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1.0 INTRODUCTION
MacNaughton Hermsen Britton Clarkson Planning Limited (“MHBC Planning”) has been retained
by Granite Homes to provide planning advice for the redevelopment of the property municipally identified as 405 Myers Road, Cambridge Ontario (the “subject lands”). In order to permit
the proposed development, the approval of an amendment to the City of Cambridge Zoning
By-law is required. In accordance with the City of Cambridge’s complete application submission
requirements, the following Urban Design Brief is being submitted in support of the Zoning Bylaw Amendment application to allow for the proposed redevelopment of the subject lands.
The proposed redevelopment involves the removal of the existing buildings on the subject
lands, for the development of 96 residential dwelling units within six stacked townhouse buildings. Vehicular and pedestrian access is proposed from Myers Road and Bloomington Road, and
surface parking is proposed at a rate of 1 space per unit. Vehicular access from Myers Road will
be provided through a right-in-right-out driveway, and a full movement access will be provided
from Bloomington Drive. In addition, a network of sidewalks will be provided throughout the
site, with connections to the public sidewalks that surround the site.
Approval of the proposed Zoning By-law Amendment is required to rezone the lands from the
existing Residential (R4) zone to a Residential (RM4) zone, in order to permit the proposed stacked
townhouse development and establish appropriate regulatory standards. Site Plan Approval will
be required in the future to address more detailed building and sight design matters. This brief
will assist in providing direction for the future site plan.
This design brief has been prepared in accordance with the City of Cambridge Terms of
Reference for Design Briefs.
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2.0 CONTEXT ANALYSIS
The subject lands are located in the southeast portion of the City of Cambridge, in the Kinbridge Community, directly southwest of the recently constructed roundabout at Franklin Boulevard and Myers Road.
The subject lands are comprised of two parcels with a combined area of approximately 0.87 hectares (2.15 acres). The large northern portion of the subject lands is
municipally known as 405 Myers Road, has an area of 0.85 hectares (2.1 acres) and has approximately 6.0 metres of frontage on Myers Road. This portion of the subject
lands presently contains a single detached residential dwelling and two accessory buildings, that are to be removed to accommodate the proposed development.
The smaller portion of the subject lands, has an area of 303 square metres and 10 metres of frontage on Bloomington Road. This portion of the subject lands is presently vacant. The subject lands are sloped with an elevation difference of approximately nine metres between Bloomington Drive and Myers Road, and approximately
2.3 metres between the east and west property lines. The surrounding area is characterized by a range and mix of housing forms, including single-detached,
semi-detached, townhouse and multiple dwellings. A context plan is included as Figure 1. Generally, surrounding land uses include the following:

North:
			

Myers Road is immediately north of the subject lands. Low-rise, single detached residential dwellings are located on the north side of Myers
Road. Further north is the St. Vincent DePaul Catholic Elementary School and Our Lady of Fatima Roman Catholic Church;

East: 		Franklin Boulevard is immediately east of the subject lands. The intersection of Franklin Boulevard and Myers Road has
			
			

recently been upgraded to a roundabout. To the east of Franklin Boulevard is a large institutional use, the Forward Church
and lands designated for residential development. Further east are single detached dwellings;

South: 		 Existing townhouses that front onto Bloomington Road are located to the south of the subject lands. Further south is low			
			

rise residential development in the form of single detached and semi-detached houses. A local park, Griffiths Avenue Park, is
located to the southwest of the subject lands.; and,

West: 		Immediately west of the subject lands is a stormwater management facility. This facility serves the Meadows of Franklin Pond 		
			
			
			

subdivision. West of the stormwater management facility are residential uses comprised of townhouses and low to mid-rise 		
apartment buildings, including a six-storey apartment building. Further west along Myers Road are institution uses including 		
the Cambridge Christian School, Monsignor Doyle Catholic Secondary School and a church.

As demonstrated, the site is well-located in a residential neighbourhood proximate to a range of non-residential uses including educational, institutional and recreational uses. The site is well-connected to the arterial and collector road network, active transportation routes and public transit. With respect to active transit,
sidewalk infrastructure exists along all streets adjacent to the subject lands, and there is a multi-use trail along Franklin Boulevard and a bicycle lane on Myers Road.
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3.0 VISION & DESIGN GOALS
The design vision is a high quality, contemporary infill development that is pedestrian oriented and
well connected to the surrounding transportation network.
Design Goals
The following design goals provided direction to the proposed development:
•

Contribute to the enhancement of the public realm, through a streetscape design that defines
the Myers Road and Franklin Boulevard intersection and provides for an appropriate 			
transition between the public and private realm;

•

Design a site that is safe and accessible;

•

To achieve high quality design in the private realm;

•

Provide for a design that is compatible and contextually sensitive to adjacent uses;

•

Design a low maintenance built environment through the careful selection of landscaping
and architectural elements;

•

Design an infill development within an underutilized parcel of residential land; and,

•

Design a site with consideration for the pedestrian scale.

Public Realm

Compatibility

Streetscape

Built Form

Massing

Façade
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4.0 CONCEPT PLAN
The conceptual site plan is illustrated on Figure 2
and consists of the following:
• A residential infill development that is appropriately
integrated into an existing low-rise residential neighbourhood chacracterized by a a range of dwelling types
and densities.
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• Buildings oriented internal to the development to create
a sense of community.
• Built form designed to be compatible with surrounding
building height and massing of existing residential
development.
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• A site layout that is designed to appropriately accommodate the existing grade change from the north to
the south of the site.
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• A site that is designed with appropriate circulation
for both pedestrians and vehicles, through internal
sidewalks connecting to the public streets and two
driveways with access to an arterial road and a local
street.
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Figure 2 Concept Plan

5.0 BUILT FORM & ARCHITECTURAL DESIGN

BUILT
FORM

The townhouses are designed as modern three and a half storey
walk-up buildings, designed to address Myers Road and Franklin
Boulevard, and the internal private road. The units are designed
with a variety of architectural elements, to appropriately address
the public street and provide for interactions with public realm elements. All units will be accessed internally through a private condominium road, with an access to a Regional arterial (Myers Road)
and a local street (Bloomington Road). The units located along Myers Road are planned to be setback approximately 6.0 metres from
the property line which will contribute to the public and private
realm transition at the northern portion of the site.

Massing
The appearance of bulk and mass is reduced through the
flat roof building design, the incorporation of large clear
glass windows and private terraces with clear glass panels. Horizontal massing has been added to contribute to
the architectural interest along the Myers Road and Franklin Boulevard frontage, and to further enhance the public
realm experience. Other techniques including vertical and/
or horizontal articulation; changes in building materials and
colours, and projections and recessions, will also be incorporated to break up building mass. Further, the vegetation
along the frontages, details of which will be further determined at the site plan process, assist in reducing the visual
bulk of the buildings.

Urban Design Brief | Zoning By-law Amendment 														8
405 Myers Road, City of Cambridge

Materials
A mix of building materials and colours, that complement the existing surrounding residential neighbourhood, are proposed to provide visual interest along the public streets and complement the
existing residential neighbourhood. Various architectural building
materials and building design elements have been incorporated
into the townhouse development.

Public & Private Realm

Details of the building materials will be further developed
during the site plan process.

The intent of the building design is to provide for units that are attractive within
the public and private realms. The use of alternating vegetation designs, as you
move along the public street, contributes to the pedestrian experience along Myers Road and Franklin Boulevard. The use of large windows along the frontages
provide for a comfortable and open public corridor. These windows and private
terrace spaces also contribute to the social interaction among future residents of
the site, and assist in providing safety for residents and users of the site
through additional opportunities for ‘eyes on the street’. These private and
public spaces also provide for the appropriate transition from the public to the
private realm while encouraging safe interaction among residents. Private
terraces are proposed both internal to the site and along the public frontages,
and a landscape feature is also provided at the corner of Myers Road and
Franklin Boulevard.

FAÇADE
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6.0 RESIDENTIAL COMPATIBILITY
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The subject lands are designated for high density residential development, by the Official Plan. The proposed stacked townhouse development provides
built form that is consistent with Official Plan direction. The built-form of the surrounding residential
homes, within a 5 minute walking radius, is predominately made up of low to medium rise residential development in the form of two-storey single detached
dwellings and townhouses.
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Section 8.4.2 of the Official Plan provides policy relating to residential compatibility in residential communities through infill projects with multiple dwellings.
The main objectives of the Official Plan policy, in this
regard, is to ensure that development is compatible
with the location, density and other characteristics
of the neighbouring land uses. A complete analysis
of the compatibility policies, is contained within the
Planning Justification Report.
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The building materials, contemporary architectural style and colors proposed for the townhouses are
planned to be consistent with the existing surrounding residential development and the City of Cambridge urban Design Policy in the Official Plan.
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7.0 POLICY ANALYSIS
CITY OF CAMBRIDGE OFFICIAL PLAN:
In accordance with Section 5 of the City of Cambridge Official Plan, all development within the City is expected to demonstrate a high standard of urban
design that supports the creation of a unique identifiable space while respecting the cultural and natural heritage, and unique identity of the City. This
Urban Design analysis will evaluate the proposed development against the relevant urban design policies described in Chapter 5 of the Official Plan.

Healthy and Livable Communities

Policy 5.2 of the City of Cambridge Official Plan encourages development to promote sustainable, healthy and active living.
The proposed development has been designed with sidewalks and pedestrian walkways throughout the site which connect directly to the public realm. The surrounding public realm includes sidewalk infrastructure along all streets adjacent to the subject lands. There is a multi-use trail along Franklin Boulevard, and a
bicycle lane on Myers Road. For further consideration of the pedestrian scale, a landscape feature at the northern portion of the site and landscaping throughout
the develop-ment has been provided.

Views and Vistas

Policy 5.4 of the Official Plan provides direction for preserving views and vistas relating to cultural heritage landscapes and buildings.
There are no cultural heritage landscape or buildings in the surrounding area that have been identified on the Official Plan.

Public Realm

Policy 5.5 of the Official Plan applies to development and enhancement of the public realm.
Enhancements to the public realm along Myers Road and Franklin Boulevard have been made through various natural elements that have been incorporated into
the exterior landscaping design. The landscaping provided external to the development, contribute to the quality of the pedestrian experience in the public realm.

Gateways

Policy 5.6 of the Official Plan applies to the design of gateways into the City and/or community core areas.
The subject property has not specifically been identified as a gateway into the City. Notwithstanding, the site has been designed to frame the intersection of Myers
Road and Franklin Boulevard, an important intersection within the City.
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Site Development and Buildings

Section 5.7 of the City’s Official Plan provides guidance for site development and building design which are to be compatible in
terms of massing and scale with the existing and planned streetscape, and provide appropriate transitions in height to adjacent
buildings.
The development of the site is to consist of six blocks of three-and-a-half storey modern block townhouses. The townhouses are
planned to be built with building finishes and architectural styles, that complement exisitng development in the area, as described
in Section 5 of this report.
The site maintains a comfortable pedestrian-scale along Myers Road, and provides for an appropriate transition from residential development on Bloomington Drive. The proposed development setbacks create an activated and pedestrian-centered street edge,
encouraging interaction between the private and public realm. The private patios located along the Franklin Boulevard frontage will
also provide for interaction and passive surveillance over the street, which enhances safety in both the private and public realms.
Large windows planned for all frontages create visual interest and natural surveillance along the public street. Windows at the side
elevations of the buildings and the incorporation of a mix of building materials help minimizing the appearance of blank walls, and
create visual interest.
The design of pedestrian sidewalks within the site, contribute to a more pedestrian-centered site and encourage the use of more
active modes of transportation (i.e. walking and biking). The internal pedestrian connections will be well lit and connected to Myers
Road and Bloomington Drive. The site has been designed with continuous internal roads to appropriately accommodate personal
vehicles, emergency vehicles, snow removal vehicles and waste collection vehicles.
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Sustainable Design

Section 5.8 of the Official Plan encourages energy efficiency and sustainability in neighbourhood, site, building and roof
design as well as encourages practices for low impact development stormwater management.
Stacked townhouse dwellings represent a more dense and compact form of development, which contributes to efficient built
form and sustainable design within the City of Cambridge. In addition, the location of the site will encourage other modes of
transportation, and minimize reliance on private vehicles through pedestrian oriented design and the proximal location to bus
routes. Further, the engineering design will meet City of Cambridge standards for stormwater management on-site, and the
Ontario Building Code Standards, as per the 2018 update which include a number of sustainable design techniques, that all new
buildings must include in their design/built form. Landscape plans will consider drought tolerant species.

Accessibility/Universal Design

Policy 5.9 of the Official Plan requires that all new development be consistent with the standards and regulations of the Accessibility for Ontarians with Disabilities Act, 2005 and the Ontario Building Code.
Due to the unique topography of the site, which is more significant at the southern portion, the grading for the driveway access
from Bloomington Drive and the parking areas has been proposed to ensure appropriate accessibility is provided. Vehicular and
pedestrian connections are provided into the site from Bloomington Drive and Myers Road, as well as an appropriately delineated
fire route. Within the development, pedestrian walkways are provided in order to contribute to the safety of pedestrians walking
throughout the site.

Safety

As identified in Section 5.10 of the Official Plan, site development and public realm projects are to incorporate crime prevention design
standards such as the principles of Crime Prevention Through Environmental Design (CPTED) to ensure that new developments address safe
living and work-ing environments.
As it relates to the consideration of natural surveillance of outdoor space, large windows are planned along all frontages which offer natural passive
sur-veillance of the public realm. In addition, clear glass private terraces are proposed at each level, which offer views throughout the entire
development. Adequate lighting will be provided for parking areas and pedestrian areas, to enhance the sense of safety and illuminate various areas
throughout the site. In addition, the fire route will be along a continuous vehicular path of travel, and will be designed to be demarcated with the
appropriate signage. The site has significant frontage on public roads, increasing its visibility. The site design avoids entrapment areas.
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Parking

Section 5.11 of the Official Plan provides policy relating to the parking design for site development.
Surface parking will be provided internal to the development at a rate of 1 parking space per dwelling unit, with a total of 98 parking spaces, which includes 3 accessible parking spaces. Parking has generally been provided throughout, with parking areas located at the southeast portion of the site, for consideration of the
topography on the site.
Landscaping will be provided along the perimeter of the site to screen parking from the public street. In addition, adequate lighting will be provided throughout the
site to contribute to the safety of pedestrian and vehicular movements.

Signage

Policy 5.12 encourages signage to be incorporated into the architectural design of the building.
Signage, in the form of an MUI sign for emergency access into the development, will be considered. During the Site Plan process, a landscape plan will be prepared
and identify proposed signage for the site.

Public Realm

Compatibility

Streetscape

Built Form

Massing

Façade

Sustainability

Accessible
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7.0 CONCLUSION
The proposed development provides a design and plan for a development that aligns with the Vision and Objectives described in Section 3.0 of the
Urban Design Brief. The proposed design also meets the general intent of all Urban Design policies defined in the City of Cambridge Official Plan.
From a policy perspective, the proposed townhouse development is a permitted within the low/medium density residential designation.
The proposed townhouse development is an appropriate infill development, and the Urban Design polices of the City’s Official Plan have been addressed.
The proposed development will:
•

Provide a compact urban form on an underdeveloped site located along exisitng transit routes, with direct access to services
and amenities;

•

Contribute additional visual interest along multiple street frontages, through building design and streetscape design that is appropriate
for the surrounding neighbourhood;

•

Encourage healthy and safe neighborhood movements and interactions, through a pedestrian-scaled site design and active
transportation supportive uses (i.e. internal sidewalks and pedestrian walkways, development in close proximity to transit);

•

Provide opportunities for additional social interaction in the community through the design of the public and private realm; and,

•

Conform to Official Plan policies, including the urban design policies set out in Section 5 of the Official Plan, and incorporate zoning provi
sions to implement the appropriate design and development of the site.

In summary, the proposed development is appropriate for this location and will contribute positively to the character and built form within this
area of the City of Cambridge.
Respectfully Submitted,
MHBC

Andrea Sinclair, MUDS, BES, MCIP, RPP
Partner

Michelle Baya, BES
Planner
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APPENDIX A
Concept Plan
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