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1.0 INTRODUCTION 
 
1.1 BACKGROUND 
 
Michael Spaziani Architect Inc. (MSAi) has been retained, to prepare an Urban Design Brief in support of the proposed redevelopment at 43-51 
King Street East, in the City of Hamilton. The subject site is located in downtown Hamilton on north side of King Street East at Hughson St., across 
from Gore Park. The site includes the former 2 storey S.S. Kresge & Co store.  
 
The development comprises a mixed-use podium with 1,259sm of retail at-grade, 610sm of office space on the second floor and a total of 528 
condominium apartment units. Surface parking as well as 2 levels of underground parking and 5 floors of above-grade enclosed parking is 
proposed, totalling 420 spaces. The Site area is 3,922.45 square metres. 
 
The subject development has been designed by Graziani + Corazza Architects Inc. The podium design proposes an interpretation of the former 
Kresge & Co storefront through new construction, and the addition of another 3 storeys to form the podium for a total of 5 storeys; a 25-storey 
residential condominium tower (Tower A) at the intersection of Hughson Street North and King William Street, and a 34-storey residential 
condominium tower (Tower B) at the intersection of Hughson Street North and King Street East. 
 
The existing mid-block lane will be straightened and will pass through the development site to Hughson St. by means of an easement. This will 
enhance the functionality of the lane, eliminating a 90 degree turn, assisting the entire block. 
 
1.2 PROPOSED APPLICATIONS 
 
The proposed development requires a Zoning By-Law amendment to allow increased height and density. The project complies with the Official 
Plan. The approval process will follow the Development Permit process which is being applied to this limited section of the downtown as a pilot 
study. 
 
The subject site is centred within the Development Permit Area (DPA) and occupies two distinct DPA sub areas, namely The Gore and The Lister. 
The Gore DPA describes the area immediately surrounding Gore Park and sets out design goals and policies for the site. The Lister DPA is a 
specialty retailing and urban entertainment area with area specific design policies. The proposed design is in keeping with the policies of these 
designations as justified in this Urban Design Brief prepared jointly by Michael Spaziani Architect Inc. (MSAi). 
 
The site is designated “Downtown Mixed Use Area” in the new Urban Hamilton Official Plan. 
 
The development site is divided into two zones as defined in the Hamilton Zoning By-law 05-200: The Downtown Prime Retail Streets (D2) Zone 
along the site’s King Street East frontage; the Downtown Mixed Use (D3) Zone to the rear of the site along its King William Street frontage. The D2 
Zone permits multiple dwellings and a range of commercial uses including commercial entertainment (e.g. restaurants, retail uses, and personal 
services).  
 
An amendment to the Downtown Retail Streets (D2) Zone regulations is required to permit a maximum height of both the 25 and 34-storeys 
towers, and to address the new building design and parking configuration. Generally, the following zoning modifications are required: 
 

1. An increase in the maximum building height for Tower-A for Tower-B to 106m excluding the mechanical penthouse (Section 6.2.3 b) i)); 
2. A reduction in the number of required residential parking spaces (Section 5.6a); 
3. A reduction in the number of required barrier free parking spaces (Section 5.2b); 
4. Other technical variances as may be identified related to the elevation and specific building design features. 

 
Parking for the residential component of the development will be provided within the building; all parking will be accessed from Hughson Street. In 
addition to the proposed 17 surface parking spaces, two levels of underground parking will provide parking spaces and the balance of parking will 
be divided between the 2nd to 5th floors enclosed inside the building above-grade. 
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2.0 PROJECT CONTEXT  
        
2.1 SITE LOCATION AND DESCRIPTION 
     
The subject site, shown in Figure 1.1, 1.2 and 1.3, is 3,922.45 square metres (±0.97 acres) L-shaped parcel of land. On the site is an existing 2-
storey retail building on the southern half facing King Street and 1-storey on the north half facing King William Street.  
 
 

 
 
Figure 1.1 Context Map (Source: Google Maps) 
 
The subject site is located within the Hamilton Development Permit Area (DPA).  
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Figure 1.2 Key Plan (Source: Graziani + Corazza Architects Inc.) 
 
This property contains the former S.S. Kresge & Co store, a building that is included in the City’s Register of Property of Cultural Heritage Value or 
Interest as a non-designated property, it is located within the Downtown Heritage Character Zone and within the Gore Park Cultural Heritage 
Landscape.  
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Figure 1.3 Site Plan (Source: Graziani + Corazza Architects Inc.) 
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Figure 1.4 Subject Site. Aerial view of the proposed development site that includes surrounding context. (Source: Google Earth) 

 
The subject site is abutting and adjacent to a number of built heritage buildings, including 5 properties that are designated under Part IV of the 
Ontario Heritage Act and 4 properties included on the City’s Register of Property of Cultural Heritage Value or Interest as non-designated 
properties.  

 

 
 
Figure 1.5 Subject Site. Aerial view of the proposed development site that includes the former S.S. Kresge store building and a 
  vacant lot on King William Street. (Source: Google Earth) 

 
2.2 EXISTING SITE CONDITIONS 
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The subject property is located on a prominent corner in the commercial core of Downtown Hamilton and faces the eastern section of Gore Park 
between Hughson Street and John Street.  
 
The existing building on the site occupies the entire site and extends through the block to King William Street to the north. The building height 
transitions from 2-storeys at the front on King Street East to 1-storey at the rear on King William Street and is rectangular in massing and has a flat 
roof. The building has 3 façades; the main elevation along King Street East, the side elevation on Hughson Street North and the rear elevation on 
King William Street. There are street level entrances on each of the elevations and there is a laneway on King William Street adjacent to the subject 
property that is part of the development application for this site. 
 
The King Street East elevation is the principal façade and is part of the continuous street wall that frames the north side of Gore Park. Adjacent 
buildings on King Street East are taller and narrower. The subject property is therefore somewhat atypical in its wide frontage relative to the 
neighbouring buildings. The main elevation on King Street East is 5 bays wide, there is a recessed entrance at the corner and a secondary entrance 
at the east end.   
 

 
 
Figure 1.6 Subject Site. North side of King Street East. (Source: Google Street View) 
 
The Hughson Street elevation is predominantly brick with no windows at street level, with the exception of the recessed storefronts at either end 
that wrap around the corners of the building. This elevation consists of 8 bays at the south end (front half) that are two storeys in height and match 
the King Street façade in materials and detailing but with blind windows at ground level. The rear half of the building is one storey in height with an 
entrance at the south end that contains a bank of five metal doors with small square windows. The back section of the building has very little 
glazing or articulation at street level. The roofline has projecting brick piers similar to those on the front section of the building. Hughson Street is a 
narrow one-way street; the block from King Street East to King William Street is framed by the subject property (east side) and the Right House 
building (west side). The Right House building is a four-storey red brick building that also has blind windows at street level along Hughson Street -
see Figure 1.7 on the next page. 
 



 

Urban Design Brief  43-51 King St. East, Hamilton ON                                                                             Page 8 of 43 
   

 
 
Figure 1.7 Subject Site. Blind windows on Hughson Street North. (Source: Google Street View) 
 
The King William street elevation has two entrances, the recessed entrance at the corner of Hughson and King William is similar to the main 
entrance on King Street East but smaller in scale. In general, the King William Street façade is similar to the Hughson Street façade in its simplified 
detailing and large area of unarticulated brick wall between the entrances. There is a gap in the King William streetscape where a building(s) has 
been demolished. The rear section of the building is not attached to any structures and is adjacent to an open area that contains a laneway and 
surface parking. The placement of doors and windows on the east elevation is utilitarian and includes two loading docks and several windows. 
 

 
 
Figure 1.8 Subject Site. King William Street looking East (Source: Google Street View) 
 
2.3 SURROUNDING COMMUNITY 
 
The variety of architectural styles and scales exist within both the Gore and Lister communities, ranging from the first half of the 19th century to the 
late 20th century. Building heights vary, and generally have a cornice detail to mark the streetwall edge. Existing buildings are generally 3-6 storeys 
in height with minimal setbacks to the street, creating a continuous streetwall condition as a result.  
 
The area is well served by public transit. HSR (Hamilton Street Railway), GO Buses and Burlington Transit currently operate transit routes along 
King Street East in front of the Site. In addition, bus service is provided within 200 metres along Rebecca Street, James Street and John Street. The 
site is situated within walking distance of the MacNab Transit Terminal, and is also within walking distance of the Hamilton GO Centre Train and 
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Bus Station on Hunter Street and approximately 800 metres south of the new GO Centre at James Street North and Murray Street providing access 
throughout most of Hamilton. The subject site is located on the proposed LRT A-Line on King St. and near the proposed LRT B-Line on James St.  
Each of the available public transport service provides a high frequency service and direct links to nearby activity centres. 
 
 
3.0 PROPOSED DEVELOPMENT 
 
3.1 OVERALL DESIGN VISION 
 
The proposed development is located within the Gore and Lister, two historically significant Downtown Hamilton neighbourhoods. The proposed 
development provides much needed density to the Downtown, and will directly contribute and enhance the cultural quality and nature of the public 
realm in both the Gore and Lister communities. The development will reanimate the underutilized site by redeveloping it into a mixed-use residential 
development. The following 12 points summarize the development’s contribution to Downtown Hamilton: 
 

1. Intensification with active retail/ commercial uses at grade and 528 residential units above the podium. 
2. Re-interpret the former Kresge building’s historical façade as a new building, contrasted with two modern point-towers above.  
3. Provide prominent views of the Niagara Escarpment, Gore Park, and the Downtown given the site’s central location and point tower 

form. 
4. Incorporate and complement the remaining heritage buildings adjacent to the development. 
5. Re-animate the King Street, Hughson Street and King William Street frontages with activity-generating retail uses accessible at-grade. 
6. Incorporate a well landscaped rooftop amenity area on the podium, facing King William Street, that includes both outdoor sitting areas 

as well as indoor recreational space. 
7. Provide a wide range of unit types and sizes to accommodate a various lifestyle needs from empty nesters to young singles and 

families. 
8. Enhance the visual identity of Downtown Hamilton as an urban centre with tall building silhouettes. 
9. Enhance and interconnect landscape features and public realm walkways. 
10. Interconnect the public road and lane network. 
11. Provide context sensitive transition in height and character in harmony with the adjacent buildings and surrounding community. 
12. Appropriately locate and configure the point-towers and podium to comply with Hamilton policy and tall building design guidelines. 

 
The principal design intent is for this development is to embody a landmark modernist form expressed in two point-towers, that responds to the 
site and the surrounding context while enhancing the public realm in this section of Hamilton’s Downtown Core.  
 
The proposed development will contain a combination of retail, office, residential amenities, units and parking. The proposed design includes the 
following; 
 

1. 25-storey tower with +/- 254 units (Tower-A); 
2. 34-storey tower with +/- 274 units (Tower-B); 
3. 5-Storey podium, with a transition down to 3-storeys along King William Street; 
4. Private residential amenity/party room, fitness room, outdoor terrace; 
5. Commercial/ retail space facing King William Street; and 
6. Commercial/ retail space facing King Street; 
7. A new laneway re-alignment/ extension through the proposed development that will connect Hughson Street with John Street North. 
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Figure 1.9 Concept rendering of a view along King Street East (looking east at the corner of Hughson Street and King Street)  
  (Source: Graziani + Corazza Architects Inc.) 
 

 
Figure 1.10 Ground Floor Plan illustrating the basic features of the development. (Source: Graziani + Corazza Architects Inc.) 
 
 
3.1.1 PODIUM DESIGN 
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The new development addresses the urban context through a podium and point-tower massing; the podium portion of the first three floors of the 
building along King William Street and five floors along King Street East, is designed at a pedestrian friendly scale, with reference to the history of 
the site and the adjacent buildings. Both towers are set back from their respective facing streets; Tower-A is ±4.5 meters setback from King 
William and ±4.0 metres from Hughson Street. Tower-B is setback ±3.0 (5.5) metres from King Street and ±2.9 metres from Hughson Street. 
 
The podium is distinctly different from the towers, and enhances the public realm at a more pedestrian-friendly scale, merging well with the 
adjacent historical buildings that frame Gore Park. Pedestrian connections to commercial/ retail spaces at-grade will enhance and animate the 
streetscape along all street fronts.  A modern interpretation of the Kresge store façades along Hughson Street and King William Street will enhance 
the streetscapes (which are smaller in scale to the scale of King Street East) and will provide a fresh modern street-wall that will start at 5-storeys 
at the corner of Hughson and King Street East, and will step down to 3-storeys at King William Street aligning with the existing building heights 
along King William Street.  
 

 
 
Figure 1.11  Rendering of a view of the 5-storey podium and lower portion of Tower-B, from King Street East, (looking North).  
(Source: Graziani + Corazza Architects Inc.) 
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Figure 1.12   Rendering of a view of the 3-storey podium and the lower portion of Tower-A at the intersection of Hughson and King William Street 
(looking East). (Source: Graziani + Corazza Architects Inc.) 
 
3.2 ARCHITECTURE AND FORM 
 
The following sub-sections summarize the existing building and new building, relative to architecture and form. 
 
3.2.1 EXISTING BUILDING  
 
The character of the existing Kresge building will be reflected in the design of the project podium. This character includes masonry piers and 
window bays up to 2 storeys in height. That character is described in detail in the Cultural Heritage Impact Assessment prepared by Megan 
Hobson and is summarized as follows. 
 
The existing S.S. Kresge King Street and Hughson Street facades represent an example of early 20th century development on Gore Park. Its large 
frontage on King Street, low horizontal massing and detailing was a departure from the building forms and styles associated with earlier Victorian 
commercial buildings in the Gore. The S.S. Kresge building reflects the evolution of retail architecture and retail activities in Hamilton’s commercial 
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core in the period before large retailers moved away from Gore Park to malls and suburban locations. With the move, away from historic main 
streets, the architectural design of stores became less important.   
 
In 1929 the Kresge Co. purchased 9 buildings that occupied the north-east corner of King Street and Hughson; 45-49 King Street East and 6-16 
Hughson Street North. The Kresge Store constructed in 1930 was two storeys in height with 4 bays on King Street and 9 bays on Hughson Street. 
This bay structure will be echoed in the new podium design. 
 
In 1947 the Kresge Co. acquired additional properties to the east and behind the original store to enlarge the store. Buildings on the site were 
demolished and the lane behind the store from Hughson Street North was closed with permission from the City.  The renovation of the store was 
substantial and the footprint of the new store became 95 x 284 ft. more than double the size of the original store. When the store re-opened in 
1950, additions and alterations were designed by G.A. McElroy, the architect who designed the original store in 1930. The same yellow brick was 
used for all the additions and the extension of the King Street façade was closely matched to the original design.  
 
 

 
 
Figure 1.13 – Photo taken of the Kresge Store re-opening in 1950, The 4-storey Right House building is visible in the background. (Source: 
Cultural Heritage Impact Assessment, February 28th, 2017). 
 
The Cultural Heritage Impact Assessment recommends to re-construct the 2-storey facade on King Street East and a portion of the 2-storey façade 
on Hughson Street North. This approach is recommended because it will facilitate the new development and retain heritage values that support the 
Gore Park Cultural Landscape.  The existing masonry cladding has structural steel embedded in it that will be redundant once the interior is gutted 
and poses a challenge for retaining the existing masonry because it will require removal or shoring.  On the King Street Elevation, masonry on the 
ground floor and in the area above where signage was originally installed, has been replaced with various materials including clay speed tile and 
concrete backing for the Macotta facings.   
 
Retention of the original masonry would add considerable expense that is not warranted in this case since the materials and details of the facades 
do not exhibit a high degree of craftsmanship and can be easily reproduced with new materials without significant loss of heritage value. The rear 
section of the building that was added in 1948-50 does not have significant architectural value and it does not enhance the King William 
streetscape or the Hughson Street North streetscape. Removal of the rear portion of the building to allow re-development of the site is therefore 
recommended in the Cultural Heritage Impact Assessment. 
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The front 2-storey portion of the building, including the original Kresge store constructed in 1930 and later modifications carried out in 1948-50, 
has been significantly altered over time and will not be retained. In designing a new podium the characteristics of this storefront have been 
interpreted to reflect the past character of this altered façade and the Gore Park Cultural Landscape. The new building podium design reinforces the 
retail activities on the north side of King Street East. Similarly, there are no remaining interior features that have significance.  
 
3.2.2 NEW BUILDING 
 
The re-development of this site contributes needed density and the attendant cultural and social vitality to Downtown Hamilton. The proposed built 
form utilizes a base and tower typology, wherein the bass or podium establishes a familiar pedestrian streetwall scale in good proportion to the 
adjacent street and park, while the towers express an urban marker and orientation role in the downtown core. 
 
The proposed development will enhance both surrounding communities (The Gore and Lister) in the following ways; the development will re-
interpret some of the distinctive features of the S.S. Kresge & Co. building maintain a familiar downtown context character. The development will 
have new ground level retail space and second floor offices, which will in turn enhance the public realm and further enhance the qualitative 
experience of The Gore and Lister communities, and maintain the animated quality of the streetscape along the site’s three street frontages. The 
proposed development includes a 3 to 5 storey podium that will be built to the sidewalk to align with adjacent properties and eliminate any gaps in 
the street edge, which is particularly crucial along King Street East facing Gore Park. 
 
The majority of ground-level public uses in the buildings lining either side of King Street East and King William Street are commercial/ retail 
occupancies, thereby creating an active and dynamic streetscape along these streets. The continuous storefronts at grade, in particular in The 
Gore, is characterized with a strong rhythm of solids and voids, created by punched windows. The use of appropriate building setbacks at grade, 
creates a spacious public realm with curb to building face dimensions of 9m along King St. and 5m along Hughson and King William Streets.  
 
The uniqueness of the site from a historical, cultural and economic perspective presents an opportunity for this project to embody the vision 
towards a modern Downtown. The proposed towers will stand as an urban landmark rising 25 and 34-storeys above the city skyline and will set a 
new precedent in Downtown Hamilton as a private building that dedicates a large portion of the ground floor to retail space that will enhance the 
public realm and contribute to the streetscape and framework of architecture that defines Gore Park. 
 
At the corner of Hughson Street and King William Street, the first three levels of podium are scaled to match the adjacent buildings on the north 
side of the street. The façade has been designed to provide openness and visual connection to the proposed commercial retail space intended to 
animate King William street and give access to residential lobbies off Hughson Street. Therefore, one of the most prominent features of the project 
will be its civic value as a building that offers an enhanced streetscape and a well-scaled definition of the public realm. 
 
Oriented between two distinct east-west axes, King Street East on the south end and King William Street on the north side, the building respects 
the characteristics of the site through its organization and scale, complementary with the surrounding context. The podium will be a continuation of 
the urban fabric that becomes a combination of retail and residential activities and maintains the same scale and pedestrian friendliness that is 
characteristic of adjacent properties, such as the Right Building at the intersection of Hughson and King Street or the Arcade Building on King 
William Street.  
 
The design of the two towers is based on principles of geometric clarity and openness that are reflected in its strong horizontal and vertical 
organization. Each building consists of two complimentary volumes, a transparent grouping of horizontal volumes and a solid vertically oriented 
volume. The relationship between these two main elements is emphasized through a subtle shift in both plan and elevation that creates a dynamic 
variation in massing that responds to the immediate urban environment. The shifting in the floor plates allows for residents to have views towards 
the lake and the escarpment in the far distance.  
 
The massing and proportions of the building are in harmony with the existing context, creating an articulated lower and upper tower volume. 
Amenities, including an exterior roof deck, are located on the top floor of the podium on along King William Street with views to the street. Both 
towers have a strong architectural form with connections to the sky through its more light and transparent horizontal volumes and floor-to-ceiling 
clear glazing, and it responds to the land with its heavier solid podium massing. These elements are combined to generate a balance of heaviness 
and lightness that enhance the contemporary qualities of urban living. The project aims to contribute to the continuing growth of the Downtown 
Core, as well as the city of Hamilton as a modern and vibrant urban centre in Ontario.  
 
3.3 CIRCULATION 
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3.3.1 VEHICULAR 
 
Access in and out of the site is proposed mid-block from Hughson Street North. The proposed development seeks to straighten the existing 
laneway and have it pass straight through the development site to Hughson Street by means of an easement. Currently the existing laneway that bi-
sects the block will need to be reconfigured to allow for the development to be built over where the north-south leg of the laneway connects with 
King William Street. This proposed reconfiguration will allow a number of positive outcomes that will benefit the immediate neighbourhood, such 
as better flow of vehicular access to and from the site, the elimination a large gap in the street-wall that currently exists along the south side of 
King William Street which will in turn enhance the public realm at street level, as well as contribute to added densification and added retail 
amenities for the Lister neighbourhood. 
 
3.3.2 PEDESTRIAN 
 
The development is located within the City of Hamilton’s Downtown Core, which provides a variety of shops and services including: supermarkets, 
restaurants, banks, medical centres and employment opportunities.  This includes Jackson Square which is located within 300 metres walking 
distance of the development which houses a variety of commercial uses as well as the Hamilton’s Farmer’s Market and a grocery store; Nation’s 
Fresh Foods. 
 
The proposed development draws from and contributes to the pedestrian quality of the Gore and Lister neighbourhoods and minimizes reliance on 
cars in favour of active and public transportation.  Pedestrians are linked to the development site via King Street East on the south side, Hughson 
Street on the west side and King William Street on the north side. The area of the Downtown Core to the of the south of the site contains several 
significant community resources and facilities that are under 800m walking distance to and from the site. Such as, the Hamilton GO Centre Train 
and Bus Station, the MacNab Street (Bus) Transit Terminal, Lloyd D. Jackson Square, Hamilton Farmers Market, Nation’s Food (grocery store), 
Hamilton Art Gallery, and the Hamilton Public Library. Private entrances to the two condominium towers are fully accessible at-grade on Hughson 
Street North.  
 
As mentioned above, the development site is located within close proximity to extensive public transport services, including train and bus service 
as well as is located on the proposed LRT A-Line on King St. and near the proposed LRT B-Line on James St.  Each of the available public 
transport service provides a high frequency service and direct links to nearby activity centres as well as employment centres within the Greater 
Toronto and Hamilton Area. 
 
3.4 PARKING  
 
420 parking spaces for the residential condominium towers will be contained on 2 levels underground and 5 levels above grade enclosed 
internally. Above grade parking spaces are screened by the envelope of the building and hidden from view. 17 spaces are currently proposed at-
grade surface parking adjacent to the proposed porte-cochere. Parking on site is reserved for residence and visitors to the condominium.  
 
In addition, two bike share locations are situated within 250 metres of the development and will assist in encouraging alternative modes of travel.   
 
3.5 LANDSCAPE AND AMENITY SPACES 
 
At grade, a modern interpretation of the existing Kresge store’s masonry work and detailing will clad the new facades of the podium at street level. 
Landscape features will be provided for; such elements as outdoor seating, canopies, and screens to provide some privacy and shelter from sun 
and wind; to be addressed at the Site Plan review phase. 
  
The roof deck amenity terrace, provided for condominium residents on the 6th floor, will be well landscaped and designed to mitigate wind 
conditions through screens, landscaping, and overhead trellises. The principle interior amenity area will be provided on the 6th floor with direct 
access out to the landscaped roof terrace. Additional interior condominium amenity area will be provided on the third floor in the form of party 
room and fitness space which will animate the south-east intersection of Hughson and King William Street.  
 
 



 

Urban Design Brief  43-51 King St. East, Hamilton ON                                                                             Page 16 of 43 
   

 
6th Floor Plan showing interior amenity space with adjacent exterior roof terrace 
 
 
 
4.0 PLANNING POLICY 
 
4.1 URBAN HAMILTON OFFICIAL PLAN  
 
The Urban Hamilton Official Plan (UHOP) provides policy direction on the urban design of communities over the next 30 years.  
 
4.1.1 DOWNTOWN URBAN GROWTH CENTRE 
 
The Site is designated within the DOWNTOWN URBAN GROWTH CENTRE node on Schedule E – Urban Structure.  Hamilton’s urban area includes 
a number of elements including:  urban nodes, urban corridors, major activity centres, neighbourhoods, employment areas, and major open 
spaces as defined in Volume I Policy E.2.0.  Policies E.2.3.1.9 and E.2.3.1.10 indicate that the Downtown Urban Growth Centre shall generally 
have the highest density within the City and will accommodate approximately 5,000 to 6,000 dwelling units. 
 
4.1.2 RESIDENTIAL INTENSIFICATION 
 
This proposal provides an opportunity to increase housing within the Downtown Urban Growth Centre by ±528 units which will contribute to 
meeting this intensification target. Residential intensification Policy B.2.4.1.3 a) states that the Downtown Urban Growth Centre shall be planned to 
accommodate approximately 20% of the intensification target.   
 
Based on Policy B.2.4.1.4 residential intensification development must be evaluated based on a set of criteria.  The table below identifies the 
relevant criteria and how the proposed development satisfies each of the criteria. 
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Table 1:  Residential Intensification Criteria 
 
Residential Intensification Criteria Conformity of Proposed Design 
a) the relationship of the proposal to existing 
neighbourhood character so that it maintains, and 
where possible, enhances and builds upon desirable 
established patterns and built form; 

a) The relationship of the development to Gore Park, King Street, Hughson Street and King 
William Street is enhanced through the podium streetwall design which provides a more 
active pedestrian realm, and enhances the urban streetscape along this section of the 
downtown core. 

b) the development’s contribution to maintaining 
and achieving a range of dwelling types and tenure; 

b) The development is to be comprises approximately 528 dwelling units including one, 
two and three bedroom units suit a range of lifestyle needs. 

c) the compatible integration of the development 
with the surrounding area in terms of use, scale, 
form and character.  In this regard, the City 
encourages the use of innovative and creative urban 
design techniques; 

c) The compatible integration of the development through:  
 
Use:  The surrounding area is supported through the provision of retail which will revitalize 
and contribute to the continued revitalization happening in the Gore and Lister 
communities. Retail tenants will provide a service and destination, while the residential 
dwellings above provide the intensification for the growing economy. 
 
Scale:  Pedestrian friendly scale is maintained in the podium of the first five levels of 
development to match the scale of the existing buildings along King Street.  The two towers 
above the podium reflect the heights of other tall buildings in downtown.  
 
Form:  Cornice lines, massing and urban streetwall form, from the original building are 
maintained in the podium section and are referenced through materials, massing and street 
scape treatments along King Street at the podium level.  The tower’s shadow minimally 
impacts the neighbourhood with its small footprint.   
 
Character:  The proposed podium and tower responds to the unique qualities of many of 
the buildings within the neighbourhood. Masonry will relate to the nearby existing building 
stock. The two new towers are designed using a contemporary design language that 
enhances the downtown Hamilton skyline. 

d) the development’s contribution to achieving the 
planned urban structure as described in Section 
E.2.0 -  Urban Structure 

d) The Site is appropriately located within the Downtown Urban Growth Centre node per 
Schedule E – Urban Structure. 
Policies E.2.3.1.9 and E.2.3.1.10 the Downtown Urban Growth Centre note that these 
areas shall generally have the higher density within the City.  The proposed tower heights 
mark this location as an orientation reference. 
 

e) infrastructure and transportation capacity e) King Street East is designated as a major arterial road in the Urban Hamilton Official 
Plan. The proposed intensification of the subject site will contribute to the success of the  
nearby transit services and the proposed LRT along King St. and James Street, one block 
to the west. 

 
4.1.3 DOWNTOWN URBAN MIXED-USE AREA 
 
The Site is designated Downtown Urban Mixed Use AREA on Schedule E-1 – Urban Land Use Designations in the Urban Hamilton Official Plan and 
coincides with the historic downtown of Hamilton and the boundaries of Downtown Hamilton Secondary Plan.  Lands within this designation are 
intended to accommodate a full range of retail, service commercial, institutional, cultural, entertainment, and office uses as well as a range of 
residential uses.  In this regard, the proposed mixed use development includes both residential and service commercial uses.    
 
In reference to Policy E.4.4.3, the proposal’s addition of ±528 dwelling units, retail uses, and offices will increase the number of people who work 
and live in the Downtown; which in turn, enhances day and night activity and contributes to its planned function as “a vibrant people place”.    
 
The Plan provides specific design policies related to the Downtown Mixed Use Area.  Policy E.4.4.10 notes that these areas are to be designed as 
pedestrian focused areas with a high level of pedestrian comfort and amenities.  The proposed 34 storey building along King Street addresses the 
pedestrian scale because it: results in less building mass and greater views around the building and for the proposed residential dwellings; 
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In addition, when combined with the modern interpretation of the existing Kresge building’s historic facades along King Street and Hughson, the 
two new towers’ architectural language will act in juxtaposition with the historic nature of the podium and will further emphasize this site as a 
landmark of sorts within the Gore district.   
 
In terms of building mass, Policy E.4.4.11 requires consideration of pedestrian nature of the area and suggests consideration of massing 
techniques such as stepped back or terraced floors. The site’s presence along the three facing streets street is enhanced through the provision of 
retail and office uses, which increases the hours of operation and the frequency of use.  
 
Section B 3.3 outlines the general urban design policies for new development, with the specific goal of creating “compact and interconnected, 
pedestrian-oriented and transit-supportive communities within which all people can attain a high quality of life”.  The following table identifies key 
Urban Design policies and compliance strategies applied to the proposed development.  
 
 
Table 2:  Urban Design Policies 
 
Urban Design Policy Compliance Strategy 
3.3.1.1 Enhance the sense of community pride and identification by 
creating and maintaining unique places. 

The sense of community pride is enhanced due to its concentration of 
retail, restaurants, and other businesses.  The Gore Park and the Kresge 
store have been a core amenity to the neighbourhood for generations.  
The closing of the Kresge store has left a void in the neighbourhood. 
The regeneration of active vibrant retail space will bring life back to this 
district. 

3.3.1.2 Provide and create quality spaces in all public and private 
development. 

- The base podium design creates a high quality edge to the public 
realm at good proportion. 
- The development provides an outdoor amenity roof top terrace along 
King William Street, and opportunities for retail patios along King Street. 

3.3.1.3 Create pedestrian oriented places that are safe, accessible, 
connected, and easy to navigate for people of all abilities. 

Pedestrian passages within the public realm boulevard at street level 
will be designed to suit a diversity of users’ needs with suitable surface 
materials. All storefronts will be accessible. 

3.3.1.4 Create communities that are transit-supportive and promote 
active transportation. 

The proximity to the GO station, HSR transit hub and connections to 
bicycle lanes encourage alternative options reducing the use of cars.  
17 parking spaces are provided at grade within the ground floor, to 
minimize the visual impact of cars on the street. Convenient bicycle 
parking encourages active transportation.  The site’s location allows for 
walkability that does not require a vehicle.    

3.3.1.5 Ensure that new development is compatible with and enhances 
the character of the existing environment and locale. 

The site is located in a pedestrian supportive character area of the 
downtown. The new development interprets the King Street portion of 
the former Kresge building to tie the site to its past character, while 
providing new opportunities for fresh retail and residential uses.  

3.3.1.6 Create places that are adaptable and flexible to accommodate 
future demographic and environmental changes. 

- Active tenancies at grade with transparent storefronts will 
accommodate a wide range of main street character retailers. 
-the inclusion of 3 bedroom units anticipates family occupancy in the 
downtown. 

3.3.1.7 Promote development and spaces that respect natural 
processes and features and contribute to environmental sustainability. 

- Sustainability options will be pursued through the site plan process. 
 

3.3.1.8 Promote intensification that makes appropriate and innovative 
use of buildings and sites and is compatible in form and function to the 
character of existing communities and neighbourhoods. 

- The base and tower typology is a suitable intensification form that 
recognizes the mid-rise nature of the historic streetwall while providing 
density in the slender tower form.  

3.3.1.9 Encourage innovative community design and technologies. Community benefits will be explored during the Site Plan review phase. 
 

3.3.1.10 Create urban places and spaces that improve air quality and 
are resistant to the impacts of climate change. 

Revitalization of the urban core in this manner promotes living and 
walking downtown. Reduced car reliance promotes better air quality. 

 
Policies B.3.3.2.3 through 3.3.2.10 identify key design principles that guide development.  The following table cites the UHOP Section and 
compliance strategy. 
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Table 3:  Urban Design Principles 
 
Urban Design Principles Compliance Strategy  
3.3.2.3 Urban design should foster a sense of community pride and 
identity. 

The proposal adopts a sense of community pride and identity by: 
- Providing a quality design and unique solutions. 
- Maintaining the relationship of façades and tower on King Street, 
Hughson Street and King William Street. 
- Identify the site within the skyline from a distance with the two point-
towers. 
- Incorporating the historic nature of the existing Kresge Store into the 
overall project design. 
- Adaptive re-use and intensifying the former Kresge building into an 
accessible public retail amenity at-grade. 

3.3.2.4 Quality spaces physically and visually connect the public and 
private realms.  Public and private development and redevelopment 
should create quality spaces. 

- Re-activating the public realm along this stretch of King Street across 
from Gore Park, by introducing new retail to replace the existing Kresge 
store, which has sat vacant for a long period of time. Creating a public 
space along King Street at a human scale, comfortable and publicly 
visible with ample building openings and glazing. 
- Respecting the historical significance of the existing Kresge building 
as a landmark in the Gore, and providing a modern interpretation of the 
existing facades. 
- at-grade retail along King William Street is also provide further 
maintain and contributing to the character and quality of the Lister 
neighbourhood. 
- Amenity rooftop terrace on top of the podium overlooking King William 
Street. 
- Private condo lobby entrances for both towers accessed from 
Hughson Street, allows from maximum retail store frontages along King 
Street and King William Street. 
- Great care has been taken to design a simple and slender addition 
above the podium so that the architecture does not overpower or 
compete with the original design but responds to its character and 
quality that are consistent and compatible with the surrounding context. 

3.3.2.5 Places that are safe, accessible, connected and easy to 
navigate shall be created by using [various] design applications, where 
appropriate. 

- The sidewalks along the three street frontages connect directly to the 
building’s entrances. 
- The building is fully accessible. 
- The building entrances along the three street frontages are visible 
from the street and provide shelter at entrance ways. 
- A public transit stop is located directly on the King Street frontage. 
- Lighting will be provided at a pedestrian scale to ensure safety and 
promote wayfinding. 

3.3.2.6 Where it has been determined through the policies of this Plan 
that compatibility with the surrounding areas is desirable, new 
development and redevelopment should enhance the character of the 
existing environment. 

- Respecting the existing cultural heritage features of the former Kresge 
store by proposing a modern interpretation of the King Street and 
Hughson Street facades. 
- The proposed development encourages a harmonious approach to 
infill development by minimizing the impacts of shadows and 
maximizing daylight to adjacent properties and the public realm through 
a point tower model.  

3.3.2.7 Places that are adaptable in accommodating future change are 
desirable. 

- Residential unit sizes range to accommodate changing needs.  The 
building is fully accessible and accessible units meeting Ontario 
Building Code requirements. 

3.3.2.8 Urban design should promote environmental sustainability. - Sustainable design to be further explored and discussed during the 
Site Plan review phase. 

3.3.2.9 Urban design plays a significant role in the physical and mental - Providing an accessible development including stimulating amenity 
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health of our citizens.  Community health and well-being shall be 
enhanced and supported. 

areas overlooking King William Street.  
- Reducing air and noise pollution by facilitating and promoting the use 
of active transportation modes such as walking, cycling, and public 
transit. 
- Providing a compact development that contains both commercial and 
residential land uses in proximity to public transit facilities and open 
spaces.  

3.3.2.10 Streets shall be designed not only as a transportation network 
but also as important public spaces 

- Accessible space for pedestrians and bicycles as well as transit and 
other vehicles along all three fronting streets. 
- Maintaining a continuous sidewalk along all three fronting streets. 
- Further streetscape design elements to be explored during the Site 
Plan review phase. 

 
 
Policies B.3.3.3 through B.3.3.11 of the Urban Hamilton Official Plan provide general design guidance for built form. UHOP states: 

 “Built form shapes the visual qualities of streets and open spaces but also affects how the public spaces around buildings are used, 
experienced, and perceived.”   

The following table cites the relevant policies and compliance strategies. 
  
Table 4:  Built Form Policies 
 
Built Form Policies Compliance Strategy 
3.3.3.2 New development shall be designed to minimize impact on 
neighbouring buildings and public spaces by: 
a) Creating transitions in scale to neighbouring buildings; 
b) Insuring adequate privacy and sunlight to neighbouring properties; 
and 
c) Minimizing the impacts of shadows and wind conditions 

- The proposed podium, with two point towers above are orientated to 
maintain access to sunlight and sky view to surrounding streets, 
sidewalks and private spaces, and neighbourhood properties. 
- The development provides a horizontal separation and transition down 
to adjacent lower-scale buildings through a similarly scaled podium. 
- The sun/shadow analysis included in the Urban Design Report and 
discussed in Section 5 of this Report demonstrates how the proposed 
narrow tower buildings’ design protect access to sunlight and 
minimizes the shadowing of nearby streets and properties. 
- A Pedestrian Level Wind Study will be provided at a later date. 

3.3.3.3 New development shall be massed to respect existing and 
planned street proportions. 

- The first 2-storeys of the podium match the existing height of the 
former Kresge building, and an additional three-storeys of new 
construction setback above the existing parapet height of the Kresge 
building brings the total height of the podium up to 5-storeys, which is 
in keeping with the scale of the existing adjacent buildings. 
- above the 5-storey podium the massing of the two point towers are 
setback away from all three fronting streets in order to emphasize and 
reinforce the existing streetscape proportions and scale. 

3.3.3.4 New development shall define the street through consistent 
setbacks and building elevations.    

- The former Kresge building was a Downtown Hamilton landmark. 
Architecturally the podium along King Street and Hughson Street 
provides a historical reference to the past through a modern 
interpretation of the existing façade while referencing the building’s 
history through the use of materials and details. 
- Building setbacks for the two towers above the proposed podium 
respect the presence, proportions and scale of the adjacent buildings 
especially along King Street and King William Street. 

3.3.3.5 Built form shall create comfortable environments by: 
a) Locating principal façades and primary building entrances parallel to 
and as close to the street as possible; 
b) Including ample glazing on ground floors to crate visibility to and 
from the public sidewalk; 
c) Including a quality landscape edge along frontages where buildings 
are set back from the street - NA 

- On each street face, the primary streetwalls are parallel to the fronting 
streets with minimal setbacks at-grade to achieve a broad curb to 
building face public realm. Building entrances are prominent on each 
street face. 
- A high degree of storefront transparency and access has been 
provided on all street fronts. 
- Minimal convenient surface parking is provided at-grade internally 
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d) Locating surfacing parking to the sides or rear of sites or buildings, 
where appropriate; and, 
e) Using design techniques, such as building step-backs, to maximize 
sunlight to pedestrian areas. 
f) infrastructure and transportation capacity 

(i.e.: not visible from the street). Parking is accessed from the vehicular 
laneway access off of Hughson Street. 
-Landscape design to be discussed during Site Plan review phase. 
- Point towers are proposed and setback from the edge of the streetwall 
of the 5-storey podium at an average of 3m to 4.5m. 
- Convenient access to GO train transit, HSR bus transit routes 
supports the use of existing transit infrastructure and efficiently uses 
existing servicing infrastructure capacity. 

 
4.1.4 VIEWS AND VISTAS 
 
Views and vistas are defined in The Official Plan as “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.”  Existing 
significant vistas applicable to the site would include the panorama of the Niagara Escarpment and the Downtown Skyline as viewed from various 
vantage points throughout the City.  Views that are considered in the context of the development include: 

• views of the escarpment to the south 
• views to the waterfront  
• views from the adjacent public realm 
• views from Gore Park 

 Section 6 provides a visual impact assessment to address views and vistas.   
 
4.2 DOWNTOWN HAMILTON SECONDARY PLAN 
 
The Downtown Hamilton Secondary Plan describes a future downtown vision that emphasizes: 

“A vibrant focus of attraction where all our diverse people can live, work and play.  The future Downtown must be built with the human 
scale in mind, with streetscapes offering comfort, access and safety for pedestrians. The Future Downtown shall combine the best of 
our heritage with new commercial and domestic architecture and use.”  (Policy B.6.1.2) 

 
The proposed development represents an opportunity to contribute to realizing this vision for the future downtown. The increase in density will 
support a complete range of services and amenities downtown.  The podium has been designed at a pedestrian friendly height and scale with 
small scale retail units and lobbies at street level. Podium setbacks result in a generous curb to building face dimension that supports outdoor 
seating. Principal entrance lobbies front and face the streets to enhance security and safety in the public realm. 
 
The proposal will contribute to the revival of the Gore by reinterpreting the Kresge building scale and character, and by bringing new retail/ 
commercial tenants to the Gore and Lister which will enhance these two neighbourhoods and will add value to the future growth of Downtown 
Hamilton. 
 
4.2.1 HERITAGE 
 
Respect for heritage is one of five principal themes in the Downtown Secondary Plan. The Plan promotes the conservation of significant built 
heritage resources. In this case, the front façade of the former S.S. Kresge store facade is listed as a heritage resource but has been significantly 
altered over time. The design of the new replacement podium that will reference the Kresge design maintaining the spirit of that former heritage 
element.  
 
In her Cultural Heritage Impact Assessment Megan Hobson, Architectural Historian & Conservation Specialist, concludes that while the remaining 
S.S. Kresge & Co. building is prominently situated in Hamilton’s historic fabric in the Gore, the proposed development will help to reconstruct its 
most essential features which will enhance and maintain the architectural history of the Gore. The proposed design will not only leverage the 
existing building’s historical value for investment, but will also contribute to the downtown regeneration process through the addition of mixed uses 
at-grade, and increased density for the Gore and Lister neighbourhoods.  
 
The Heritage Impact Assessment does not recommend restoring the Kresge building. Its built form character will, however, be reflected in the new 
construction of the base podium building. 
 
4.2.2  DEVELOPMENT PERMIT STYSTEM 
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The DHSP identifies the subject site as being subject to a new approval Development Approval System that replaces conventional zoning 
permissions. 
 

6.1.4.1.e) Establishing A New System for Planning Approvals 
The Province of Ontario has selected Hamilton as a pilot location for testing a new system for development approvals. The Secondary 
Plan contains policies for the implementation of this new approach. Under the Development Permit System the review and approval 
process for projects in the Downtown shall be streamlined. A single permit shall replace the standard zoning, committee of adjustment 
and site plan approvals required for most projects. 

 
 
 
4.2.3 PRIME RETAIL STREETS 
 
Map B.6.1-1 identifies the subject site as a Prime Retail Street along King St. and part of Hughson St. As such retail storefronts line these street 
edges. The following chart outlines the key policies and attendant compliance strategies. 
 
6.1.8.7 Prime Retail Streets            
Policies Compliance Strategy 

a) Ground floors shall predominantly be occupied by street oriented 
commercial uses. Upper floors of buildings along King and James are 
designated for mixed uses such as office commercial, residential and 
live/work arrangements. 

Complies with ground floor retail and partial 2nd floor office and 
residential 

b) Buildings shall generally be built close to the street line and shall 
maintain the traditional building line and height at the street to provide an 
uninterrupted building line at the street level. 

Buildings have been setback to match existing streetwall locations 
and broaden the public sidewalk width. 

c) A design plan and program of public improvements shall be developed 
for the Prime Retail Streets area as described in Section B.6.1.10 – 
Enhancing Streets and Public Spaces. 

A landscape plan will be developed at a later stage 

d) The following are to be provided for development proposals within the 
Prime Retail Streets area: 
i) Access to buildings shall be at the street level. Ground floor façades 
shall have doors and windows open to the street. 
ii) Buildings shall be built at the streetline with no setback from the 
property line. 
iii) Accessory surface parking shall not be accommodated along the 
street frontage. 
iv) New driveway access shall be at the rear of the property, and not on 
the public street. Alleyway access at the rear shall be utilized. 

Complies as noted above. 
Driveway access is from the side street away from King St. 
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Figure 1.14: Downtown Secondary Plan Excerpt, Land Use Plan – Map B.6.1-1 (Source:  Urban Hamilton Official Plan 2014) 
 
4.2.4 SPECIALTY COMMERCIAL 
 
King William Street is designated on Map B.6.1-1 as a Specialty Commercial Area characterized as the key dining and entertainment areas in the 
Downtown. With theatres and restaurants in close proximity King William Street this proposed development will provide at-grade retail; and will 
contribute to the character of King William Street as a major destination area in the Downtown. The development’s mixed uses and residential 
towers will contribute to the future growth and evolution of the Lister neighbourhood.  
 
The following are policies which apply to the lands designated as Specialty Commercial on Map B.6.1-1 - Downtown Hamilton - Land Use Plan: 
 
6.1.8.8 Specialty Commercial Area Policies applicable to development on King William Street 
 
Specialty Commercial Area Policies Conformity of Proposed Design 
g) Streetscape improvements shall be undertaken along King William 
Street as outlined in Section B.6.1.10 – Enhancing Street and Public 
Spaces. The street design shall incorporate generous sidewalks, 
special paving and extensive planting. 

A large portion of the façade will be setback from the lot line to create a 
5m curb to building face public boulevard in order to accommodate 
landscaping and the potential for outdoor seating for potential specialty 
retail tenants at-grade enhancing the public realm 

h) New mixed-use development shall be achieved through the 
redevelopment of parking lots and the conversion of industrial and 
warehouse buildings for residential and commercial use. Conservation 
of the existing heritage character is a priority in all development. 
Adaptive reuse is to be the primary redevelopment initiative for existing 
buildings. 

The development conforms by proposing to do both; to provide a 
modern interpretation of the existing S.S. Kresge Store, that has sat 
vacant for a number years, and to develop the existing surface parking 
lot currently accessed off King William Street.  
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i) New buildings shall be located along the street line. The height of new 
buildings and additions shall be consistent with the traditional street 
wall established by existing buildings and, therefore, shall maintain a 
height of three to four storeys at the street line, with the potential for 
decorative building elements stepped back from the street line when 
higher than four storeys. Increases above this height shall conform to 
Policies B.6.1.5.9 through B.6.1.5.12 – General Land Use Policies. 

The intent is to provide a modern interpretation of the existing S.S. 
Kresge & Co. building which currently sits along the street line. 
 
The podium at the corner of Hughson Street and King William Street is 
designed to be 3-storeys in height with Tower-A (25-storeys) setback 
from the edge of the of roof line. 

j) Buildings shall incorporate ground level pedestrian access to include 
the following: uses open to the public/accessible from ground level 
including doorways and windows; and, where possible, servicing from 
the rear of the property. 

Pedestrian access to at-grade retail uses will be made directly off of 
King Street and King William Street. Access for pedestrians to the 
residential towers will be provided off Hughson Street.  

k) Signage shall be designed and located to respect the architectural 
integrity of the host building. Awning signs shall be encouraged. 

Retail tenant and way-finding signage will be designed and located 
where possible in order to respect the architectural integrity of the 
existing S.S. Kresge building, and will match the proportions and scale 
of signage on existing facades along King Street and King William 
Street. 

 

 
Downtown Secondary Plan Map B.6.1-5- Streets Gateways and Public Spaces  
 
4.2.5 MOBILITY STREETS 
 
King Street East is designated as a “Mobility Street” in the Secondary Plan. The Plan states: 
 

6.1.10.2 i) Policies for Mobility Streets   
 Approximately half of all motor vehicle trips in the Downtown are through trips with the origin and destination of the trip outside the 
Downtown. The streets that primarily accommodate this type of traffic, in addition to local trips and trips starting or ending in the 
Downtown have been identified as Mobility Streets in Table B.6.1.14.1 – Mobility Streets. The key traffic and transit roles of these 
streets shall be reflected in designs for public improvements. Mobility Streets shall accommodate either one-way or two-way traffic 
movements and shall provide safe movement for pedestrians and cyclists. 

 
The proposed development supports this primary mobility function with defined streetwalls set at an appropriate distance back from the street curb 
of about 9m. This dimension ensures an active and safe pedestrian environment co-existing with the movement of vehicles. 
 
4.2.6 TRADITIONAL STREETS 
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On map B.6.1-5 Hughson Street and King William Street are designated as “Traditional Streets” and “Streets with Special Landscaping”. The Plan 
states; 
 

6.1.10.2 i) Policies for Traditional Streets 
A second group of streets, called Traditional Streets are found in Table B.6.14.2 – Traditional Streets, provide key linkages to the 
buildings and activities of the Downtown and connections to the Mobility Streets. Traditional Streets shall primarily accommodate 
traffic destined to, or out of, the Downtown and local trips as well as providing enhanced pedestrian comfort at street level. 

 
Hughson and King William have a primary function of providing key linkages to the buildings and activities of the Downtown and connections to the 
Mobility Streets. Traditional Streets shall primarily accommodate traffic destined to or out of the Downtown and local trips as well as providing 
enhanced pedestrian comfort at street level. The development proposes to have the entire façade facing King William Street at-grade dedicated to 
retail with a generous curb to building face dimension of about 5m supporting street trees and pedestrian movement. Pedestrian access to 
residential lobbies and vehicular access to parking will be provided off Hughson Street. The design policies of Table B.6.1.14.2: Traditional Streets 
have been met for both Hughson and King William Streets. 
 
4.2.7 HEIGHT 
 
The Secondary Plan (Policy B.6.1.5.6) encourages development density to be achieved by complete site coverage rather than building height.  In 
this regard, Policy B.6.1.5.9 allows building heights to be increased above those shown on Map B.6.1-4, provided the upper storeys are massed, 
stepped back, or terraced in order to ensure that the additional height above that permitted shall not result in increased sun shadow impacts on 
public sidewalks or public spaces. Within the DPA areas the Map B.6.1-4 does not indicate any heights. Heights are described in detail within each 
of the DPA areas. Where tall buildings are proposed the following points should be considered: 
 

1. Coverage of the site, in accordance with this Plan, is achieved; 
2. Sun shadow impacts on public side-walks or public spaces; 
3. Wind impacts on public sidewalks; and 
4. Impacts on streetscapes and views of streetscapes, landmark structures or heritage buildings from public sidewalks. 

 
Proposed height increase must demonstrate design consideration for the surrounding built form. (Policy 6.5.1.12)    
 
The development proposes two towers, a 34-storey tower along King Street and 25-storeys along King William Street. As a result, a sun/shadow 
analysis has been included in this brief in support of the redevelopment. Wind impact analysis to be prepared during the Site Plan review phase.  
 
A Pedestrian Wind Assessment will be prepared at a later date, in order to conclude that the proposed design will not cause unacceptable wind 
impacts on King Street, King William Street or Hughson Street.   
 
4.3 THE GORE DPA 
 
The subject site straddles 2 separate DPA areas within the downtown, namely the Gore DPA and the Lister DPA. 
 
The site for Gore Park dates back to the original founding of the City in 1816 by George Hamilton. In 1860 this area was transformed into a garden 
park in preparation for the Royal Visit of the Prince of Wales. By the time, Gore Park was landscaped in 1860, the surrounding streetscape was 
already complete, forming a continuous row of brick and stone commercial buildings, primarily three storeys high. As Hamilton grew, the Gore, as 
the City’s traditional commercial and financial centre, became and architectural showpiece where new buildings were inserted into the historic 
landscape.  
 
Hamilton Secondary Plan Policy B.6.1.11.4 - Gore Development Permit Sub-Area (DPA) 
 

a) The Gore DPA describes the area immediately surrounding Gore Park as shown on Map B.6.1-6 - Downtown Hamilton - Development 
Permit Sub-Areas. For over 150 years ‘The Gore’ has been the most important open space and public gathering place in Downtown 
Hamilton. The park, the adjacent sidewalks and streets define the open space. The surrounding buildings form the “walls” of The Gore. 
The proposed development intends to enhance the existing conditions of the site and the historic role of this public space. 
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b) It is noted that The City shall retain and enhance the public open space attributes of Gore Park and the streetscape. The historic 
components of the Park shall be retained, enhanced and restored. Streetscape improvements on the public rights-of-way and adjacent 
to privately owned lands will be undertaken in a manner contributing to the open space attributes of the Gore area. 

 
c) The following policies are satisfied by the proposed development for the Gore area: 

 
 i) The building is located along a consistent setback along the front property line providing a well-scaled streetwall frame for 

Gore Park retaining the traditional building line.  
 
 ii) Limited articulation of the front façade along King Street to create sheltered areas at ground level and to allow for 

incorporation of architectural design elements. The sense of enclosure will be maintained and the articulation does not detract 
from the retention of the traditional building line. 

 
 iii) The proposed building will be constructed to the side lot line in order to maintain the sense of enclosure and avoid gaps in the 

streetscape. The upper storeys of the building to be stepped back from side lot lines while still maintaining the sense of 
enclosure. The resulting building design will harmonize with adjacent structures and no adverse wind conditions are created. 

 
 iv) The height of the podium is consistent with the traditional street wall defined by existing buildings as a height of three to six 

storeys at the street line. 
 
 v) The upper storeys (i.e.: the two towers) are stepped back so as to achieve the following: 
 
  1. The additional height does not result in adverse shadow or wind impacts on the King Street sidewalks as compared 

with the impact of a six-storey building. 
 
  2. The increase in height beyond what is permitted does not result in any of the adverse effects noted above. 
 
  3. Sun shadow impacts are measured on December 21st for the target areas of the north sidewalk on King Street 

East. 
 

d) The proposed building incorporates ground level pedestrian access to uses open to the public, windows and doorways allow views into 
the building from the street and loading and services facilities are concealed from view from the public realm. 

 
e) To maintain the architectural and heritage character of The Gore, the facade of new building facing Gore Park shall: 

 
 i) Utilize masonry in reference to the traditional masonry work existing on the adjacent historic buildings. Other materials (i.e.: 

glazing) will be used resulting in a building design that will maintain a harmonious relationship with adjacent buildings; and, 
 
 ii) The design of the proposed building, namely the podium, will complement the traditional patterns of fenestration, masonry 

units and decorative features found in the Gore DPA. 
 

f) Design and location of signage will respect the architectural integrity of the host building.  
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Figure 1.15: Downtown Secondary Plan Excerpt, Development Permit Sub-Areas – Map B.6.1-6 (Source:  Urban Hamilton Official Plan 2014) 
 
4.4 THE LISTER DPA 
 
Hamilton Secondary Plan Policy B.6.1.11.5 - Lister Development Permit Sub-Area (DPA) 
 
The Lister DPA is a specialty retailing and urban entertainment area shown on Map B.6.1-6 - Downtown Hamilton - Development Permit Sub-
Areas. The proposed development in this area will contribute to the existing street façade and uses. The proposal for development within the Lister 
DPA shall meet the following policies in this section. 
 

a) The new podium design reflecting the scale and character of the former S.S. Kresge & Co. store will create an active, pedestrian 
oriented area. 

 
b) New mixed-use development of the existing building by proposing a 5-storey podium and two point towers will also involve the 

development of the existing surface parking lot, which will close in an existing “gap” along King William Street and therefore enhance the 
streetscape and public realm in this area. 

 
c) The height of the two new towers and 5-storey podium base shall be consistent with the traditional street wall established by existing 

buildings and, therefore, will maintain a height of 5-storeys at the street line, with the higher building elements stepped back from the 
street line. 

 
d) The following policies will be satisfied to building alterations or the redevelopment of a site: 
 

 i) The building shall be situated along the front property line in order to provide an uninterrupted building line. 
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 ii) The height of the new podium at the street line will be mid-rise in order to maintain and enhance pedestrian comfort at street 

level. 
 
 iii) The increase in height above the normally permitted height, is within reason since the upper storeys are stepped back so as 

to achieve the following: 
 
  1. The additional height above the normally permitted height does not exceed the preferred sun access as prescribed 

in the Downtown Hamilton Sun/Shadow Study. 
 
  2. The additional height will not result in a height and scale that overwhelms the landscape and skyline, including 

views from the Gore Park area. 
 
  3. The additional height incorporates the use of reflective materials to minimize the scale and massing of the building. 
 
  4. Sun shadow impacts are measured on March 21st for the target areas of the north sidewalk on King William Street 

and the west sidewalk on James Street North. 
 
 iv) an increase in height above the normally permitted height for the two towers is reasonable since there are no adverse shadow 

or wind impacts on the public sidewalks. The proposed building elements do maintain a harmonious relationship to adjoining 
buildings and to the building itself. 

 
e) The proposed development incorporates ground level pedestrian access that includes the following: uses open to the public/ 

accessibility from ground level including doorways and windows. Where possible, residential service areas will be designed to integrate 
with commercial retail/service space. 

 
f) residential uses are required at the ground floor of building to accommodate residential lobbies and service areas. Where possible, 

residential service areas will be oriented away from the front building façade. 
 
i) Signage will be designed and located to respect the architectural character of the district.  

 
The proposed development has been designed with heights of 111 metres (Tower B - 34 storeys) and 80 metres (Tower A - 25 storeys). The 
architectural character along both King Street East and King William Street is reflected in the height, scale, and character of the podium designs 
suited to each of the DPA contexts. Tower B is within the Gore DPA and will create a recognizable urban marker highly visible from Gore Park. 
Tower A steps down in height and marks the different scale expected within the Lister DPA. The height variation establishes a transition of height 
stepping down from a height peak along the park to the neighbourhood condition existing a few blocks to the north.   
  
The architectural character along both King Street East and King William Street is distinct. The proposed design of the podium and both towers will 
complement and enhance the existing character of the streetscape for both King Street and King William Street, while establishing a visual 
landmark within the downtown. The podium design responds to the scale, character, and proportions of the immediate context in a refined and 
sophisticated manner.  Windows at street level are unobstructed to create clear views into the building, and non-reflective cladding materials such 
as masonry veneer will give the podium a distinct presence that reflects the traditional public realm and references the existing adjacent historical 
buildings along King Street East facing Gore Park. 
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Figure 1.16 Perspective view looking East, at the corner of King Street East and Hughson Street. 
  (Source: Graziani + Corazza Architects Inc.) 
 
4.6 DESIGN GUIDELINES  
 
4.6.1 HAMILTON SITE PLAN GUIDELINES 
 
The City of Hamilton’s Site Plan Guidelines offer the following general urban design guidance. 
  

1. Infill:  strong and enhanced existing character, existing streetscapes, and existing buildings. 
2. Building situation:  well-articulated structure and parking situated at less visible locations. 
3. Massing and façade:  attractive development and edge to the street. 
4. Rooftops:  upper building portions that create interest in the Hamilton skyline. 
5. Accessibility:  barrier-free design for ease of access, mobility, comfort, orientation and safety for people. 
6. Street enclosure:  building and landscaping that frames the street and provides a comfortable sense of enclosure. 
7. Safety:  increased safety and security through casual surveillance, and reduce fear of using spaces. 
8. Site circulation: accommodates pedestrians, cyclists, and motorists, with safe and direct routes giving priority to the pedestrian. 
9. Landscape design: integrated with buildings and surrounding features to enhance the aesthetics and function of both the site and the 

neighbourhood. 
10. Waste collection:  safe and adequate access, manoeuvrability and service without disruption to other traffic. 
11. Service areas:  located away from public street views while not detracting from adjacent property use; 
12. Noise attenuation:  noise sensitive uses and spaces, primarily not subjected to excessive noise levels; 
13. Lighting:  lighting levels which provide ease of night time use and create a safe environment for drivers and pedestrians; 
14. Signage:  quality site and building signs that are compatible with surroundings and effectively communicate. 
15. Microclimate: impacts on adjacent buildings and streets to be determined through study and mitigation. 

 
Massing and Building Design is addressed in Section 4.4 of the Site Plan Guidelines. The guidelines are summarized in the following table. 
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Table 6:  Massing and Building Design 
 
Massing and Building Design Guidelines Compliance Strategy 
The principal building façades should be oriented toward the public 
street and not the parking lots or other areas. 

The main façades are oriented towards Gore Park along King Street, 
King William Street and Hughson Street. 

Building designs should typically incorporate the concept of base, 
middle and cap to create visual interest at grade and reduce the scale of 
taller buildings.  The architectural style and scale of the building should 
be considered an appropriate design strategies created. 

The proposed design follows this 3 part design strategy. 
 

The main façades should have sufficient translucent glazing to provide 
casual surveillance of outdoor areas. 

Transparency has been provided on all three facades of the building in 
order to provide visual connections between the public realm and the 
spaces inside the building. 

The main entrances to a building should be emphasized through the 
use of canopies and other treatments that will provide both visual 
identification as well as weather protection for pedestrians. 

Increased visual connection into the building, as well as weather 
protection for pedestrians will be provided at points of entry to the 
lobbies and retail spaces at grade via canopies and overhangs. 

Tall buildings located close to the street should have their upper floors 
step back beyond the base floors to allow sunlight to reach the street, 
minimize shadow impacts and reduce the scale of the building as 
perceived along the street. 

Tower-A is setback from the 3rd storey podium along King William 
Street and Tower-B is setback from the 6-Storey podium along King 
Street. In addition, the proposed point towers, versus a more traditional 
block building, will allow sunlight to reach the street and minimize 
shadow impacts. The stepbacks serve to create a lower pedestrian 
relative scale of the building along both King Street and King William 
Street. The two towers are setback from the podium along Hughson 
Street. 

Building design should break up large building façades at street level 
and avoid flat or blank walls.  Where large sections of blank walls are 
unavoidable, architectural techniques such as modulation, display 
windows, textures and colour changes can be used to enhance the 
elevations. 

The proposed tower elevations include sculpted forms and modulation 
to create visual interest, reducing the perceived mass of the tower 
faces. 

In urban neighbourhoods with buildings close to lot lines, buildings that 
abut lower or higher scale buildings should be designed to ensure a 
transition of scale.  Building size and the location of elements such as 
windows, cornices and roofs can be used to scale and proportion 
buildings that transition with adjacent structures. 

The proposed podium generally matches the existing height and scale 
of the of the context streetwalls, at 5-storeys along King Street and at 3 
to 5-storeys along King William Street. 

In urban neighbourhoods, designs that complement the more elaborate 
existing building in the degree of complexity and detailing are 
encouraged.    

The proposed building incorporates elements of the Kresge building 
façade along King Street. Detailing and materials reference the historical 
buildings adjacent to the site.  

 
The Site Plan Guidelines also provide direction on the design of the top of buildings as they affect the skyline. The proposed design integrates the 
mechanical penthouse into the main body of the building, matching the quality of the materials and creating a slender extension of the building 
tower defining the skyline with a memorable silhouette. 
 
 
4.6.2 DOWNTOWN HAMILTON DRAFT TALL BUILDINGS GUIDELINES 
 
The draft Downtown Hamilton Tall Buildings Guidelines is a reference document that informs the design of tall buildings within Hamilton’s 
Downtown. The development site is located within the Gore district, which is one of the six defined “Character Areas” described within the 
Guidelines document.  
 
Based on the Guidelines document, there are three building types that are identified as acceptable for this district in Hamilton’s Downtown; low 
rise, mid-rise and point tower. 
 
The following Table 10 summarizes the guideline directions and how they are met with the proposed development.  
 
Table 10: Compliance with Downtown Hamilton Tall Buildings Guidelines 
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Tall Buildings Design Guideline  Compliance Strategy 
Site Character and Local Context The proposed development meets the intended “vision” for Prime Retail 

Streets by completing the street wall and providing an uninterrupted 
building line at street level. This applies to King Street, Hughson Street 
and King William Street. 

- The ground floor along King Street and King William Street 
will be predominantly occupied by retail/ commercial uses 
consistent with the occupancies at grade on the adjacent 
properties. 

- Parking and Loading is provided internally within the site, 
located underground and above grade, and hidden from view 
from the public realm. 

The proposed development meets the intended “vision” for the Gore by 
re-interpreting the storefront of the existing Kresge building, which is 
historically a significant building with respect to its architecture. 

- The intent is to match the existing building line at street level, 
along King Street, Hughson and King William Street. 

- The proposed development will align with the property line to 
avoid gaps in the street wall along King Street and King 
William Street. 

- Upper storeys above the podium will be setback from the 
property line on all three facing streets in order to emphasize 
the traditional 3 to 5 storey building line, and to mitigate the 
impact of shadows on sidewalks. 

- Ground level pedestrian access provided for residential 
condo lobbies and retail uses on all three facing streets. 

- Access for loading and parking provided from Hughson 
Street. 

Building Typology and Height - Floor plates for the proposed towers will be limited in floor 
area to ensure that the towers are slender in appearance and 
there are no long duration shadows during the equinoxes. 

- Upper storeys above the podium (i.e. Tower A and B) are 
stepped back from the property lines along the facing streets 
3.0m, or greater. 

- The design of the two towers incorporates the use of 
reflective materials to minimize the scale and massing of the 
buildings. 

- Both Towers are sited to minimize shadow impacts on 
adjacent properties and sidewalks. 

- The towers are staggered and sited 21.6m apart at the 
closest partial wall. They are sited in a manner that will 
complement the City’s skyline and will facilitate sunlight and 
sky views and mitigate shadow impacts.  

Building Articulation Setbacks The Placement of the podium and the two towers on the site complies 
with the Design Guidelines with respect to the following: 

- The podium is sited along the property line along King 
William Street in order to provide an uninterrupted building 
line. Tower A is setback 4.5m from the property line along 
King William Street. 

- The podium is sited along the property line along King Street 
and will provide a consistent frame for Gore Park and will 
retain the traditional building line. Tower B is setback 3.0m 
from the property line along King Street. 

- The proposed development will maintain a continuous street 
edge along King Street and King William Street. 
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- The proposed development meets and or exceeds the design 
intent for setbacks at grade in order to accommodate 
building entrances, covered walkways and to compliment the 
character of the pedestrian environment. 

- The scale of the podium along King Street is proposed at 5-
storeys, with the first 2 storeys intended to be a re-
interpretation of the old Kresge façade. The podium steps 
down to 3-storeys mid-block along Hughson Street and 
returns to 5-storeys in height mid-block along King William 
Street, in order to compliment the lower scale along King 
William Street. 

Contextual Considerations  - Proposed development will not jeopardize any new 
development on the adjacent site should a point-tower be 
constructed on a podium, similar to the proposed 
development site. 

- The development site meets the “vision” for neighbourhoods 
within the Downtown area, by intensifying an existing 
underutilized site and maintaining the site’s historical 
character by re-creating/ interpreting some of the historical 
features of the existing Kresge storefront façade, such as 
window openings, façade symmetry, and decorative details. 

- Shadows will not be cast by the proposed towers or the 
podium on Gore Park. 

- Street level commercial and retail uses will have multiple 
points of interaction between the building and public realm 
along King Street and King William Street. 

- Views to Gore Park are protected; the proposed development 
site will not impede views at street level to or from Gore Park 
from Hughson Street or King Street.  
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Figure 1.17: demonstrates tower separation distances and setbacks from streets within a possible Block Master Plan Concept. As well as, the 
potential for the adjacent property along King Street East (toned in blue) to be developed similarly with a 5-storey podium and a point-tower above 
at the corner of King Street and John Street. Proposed Tower A and Tower B are sited so as to not jeopardize any future development and 
intensification along King Street East, meeting the intended “vision” defined for the Gore district described in the Tall Buildings Guidelines. 
Tower floorplate sizes are approximate. 
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Policies B.6.1.5.6 and B.6.1.5.9, as well as the Downtown Hamilton Tall Buildings Guidelines are met in this design. Even though substantial 
height increases are proposed for both towers, they are based on appropriate tower massing design that will not result in increased sun shadow 
impacts on adjacent properties, public sidewalks or public spaces, and will not have a negative visual impact on views to or from Gore Park at 
street level. 
 
 
 
 
5.0 SUN/ SHADOW ANALYSIS 
 
Shadow studies were conducted to examine any potential negative impacts resulting from the proposed built form approach. As an intensification 
model, the podium base and slender tower typology was chosen for its more benign shadow characteristics. Shadows from a slender tower, while 
falling at a longer distance, move more quickly and generally do not dwell on any one area for more than an hour. In the alternative tall slab form 
buildings create shadows of a more persistent nature, often negatively impacting a district for several hours.  
 
Tower A at 80 metres (25 storey) Tower B at 111 metres (34 storey) are proposed as part of this development. Within the Development Permit 
Area heights are not prescribed in the Downtown Secondary Plan. Areas adjacent to the DPA show heights up to 15 storeys. Within the DPA 
greater heights may be permitted subject to testing for shadow impact.  
 
In order to test for shadow impact a three-dimensional computer model was created including built form in the immediate context.  
 
The following dates and times were studied based on the direction from City documents: 
 

1. March 21st at 10:18 am, 12:18 pm, 2:18 pm and 4:18 pm; 
 

2. June 21st at 10:18 am, 12:18 pm, 2:18 pm and 4:18 pm; and 
 

3. December 21st at 10:18 am, 12:18 pm, 2:18 pm and 4:18 pm  
 
Hamilton policy and guideline documents do not define negative shadow impact with any measurable criteria. For the purpose of this study 
generally held tests of impact have been used. The primary test based on good urban design practice is to ensure that shadows do not limit the 
utility of public or private open space. For example, prolonged shadows on a playground or park would be considered a serious impact as they 
would limit the enjoyment of those spaces. Similarly, prolonged shadows on the sidewalks could limit the type of active uses expected in the 
downtown and the enjoyment of the sidewalk experience.  
 
The following shadow diagrams plot the extent of new shadow resulting from the proposed development. These studies generally indicate that 
there are no prolonged shadows that would limit utility and enjoyment of the downtown. 
 
The shadows for the equinoxes, March and September 21, are generally considered the most instructive within an intensification district as they 
bracket the period of time from March 21 through September 21 when outdoor activity is most prevalent. These times also have the benefit of 
extending the season of use of outdoor spaces based on greater sun exposure. 
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5.1 SPRING AND FALL SHADOWS MARCH and SEPTEMBER 21 
 
The shadows for March 21 have been modelled to be representative for both equinoxes.  

 
 
Figure 1.17 Spring/ Fall Shadows (Source: Graziani + Corazza Architects Inc.) 
The tower shadows move quickly and do not dwell for a period greater than 2 hours. There is no shadow cast on Gore Park or any other city park. 
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5.2 SUMMER SHADOW JUNE 21 
 
During the Summer Solstice the sun is at its highest point. This is a period when shadow is appreciated in the public realm for cooling purposes.  
 

 
 
Figure 1.18 Summer Shadows (Source: Graziani + Corazza Architects Inc.) 
Shadows are limited in their length and duration and generally fall within existing building shadows 
 
 
 
 
 
 
 
 
 
 
 
 



 

Urban Design Brief  43-51 King St. East, Hamilton ON                                                                             Page 37 of 43 
   

5.3 WINTER SHADOW DECEMBER 21 
 
During the Winter Solstice shadows cast are generally the longest given that the sun is lower on the horizon, and the hours of daylight and rotation 
are the shortest of all during this period.   
 

 
 
Figure 1.19 Winter Shadows (Source: Graziani + Corazza Architects Inc.) 
 
The sun/shadow analysis demonstrates that the proposed design maintains reasonable access to sunlight and creates no significant negative 
shadow impacts  that would limit the use and enjoyment of private and public open spaces.  Shadows on the public realm do not dwell for more 
than 2 hours due to the limited tower footprint size and separation distance between the towers. 
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6.0 VISUAL IMPACT ANALYSIS 
 
Views and vistas are described in the Urban Hamilton Official Plan as,  
 

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. 

 
The UHOP further indicates that the City will establish significant views as follows. 
 

3.3.5.1 The City shall undertake a comprehensive study to identify significant views and vistas and recommend strategies for their 
protection and enhancement. In the absence of such a study, the identification, preservation, enhancement and/or creation of 
significant public views and vistas shall occur through secondary planning. 

 
Existing significant vistas applicable to the site would include the panorama of the Niagara Escarpment and the Downtown Skyline as viewed 
throughout the City.  Views to be examined and evaluated in the context of the development include views from Gore Park, views along King Street 
East in both directions and King William Street. By virtue of its frontage on Gore Park, the subject site has a significant exposure and visibility from 
greater distance than a typical street related building. 
 
The Downtown Hamilton Secondary Plan describes the following approach to views and vistas. 
 

6.1.7.13 Significant views and vistas in the Downtown shall be protected as development occurs. Protection of views and vistas shall 
be achieved through:  
a) the size and placement of new buildings to protect the views identified in this Plan; 
b) development of building facades that create visual connections to the streets and public spaces; and, 
c) orientation of windows, entrances, balconies and other building elements to surrounding points of interest and activity, including but 
not limited to the following: 

i) views of Gore Park from King Street, James Street, Hughson Street, and Catharine Street; 
ii) views of Hamilton Harbour and the Niagara Escarpment from James Street; 
iii) views of the Niagara Escarpment from Bay Street, Catharine Street, and Wellington Street; 
iv) the continuous linear path of Ferguson Avenue; 
v) views on Hughson Street, from Gore Park, terminating at the TH&B Station; and, 
vi) the Main Street Corridor between Bay Street and MacNab Street. 

 
Within the DPA the Secondary Plan suggests that a visual impact assessment may be required.  
 

6.1.11.2 General Policies for the Downtown Development Permit Area 
f) In order to assess a proposed increase in height applicants may be required to submit a sun/shadow analysis, a wind impact 
analysis, and/or a visual impact analysis as part of the Development Permit approval process. 

 
In recognition of this policy context and the location of the subject site facing Gore Park, a series of visual perspectives have been created to 
examine the visual impact of the proposed development. 
 
As per the policy, significant views related to the site are identified as; 
 

1. View looking North, from Gore Park 
2. View looking East along King Street 
3. View looking South East, along King William Street  
4. View looking North West, along King Street East  

 
To assess of the visual impacts of the proposed development a computer-generated model of the proposed development concept has been 
prepared by the design architects illustrating the general massing of the proposed buildings on the site.  
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Figure 1.20 View looking Northeast, from Gore Park (Source: Graziani + Corazza Architects Inc.) Tower B stands in the foreground view 
with a podium height reflecting the built form context. Tower B will establish a landmark reference point within the downtown core. 
 
 
 

 
 
Figure 1.21 View looking Northeast along King Street East (Source: Graziani + Corazza Architects Inc.). Tower A on the left indicates the 
height transition down to lower height context to the north. The Right House heritage building establishes a suitable podium height matched in the 
new building design. Tower B steps back from the podium to give prominence to the base fronting onto Gore Park. 
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Figure 1.22 View looking Southeast, along King William Street (Source: Graziani + Corazza Architects Inc.) The lower scale built form to 
the north of the subject site is shown on the left. The King William St. podium establishes a lower datum streetwall height matching the lower scale 
to the north. 
 

 
 
Figure 1.23 View looking Northwest, along King Street East over Gore Park (Source: Graziani + Corazza Architects Inc.). Tower B and the 
Kresge podium establish a well scaled enclosure around Gore Park reflecting the higher urban scale surrounding the park. 
 
The two towers, respond to the greater context of Downtown Hamilton in terms of height of buildings, such as the Pigott building, commercial 
towers at 1 and 10 MacNab Street, 1 King Street and the apartment buildings at Hughson and Robert, 133 James Street South and Landmark 
Place (43 storey building and 127 metres high) at 100 Main Street East.  The two towers reinforce an identifiable orientation point within the 
Downtown skyline of the former S.S. Kresge & Co. store and Gore Park from a distance. 
 
The following measures have been implemented in the design of the towers to ensure the appropriate visual integration of the development with the 
surrounding built form and context.  These measures include: 
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1. Using a contemporary approach to massing and material selection for elements above the recreated Kresge streetwall. 
2. Minimizing the typical floor plate of the towers to ensure a slender profile that generates narrower shadows that move more quickly. 
3. Providing appropriate separation from other potential tall buildings to allow light and skyview. 
4. Tower setbacks from the podium giving prominence to the lower scale podium. 
5. Staggering the towers on the site. 
6. Maintaining the historical value of the Kresge building façade along King Street East. 
7. Framing of Gore Park at a sensitive scale. 

 
The visual impact of the proposed built form will have the effect of creating a new landmark within the Downtown marking the beginning of a new 
revitalization of the core with an increased resident population density activating the public realm throughout the day and year. 
 
 
 
 
7.0 CONTRIBUTIONS TO HAMILTON 
 
The proposed design establishes a number of positive urban design contributions to the City of Hamilton as follows. 
 
 
Transit and Active Transportation Support 
 
Hamilton’s growing transit infrastructure fosters increased density that in turn supports these large civic investments. The increased resident 
population within a well serviced downtown core will bring increased walking and cycling activity to the district. Eyes-on-the street will enhance 
safety and security within the core. 
 
Public Realm Enhancement 
 
The three streets that surround this development will each be transformed into active main street frontages with enhanced landscapes, 
transforming this underutilized sector with vacant storefronts. Each boulevard will have increased curb to building face dimensions ranging from 5 
to 9m supporting a significant tree canopy. Multiple building entrances to smaller retail units will contribute to a finer scale of traditional main street 
retailing. 
 
Architectural Excellence 
 
The contemporary architectural design will mark a fresh rebirth of life downtown. The award winning firm of Graziani+Corazza have created an 
excellent design statement with high quality materials, massing and details. The tower and base typology have closely followed Hamilton’s tall 
building design guidelines establishing a desirable precedent for future similar building types. 
 
Heritage Sensitivity 
 
The reinterpretation of the Kresge building in the design of the podium will serve as a lasting memorial to this former retail landmark within 
Hamilton. The scale and materiality of this segment provides continuity with the past and the heritage context around Gore Park. 
 
Improved Block Servicing 
 
The straightening of the mid-block service lane will create a proper functionality for truck movements within the block. The existing 90 degree turn 
of the lane prevents larger trucks from using the existing lane. The lane provides internal access for all parking and servicing by means of a single 
curb cut for the development, preserving uninterrupted pedestrian movement for the three facing streets. 
 
. 
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8.0 CONCLUSION 
 
 
In conclusion, the proposed development is appropriate from an urban design perspective for the following reasons: 
 

• It complies with the primary urban design principle of the Urban Hamilton Official Plan, to create “compact and interconnected, 
pedestrian oriented and transit-supportive communities within which all people can attain a high quality of life”; 

• It creates no unacceptable shadow and visual impacts on the public realm as directed by the Downtown Hamilton Secondary Plan 
criteria for additional building height; 

• It follows the Urban Hamilton Official Plan by providing a dense form of development that supports walkability and transit-use. 
• It utilizes appropriate building scale and materials that respect the heritage characteristics of the district. 
• The built form strongly faces and defines the abutting public realm with an increased level of amenity; 
• It complies with the vision and general design intent defined in the Draft Downtown Hamilton Tall Buildings Guidelines. 
• It will establish a positive high quality example and precedent for future downtown development. 
• It marks the revitalization of the urban core with a landmark quality on Gore Park. 

 
 
 

 
King St. Elevation with Tower B narrow face to Gore Park          Hughson St. Elevation with Tower A descending in height 
Kresge façade is reconstructed within the podium  
 


