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1.0| INTRODUCTION
MHBC Planning has been retained by Blacks Point
Development to prepare an Urban Design Brief for
the redevelopment of the property municipally known
as 410 Queen Street West, Cambridge, Ontario
(hereinafter referred to as the “subject lands”). In
order to permit the proposed redevelopment, the
approval of amendments to the City of Cambridge
Official Plan and Zoning By-law are required. The
following Urban Design Brief is being submitted
in support of these applications to allow for the
proposed redevelopment of the subject lands.
The subject lands have an area of approximately
4.74 hectares (11.7 acres) and are located within the
City of Cambridge. The lands are located on the south
side of Queen Street West between Goebel Avenue
and Shepherd Avenue and are currently vacant. The
proposed development includes the redevelopment
of the subject lands to establish 5 mixed use blocks
with a mix of residential, commercial and office
uses, as well as an internal road network. Ten towers
are proposed in total with building heights ranging
from 12 to 30 storeys, all with podiums containing
commercial uses for the development of a complete
mixed use community.

POLICY FRAMEWORK
The proposed development and this Brief has
considered the policies and design direction
contained within the Region of Waterloo Official
Plan, City of Cambridge Official Plan, accordance
with the City of Cambridge Terms of Reference for
Design Briefs.

The proposed development envisions a mixed
use community that will support the concept of a
complete community where people can live, work
and socialize. A focus on pedestrian oriented built
form, amenity and landscaped features, and transit
supportive densities that provide for a strong gateway
and active streetscapes.
The proposal will assist the City in achieving its
residential growth targets within the existing builtup area while contributing to the development of
complete communities, supporting existing and future
transit routes (including the planned Phase 2 of the
Region’s ION light trail transit).

OUR APPROACH
MHBC on behalf of Blacks Point Development has
prepared this Urban Design Brief to illustrate how the
proposed development has met the design vision of
the City of Cambridge Official Plan.
Should you have any questions or wish to discuss
the brief in further detail, please do not hesitate to
contact the undersigned.

Yours truly,
MHBC
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Figure 1
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City of Cambridge
Region of Waterloo

Source: Region of Waterloo, 2019

Figure 1.0 - Aerial View of Subject Lands in relation to its surroundings.
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2.0| HOW TO READ THIS BRIEF
Figure/Image illustrating adherence
where applicable

Response
to design
policy and
guidelines
from the

Reference to
key design
principle being
acknowledged

Key urban design principles have been organized
into categories. Each category offers a written
response that demonstrates how that principle has
been met. In cases where compliance is not feasible,
a rationale is provided on how the design intent will
still be maintained.
Well-designed developments can help to connect
people with places, balance the protection of the
environment with emerging built form, and achieve
development that promotes a sense of place and
local identity within a community.

Key urban design terms have been used in this brief
to further articulate how the proposal achieves good
design principles and enhances the relationship with
the surrounding community.
This Brief has been prepared in accordance with the
City of Cambridge’s terms of reference for Urban
Design Briefs.
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BACKGROUND
&
EXISTING
3.0| CONDITIONS
3.1

DESCRIPTION OF EXISTING ON-SITE ATTRIBUTES & CONSIDERATIONS
The subject lands are located in the northeast portion
of the City of Cambridge, in the Hespeler Community,
west of the Hespeler Core Area. Hespeler is a mixed
use destination community combining a strong
industrial past with parks, trail networks, retail, and
institutional, residential and passive uses. Within this
area, the urban fabric consists a series of character
areas with very diverse atmospheres as a result of
building scale and massing, architectural features,
function and overall aesthetics.
The subject lands are located on the south side of
Queen Street West and are bounded by Goebel
Avenue to the west, Groh Avenue to the south and
contain a pedestrian access from Shepherd Avenue.

The subject lands are municipally known as 410
Queen Street West, are irregularly shaped and
vacant, and have an area of approximately 4.74
hectares (11.7 acres).
The location of the subject lands are shown on
Figure 1.0 of this Report. The subject lands are an
underutilized former commercial property and
have been identified through the City of Cambridge
Official Plan for regeneration and renewal. Figures
3.1.1 and 3.1.2 illustrate the existing site conditions.

Image Landsat / Copernicus
Image NOAA
Image Landsat / Copernicus
Image Landsat / Copernicus
Image NOAA
Image Landsat / Copernicus
Image NOAA
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Image NOAA
Figure 3.1.1 - View looking north across the Subject Lands.

Figure 3.1.2 - View looking south across the Subject Lands.
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3.2

DESCRIPTION & ANALYSIS OF SITE CONTEXT
Community Context
The subject lands are located on collector roads
Queen Street West and Goebel Avenue which
connect to Hespeler Road (Highway 24) forming
part of the arterial road network and providing direct
connections to Highway 401. These roads provide
links to major employment, commercial, institutional,
retail and shopping opportunities.
The subject lands are surrounded by a mix of
institutional, residential, commercial and retail.
Commercial and retail uses predominantly surround
the site. Institutional uses are comprised of several
schools and there are sporadic community commercial
uses throughout the community. The location of the
proposed development serves as a gateway to the
Hespeler Core Area and the Queen Street, Goebel
Avenue and Holiday Inn Drive community node.

Streetscape Context
Queen Street runs in an east/west direction with
existing transit routes that provide connections
throughout the City to key locations including the
Ainslie Terminal and the Cambridge Central Station.
Phase 1 of the Region’s ION Bus Rapid Transit is
located within 2 km of the subject lands and offers
connections to Sportsworld Station, Fairview Park
Mall and the Region’s light rail transit service. In the
future, Phase 2 of the Region’s ION light rail transit
service is planned to travel from Fairview Station in
Kitchener, through Cambridge to Hespeler Road.
There is a vast network of multi-use trails within the
Hespeler Community, including connections through
the Chilligo Conservation area, and to Riverside
Park and Bob McMullen Linear Trail. Bike lanes are
located on Goebel Avenue between Holiday Inn
Drive and Queen Street West, and are planned to
continue on Queen Street West to the intersection
of Winston Boulevard where a signed bike route
begins. The signed bike route follows Queen Street
West toward the Hespeler Core Area.

A descriptions of the surrounding land uses is
described below:
NORTH:
The subject lands are located on Queen Street West
which is designated a collector road, an existing
transit corridor, and an existing and planned cycling
route. Directly north of the subject lands lies a modern
event space and venue offering a unique amenity
to the development. The Speed River and related
Chilligo Conservation Area are located further north
of Queen Street West.
The Chilligo Conservation Area is primarily
comprised of deciduous Carolinian forest, grassy
meadows, and thick marshlands. The Mill Run Trail
runs along the north edge of the Speed River and sits
on the original 1895 railbed of the “Galt, Preston,
and Hespeler Street Electric Railway”. The ‘City of
Cambridge Cycling Masterplan’ outlines a proposed
trail connection across the Speed River to Queen
Street West and would provide an access point to
the environmental features within 800 metres of the
subject lands. (outlined in Figure 3.2.1).
EAST:
Industrial and commercial uses are located directly
to the east of the subject lands offering employment
opportunities for future residents. Centennial Public
School and Jacob Hespeler Secondary School
are located further east within a 5 minute walking
distance, and Weaver Park and Schiedel Woodlot
are located within a 10 minute walking distance.
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SOUTH:
Directly south of the subject lands lies Groh Avenue
which connects to the collector roads, Goebel
Avenue and Holiday Inn Drive, and provides a direct
connection to the sportsfields of Jacob Hespeler
Secondary School. South of Groh Avenue lies a
variety of commercial and retail uses including a
grocery store located within a 5 to 10 minute walk of
the subject lands. Pedestrian walkways and a traffic
stoplight provide a safe connection of the subject
lands to the commercial properties.

Figure 3.2.2 - Looking west from Queen St. towards Goebel Ave.
© 2021 Google

© 2021 Google

Figure 3.2.4 - Looking north from Groh Ave. towards Queen St.
© 2021 Google

© 2021 Google

WEST:
Goebel Avenue is located directly to the west of
the subject lands and is a collector road providing
a connection to Hespeler Road via Queen Street
West. Commercial uses as well as single detached
residential uses are located west of Goebel Avenue.
The streetscape and site context are illustrated as
shown in Figures 3.2.2 - 3.2.5.

Figure 3.2.3 - Looking east from Goebel Ave. towards Shepherd Ave.
© 2021 Google
© 2021 Google

Figure 3.2.5 - Looking north across Queen Street towards the Chilligo
Conservation Area.
© 2021 Google

© 2021 Google
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4.0|

PROJECT VISION & DESIGN
PRINCIPLES

The following vision has been developed for the Subject Lands:

Vision: The proposed development represents a high quality vibrant mixed-used
redevelopment that: introduces a dynamic public realm and provides for a well-connected
and unique gateway presence to the Queen Street, Goebel Avenue and Holiday Inn Drive
Community Node and to Hespeler Village.
Design Principles:
1.
2.
3.
4.
5.

Design Overview:

Community identity and place-making.
Community connectivity.
Integration of land uses.
Pedestrian scale and orientation.
Unique gateway presence through attractive
built form and architectural elements.

The proposed development offers prominent building
form and landscaping at the corners of Queen Street
West and Goebel Ave, and Goebel Ave and Groh
Ave. The increased height and density is proposed at
the corner of Goebel Ave and Groh Ave to provide
for a strong gateway presence, and contribute to the
development of the Queen Street Community Node
as a mixed use community.
The proposed development is designed to support
walking and cycling through internal pedestrian
walkways and convenient connections to the
surrounding community. The proposed buildings have
been designed with active frontages, including nonresidential uses, and design elements to enhance the
public realm and pedestrian experience.

Pedestrianoriented

Wayfinding

Circulation

Built Form

Public Realm

Sustainability
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5.0|

PLAN STRUCTURE &
CONCEPT PLAN

5.1

5.2

The development of the proposed concept plan has
considered the following:
• Gateway location at Goebel Ave and Groh
Ave for increased height for landmark buildings.
• Unique lot fabric which is framed by existing
roadways on three sides.
• Pedestrian connections to the surrounding
commercial uses and connections to transit
stops.
• Grading considerations along the eastern
property edge to locate structured parking
out of view of Groh Ave and potential future
buildings to the east.
• Adjacent properties and buildings along the
north and easterly property limits and adequate
separation distances and appropriate building
heights to ensure compatibility.
• Proximity to and potential views of the Speed
River and surrounding natural environment.

The proposed conceptual site plan is shown in Figure
5.2.1. The subject lands offer a unique gateway
location to establish the vision for the proposed
mixed use development. The proposed concept plan
consists of 5 blocks with residential, commercial and
office uses within each block, as well as an internal
road network.

PLAN STRUCTURE

CONCEPT PLAN

The overall concept is designed in a manner that:
• Achieves high quality urban design that
introduces a unique gateway presence to the
community area offering distinct, prominent
building form and landscaping located at the
corner of Goebel Ave and Groh Ave;
• Integrates the unique location and existing
conditions of the site into the design elements
to provide an appropriate development for the
neighbourhood;
• Promotes a high quality public realm enhancing
the identity of the area;
• Incorporates amenity spaces, pedestrian
walkways and connections that are wellconnected, safe and aesthetically pleasing
providing linkages to the existing fabric of the
City;
• Positions buildings along the street edge,
and articulates building entrances to the
exterior and interior of the site to enhance the
establishment of a vibrant public realm;
• Provides height transitioning between the new
development and existing buildings ensuring
compatibility and sensitivity to adjacent
neighbourhoods;
• Provides surface level parking strategically
articulated along internal roadways promoting
safe pedestrian movement; and
• Establishes shared access driveways to reduce
traffic conflicts on adjacent streets.
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6.0| SITE DESIGN
The proposed development is planned in five blocks of development. All blocks contain a mix of commercial
and residential uses to create a true mixed use community.

Building Height
Building heights are generally 12 storeys with podiums.
The buildings located at the intersection of Goebel
Ave and Groh Ave are proposed to have increased
heights ranging from 27 to 30 storeys to create
landmark buildings at this prominent intersection,
and serve as a gateway into the community. One
building in Block 1 is proposed to have a maximum
height of 16 storeys, with a transition to 14 storeys to
create visual interest along Goebel Ave, and provide
variation among the other buildings.
All proposed buildings have podiums which are
proposed to contain residential uses and nonresidential uses including office, commercial and
amenity spaces. Some podiums are anticipated to
contain structured parking. Podiums provide for
a gradual increase in building height, to reduce
shadowing, to create comfortable pedestrian
experience and to provide for increased architectural
interest from the public realm and within the proposed
development. Consideration has been given to the
location of the residential buildings in relation to
existing buildings to provide a development that is
compatible in terms of massing and scale.

For proposed buildings which are adjacent to
neighbouring properties, appropriate set-backs are
established. The buildings proposed in Block 3 are
well set-back from the neighbouring property, and
the 3 storey podium proposed is similar to the height
of neighbouring properties.
Building heights across the site generally transition
from lower building heights at the easterly property
limits and Queen Street West with the tallest buildings
located towards the Goebel Ave and Groh Ave
intersection to ensure compatibility with the existing
neighbourhood, and create a landmark at the
intersection.

Massing

Height Transition

Setback

Figure 6.0.1 - Example of proposed building height and layout by Chämberläin Architect Services Ltd.
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Building Design
The building design has considered the lot framework
and has located buildings to frame the exterior of
the lot near the street edge, particularly at the two
intersections. Additional density is proposed internal
to the site.
The residential buildings have a tower-like design
with smaller floorplates, to minimize massing and
reduce potentials impacts on adjacent properties.
Where taller buildings exist, podiums are proposed
to allow for a gradual increase in height from the
road network and adjacent properties. Buildings
along Goebel Avenue and Groh Avenue are tiered
to provide an appropriate transition, and enhanced
architectural design will create visual interest.

Figure 6.0.2 - Example of building layout design by Chämberläin
Architect Services Ltd.

Consideration has been given to the orientation of
buildings towards the public realm encouraging
active street frontages for the commercial and retail
developments. The built form should support an
active streetscape and create an inviting public realm
for pedestrians.
Contemporary architectural elements will provide
visual interest to the development and will create
a unique destination currently lacking within the
gateway area. Building entrances will be well defined
and visible from the public realm encouraging active
transportation and transit use.
Residential units are anticipated to be designed to
include large windows and balconies which will
add visual interest to the architectural elements
and reduce the mass of the building. The buildings
incorporate a number of massing strategies including
projections, step-backs, varying rooflines, changes
in building materials and colour, and horizontal and
vertical articulation. The building design will ensure
that architectural elements in the overall development
work together in a visually complimentary fashion,
but encourages variety while avoiding excessive
repetition or “sameness” throughout the site. The
building location, height and massing will ensure
attractive transitions between the existing buildings
and the new development.
We note that further review of the detailed building
design and landscaping will occur through the future
site plan process.
18

Figure 6.0.3 - Precedent image of potential building facade design.

Massing

Articulation

Setback

Animation

Built Form

Height Transition
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Pedestrian & Vehicular Circulation
An internal road network is provided, with vehicular
access from Queen Street West, Goebel Ave and
Groh Avenue, creating a grid like street network. An
additional vehicular driveway is proposed from Groh
Avenue for access to the parkade located in Block
3. The multiple access points will provide circulation
throughout the development and will promote active
transportation within the development creating a
unique public realm.

These linkages will safely guide pedestrians through
the site and provide access to the Hespeler core area
and surrounding natural areas, and access to places
of employment, services, amenities and recreation
opportunities.

Surface level parking and drop-off areas are
provided for convenient short-term parking for retail
and commercial users. The majority of parking will
be provided through parkades and surface parking.

Pedestrian walkways are proposed which provide
convenient connections to amenity areas within the
site and connections to Shepherd Avenue and Queen
Street West supporting active transportation towards
the community core area. A pedestrian connection
plan is included as Figure 6.0.4. Protected entrance
drop-off areas are proposed the interior of the site
providing comfortable pedestrian conditions and
encouraging active transportation.

Commercial uses are generally located on the
ground floor and easily accessible from the internal
road network and pedestrian walkways.

Pedestrian linkages are proposed along the internal
road network and throughout the site connecting
Groh Avenue to the south with Queen Street West
and Shepherd Avenue to the north.
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Figure 6.0.4 - Proposed pedestrian and vehicular movement.
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Landscape & Amenity Design
Open space is provided to the north and east of the
proposed building providing a pedestrian connection
to Shepherd Avenue. Landscaping is provided to
transition the proposed development to the adjacent
land uses.
Landscaping and amenity areas play a prominent
role in unifying the visual image and character
of the community. The use of identifiable features
such as decorative pavement treatments, distinctive
landscaping features, and wide pedestrian walkways
help promote the character of a neighbourhood and
should be considered.
Open spaces, outdoor common areas, and natural
areas should be utilized to complement the built
form and offer spaces to enhance the public realm.
The proposed development will convert vacant
underutilized lands into a built form which integrates
landscaping and amenity areas into the community
design as focal points.
Amenity areas for the individual buildings are
proposed as a mix of rooftop amenity areas, atgrade outdoor amenity spaces, internal amenity
areas, and private balconies for residential units.

Circulation

Street Furniture

Sustainability

Public Realm
Figure 6.0.5 - Example of landscape and amenity ideas.
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• Pedestrian connections to the surrounding
sidewalk system;
• Extensive landscaping within the subject lands
and within building setbacks;
• Naturalized landscaping composed of native,
drought-tolerant species in keeping with the
surrounding context;
• The inclusion of trees and other plant materials
to provide shade opportunities within amenity
areas and throughout the site;
• A coordinated approach to wayfinding
features, signage and low level lighting to
13 STOREY
RES. TOWER
enhance the overall pedestrian experience.
Wayfinding features should be coordinated
throughout the site to create a distinctive, safe,
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• The use of landscaping
to define specific
areas of multi-unit developments such as site
entrances, parking lots, main walkways, and
edges between public and private space;
• Traffic calming and “shared street” measures
to prioritize the pedestrian realm and allow
for flexible use, such as curb-free and tactile
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bollards, and
planting beds;
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Figure 6.0.6 - Cross Section of internal corridor.
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Public Realm & Place-Making
The process of place-making relies heavily on the
creation of a public realm that is functional, attractive
and well integrated into the vision for the community.
The vision for the subject lands is to create a public
realm that works in conjunction with architecture and
landscaping to provide common elements that bind
the space together creating a destination mixed-use
community for its residents and users.
The following summarizes key design elements that
will be considered for the proposed development
and will contribute to the development of a high
quality public realm:
• Connections: Connections from surrounding
public streets and internal road network, and
proposed uses are important in connecting
pedestrians to the proposed development and
surrounding community. This includes building
entrances, parking, and existing and proposed
walkways. Connections from private residents to
the public realm should be designed to provide a
sufficient level of privacy for residents.
• Open Space: Open spaces may include, sitting
areas, streetscapes and plazas that reflect the
desired image of the community. These spaces
offer users an opportunity for passive and/or
active recreation and to interact with public art
and/or interpretive signage.
• Highly Visible Areas: attention should be given
to the design and selection of highly visible
public infrastructural elements such as lighting
and signage, and enhanced landscaping areas.
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Figure 6.0.7 - Examples of public realm and place-making.
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Figure 6.0.5 - Pedestrian Realm & Amenity plan by MHBC Planning.

• Active Building Edges and Prominent Entrances: • Appropriate Building Form: The form of buildings
Active building edges with non-residential
uses,REALM ANDplays
an important role in enhancing the public
PEDESTRIAN
AMENITY
should include elements that provide visual
realm. The proposed mixed use development
interest and offer a connection between activity
incorporates elements of interest along the
inside the building and the public realm. This
ground floor of the podiums, by provide a mix of
can be achieved through transparent windows,
non-residential uses. The buildings complement
frequent building edges and entrances,
the unique shape and location of the subject
articulation of facades with projections such as
lands providing a gateway destination.
bays/canopies and porches and/or patios,
and weather protection. Prominent building
entrances help pedestrians know where to enter
the building, and can contribute to the unique
character of the public space.
OCTOBER 2021

Figure 6.0.8 - Examples of active building entrances and form.
23

MHBC

Cultural & Natural Heritage Considerations:
NATURAL HERITAGE:
Natural heritage spaces are found north of the
subject lands including the Speed River and Chilligo
Conservation Area. The towers proposed within the
development will celebrate this heritage through the
provision of views and vistas. Landscaped pedestrian
walkways will be directed towards the natural
heritage areas promoting their use. The surrounding
natural heritage provides a unique opportunity to
provide additional amenity opportunities for residents
of the proposed development.
Natural Heritage features in the surrounding area
include:
• The Speed River and associated natural features
to the north including wetland (marsh, treed
swamp, open water) and woodland (deciduous
and mixed forest), cultural thicket and meadow
habitat.
• Cultural meadow fringes around the agricultural
field to the north, with pockets of woodland/
thicket associated with the Speed River.
• The Chilligo Conservation Area located north of
and adjacent to the Speed River is comprised
primarily of deciduous Carolinian forest, grassy
meadows, and thick marshlands.

Figure 6.0.9 - Images of the Chiligo Conservation Area
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CULTURAL HERITAGE:
Though there are no cultural heritage features located
on the subject lands, the proposed development
supports the long-term viability of the historic
Hespeler village.
Cambridge has a settlement history of small
communities that have subsequently been united. The
subject lands fall within the former settlement area
of Hespeler. The community core area of Hespeler
is located to the northeast of the subject lands and
offers a number of cultural heritage resources.
Hespeler has a strong industrial history and retains
this cultural connection.
The subject lands were previously used for industrial
purposes, the proposed development renews the
vacant industrial site into a prominent mixed use
development that will celebrate the communities’
industrial past. The proposed development will
provide views and vistas of the historical Hespeler
core providing increased appreciation for the cultural
heritage of the area.

Figure 6.0.10 - Images of the Hespeler community core.
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Universal & Age-Friendly Design
Planning proactively for a future in which a greater proportion of the population lives with reduced mobility and
other disabilities is responsible, necessary and timely. Age-friendly planning is sensitive to the needs of all age
groups and all ability levels. Whether providing room for parents with baby strollers, the mobility requirements
of the elderly or other persons with disabilities (e.g., the use of walkers, wheelchairs and motorized personal
mobility devices), or the needs of the general populace to navigate municipal buildings, streets, paths and
sidewalks safely and easily, age-friendly planning creates a civic environment that is welcoming to all.
The philosophy of good barrier-free design is to incorporate universal design principals. Universal Design
means designing the built environment so that it can be understood, accessed, and used to the greatest extent
possible by all people regardless of their age or ability. Whenever possible, consider a design that allows a
wide range of users, now and in the future, to live in and access the building and residence.
Recommended Universal & Age-Friendly Design Considerations:
• Ensure that all public spaces are barrier-free for
persons of all ages and abilities. This includes
sidewalks, parks, etc. as well as semi-private
open spaces.
• Street trees, landscaping, seating, public art and
signage should not obstruct the path of travel.
• Integrate access structures such as curb
ramps, entry ramps and handrails as seamless
components of buildings where practical.
• Use curb ramps to provide barrier-free
connections between the street, pedestrian
walkways and parking areas.
• Integrate tactile and visual design elements (such
as differential paving) to assist in orientation and
the recognition of potential hazards to persons
with disabilities.

• Design in accordance with the Accessibility
for Ontarians with Disabilities Act and other
applicable provincial legislation.
• Introduce a range of unit types within the
community to allow residents to age in place.
• In ground oriented residential developments
such as row housing, VistAble housing units are
strongly encouraged for a portion of the units.
Features should include: one zero-step entrance,
wider doorways and clear passage on the main
floor.
• If an Exterior Walk is unwanted or impractical
and stairs are provided, the final grading is to
be considered in the design, and where possible,
established so that future construction of an
exterior walk or ramp could be constructed to
the entrance(s) of the home.
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7.0| POLICY ANALYSIS
The City’s Urban Design policies are included in Chapter 5 of the Official Plan and are organized around a
number of themes. This section of the Brief provides a summary of the proposed development has considered
to these themes (where applicable).

7.1

CITY OF CAMBRIDGE OFFICIAL PLAN CHAPTER 5 - URBAN DESIGN

HEALTHY AND LIVABLE COMMUNITIES:
The proposed development provides a walkable
healthy community hub in the Hespeler Area. The
proposed design encourages active transportation
and transit use, by providing convenient connections
and a mix of uses.
TRANSIT ORIENTED DESIGN:
The proposed development has considered transit
oriented development principles and is located
within close proximity to existing transit services, and
convenient pedestrian connections to transit stops on
Groh Avenue and Queen Street West. The existing
transit service will provide future connections to the
Phase 2 LRT. The proposed compact built form with a
range and mix of uses will contain several residential
uses and be a destination.
VIEWS AND VISTAS:
No existing views will be obstructed by the proposed
development. The proposed development has been
designed to provide views and vistas from residential
units towards Hespeler Village.
SITE DEVELOPMENT & BUILDINGS:
The building heights have been considered to be
compatible with the area and adjacent buildings. The
proposed development articulates buildings along
the street edge and offers a prominent built form
which supports active transportation and walkable
spaces. Sufficient separation is provided between
the proposed buildings, and adjacent properties
to ensure compatibility. Buildings are located close
to public and internal streets, and podiums provide
opportunities for active frontages, and create a street
edge that is pedestrian-scale. Contemporary building
materials are proposed for the buildings, and will be
respectful of the range and mix of building materials
in the surrounding area.

PUBLIC REALM:
The proposed development will enhance the
streetscapes of Queen Street West, Goebel Ave and
Groh Ave, and provide opportunities for open space
and landscaped areas. The proposed internal road
network will also provide pedestrian connections and
active frontages to create a comfortable pedestrian
experience. At-grade uses should have active
facades and public entrances from the outdoors, and
large windows and entryways are encouraged to
animate the public realm.
GATEWAYS:
The subject lands are part of the Queen Street, Goebel
Avenue and Holiday Inn Drive Community Node. The
lands are part of a gateway site intended to develop
into a medium to high density mixed use centre. The
subject lands offer a unique site with frontage on
three public streets in a community node, and can be
considered a gateway into Hespeler and the City of
Cambridge. The prominent buildings at the corner of
Goebel and Groh will provide for a transformation of
this site to create a landmark within the City.
SUSTAINABLE DESIGN:
The proposed buildings will meet current OBC
standards which will ensure that the proposed
development is highly efficient. Other sustainable
design considerations including bicycle parking,
reduced and shared vehicular parking, stormwater
management strategies, and drought tolerant
landscape materials will also be considered.
ACCESSIBILITY/UNIVERSAL DESIGN:
The proposed development will achieve AODA and
Ontario Building Code requirements. Barrier-free
pedestrian access will be provided throughout the site
and into the buildings.
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SAFETY:
The site design has considered safety and CPTED
principles by siting buildings in a way to maximize
visibility over the public streets, internal road network
and outdoor spaces. A range and mix of uses will
contribute to the number of people on site, and the
overall vibrancy of the community at various times
of day. No entrapment areas are proposed on site
and lighting, landscaping and wayfinding will be key
features detailed in the future site plan application
process.

5.1.c) protect and enhance public views and vistas
of natural and built features;
The proposed development maintains existing views
of the Speed River and nearby natural heritage
areas. It provides opportunities for new viewpoints
through residential apartment balconies, commercial
spaces, and amenity areas. The connection between
Groh Avenue and Queen Street West towards
Hespeler Village will be improved through pedestrian
walkways.

PARKING:
Parking for the proposed development will be
predominantly structure and surface parking. The
proposed development includes some surface
level parking along the internal road network for
convenient access to commercial uses. Shared parking
is proposed to reduce the overall amount of parking
on site. Active uses are proposed at grade where
feasible, so structured parking areas are screened
from public view. Short and long term bicycle parking
will be provided in accordance with the zoning bylaw and in convenient and safe locations.

5.1.d) achieve high quality design for the public and
private realm;
The proposed development incorporates high quality
design establishing a unique public realm supporting
active transportation. The proposed design will
promote the use of nearby natural and cultural
heritage resources through the increased residents
in proximity to the Speed River, Mill Run Trail, and
Hespeler Village.

The following provides a more detailed summary
of applicable urban design policies and how these
policies have been considered in the design of the
proposed development:

CHAPTER 5: URBAN DESIGN
Section 5.1: Objectives
5.1.a) create an attractive, accessible, safe and
healthy built environment;
The proposed development is a well-designed,
mixed-use redevelopment that is accessible and
supportive of active transportation.
5.1.b) enhance connectivity to allow for ease of
travel throughout the city by multiple modes of
transportation;
The proposed development is located along an
existing transit route and will assist in increasing transit
ridership through the provision of new residential
dwellings adjacent to an existing transit stop. The
subject lands are also well located to the existing
Region BRT route, the future LRT route, and the
surrounding road network, including Highway 401.
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5.1.e) ensure compatibility in scale, form, massing
and height transition between new development and
existing buildings and adjacent neighbourhoods
while being sensitive to the context;
Buildings are proposed in a manner which is
compatible with the adjoining land uses through
tiered massing and setbacks of taller buildings from
property lines.

5.1.f) encourage the incorporation of sustainable
design features into the built environment;
Sustainable design aspects have been incorporated
into the proposed development, and will be detailed
through the site plan application process.

5.1.g) promote a high standard of urban design
as a key factor in establishing attractive and well
integrated development throughout the community;
As illustrated throughout this document a high
standard of urban design has been incorporated into
the redevelopment of this property. The proposed
development will create a high quality mixed use
centre providing a gateway presence to the Queen
Street, Goebel Avenue and Holiday Inn Drive
Community Node.
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5.1.h) integrate urban design into the development
approval and decision making processes of the City;
The provision of this Urban Design Brief as part of a
complete application will ensure that urban design
is a consideration within the development approval
process.

5.1.i) ensure that development is sensitive to and
respectful of the physical and functional identity and
the heritage attributes of Cambridge;
The proposed development celebrates the industrial
heritage of Hespeler and Cambridge and establishes
a community which provides employment as well as
residential uses.

5.1.j) allow for creativity in design expression while
ensuring compatibility and quality of development;

Section 5.2: Healthy & Liveable Communities
5.2.1. The design of our built environment will
promote sustainable, healthy, active living through:
a. safe, accessible, aesthetically pleasing, wellserviced and inclusive developments;
b. walkable neighbourhoods that offer a mix of
uses and range and variety of housing types
with convenient access to public transit.
The proposed development incorporates a safe,
accessible and walkable sidewalk network which
has been thoughtfully designed with landscaping and
design principles.
The proposed development is a walkable community
network which provides a range of uses including
commercial, office and residential. Residential units
are proposed to include a mix of unit types to appeal
to a broad range of uses.

The proposed development establishes a creative
design to utilize the unique location and shape
of the subject lands. Buildings are proposed in a
manner which is compatible with the adjoining land
uses through tiered massing and setbacks of taller
buildings from property lines.

Section 5.4: View & Vistas

5.1.k) design our community at the pedestrian scale
in support of fostering social interaction, active
streetscapes and walkable neighbourhoods; and

The proposed development offers new views and
vistas of the Speed River, Chilligo Conservation Area
and Hespeler Village. Improved views of the natural
and cultural heritage celebrate the history of the City
of Cambridge.

The proposed development is designed for the
pedestrian scale implementing walkways throughout
the site and pedestrian connections to the north, west,
and south. Landscaping and building design provides
for an active streetscape of the internal roadway.

5.4.2 Prominent sites with high visibility and those
sites that terminate a view will be required to meet
a higher standard of architectural quality and urban
design.

5.4.4 Views to natural or cultural heritage elements
within the vicinity of the Speed and Grand Rivers and
within the Community Core Areas will be protected
from negative impacts. Development proposals that
are considered by the City to be located within the
views of natural or cultural heritage elements will be
required to submit a views analysis to the satisfaction
of the City. Alterations to the development proposal
shall be required where feasible to protect or
enhance the view to existing natural or cultural
heritage elements.
The proposed development does not negatively
impact views of the Speed River or cultural heritage
elements.
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Section 5.6: Gateways
5.6.1 Key intersections within the city may be
identified as gateways into the city or into specific
areas of the city. Entrances to the community core
areas will be treated as gateways.
The subject lands are part of the Queen Street, Goebel
Avenue and Holiday Inn Drive community node. The
lands are part of a gateway site intended to develop
into a medium to high density mixed use centre. The
proposed development creates a unique gateway to
the Hespeler Core Area through high quality building
design and architectural elements.

Section 5.7: Site Development & Buildings
5.7.1 Development will be:
a. compatible in terms of massing and scale with
the existing and planned streetscape; and
b. provide appropriate transitions in height to
adjacent buildings.
The subject lands offer a unique location that is
bounded by 3 streets. The proposed building design,
massing and scale provide a prominent development
which will provide the gateway to the Hespeler Core
Area.
The proposed buildings appropriately transition in
height from 30 and 28 storeys at the street edge, to
12 storeys next to adjoining properties. The building
heights have been thoughtfully designed to be
compatible with the area and adjacent buildings.

5.7.2 Buildings generally will be situated at or
near the street edge to frame the street and will
have compatible front yard setbacks with adjacent
buildings.
The proposed buildings are located along the street
edge framing the streets. Buildings with increased
height are set back from adjacent properties to
provide for a compatible design.
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5.7.3 Blank building walls are discouraged along
street frontages. Unless there is no other feasible
alternative, active facades will be required in the
design and treatment of buildings at street edges
and intersections and should include features such
as transparent windows and public entrances facing
the street.
Windows and other design details have been
incorporated into all building façades to ensure that
there are no blank walls. Street fronting façades have
been designed with large windows and balconies,
where feasible.
Commercial uses have been
incorporated into the ground floor to ensure active
facades and public entrances facing the street.

5.7.4 Building materials and architectural features
for development or site/building improvements
within the Community Core Areas will be respectful
of the local context.
The surrounding context includes industrial buildings
that have been redeveloped or are planned to be
redeveloped. The surrounding context includes a
wide range of building materials including brick and
stone.
The proposed new development is respectful of this
context and the design incorporates industrial type
elements in a contemporary way.

5.7.5 Site layout shall incorporate pedestrian
walkways and connections to encourage and
enhance walkability and access. Pedestrian
connections on site will connect directly with public
sidewalks and transit stops unless there is no other
feasible alternative.
Pedestrian connections on site connect directly with
public sidewalks on Shepherd Avenue, Queen
Street West, Goebel Avenue and Groh Avenue. The
pedestrian connections connect with transit stops on
Groh Avenue and Queen Street West.
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5.7.6 Placement of outdoor lighting will complement
the building design and prevent or minimize impacts
on the night sky and adjacent properties. The impact
of lighting will be reviewed through the site plan
approval process.
Detailed lighting plans will be provided prior to site
plan approval and will ensure appropriate lighting
levels to balance safety with night sky friendly design.

5.7.7 Pedestrian scale lighting shall be provided to
accent walkways, steps, ramps, building entrances,
building parking facilities and transit stops.
Detailed lighting plans will be provided prior to
site plan approval and will ensure the appropriate
placement of pedestrian scale lighting and the lighting
of areas used by pedestrians including building
entrances and the structured parking area.

Section 5.8: Sustainable Design
5.8.1 Energy efficiency and sustainability is
encouraged in neighbourhood, site, building and
roof design through the use of conservation and
renewable energy systems and practices and low
impact development stormwater management.
The building will meet current OBC standards which
will ensure that the proposed development is highly
efficient, improving the condition of the existing
buildings on the property. The proposed building will
be designed to also meet current OBC standards.
Other sustainable design considerations including
bicycle parking, shared parking and drought tolerant
landscape materials will also be incorporated.

Section 5.9: Accessibility & Universal Design
5.9.1 Development will be consistent with the
standards and regulations of the Accessibility for
Ontarians with Disabilities Act, 2005 and the
Ontario Building Code.

5.9.2 Accessible features will be well-integrated
within the function and design of sites and continuous
barrier-free access will be provided to buildings and
features from public sidewalks and parking areas.
The building is fully accessible including access to
parking areas and public sidewalks.

Section 5.10: Safety
Site development and public realm projects will
incorporate crime prevention design standards
such as the principles of Crime Prevention Through
Environmental Design (CPTED) to ensure that new
developments are designed to address safe living
and working environments and reduce potential
hazardous situations through the:
a. consideration of natural surveillance of
outdoor spaces;
b. avoidance of the creation of secluded areas;
c. clear demarcation of access and egress areas;
and
d. appropriate placement and use of lighting.
CPTED considerations are discussed herein including
the consideration of natural surveillance strategies.
This will occur through the provision of large windows
and balconies, where feasible, that overlook
surrounding streets and the parking areas. The site
is visible from the surrounding road network and will
provide new eyes on surrounding uses, including the
parking lot to the north. Non-residential uses and
residents accessing the amenity spaces and public
space will also provide natural surveillance.
The site has been designed to avoid entrapment areas
and secluded areas on the site and site entrances will
be clearly defined and demarcated.
Detailed lighting plans will be provided prior to site
plan approval and will ensure appropriate lighting
levels to balance safety with other City objectives.

The development will be consistent with AODA
requirements.
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Section 5.11: Parking
5.11.1 Underground parking, internal parking or
parking structures are encouraged where feasible.
The design of parking structures should include
active ground floor uses adjacent to the street where
appropriate.
The development proposes shared parking through
podium parkade parking. The parking design will
minimize the use of the site for parking. Active ground
floor uses are proposed along the building frontages.
Surface parking is available for convenient access to
commercial and office uses.

5.11.2 The design and layout of surface parking will
consider the following:
a. location to the rear or side of the building;
b. screening and buffering from public streets;
c. landscape and pavement treatments to break
up large parking areas;
d. safe pedestrian movement;
e. pedestrian oriented lighting;
f. sustainable design; and
g. bicycle parking and movement.
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5.11.3 Shared parking arrangements between
adjacent uses and reduced parking requirements
may be considered through the development
review process including transportation demand
management measures as described in Section 6.15.
Shared parking is proposed for the proposed
development.

5.11.4 Access driveways for commercial, industrial,
institutional and higher density residential uses will
be shared where possible to reduce traffic conflicts
on adjacent streets.
Three vehicular access to the internal road network
are proposed from Groh Avenue, Goebel Avenue
and queen Street West. An additional vehicular
access is proposed from Groh Avenue to access the
parkade in Block 3.

5.11.5 Bicycle parking should be provided in close
proximity to building entrances.
Bicycle parking will be strategically located with
consideration given to building entrances.

Parking is located away from the street edge and
will be screened from the public streets through the
use of parkades that are located within podiums of
buildings.

Section 5.12: Signage

Landscaped islands and features will be included
to break up internal road networks and drive aisles.
No large parking areas are proposed on the surface
of the site. Pedestrian walkways are provided
throughout the site along the internal road network.
Safe crossing areas are provided and designed
with safety standards. Detailed lighting plans will be
provided prior to site plan approval and will ensure
appropriate lighting levels for pedestrian safety.

Noted. Sign details have yet to be finalized, and
will be considered as part of the site plan approval
process.

The site will be designed to encourage walking, cycling
and transit use, and sustainable design principles
will be incorporated into the detailed design of the
buildings and site. A significant amount of indoor,
bicycle parking spaces will be provided and cyclists
will have direct access to other active transportation
options including the cycling lanes along Holiday
Inn Drive and Goebel Avenue. Cycling lanes are
planned to continue along Queen Street West to the
intersection of Winston Boulevard where a signed
bike route begins.

Noted. Sign details have yet to be finalized, and
will be considered as part of the site plan approval
process.

5.12.1 The design and placement of signage will
complement the streetscape and the built form and
will minimize visual clutter.

5.12.2 Signs will be incorporated into the
architectural design of the building. Placement of
signage will be assessed as part of the design of the
building and considered as part of a landscaping
plan through site plan approval.

5.12.3 In Community Core Areas and where
addressed in urban design guidelines, overhead
lighting of signage is required instead of backlit
signage unless there is no feasible alternative.
Noted. Sign details have yet to be finalized, and
will be considered as part of the site plan approval
process.
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7.2

QUEEN STREET, GOEBEL AVENUE & HOLIDAY INN DRIVE
COMMUNITY NOTE

Section 8.7.2.C of the Official Plan provides additional
urban design direction for the Queen Street, Goebel
Avenue and Holiday Inn Drive Community Node.
Integration of the proposed development within the
Community Core areas is to be provided in a manner
which is compatible with existing permitted uses, other
proposed developments, and which prioritizes active
transportation and linkages throughout the area. The
proposed development and concept plan meet this
overall objective.
The following provides a design responses for the
urban design principles for the Community Node:

8.7.2.C.5 The following urban design principles
apply to the Queen Street, Goebel Avenue and
Holiday Inn Drive Community Node:
a. Site development to provide a strong gateway
presence.
b. Scale of buildings to ensure an appropriate
transition to the surrounding community.
The subject lands offer a unique site with frontage on
three public streets in the community node, and can
be considered a gateway into Hespeler and the City
of Cambridge.
The tallest and most prominent buildings are proposed
to be located at the corner of Goebel and Groh will
provide for a transformation of this site to create a
landmark within the City.

8.7.2.C.6 The following urban design principles will
be considered in the Queen Street, Goebel Avenue
and Holiday Inn Drive Community Node:
a. buildings to be situated on the site to frame
the streets;
b. mix of housing types to be provided;
c. ground related uses required to enliven the
street; and
d. visual massing elements to be included to
generate a focal point.
The subject lands are unique with having three public
street frontages. The proposed buildings are located
along the street edges of all three streets, with a
strong focus at the intersection of Goebel Avenue
and Groh Avenue, offering a unique gateway design
to the community.
The proposed development offers a mix of residential
unit types and sizes, appealing to a range of
demographics and contributing to the overall housing
mix in the City.
At-grade uses are proposed to contain a range of
commercial uses and amenity spaces along the
building fronts and street edge to create a vibrant,
healthy liveable community.
A focal point is created at the intersection of Goebel
Avenue and Groh Avenue through increased
building heights, proposed to be taller than other
buildings on site. The proposed building floorplate
design is also unique in shape and size compared
to the other proposed buildings. Enhanced building
materials and architectural design is proposed for
these buildings (Block 5).
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8.0| SUMMARY
In summary, the proposed development will contribute
to the development of a complete, mixed-use vibrant
community that serves as a gateway into the City. The
design approach has considered the context of the
subject lands and surrounding land uses to ensure an
appropriate transition between existing uses, while
providing improved connectivity through the site to
the existing uses and transportation network.
Thoughtful attention has been given to the gateway
presence of the development at the intersection of
Goebel Ave and Groh Ave and the development of
an active and vibrant public realm.
The proposed development will contribute positively
to the City of Cambridge Official Plan policies and
urban design objectives, and the development of
the Queen Street, Goebel Avenue and Holiday Inn
Drive Community Node. Specifically, the proposed
development will:
• Provide a mixed-use gateway community on a
vacant underutilized site located along existing
transit routes, with access to services and
amenities within the surrounding community;
• Contribute to visual interest within the Queen
Street, Goebel Avenue and Groh Avenue
community node, through the development of
landmark buildings, varying building heights,
high quality design and streetscape design;

• Encourages safe and healthy connections
and interactions through a pedestrian-scaled
design that encourages active transportation
uses;
• Create a community identity through a
consistent design approach to architectural
and landscape design that work together to
create a unique character and feel for the site;
• Provide opportunities for additional social
interaction through the design of the public and
private realm that is functional, attractive and
well integrated into the vision for the community;
• Implement the direction and policies of the
Official Plan, including the urban design
policies set out in Section 5 of the Official Plan,
and the Queen Street, Goebel Avenue and
Groh Avenue Community Node urban design
policies.
Overall the proposed development represents a
significant investment in Cambridge and will create
an opportunity for a ‘destination’ community with
new residential, commercial, retail, office and
amenity spaces all of which contribute positively to
the neighbourhood.
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9.0| DESIGN TERMS
Converting an existing
building into a new use

ANIMATION

Support sustained activity on
the street through visual details,
engaging uses, and amenities

FACADE

CONNECTIVITY

DESIRE LINE

The ease of movement and
access between a network of
places and spaces

Shortest or most easily navigated
route marked by the erosion of the

The exterior wall of a building
exposed to public view

A signature building or
landscape to mark an entrance
or arrival to an area

SUSTAINABILITY

A recess of taller elements of
a building in order to ensure
an appropriate built form
presence on the street edge

URBAN FABRIC
The pattern of lots and
blocks in a place

LANDMARK
Highly distinctive buildings,
structures or landscapes that
provide a sense of place
and orientation

PUBLIC REALM

RHYTHM AND PATTERN

Public spaces between buildings
including boulevards and parks;
where pedestrian activities occurs

The repetition of elements such as
materials, details, styles, and shapes
that provide visual interest

401

Rd

STEP BACK

SETBACK
The orientation of a building
in relation to a property line,
intended to maintain continuity
along a streetscape

Developing with the goal of maintaining
natural resources and reducing human
impact on ecosystems

Rd
ak
O
al
oy

An environment designed to ensure
pedestrian safety and comfort
for all ages and abilities

A pattern of street blocks and
building footprints that characterize
an urban environment

e
dsvill
Spee

A place where activity and
circulation are concentrated

FINE GRAIN

FIGURE GROUND
The visual relationship between
built and unbuilt space

The gradual change in height
between buildings within a
community

R

NODE

MASSING
T
and bulk of the form of a building
or group of buildings

Similar size, form and character of a
building relative to others around it

HEIGHT TRANSITION

GATEWAY

FOCAL POINT

COMPATIBILITY

The movement patterns of
people and vehicles through
a site or community

Rd

CHARACTER
The look and feel of an area,
including activities that occur there

ARTICULATION
The layout or pattern of building
elements (e.g. windows, roofs) that

e
dsvill
Spee

CIRCULATION

BUILT FORM
The physical shape of
developments including
buildings and structures

A prominent feature or area of
interest that can serve as a
visual marker
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ANGULAR PLANE
A geometric measurement that
maintains solar access and height
transition

STREETWALL

STREET FURNITURE

The consistent edge formed by
buildings fronting on a street

Municipal equipment placed along streets,
telephones, trash receptacles, signs, benches,
mailboxes, newspaper boxes and kiosks

an

P

ific
ac

VIEW TERMINUS

VISTA

The end point of a view corridor,
often accentuated by landmarks

Direct and continuous views along
straight streets or open spaces

WAYFINDING
Design elements that help
people to navigate through an
area (e.g. signs, spatial markers)

Ca
na
di

ADAPTIVE REUSE

e Rd
dsvill
Spee

ACCESSIBILITY
Providing for ease, safety, and
choice when moving to and
through places

ple
Ma

e St
Eagl

N
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Eagle

N
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APPENDIX A:
SHADOW STUDY
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