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The subject site is located along the Princess 
Street corridor within the Kingston Downtown and 
Harbour area. The site benefits from its central 
location and proximity to various community 
services and commercial and employment related 
uses.

Within a 10 minute walking distance from the 
site, there are major amenities including City Hall, 
Queen`s University, Kingston General Hospital, 
parks, and memorial landmarks along the 
waterfront.

Applications for Zoning By-law Amendment and 
Site Plan control have been submitted for the 
property municipally known as 223 Princess 
Street in order to permit the development of a 17 
storey mixed use building having frontage on both 
Princess and Queen Streets. 

The purpose of this design brief is to evaluate 
this development proposal from an urban design 
perspective and determine its appropriateness 
with respect to fit and compatibility within the 
existing context. 

1.0 INTRODUCTION
1.1 PURPOSE OF APPLICATION

1.2 SITE LOCATION

Figure 1: Downtown and Harbour Area Map
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The site is located on the north side of Princess 
Street between Sydenham and Montreal Streets.  
The site is 2,538.5m2 and irregularly shaped 
owing to its former use as a movie theatre.  The 
site is a through lot, having approximately 9 
metres of frontage on Princess Street and 41 
metres of frontage on Queen Street.

The land uses surrounding the subject site along 
the Princess Street frontage are primarily mixed 
use, with retail on the ground floor and some 
residential in the upper levels.  Buildings are 
generally two to three storeys in height, and built 
to the front lot line and. Buildings along Princess 
Street are composed mainly of brick or stone 
masonry with modern additions and renovations, 
creating a vibrant and varied street elevation. 

The uses and built form along the Queen 
Street frontage are more diverse and generally 
less historic. Surrounding uses are primarily 
commercial and residential, with a few community 
buildings including a museum and churches.  
There are a number of large surface parking lots 
on either side of the street. 

At the corner of Queen and Bagot Streets, north-
east of the subject site, a 9-storey residential 
building has been recently completed. This new 
development adds further density to the area and 
has a modern facade design that appropriately fits 
into this section of Princess Street.

2.0 SITE CONTEXT 
2.1 SITE DESCRIPTION

Figure 2: Amenity Map
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 / Create a vibrant mix of residential, commercial, 
community and cultural uses located and 
designed to foster cross functionality.

 / Intensification of residential density to support 
a walkable, bicycle friendly and transit-oriented 
neighbourhood.

 / Revitalization of courtyards and rooftop amenity 
spaces to improve the outdoor experience.

 / Unique building design that is sensitive to the 
historic urban fabric, and enhances a sense of 
place in the Downtown and Harbour Area.

 / Environmentally sustainable site design and 
building practices to set a forward-thinking 
framework for future developments.

 / Traditional mainstreet in historic downtown on 
Princess Street

 / Diverse urban neighbourhood

 / Rich in amenities and retail uses

 / Low vehicular traffic along Princess Street

 / Direct access to existing bus routes

 / Through lot with a court yard opportunity

2.2 SITE HISTORY 2.3 SITE ATTRIBUTES

2.4 DEVELOPMENT OBJECTIVES

The subject site was formerly the Capitol 
Theatre, the first large-scale movie house to be 
constructed in Kingston. The mid-block entrance 
to the theatre is located on Princess Street with 
the theatre extending through the block to Queen 
Street. The Princess Street facade was designed 
in the Spanish Revival Style. The exterior and 
interior of the building have undergone a series of 
alterations as the movie industry evolved and as 
the ownership changed. As a result, most of the 
original interior layout and materials or finishes 
have been removed or replaced. What remains is 
the spatial experience of the entrance lobby. The 
movie theatre was a meeting place for a period 
of ninety-two years prior to its closing. This piece 
of history along with the Princess Street facade 
will be revived in the proposed development, and 
will continue to serve the community as a meeting 
place. 

Figure 3: Subject Site LocationFigure 4: Historic Photo of Capitol Theatre
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2.5 STREET CHARACTER

PRINCESS STREET CHARACTER
Princess Street in the historic downtown area 
of Kingston can be best described as traditional 
mainstreet with two-lane traffic and on-street 
parking. The building typology is consistent, yet 
displays a sense of transformation of uses and 
aesthetics. Buildings are generally 2-3 storey 
mixed use and built right up to the lot line, 
creating a continuous streetwall. Red brick and 
gray or white masonry with large windows at 
ground level are the common materials used. An 
example of modern transformation of a historic 
facade is shown on photo 6. The red brick wall 
became the entrance feature wall of Urban 
Outfitters and the new white wall is integrated with 
the openings of the brick wall. 
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QUEEN STREET CHARACTER
Queen Street is a four-lane road that has 
traditionally accommodated services (i.e. loading, 
garbage) and other ‘back of house’ functions 
for properties fronting other streets. As a result, 
driveway, service lanes, loading zones and large 
surface parking lots are common on either side of 
Queen Street. Buildings have varying front yard 
setbacks.

The building typology shows no significant 
pattern, varying in age, style, material, height 
and use. Many of the existing buildings face their 
side or rear to Queen Street. The new high-rise 
development at Bagot and Queen also has its 
side facing Queen Street, and its front facade 
facing Bagot Street. 

Queen Street has many properties zoned for tall 
buildings with no angular planes. 
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The site is subject to the following policy + 
regulatory framework:

 / City of Kingston Official Plan

• Designated Central Business District

• Located within the Lower Princess Street 
Retail Area in the Downtown and Harbour 
Special Policy Area

 / Downtown and Harbour Area Architectural 
Guidelines

 / Downtown and Harbour Zoning By-law 96-259

The subject site is located within the Princess 
Street intensification corridor in the Downtown 
and Harbour Area. Princess Street corridor is 
designated as Central Business District (CBD) 
(Figure 5) in the Official Plan. More specifically 
the subject site is located within the Lower 
Princess Street Retail Area in the Special Policy 
Area (Figure 6).  

3.1 OFFICIAL PLAN

3.0 POLICY + REGULATORY CONTEXT 

DOWNTOWN AND HARBOUR SPECIAL 
POLICY AREA
The strategic intent and function of downtown is 
to be the prime, multi-faceted “centre” of the city 
and surrounding region. The CBD designation in 
the downtown is intended to contain the broadest 
range of commercial uses, tourist and hospitality 
facilities, and civic activity within a context that 
preserves human scale, historic amenity and 
vibrant pedestrian activity.

 / Commercial uses that attract and serve 
residents from throughout the city are intended 
for Prime Pedestrian streets (Figure 7).

 / Med & high density are encouraged above 
commercial ground floors as mixed use in the 
CBD.

 / Concentration of development within 400 
metres of a transit stop.

 / Historic architecture of the Downtown and 
Harbour area is part of the defining and valued 
character of the City that must be fostered and 
preserved.

 / Gaps in the streetscape encouraged to 
redevelop with infill buildings consistent 
with massing, widths and heights of existing 
buildings.

The proposed development is a mixed-use 
building on under-utilized site, providing high 
density on Queen Street, while mainaining the 
historic profile on Princes Street.  

Figure 5: City Of Kingston Official Plan Schedule 3A - Land Use

Figure 6: City Of Kingston Official Plan Schedule DH1 - Special Policy Area
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3.2 HERITAGE CHARACTER AREA

The subject site spans two heritage character 
areas as designated in the Official Plan. The 
Princess Street portion of the subject site is 
located within the Lower Princess Street Heritage 
Character Area, and Queen Street portion is in 
the St. Lawrence Ward Heritage Character Area. 

LOWER PRINCESS STREET HERITAGE 
CHARACTER AREA
The Lower Princess Street Heritage Character 
Area is considered a significant cultural heritage 
resource and includes the streetscape, courtyards 
and laneways, heritage buildings, landscape 
elements, as well as the pedestrian activity, 
civic and commercial functions that maintain the 
historic function of the area.  The arrangement of 
buildings, street orientation, pedestrian activity 
and continuity of height all contribute to the 
historic sense of place.

It is the intent of the Official Plan to maintain the 
heritage integrity of the area with the application 
of the following heritage policies:

 / Buildings within the area will be encouraged to 
be maintained as functional heritage buildings;

 / New buildings will reinforce and be compatible 
with the existing heritage buildings, and any 
upper storeys beyond the height of the existing 
rooflines will be required to step back in 
accordance with the build-to-plane provisions of 
Section 10A.4.6 of the Official Plan.  

 / Building heights in the Lower Princess Street 
Heritage Character Area must comply with the 
provisions of Section 10A.4.6 of the Official 
Plan;

 / Restoration of heritage facades and the 
application of sympathetic materials and 
historic styles is encouraged;

 / New development must protect the height 
of City Hall as the dominant feature of the 
area, and employ building materials that are 
compatible and sympathetic to the heritage 
character of the area; and,

 / Parking garages and structures must conform 
to the general design principles of this Plan and 
maintain the Heritage character of the adjacent 
streetscape.

ST. LAWRENCE WARD HERITAGE 
CHARACTER AREA
The St. Lawrence Ward is one of the oldest areas 
of the City with an urban style that has survived 
since the 1800`s.  It is the intent of the Official 
Plan to:

 / To recognize the heritage style of the area as 
created through the combination of buildings, 
street pattern, varying street widths and public 
spaces; and,

 / To undertake further investigation that will 
define appropriate boundaries and policy.

For the Lower Princess Street Heritage Area 
and the Downtown portions of the St. Lawrence 
Ward Heritage Area, the following provisions will 
generally be required:

 / Street wall buildings with a ‘build-to-plane’ up to 
17 metres, to be specified in the zoning by-law;

 / A minimum building height of approximately 
8.5 metres with two storey height or the 
appearance of two storeys; and,

 / A height between ground floor and second floor 
of 4.25 metres or alignment with second floor 
of adjacent buildings id these are considered 
to reflect the character of the area as 
established in the Downtown and Harbour Area 
Architectural Guidelines.

The proposed development has incorporated the 
above stated principles in the design to protect 
and enhance the character and values of the two 
historic districts. Treatment of the Princess Street 
and Queen Street facades will be consistent with 
the character of each street, and further more 
contribute to the growth and transformation in the 
long term. 

Figure 8: City Of Kingston Official Plan Schedule 9 - Heritage Areas, Features and Protected Views 
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Figure 9: Downtown Action Plan - Open Space Schematic
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3.3 DOWNTOWN ACTION PLAN

The Downtown Action Plan, approved by City 
Council in 2004, is an infrastructure and urban 
design study for the entire downtown. The Plan 
came from the need to replace the underground 
utility infrastructure in the Downtown area.

Open spaces that are integrated in commercial/ 
retail and residential uses, such as patios 
and courtyards, are the key to enhancing the 
livelihood of the community. While improved 
sidewalks and bicycle paths contribute to 
sustainable means of mobility, courtyards 
and mid-block linkages provide opportunities 
for alternate mid-block movements. Open 
spaces such as courtyards and patios serve 
the built spaces as nodes for gathering and 
create dynamic relationships between indoor 
and outdoor experiences. As discussed in the 
City’s Downtown Action Plan, courtyards will 
also complement economic growth and tourist 
attraction. 

The subject site is located in an area where 
opportunities exist for both courtyard and mid-
block linkages as identified in Downtown Action 
Plan Open Space Schematic. The development 
team explored both courtyard and mid-block 
linkages. A courtyard was identified as achievable 
and has been successfully integrated into the 
development proposal.
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Figure 10: Public Transit and Cycling Routes
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The subject site is located in the heart of active 
transit routes and cycling paths, as well as 
pedestrian friendly streets.

One-way traffic, on-street parking and widened 
sidewalks all contribute to traffic calming on 
Princess Street.

The proposed development is designed to 
encourage pedestrian movements on Princess 
Street while restricting vehicular access to 
Queen Street. Bicycle parking is provided for the 
residents and vehicle parking is located on Queen 
Street above grade with sensible facade design to 
moderate visual impacts from the street.

3.4 ACTIVE TRANSPORTATION NETWORK
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The subject site is zoned Central Business District  
[C1] and Site Specific Central Business District 
[C1-3]. The height restriction on Princess Street 
is 4 storeys (17 metres) and on Queen Street 6 
storeys (25.5 metres) with a 39 degree angular 
plane above the 4th storey.   

The proposed development will meet the height 
restriction on Princess Street but will exceed the 
restriction on Queen Street. As recommended in 
the Provincial Policy Statement, the development 
represents the intensification of a mixed-use 
site in the City’s most urbanized area in close 
proximity to two major post-secondary institutions, 
various community services, and commercial 
and employment related uses.  The development 
represents a high density development in an 
area identified as viable for high density infill.  
The development will also add much needed 
residential units to Kingston’s housing stock in the 
downtown core.

3.5 ZONING BY-LAW 96-259
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Figure 11: City Of Kingston Zoning By-Law
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4.0 DESCRIPTION + ANALYSIS OF PROPOSED DEVELOPMENT

223 Princess is a mixed-use development 
on a through-lot that challenges the balance 
between high and low density profiles as well 
as the harmony between historical and modern 
aesthetics. The project will be built to a high 
standard incorporating a unique commercial 
arcade, restaurant with a courtyard, rooftop 
amenity spaces, greenroofs, and will enhance 
the sense of place in the Downtown and Harbour 
Area. Restoration of the existing theatre facade 
and the integration of a number of sustainable 
features in the building will set a new standard for 
the future development and transformation of the 
urban fabric.

4.1 DEVELOPMENT VISION

Figure 12: Proposed Development - Princess Street
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The proposed development is composed of 
2-storeys of commercial uses on Princess Street, 
transitioning to 5-storey of residential mid-block 
and to 17-storey residential on Queen Street. 
The development has been designed to maintain 
the historical Princess Street streetscape while 
placing the density on Queen Street, which 
is better suited to accommodate this building 
typology and density. 

The former theatre will live its second life as the 
feature wall to the entrance on Princess Street, 
celebrating the heritage facade and its original 
marquee. The repurposed facade not only retains 
the property’s character defining feature but also 
bridges the gap between architectural styles from 
different times. It adds excitement and surprise to 
the experience. 

Residents and visitors will enter through the 
former theatre entrance, which features three-
storey vaulted ceilings, is designed to capture and 
direct natural light into the commercial arcade. 
The commercial arcade leads to the residential 
lobby and the restaurant located in the centre of 
the site which opens to the courtyard.

4.2 DEVELOPMENT DESCRIPTION

The restaurant makes good use of the irregular 
shape of the site. The ‘bulge’ is and ideal nook 
for a courtyard, which is highly encouraged in 
the Downtown Action Plan. The courtyard acts 
as a buffer between the restaurant and the 
neighbouring buildings to the east. The restaurant 
has two levels, of which the upper level sets back 
to create another public terrace. This part of the 
building is the surprise to be discovered through 
the heritage facade, and could become the social 
hub of the block.

The residential tower is clad with light coloured 
materials to reduce the heat island effect. The 
building envelope plays with colours, pattern and 
projections to visually break down the massing. A 
range of grey tones of the concrete and spandrel 
panels composes horizontal rhythm, while 
balconies create depth.

Residential units are designed to have large 
windows to maximize daylighting and key views 
to the harbour and City Hall. Most of the units 
have spacious private balconies. The residents 
will have access to indoor amenities, including 
gym, theatre and sky lounge, as well as rooftop 
terraces. Vegetation on the greenroofs and 
communal terraces will contribute to reduction of 
the heat island effect.

The overall height of the building has been 
reduced from the original proposal: 61.4m to 
55.4m. In addition, the type of elevator has been 
changed from overhead traction to machine room 
less which reduces the height at the elevator 
shaft by approximately 10m. As a result of these 
changes the red “wing” in the original proposal 
has also been removed, softening the overall top 
mechanical roof area.

Figure 13: Proposed Development - Queen Street I
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Figure 14: Proposed Development - Queen Street II
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4.3 DEVELOPMENT ANALYSIS

Allowable height is 17m along Princess 
Street for the full depth of a lot. 

Allowable height is 25.5m along Queen 
Street for the full depth of a lot.

Despite the allowable height of 25.5m, 
the  By-law requires that the application of 
a 39° angular plane  at a height of 17m.  
In the peer review by ERA Architects, it 
was suggested that  45° angular plane 
may be more reasonable and that it could 
yield a high-rise building in the 13-14 
storey range (“low teens”). However, when 
analyzed under these two conditions, it 
was determined that the application of 
either angular plane results in shallow and 
impractical floor plates for the upper floors.

The main design intent of the development 
is to restore the heritage facade on Princess 
Street, hence keeping the elevation at its 
existing height of 12.8m. The development 
remains below the allowable height on the 
Princess Street frontage. 

The development density is concentrated 
on Queen Street with the tower portion 
being setback approximately 32 m from 
the Princess Street front lot line. The 
location of the tower minimizes the impact 
of the development on the Princess Street 
heritage area. The Princess Street facade 
will maintain a low-profile and is proposed 
to be animated with active land uses (i.e. 
restaurant). The density proposed on the  
Queen Street portion of the site is important 
to the long term economic viability of 
Princess Street and maintaining its heritage 
character.
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Figure 16 illustrates the proposed development in 
the planned function. The Queen Street treatment 
of the proposed development achieves a better 
fit once the planned function for the area is 
illustrated.  The allowable heights along Queen 
Street fall in the mid- to high-rise range which 
is in keeping with the proposed development. 
Buildings along Princess Street generally maintain 
a low-profile within the allowable 17 m height 
limit. In general terms, the planned function for 
adjacent properties creates a podium for the 
development and reduces its visual prominence 
from the street (see Figure 18).
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Figures 17 and 18 further illustrate the proposed 
development in relation to the planned function of 
the area. Figure 17 is intended to orient and while 
Figure 18 demonstrates that once the surrounding 
area develops, the visual prominence of the 
building will be further reduced along Princess 
Street. 

EXISTING CONTEXT
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Figure 18: Princess Street Planned Function Perspective

Figure 17: Princess Street Planned Function Section
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WHAT IS HUMAN SCALE
Human scale refers to the size, texture and 
articulation of physical elements that are 
proportional to human movement and field 
of vision. When relating the human scale to 
architecture and tall building designs, the first five 
metres of building height are thought to have the 
greatest impact on the pedestrian experience. 
Human scale may be applied up to 6 storeys, or 
typically to the podium portion of a building, and 
hence high-rise towers are beyond the human 
scale. The intention of creating human scale is to 
protect lighting, field of vision and movement at 
street level. 

FIELD OF VISION
Typically 30° above and below the horizon 
is a comfortable field of vision. A pedestrian 
who stands 2m or 18m away from the building 
normally perceives a low-rise portion of the street, 
without intentionally tilting the head. The high-rise 
potion of the proposed development will not have 
a prominent presence on Princess Street at street 
level. 

4.5 HUMAN SCALE

COMFORTABLE FIELD OF VISION (30°)

FORCED FIELD OF VISION (> 30°)

Figure 19: Field of Vision at Human Scale - Princess Street
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QUEEN STREET PODIUM DESIGN
Lower part of the high-rise portion can be 
perceived by a pedestrian standing on the 
opposite sidewalk across Queen Street, however 
the main visual focus is on the podium. The 
podium has been designed with the following key 
principles:

 / Built to plane to create continuous streetwall. 

 / Continue the adjacent building’s facade pattern.

 / Adapt similar material and colour palette as the 
neighbouring sites.

 / Facade articulation to break down the length.

 / Tower portion is stepped back. 

 / Vegetation is proposed on the podium terrace 
to: a) enhance outdoor amenity space; b) 
reduce heat island effect; and c) add visual 
interest to the streetscape. 

The podium closely reflects the height, traditional 
red brick and window pattern of the neighbouring 
buildings. The podium facade is broken into six 
sections to make the scale more compatible to 
the existing buildings on the street. The full-height 
brick sections emphasise the driveway entrances, 
however, doors are painted in red brick colour to 
blend in to the building face. The four sections of 
light gray concrete are in response to the colour 
of the tower. The change of height of these 
six sections mimics the roof line of historical 
buildings. Stone elements are added at the base 
of building to give the podium more traditional 
look. The window pattern in the podium reflects 
the type, size and proportions of an old factory 
building that might have been prototypical for 
Kingston. The elevation, now in pieces, gives the 
sense that it was built over time, typical of historic 
streets. The west side of the podium is articulated 
with openings to make the building turn the corner 
into the right-of-way. The building is stepped back 
where the building transitions from the podium to 
the residential tower. 

Much focus has been put into enhancing the 
podium as it relates to the pedestrian experience 
along Queen Street. The existing long blank wall 
on Queen Street has been redesigned to provide 
Queen Street with a ‘face’, which no longer 
appears to be the rear of a building. The human-
scaled facade reinforces the continuous street 
frontage on the block while mitigating the visual 
impact of service elements.   

Figure 20: Field of Vision at Human Scale - Queen Street
0M 2M 20M

1

1
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Lot Area:     2,538.55 m2

Commercial Area:        750 m2

Residential Area:   24,469 m2

Indoor Shared Amenity:      585 m2

Indoor Private Amenity:      4,166 m2

Outdoor Amenity:   2121 m2

Building Height on Princess Street:      12.8 m
Building Height on Queen Street:       55.4 m
# of Storeys: 17
# of Residential Units:  213

Parking:   146 spaces
Barrier Free Parking:  8 spaces
Bicycle Parking:  248 spaces

4.6 DEVELOPMENT STATISTICS
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Figure 21: Ground Level / Site Plan
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4.7 DESIGN FEATURES

PRINCESS STREET
QUEEN STREET

QUEEN STREET

COMMERCIAL

VEHICLE PARKING

BICYCLE PARKING

AMENITY (OUTDOOR)

RESIDENTIAL

Figure 22: Axonometric View S-E
Figure 23: Axonometric View N-W
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4.8 ELEVATIONS

Figure 24: South Elevation - Princess Street Figure 25: North Elevation - Queen Street
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Figure 26: East Elevation
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Figure 27: West Elevation
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4.9 SECTIONS

Figure 28: Section N-S
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Figure 29: Sections E-W
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4.10 PLANS

Figure 31: Plan - BasementFigure 30: Plan - Roof

VEHICLE PARKING

FUTURE ELECTRIC VEHICLE 
CHARGING STATION

BICYCLE PARKING

AMENITY (OUTDOOR)

GREENROOF



223 PR INCESS
URBAN DESIGN REPORT30

Figure 32: Plan Level 2 Figure 33: Plan - Level 3
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Figure 35: Plan - Levels 5Figure 34: Plan - Level 4
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Figure 37: Plan - Level 17 Figure 36: Plan - Levels 6-16
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4.11 TYPICAL UNIT LAYOUT

KITCHEN/DINING LIVING /STUDY AREA
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Figure 38: Plan - Typical Unit Layout
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4.12 SUSTAINABILITY

SITE ARCHITECTURE
 / The development repurposes a part of the 

existing theatre, carrying on the historic and 
cultural values of Princess Street. The design 
strategy proposes to retain and restore heritage 
components and preserve neighbouring 
structures.

 / The proposed development supports 
sustainable means of transportation. The 
development is located in the heart of 
Downtown where major amenities are within 
walking distance. The public transit network is 
easily accessed. 

 / The development incorporates bicycle parking/
storage for each unit, promoting less car use.

 / The parking garage will be designed to 
anticipate future electric car charging stations.

 / Many structural and envelope components 
and products will be manufactured off site and 
delivered and assembled on site on an as 
needed basis, reducing on site staging, waste 
and improving production quality control.  

 / The project will incorporate greenroof 
components to minimize storm water run-off 
and reduce roof related heat gains. This will 
lower the development’s contribution to the 
urban heat island effect.

 / Introduce as much natural light and air to the 
internalized / mid block parts of the building.

 / Low voltage, long life LED Lighting will be 
incorporated where applicable to reduce energy 
consumption.

 / All heating, air conditioning and air moving 
components and equipment will be high 
efficiency and will provide effective operation. 
All appliances will incorporate heat recovery.

 / The building envelope components will exceed 
required insulation and sealing standards.

 / Glazing will incorporate heat gain and loss 
reduction components.

 / Balconies will be structurally attached externally 
to minimize slab edge heat losses.
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 / Overall minimal impact on surrounding buildings.

 / No impact on buildings to the north across Queen Street 
throughout the day.

 / Impact on the adjacent buildings to the west before 11:00, and 
to the east after 14:00.

 / No impact on surrounding buildings during 11:30 - 14:00.

 / Minor impact on the sidewalk during 12:00 - 15:00

 / Sidewalk on north side of Queen Street receives daylight for 
over 7 hours. 

 / Generally the shadow is short and shifts away from the 
sidewalks quickly.

 / No impact on the properties of Central Public School, PWOR 
Museum, and the Artillery Park.

 / Impact on the adjacent buildings to the west before 11:00, and 
to the east after 14:00.

 / Minor impact on buildings north of Queen Street during 11:00 
- 14:00. The shadow mainly casts on the surface parking lot 
across Queen Street after 13:00.

 / Shadow moves from west to east, casting over only a portion 
of the sidewalk at a time. The majority of the sidewalks has 
exposure to the sun throughout the day. 

 / Due to the orientation and massing of the development, the 
shadow is in its shortest and narrowest shape at the peak of 
the day (during 11:00-14:00). 

 / The proposed development has similar shadow impact to that 
of a low-teen high-rise building, illustrated on page 40.

4.13 SUN SHADOW ANALYSIS
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JUNE 21 (SUMMER SOLSTICE) 

PROPOSED 17 STOREY
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MARCH / SEPTEMBER 21 (SPRING / FALL EQUINOX) 

PROPOSED 17 STOREY
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JUNE 21 (SUMMER SOLSTICE) 

AS-OF-RIGHT 6 STOREY (17M - 25.5M)
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MARCH / SEPTEMBER 21 (SPRING / FALL EQUINOX) 

AS-OF-RIGHT 6 STOREY (17M - 25.5M)
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JUNE 21 (SUMMER SOLSTICE) 

14 STOREY DEEMED ACCEPTABLE BY THE PEER REVIEW
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MARCH / SEPTEMBER 21 (SPRING / FALL EQUINOX) 
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5.0 CASE STUDIES

HERITAGE AND INTENSIFICATION
Heritage Districts are typically located in the cities 
downtown core (ex. Distillery District in Toronto, 
Byward Market in Ottawa, and Princess Street 
in Kingston) where the greatest intensification is 
planned to occur. There is a direct and symbiotic 
relationship between heritage and intensification 
in that the preservation of heritage resources 
relies on population density to support its long 
term economic viability. In addition, heritage 
and intensification in the form of high-rise 
are not necessarily incompatible if integrated 
appropriately. Examples of this relationship are 
illustrated in two cases studies presented in this 
report: Distillery District in Toronto and Byward 
Market in Ottawa.

Case I: Distillery District, Toronto
Distillery District in Toronto is a successful 
adaptive reuse development of heritage buildings. 
The structures have been preserved and spaces 
have been transformed for retail and commercial 
use. Further, there has been a series of high-rise 
residential towers (20-storeys +) built in this area. 
Many of the towers frame the District along its 
perimeter, and one of the towers is built above 
a heritage building at the District`s gateway 
creating a landmark. Towers are stepped back 
far enough to have no significant visual impact 
on the pedestrians walking through the District. 
The heritage portion offers an ideal setup for 
local businesses and spaces for social events, 
while the towers provide population to support the 
economic vitality of the district. The District shares 
similarities with 223 Princess Street property in 
that:

 / It is a protected heritage District;

 / Important heritage areas are protected from 
development;

 / New development occurs at the perimeter of 
the District and provides sufficient distance and 
breathing room to heritage buildings;

 / Opportunities for density are maximized 
recognizing its importance to the long term 
vitality of the District.

Figure 39: Intensification in Heritage District: Distillery District
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Case II: Byward Market, Ottawa
The Byward Market in located in the central 
area of the City of Ottawa. It benefits from an 
active transportation network and proximity to 
employment and other community amenities 
which would normally make it a candidate area 
for intensification. Given its heritage significance 
however, parts of the market are protected from 
new development. In recognizing this condition, 
the area around the market has been planned for 
more intensive development in the mid to high-
rise range as illustrated on Figure 40. 

Locating density at the edge of the district 
protects the heritage core and key heritage 
resources from impact. It also creates the 
opportunities to increase population density 
necessary to support the District.

The District shares similarities with 223 Princess 
Street property in that:

 / It is a protected heritage district in the heart of 
downtown;

 / Relies on pedestrian activity and foot traffic;

 / Well served by transit;

 / Relies heavily on tourism which is not viable 
in the long term and requires an increase in  
population for its long term economic viability.

YORK STREET

GEORGE STREET

DALHOUSIE STREET

BYWARD MARKET

EXISTING CONTEXT

PLANNED FUNCTION

BUILDING HEIGHT IN METRES#
Figure 40: Byward Market and Surrounding Area Planned Function
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BUILDING FLOOR PLATES 
Although many design guidelines recommend 
that high-rise residential buildings have a 750m2 
floor plate, this is not to say that larger floor plate 
residential buildings cannot achieve the same 
levels of liveability in terms of allowing for daylight 
access and natural ventilation.  The individual 
unit layouts that make up the residential floor 
plates, can be designed with light floors, high- 
ceilings, large windows and generous balconies 
to maximize light penetration to the unit. 

We have further included several case studies 
demonstrating that buildings with larger floor 
plates (i.e. greater than 750m2) can successfully 
be integrated into an existing neighbourhood. 

These case studies have been specifically 
selected to demonstrate  how larger floor plates 
can contribute to a high-quality of liveability. 
Each case study demonstrates the following key 
principles:

 / Well designated podiums that accommodate 
retail uses and provides active frontage.

 / Use of materiality reflective of the existing 
context. The ratio of glazing and solid materials 
is balanced and appropriate for the use. 

 / Breaking up the overall massing through 
architectural articulation of the facades.

 / Stepping back of the residential tower from 
the podium to reduce the visual impact on the 
street.

Case I: 222 Beechwood, Ottawa
222 Beechwood is a recently approved and 
constructed 10-storey high-rise mixed-use 
building in Ottawa. The development takes 
a U-shaped form with a courtyard. From 
ground floor to 5th floor, the floor plates are 
approximately 1,850m2 in size, and floor plates 
from 6th to 10th floor are approximately 1,230m2. 
Nature of the form, U-shape and L-shape, allows 
all the units to have daylighting, ventilation and 
privacy. The nature of the form, L-shape, breaks 
the massing down into three parts, while creating 

separation distance between the two wings. 
The residential units are double loaded long a 
single corridor, which does not require deep floor 
plates. Facade articulation, appropriate landscape 
treatment and active ground level contribute to 
creating pedestrian focused streetscape. 
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Figure 41: Unit Layout of High-quality of Liveability Figure 42: 222 Beechwood Mixed-Use Building Rendering
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Case II: 90 George, Byward Market, Ottawa
The mixed-use building at 90 George Street in 
Ottawa’s historic Byward Market is  a high-rise 
building (approximately 19-storeys) with a floor 
plate of approximately 880m2. This building has 
successfully integrated height and density at the 
edge of the Byward Market without detracting 
from its heritage character.

This building shares a lot of similarities with the 
proposed development in that:

\ It is a high-rise mixed-use located in a heritage 
district;

 / A through-lot with frontage onto two streets;

 / Has a floor plate larger than 750 m2;

 / Building takes a podium and tower format.

 / Heritage district is characterized by low-profile 
buildings.

 / Maintaining a low-profile along along the 
heritage frontage and providing a significant 
tower setback;

 / Introducing a continuous streetwall along both 
streets. 

The proposed development however benefits 
from being sited north of the heritage district 
eliminating sunshadowing impacts onto Princess 
Street. 

RIDEAU STREET

RIDEAU STREET
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GEORGE STREET

BYWARD MARKET
(HERITAGE DISTRICT)

2

BYWARD MARKET
(HERITAGE DISTRICT)

Figure 43: 90 George, Byward Market

1

1

2



223 PR INCESS
URBAN DESIGN REPORT46

6.0 CONCLUSION

Based on the above analysis, the proposed 
development is recommended for approval.
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