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SITE PLAN

ROYAL JAMES II

1694 UPPER JAMES ST.
HAMILTON, ONTARIO
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SITE PLAN1

GROSS FLOOR AREA
BUILDING - A
1st FLOOR 848 m²
2nd FLOOR 738 m²
3rd FLOOR 1807 m²
4th FLOOR 982 m²
5th FLOOR 982 m²
6th FLOOR 981 m²
7th FLOOR 981 m²
8th FLOOR 859 m²
9th FLOOR 863 m²
10th FLOOR 719 m²
11th FLOOR 719 m²
12th FLOOR 719 m²

11197 m²
BUILDING - B
1st FLOOR 717 m²
2nd FLOOR 721 m²
3rd FLOOR 2055 m²
4th FLOOR 1169 m²
5th FLOOR 1152 m²
6th FLOOR 1170 m²
7th FLOOR 1170 m²
8th FLOOR 1047 m²
9th FLOOR 1048 m²
10th FLOOR 901 m²
11th FLOOR 901 m²
12th FLOOR 901 m²

12950 m²
BUILDING - C
1st FLOOR 741 m²
2nd FLOOR 624 m²

1366 m²
COMBINED TOTAL 25513 m²

TOTAL SELLABLE AREA
BUILDING - A
1st FLOOR 626 m²
2nd FLOOR 566 m²
3rd FLOOR 785 m²
4th FLOOR 838 m²
5th FLOOR 838 m²
6th FLOOR 832 m²
7th FLOOR 832 m²
8th FLOOR 726 m²
9th FLOOR 731 m²
10th FLOOR 593 m²
11th FLOOR 593 m²
12th FLOOR 593 m²

8552 m²
BUILDING - B
1st FLOOR 536 m²
2nd FLOOR 557 m²
3rd FLOOR 937 m²
4th FLOOR 1017 m²
5th FLOOR 1000 m²
6th FLOOR 997 m²
7th FLOOR 998 m²
8th FLOOR 896 m²
9th FLOOR 883 m²
10th FLOOR 758 m²
11th FLOOR 758 m²
12th FLOOR 758 m²

10096 m²
BUILDING - C
1st FLOOR 679 m²
2nd FLOOR 624 m²

1303 m²
COMBINED TOTAL 19951 m²

PARKING SCHEDULE
Standard
UNDERGROUND 136
1st FLOOR 56
2nd FLOOR 74

266
Visitor
UNDERGROUND 22
1st FLOOR 16

38
Visitor - Barrier Free
UNDERGROUND 6
1st FLOOR 2
2nd FLOOR 3

11
Total Spaces 315

SUITE BREAKDOWN TOTALS
1 BED 175 54%
2 BED 109 34%
3 BED 6 2%
STUDIO 35 11%
TOTAL 325 100%

SUITE BREAKDOWN BY BUILDING
BUILDING - A
1 BED 87 61%
2 BED 37 26%
3 BED 3 2%
STUDIO 15 11%

142 100%
BUILDING - B
1 BED 76 48%
2 BED 60 38%
3 BED 3 2%
STUDIO 20 13%

159 100%
BUILDING - C
1 BED 12 50%
2 BED 12 50%

24 100%
TOTAL 325

REVISIONS TO DRAWING
No
.

DATE
(DD,MM,YY

) BY

BIKE & LOCKER SCHEDULE
Long-term Bike Locker 236
Short-term Bike Locker 34
Stacked Storage Locker 344

TOTAL COMMERCIAL AREA
BUILDING - A 243 m²
BUILDING - B 300 m²
COMBINED TOTAL 543 m²
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NOTES:

ALL GUARDS TO MEET REQUIREMENTS OF THE O.B.C. 2012. MANUFACTURER/SUPPLIER TO 
PROVIDE ENGINEERED, STAMPED SHOP DRAWINGS COMPLETE WITH MOUNTING DETAILS.

GUARDS SHALL COMPLY WITH O.B.C. 3.3.1.17, 3.4.6.5 AND 4.1.10.

GUARDS SHALL COMPLY WITH O.B.C. 4.3.6.

ALL GLASS IN GUARDS TO COMPLY WITH O.B.C. SB-13.

GLAZING LOCATED 1070 OR LESS ABOVE FINISHED FLOOR AND MORE THAN 600mm ABOVE 
GRADE SHALL BE DESIGNED AS A GUARD AND SHALL COMPLY WITH ALL REQUIREMENTS 
OF THE O.B.C.

ALL WINDOWS TO MEET THE REQUIREMENTS OF THE O.B.C. 2012 ARTICLE 3.3.4.8. 
PROTECTION OF WINDOWS IN APARTMENT BUILDINGS. WINDOW SUPPLIER TO PROVIDE 
ENGINEERED STAMPED SHOP DRAWINGS FOR REVIEW.

ALL DOOR AND WINDOW FRAMES AND SASHES TO MEET THE REQUIREMENTS OF THE 
O.B.C. 2012 ARTICLE 3.1.5.4. COMBUSTIBLE GLAZING AND SKYLIGHTS.

REFER TO NOICE IMPACT STUDY FOR ADDITIONAL GLAZING REQUIREMENTS.

ENSAURE CO-ORDINATION WITH MECHANICAL DRAWINGS FOR EXHAUST WALL BOX 
LOCATIONS WITHIN ALUMINUM SCREENS.

ALL SPANDREL GLASS PANELS ARE TO HAVE A MINIMUM R-VALUE OF R-10, C/W METAL 
BACK PAN.

DOOR AND WINDOW LOCATIONS, DIMENSIONS, DETAILS AND BUILDING MATERIALS MAY 
VARY DEPENDING ON FINAL BUILDING LAYOUT, AND SHOWN FOR INFORMATION PURPOSES 
ONLY.

WINDOW SUPPLIER/INSTALLER IS TO PROVIDE DEFLECTION CONNECTION FOR ALL CURTAIN 
WALLS / WINDOW WALLS. (REFER TO STRUCTURAL DRAWINGS FOR REQUIRED 
DEFLECTION).

ALL WINDOWS AND GLASS DOORS TO MEET MINIMUM ENERGY RATING FOR WINDOWS IN 
ZONE 5 OF THE O.B.C. SB-10.

NON-METAL FRAME WINDOWS/DOORS 0.25 MAX U VALUE
0.35 SOLAR HEAT GAIN
COEFFICIENT

METAL FRAME (ALUM.) WINDOWS 0.25 MAX U VALUE
0.35 SOLAR HEAT GAIN
COEFFICIENT

METAL FRAME DOORS 0.35 MAX U VALUE
0.35 SOLAR HEAT GAIN
COEFFICIENT

NOTES:

MANDATORY WINDOW WALL REQUIREMENTS

1.  THE WINDOW WALL SYSTEM MUST INCLUDE PRIMARY AND SECONDARY PLANES OF 
PROTECTION (WATER BARRIERS) AND VENTILATE AIR SPACES WITH PROVISION FOR 
POSITIVE DRAINAGE TO THE EXTERIOR IN A RAINSCREEN DESIGN.

.2  THE DESIGN, TESTING AND INSTALLATION OF THE WINDOW WALL SYSTEM
INCLUDING FRAMING MEMBERS, GLAZING UNITS, ANCHORAGE, SLAB EDGE
COVERS, OPENING UNITS, DOORS AND THE TRANSITIONS TO THE ADJOINING
ASSEMBLIES AND MATERIALS

.1  INCORPORATE THE RECOMMENDATIONS OF AN INDEPENDENT
CONSULTANT (ARCHITECT OR PROFESSIONAL ENGINEER), HAVING
EXPERTISE WITH THE DESIGN AND INSTALLATION OF WINDOW WALL
SYSTEMS WHO HAS SPECIFICALLY ENGAGED FOR THIS PURPOSE.

.2  THE INDEPENDENT CONSULTANT HAS APPROVED THE
CONSULTANTS BUILDING DESIGN FOR THE WINDOW WALL SYSTEM
FOR THE SPECIFIC PROJECT.

.3  THE WINDOW WALL SYSTEM AS INSTALLED ON THE PROJECT IS IN
COMPLIANCE WITH THE ARCHITECTS BUILDING DESIGN.

3.  THE MANUFACTURER OF THE WINDOW WALL SYSTEM PROVIDES SHOP DRAWINGS AND 
CALCULATIONS FOR THE WINDOW WALL SYSTEM TO BE USED ON THE SPECIFIC PROJECT 
FOR REVIEW BY THE CONSULTANT AND THE INDEPENDENT CONSULTANT; AND THE SHOP 
DRAWINGS AND CALCULATIONS HAVE BEEN SEALED BY A PROFESSIONAL ENGINEER 
RETAINED BY THE MANUFACTURER RESPECTING STRUCTURAL INTEGRITY, AIR BARRIER 
CONTINUITY AND WATER INGRESS MANAGEMENT.

4.  THE MANUFACTURER OF THE WINDOW WALL SYSTEM PROVIDES THE CONSULTANTS 
AND THE INDEPENDENT CONSULTANT WITH TEST REPORTS FOR AIR LEAKAGE AND WATER 
PENETRATION IN COMPLIANCE WITH THE REQUIREMENTS OF THE APPLICABLE VERSION OF 
CSA A440, OR OTHER STANDARD APPLICABLE AT THE TIME AND PLACE OF CONSTRUCTION, 
AND THE CONSULTANT'S AND THE INDEPENDENT CONSULTANT HAVE EACH REVIEWED AND 
ACCEPTED THESE REPORTS AS APPROPRIATE FRO THE SPECIFIC PROJECT.

5.  A FULL SCALE MOCK-UP OF THE SPECIFIC WINDOW WALL SYSTEM FOR THE PROJECT, 
INCLUDING FRAMING MEMBERS, GLAZING UNITS, ANCHORAGE, SLAB EDGE COVERS, 
OPENING UNITS, DOORS AND TRANSITIONS TO ADJOINING ASSEMBLIES AND MATERIALS, 
HAS BEEN SUCCESSFULLY TESTED RESPECTING AIR AND WATER INFILTRATION AND 
ENVIRONMENTAL SEPARATION PERFORMANCE IN ACCORDANCE WITH RECOGNIZED 
INDUSTRY STANDARDS AS DETERMINED, REVIEWED AND APPROVED BY THE INDEPENDENT 
CONSULTANT.

6.  THE COMPLETED WINDOW WALL SYSTEM AS DESIGNED, CONSTRUCTED AND INSTALLED 
IS WARRANTED RESPECTING AIR AND WATER INFILTRATION TO THE SATISFACTION OF THE 
INDEPENDENT CONSULTANT.

7.  THE ENTIRE WINDOW WALL SYSTEM AS DESIGNED, CONSTRUCTED AND INSTALLED IS 
WARRANTED RESPECTING AIR LEAKAGE AND WATER INGRESS BY THE WINDOW WALL 
MANUFACTURER FOR A PERIOD OF NOT LESS THAN 5 YEARS FOLLOWING SUBSTANTIAL 
PERFORMANCE OF THE PROJECT OR REGISTRATION IN THE CASE OF A CONDOMINIUM, 
WHICHEVER COMES LATER.  THE WARRANTY PROVIDED IS TO COVER ALL OF THE LABOUR 
AND MATERIALS REQUIRED TO REPAIR OR REPLACE THE WINDOW WALL SYSTEM SHOULD 
AIR LEAKAGE OR WATER INGRESS OCCUR DURING THE WARRANTY PERIOD.

8.  THE INDEPENDENT CONSULTANT SHALL PROVIDE A PROFESSIONAL'S SEALED LETTER 
CONFIRMING THAT THEY WILL COMPLY WITH THE MANDATORY WINDOW WALL 
REQUIREMENTS ABOVE.  THIS LETTER SHALL BE SUBMITTED AT THE TIME OF SHOP 
DRAWING SUBMISSION.
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NOTES:

ALL GUARDS TO MEET REQUIREMENTS OF THE O.B.C. 2012. MANUFACTURER/SUPPLIER TO 
PROVIDE ENGINEERED, STAMPED SHOP DRAWINGS COMPLETE WITH MOUNTING DETAILS.

GUARDS SHALL COMPLY WITH O.B.C. 3.3.1.17, 3.4.6.5 AND 4.1.10.

GUARDS SHALL COMPLY WITH O.B.C. 4.3.6.

ALL GLASS IN GUARDS TO COMPLY WITH O.B.C. SB-13.

GLAZING LOCATED 1070 OR LESS ABOVE FINISHED FLOOR AND MORE THAN 600mm ABOVE 
GRADE SHALL BE DESIGNED AS A GUARD AND SHALL COMPLY WITH ALL REQUIREMENTS 
OF THE O.B.C.

ALL WINDOWS TO MEET THE REQUIREMENTS OF THE O.B.C. 2012 ARTICLE 3.3.4.8. 
PROTECTION OF WINDOWS IN APARTMENT BUILDINGS. WINDOW SUPPLIER TO PROVIDE 
ENGINEERED STAMPED SHOP DRAWINGS FOR REVIEW.

ALL DOOR AND WINDOW FRAMES AND SASHES TO MEET THE REQUIREMENTS OF THE 
O.B.C. 2012 ARTICLE 3.1.5.4. COMBUSTIBLE GLAZING AND SKYLIGHTS.

REFER TO NOICE IMPACT STUDY FOR ADDITIONAL GLAZING REQUIREMENTS.

ENSAURE CO-ORDINATION WITH MECHANICAL DRAWINGS FOR EXHAUST WALL BOX 
LOCATIONS WITHIN ALUMINUM SCREENS.

ALL SPANDREL GLASS PANELS ARE TO HAVE A MINIMUM R-VALUE OF R-10, C/W METAL 
BACK PAN.

DOOR AND WINDOW LOCATIONS, DIMENSIONS, DETAILS AND BUILDING MATERIALS MAY 
VARY DEPENDING ON FINAL BUILDING LAYOUT, AND SHOWN FOR INFORMATION PURPOSES 
ONLY.

WINDOW SUPPLIER/INSTALLER IS TO PROVIDE DEFLECTION CONNECTION FOR ALL CURTAIN 
WALLS / WINDOW WALLS. (REFER TO STRUCTURAL DRAWINGS FOR REQUIRED 
DEFLECTION).

ALL WINDOWS AND GLASS DOORS TO MEET MINIMUM ENERGY RATING FOR WINDOWS IN 
ZONE 5 OF THE O.B.C. SB-10.

NON-METAL FRAME WINDOWS/DOORS 0.25 MAX U VALUE
0.35 SOLAR HEAT GAIN
COEFFICIENT

METAL FRAME (ALUM.) WINDOWS 0.25 MAX U VALUE
0.35 SOLAR HEAT GAIN
COEFFICIENT

METAL FRAME DOORS 0.35 MAX U VALUE
0.35 SOLAR HEAT GAIN
COEFFICIENT

NOTES:

MANDATORY WINDOW WALL REQUIREMENTS

1.  THE WINDOW WALL SYSTEM MUST INCLUDE PRIMARY AND SECONDARY PLANES OF 
PROTECTION (WATER BARRIERS) AND VENTILATE AIR SPACES WITH PROVISION FOR 
POSITIVE DRAINAGE TO THE EXTERIOR IN A RAINSCREEN DESIGN.

.2  THE DESIGN, TESTING AND INSTALLATION OF THE WINDOW WALL SYSTEM
INCLUDING FRAMING MEMBERS, GLAZING UNITS, ANCHORAGE, SLAB EDGE
COVERS, OPENING UNITS, DOORS AND THE TRANSITIONS TO THE ADJOINING
ASSEMBLIES AND MATERIALS

.1  INCORPORATE THE RECOMMENDATIONS OF AN INDEPENDENT
CONSULTANT (ARCHITECT OR PROFESSIONAL ENGINEER), HAVING
EXPERTISE WITH THE DESIGN AND INSTALLATION OF WINDOW WALL
SYSTEMS WHO HAS SPECIFICALLY ENGAGED FOR THIS PURPOSE.

.2  THE INDEPENDENT CONSULTANT HAS APPROVED THE
CONSULTANTS BUILDING DESIGN FOR THE WINDOW WALL SYSTEM
FOR THE SPECIFIC PROJECT.

.3  THE WINDOW WALL SYSTEM AS INSTALLED ON THE PROJECT IS IN
COMPLIANCE WITH THE ARCHITECTS BUILDING DESIGN.

3.  THE MANUFACTURER OF THE WINDOW WALL SYSTEM PROVIDES SHOP DRAWINGS AND 
CALCULATIONS FOR THE WINDOW WALL SYSTEM TO BE USED ON THE SPECIFIC PROJECT 
FOR REVIEW BY THE CONSULTANT AND THE INDEPENDENT CONSULTANT; AND THE SHOP 
DRAWINGS AND CALCULATIONS HAVE BEEN SEALED BY A PROFESSIONAL ENGINEER 
RETAINED BY THE MANUFACTURER RESPECTING STRUCTURAL INTEGRITY, AIR BARRIER 
CONTINUITY AND WATER INGRESS MANAGEMENT.

4.  THE MANUFACTURER OF THE WINDOW WALL SYSTEM PROVIDES THE CONSULTANTS 
AND THE INDEPENDENT CONSULTANT WITH TEST REPORTS FOR AIR LEAKAGE AND WATER 
PENETRATION IN COMPLIANCE WITH THE REQUIREMENTS OF THE APPLICABLE VERSION OF 
CSA A440, OR OTHER STANDARD APPLICABLE AT THE TIME AND PLACE OF CONSTRUCTION, 
AND THE CONSULTANT'S AND THE INDEPENDENT CONSULTANT HAVE EACH REVIEWED AND 
ACCEPTED THESE REPORTS AS APPROPRIATE FRO THE SPECIFIC PROJECT.

5.  A FULL SCALE MOCK-UP OF THE SPECIFIC WINDOW WALL SYSTEM FOR THE PROJECT, 
INCLUDING FRAMING MEMBERS, GLAZING UNITS, ANCHORAGE, SLAB EDGE COVERS, 
OPENING UNITS, DOORS AND TRANSITIONS TO ADJOINING ASSEMBLIES AND MATERIALS, 
HAS BEEN SUCCESSFULLY TESTED RESPECTING AIR AND WATER INFILTRATION AND 
ENVIRONMENTAL SEPARATION PERFORMANCE IN ACCORDANCE WITH RECOGNIZED 
INDUSTRY STANDARDS AS DETERMINED, REVIEWED AND APPROVED BY THE INDEPENDENT 
CONSULTANT.

6.  THE COMPLETED WINDOW WALL SYSTEM AS DESIGNED, CONSTRUCTED AND INSTALLED 
IS WARRANTED RESPECTING AIR AND WATER INFILTRATION TO THE SATISFACTION OF THE 
INDEPENDENT CONSULTANT.

7.  THE ENTIRE WINDOW WALL SYSTEM AS DESIGNED, CONSTRUCTED AND INSTALLED IS 
WARRANTED RESPECTING AIR LEAKAGE AND WATER INGRESS BY THE WINDOW WALL 
MANUFACTURER FOR A PERIOD OF NOT LESS THAN 5 YEARS FOLLOWING SUBSTANTIAL 
PERFORMANCE OF THE PROJECT OR REGISTRATION IN THE CASE OF A CONDOMINIUM, 
WHICHEVER COMES LATER.  THE WARRANTY PROVIDED IS TO COVER ALL OF THE LABOUR 
AND MATERIALS REQUIRED TO REPAIR OR REPLACE THE WINDOW WALL SYSTEM SHOULD 
AIR LEAKAGE OR WATER INGRESS OCCUR DURING THE WARRANTY PERIOD.

8.  THE INDEPENDENT CONSULTANT SHALL PROVIDE A PROFESSIONAL'S SEALED LETTER 
CONFIRMING THAT THEY WILL COMPLY WITH THE MANDATORY WINDOW WALL 
REQUIREMENTS ABOVE.  THIS LETTER SHALL BE SUBMITTED AT THE TIME OF SHOP 
DRAWING SUBMISSION.

LEGEND
GL

SP1

GLAZING PANEL

SPANDREL PANEL 1

MF

PT1

METAL FLASHING

PORCELAIN TILE 1

SP2 SPANDREL PANEL 2

SP3 SPANDREL PANEL 3 

PT2 PORCELAIN TILE 2

AR ALUMINUM RAILING W/ GLASS

STN STONE

PT3 PORCELAIN TILE 3

Solargray Glass

Benjamin Moore - Mocha Cream 995

Benjamin Moore - Golden Vista 308

Opaci-Coat - #3-967 Black Gray 

Benjamin Moore - Midnight Oil 1631

Kalebodur Innovation - Beyaz White

Kalebodur - Luxury Cement 

Kalebodur - Intonaco Matte

Arriscraft - Nutmeg 
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THE GRAPHIC ANALYSIS WHICH WE PRESENT WITHIN THIS REPORT IS DEVELOPED USING A COMPUTER GENERATED MODELLING PROGRAM
IN CONJUNCTION WITH SATELLITE IMAGERY AND SURVEY INFORMATION WITH THE FOLLOWING CRITERIA SPECIFIED IN THE TERMS OF
REFERENCE: SHADOW IMPACT STUDY FOR DOWNTOWN HAMILTON DEVELOPED BY THE CITY OF HAMILTON. [APPENDIX 'F' TO REPORT
PED18074]:

NORTH ORIENTATION: THE SOFTWARE USES IMAGERY FROM GOOGLE MAPS WHICH IS ALIGNED WITH TRUE NORTH USING A VARIANT OF
THE ORIGINAL MERCATOR PROJECTION THAT IS ORIENTED ALONG THE EARTH'S POLAR AXIS, AND THE MASSING MODEL IS CENTRED UPON
THE UTM GRID NORTH AT THE LATITUDE AND LONGITUDE SPECIFIED.

GEOGRAPHIC COORDINATES: 43.222531 N, -79.859609 W
STANDARD TIME: UTC -5:00
DAYLIGHT SAVINGS TIME: UTC -4:00
TEST DATES: MARCH 21 TEST TIMES: HOURLY INTERVALS STARTING 1.5 HOURS AFTER SUNRISE AND ENDING 1.5 HOURS BEFORE SUNSET.
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EXTERIOR FINISH & COLOUR SELECTIONS
Royal Living Development Group - Apartments
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Colours may vary from printed reproductions. Please see product sample for accurate representation

Sandrift 
Rocked and Sandblasted

Masonry Units 
Renaissance®

Nutmeg  
Rocked and Sandblasted

Made in Cambridge, Ontario

Nutmeg
Renaissance Series 
by Arriscraft

STN1

Black Gray #3-967
Vitro Clear (6mm)
by Opaci-Coat-300 

Golden Vista 308 
by Benjamin Moore

Solargray Glass
by Virto Architectural Glass

GL

Anthi   
MSI Stone – Lux Cem 
by kalebodur 

Matte Anthracite 
MSI Stone – Intonaco
by kalebodur 

PT3
Mocha Cream 995
by Benjamin Moore

SP1

PT2

Mullions/Soffits/Fascia/Eaves/Railings
Midnight Oil 1631
by Benjamin Moore

Beyaz - White
MSI Stone – Innovation 
by kalebodur 

PT1

SP3

SP2
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Midnight Grey
Architectural Linear Series Brick

Midnight Grey 
Adair Parliament/Architectural Linear Series Brick 
by Arriscraft

BR1

Sandrift 
Rocked and Sandblasted

Masonry Units 
Renaissance®

Nutmeg  
Rocked and Sandblasted

Made in Cambridge, Ontario

Nutmeg 
Renaissance Series 
by Arriscraft 

STN1

Solargray Glass
by Virto Architectural Glass

GL

Mullions/Soffits/Fascia/Eaves/Railings
Midnight Oil 1631
by Benjamin Moore

Deluxe Aluminum Siding 
Sable 
by Gentek
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