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The primary goal of designing a mid-rise commercial/residential building in this unique location was to ensure 
that it could transition the high traffic and commercial life on Queen Street West with the suburban life existing on 
Fennings Street.

The design development objectives were formulated after considering how the building can appeal to the 
adjacent residential and commercial zones, enhance community engagement, protect and provide green spaces, 
and impact the existing buildings. 

COMMUNITY
Between Queen Street West and Fennings Street, there is a vast difference between the type of traffic and 

interest attracted. In the beginning of the design development, it is important to look into what each neighborhood is 
offering. On one hand, Fennings Street - like others North of Queen Street West - are all various types of low-rise 
residences. 

This is because within a 500 m radius there are two schools, two parks, multiple grocery stores and 
restaurants, day care centers, main bus routes on Queen Street West and subway access on King Street West. 
The attraction of Queen Street West is the vast collection of retail businesses, restaurants and services. This 
attracts visitors and workers to this neighborhood to take advantage. It provides many attractions for those living in 
the suburbs to come out and enjoy the city. 
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PROGRAM
The building’s designation is commercial and residential with a total of 6 stories above grade, and a basement. The main floor consists of 

public spaces like the coffee shop and gallery, the main lobby with reception office, residential and commercial garbage, temporary bike 
storage, two exit stairwells and the two elevators. The elevators have been designed with a maximum capacity of 4000 lbs and larger size to 
accommodate families bringing strollers and trolleys for groceries. 

Found in the basement is the security office, electrical room, sprinkler room, water cistern, residential storage and permanent bike storage. 
There are 774 sq. m. of landscaped area on the site and building, 124 sq. m. of commercial area, 1499 sq. m. of residential area making a total 
gross floor area of 1623 sq. m. Of this there is 176 sq. m. of indoor amenity area located in the penthouse, and 561 sq. m. of outdoor amenity 
inclusive of the sixth floor communal terrace and all private balconies/terraces. 

To accommodate the different means of transportation there are 37 bicycle storage lockers between the first floor and basement, and two 
parking spaces accessible from the rear laneway. 
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PROGRAM
Exterior spaces include a loading bay, courtyard and two 

parking spaces. Floors two through five are occupied by a total 
of 12 residential suites, 6 of which are single bedroom suites 
and 6 that are two bedroom suites. One suite has been provided 
on the fifth floor as a studio apartment and one suite is three 
stories with terrace access on the fifth floor. In addition to the 
indoor and outdoor amenity space provided on the sixth floor, 
each unit has either a balcony or terrace. 

DEVELOPMENT OBJECTIVES 3
PHYSICAL INTENTIONS

The largest factor considered regarding the physical appeal 
and presence of this structure was how it could relate to the two 
adjacent streets independently but also unite their use. The shape 
of the building was intended to form an “L” shape for the sake of 
opening up space at the intersection of Fennings Street and Queen 
Street West. This limits the division and isolation of the two 
neighborhoods while also providing space on the site for a 
courtyard. 

Furthermore, this courtyard can be accessed from either street 
for pedestrians to enjoy, creating more opportunity for social 
interaction. The landscape feature in front acts as a garden for the 
community to enjoy and promotes an appreciation of the 
environment as you become immersed when entering the courtyard.

INTENTIONS



SOCIAL INTENTIONS
Families are the targeted demographic for this building, 

which is why the design was developed around catering to their 
needs and creating a healthy environment for children to be 
raised in. This involved providing large residential storage, and 
extra storage in the units as well, while locating the largest units 
in the lower levels. How this serves as an advantage is that 
there is easier access to the outdoors, convenience entering and 
existing, and parents can perform informal supervision from their 
suites or balconies into the courtyard. 

Moreover, the courtyard with the landscape feature 
promotes an interest for children in nature as well as spending 
time outdoors since it acts as an attraction. By spending more 
time outdoors, children and parents can develop greater 
connections within the community.

INTENTIONS 4
SYMBOLIC INTENTIONS

The significance that can be found with this structure is how it 
accommodates the existing natural landscape and then enhances it. 
For those who have either been living or visiting the area for years, 
the large Ash tree has been on this property unaltered so it was a 
goal not to cause any impact to the canopy or root system. It can be 
seen from Fennings Street how the shape of the exterior walls 
change shape to curve specifically around the tree’s canopy, which 
reveals to the public the significance of protecting the environment 
and what has been naturally existing for many decades. 

In support of this value was the enhancement of the existing 
landscape to supply the growth of vegetation in the area. The 
existing site has the tree isolated and surrounded by concrete or 
asphalt. 

However, the proposed design 
has landscape grass and many other 
plants to promote a healthy 
ecosystem. Moreover, implementing 
extensive green roofs which can 
survive the winter will be year round 
scenery for the community looking 
forward to spring time. 



CHALLENGE
Challenges that needed to be addressed to design on this 

site were concerning how a building on this property could 
impact the residences behind and how this building is impacted 
by its surroundings. Considering the proximity to low-rise 
residences, there can become an issue of privacy and 
shadowing homes with the construction of a mid-rise residential 
building. The existing homes should not feel that their privacy is 
being breached by placing a building right beside their home 
where people have a bird’s eye view into their home.

Additionally, height can become a great issue when these 
existing homes have drastically reduced sunlight and fall into 
the shadows of this new building. Creating undesired shadows 
for the existing neighborhood can compromise the unity of the 
entire community, and greatly impact the quality of life for those 
living right behind the new building. Through performing 
shadow studies of the site with a preliminary mass, it was 
determined that the greatest impact of existing buildings on the 
site were the significant shadows casted from the CAMH 
building. As we were planning a design with vegetation 
integrated and a goal of promoting time spent outdoors, this 
became a great challenge.
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DESIGN SOLUTIONS

In response to the problem of shadows and privacy, the 
zoning by-laws enforce a 45 degree planar restriction starting 
10.5 m above the rear yard setback abutting a residential 
zone, which means as we designed the shape of our building, 
floors were stepped back in order to clear this plane. Doing so 
restricted the number of storeys and proximity of higher 
storeys to the lot line, which preserves the privacy of existing 
houses and protects a certain amount of sunlight to cast over 
into the residential zone. 

If a building proposed for this corner lot was to be built full 
height up to the corner of Fennings Street and Queen Street 
West, the amount of sunlight reaching either side of Fennings 
Street would be drastically reduced. How our proposed mass 
preserves the existing environmental conditions for the 
residential zone is by creating an “L” shaped floor plan located 
as far North-East as possible. Given the limited sunlight due to 
the amount of shadow casted by the CAMH building, floors 
fronting the courtyard were stepped back progressively so that 
the amount of shadow casted from balconies above would be 
reduced.

ANALYSIS



FORMAL ORGANIZATION

The proposed mixed use building has been designed with the 
commercial/semi-public space on the main floor with multiple 
access points. Off of Fennings Street and Queen Street West, 
visitors and residents can enter through the courtyard to enter the 
building through the main vestibule. Guests entering the building are 
welcomed by the reception desk and can go to the coffee shop. The 
gallery has limited access only from Queen Street West as a fully 
public space. A large lobby has been provided to encourage social 
interaction. The remaining floors are all dedicated to residential use. 
Majority of units are located toward the front of the building, each 
with balcony access and a curtain wall facade. An additional suite is 
located in the North East corner and is three stories with terrace 
access on the fifth floor.

7

Most suites are equipped with one or two bedrooms, a full 
kitchen with eating area, a great room, laundry/storage room, 
private/semi-private bathrooms, and closet space. Floors 2 - 4 
have three units, whereas the fifth floor is reduced to two larger 
units. One being the only studio apartment. Although outdoor 
amenity space has been provided in the courtyard and balconies, 
additional space was provided on the penthouse terrace 
accessible from the sixth floor. This provides residents with more a 
place for more privacy and there are two separate outdoor areas 
for private occasions. As previously mentioned, the main entry 
point to the building is through the main vestibule, however there 
are two elevators serving each floor, and two exit stairs that empty 
into the lobby and directly to the rear laneway. 



SITE PLAN 
SCALE: 1:200
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BASEMENT PLAN 
SCALE: 1:150
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1ST FLOOR PLAN 
SCALE: 1:150
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2ND FLOOR PLAN 
SCALE: 1:150
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3RD FLOOR PLAN 
SCALE: 1:150
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4TH FLOOR PLAN 
SCALE: 1:150
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5TH FLOOR PLAN 
SCALE: 1:150
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6TH FLOOR PLAN 
SCALE: 1:150
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STRUCTURAL DESIGN: 3D MODEL 16



STRUCTURAL DESIGN: 
BASEMENT PLAN 
SCALE: 1:150
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STRUCTURAL DESIGN: 
1ST FLOOR PLAN 
SCALE: 1:150
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STRUCTURAL DESIGN: 
2ND FLOOR PLAN 
SCALE: 1:200
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STRUCTURAL DESIGN: 
3RD FLOOR PLAN 
SCALE: 1:200
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STRUCTURAL DESIGN: 
4TH FLOOR PLAN 
SCALE: 1:200
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STRUCTURAL DESIGN: 
5TH FLOOR PLAN 
SCALE: 1:200
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STRUCTURAL DESIGN: 
6TH FLOOR PLAN 
SCALE: 1:200
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STRUCTURAL DESIGN: WALL SECTION
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SUSTAINABLE DESIGN: ENERGY
Units can benefit from cross ventilation in 
the summertime by taking advantage of 
glazed openings along the curved facade 
as well as opening windows to help cool 
the building down. An HRV will be 
employed to operate primarily in the 
winter to circulate fresh air with existing 
and reclaim the heated energy.

1 VENTILATION

Green Roofs can reflect 27% of total 
solar radiation, with 60% absorbed for 
photosynthesis leaving the remaining 
13% conducted through the building. 
However, the transpiration process 
combats the heat gain by cooling the 
building down in the summer.

2 GREEN ROOF

Provides benefit to those units at the 
front of the building with the most 
glazing surfaces. The glass will permit 
sunlight transmission while reflecting 
absorbed heat to the outdoors. 
However, this coating protects against 
absorbing internal heat but reflects it 
back in to units instead. Any heat 
absorbed by the coating in the winter 
will also be transmitted into the unit for 
passive heat gain.

3 TRIPLE PANE LOW-E GLASS
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SUSTAINABLE DESIGN: WATER MANAGEMENT
Upon filtration, rainwater is moved into 
the water cistern to be held as it is 
processed to then be pumped into 
irrigation systems for site vegetation and 
grey water fixtures. Any excess water is 
drained to the city storm line. 

1 WATER STORAGE CISTERN

Rainwater is directed from green roofs 
and terraces to be sent for filtration at 
the water cistern.

2 STORMWATER COLLECTION

Permeable pavers are used within and 
around the courtyard in order to allow 
water to naturally drain with limited risk 
of flooding, reduced urban heat using 
an open-grid pavement system, and 
promotes a healthy soil environment to 
benefit site vegetation. 

3 PERMEABLE PAVING

Green roofs and green walls allow for 
increased absorption and temporary 
storage of excess water, which then is 
released back into the atmosphere 
through transpiration.

4 GREEN TECHNOLOGY
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MATERIALS

GREEN ROOF & WALLS
The ledgestone we have chosen for our building is 

Arriscraft Granville Stones which provides a natural, yet sleek 
and modern aesthetic to the rear and side of our building. 
The stones have a warm sandstone appearance and will 

function perfectly in fitting into the adjacent neighbourhood 
along Fennings Street. Being that Fennings residents receive 

a large amount of foot traffic in their area, we aimed to 
design our building to act as a sort of buffer between these 
residents and the traffic along Queen Street West without 

disrupting their access to natural light or the street itself. By 
using this form of stone facade we have created a pleasant 
appearance facing these residents that will fit nicely within 

the traditional neighbourhood aesthetic and without 
appearing as a commercial building. This would not be 

effective if this face were designed with a more commercial 
material such as metal siding or even a curtain wall system. It 
was also intended to maintain privacy for the existing houses 
on Fennings Street, where windows would be best used on 
this wall face rather than a curtain wall glazing. The stone 

material clearly defines walls, shadows, windows, and 
doorways in comparison to the curtain wall, which helps to 

distinguish to the public which entrances or exits are 
reserved for private use.

Green Walls and Roofs are becoming 
increasingly popular for both their sustainable 

features and their natural, comforting aesthetic. Our 
building is utilizing all these forms of green 

technology to give our entrances and courtyard area 
the sense of being in a natural landscape. While also 

acting as an effective screen from the busy street 
traffic on Queen. These green features provide our 

building with a natural appeal that contrasts the 
typical concrete jungle aesthetic of the city. Being 

tightly surrounded by buildings in the vicinity, the use 
of a green wall provides a feeling of space on this 
corner that is amplified by the use of a small berm 

that works seamlessly into the wall. This combination 
of the landscape and the green wall gives this corner 

the appearance of a landscape feature. This 
selection of materials gives users the impression of a 

park, or a place to experience nature. By selecting 
vegetation as a material, pedestrians are attracted to 

the green wall, and will quickly find a courtyard 
behind where the public is welcome.

LEDGESTONE VENEER
The use of curtain glass walls facing the busy Queen 

Street West area provides the roadway with a clean, unique 
and sophisticated modern aesthetic that is visually 

appealing to pedestrian traffic and fits into its surrounding 
environment quite nicely. This form of glazing system 

provides a welcomed contrast to the streetscape as many of 
the surrounding buildings utilize the traditional 

brick/masonry style. The CAMH building across the street is 
a great example of this contrast as it utilizes both brick and 
glazing systems to fit into its surroundings despite its size. 

The tinted glazing system will provide tenants of the building 
with an increased level of privacy versus a clear glazing 

system without sacrificing levels of natural light into tenant 
spaces as well as provide them a unique living experience. 

The effect of a curtain wall facade on the main floor, is that it 
allows the public to see the Coffee Shop, Gallery and Lobby, 

which is inviting and clearly shows the intention of these 
spaces for semi-public use.

VISUALLY MARKED GLAZING
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EXTERIOR DESIGN: VIEW FROM INTERSECTION 28



EXTERIOR DESIGN: VIEW FROM QUEEN ST. 29



EXTERIOR DESIGN: VIEW FROM FENNING ST. 30



EXTERIOR DESIGN: REAR TERRACE 31



EXTERIOR DESIGN: COURTYARD 32



EXTERIOR DESIGN: COURTYARD GREEN ROOF 33



INTERIOR DESIGN: RESIDENTIAL UNIT 34



INTERIOR DESIGN: RESIDENTIAL UNIT 35



INTERIOR DESIGN: LOBBY (RECEPTION) 36
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