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EXECUTIVE SUMMARY
Polocorp Inc. is proposing the residential development of the lands municipally
addressed as 155 and 171 Guelph Avenue. The development proposal includes a
variety of housing forms including single-detached, townhouse, and multiple units. This
development will allow for approximately 187-207 new residential units within the Silver
Heights community.
The lands currently contain the Forbes Estate, an identified cultural heritage resource
within the City of Cambridge’s Heritage Properties Register. The Forbes Estate (171
Guelph Avenue), along with an existing single-detached residential dwelling (155
Guelph Avenue), will be retained within the development proposal. A portion of the
lands have been identified as part of the City’s Natural Heritage System. Further studies
have been completed to identify the lands to be conserved as Locally Significant
Natural Areas and floodplain lands, which will be retained within an open space
designation and conveyed to the municipality as part of the development.
To facilitate this development, the proponent will be submitting two development
applications:
•
•

Zoning By-law Amendment; and
Draft Plan of Subdivision.

An Urban Design Brief is required as part of the complete Zoning By-law Amendment
and Draft Plan of Subdivision applications, as per the Pre-Consultation meeting for the
subject lands held on October 26, 2017. This Urban Design Brief has been designed to:
•
•
•
•
•

Provide a site description and detail the existing conditions of the lands;
Outline the intended vision and goals for the intensification of the site;
Summarize the design elements of the site to ensure compatibility with the
cultural heritage resources and established neighbourhood;
Summarize how the proposed design responds to the City of Cambridge’s
Official Plan urban design policies contained within Chapter 5; and
Provides a summary of conclusions regarding the proposed redevelopment of
the lands.
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1.0 INTRODUCTION
Polocorp Inc. (‘Polocorp’) is proposing the development of the lands municipally
addressed as 155 and 171 Guelph Avenue (‘Subject Lands’) within the City of
Cambridge, Ontario. The development proposes an infill residential subdivision north of
Hespeler village that includes a variety of housing forms including single-detached
dwellings, townhouse dwellings, and a 12-storey apartment building. This development
will allow for approximately 187-207 new residential units within the Silver Heights
community.
To facilitate the development, Polocorp is submitting applications to the Region of
Waterloo and City of Cambridge for both a Zoning By-law Amendment and a Draft
Plan of Subdivision application.
A Pre-Consultation meeting was held on October 26, 2017 at the City of Cambridge
City Hall. City and Regional staff, along with commenting agencies, provided
comments and required studies to be submitted as part of the Zoning By-law
Amendment and Draft Plan of Subdivision applications. The Pre-Consultation Record
identified that City staff required an, “Urban Design brief addressing Chapter 5 of the
City of Cambridge Official Plan”.
This Urban Design will provide discussion and analysis on the following:
•
•
•
•

•

Provide a site description and detail the existing conditions of the Subject Lands;
Outline the intended vision and goals for the development of the site;
Summarize the design elements of the site to ensure compatibility with the
cultural heritage resources and established neighbourhood;
Summarize how the proposed design responds and is in conformity with the City
of Cambridge’s Official Plan urban design policies contained within Chapter 5;
and
Provide a summary of conclusions regarding the proposed development of the
lands.

SUPPORTING STUDIES AND MATERIALS
This Urban Design Brief has considered the following plans and studies supporting the
applications for a Zoning By-law Amendment and Draft Plan of Subdivision:
•
•
•
•
•
•
•
•

Site Plan drawings prepared by Polocorp;
Massing model prepared by Polocorp;
Shadow studies prepared by Polocorp;
Trail Plan prepared by Polocorp;
Engineering drawings prepared by GM Blueplan;
Tree Management Plans prepared by Dougan & Associates;
Heritage Impact Assessment prepared by ASI; and
Noise and Vibration Feasibility Study prepared by HGC Engineering;
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2.0 SITE CONTEXT
2.1 SITE LOCATION AND DESCRIPTION
The Subject Lands are municipally addressed as 155 and 171 Guelph Avenue and
comprise 5.25 hectares (12.96 acres) of land north of the former village of Hespeler and
west of Speed River in the City of Cambridge (Figure 1). The site is located on the
southeast corner of the Guelph Avenue and Shaw Avenue East intersection. The site is
an irregular shaped parcel with approximately 193.9 metres of frontage along Guelph
Avenue and 7.2 metres of frontage along Shaw Avenue East. A portion of Forbes Creek
runs along the eastern portion of the Subject Lands, connecting to the Speed River to
the southeast.

FIGURE 1: SITE CONTEXT OF SUBJECT LANDS

2.2 EXISTING SITE CONDITIONS
Topography and Environmental Conditions
The topography of the site gently slopes towards the southeast area of the lands, with
significant slopes adjacent to Forbes Creek. Due to its proximity to the Forbes Creek and
Speed River, a portion of the lands contain an identified floodplain. Additionally, the
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lands have been identified as part of the City’s Natural Heritage System, having locally
significant natural features as well as a steep slope directly west of Forbes Creek.
Buildings and Infrastructure
The site currently contains a mixture of buildings including single-detached dwellings,
garages, and a stone structure (Figure 2).

FIGURE 2: EXISTING BUILDINGS AND TRAILS ON THE SUBJECT LANDS
There are two single-detached dwellings on the Subject Lands - a dwelling municipally
addressed at 171 Guelph Avenue and known as the ‘Forbes Estate’ (Figure 3) and
another dwelling to the east of the Forbes Estate, municipally addressed as 155 Guelph
Avenue (Figure 4). Both dwellings are currently accessed via a driveway off Guelph
Avenue (Figure 5). Both 155 and 171 Guelph Avenue will be retained within the
development proposal on separate parcels of land that are exclusive to the Draft Plan
of Subdivision application.
An existing asphalt trail (shown on Figure 2) traverses through the southern portion of the
property, running along the eastern edge of the treed slope and coming to an end
south of the northern property line. A bridge over Forbes Creek was constructed by the
municipality for the landowner approximately seven years ago (Figure 6). This bridge will
be maintained within the development to enhance the existing and proposed trail
network for the current and future residents.
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A stone building, referred to as the ‘Stone Ruins’, is located along the southern
boundary of the site. The building is made of primarily rubble coursed stone walls with
stone corner quoins, and likely a remnant of one of the operations of Jacob Hespeler’s
grist mill, sawmill, cooperage, gas house, distillery, and stone wooden mills that were
operated on the property from 1835 to 1869 (source: Heritage Impact Assessment, ASI).
This structure has deteriorated over time and is missing its roof (Figure 7).
There are also three garages (North, Central, and South) on site which will be
demolished to facilitate the development of the lands.
The Subject Lands are adjacent to, and directly north of, 151 Guelph Avenue (known as
the Kribs-Barber House) which is listed on the City of Cambridge’s Heritage Properties
Register.

FIGURE 3: 171 GUELPH AVENUE (FORBES ESTATE)
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FIGURE 5: EXISTING DRIVEWAY LOCATION FOR 155 AND 171 GUELPH AVENUE

FIGURE 6: EXISTING BRIDGE
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FIGURE 7: STONE RUINS

2.2 SURROUNDING LAND USES
Broader Area Context
The subject lands are within the Silver Heights neighbourhood. This neighbourhood is
bounded by Black Bridge Road to the north, Hespeler Road to the west, and the Speed
River to the east and south. The neighbourhood is characterized by a mix of low-rise
residential buildings, including single-detached, semi-detached, and townhouse style
dwellings. There are also industrial buildings to the south of the Subject Lands, including
Four Fathers Brewing Company, which shares a property boundary with the site along
the south.
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FIGURE 8: SUBJECT LANDS AND SURROUNDING CONTEXT
Adjacent Properties
South
The southern property line is abutted by a single-detached residential dwelling (151
Guelph Avenue), known as the Kribs-Barber house, which is a property identified in the
City of Cambridge’s Heritage Properties Register. The southern property line also abuts
an industrial site (125 Guelph Avenue), which has recently been acquired and
occupied by Four Fathers Brewing Company.
East
Along the eastern property line abuts a branch line of Canadian National Railway (CN
Rail). Directly east of the CN Rail is the Mill Pond and Speed River.
West
The western property line contains frontage onto Guelph Avenue, which is an existing
two-lane collector road. Existing built form on the east side of Guelph Avenue consists
of predominantly two-storey single-detached houses except for a modern bungalow
and a 1.5 storey stone gothic revival home (Figures 9-11).
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The east side of Guelph Avenue (between Fisher Mills Road and Shaw Avenue East) is
comprised of a mix of architectural styles. Many of the existing dwellings have been recladded but appear to retain many of the original window openings.
The following are some of the key attributes of the built form:
•
•
•
•
•

No attached garages (except for the modern bungalow). Front façades with
windows and doors are the main features.
Roof styles are a mix of hip and gable but are well proportioned with the building
(roof does not overwhelm dwelling).
Front yard setback ranges from approximately 3 to 5 metres framing Guelph
Avenue.
Lot frontages range from approximately 13 - 15 metres with a predominate
building width of approximately 8 metres.
Building are generally located to one side of the lot (now being used for
driveways and parking).

FIGURE 9: EXISTING DWELLINGS ALONG GUELPH AVENUE
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FIGURE 10: EXISTING BUILT FORM ON GUELPH AVENUE (SOURCE: JAMES HORAN, AUGUST 20TH, 2018).

FIGURE 11: EXISTING BUILT FORM ON GUELPH AVENUE (SOURCE: JAMES HORAN, AUGUST 20TH, 2018).
North
Immediately to the north, the lands are abutted by existing single-detached and semidetached residential dwellings along Shaw Avenue East. These dwellings vary in age
and contain a mixture of materials including brick, siding, and stone. Several dwellings
contain unattached garages (Figure 12).
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FIGURE 12: DWELLINGS ALONG SHAW AVENUE EAST

Transit
Guelph Avenue has been identified as a ‘Planned Transit Corridor’ as well as a
‘Planned Cyclist Route’, as per Map 5a Regional Transit Network, of the Regional
Official Plan (ROP).
Grand River Transit (‘GRT’) offers routes 51A and iXpress 203 along Guelph Avenue. The
iXpress 203 route connects Conestoga Mall to Cambridge Centre. The 51A route
connects to Ainslie Street terminal. These two routes provide access to the broader
transportation network, as well as connections to the ION LRT.
Connections to active transportation exist on the site through the connection to the
Trans Canada Trail along the CN Rail line, which is located along the southern border of
the property. This trail connects to the Hespeler Mill Pond Trail to the north of the subject
lands, with internal trail/sidewalk connections proposed as part of the development to
ease access to the trail network for existing and future residents.
Guelph Avenue currently contains a sidewalk on the western portion of the street. As
part of the development, a sidewalk is proposed to be constructed on the eastern
portion of the street to increase pedestrian connectivity and active transit opportunities.
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3.0 VISION
3.1 DEVELOPMENT DETAILS
The proposed residential development will be brought forward with a Zoning By-law
Amendment and Draft Plan of Subdivision application. It is proposed that the existing
Forbes Estate, the dwelling addressed as 155 Guelph Avenue, and a new estate lot will
be severed through separate consent applications. The remainder of the lands will be
included within the Draft Plan of Subdivision application.
The development proposal includes a variety of housing types including singledetached, townhouse, and multiple units (Figure 13 and Appendix A). The use of lotless
blocks is proposed to provide for greater flexibility and to meet market demands and
shifts. Detailed design of each block will be completed during the Plan of
Condominium and Site Plan applications for the development.

FIGURE 13: PROPOSED SITE PLAN FOR THE SUBJECT LANDS
The proposed development provides for approximately 187-207 residential units. This
includes 187-207 units within the Draft Plan of Subdivision and the three lots fronting onto
Guelph Avenue.
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Retention of the Cultural Heritage Resource
The Forbes Estate house will be retained on a 0.33-hectare (0.82 acre) parcel of land
with frontage onto Guelph Avenue. The existing driveway to the dwelling will be
realigned to allow for alignment with Fisher Mills Road. The large-lot will also retain the
trees in situ to conserve the context of the building in relationship to the street.
An estate lot will be provided between the Forbes Estate and Kribs-Barber house with
frontage onto Guelph Avenue. This lot will remain zoned as R2 and will comply with the
applicable Zoning By-law to provide compatibility in street frontage, lot area, and built
area. A single-detached dwelling will be constructed for this lot with an approximate
15-metre setback to allow for visual compatibility with the two cultural heritage
resources to the north and south.

FIGURE 14: FORBES ESTATE WITH EXISTING LANDSCAPING
Tree Retention
The development proposal will allow for the retention of trees along the northern,
eastern, and southern property boundaries.
Trees contained on the lot for the Forbes Estate will be retained to maintain a similar
sense of place that currently exists today and establish context to Guelph Avenue.
Trees located along the frontage of Blocks 8 and 9 (lots fronting onto Guelph Avenue)
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will be retained, where feasible, to maintain the streetscape along Guelph Avenue.
Intrusions into the trees to accommodate driveways will result in removal and will be
addressed through the replanting and/or relocation (if feasible) of the trees along
Guelph Avenue or elsewhere as determined through the planning process.
An enhancement area has been provided along the southern boundary of the Subject
Lands, which will be provided within the floodplain. Trees located within the LSNA areas
will be retained in situ. Many of the trees that abut the existing residential dwellings
along Shaw Avenue East will be retained, including three large black walnuts. These will
serve to retain the natural heritage features while allowing for a buffer from the
proposed development to the existing residences. An illustration of the retained trees
and open space areas is shown in Figure 15 and Appendix B.

FIGURE 15: PROPOSED ENHANCEMENT, PRESERVATION, AND OPEN SPACE PLAN
Massing Model
The massing model (Figure 16) illustrates the proposed residential development in
relationship to the surrounding neighbourhood and speed river. The built form transitions
from single-detached dwellings along Guelph Avenue and abutting the residences on
Shaw Avenue East, to townhouse internal to the site, to the 12-storey apartment
building to the southeast of the Subject Lands.
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As the topography of the site slopes towards the southeast area of the Subject Lands
where the 12-storey apartment building has been sited. This allows for wise use of the
existing topography and reduces potential massing impacts.
The massing model demonstrates that the proposed development is both compatible
and sympathetic to the existing neighbourhood and provides a variety of housing types
within an infill development. The proposed single-detached dwellings, townhouses, and
townhouses wrapping the base of the mid-rise tower are efficient in dealing with the
transition in height and massing to the adjacent properties.

FIGURE 16: RENDERING OF 3D MODEL LOOKING SOUTHEAST ILLUSTRATING THE PROPOSED DEVELOPMENT
Built Form
To illustrate some of the key features of the dwellings along Guelph Avenue, Figures 17
and 18 have been provided for conceptual purposes only. The elevations represent
recessed garages that are subordinate to the main building, as well as front porches for
active frontages. The dominant materials proposed for Guelph Avenue consist of brick
and stone, with appropriate architectural accents and accentuation of front porches
or stoops.
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FIGURE 17: SAMPLE ELEVATION 1

FIGURE 18: SAMPLE ELEVATION 2

Figure 17 illustrates a sample front elevation that demonstrates street connectivity
through the provision of front stoops pulled forward and rooflines that are not prominent
and do not detract from the rest of the dwelling. Figures 17-18 demonstrate garages
that are consistent in material to the rest of the house with a focus on the front
entrance.

FIGURE 19: SAMPLE ELEVATION 3
Figure 19 illustrates a sample garage that contains a seamless transition in materials
from the building to the garage in materiality. Soldier course and brick detailing have
been included for additional articulation. The front porch/stoop is pulled forward
towards the street with accented stone and connectivity to the driveway and street.
Figures 17-19 demonstrates that the proposed buildings along Guelph Avenue will
provide for a sympathetic built form to the existing residences along the west side of
Guelph Avenue with similar front yard setbacks (3-5 metres) and lot frontage (12-15
metres). The proposed buildings will be similar in height, materiality, and built form.
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FIGURE 20: SAMPLE BUILT FORM FOR THE 12-STOREY APARTMENT BUILDING
While the design of the apartment building has not been finalized, it is intended that the
12-storey building will contain a podium for parking that is wrapped in street-fronting
townhouses. This allows for a connection to the street, while minimizing the visual impact
of a parking structure. Articulation along the top of the building will be provided with
stepbacks to minimize the visual impact of the height (Figure 20). The shaft of the
building has been designed with a slender floor plate versus a long rectangular floor
plate with the intention of reducing massing impact.
Building Positioning and Orientation
The site has been designed to allow for a transition in height and density from the
existing established neighbourhoods to the north and west of the Subject Lands. The
units along Guelph Avenue and abutting existing single-detached and semi-detached
dwellings on Shaw Avenue East have been designed as single-detached units to
provide compatibility and an appropriate transition in built form. Internal to the site,
townhouse dwellings have been proposed that allow for a transition from the singledetached dwellings to the apartment building. The 12-storey apartment building has
been situated to the southeast of the Subject Lands, abutting the Forbes Creek and
Speed River. This positioning allows for a minimal impact onto the established
neighbourhood, while allowing for a variety of housing forms.
Lots fronting onto Guelph Avenue
The residential dwellings on the east side of Guelph Avenue vary in age, architectural
styles, and setbacks from the street. The dominant features of these dwellings include
reduced front yard setbacks (approximately 3-5 metres), frontages that range in size
from approximately 13 to 15 metres and include parking spaces or detached garages
in lieu of attached garages. To respect the scale and character of these dwellings, the
lot sizes of the dwellings within Blocks 8 and 9 will be designed to reflect the character
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of the street and ensure that the proposed development along Guelph Avenue is
respectful to the existing dwellings.
Based on the analysis provided above, the following design recommendations are
suggested for lots fronting onto Guelph Avenue:
•
•

•

•

•
•
•

Lot frontage should be between 12-15 metres to be similar to the east side of
Guelph Avenue;
Front yard setbacks should also be consistent with the west side of Guelph
Avenue ranging between 3-5 metres for the habitable wall, where feasible with
tree retention practices;
Front yard setback for the proposed lot south of the Forbes Estate should be
approximately 15 metres or more to complement the existing Forbes Estate and
Kribs-Barber house while also to retain and open views;
If attached garages are proposed, the garage should be subordinate to the
primary dwelling, shall be setback beyond the habitable front wall and be
designed to harmoniously blend with the front façade;
Front facades should consider the inclusion of a front porch or stoop;
Two-storey buildings are recommended with proportionate roofs that do not
overwhelm the building design; and
Front façades should be a consistent material (such as brick) with masonry
details such as soldier course lintels.

An analysis of the proposed building setbacks along Guelph Avenue with three, four,
and five metre setbacks have been illustrated in Figure 21. A review of the 12-storey
building height in relation to the existing Forbes Estate has also been reviewed to
determine that the apartment building will not negatively affect the historical dwelling
(Figure 22).
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FIGURE 21: BUILDING DESIGN OF UNITS FRONTING ONTO GUELPH AVENUE (BLOCKS 8 & 9)

FIGURE 22: EXISTING VIEW OF FORBES ESTATE FROM GUELPH AVENUE
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FIGURE 23: VIEW OF FORBES ESTATE FROM GUELPH AVENUE FOLLOWING EEVELOPMENT (SHOWN WITH
LEAVES OFF)
Site Circulation
Guelph Avenue will be the primary access to the development which is currently a
collector road. Access into and out of the site via Guelph Avenue will allow for Shaw
Avenue East to be a secondary access to the site, minimizing the vehicles traversing on
Shaw Avenue East. The Traffic Impact Assessment included within this submission has
confirmed that Guelph Avenue can accommodate the traffic requirements for the
proposed development, while maintaining Shaw Avenue East as a secondary traffic
route.
A condominium block (Block 1 on Draft Plan – Appendix C) will be accessed via a
private 9-metre internal street. Required parking will be provided via individual
driveways/ garages along the condominium roads as well as ten visitor parking spaces.
The 12-storey apartment building will contain underground and surface parking that will
accommodate the parking needs of the building.
A 1.5 metre sidewalk will be provided along the private road to allow for connections to
Guelph Avenue, Shaw Avenue East, and the existing trail network to the northeast of
Shaw Avenue East. New trail connections will be provided along the eastern boundary
of the stormwater management pond to connect to the existing bridge. Further trails
will be provided to connect the existing bridge to the northeast corner of the site,
where municipal trails currently exist. This connection will allow for additional
recreational opportunities for both the existing and future residents, while providing a
route that does not run directly adjacent to a rail line. The trail plan is illustrated as Figure
24 and Appendix D.
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FIGURE 24: PROPOSED TRAIL PLAN
Shadow Study of Proposed Development
Polocorp has prepared a shadow study to analyze any potential impacts on the
surrounding residential dwellings, streets, and public spaces. The shadow diagrams
included as Figures 24-26 illustrate shadow patterns for four times a day on three
specific days of the year, which reflect the solstice/equinox through the four seasons of
the year. The analysis of the shadow diagrams identifies the typical shadows, which are
cast in Spring/Fall, Summer, and Winter periods.
Based upon an analysis of the shadow study graphics, it is our opinion that the
proposed development, including the 12-storey apartment building, will not have a
negative effect on the existing neighbourhood, particularly the single-detached and
semi-detached dwellings along Shaw Avenue East.
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FIGURE 25: SHADOW ANALYSIS IN MARCH

N

FIGURE 26: SHADOW ANALYSIS IN JUNE
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FIGURE 27: SHADOW ANALYSIS IN DECEMBER
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4.0 POLICY SUMMARY
4.1 ONTARIO PLANNING ACT, R.S.O. 1990, C.P.13
The Planning Act R.S.O. 1990, c. P.13 provides for a land use planning system led by
provincial policy, integrating matters of provincial interest in provincial and municipal
planning decisions and providing for statutory planning processes in Ontario. Section 2,
Provincial Interest, promotes development that is designed to be sustainable, supports
public transit and is pedestrian-oriented. Specifically, the Planning Act requires that
municipalizes shall have regard to,
2 r) the promotion of built form that,
i) is well-designed,
ii) encourages a sense of place, and
iii) provides for public spaces that are of high quality, safe, accessible,
attractive and vibrant;
This proposed development demonstrates a regard for matters of Provincial Interest, as
it provides a residential development that incorporates a transition in density from the
established neighbourhood, while encourages connectivity to the existing
neighbourhood through road and trail networks. The site allows for residential dwellings
and sidewalks to be constructed along Guelph Avenue, enhancing the vibrancy of the
street while encouraging a sense of place.

4.2 CITY OF CAMBRIDGE OFFICIAL PLAN (2012)
The City’s Official Plan provides a long-range and comprehensive land use strategy for
the City of Cambridge and provides the framework for land use decisions on
development applications.
Cultural Heritage
Chapter 4 of the Official Plan recognizes the benefits of the conservation of cultural
heritage resources. Policies 4.2.1(a)-(c) speak to the retention, conservation, and
integration of cultural heritage resources within a development application:
4.2.1 When development is proposed, the City will encourage the conservation
of cultural heritage resources in the following order of preference:
a) incorporation of cultural heritage resources and their surrounding
context into development applications in a manner which does not
conflict with the cultural heritage resource.
b) promotion of the use of scale and design which blends harmoniously
with existing cultural heritage resources when development occurs; and
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c) preservation and adaptive re-use of buildings of cultural heritage
significance for compatible residential intensification and/or for other
appropriate and compatible uses is encouraged.
The proposed development has conserved the cultural heritage resource known as
Forbes Estate on an estate lot with retained trees and landscaping. The design of the
site is sympathetic in scale and allows for a transition in densities and through the
provision of site-specific design elements for new residential dwellings along Guelph
Avenue and internal to the site. Opportunities for reuse of the stones within the Stone
Ruins will be explored during the detailed design of the site.
Urban Design
Chapter 5 of the Official Plan provides policy objectives as it relates to urban design to
ensure that a high standard of urban design is integrated into development within the
City. The proposed development has been designed to reflect the principles and policy
objectives of this chapter, as outlined below.
Section 5.1 Objectives
The proposed development is a response to the objectives within this section as:
•
•

•

•

•

•

The proposal will create an accessible community that is attractive;
It will enhance connectivity to other areas of the City through public
transportation, connection to collector roads, and connections to existing and
proposed trail networks;
It will allow for a development that protects natural features and enhances the
views of the Forbes Creek and Speed River to existing and future residents of the
community;
It provides for a design that is compatible in scale, form and massing while
allowing for a transition in height from single-detached dwellings to the multiple
unit building;
It provides for a development that has retained and incorporated an identified
cultural heritage resource and respects the physical and functional identity of
the heritage attributes identified therein; and
Considers the pedestrian scale through the provision of well-designed private
and public spaces.

Section 5.2 Healthy and Liveable Communities
Sustainable and healthy active living has been integrated into this development
proposal through the provision of well-connected and maintained streets, paths, and
trails. The internal roads, sidewalks, and trail connections to existing infrastructure allow
for a variety in transit options for the proposed residents, while encouraging a walkable
community. The proposed development allows for the integration of pedestrian
facilities along Guelph Avenue and internal to the development.
The retention of significant natural features that supports wildlife has also been included
through the identification of Locally Significant Natural Areas (‘LSNA’), floodplains, and
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steep slopes. These features are proposed to be designated as open space and
conveyed to the municipality, consistent with Official Plan Policy 5.2.1(c).
A variety in housing form has been included through the provision of single-detached
dwellings, townhouse dwellings, and an apartment building.
Section 5.3 Transit Oriented Development
The Subject Lands are adjacent to high frequency public transit located along Guelph
Avenue and is therefore designed to address the following:
•
•

A mixture of densities within walking distance to an existing transit route that
encourages transit use and reduces travel distance; and
Allows for a safe environment for pedestrians through its connection to
municipally owned sidewalks along the eastern side of Guelph Avenue, to be
constructed as part of the development.

Section 5.4 Views and Vistas
The Subject Lands have the advantage of containing a large quantity of natural
heritage features, including the Forbes Creek, Speed River and Locally Significant
Natural Areas along the eastern portion of the site. These features provide opportunities
for the preservation and enhancement of views to Forbes Creek and the Speed River
for the existing and proposed residents through the inclusion of public and private trail
connections and a trailhead. Development also proposes to maintain and enhance
views to the existing Forbes Estate cultural heritage resource.
Section 5.5 Public Realm
The proposed development has integrated design features to ensure that a high-quality
public realm has been provided within, and adjacent to, the Subject Lands:
•

•
•
•

The public realm will be enhanced along Guelph Avenue through the provision
of street-fronting single-detached dwellings that are setback approximately 3-5
metres from the street which is consistent with the existing built form and allows
for the creation of a consistent street edge framed by built form which will
provide opportunities for “eyes on the street”;
The construction of sidewalks on the eastern edge of Guelph Avenue will
enhance opportunities for existing and future residents to travel along the street;
The construction of underground utilities within the proposed development; and
Increased connections to a tributary of the Grand River (Speed River) through
the enhancement of the trail system including access stairs and ramps,
additional connection, and the retention of an existing pedestrian bridge.

Section 5.7 Site Development and Buildings
This section of the Official Plan supports development that is:
5.7.1(a) compatible in terms of massing and scale with the existing and planned
streetscape;
5.7.1(b)[is] integrated into the existing streetscape; and
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5.7.1(c) provide[s] appropriate transitions in height to adjacent buildings.
The proposed development responds to these policies through the inclusion of
appropriate built form and connections to both Guelph Avenue and Shaw Avenue
East. Transitions from single-detached dwellings to the apartment building have
included through the inclusion of townhouse dwellings. Further considerations for design
in this section have been included within the development proposal and include:
•

•
•

•
•

•

•

Providing for single-detached dwellings adjacent to existing residential as well as
the Forbes Estate for appropriate and compatible built form adjacent to the
established neighbourhood;
Transitions in density of the built form through the inclusion of townhouse
dwellings between single-detached dwellings and the apartment building;
Reducing front yard setbacks along Guelph Avenue to encourage active
frontages and public interaction, while considering the existing setbacks along
Guelph Avenue;
Enhancing the base or podium of the apartment building through the inclusion
of townhouse dwellings;
Sympathetic materials including brick and stone and surface treatments for
dwellings along Guelph Avenue that will have sightlines to and from the Forbes
Estate;
Inclusion of pedestrian walkways and connections to encourage and enhance
walkability and access. Trails and sidewalks will connect directly with municipal
sidewalks along Guelph Avenue and Shaw Avenue East as well as to the existing
Trans Canada Trail to the south; and
The design of the apartment building will be detailed and reviewed with
municipal staff at the Plan of Condominium and Site Plan stages of the
development of the multi block (Block 1).

5.9 Accessibility/Universal Design
All roads, sidewalks, and trails constructed within the development will be consistent
with the standards and regulations of the Accessibility for Ontarians with Disabilities Act
(2005) and the Ontario Building Code. The development proposes 1.5 metre sidewalks
with depressed curbs located at intersections.
5.11 Parking
Parking facilities have been provided within the Plan of Condominium, adjacent to the
private road and within the future apartment building. The design of the parking lots,
including landscaping and lighting elements, will be detailed during the Plan of
Condominium and Site Plan applications to ensure conformity to the City’s Official Plan.
5.14 Urban Design Guidelines
This section encourages the promotion and fostering of quality-built environment
through urban design through the adoption of urban design guidelines. In lieu of having
adopted urban design guidelines, the development application has considered the
features elements within this section. A review has been provided below.
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•

•

•

•

•

•

•

•

•

Site design, building placement, and exterior building details;
o The site has been designed to ensure compatible built form adjacent to
the established neighbourhood and cultural heritage features. Exterior
architectural features such as recessed garages and integrated front
porches will ensure that the dwellings along Guelph Avenue are
compatible with the existing built form.
Height, density, scale and massing;
o The transition from low-density to the 12-storey apartment building has
been designed to minimize the impacts of the apartment building while
providing a variety of housing forms and contributing to the density
targets of the City and Region;
Safety;
o Safe access into and out of the site has been provided. Detail design of
lighting and landscaping will be provided during the Plan of
Condominium and Site Plan applications to ensure consistency with the
City’s goals and objectives.
Accessible design;
o Roads, sidewalks, and trails have been designed to ensure that all
residents will be able to use and enjoy the space.
Compact urban form in the interests of such matters as pedestrian scale,
neighbourhood identity and the efficient use of energy, land and infrastructure;
o A variety of housing forms have been provided including a 12-storey
apartment building to ensure that a compact built form has been
provided on the Subject Lands.
Integration, conservation and enhancement of the natural heritage system and
cultural heritage resources;
o Natural heritage features have been delineated through an
Environmental Impact Statement and retained within the development.
Furthermore, the identified cultural heritage resources have been retained
in situ and the surrounding development has been designed to ensure
compatibility.
Identification of protected views and vistas;
o Views to Forbes Creek and Speed River, along with the identified LSNAs,
will be provided through the inclusion of trails that connect to the Trans
Canada Trail. This ensures that the residents of the condominium, as well
as existing and future residents of the community, can access these areas
which will be publicly accessible.
Linkages, including pedestrian, cycling, vehicular, rail, transit and those involving
the natural environment, both within and outside of the development;
o Several linkages have been provided within the development to support
vehicular and active transit options.
Architectural and landscape materials use and design;
o High-quality architectural and landscape designs have been provided
with site-specific guidelines along Guelph Avenue and internal to the site
which will be detailed as part of subsequent applications for the Subject
Lands.
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•

•

•
•

•

•

•

•

The public realm;
o Interfaces with the public realm, including road connections, trail
connections, and frontages onto Guelph Avenue, have been designed to
ensure that the proposed development is compatible and sympathetic to
the existing community, while providing additional opportunities for the
public to access natural heritage features.
Sustainable public and private services and facilities;
o Private and public services and facilities have been designed to
municipal standards.
Flexible standards for redevelopment and infilling, such as parking requirements,
road allowance widths, tree planting in boulevards, and street lighting;
Transit oriented development standards;
o The proposed development is located adjacent to an existing transit route
which provides access for the future residents to various areas within the
Region of Waterloo.
Shade and access to sunlight;
o A shadow study has been provided within this Urban Design Brief to
demonstrate that there will not be any negative shadow impacts to the
existing and future residents of the neighbourhood.
Connectivity;
o Connectivity is provided through access within the site and through the
physical accesses to Guelph Avenue, Shaw Avenue East, and the existing
trail network.
Site aspects that minimize impervious surfaces and operate in conjunction with
low impact development stormwater management techniques;
o Stormwater on-site has been designed to utilize the topography of the
lands and provide stormwater management in a location that already
contains stormwater infrastructure. The stormwater management pond
will provide quality and quantity control during storm events.
Creation of unique, identifiable spaces.
o The proposed development will provide a high-quality urban space to
future residents of the neighbourhood. Features of the site will enhance
the public relationship along Guelph Avenue and Shaw Avenue East.
Additional features of the site, including the retention of trees along
Guelph Avenue and the northern, eastern, and southern boundaries will
ensure that this development is a unique area that will provide a sense of
place and visual connection to natural and cultural heritage features
contained on the lands.

ZONING BY-LAW
The proposed Zoning By-law Amendment is to rezone the property from Residential (R2)
and Open Space (OS1) to:
•

Rezone of a portion of the lands from Open Space (OS1) adjacent to the Forbes
Estate to Residential (R2);
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•
•
•

•

Rezone of a portion of the lands from Residential (R2) to Residential (R5) to
facilitate the lots fronting onto Guelph Avenue;
Rezone a portion of the lands from Residential (R2) to Residential (RM3) to
facilitate the lots fronting onto Guelph Avenue;
Rezone of a portion of the lands from Open Space (OS1) to Residential (RM3)
with site-specific provisions to allow for the development of single-detached,
townhouse, and multiple units;
Rezone of a portion of the lands from Open Space (OS1) to Residential (R5) with
site-specific provisions to allow for the development of single-detached dwellings
along Guelph Avenue that are respectful and compatible with the existing
neighbourhood and the cultural heritage features known as Forbes Estate.

Through the implementation of the proposed Zoning By-law Amendment, a high-quality
urban area will be created that allows for a variety of housing forms and is sympathetic
to the established neighbourhood to the north and west of the Subject Lands.
The proposed development respects the natural and cultural heritage attributes of the
site while providing additional housing types within walking distance to the Hespeler
Core area and additional density on an existing transit route.
Site-specific provisions that allow for single-detached dwellings within the RM3 zoning
category ensures that a transition from low-density to the 12-storey apartment is
provided within the future condominium block.
Site-specific provisions to reduce the front yard setbacks along Guelph Avenue will
create an active streetscape along Guelph Avenue with “eyes on the street”. The sitespecific provision for these blocks (8 & 9) will address a need to provide reduced front
yard setbacks from six to three metres. This provision has been designed to ensure
compatibility with the existing residences along Guelph Avenue.
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6.0 CONCLUSION
This Urban Design Brief concludes that the proposed Zoning By-law Amendment and
Draft Plan of Subdivision application for the lands municipally addressed as 155 and 171
Guelph Avenue have integrated elements of quality urban design while reflecting the
policies of the City’s Official Plan through:
•

•

•

•
•

•
•
•
•

•

The retention of the cultural heritage resource and surrounding landscaping and
trees on a large estate lot that is an appropriate scale and retains the context to
the street with retained landscaping and trees;
The provision of an estate lot located between the Forbes Estate and KribsBarber house that is compatible to the adjacent cultural heritage resources in
size, location of the dwelling, and setback from the street;
The inclusion of site-specific zoning provisions to ensure that new residential
dwellings located along Guelph Avenue respect the character of the street and
are compatible with the Forbes Estate;
Providing single-detached dwellings adjacent to existing single-detached
dwellings to achieve appropriate transition;
Transitioning of densities from single-detached dwellings, to townhouses internal
in the site, to a 12-storey apartment building which takes advantage of the
existing topography of the site;
Providing sidewalks on Guelph Avenue and internally to the site ensuring a safe,
connected, and accessible development;
Providing and enhancing trail connections for both existing and new residents to
encourage recreational opportunities;
Locating the 12-storey apartment building to the southeast corner of the site
which minimizes massing and shadow impacts to the existing neighbourhood;
Designing the 12-storey apartment building to have a podium comprised of
ground-oriented townhouses to provide street level connectivity and a highquality pedestrian scale; and
The retention of trees along the northern, eastern, and southern boundary of the
site to buffer the development from the established neighbourhood while
ensuring that existing and future residents have access to the natural heritage
features of the site.

It is our opinion that the proposed development incorporates a high-quality design that
reflects the intents and policies contained within the urban design chapter of the City’s
Official Plan.
Respectfully submitted,

Paul Puopolo, RPP, MCIP, OALA
President, Polocorp Inc.
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Appendix A
Appendix B
Appendix C
Appendix D

Conceptual Site Plan
Proposed Enhancement, Preservation, and Open Space Plan
Draft Plan of Subdivision
Proposed Trail and Parkland Plan
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