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Meeting Summary  
The Design Review Panel met on Thursday, September 13th 2018, in Meeting Room 264, 2nd Floor, City Hall, 71 Main 
Street West, Hamilton, Ontario. 

Panel Members Present: 
Vincent Colizza, Vincent Colizza Architects, Chair  
Colin Berman, Brook McIIroy  
Robert Freedman, Freedman Urban Solutions  
Mario Patitucci, Adesso Design Inc.  
Jackie VanderVelde, Land Art Design Landscape Architects Inc.  
James Webb, Webb Planning Inc.  

Staff Present: 
Jason Thorne, General Manager  
Steve Robichaud, Director and Chief Planner 
Anita Fabac, Manager of Development Planning, Heritage and Design 
Shannon McKie, Senior Project Manager, Urban Team 
Victoria Cox, Urban Designer + DRP Coordinator,  Urban Team 
Mark Kehler,  Planner II, Urban Team  

Others Present: 

 
Presentation #1 
Corktown Plaza  

211 - 225 John Street S & 
70 - 78 Young Street 

Brandon Donnelly, Slate Asset Management 
Georgia Brook, Slate Asset Management 
Brenda Khes, GSP Group 
Deni Poletti, Core Architects 
Georgia Siourounis, Core Architects 

 

 
 

Regrets:  

Ute Maya-Giambattista, SGL Planning & Design Inc. (Panel member) 
Tim Smith, Urban Strategies Inc. (Panel member) 
Yasin Visram, Perkins + Will Canada (Panel member) 
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Confirmation of Minutes:  

Minutes were confirmed. 

Declaration of Interest: 
N/A 
 

Schedule: 
Start 
Time Address Type of 

Application Applicant/ Agent Development 
Planner 

3:35 p.m. 

Mixed use Development  
Corktown Plaza  

211 - 225 John Street S &  
70 - 78 Young Street 

Official Plan & Zoning 
By-law Amendment 

Owner:  
Corktown Plaza Inc.   
 
Agent and Presentation:  
GSP Group Inc. 

Mark Kehler, 
Planner II 

 

Summary of Comments: 
1. Corktown Plaza  

 
Development Proposal Overview  

The applicant is proposing to construct a mixed use commercial / residential development consisting of two 

towers (34 storeys and 31 storeys) above a five to eight storey podium.  A total of 792 dwelling units, 2,157 

square metres of commercial space and 436 parking spaces are proposed. 

In order to facilitate the proposal, Urban Hamilton Official Plan Amendment and Zoning By-law Amendment 

applications (File Nos. UHOPA-18-17 & ZAC-18-041) were submitted July 13, 2018 and deemed complete on 

August 10, 2018.  Staff consider the proposal to be transformational with the potential to significantly impact 

the physical environment functionally and aesthetically.  Therefore, the proposal has been referred to the 

Design Review Panel as part of the review process for the Official Plan Amendment and Zoning By-law 

Amendment applications. 

The subject lands occupy the block bordered by Forest Avenue to the south, Young Street to the north, John 

Street South to the west and Catharine Street South to the east.  The lands are currently occupied by a one 

storey commercial plaza, a two storey detached dwelling and a two and a half storey commercial building. 
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Key Questions from Planning Staff 

1. What is the relationship of the proposal with the height, massing and scale of nearby residential buildings?  
 

2. Does the proposal respect prominent sites, views and vistas in the City?  
 

3. Is the proposal compatible with, and does it enhance, the character of the existing communities and 
neighbourhoods?  

Panel Comments and Recommendations 

a) General Comments  

• The panel notes that it is not clear if the development site is a suitable location for tall buildings as 

the site is outside of the Downtown Hamilton Secondary Plan boundaries. If the location is 

determined to be suitable for tall buildings by city staff, the City of Hamilton’s Tall Building 

Guidelines should apply.  

• In general, the current proposal represents an overdevelopment of the site. Although the overall 

site plan concept has successful elements as outlined below, the density and building heights are 

excessive.  

 

b) Response to Context 

• Although located outside of the Downtown Hamilton Secondary Plan area, the proposal should 

conform to the City of Hamilton’s general downtown policies and Tall Building Guidelines as they 

outline best practices. The panel cautions that the height, massing and orientation of the buildings 

should more carefully consider the views throughout the site and better respond to the various 

policy objectives, including the provision to stay below the height of the escarpment. The building 

bases should respond to the surrounding buildings and the proposal should adequately transition to 

the existing community. In general, the panel feels that the overall development is too dense and 

the building massing creates lengthy shadows throughout the neighbourhood. The building massing 

should be refined to mitigate the shadow impacts and create more open and accessible public space 

at the ground level. 
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• The panel notes that the area around the site has suffered from some inappropriate demolition and 

suburban style infill development. While the proposed site layout has many admirable qualities 

including lining the perimeter of the site with buildings and the inclusion of a mid-block pedestrian 

connection, acknowledging the heights of the surrounding buildings is a good method to repairing 

the damaged urban fabric.  

• One panel member noted that the site should more closely align with the densities in the 

surrounding neighbourhood, likely in a range from 3.5 – 5.0 FSI ‘Floor Space Index’.   

• The shadow impact on Shamrock Park is not acceptable and one panel member recommended that 

there should be no new net shadow impacts on any park spaces. The downtown area is rapidly 

growing; park space should be preserved and protected as a priority.  

 

c) Built Form and Character 

• If permitted, the panel advises that the tower floor plate sizes, podium step-backs and tower 

separation distances should be revised to meet the criteria outlined in The City of Hamilton’s Tall 

Building Guidelines.  As the development block is relatively small, the tower floorplate sizes should 

be reduced and the tower component should step-back 3 metres from the edge of the podium so 

that the podium defines the street edge and is not overwhelming to the context.  

• The panel notes that the building massing creates a sheer wall condition on some sides of the 

proposal and this is quite imposing at the pedestrian scale. The panel encourages the design team to 

incorporate podium step-backs as noted above or explore alternative options.  

• One panel member noted that removing portions of the proposed building above all openings at 

grade would generate greater separation distances between the building masses, effectively placing 

the massing in all four corners of the site with openings at midpoints along the surrounding streets. 

• The building step-backs on John Street are quite successful; the Catharine Street podium could use 

some refining in a similar manner to achieve a more appropriate transition to the adjacent 

properties. The Catharine Street podium façade is extensive; the panel recommends breaking it up 

like the John Street façade and including weather protection measures, this would also allow more 

natural light into the interior courtyard. 

• The panel notes that the architecture is handsome but the balconies practically wrap around the 

entire perimeter of the tower and vastly increases the apparent floor plate size, which is already too 

large for the site and its surroundings. The balconies should be reduced and refined to help visually 

reduce the overall appearance of the building mass. 
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• The existing townhouses to the north along Catharine Street are situated at the street edge; the 

proposed townhouses within the development on Catharine Street adjacent to these homes should 

be shifted closer to the street edge and aligned with the existing towns. This would pull the 

proposed townhomes out from the building mass and main façade above to achieve a better 

transition and more pedestrian oriented streetscape.  

• The townhouses should also have a change in material so that they are complementary to the larger 

building mass but also have their own character to contribute to the streetscape. 

• The panel encourages the applicant to plan for alternative options for the food retail component in 

the event it does not materialize and consider the impact of phasing the project so that it is phased 

appropriately.  

 

d) Site Layout and Circulation  

• The mid-block connection linking John Street to Catharine Street is a vital part of the proposal and it 

needs to be treated as a true mid-block connection. The current proposal includes a driveway and 

stairs, it should be opened up and programmed to be a space for the public to ensure it doesn’t feel 

like a private space. The panel suggests including landscaping and art throughout the space to 

enliven it. The panel notes that it would have been helpful to include cross-sections to gain a better 

understanding of the grade changes.  

• The middle of the site should be opened up with a privately owned and publically accessible space 

(POPS). The panel notes the opportunity to include a north to south mid-block connection to open 

up the development even more to the public realm. 

• The panel recommends adding bike parking at a rate of one space per unit and additional cycling 

amenities.   

• Consider adding a bike repair room at the ground floor.  

• There are concerns with the access routes and truck turning radii, these practical considerations 

should be accommodated early on in the design process to ensure the site can function. Consider 

adding a second ramp into the underground parking garage as there will be a large number of 

vehicles entering from Catharine Street, likely resulting in congestion.  
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e) Streetscape and the Pedestrian Realm  

• Consider the opportunity to further activate the streetscape on the south-west corner by adding a 

patio space and other landscaping features, possibly wrapping the corner.  

• The panel commends the design team for including a wider setback on John Street to 

accommodate a generous boulevard for pedestrians. The panel recommends including a larger 

setback and wider boulevard along Forest Avenue at a minimum, and along all sides if possible.  

 

f) Landscape Strategy 

•  Several panel members are not convinced with the paving pattern based on the topography of the 

site as this concept will not be evident at the ground level, post-construction. The paving pattern 

should relate to the strong geometric façade patterning. The panel notes that there are City of 

Hamilton Urban Braille standards that will likely need to be incorporated into the streetscape 

design, so illustrating the paving to the curb edge would likely not be possible.   

• An outdoor children’s play space should be included within the amenity terraces. 

 

Summary 

The panel commends the design team on a comprehensive submission package, it is clear that a lot of thought and 

effort went into the proposal. As the development will be precedent setting, it is important that it adequately transitions 

to its surroundings and fits into the fabric of the existing community. The panel notes that opening up the development 

with more intentional mid-block connections, expanding and programming the public spaces at the ground level, 

enhancing the streetscape, and refining the building mass to align with the City of Hamilton’s Tall Building Guidelines will 

help to reduce the shadow impacts and create a more livable and vibrant community.  

 

Meeting was adjourned at 4:50 p.m. 
 


	Panel Members Present:
	Staff Present:
	Others Present:
	Meeting was adjourned at 4:50 p.m.

