, or a 5 minute
walk).

• A car share space which provides a convenient alternative to owning a car.

• Proximity to major pedestrian trails including the Spur Line and Iron Horse trails.
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• Within walking distance to Elizabeth Ziegler Public School and the newly 
redeveloped Mary Allen Park. 

• Unbundling parking spaces from the sale/purchase of a unit which allows for 
easier management of individual parking requirements for residents. 

Staff have reviewed the requested parking rate and accept the conclusions of the 
parking study for these Lands in this context, in particular proximity to King Street and 
two ION Stations. As such, staff can support an amendment from Parking Area “F” to 
Parking Area “B” on Schedule ‘A1’ (Parking Overlay) which implements the requested 
parking rate of 0.85 spaces per unit (a total of 40 spaces). 

5.4 Shadows 

The City’s Urban Design Manual requires a shadow study for buildings over 18 metres 
in height and provides criteria for evaluating the shadow study. The Applicant has 
provided a shadow study in order to ensure the proposed development will have 
minimal impact on adjacent properties (see Appendix ‘F’). 

The shadow study measures the impact of the sun and shadows occurring during the 
equinoxes, the beginning of spring and fall (around March 21 and September 21) and 
the solstices, the beginning of summer and winter (around June 21 and December 21). 

The shadow study submitted with the application shows morning shadows will be cast 
primarily on the rear parking area, while evening shadows will be cast on the street and 
the front yards of the properties on the opposite side of Union Street East. The study 
confirms that the proposed building meets/exceeds the requirements in the Urban 
Design Manual and will ensure sufficient sun exposure on the adjacent properties 
throughout the year. Staff have closely reviewed the results of the shadow study and 
confirm it is accurate. 

SECTION 6 – CONCLUSIONS 

Based on Planning Approvals’ review of the application, staff supports minor Zoning By-
law Amendment Application Z-21-02 as described in this report, for reasons including:  

1. The application conforms to the Growth Plan for the Greater Golden Horseshoe. 
2. The application is consistent with the Provincial Policy Statement. 
3. The application conforms with the policies of the Regional Official Plan. 
4. The application conforms to the City of Waterloo Official Plan (2012). 
5. The intent of the Zoning By-law is maintained, with minor amendments tailored 

to the development. 
6. The application is transit-supportive, providing additional density in an area that 

is well served by public transit. 
7. The application directs growth to designated urban lands. 
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8. The application is in the public interest and represent good planning, in staff’s 
opinion. 

SECTION 7 – RECOMMENDATIONS 

A. That IPPW2021-035 be approved. 

B. That Council approve minor Zoning By-law Amendment Z-21-02, 1553628 
Ontario Ltd. & 24 Union GP Inc., for the lands known municipally as 24-30 Union 
Street East as follows: 

1. That Zoning By-law No. 2018-050 is hereby amended by replacing Site 
Specific Exception ‘C5’ in Schedule ‘C’ of Zoning By-law 2018-050 with 
Site Specific Exception ‘C5’ as set forth in Appendix ‘A’ to report 
IPPW2021-035. 

2. That Zoning By-law No. 2018-050 is hereby amended by altering the 
dimensions of Site Specific Exception ‘C5’ on Schedule ‘C1’ of Zoning 
By-law 2018-050 to include the entirety of the Lands as shown on Map 
1 attached hereto. 

3. That Zoning By-law No. 2018-050 is hereby amended by identifying the 
Lands as “Parking Area B” on Schedule ‘A1’ (Parking Overlay) of 
Zoning By-law 2018-050. 

 
 
Submitted by: 
 
 
____________________________ 
John Vos, BES, MCIP, RPP 
Planner, Planning Approvals 
City of Waterloo   
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MAP 1 
Location Map 



 13 Integrated Planning & Public Works 

APPENDIX ‘A’ 
Site Specific By-law C5 

Exception 
C5 

Address 
24 & 30 Union Street East 

 

Zoning 
RMU-20 

File Reference 
Z-21-02 

  Location: 24 & 30 Union Street East 
 as shown on Schedule ‘C1’ to this BY-LAW. 
 

Site Specific Regulations: 

a) Notwithstanding anything to the contrary, the following site specific regulations shall apply: 

i. STREET LINE (minimum): 2.75 metres from the portion of Union Street East widened by By-
law No. 2885 (Inst. No. 378115). 

ii. FIRST STOREY height (minimum): 4.0 meters 
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APPENDIX ‘B’ 
Minutes of the Informal Public Meeting, February 8, 2021 

Title: Zoning By-law Amendment Application 
 Z-21-02, 24 Union GP Inc., 24-30 Union Street East 
Prepared by: John Vos  
Ward No: Ward 7 - Uptown  

John Vos; Planner, provided an overview of the report and responded to questions from 
Council. 

Dave Aston, Vice President/Partner, MHBC Planning, spoke on behalf of the applicant 
to review the application and responded to questions from Council. He provided 
clarification on site specifics such as a reduction in required parking spaces from 56 
spaces to 39, and a reduction in ground floor height from 4.5m to 4m. 

The application is being advanced to permit the development of a six (6) storey 
apartment building with 46 residential units and would require the demolition of an 
existing residential building at 24 Union St. E and an existing commercial building at 30 
Union St. E. 

As no one else was present to speak to the application, the Chair concluded the 
Informal Public Meeting and indicated that staff will review the issues and report back to 
Council at a later date. 
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APPENDIX ‘C’ 
Agency Comments 

Transportation Services 
Transportation Services can support a reduced parking rate for this development.  The 
proximity to the ION transit stations, trails and the King Street corridor will make it more 
inviting for residents to use alternate forms of transportation.  There are still concerns 
over the lack of on street parking in the area, should the parking lot be full and people 
are looking for alternate parking.  There are also concerns with the layout and internal 
circulation of the parking lot.  Parking spaces will be difficult to maneuver in and out of.  
The layout and drive aisles will make it difficult for garbage trucks and moving/delivery 
trucks to navigate and get turned around.  Therefore, there are concerns that some 
spaces will not be desirable or usable to park in, which would essentially reduce the 
overall number of available parking spaces on site. 

Environmental Policy Comments 
1. The site falls within the area covered by the Grand River Source Protection Plan.

Specifically, the properties are located within a Wellhead Protection Area B, 
where TCE and Chloride/Sodium Issues have been identified and where the 
vulnerability is equal to 6. A Section 59 Notice will be required at each stage of 
the development process. The applicant can continue to use 
taps.regionofwaterloo.ca to ensure compliance with the Grand River Source 
Protection Plan. 

2. The incorporation of sustainable design, construction and operational elements is
strongly encouraged (e.g. cool or green roofs, on-site renewable energy,
enhanced energy performance, etc.).

Region of Waterloo 
Water Services: 
Regional Staff have no concerns with the proposed application. However, Staff advise 
the following: 

Section B.2.12.3 of the Design Guidelines and Supplemental Specifications for 
Municipal Services for January 2020 states: 

No more than one individual property shall be serviced by the same service 
regardless of ownership. 

In situations where a fire service is required due to infilling or site development after the 
water distribution system has been installed, private hydrants can be supplied by a 
separate service at the discretion of the municipality as long as it can be demonstrated 
that the fire line service will not be interconnected now or later with the domestic water 
system. 
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In the case of multi-unit blocks, on-site servicing can be arranged to the property 
owner’s convenience, however, there shall only be one service from the municipal 
system. 

In unique circumstances and with the approval by the Chief Municipal Engineer, more 
than one service may be allowed to one property. However, a testable backflow 
preventer in accordance with CAN/CSA-B64-10 shall be installed on each service to 
eliminate the possibility of system flow through private property. 

Noise: 
Regional Staff advise that the proposed residential development may encounter 
environmental noise sources, specifically road noise from adjacent King Street South 
(Regional Road #15) and municipal road Union Street East. It is the responsibility of the 
owner/applicant to ensure the proposed development is not adversely affected by 
anticipated noise impacts. The owner/applicant will be required to submit an 
Environmental Noise Study as part of a complete condominium application and 
implementation will be secured through the draft approval process. The noise level 
criteria and guidelines for the preparation of the study should follow the Ministry of the 
Environment NPC-300 requirements. 

The noise consultant must be pre-approved by the Region of Waterloo. The noise 
consultant is responsible for obtaining current information, applying professional 
expertise in performing calculations, making detailed and justified recommendations, 
submitting the Consultant Noise Study Declaration and Owner/Authorized Agent 
Statement. The report must be submitted electronically to Regional Staff. 

The noise consultant preparing the Environmental Noise Study must contact Region of 
Waterloo Staff for transportation data including traffic forecasts and truck percentages 
for Regional roads. The Transportation Planning Nosie Assessment Fee Form and 
Traffic Data request can be found at https://rmow.permitcentral.ca/ and select Data 
requests. There is a $250.00 fee for this application. 

Regional Staff advise that there is insufficient details at this time as to whether land use 
compatibility from a stationary noise perspective needs to be addressed. Regional Staff 
note that this must be reviewed as part of a future plan of condominium application.  

Waterloo Catholic District School Board 
The Waterloo Catholic District School Board has reviewed the above application and 
based on our development circulation criteria have the following 
comment(s)/condition(s): 

A. That any Education Development Charges shall be collected prior to the 
issuance of a building permit(s). 

B. That the developer and the Waterloo Catholic District School Board reach an 
agreement regarding the supply and erection of a sign (at the developer’s 

https://rmow.permitcentral.ca/
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expense and according to the Board’s specifications) affixed to the development 
sign advising prospective residents about schools in the area. 

No Comments or Concerns: 
• Waterloo Advisory Committee on Active Transportation
• Waterloo Engineering Services
• Waterloo Economic Development
• Waterloo Building Services
• Waterloo Region District School Board
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APPENDIX ‘D’ 
Public Comments 

Staff received more than a dozen emails and phone calls from the community regarding 
the proposed development. The following items were discussed: 

• The proposed development needs to be thoughtful and well designed with support
of a shadow study and a noise study in order to reduce impacts on adjacent
properties.

• Supports the proposed development and requested amendments, but would like
to ensure a new fence is constructed along the shared property line.

• Notice of the public meetings should be circulated earlier before the meeting to
allow sufficient time to review the application and provide comments.

• The proposed development does not reflect the heritage houses in the surrounding
area.

• The six-storey building is not compatible adjacent to single detached dwellings as
it will result in increased shadows and loss of privacy.

• The reduced parking rate will result in on-street parking on nearby streets or
parking lots including Sun Life Financial and Sorbara Law.

• The parking reduction seems reasonable given the proximity to public transit.
• The proxy sites used in the traffic study are not equivalent for the proposed

development.
• Reducing the parking rate results in more units and a taller building.
• The building should be limited to a only three (3) to five (5) storeys.
• Car share and food delivery services will result in increased traffic along local

roads.
• The shadow study should be reviewed to confirm its accuracy.
• The development should conform to all zoning regulations – amendments should

not be allowed.
• The proposed development is not in-keeping with the character and residential

land use intensity of the Mary Allen neighbourhood.
• Stop signs should be installed on John Street at the intersection of Mary Street
• Reducing the height of the ground floor will result in a lower ceiling which doesn’t

sound good.
• The building should include larger units for empty nesters looking to downsize from

a single family home to an apartment, or for large families, or multi-generational
families (re: three (3) or four (4) bedroom units).

• The proposed development sets a precedent for other multi-storey buildings within
the Mary Allen neighbourhood, and within proximity of the ION Rapid Transit route.
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APPENDIX ‘E’ 
Proposed Site Plan 
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APPENDIX ‘F’ 
Shadow Study 
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APPENDIX ‘G’ 
Conceptual Building Rendering 
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