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This Urban Design Study (Study) has been prepared by SGL Planning & Design Inc. in 
support of the updated development proposal by Solmar (Edge 3) Corp. (Solmar), to facilitate 
the development of a third condominium apartment building (Building C) on the eastern 
portion of the lands located at 36, 34 and 16 Elm Drive West in the City of Mississauga (the 
“development site”). Specifically, Building C is located at 16 Elm Drive West (the “subject 
site”). 

As part of the development of the entire site, Official Plan and Zoning By-law Amendments 
were previously approved by Mississauga City Council in 2016 for the construction of three 
apartment buildings with commercial uses, a day care and a park. Since this approval, the 
owner has acquired two additional properties along Hurontario Street which has prompted 
updates to the proposal for Building C fronting Elm Drive West and Hurontario Street. As a 
result, a new Zoning By-law Amendment is required for the updated development proposal 
for Building C.  

The purpose of this Urban Design Study is to illustrate the design aspects of the revised 
proposal and demonstrate the compatibility of Building C within the context of the 
development site and surrounding area. This Study highlights the ability of the updated 
proposal to accommodate design direction from the City of Mississauga. Consistent with the 
goals and objectives of the City as outlined within the Official Plan, the proposed development 
represents good urban design and will provide for intensified built form accommodating a 
mix of uses within the City’s Downtown Fairview area along the Hurontario Intensification 
Corridor and planned Hurontario LRT line. 

Section 2 of this report provides an overview of the proposal and its context within the 
development site and surrounding area, as well as the vision and design objectives for the 
proposed development. 

Section 3 of this report provides a detailed analysis of how the proposal is designed to meet 
the urban design goals and objectives of the City of Mississauga. This section assesses how 
the proposed development is appropriate for the subject site with respect to site design and 
function, built form and massing and site access, parking and services. 

Section 4 of this report provides a summary and conclusions, demonstrating the ability of 
the development to support direction from the City of Mississauga, and meet its vision and 
design objectives. 

1.0 Introduction
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2.1 Design Context

The development site is approximately 1.54 hectares in size, located along Elm Drive 
West between Hurontario Street and Kariya Drive. As previously approved by the City, the 
development of two other buildings on the site (Building A and Building B) remains unchanged. 
These buildings are currently under construction, and once complete, Building A will be 35 
storeys and contain a daycare, and Building B will be 40 storeys. The development site is 
also designed to include a public park located along Kariya Drive. Building C, located at 16 
Elm Drive West is part of the third phase of development on the site. 

FIGURE 2.1: Subject Site Location in the Content of the Entire Development Site
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As a result of the owner acquiring two additional properties along Hurontario Street, the 
previous approved design of Building C has been modified to include a twelve storey podium 
that now extends along Hurontario Street, southward from Elm Drive West towards the 
adjacent site containing three apartment buildings to the south. The acquisition of these two 
additional properties allows for a comprehensive development of the block. The location of 
the tower portion of Building C proposed at the intersection of Hurontario Street and Elm 
Drive West remains unchanged, however the footprint of the tower has been changed to be 
similar to Buildings A and B. The tower portion of Building C is planned as the tallest of the 
three buildings on the site, with a height of 50 storeys, which also remains unchanged from 
the existing permitted height. 

FIGURE 2.2: Development Plan for the Entire Development Site
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2.2 Site and Neighbourhood Context 

Within the context of the Official Plan, the subject site is located within the City’s Downtown 
Fairview Character Area. It is also located along the Hurontario Street Intensification Corridor, 
and within a Major Transit Station area, directly adjacent to the planned Hurontario LRT 
line. Currently, bus stops are located at the Hurontario and Elm Drive Intersection servicing 
multiple routes. 

Uses and built form surrounding the site primarily comprise of high rise residential buildings 
ranging from 19 to 33 storeys, as well as office buildings and retail uses. These higher 
density buildings are located to the north, east, and south of the site. The character of this 
area along Hurontario Street has evolved to provide for an extension of the intensified high 
rise uses present within the Downtown Core. Sidewalks directly adjacent to the street are 
currently located in front of the subject site along Hurontario Street and Elm Drive West 
with minimal landscape and streetscape elements. The development of Building C provides 
an opportunity to enhance the streetscape and pedestrian experience along these two 
boulevards. 

Once complete, the development of the site will include two other buildings, 35 and 40 
storeys, directly to the west of the subject site. These two buildings provide appropriate 
transitions to the low rise built form to the west. Building C will also be located on the 
opposite side of the site from a new public park planned along Kariya Drive. Currently, 
Solmar’s temporary presentation centre occupies a portion of the subject site which will be 
replaced by the development of Building C. The rest of the subject site is currently vacant. 

Street view of the subject site, looking north-west along 
Hurontario Street 

Street view of the subject site, looking south from the 
intersection of Hurontario Street and Elm Drive West 
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HURONTARIO STREET

ELM
 DR

IVE

The site is in close proximity to Square One Shopping Centre within the Downtown Core, 
just north west of the site, which is surrounded by office and retail buildings, condominium 
apartment buildings, Massasauga City Hall, the Living Arts Centre, and Sheridan College 
Massasauga Campus. Further west along Burnhamthorpe Road stretching north to Rathburn 
Road are more high-rise residential buildings as well as vacant lands proposed for residential 
development.

Street view looking north-west from the intersection 
of Hurontario Street and Elm Drive West

Street view looking west towards the subject site from 
Hurontario Street 

FIGURE 2.3: Surrounding Context
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2.3 Vision and Design Objectives
 
2.3.1 Vision 

While this Urban Design Study addresses the necessary approvals needed for the 
development of Building C, consideration for how the development site operates and 
functions as a whole is also important. 

As it contributes to the rest of the site and surrounding area, the vision for Building C 
is to unify the development proposal for the development site through the creation of a 
compact transit-oriented mixed use development that accommodates intensified built 
form within the City’s Downtown Fairview area and along the future Hurontario Light Rail 
Transit line. The building will further define Downtown Massasauga as an urban centre 
while responding to the evolving high density nature of the area. 

2.3.2 Design Objectives

With frontage along Hurontario Street and being the tallest proposed building on the 
development site, Building C is designed to frame the street and function as a gateway 
building for the site and Downtown Fairview area. The development of the subject site will 
provide for a lively, walkable, and well-designed street frontage with a pedestrian scaled 
podium accommodating commercial and non-residential uses at grade. 

Building C is planned to achieve its vision through the following design objectives for the 
site: 

• Foster an attractive, harmonious and distinct identity for the site 
• Provide transitions to the existing and evolving urban character of the surrounding 

through built form and site organization;
• Support a high quality public realm and mix of uses along Hurontario Street and Elm 

Drive West; 
• Improve pedestrian movement throughout the entire site and provide access to and 

from the surrounding area; and 
• Encourage walkability, active transportation, and transit usage in proximity to the 

planned LRT line through transit oriented development. 
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2.4 Proposed Development

The site area for the development of Building C is approximately 0.37 hectares. The building 
is located within the eastern portion of the development site, with frontage along Hurontario 
Street which extends from Elm Drive West to the adjacent site to the south.

Building C will contain 41,457.72 m2 of residential space beginning at the second storey. A 
total of 617 residential dwelling units are proposed, with the following unit breakdown: 
• 414 one bedroom units; 
• 195 two bedroom units; and 
• 8 three bedroom units. 

Building C is designed as a gateway for the development site, providing access from both 
Hurontario Street and Elm Drive West. Internal to the building, a covered public pedestrian 
walkway will connect from Hurontario Street through the site to the two other residential 
buildings and new public park. A driveway located west of the building and accessed from 
Elm Drive West provides vehicular access to the building, as well as to the rest of the site 
as it connects to an internal east-west driveway network through the site, with access off of 
Kariya Drive. This driveway is connected to two other accesses points to and from Elm Drive 
West next to Buildings A and B as well.

FIGURE 2.4: Proposed Development Plan for Building C
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The building is designed with a tiered podium of five and twelve storeys. The first tier, being 
five storeys in height, occupies the majority of the subject site. The second tier is twelve 
storeys in height and is stepped back from the five-storey podium, extending south from the 
tower along Hurontario Street. A portion of the ground floor of the building is designed to 
contain a large residential lobby and lounge located within the eastern portion of the building 
fronting Elm Drive. 

FIGURE 2.5: East Elevation Fronting Hurontario Street

ELM DRIVEDRIVEWAY
RETAIL OUTDOOR PATIO

EAST ELEVATION

Proposed M
ixed-Use Developm

ent

No
Date

Issued for

S.P.A. Application #
Zoning Application #
O.P.A. Application #

Dem
olition Perm

it #
Hoarding Perm

it #
Shoring & Excavation #
Foundation Perm

it #

Building Perm
it[1st phase] #

Drain Perm
it #

16 ELM
 DRIVE W

EST
M

ISSISSAUG
A, O

NTARIO

SP 19-86 W
7

This drawing,   as an instrum
ent of service,  is provided  by  and  is   the

property of Architect.   This drawing is not to   be  scaled.  The
contractor m

ust  verify  and  accept responsibility for all dim
ensions  and

conditions on site and m
ust notify the architect of any variations from

 the
supplied inform

ation. The architect is not responsible for the accuracy of
survey,   structural,   m

echanical,  electrical,   and  all  other  engineering
inform

ation; and interior design  and  landscape. Refer to the appropriate
engineering drawings for engineering inform

ation.       Construction m
ust

conform
 to all applicable laws, codes  and requirem

ents. All architectural
sym

bols indicated     are    graphic  representations  only.   This  drawing
and specification is not to be used for construction purposes until signed
by the architect.

185 BRIDG
ELAND AVENUE, SUITE 107, TO

RO
NTO

, O
NTARIO

 M
6A 1Y7

T (416)783-5193                    F (416)783-3100

CUSIM
ANO  ARCHITECT

Design by:

r.   Varacalli    Architect    inc.
1700 Langstaff Ave. Unit # 1003, Concord,  O

ntario,  Canada,  L4K 3S3
T. 905 761 9544                                                             F. 905 532 0438

Architect
R. Varacalli
O

AA, RAIC

Date Printed: JULY 7, 2020

Project M
anager

J. Seto

O
wner:  SO

LM
AR EDG

E CO
RP.,

122 Rom
ina Drive,       Concord,       O

ntario,        Canada,   L4K 4Z7
Tel: (905) 660-9222                                             Fax: (905) 660-4002

Applicant:  Luis Correia - Solm
ar Developm

ent Corp.

BUILDING 'C'

C
HURONTARIO ST.

1:150
A402

ELEV

01
July 7, 2020

Re-issued for Zoning

13

PLA
N

N
IN

G
 &

 
U

RBA
N

 D
ESIG

N
RATIO

N
A

LE
1910 EG

LIN
TO

N
 AVEN

U
E

EA
ST TO

RO
N

TO



SETBACK

DRIVEWAY  'C'

FIRE ROUTE

SETBACK

WALKWAY

3.1m
 C

O
N

C
R

ETE SID
EW

ALK

BU
S PAD

 STO
P

R
EFER

 TO
 LAN

D
SC

APE D
R

AW
IN

G
S

HURONTARIO  STREET

R
O

AD
 W

ID
EN

IN
G

ROAD
WIDENING

EXISTIN
G

 PR
O

PER
TY LIN

E

N
EW

 PR
O

PER
TY LIN

E

R
ELO

C
ATE EXISTIN

G
FIR

E H
YD

R
AN

T,
PR

O
VID

E N
EW

R
EFLEC

TIVE FLAG

EXISTIN
G

FIR
E H

YD
R

AN
T

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

WALKWAY WALKWAY
WALKWAY

1.2X1.2 M
ETAL TR

EE G
R

ATE
 W

ITH
 C

O
N

C
R

ETE C
U

R
BIN

G

ELM
 D

R
IVE W

EST

EXISTIN
G

 R
ESID

EN
TIAL (to the South)

refer to Landscape DWGS for finish

C
O

N
C

R
ETE, AC

C
ESS C

U
R

B R
AD

II AS PER

PH
ASE 2

PH
ASE 3

PH
ASE 2

PH
ASE 3

18R
D

N
STAIR

 'E'

PROPERTY LINE

WALKWAY

SIG
N

: FR

SIG
N

: FR

SIG
N

: FR

SIG
N

: FR

SIG
N

: STO
P

SIG
N

: D
O

 N
O

T EN
TER

4.648m
 x 2.235m

 x 2.286m
 H

PR
E-C

AST M
AIN

TEN
AN

C
E

ELEC
TR

IC
AL C

AM
BER

DRIVEWAY  'C'
refer to Landscape DWGS for finish

R
ELO

C
ATE EXISTIN

G
U

TILITY PO
LE

Proposed Mixed-Use Development

No Date Issued for

S.P.A. Application #
Zoning Application #
O.P.A. Application #

Demolition Permit #
Hoarding Permit #
Shoring & Excavation #
Foundation Permit #

Building Permit[1st phase] #
Drain Permit #

16 ELM DRIVE WEST
MISSISSAUGA, ONTARIO

SP 19-86 W7

This drawing,   as an instrument of service,  is provided  by  and  is   the
property of Architect.   This drawing is not to   be  scaled.  The
contractor must  verify  and  accept responsibility for all dimensions  and
conditions on site and must notify the architect of any variations from the
supplied information. The architect is not responsible for the accuracy of
survey,   structural,   mechanical,  electrical,   and  all  other  engineering
information; and interior design  and  landscape. Refer to the appropriate
engineering drawings for engineering information.       Construction must
conform to all applicable laws, codes  and requirements. All architectural
symbols indicated     are    graphic  representations  only.   This  drawing
and specification is not to be used for construction purposes until signed
by the architect.

185 BRIDGELAND AVENUE, SUITE 107, TORONTO, ONTARIO M6A 1Y7
T (416)783-5193                    F (416)783-3100

CUSIMANO  ARCHITECT

Design by:

r.   Varacalli    Architect    inc.
1700 Langstaff Ave. Unit # 1003, Concord,  Ontario,  Canada,  L4K 3S3
T. 905 761 9544                                                             F. 905 532 0438

Architect
R. Varacalli
OAA, RAIC

Date Printed: JULY 7, 2020

Project Manager
J. Seto

Owner:  SOLMAR EDGE CORP.,
122 Romina Drive,       Concord,       Ontario,        Canada,   L4K 4Z7
Tel: (905) 660-9222                                             Fax: (905) 660-4002

Applicant:  Luis Correia - Solmar Development Corp.

BUILDING 'C'

C

01 July 7, 2020 Re-issued for Zoning

FIGURE 2.6 : Ground Floor Plan

Located at grade within the southerly corner of the building is a covered internal driveway 
loop for pick-ups, drop offs, loading, and servicing with access to the building’s internal 
below ground and five-storey above ground parking structure. The remaining portion of 
the ground floor of the building is designed to accommodate 467.03 m2 of non-residential 
space, with three units fronting onto Hurontario Street and one unit framing the corner of 
Hurontario Street and Elm Drive West. Wide sidewalks and entrances along both streets are 
designed to accommodate seating, landscaping, public art, as well as patio and spill out 
retail spaces between the building and the boulevard. 
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TYPICAL PERIMETER DRYWALL BULKHEADS AT VISION
GLASS IN SUITES ARE SET BACK 150mm.

FOR SMOKE ALARM LOCATION IN SUITES, SEE
MECHANICAL AND ELECTRICAL DRAWINGS.
PROVIDE 2 HOUR FIRE RATED HORIZONTAL AND
VERTICAL DRYWALL ENCLOSURE FOR ALL FRESH AIR
DUCTS, GAS MAIN, DIESEL FUEL AND FIRE STAND PIPE
RISERS. (SEE ULC Design No.429 AND MECHANICAL
DRAWINGS).

FOR STEAM ROOM DETAILS REFER TO APPROVED SHOP
DRAWINGS.

DUE TO VARIOUS CONSULTANTS AND TRADES
INVOLVED IN CONSTRUCTION, THE DIMENSIONS SHOWN
ON THE ARCHITECTURAL DRAWINGS ARE MANDATORY
FOR ALL TRADES. ANY DISCREPANCIES TO BE
REPORTED TO THE ARCHITECT FOR CLARIFICATION.

PROVIDE MIN. 55 S.T.C. AT ALL WALLS IN NEIGHBOURING
ELEVATORS OR STAIRS.

ALL TOP OF KITCHEN UPPERS TO BE @ 2135mm ABOVE
FINISHED FLOOR. CLEARANCES AROUND RANGES
WITHIN THE RESIDENTIAL SUITES AND AMENITY AREAS
TO CONFORM TO OBC SUBSECTION 9.10.22 (TYPICAL).

PROVIDE BLOCKING AS REQUIRED AT ALL MASTER
BEDROOM ENSUITES AS PER O.B.C. 3.3.4.9.(1) FOR
FUTURE GRAB BAR INSTALLATION.
ANGLED GRAB BARS = 750mm - 900mm
ABOVE THE FLOOR (ATF);
STRAIGHT GRAB BARS = 840mm - 920mm ATF;
"L" GRAB BARS = 750mm - 900mm ATF;
SHOWER GRAB BARS = 850mm ATF.
BATHTUB GRAB BARS = 80mm - 280mm ABOVE BATHTUB
RIM

ALL PIPE CHASE VOIDS TO BE FILLED WITH BATT
INSULATION.
ALL SPRINKLER HEADS (VERTICAL AND HORIZONTAL) TO
BE CONCEALED.

ALL CONCRETE BLOCK MUST HAVE SWAY BRACING AT
THE TOP, ISOLATED TIE-BACKS WHERE NECESSARY
AND ISO-SILL GASKET AT BOTTOM AS PER DETAIL
X/AXXX (REFER TO ACOUSTICAL REPORT).

DRYWALL CONTRACTOR TO PROVIDE STRUCTURE
BEHIND VANITIES FOR SUITE METER.
DRYWALL CONTRACTOR TO PROVIDE STRUCTURE FOR
CANTILEVER VANITIES SUPPORT IN WASHROOM.
WHERE WASHROOMS OR PRIMARY LIVING SPACES
WITH HARD SURFACED FLOORS ARE LOCATED ABOVE
BEDROOMS OR DENS BELOW,PROVIDE ACOUSTIC
UNDERLAYMENT BELOW THE FINISH FLOORING.
PROVIDE RUBBER PADS BELOW KITCHEN MILLWORK
WHERE LOCATED OVER BEDROOMS BELOW.
FIRE FIGHTERS ELEVATOR IS REQUIRED TO BE CAPABLE
OF CARRYING A LOAD OF 900 KG (3.2.6.5.(2)). THE
ELEVATOR CAB DIMENSIONS FOR THE FIRE FIGHTERS
ELEVATOR ARE TO BE IN ACCORDANCE WITH SENTENCE
3.2.6.6.(2) (MINIMUM PLATFORM AREA OF 2.2m2). AT
LEAST ONE ELEVATOR IS REQUIRED TO BE OF A SIZE
THAT CAN ACCOMMODATE A STRETCHER 2010mm LONG
AND 610mm WIDE (3.5.4.1.(1)) IN THE PRONE POSITION.

MINIMUM 1070mm HIGH GUARDS CONFORMING TO OBC
ARTICLE 3.3.1.17 ARE REQUIRED TO BE PROVIDED FOR
BALCONIES AND TERRACES (TYPICAL FOR ALL SUITES)
(2012 OBC SB-13).

(NOTE: USE CEMENT BOARD OR APPROVED MOISTURE RESISTANT BOARD
 AT ALL WET AREAS AS REQUIRED)

01 N = NORMAL WEIGHT; L = LIGHT WEIGHT;
STC = SOUND TRANSMISSION CLASS.

USE CEMENT BOARD OR APPROVED MOISTURE
RESISTANT BOARD AT POOL, ALL SHOWERS AND TUB
LOCATIONS AS REQUIRED.

02

ALL MECHANICALLY FASTENED GYPSUM WALLBOARD
TO BE IN ACCORDANCE WITH CSA. A82.31-1997
"GYPSUM WALLBOARD APPLICATION".

03

VERIFY ALL BULKHEAD SIZE AND LOCATIONS WITH
MECHANICAL DRAWINGS. THE ARCHITECTURAL INTENT
IS TO MINIMIZE THE CROSS SECTIONAL SIZE OF
BULKHEADS. (SITE MEASUREMENT IS RECOMMENDED).

04

05

06

07

08

09

CEMENT BOARD OR APPROVED MOISTURE RESISTANT
BOARD TO BE USED IN WET AREAS, INCLUDING AT ALL
WALLS AND CEILINGS, COMPLETE WITH PLASTER FINISH.
(NOT GYPSUM BOARD).

10

11

12

13

14

15

16

17

18

19

20

21

(NOTE: USE CEMENT BOARD OR APPROVED MOISTURE RESISTANT BOARD AT ALL
WET AREAS AS REQUIRED)

(NOTE: USE CEMENT BOARD OR APPROVED MOISTURE
RESISTANT BOARD  AT ALL WET AREAS AS REQUIRED)

(NOTE: USE CEMENT BOARD OR APPROVED MOISTURE
RESISTANT BOARD  AT ALL WET AREAS AS REQUIRED)
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2-4

2ND TO 4TH
FLOOR PLANS

1:100

01 July 7, 2020 Re-issued for Zoning

FIGURE 2.7: 2nd to 4th Floor Plans

From the second to fifth storey, the area of the building base not occupied by the internal 
parking structure contains residential units fronting both Hurontario Street and Elm Drive. 
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The top floor of the five-storey base portion of the podium contains residential units fronting 
Hurontario Street and Elm Drive West, as well as amenity space towards the back of the 
building behind these units in the form of multiple exercise rooms and studios, a lounge, and 
a large outdoor landscaped terrace overtop of the five-storey internal parking structure. 

FIGURE 2.8: 6th Floor Amenity Plan
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The second tier of the podium from the 7th to 12th floor contains residential units. At the 
13th floor, the tower portion of the building at the Hurontario Street and Elm Drive West 
intersection contains additional residential amenities including multiple party and dining 
rooms, a games room, a Wifi and TV lounge, as well as a theatre. The other half of the top 
of the podium fronting Hurontario Street contains another large outdoor landscaped terrace 
for use by residents. 

FIGURE 2.9: 13th Floor Amenity Plan
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Building C is designed to unify the development of the site through the creation of a 
compact mixed use development that accommodates intensified built form within the 
City’s Downtown area. The following section provides an overview of the various de-
sign aspects of the development proposal, highlighting how the proposal supports the 
direction provided by the City. This includes consideration for Section 9 of the Mas-
sasauga Official Plan: Building a Desirable Urban Form which encourages high quality 
urban design through intensified and compatible built form, a mix of uses, an attractive 
and functional public realm, and support for active transportation and transit uses. As it 
relates to the location of the site, this direction is specifically encouraged within Intensifi-
cation Areas, the City’s Downtown area, and in proximity to Major Transit Station Areas. 

Throughout the following section, descriptions of the proposed development are in-
tended to highlight elements of the site and building as it relates to built form and ur-
ban design direction provided by the Official Plan. As the policies of the Plan are 
both thorough and comprehensive, the following analysis of the proposed de-
velopment responds to summarized versions of different policies as appropriate. 

According to the Plan, the preferred location of tall buildings is in proximity to existing and 
planned Major Transit Station Areas and highly attractive urban quality is encouraged at 
intersections and along major streets, as these are important civic spaces and linkages. 

Additionally, the City’s Strategic Plan sets out a vision to encourage vibrant, safe, and connected 
communities, achieved through compact and connected mixed use developments that encourage 
transit, walking, and cycling as a desirable choice. To achieve its vision, the Plan also encourages 
the creation of communities that provide for a variety of opportunities to live, work, and prosper. 

3.1 Site Design and Function 

Building C is designed to unify the development of the site, providing for intensified mixed 
use built form within the City’s evolving Downtown area, consistent with the planned high 
density character of the street. The integration of Building C within the design and function 
of the development site will form a distinct identity for the block, while also contributing 
to the overall evolving and vibrant identity of the City’s Downtown Intensification Area and 
Hurontario Street Corridor. 

3.0 Analysis of the Proposed 
Development
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3.1.1 Public Realm 

In keeping with the City’s vision to encourage greater utilization of transit and active 
transportation modes, Building C proposes two active street frontages along Hurontario 
Street and Elm Drive West, with direct access to existing transit, as well as the future 
Hurontario LRT line. The Official Plan emphasizes the importance of an attractive and  
comfortable public realm along streetscapes within Intensification Areas and along major 
road, which should be designed to create a sense of identity and frame the edges of streets. 
The pedestrian scaled six storey podium provides a continuous street wall connecting the 
building and public sidewalk.  

The public realm along Hurontario Street and at the corner of Elm Drive is defined by a larger 
boulevard to encourage walkability, buffered from the street by an ashplant bike lane, large 
street trees, a street furniture and planting zone, as well as lighting, public art opportunities, 
store entrances, and outdoor patio space. Concrete unit pavers are proposed to define the 
boulevard and create a unique identity for the public realm of the site, differentiating it from 
the surrounding area. Landscape elements of the site are proposed along all four sides of the 
building, with planters located at areas of pedestrian activity, and new trees located along 
the site’s public and private roads. As emphasized by the design direction of the Official Plan, 
these site development elements work together to contribute to the quality and character of 
streets and open spaces, while supporting active transportation and transit usage. 

FIGURE 3.1: View of Proposed Podium and Public Realm Looking South-west From Hurontario Street  
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3.1.2 Pedestrian Circulation and Access

The Official Plan encourages well-coordinated public open space and walkway connections 
within developments, which should ensure that pedestrian circulation is accessible, 
comfortable, safe, and integrated. Along it’s Hurontario Street frontage, a break in the centre 
of the podium opens the building up to a covered courtyard and public walkway which 
runs from the front of the building towards the back, leading to the site’s internal driveway. 
Through the use of safe pedestrian crossings, this walkway continues past the subject site 
throughout the rest of the development site, providing connection to the two other buildings 
and public parks at the opposite end of the block. Residential access is provided off of 
Elm Drive West, at the corner of the building furthest away from Hurontario Street, which 
differentiates this entrance from the commercial uses towards the front of the building.
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3.2 Built Form and Massing 

The proposed design and location of Building C will enhance the Massasauga skyline and 
further define the evolving high rise view corridor of Hurontario Street in the City’s Downtown. 
Tall buildings at major intersections should have a strong presence within the City, and 
therefore must provide heightened architectural quality and interest and create a sense of 
enclosure and identity. Design direction from this section of the Plan also highlights the 
importance of compatible built form design that reinforces and enhances local character and 
respects immediate surrounding contexts. 

FIGURE 3.2: Pedestrian Circulation Throughout the Development Site from Building C

HURONTARIO STREET

ELM DRIVE WEST

Residential 
Access

Non-Residential 
Access

Non-Residential 
Access

Building C Pedestrian Realm Pedestrian Connection
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3.2.1 Building Articulation 

While Building C is articulated to stand out as a prominent high rise tower, it is also designed as 
a harmonious element on the development site to compliment and reinforce the architectural 
details of both Buildings A and B. Together, the three buildings are designed to create a 
tiered effect, which introduces a unique architectural style to downtown, decreasing in size 
from Building C located at Hurontario Street to Building A located closer to Kariya Drive. The 
simple lines defining the architectural style of Building C are also intended to respect the 
built form and unique architectural elements of current and future high rise buildings along 
the corridor. 

FIGURE 3.3: View Looking South-west Towards Building A, B and C on the Development Site 
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3.2.2 Podium Design 

Within Intensification Areas, tall buildings are required to incorporate podiums to mitigate 
wind and micro climatic impacts, maximize sunlight, and achieve street frontage and at 
grade relationships that support a pedestrian oriented public realm. The City directs that 
principal streets should have continuous building frontages that provide continuity of built 
form with minimal gaps between buildings and minimal building setbacks where spatial 
enclosure and street related activity is desired. Building C incorporates a tiered podium, the 
largest base portion being five storeys and occupying the majority of the subject site’s area 
and frontage along Hurontario Street. The second tier is twelve storeys and located towards 
the front of the building base along Hurontario Street.

As it relates to the public realm along both Hurontario Street and Elm Drive West, the built form 
design of the ground floor of the podium is designed to address the street and pedestrian 
scale, as well as provide opportunities for natural surveillance. This is achieved through the 
building’s continuous articulated façade with large windows and spacious entrances from 
the sidewalk leading to both active commercial uses at grade and the building’s residential 
lobby. The second floor is designed to extend overtop of the building’s at grade façade 
and pedestrian walkway in front of the building, providing enclosure to the space as well as 
pedestrian weather protection. The individual columns that extend from ground to the top 
of the base portion of the podium provide visual interest and prominence for the uses at 
grade while creating a unified rhythm for this portion of the building’s façade. This part of the 
podium is articulated at the corners fronting Hurontario Street, offering prominence to the 
public realm at intersections and visual interest to the building. 

The two tiers of the podium are designed to harmoniously fit on top of one another, with 
setbacks to define each part of the building, including the tower. The second tier of the 
podium provides additional enclosure to the building at ground level and breaks apart the 
massing of the full structure. The large landscaped terraces located on both the 6th and 13th 
floors provide residential amenity space, while also defining the setbacks of each podium 
portion where trees and landscape elements are seen from the street, from other high rise 
towers, as well as along the corridor. 
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3.2.3 Tower Orientation

Appropriate height and compatible built form transitions for tall buildings are required 
by the City of Massasauga between sites and their surrounding areas to provide for an 
integrated streetscape, as well as to maintain privacy, light and sky views. This includes 
appropriately mitigating physical and negative impacts relating to micro climatic 
conditions including sun, shadow and wind, as well as noise. The orientation of the 
tower portion of Building C has been designed to maximize views and sunlight, while 
minimizing shadows and overlook of apartment suites from the other buildings on the 
development site, as well as adjacent residential buildings, as demonstrated by the 
shadow study and wind study prepared for the development as part of this application. 
These indicate there are no significant shadow impacts on adjacent properties cast by 
Building C at peak hours, and no significant wind impacts created by the building. 

Additionally, the orientation of the building also complements the existing high rise residential 
building to the south of the site within the same block, as both buildings provide a podium 
that fronts Hurontario Street and expands across the majority of their site’s frontage, with 
the tower portion of the building located at the northern end of the podium. Not only does 
this create a unified built form streetscape along the block, but also helps mitigate any visual 
height impacts from Building C on the existing adjacent building.  
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3.3 Site Access, Parking and Services 

3.3.1 Vehicular Access

Vehicular access to Building C is integrated within the development site through connectivity 
with the site’s shared driveway network. With three access points provided off of Elm Drive, 
and one off of Kariya Drive, the building’s frontage along Hurontario Street is preserved for 
pedestrian and active transportation uses, as well as direct access to existing and planned 
transit services. This orientation provides for a continuous streetscape along Hurontario 
Street and minimizes the interaction between pedestrians and vehicles. The site’s internal 
driveways are designed to be landscaped and visually pleasing for residents. 

3.3.2 Active Transportation and Transit 

In order to promote active transportation, the site is designed to encourage walking, 
cycling, and the use of transit. Secure bicycle parking is provided internal to the build-
ing and located in between the vehicular ramps for the above ground parking structure. 
Access through the covered walkway internal to the building from Hurontario Street, as 
well as from the building’s back driveway, leads to the building’s bicycle parking area. 

Transit access and sidewalks are provided at the front of the building, while vehicular 
and goods movement is screened and internal to the building. This creates a public 
realm that prioritizes pedestrians while screening vehicular movement from public view. 
This balance inherently promotes the use of transit and active transportation for residents 
and visitors to the site, along with elements of the building such as its location along the 
street, animated building façade, and safe and comfortable connections for pedestrians, 
as previously discussed.  

3.3.3 Parking, Servicing and Loading 

Alternatives to surface parking help support an attractive and comfortable public realm. In 
alignment with the design direction from the Official Plan, Building C incorporates a 5-storey 
above ground parking structure internal to the footprint of the building, located within the 
southern portion of the building furthest away from both Hurontario Street and Elm Drive 
West. This is in addition to below grade parking that is also provided.

26

PLA
N

N
IN

G
 &

 
D

ESIG
N

 IN
C

.
PLA

N
N

IN
G

 &
 

D
ESIG

N
 IN

C
.



The ground floor of this portion of Building C provides an internal driveway for loading, 
servicing and drop offs, as well as ramp access to the above and below ground parking 
structure, buffered from Hurontario Street by the building’s commercial units, and from Elm 
Drive West by the building’s large residential lobby. Above grade, parking is screened from the 
street and public view by the building’s residential units. Where the parking structure backs 
onto the site’s driveway area as well as to the south property line, it has been designed with 
similar materials and articulation to integrate with the façade of the rest of the base portion 
of the podium.

3.3.3 Servicing and Loading

Service, loading and garbage storage is internally provided at the rear of the building, with 
access from the site’s private driveway.

FIGURE 3.6:  West Elevation of the Parking Structure Integrated Within the Podium 
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Overall, the proposal represents high-quality design that promotes intensification on a vacant 
site, enhances the public realm and pedestrian environment along both Hurontario Street 
and Elm Drive with support for active transportation and transit, and introduces built form 
that will serve as a gateway building for the development site, as well as the Downtown 
Fairview area, while respecting the character of the Hurontario Street corridor.  

This Study describes how Building C demonstrates the vision to unify the development 
of the entire site and create a compact transit-oriented mixed use development that 
accommodates intensified built form, further defining Downtown Massasauga as an urban 
centre. In alignment with the City’s Official Plan, Building C achieves the goals, objectives 
and urban design policies for new development within the City’s Downtown Fairview Area, 
along the Hurontario Street Intensification Corridor and within a Major Transit Station Area 
with future access to the Hurontario Light Rail Transit Line.

4.0 Conclusion 

29

PLA
N

N
IN

G
 &

 
U

RBA
N

 D
ESIG

N
RATIO

N
A

LE
1910 EG

LIN
TO

N
 AVEN

U
E

EA
ST TO

RO
N

TO



PROJECT

SHC.MS

1547 BLOOR STREET WEST
TORONTO, ON
M6P 1A5

  * info@sglplanning.ca 
 T  (416) 923-6630
 F  (416) 923-6916



Planning
& Design 
Inc.


