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Introduction

The applicant is proposing to develop a portion of the vacant lands at 193 Cambridge
Street in Cambridge, Ontario into a five phase residential infill development.
The development consists of varying groups of 15-storey buildings, attached to 2-storey
podiums. A total of 991 dwelling units are proposed with 1-bedroom, 2-bedroom and
3-bedroom units available. 1176 vehicular parking and 693 bicycle spaces are dispersed
above and below grade to accommodate residents and visitors.
IBI Group has prepared this Urban Design Brief to provide contextual design details in
support of this initiative.
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1.0 EXISTING SITE CONDITIONS & CONTEXT
1.1 Existing Site Conditions
Existing topography, Vegetation, Buildings and/or Structures
The existing parcel of land is known municipally as 193 Water
Street in the City of Cambridge. The subject property consists
of approximately 1.94 hectares (4.8 acres) of land. As seen in
Figure 1, the lands are vacant of built form; a rectangular void in
development for the area. An additional property is owned along
Highman Ave. that is allowing access to the neighborhood to
the east.
The lower portion of the site is located just within a regulatory
storm floodplain (figure 2). Due to the this classification, there
is an abundance of existing vegetation on site, including trees,
shrubs, grasses and herbaceous understory plants (refer to
Appendix C).

SUBJECT
LANDS

Figure 1 Existing Site Conditions (Google Earth 2021)

In terms of existing topography, the subject lands are sloped
towards the west with the high point located towards the east
side of the site. Based on observations of the existing conditions
it can be surmised that the existing vegetation is protecting the
site from soil erosion.
SUBJECT
LANDS

Figure 2 Floodplain Map - Map 12 Cambridge Official Plan
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1.2 Site Context
1.2.1 Community Context
According to the City of Cambridge’s Zoning By-Law Map L9, the
subject lands is zoned as Open Space. The area is just south of
downtown Cambridge and located within close proximity to the
designated urban growth centre. It is well within the City’s built
form and municipal boundary.
1.2.2 Neighborhood Context
The subject lands are located near a low density neighborhood
with mostly single storey detached homes. It is an established
community with a mature tree canopy. The site is within walking
distance to neighborhood amenities including arenas, schools
and public parks such as Lincoln and Churchhill Park (refer to
Appendix A).
1.2.3 Streetscape Context
Water Street is classified as a regional arterial road, but progresses
into a provincial highway south of the site after the Myers Rd.
intersection (OP Map 7A). The two lane road follows the Grand
River and an existing trail system connecting Cambridge to
Paris, is located along the east side. A trail entrance with parking
is located 300m from the site, within walking distance (refer to
Appendix B).
There is minimal existing built form on Water Street and structures
that do exist are generally low in scale, which is in keeping with
the zoned uses of mainly open space and commercial. In the
proximate area on Water Street, most buildings are 1-2 storeys.
There are however, a few taller (6-10 storey) apartment buildings
on the opposite side of the Grand River as well as further north
along Water Street. A landscape buffer containing shrub, grasses
and emergent species is situated between the road and the river.

SUBJECT
LANDS

Figure 3 Land Use Map - City of Cambridge’s Zoning By-Law Map
L9,

1.2.4 Site Context
The lands are flanked by open space and low density
residential land uses with recreational and commercial
uses nearby. Directly across the river, the land is
designated as industrial with some recreational uses.
A main advantage to the site is its close proximity to the
Grand River, providing scenic views and trail access
to nearby residents. It is important to note the river’s
floodplain, which extends over Water Street and onto
the lowest portion of the site.
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1.3 Proposal

SINGLE
DETACHED RES

WATER STREET

GRAND RIVER
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2.0 APPLICABLE DESIGN GUIDELINES AND POLICIES
The following section highlights key and relevant principles
within guiding City Documents and points out their influence on
how the subject lands should be developed. These principles
are outlined in various respects throughout the:
City of Cambridge Official Plan;
City of Cambridge Official Plan (OP)
The Official Plan is a comprehensive framework of goals and
objectives, land use designations and policies which will guide
the future development of the City of Cambridge. Particular focus
on Chapter 5 - Urban Design is examined for review, and key
sections are highlighted to illustrate how the document intends
to ensure, for example:
5.3.1. Compact urban form and a mix of medium and high density uses are encouraged along arterial roads, transit routes
and within walking distance of transit station areas to encourage transit use and reduce traveling distances.
The proposal supports alternative, and intensified housing
options for a neighborhood that is supported by active amenities
including trail and park systems. It is located on a arterial corridor
and strengthens the community ‘fabric’ by weaving together
compatible land use types. The development is within 1km of
the Go Bus Station and Transit Terminal.
5.4.1 Preserving and enhancing views of natural features from
strategically located viewpoints will be required where feasible
The insertion of the proposed building will impact views from a
variety of points within the community but will work to minimize by

GROWTH
CENTRE
SUBJECT
LANDS

Figure 4 Urban Growth Centre in Relation to Subject Lands

following the topography of the site (refer to Appendix
G). In addition, it provides sight-lines between the
15 storey-buildings which act as a framing device for
viewers. The development will enhance visibility to the
Grand River by orienting some residential units along
the west side of the building.
5.5.3 Increased connection to the Grand River and its
tributaries through enhancements to the trail system
including access stairs and ramps, additional connections and pedestrian bridges, where appropriate.
The design incorporates exterior landscape stairs
on the south and north sides of the site to create a
connection to the existing Cambridge-Paris trail system.
In addition to providing residents with trail access, the
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staircase will allow passage for the low density neighborhood
located to the east of the subject lands.
5.7.1 Compatible in terms of massing and scale with the existing and planned streetscape; and provide appropriate transitions in height to adjacent buildings

The subject site is served well by municipal services and occupies
a location that is ideal for residential uses which includes but
is not limited to having walkable access to public parks, transit
opportunities and a range of nearby destination amenities such
trail systems and schools (refer to Appendix A).

5.8.1 Energy efficiency and sustainability is encouraged in
The proposed 15 storey buildings are an increase in scale neighborhood, site, building and roof design through the use
from much of the built form in the vicinity, which is generally of conservation and renewable energy systems and practices
characterized by 1 to 2 storeys commercial and residential and low impact development stormwater management.
buildings. The site’s close proximity to the designated Urban
Appropriate vegetation should be chosen to reduce runoff from
Growth Centre justifies it’s increase in scale and it’s integration
the slope of the site and contribute to low impact stormwater
into the existing topography provides an appropriate transition
management. Softscaped rooftop amenity areas and/or green
from its surrounding environment.
roofs should be controlled through site plan approvals.
5.7.2 Buildings generally will be situated at or near the street
edge to frame the street and will have compatible front yard 5.9.2 Accessible features will be well-integrated within the function and design of site.
setbacks with adjacent buildings.
The design is mindful to the requirements of the Accessibility
The development is sited such so that all setbacks from the
for Ontarians with Disabilities Act (AODA). It achieves it’s
property line are greater then 2.3m and it’s orientation along
principles, through implementation of barrier–free circulation,
the street front strengthens and enhances the pedestrian
units, main entrances, access points, and parking stalls. Should
environment. It features direct access to the existing pathway
be further confirmed at the site plan approval stage.
while providing boulevard and landscape space for buffering and
barrier free circulation. The existing public realm along Water
Street is mostly devoid of built form and the proposal will fill a 5.11.1 Underground parking, internal parking or parking strucparcel of vacant land and will begin to define the surrounding tures are encouraged where feasible.
streetscape.
The proposed development incorporates surface, underground
and bicycle parking with lay-by and drop-off areas located
5.7.5 Site layout shall incorporate pedestrian walkways and
connections to encourage and enhance walkability and access
adjacent to the buildings. Parking is situated towards the east
193 Water Street, Cambridge, ON | May 2021
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side of the property, allowing the building to be located closer
to Water Street and reinforcing the urban design objective of
creating attractive, pedestrian-oriented streets. Surface parking
contains appropriate landscape screening and buffering from
public streets where possible. (refer to Appendix D).
5.15.1 Access to sunlight as well as the provision of shade in
public and private areas for its health and environmental benefits;
The buildings are not expected to have any appreciable impact on
shadow or wind conditions towards surrounding properties (refer
to Appendix F). Over the course of a year, most shadows are
cast west, towards and over the Grand River. Minimal shadows
are cast east over the neighboring community.
The perforations between buildings, the massing orientation as
well as the floor plan configurations as a double loaded corridor
maximize sunlight access for residents.
5.15.1 Integration of existing trees and vegetation into
the site design and integration with natural features and trails.
The proposal enhances the existing trail network by providing a
connection for residents of both the development and the lowdensity neighborhood to the east (Figure 5). Existing trees and
vegetation are taken into consideration, although most will be
impacted and removed for built form (refer to Appendix E).
Figure 5 View of Staircase Connection to Existing Trail System

The proposal will integrate with the natural features of the
site by embedding the 2-storey podiums within the existing
topography. Visually, this will function to merge the building with
the existing surrounding environment.

MASSING

193 WATER STREET
March 08, 2021
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3.0 DESIGN CONSIDERATIONS
3.1 Proposal
The Applicant is proposing a residential development at 193
Water Street with an additional public parkette on 62 Highman
Ave. on 1.94 hectares of land. The proposed development will
consist of a 991 residential units in 5 15-storey buildings attached
to 3 2-storey podiums. 3 964m² will be dedicated to amenity
space with five lobbies and entrances proposed. There will be a
total of 1176 above and below ground parking spaces for visitors
and residents.
Site Design (Refer to Appendix D)
The site design presented is all encompassing, however it is
intended to be completed under five phases. The new building
blocks are a stark contrast to what currently exists -nothing- and
fill out a vacant site on a regional road. The buildings are oriented
along the frontage of Water Street in a manner that will frame
the streetscape and provide views towards the Grand River.
The main driveway entrance is proposed from Water Street to
facilitate vehicular access. This serves as the main access point
as the site is bound by existing properties towards the east. It is
configured into a loop to efficiently control vehicular traffic. The
clearways of the internal drive aisles (7.0m) accommodate fire
and emergency vehicle access throughout the site.

system.
The current plan provides opportunity for accessible access and
circulation, however the application should be refined at the site
plan level. Barrier free paths of travel, universal parking spaces
and visual wayfinding should be priorities. Free and accessible
circulation within the outdoor amenity areas should also be
developed and emphasized, due to the challenging topographic
changes on site.
The loading areas provided are generally central for each
respective building to facilitate convenient and efficient movement
with as little disruption to the function and quality of the site as
possible.
Stormwater management is a unique challenge on site given the
topography. Infiltration options are limited due to the presence of
the underground parking garage, and so mechanical collection
strategies are being considered. Appropriate vegetation should
be chosen to help mitigate overland runoff from the slope of the
site.
Bike parking has not yet been identified on the plan and should be
specified close to the entrances as the site plan develops. Where
possible, outdoor bike parking should be located in visible and
convenient locations to support active modes of transportation
as well as prevent theft and vandalism.

1176 vehicular parking spaces are proposed, distributed above
and below ground. Pedestrian access to each of the five
residential lobbies is provided from the parking areas.
Building Design(s)
Foot traffic will enter the site from the pathway on Water
Street. Landscape staircases are proposed, providing corridor
connections for nearby residents to access the existing trail

The residential units of the proposed development are contained
193 Water Street, Cambridge, ON | May 2021
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within 13 levels elevated 6m above grade to accommodate the
floodplain (figure 6). The resulting overhang produces a unique
design feature that aids to define a pedestrian scale at the
entrances along Water Street.
The massing is unique and takes into consideration the inherent
qualities of the site. The 2-storey stilts along the western facades
provide a functional purpose by respecting the floodplain
designation, while visually contrasting the solid massing of
the structures. The perforations between residential buildings
preserves views to the Grand River, enables greater unit access
to daylight, lowers feelings of density and visually divides up the
massing.
To maximize efficiency, the design incorporates double loaded
corridors with units on either side. Cores containing stairs and
elevators are located in the middle of each building, which
maximizes available space for windows and increases unit
daylight access. Located above the 2-storey portion of the
buildings are rooftop patio space and is set back from the main
building face, protected from Water Street and the predominant
winds from the west.

Figure 6 Building Massing Section

and as one travels along Water Street.
The major exterior building materials are steel, metal, and
glazing—common modern materials that can enhance the
surrounding neighborhood character. Since there is minimal built
form within the surrounding area, the proposal borrows influences
from existing buildings towards the north of Water Street. In
addition, it incorporates modern forms and characteristics to
begin to define the street character.

The exterior architectural facade gives off a modern character
with geometric patterns, clean lines and large windows. The
uniformity of the residential buildings provides a cohesiveness
across the front of Water Street. A change in material and
elevation with the centre of each building facade creates a Landscape Design
contrast that adds visual interest and breaks up the overall
mass of each building. The alignment, repetition and articulation
The site landscape design helps provide an attractive
provides dynamic views from a number of surrounding points,
pedestrian realm both at the street and within the site’s interior.
193 Water Street, Cambridge, ON | May 2021
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A combination of conifers, canopy trees and mass plantings of 3.2 Analysis and Recommendations
perennial and grasses are proposed to complement the buildings
and its surroundings in a respectful and attractive manner. In
addition to softscape elements, small plazas are proposed How the proposal responds to the policy and guides
including bench seating, pergolas and unit pavers. Adjacent to
The proposal responds well to the relevant guides listed in
the existing residential community at 62 Highman Avenue, there
section 5 Urban Design Guidelines in Cambridge’s Official Plan.
is a proposed public parkette. It includes lawn areas, pebble
As an overarching sentiment, the proposal responds to the
seating, shade and playground structures as well as a variety
combined desire for a development that respects and enhances
of plant material. The parkette provides amenity areas for both
the character of the existing neighborhood as well increases
the residents of the development as well as the surrounding
housing options by supporting more compact living. It strengthens
community neighborhood.
the streetscape and block patterns nearby in terms of scale,
location, and orientation. In addition, it will support the nearby
To ensure accessible circulation, retaining walls are integrated
urban growth centre, while also minimize vehicular impact and
into the topography of the site to mitigate the slope for vehicular
support alternative modes of travel. Lastly, the design minimizes
and pedestrian routes. The landscaping design, i.e. the plant
adverse impacts on neighboring properties and enhances the
palette, furnishings, etc., maintains the same high level quality
pedestrian realm on Water Street.
as is proposed in the built form (refer to Appendix E).
How the proposal fits into the existing context
Constraints

The development fits neatly and efficiently within the existing
urban context, strengthening many of the character patterns
that are defining of the area -the program, form and scale, and
aesthetics, etc. The proposal does well to balance contextual
compatibility while also achieving an intensified density that is
supportive of modern urban living. It’s close proximity to the
designated Urban Growth Centre justifies it’s increase in scale
in order to accommodate future residents of the area.

The site topography is an obvious constraint on the development
potential of this site, but is being used strategically to mitigate
noise and block wind. In addition, the location of the site within
a regulatory floodplain is another challenge that is being
incorporated into the proposal’s design. The western sides of the
buildings are elevated 6m above the ground to accommodate
the floodplain. The site constraints result in challenges pertaining
to circulation, stormwater and vegetation management. Lastly,
the low density of the surrounding neighborhood provides a How the proposal demonstrates sensitivity
challenge to bridge the physical relationships between the new
built form and the existing environment.
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The architectural designs respond well to other characters on
Water Street and nearby neighborhoods by ‘borrowing’ inspiration
in materiality and articulation. It’s deviation from surrounding
scale is justified by its close proximity to Cambridge’s designated
urban core and it’s modern forms and characteristics function to
enhance the urban character of the neighborhood.

site. To control the micro-climate of the surroundings, conifers
are proposed to block wind, canopy trees will provide shade and
greenroof plantings will mitigate heat-island effect. This will help
ensure pleasant outdoor spaces for residents to occupy (refer to
Appendix E).
Professional recommendations

For an intensification proposal, the designs do well to limit impact
on neighboring properties whereby it can be expected that there
won’t be any appreciable impacts in the way of shadowing, noise
or odors (refer to Appendix F).
The proposal’s integration of the two storey podiums within the
existing topography is also a means of demonstrating sensitivity
by minimizing the physical relationship with the surrounding
residential properties.
How the proposed landscape enhances the development
Making the effort to preserve some of the existing vegetation will
support the preservation of the street character and help tie the
development into the existing context. In reality, the immense
size of many of the existing street trees here preclude them from
being protected from even minor site construction, and so in
order to support development goals, their removal or eventual
decline may be a certainty.

The proposed development is consistent with many key and
relevant guides, namely the Cambridge Official Plan. It provides
a modernized approach towards urban living in the area in a
manner that is reflective of the neighborhood character, and
yet in a positive way, it differs vastly from much of the existing
‘natural’ site conditions.
Based on review of the relevant policy and guides and an
analysis of the contextual setting, it is our professional opinion
that the proposal provides a suitable development option, which
makes use of underutilized and challenging lands in a highprofile location on the Grand River.
While transitions in scale and impacts on adjacent properties
are acceptable, any enhancements made to the natural heritage
in the area would be desirable, as it is expected that a high
percentage of the existing vegetation will be affected.

Low-level accent planting, paving and quality materiality will
enhance the pedestrian environment on site and assist in
integrating the development within the existing context along
Water Street. Vegetation that functions to reduce soil erosion
and absorb water runoff will be integrated along the slope of the
193 Water Street, Cambridge, ON | May 2021
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4.0 DESIGN ANALYSIS
General Urban Design Comments
Many of the key characteristics of the proposal are shown to have
been designed with respect to adjacent built forms and spaces
within the neighborhood context. Moreover, the building setbacks
and height, the exterior material palette and site arrangements are
in keeping with key guideline policies for the area.

Podiums integrated within existing topography
demonstrates sensitivity to inherent qualities of the site
Rooftop amenity space and parapet plantings;

Height and scale of built form is
lessened through the integration into
the existing slope of the site
High quality material palette ‘borrowed’
from community aesthetic. Vertical
elements and material/colour variation
add visual interest and break up the

Perforations In Massing (Between
Buildings) preserves views to the Grand
River, enables greater unit access to
daylight, lowers feelings of density and
visually divides massing

2-storey stilts to accommodate floodplain
Pedestrian/vehicular site circulation under
overhang defines entrances from the street

Figure 7 Urban Design Contributions
193 Water Street, Cambridge, ON | May 2021
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Appendix A
Community Context Plan
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Appendix B
Location Plan
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Appendix C
Existing Conditions - Photos

1 - VIEW OF EXISTING SUBJECT LANDS, FROM WATER STREET

2 - VIEW OF RESIDENTIAL COMMUNITY LOOKING EAST OF SUBJECT LANDS FROM HIGHMAN AVE.
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Existing Conditions - Photos Continued

3 - VIEW OF GRAND RIVER IN FRONT OF SUBJECT LANDS

4 - VIEW OF WATER STREET CORRIDOR AND TYPICAL STREETSCAPE CHARACTER
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Appendix D
Proposed Site Plan
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Appendix E
Landscape Plan
north
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Appendix F
Shadow Study - March 21
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Shadow Study - June 21
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Shadow Study - Sept. 21
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Shadow Study - Dec. 21
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Appendix G
Conceptual Massing

1 - MASSING VIEW OF WATER STREET

2 - MASSING SECTION - SOUTH VIEW
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Renderings

1 - RENDERING - BACK VIEW
MASSING
193 WATER STREET
March 08, 2021

2 - RENDERING - FRONT VIEW FROM WATER STREET
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Elevations

1- NORTH ELEVATION

2- SOUTH ELEVATION

3 - EAST ELEVATION

4- WEST ELEVATION
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