
 

 

ARCHITECTURAL DESIGN REVIEW 
For submission with development proposals in the City’s Tourist Area 

Property Owner:  

Property Address: 

Architect:  

Application Number:  

Date:  

Please describe in detail how the development complies with the following 
design objectives. Where the proposed design deviates from the objective 

please describe treatments proposed to mitigate the impact or to compensate 
for the design variance. Proponents should reference the Tourism Policy 

Review and Implementation handbook for further guidelines. 
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PRINCIPLE 1 - POSITIVE BASE BUILDING PRINCIPLE 

Achieve a positive base interface between vertical building and street elements through built to 
lines, setbacks, edge treatments, weather protection, transparency, proportion and scale.  

DESIGN OBJECTIVES 

Podiums that occupy 75% of lot frontage to provide a well defined street edge. 

Has this objective been met?  Yes  No  

A clearly defined street wall at podium level to provide a continuous build form with adjacent developments 
on the same or neighbouring blocks (except for driveways). 

Has this objective been met?  Yes  No 

A clearly defined building base at the podium level that is designed to animate the street and engage the 
public (i.e. retail stores, restaurants, galleries, lobbies, etc.) 

Has this objective been met?  Yes  No 

Weather protected canopies and colonnades incorporated along street frontages that respect pedestrian 
scale, sidewalk width and overall scale of the building. 

Has this objective been met?  Yes  No 

Architectural features (including cornice bands, balconies, etc.) that complement the architectural form of 
adjacent buildings. 

Has this objective been met?  Yes  No 
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Mid-block connections through or around buildings with weather protection and active pedestrian facilities 
that are integrated with public pedestrian systems and transit services. 

Has this objective been met?  Yes  No 

Drop-off areas for pedestrian and vehicles that are integrated with the architectural functionality of the 
development. 

Has this objective been met?  Yes  No 

In the case of above grade parking structures, active uses (retail, etc.) are incorporated. 

Has this objective been met?  Yes  No 
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PRINCIPLE 2 - PUBLIC REALM AT GRADE PRINCIPLE 

Achieve an upgraded pedestrian environment through high quality streetscape, planting and 
furniture, and signage. 

DESIGN OBJECTIVES 

Consistency with the Streetscape Master Plan achieved. 

Has this objective been met?  Yes  No 

Private development streetscape improvements tied into the public pedestrian system and transit services. 

Has this objective been met?  Yes  No 

The built form of development and land use designed to engage the pedestrian and transportation corridor 
to encourage the presence of people and sense of place. 

Has this objective been met?  Yes  No 

Wider sidewalks and active public uses as described in the Streetscape Master Plan and the Sustainable 
Transportation Master Plan accommodated. 

Has this objective been met?  Yes  No 

Pedestrian and open space linkages provided between the site and Queen Victoria Park (physical or 
visual). 

Has this objective been met?  Yes  No 
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PRINCIPLE 3 - THE SKY VIEW PRINCIPLE 

Maximize sky, light and air transparency by building buildings with adequate spacing and mass, 
and mitigate shadow and blocking light and air penetration—avoid a feeling of a wall of 
development.  It is the view of the composition of the buildings from all sides. 

DESIGN OBJECTIVES 

Tower placements situated to ensure maximum sunlight and sky view between them. 

Has this objective been met?  Yes  No 

A diversity of building heights along the development block is created. 

Has this objective been met?  Yes  No 

Towers are setback above the building base/podium level. 

Has this objective been met?  Yes  No 

A separation distance of 25m between towers on the same lot and 12.5m between towers and side lot 
lines. 

Has this objective been met?  Yes  No 

The building footprint above podium does not exceed 1,000m2 (10,000ft2) and width to depth ratio does not 
exceed 1: 1.5. 

Has this objective been met?  Yes  No 
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No mirrored walls. 

Has this objective been met?  Yes  No 

Building form has clearly defined building bases, tower shafts and roof treatments with appropriate design 
on all sides. 

Has this objective been met?  Yes  No 

Changes in dimensional width and use of architectural materials produces the effect of point towers. 

Has this objective been met?  Yes  No 
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PRINCIPLE 4 - SKYLINE HEIGHT PRINCIPLE 

The taller the building, the more slender it should be.  A diversity in heights should be provided 
as long as it is shaped or located in a way that warrants the height. 

DESIGN OBJECTIVES 

Clearly defined roof features are incorporated to enhance the skyline. 

Has this objective been met?  Yes  No 

Towers run perpendicular to the escarpment edge to avoid a wall effect. 

Has this objective been met?  Yes  No 

A gradation of height down towards the escarpment and Queen Victoria Park. 

Has this objective been met?  Yes  No 

A gradation of height down towards the residential community. 

Has this objective been met?  Yes  No 

A view corridor within 300m radius of Skylon Tower is to be retained. 

Has this objective been met?  Yes  No 
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PRINCIPLE 5 – NIAGARA FALLS VIEWS AND VISTAS PRINCIPLE 

Enhance the visual connections to the features of the Falls and across border and other 
environmental amenities.  Avoid obstructing the valuable views and creating new ones. 

DESIGN OBJECTIVES 

Massing and building size is designed to maintain the views and exposures to natural and man made 
features. 

Has this objective been met?  Yes  No 

The building design enhances views to and from the Niagara River and Falls. 

Has this objective been met?  Yes  No 

Visible extensions of landscape themes from Queen Victoria Park up to the escarpment create a 
park-in-the-city effect. 

Has this objective been met?  Yes  No 

 

  



 
 

9  

PRINCIPLE 6 – POSITIVE MICROCLIMATE PRINCIPLE 

Implement design measures that will maximize comfort, enjoyment of the public realm, and 
minimize impacts on adjacent properties through shadow, wind and snow.  Consider pedestrian 
criteria for sitting, standing and walking. 

DESIGN OBJECTIVES 

Protection of the microclimate of the public realm and open space from potential impacts generated by the 
scale and mass of the building. 

Has this objective been met?  Yes  No 

Impacts of wind/shadows are mitigated through design at both the micro and macro scale rather than 
landscaping. 

Has this objective been met?  Yes  No 

5 hours of sunlight on September 21st remains on the pedestrian corridor, open space areas, entry 
corridors, retail and Falls access streets. 3 hours elsewhere. 

Has this objective been met?  Yes  No 

Mist dispersion over the Falls is avoided/mitigated through building design. 

Has this objective been met?  Yes  No 
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PRINCIPLE 7 – PARKING AND CIRCULATION 

Allow less intrusive parking solutions that increase the convenience of the Tourist district; and 
implement services that reduce automobile circulation at and around the Falls and Queen Victoria 
Park. 

DESIGN OBJECTIVES 

Required parking is provided on site. 

Has this objective been met?  Yes  No 

Parking is provided in structured lots or underground. 

Has this objective been met?  Yes  No 

Retail/Active uses along street frontage of parking structures. 

Has this objective been met?  Yes  No 

Surface parking is divided and dispersed by landscaped strips and modules. 

Has this objective been met?  Yes  No 
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	Name of Property Owner: 1000052392 Ontario Inc.
	Property Address: 4898 Kitchener Street, Niagara Falls
	Project Architect: Matthew Schmid Architecture/ Planner: NPG Planning Solutions
	Application Number: 
	Date: March 2026
	Design Objective 1: The mixed-use building fronts onto both Kitchener Street and Hunter Street. The podium  of this building is constructed along the full extent of frontage on Kitchener Street and most of the frontage on Hunter Street. Along Kitchener Street, from east to west, the podium consists of the hotel’s cafe/lounge, the hotel lobby entrance, the music hall entrance and the raised patio.. Along the Hunter Street f, the podium consists of the raised patio to the north, the heritage building (music hall) mid block and the upper portions of the hotel podium  to the south. The podium does not extend along the entire Hunter Street frontage to accommodate a servicing area on the ground floor.
	Design Objective 2: The podium of the mixed-use building helps define the street walls on Kitchener Street and Hunter Street clearly. The relatively consistent setback from  Kitchener Street and the continuous nature of the podium along this interface creates a strong street wall. While the podium does not extend along the entire Hunter Street frontage, the overall podium follows the alignment of the street line and maintains a human-scaled height that relates effectively to the adjacent public realm. Moreover, there are no adjacent developments to the mixed-use building on the same block.
	Design Objective 3: The podium of the mixed-use building incorporates active uses in the form of the hotel lobby and café/bar/lounge spaces, the raised patio at the intersection of Kitchener Street and Hunter Street as well as a clearly identified entrance into the music hall from Kitchener Street frontages. These uses will animate the street and engage pedestrians effectively.
	Design Objective 4: Weather protection is provided through a canopy and recessed entrance along the Kitchener Street for the main entrance of the mixed-use building.
	Design Objective 5: The level 3 terrace facing Kitchener Street is aligned with the cornice line of the heritage building (music hall), and the overall scale and massing of the podium has been carefully established in relation to the heritage building. The warmth and texture of the proposed terracotta panels on the mixed use building provide a contemporary interpretation of the red brick façade of the music hall. The rounded corners of the mixed use building also harmonizes with the circular design of the conserved building. The ground floor set back and third floor step back along Kitchener Street maintain views to the heritage building bell tower from the east and maintain its prominence at the pedestrian scale.
	Design Objective 6: Mid-block connections are not necessary for the proposed mixed use building because of the lot length.
	Design Objective 7: The proposed development provides dedicated drop off areas and valet services within the Kitchener Street right-of-way and directly in front of the hotel’s lobby and music hall entrance. This ensures operational efficiency, creating a seamless interface between arriving vehicles and the building’s primary entrances.
	Design Objective 8: The proposed mixed-use building does not incorporate above grade parking structure. Parking is provided at 4873 Kitchener Street which is not subject to this Architectural Design Review. However, active uses such as dining and retail are planned for the ground floor of the parking garage facing Kitchener Street and Victoria Avenue.
	Design Objective 9: Overall, the proposed development is consistent with the Streetscape Master Plan, particularly in relation to parking areas and the provision of the outdoor patio. A discussion of how 4873 Kitchener Street will contribute to the Victoria Avenue’s typical cross section in the Streetscape Master Plan is provided in the Planning Justification Report.
	Design Objective 10: Proposed streetscape improvements on Kitchener Street and Hunter Street contributes to an inviting and exciting public pedestrian system.
	Design Objective 11: The building massing and orientation create a pedestrian-scale street wall that frames the streetscapes while the tower design and step backs help avoid a slab-like built form and prevent overwhelming the public realm. Active uses at the ground floor on both street frontages enliven the pedestrian environment and provide eyes on the street.
	Design Objective 12: The proposed streetscape improvements include continuous sidewalks along both sides of Kitchener Street. Access to building entrances consisting of retail stores and lobby areas, mid-block connections, and seating are provided along the Kitchener Street frontage to encourage pedestrian use.
	Design Objective 13: This objective is not applicable due to the significant distance between the Subject Lands and Queen Victoria Park. 
	Design Objective 14: There is only one (1) proposed tower on the Subject Lands and there are no other tall buildings on adjacent lands. The slender tower form allows sunlight and sky view to pass around the building, avoiding a “wall effect” along the Niagara Falls skyline. The tower’s small floor plate and tapered built form result in narrow, fast-moving shadows that are not extensive.
	Design Objective 15: There is only one (1) proposed tower on the Subject Lands. The proposed building incorporates a 4-storey podium and incremental building step backs from the 3rd storey. This massing strategy introduces variation in height across the building and creates a more articulated and visually dynamic form.
	Design Objective 16: The proposed tower structure above the 19.2-metre podium is setback at the podium from the Kitchener Street elevation and incorporates building step backs at the southern elevation.
	Design Objective 17: There is only one (1) proposed tower on the Subject Lands. The tower is set back at 0 metre from the interior side lot line. Regular stepbacks from this lot are proposed from the 7th storey to the 50th storey of the tower. At the 50th storey, the tower is set back 3.8 metres from this interior lot line. This is appropriate as there is no existing tower on the adjacent lands. This adjacent property is also zoned TC-1142 which permits a building at the southeast corner fronting on Victoria Avenue to have a maximum height of 27 metres or 7 storeys. This building is more than 25 metres from the proposed tower on the Subject Lands.
	Design Objective 18: The proposed tower has a maximum floor plate of 525 square metres. The width-to-depth ratio for the majority of the tower component, between the 13th and the 49th floor, is 1:1.48, meeting this objective.
	Design Objective 19: Mirrored glass is intentionally avoided to minimize bird collisions and to align with bird-friendly building design principles.
	Design Objective 20: The proposed 50 storey tower is comprised of a 4 storey podium with a clear architectural rhythm of solid and glazed walls with strong horizontal bands at each floor level. The tower shaft steps back and rises above the podium with an alternating, layered and cascading bands of solid wall and curtainwall glazing that provide a strong vertical emphasis. The top of the tower transitions to a horizontal composition, steps back and tapers toward to the top to create a satisfying culmination to the slender tower. The base middle and top are clad in warm, textured, terracotta panels that create a strong relationship to the red brick of the existing heritage building while remaining distinct and contemporary. 
	Design Objective 21: The proposed tower’s floor plate is 525 m² at the 5th floor and 427 m² at the uppermost levels, demonstrating a significant reduction in building width as the tower ascends. The building massing incorporates regular stepbacks to produce a slender architectural form characteristic of point towers. The tower incorporates a sculpted and dynamic form and the resulting profile adds visual interest to the skyline.
	Design Objective 22: The tower’s stepped, tapering design creates a distinctive silhouette that reinforces the building’s flowing, vertical expression. This upper form echoes the design’s broader intent to resemble the cascading movement of the Niagara Falls, with the roof feature completing that architectural flow. As a result, the roof component will become a recognizable feature that both enhances the skyline and symbolically connects the tower to the natural landmark that defines the city.
	Design Objective 23: The proposed tower is significantly setback from the escarpment edge, coupled with the absence of adjacent tall buildings ensures that the proposal does not contribute to a continuous wall of development.
	Design Objective 24: This objective is not applicable due to the significant distance between the Subject Lands and Queen Victoria Park.
	Design Objective 25: The proposed development incorporates building stepbacks along its northerly and westerly elevations to create the effect of a gradation of height towards the existing low-rise residential to the north and west of the Subject Lands. The tower’s placement is already at the easterly limit of the lot line, ensuring the maximum buffer from the residential properties to the west. The supporting Shadow Study confirms that the proposed development does not create adverse shadowing impacts on nearby existing residential properties.
	Design Objective 26: The proposed development is approximately 1.5 kilometres away from Skylon Tower. Hence, the view corridor within 300m radius of the tower is retained.
	Design Objective 27: The Subject Lands are sufficiently separated from natural and man-made features, such as the Falls, and Queen Victoria Park, and the massing of the tower ensures that the proposal supports views to the Falls, the Skylon Tower and distant views of the American skyline, consistent with the intent of the objective.
	Design Objective 28: Due to the significant distance between the Subject Lands and the Niagara River and the Falls and the lack of any tall buildings west of the site, the proposed tower will not obstruct any views to and from these features. The proposed hotel use and stepped floorplate design will enable future guests and tourists to the City to have better views of the Niagara River and the Falls from the south, east, and west elevations of the proposed building.
	Design Objective 29: This objective does not apply to the proposed development due to its location. Landscape treatment is proposed along both street frontages and will contribute to a more attractive public realm.
	Design Objective 31: The wind study evaluated the impact of the original design of the proposal through configuration 1. Wind impacts have been taken into consideration and the tower design and massing have been revised and evaluated again through configuration 2. Further interventions in the form of tall wind screens and higher terrace railings could be considered at the later design stages in addition to landscaping.
	Design Objective 32: The Shadow Study concludes that adjacent public sidewalks will receive adequate sunlight during the testing periods. Falls Avenue, being an entry corridor, will receive at least 5 hours of sunlight on September 21. All adjacent sidewalks are also expected to receive a minimum of 3 hours of sun between 10am-6pm on September 21. As an east-west oriented street, most of the sidewalk on the south side of Kitchener Street will still receive at least 4 hours of sunlight on April 21 and at least 3 hours on September 21. For clarity, neither Kitchener Street or Hunter Street is considered an entry corridor, retail street or Falls access street and will be required to have at least 3 hours of sunlight on September 21.Mist dispersion over the Falls is avoided/mitigated through building design.
	Design Objective 30: There is no existing open space in the vicinity of the Subject Lands. The Shadow Study concludes that adjacent public sidewalks will receive adequate sunlight during the testing periods. The Wind Study concludes that generated wind conditions are suitable for general pedestrian use in the summer while minimal uncomfortable conditions are expected along the sidewalks on Kitchener Street and Hunter Street. Wind conditions are anticipated to satisfy the wind safety criterion on all public sidewalks. The remaining marginal discomfort could be further improved through targeted local interventions which will be considered in later design stages.
	Design Objective 33: As the Subject Lands are far from the Falls, no impact on mist dispersion is expected.
	Design Objective 34: All parking associated with the proposed development is provided on 4873 Kitchener Street. The requested ZBA will provide relief for off-site parking.
	Design Objective 35: All parking associated with the proposed development is provided in the proposed parking structure, consisting of an underground level and four above-ground levels on 4873 Kitchener Street. Additionally, 38 surface parking spaces located at the rear of 4873 Kitchener Street are expected to be handed over to the City of Niagara Falls to make up for the existing municipal parking lot.
	Design Objective 36: Retail uses are proposed at ground level of the parking structure along Victoria Avenue and Kitchener Street. Generous landscaping along the frontages and high quality façade treatment are also contemplated for the proposed parking structure.
	Design Objective 37: No surface parking area is proposed within 4898 Kitchener Street. Only 38 surface parking spaces are provided and they are located at the rear of 4873 Kitchener Street. Perimeter landscaping has also been provided around the surface parking and the property line to further reduce its visual impact on the adjacent land use.
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