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SECTION 1

1.1 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 211-215 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 is 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 2.44 hectares (6
acres) and are located within the City of Cambridge. The lands are
adjacent to Winston Boulevard, bounded by Queen Street West to
the south and the Speed River to the north. The subject lands are
predominantly developed with two existing buildings, a former
textile factory and retail building.
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The proposal includes the adaptive reuse of the existing textile
building as part of Phase 1 and a 4-storey and 8-storey residential
building as part of Phase 2. The residential building is located on the
eastern parcel of land adjacent to the existing buildings. Vehicular
and pedestrian access is proposed from Queen Street West, with
additional pedestrian access through the future extension of existing
multi-use trail networks.
This Design Brief has carefully 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 and contemporary urban design
principles.
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The lands are located to the north of Queen Street west, directly south
of the Speed River, and west of the Hespeler Core Area. Queen
Street is identified as an arterial road outlined in the Region of
Waterloo Official Plan. The location of the subject lands is shown on
page 8 of this report. The subject lands are a previously developed,
underutilized former industrial property. The current condition of the
subject lands meets the definition of a ‘Brownfield’ in the Provincial
Policy Statement, 2014. It is noted that the subject lands are also
located in the general area which the City of Cambridge has
identified for regeneration and renewal.

The subject lands have an area of approximately 2.44 hectares (6
acres) and are divided into two parcels. The western parcel of the
subject lands is municipally known as 215 Queen Street West which
has an approximate area of 0.99 hectares (2.4 acres) and contains
the former Textile Factory building. The former Dominion Woollens
(Former Silknit, Waterloo Textiles, and Lens Mills) original mill
building was built in 1864 with Dominion Woollens and Worsted Ltd.
purchasing the property in 1928. At the time, it was one of the largest
mills in the British Empire and the largest in Canada. Regrettably, a fire
in 1995 destroyed much of the original stone building which projected
further north and west of the remaining building. The eastern parcel of
the subject lands is municipally known as 211 Queen Street West which
has an approximate area of 1.45 hectares (3.6 acres) and contains
the former residential buildings, open space and natural areas. The
former residential buildings were primarily used as residence’s for the
employees of the factory. The western and eastern parcel combined
have approximately 360 metres of frontage onto Queen Street.
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The subject lands are located in the northeast portion of the City of
Cambridge, in the Hespeler Community. 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 of a series of character
areas with very diverse atmospheres as a result of building scale and
massing, architectural features, function and overall aesthetics.
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There is a vast network of multi-use trails within the Hespeler
Community. The vision for the subject lands contemplates the
opportunity to enhance and expand the existing trail network
providing greater connectivity between the subject lands and the
Hespeler Community. There are existing sidewalks along Queen
Street providing additional opportunities for the site to be connected
to existing and planned active transportation and public transit.
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The subject lands are well-connected to the arterial road network
including Queen Street West and Hespeler Road (Highway 24)
which provides direct connections to Highway 401. These roads
provide links to major employment, commercial, institutional,
retail and shopping opportunities. 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. Rapid transit services exist along
Guelph Avenue/Adam Street to the east of the subject lands which
provide direct connections to the broader Region of Waterloo. In the
future, Phase 2 of the Region’s ION light rail transit service is planned
to travel from Sportsworld Station in Kitchener, through Cambridge
to Hespeler Road.

Residential
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Park
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NORTH WEST: CHILLIGO CONSERVATION AREA

SECTION 1
Existing land uses in the immediate surrounding area include:

NORTH:

SOUTH:

The Speed River and related environmental features are located
immediately to the north of the subject lands. Directly across the
river is Chilligo Conservation Area that 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”.

Queen Street West is a designated City Arterial Road, an existing
transit corridor, and an existing and planned cycling route. The City
of Cambridge Cycling Master Plan indicates Queen Street to include
a planned wide shared lane to accommodate all modes of active
transportation. The existing and planned active transportation along
Queen Street provides for opportunities to connect the subject lands
to surrounding land uses.

The ‘City of Cambridge Cycling Masterplan’ outlines a proposed
trail connection across the Speed River to the subject lands (outlined
in the graphic on page 10 of this document). This connection would
provide the opportunity to connect the subject lands to the existing
trail network associated with the Mill Run Trail as well as additional
environmental features north of the Speed River.

The residential community located to the south of Queen Street
adjacent from the subject lands primarily consist of low-rise residential
dwellings. Additionally, the community includes some commercial
uses, Centennial Public School and Jacob Hespeler Secondary
School which are located within a 1 kilometre walking radius of the
subject lands. The existing walkway and sidewalk system within the
adjacent community provides opportunities to connect the subject
lands to schools, parks and natural amenities such as the Schiedel
Woodlot.

WEST:
Additional open space and environmental features are located
directly to the west of the subject lands. The topography of the
site provides for view and vista opportunities from the proposed
development as well as the existing and planned trail network. There
is an existing large open lot directly adjacent to the subject lands to
the west primarily used for agriculture.
Queen Street provides connections westerly to Hespeler Road
(Highway 24), a direct connection to Highway 401 and the
Cambridge, Kitchener and Waterloo City cores.
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EAST:
Open space and environmental features associated with the Speed
River as well as additional commercial and residential uses are
located directly to the east of the subject lands. Queen Street easterly
provides direct vehicular and pedestrian access to the Hespeler
Core Area and related amenities. Forbes Park and Victoria Park are
located within a 10 minute walking distance to the west of the subject
lands.

SOUTH WEST: RESIDENTIAL COMMUNITY

SOUTH EAST: HESPELER ROAD (HIGHWAY 24)
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2.1

PROJECT VISION & DESIGN PRINCIPLES

CULTURAL HERITAGE CONSIDERATIONS

Destination, Heritage, Connection

VISION:

A high quality, vibrant mixed-used redevelopment that: places emphasis on
the protection and enhancement of cultural heritage features; introduces a
dynamic public realm and provides for a unique destination and gateway to
the Hespeler core area.
DESIGN PRINCIPLES:

COMMUNITY CONNECTIVITY & PUBLIC REALM
BUILT FORM & ARCHITECTURAL ELEMENTS

The design principles that give direction to the Concept Development have been grouped according to five main
themes:
1.
2.
3.
4.
5.

Cultural Heritage Integration
Community Connectivity & Public Realm
Built Form & Architectural Elements
Embracing Natural Character
Community Identity & Placemaking

EMBRACING NATURAL CHARACTER
COMMUNITY IDENTITY & PLACE-MAKING
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3.1 CONCEPT PLAN
The proposed conceptual plan is shown on page 20 of this document. In order to maximize the opportunities provided
by the site and implement the overall vision and more specific design principles, the concept plan consists of a mixed-use
destination community intended to compliment the surrounding uses, celebrate the history of the lands and emphasizes
design excellence.
The overall concept plan is designed in a manner that:
• Achieves high quality community design and built form that contributes to place-making;
• Establishes key active transportation connections between the new development and existing fabric of the city;
• Places emphasis on the public realm, particularly at gateways to establish focal points and view/vista opportunities;
• Promotes flexible use in the design of public spaces to enable the site to accommodate evolving needs;
• Architecturally articulates buildings to enhance the natural and cultural heritage of the site and provide an appropriate level of detail that
will visually animate the public realm;
• Draws inspiration from the surrounding environmental context and existing site through the design of landscape features such as paving
patterns planting schemes and site furnishings;
• Integrates existing features in the site design to celebrate the heritage, industrial and environmental character of the site;
• Encourages social interactions through the design of pedestrian environments to enhance the aesthetic of the community; and
• Clearly identifies the relationship between land uses, built form and natural features.
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SECTION 3

3.2 PROPOSED DEVELOPMENT
The proposed development is planned in two phases of development:

Phase 1 includes the adaptive re-use of the existing textile factory
and residential buildings. The textile factory building includes a mix
of higher density residential and commercial uses including more
finely grained retail and offices spaces. The redevelopment of the
one-storey residential buildings primarily consists of retail uses. In
addition to built form, phase one will include the introduction of
enhanced outdoor spaces contributing to public realm and placemaking. Thoughtful transitions between buildings and outdoor spaces
through differential paving patterns result in a safe and pedestrian
oriented design. Open space within the design may include a
formalized plaza within the residential courtyard and outdoor dining
opportunities within recessed building facades or corner lots. Open
space offers a unique element of interest for the public realm and
provide residents and visitors an opportunity to interact with other
people and the surrounding space.

Phase 2 proposes the construction of a new residential building located
on the eastern parcel of the subject lands. Additional surface parking
will be located to the side of the building in order to protect the public
realm and reduce visual impacts on the waterfront open space. The
design of the residential building will be individually and collectively
supportive of public realm and overall concept. Consideration should
be given to avoiding excessive repetition and monotony within the
development by providing a complementary variety of form, height,
materials and colours, but support the design vision of the overall
community.
We note that further review of the detailed building design and
landscaping will occur through the future site plan process.

Phase 1

Phase 2

SECTION 3

BUILT FORM & ARCHITECTURAL DESIGN:
The design for the proposed development includes a desirable mix
of land uses, with both residential, amenity and commercial uses.
The provision of supporting commercial uses will serve not only the
future residents of the development, but also the existing residents
of the surrounding community. Built form should address the site in
a manner that supports an active streetscape and public realm for
pedestrians. Consideration should be given to orienting building
entrances towards the public realm and encourages active ground
floor uses in the commercial and retail developments.
The proposed redevelopment as part of Phase 1 has been thoughtfully
designed to preserve and enhance the existing buildings while offering
a vibrant mixed-use community. The building design demonstrates a
contemporary architectural expression while maintaining the character
of existing buildings. The proposed design mixes the industrial
design style of the original structure with contemporary architectural
elements. The contemporary aesthetic will add to the visual interest
of the development and complement the existing character. Building
entrances will be well defined and visible from the public realm.
High quality materials including a large number of windows will be
incorporated into the façade and will maintain the urban character
within the site as well as existing buildings along Queen Street.
The proposed residential building as part of Phase 2 will have a
maximum height of 8 storeys and has been designed to step up in
height. The building will incorporate a variety of massing strategies
including projections, recessions, step-backs, varying rooflines,
changes in building materials and colours, and horizontal and vertical
articulation. Windows and balconies further break up the mass of the
building. 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.
‘The Textile Factory’

215 Queen St. W Redevelopment
Blacks Point Development Inc.
May 5, 2020
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SECTION 3

PEDESTRIAN & VEHICULAR CIRCULATION:
Vehicular access to the site will remain in its existing location from
Queen Street directly adjacent to Winston Boulevard. The current
driveway into the subject lands is owned by the City of Cambridge
and crosses an existing CN rail corridor. One access point will
provide sufficient circulation to both the eastern and western parcels
of the subject lands. It is anticipated that on-street parking along
Queen Street will be provided by the City for convenient short-term
parking for retail and commercial users.
Multiple pedestrian linkages are proposed to connect both the
mixed-use redevelopment and new residential development to
each other, the surrounding public sidewalk system and existing trail
networks. Internal walkways will safely guide pedestrians throughout
the site including proposed amenity areas. A proposed crossing of
the Speed River from the subject lands to the Chilligo Conservation
Area has been identified as part of the City of Cambridge’s Cycling
Master Plan. This provides opportunities for creating a waterfront
trail network along the river’s edge further connecting residents and
visitors to active transportation systems in the area.
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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 buildings, streets, paths and sidewalks safely and
easily, universal and age-friendly planning creates an environment that is welcoming to all.
The philosophy of good barrier-free design is to incorporate universal design principles. 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 for a wide range of users, now and in the future, to live in and access the building and residents.
RECOMMENDED UNIVERSAL & AGE-FRIENDLY DESIGN CONSIDERATIONS:
• Ensure that all public spaces are barrier-free for persons of all • Design in accordance with the Accessibility for Ontarians with
Disabilities Act and other applicable provincial legislation.
ages and abilities. This includes sidewalks, parks, etc. as well as
semi-private open spaces.
• Introduce a range of unit types to allow residents to age in place.
• Street trees, landscaping, seating, public art and signage should • In ground oriented residential developments such as row housing,
not obstruct the path of travel.
VisitAble housing units are strongly encouraged for a portion of
the units. Features should include: one zero-step entrance, wider
• Integrate access structures such as curb ramps, entry ramps and
doorways and clear passage on the main floor.
handrails as seamless components of buildings where practical.
• Use curb ramps to provide barrier-free connections between the • If an Exterior Walk is unwanted or impractical and stairs are
provided, the final grading is to be considered in the design,
street, pedestrian walkways and parking areas.
and where possible, established so that future construction of an
• Integrate tactile and visual design elements (such as differential
exterior walk or ramp could be constructed to the entrance(s) of
paving) to assist in orientation and the recognition of potential
the home.
hazards to persons with disabilities.

January 2021
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LANDSCAPING & AMENITIES:
The design and development of attractive and functional outdoor
spaces is a key component in creating a destination community.
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. Park spaces, outdoor common
areas, and natural areas should be promoted as visual and/or
physical focal points. Landmarks such as heritage buildings and
structures should be retained and integrated into the community
design as focal points. Outdoor amenity areas are proposed along
the rear of the proposed residential building directly adjacent to the
Speed River for view and vista opportunities. An east-west network
of pedestrian and walkway connections provides direct access to the
mixed-use development and surrounding trail networks.
The completion of detailed landscape plans will be required as part
of a future site plan application. Landscape plans will consider the
following as priorities:
• Amenity areas provided in association with primary pedestrian
linkages and other prominent locations throughout the site (e.g.
building entrances, waterfront, view & vista opportunities).
• Enhanced plantings, including street trees, along public road
frontages to ensure attractive, high quality streetscapes;
• The use of landscaping to define specific areas of multiunit 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 of space, such as
curb-free and tactile paving, signage, bollards, and planting
beds;
• Pedestrian connections to the surrounding sidewalk system and
trail network;
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• Sensitive landscape feature design that preserves existing
details of the site, and incorporates materials that reflect its
heritage and industrial character;
• Extensive landscaping within the subject lands and plaza areas
created by 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;
Privacy fencing and/or screening around private residential
spaces and parking areas that are highly visible to the public
realm;
• A coordinated approach to wayfinding features, signage and
low level lighting to enhance the overall pedestrian experience.
Wayfinding features should be coordinated throughout the site
to create a distinctive, safe, and attractive community.

January 2021
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3.3

CULTURAL & NATURAL HERITAGE
INTEGRATION

NATURAL HERITAGE:
The presence of both built and natural features within the subject
lands results in a landscape with scenic beauty and distinct
heritage character that will be celebrated through a thoughtful
design approach. A portion of the subject lands are designated
Natural Open Space System, which consists of Core Environmental
Features, watercourses and shorelines, and the regulatory one-zone
floodplain. The local surrounding landscape is a mosaic of urban
lands to the south/west, agricultural and natural areas to the east,
and the Speed River directly adjacent to the subject lands to the
north.
Natural Heritage features in the immediate area include:
• The Speed River and associated natural features to the north.
This includes 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 east,
with pockets of woodland/thicket associated with the Speed
River.
• The Chilligo Conservation Area located north of and adjacent
to the Speed River and is comprised primarily of deciduous
Carolinian forest, grassy meadows, and thick marshlands.
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CULTURAL HERITAGE:
A separate Heritage Impact Assessment has been prepared which
assessed the properties located at 215 and 211 Queen Street West
to determine the potential for the redevelopment of the Textile
Factory and residential buildings as well as the proposed residential
development. The subject lands are designated under Part IV of the
Ontario Heritage Act as per By-law no. 353-87. The By-law was
registered on-title in 1987 and designated all of Lot 64, Plan 832.
The lot has since been subdivided and the designation applies to the
entirety of the subject lands. The reasons for designation are stated in
the By-law as being related to architectural and historic significance.
While the designation By-law applies to 211 Queen Street West
and 215 Queen Street West, the designated heritage attributes were
destroyed by fire in 1995, with the exception of the existing tower.
Therefore, while the entirety of the subject lands are designated under
Part IV of the Ontario Heritage Act, the only physical attribute of the
property which is identified in the By-law is the stone tower. A copy
of Designation By-law No. 353-87 is provided in Appendix C of this
report.
All existing buildings located on-site are of significant cultural heritage
value. This includes the mill structures at 215 Queen Street West and
the two residential buildings at 211 Queen Street West. The concept
plan includes the retention of all heritage buildings on the subject
lands.

RECOMMENDATIONS FOR NEW DEVELOPMENT:
• Consider the importance of preserving character-defining
elements and making them physically and visually compatible
with the new development.
• The interrelationship of built and natural features and the scenic
value of the property should be conserved, interpreted and
enhanced.
• Ensure the expanded trail and walkway network provide
opportunities to appreciate the cultural heritage value of the
site.
• Include landscape features, public spaces, wayfinding signage
and commemorative/interpretative features that celebrate the
cultural heritage value of the site.
• Provide opportunities for views and vistas to create visual
connections to the both built and natural features.
• Ensure any new construction is visually compatible with,
distinguishable from and subordinate to the historic buildings.
An appropriate balance must be maintained in order to
compliment the cultural heritage value of the site.
• Ensure that the development of the site is in conformity with
the policies under the Ontario Heritage Act as the property is
designated under Part IV.
• A revised designation By-law should be drafted in light of the
fire which occurred in 1995 and destroyed buildings which
were listed as heritage attributes.

January 2021
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3.4 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 for creating a high quality public realm:
RECOMMENDED DESIGN ELEMENTS FOR CREATING A HIGH QUALITY PUBLIC REAM:
• Provide Frequent Connections – Connections from surrounding
uses to the public realm are important in connecting pedestrians
to the public space. This includes building entrances, parking,
and existing and proposed walkway and trail networks.
Connections from private residents to the public realm should
be designed to provide a sufficient level of privacy for resident
• Opportune Open Space – Open space can include parks,
squares, 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 also be given to the
design and selection of highly visible public infrastructural
elements such as lighting and signage. Existing views and vistas
should be preserved and enhanced along with the creation of
new views and vistas through a thoughtful design approach.
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• Active Building Edges and Prominent Entrances – An active
building edge includes elements that provide visual interest and
offer a connection between activity inside the building and the
public realm. This can be achieved through transparent windows
and frequent building edges, articulation of facades with
projections such as bays/canopies and porches and/or patios.
Including one prominent building entrance helps pedestrians
know where to first enter the building, this can contribute to the
unique character of the public space.
• Appropriate Building Form – The form of buildings plays an
important role in enhancing the public realm. The new residential
development on the eastern parcel of the subject lands should
incorporate frequent elements of interest along the ground floor
that compliments the redevelopment of the existing buildings
providing a cohesive community design.

January 2021
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SECTION 4

4.1 POLICY ANALYSIS
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 City’s Urban Design policies are included under Chapter 5 of the Official Plan
and are organized around a number of themes. Consistency to these themes (where applicable) is summarized briefly below.

HEALTHY AND LIVABLE COMMUNITIES: The proposed development is located within a walkable neighbourhood and
contributes to a mix of uses with convenient access to public transit.
TRANSIT ORIENTED DESIGN: The proposed development represents a more efficient use of the subject lands and existing buildings
on site. Future residents and employees will have immediate access to transit via. the public sidewalk system and existing trail networks.

VIEWS AND VISTAS: The proposed development has been designed to recognize the lands as a prominent site with high visibility and

SECTION 5.1: OBJECTIVES
A. Create an attractive, accessible, safe and healthy built environment;
• The proposed development is a well-designed, mixed-use redevelopment that is fully accessible and supportive of active transportation.
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 an existing transit stop. The subject lands are also well located to the surrounding road network,
including Highway 401.
C. Protect and enhance public views and vistas of natural and built features;
• The proposed development maintains existing views to the Grand River and provides opportunities for new viewpoints through
balconies, commercial spaces, including patios and other amenity spaces. The overall waterfront connection will be enhanced through
the redevelopment.
D. Achieve high quality design for the public and private realm;
• The proposed development incorporates high quality materials and will be a positive design addition to Hespeler Village. The proposed
materials and design will enhance the heritage character of the existing buildings.

SITE DEVELOPMENT AND BUILDINGS: The proposed redevelopment was designed within the original footprint of the existing

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;
• As discussed herein, the proposed development has been designed within the height and density permissions of the Official Plan. The
proposed concept plan includes the retention of all heritage buildings on the subject lands. The proposed new development will be
compatible with the existing buildings, as detailed in the Heritage Impact Assessment.

ACCESSIBILITY/UNIVERSAL-DESIGN: The proposed development provides barrier free access throughout the entire site. Barrier-

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.

SAFETY: The site design has considered safety and CPTED principles including the clear delineation of private and public property.

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 standards of urban design has been incorporated into the redevelopment of this property.
The proposed development will create a high quality mixed use redevelopment as a gateway to the Hespeler Core Area.

buildings. The proposed residential development is situated with adequate setbacks from the street edge and surrounding residential land uses
and provides appropriate transitions in height to adjacent buildings.

free parking is located at all buildings and parking surfaces.

PARKING: The redevelopment proposes shared parking to minimize the amount of surface parking required. A large portion of surface
parking is currently existing and will be screened through landscaping. Retail/commercial uses are proposed on the ground floor to animate
the street edge and promote active use.

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.
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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.
I.

Ensure that development is sensitive to and respectful of the physical and functional identity and the heritage attributes of Cambridge;
• A separate Heritage Impact Assessment (HIA) has been completed to ensure that the proposed development is appropriate given the
existing heritage buildings. The HIA has also contemplated and provides guidelines for the new proposed development.
January 2021
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SECTION 4

SECTION 5.1: OBJECTIVES
J. Allow for creativity in design expression while ensuring compatibility and quality of development;
• The proposed design intensifies the site, by creating new residential and commercial uses, and proposing a new building.
• The proposed new building will have a compatible building height and design.
• The proposed redevelopment will create a high quality mixed use community, which will act as a gateway to the Hespeler Core Area.
K. Design our community at the pedestrian scale in support of fostering social interaction, active streetscapes and walkable neighbourhoods;
and;
• Ground floor retail uses have been incorporated into the existing buildings, which will contribute to a pedestrian scale, and including
places for social interaction. Each of the retail units will have direct access to the public sidewalk system.
• Sidewalks and trails will be provided, and the existing connections to the waterfront and Queen Street will be enhanced.

SECTION 5.2: HEALTHY & LIVABLE COMMUNITIES
THE DESIGN OF OUR BUILT ENVIRONMENT WILL PROMOTE SUSTAINABLE, HEALTHY, ACTIVE LIVING THROUGH:
A. Safe, accessible, aesthetically pleasing, well-serviced and inclusive developments;
• A separate Heritage Impact Assessment (HIA) has been completed to ensure that the proposed development is appropriate given the
existing heritage buildings. The HIA has also contemplated and provides guidelines for the new proposed development.
B. Walkable neighbourhoods that offer a mix of uses and range and variety of housing types with convenient access to public transit;
• Hespeler Village is a walkable neighbourhood with a broad range of and mix of uses. The proposed development will introduce
additional residential units and ground floor commercial uses. The subject lands have convenient access to the existing public transit
network.

SECTION 5.4: VIEWS & VISTAS
A. 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;
• The site is located at the end of Winston Blvd at Queen Street West.
• The proposed development maintains existing views to the Grand River and provides opportunities for new viewpoints through
balconies, commercial spaces, including patios and other amenity spaces. The overall waterfront connections will be enhanced
through the redevelopment.
B. 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 Grand River. A detailed HIA has been completed to ensure that
the proposed development does not negatively impact cultural heritage resources in the area.

SECTION 5.6: GATEWAYS

A. 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 act as an informal gateway to the Hespeler Core Area given their location at a prominent and highly visible intersection.
The proposed development will be a positive addition to the community and will serve as a landmark as one enters Hespeler.

C. 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;
• The site is located at the end of Winston Blvd at Queen Street West. The proposed development maintains existing views to the Grand
River and provides opportunities for new viewpoints through balconies, commercial spaces, including patios and other amenity spaces.
The overall waterfront connections will be enhanced through the redevelopment.
D. 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 Grand River. A detailed HIA has been completed to ensure that
the proposed development does not negatively impact cultural heritage resources in the area.
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SECTION 5.7: SITE DEVELOPMENT & BUILDINGS
DEVELOPMENT WILL BE:
A. Compatible in terms of massing and scale with the existing and planned streetscape;
• The proposed design intensifies the site, by creating new residential and commercial uses, and proposing a new building. The proposed
new building will have a compatible building height and design.
B. Provide appropriate transitions in height to adjacent buildings;
• The proposed building height is within height permissions of the Official Plan. The existing building height is not proposed to change.
• The new building will be designed to work with the existing topography and be compatible with the existing buildings on the site. A
maximum height of 8 storeys is proposed.
• Shadow studies have been prepared (Appendix A) to ensure that shadow impacts are acceptable.
C. 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;
• As previously noted the existing buildings are proposed to remain.
• The location of the proposed new building will have setbacks which are compatible to the existing development.
D. 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.
E. 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 and the existing transit stop along the Queen Street frontage.
F. 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;
• Pedestrian connections on site connect directly with public sidewalks and the existing transit stop along the Queen Street frontage.
G. 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.
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SECTION 5.8: SUSTAINABLE DESIGN
A. 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
A. Development will be consistent with the standards and regulations of the Accessibility for Ontarians with Disabilities Act, 2005 and the
Ontario Building Code;
• The development will be consistent with AODA requirements. .
B. 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
A. Consideration of natural surveillance of outdoor spaces;
• 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 municipal parking lot to the north.
Non-residential uses and residents accessing the amenity spaces and public space will also provide natural surveillance.
B. Avoidance of the creation of secluded areas; C Clear demarcation of access and egress areas;
• The site has been designed to avoid entrapment areas and secluded areas on the site and site entrances will be clearly defined and
demarcated.
C. Appropriate placement and use of lighting;
• Detailed lighting plans will be provided prior to site plan approval and will ensure appropriate lighting levels to balance safety with
other City objectives.
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SECTION 5.11: PARKING
A. 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 redevelopment proposes shared parking to minimize the amount of surface parking.
• Active ground floor uses are proposed along the building frontages. The surface parking will be screened through landscaping.
THE DESIGN AND LAYOUT OF SURFACE PARKING WILL CONSIDER THE FOLLOWING:
a. Location to the rear or side of the building;
• Parking has been located at the rear / side of buildings where feasible. A large portion of the parking is currently existing. A detailed
landscape plan will be provided prior to site plan approval.
b. Screening and buffering from public streets;
• Parking in the front portion of the site will be screened with landscaping, include landscaped islands to minimize the impact on public
streets. A detailed landscape plan will be provided prior to site plan approval.
c. Landscape and pavement treatments to break up large parking areas;
• Landscaped islands and features will be included to break up large parking areas. A detailed landscape plan will be provided prior
to site plan approval.
d. Safe pedestrian movement;
• Sustainable design aspects have been incorporated into the proposed development, and will be detailed through the site plan
application process.
e. Pedestrian oriented lighting;
• Detailed lighting plans will be provided prior to site plan approval and will ensure appropriate lighting levels for pedestrian safety.

SECTION 5.11: PARKING
B. 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, which is detailed in the Planning Justification Report, prepared by MHBC.
C. Access driveways for commercial, industrial, institutional and higher density residential uses will be shared where possible to reduce
traffic conflicts on adjacent streets;
• One vehicular access is proposed from Queen Street West.
D. Bicycle parking should be provided in close proximity to building entrances;
• Bicycle parking will be strategically located with consideration given to building entrances.

SECTION 5.12: SIGNAGE
A. The design and placement of signage will complement the streetscape and the built form and will minimize visual clutter;
• Noted. Sign details have yet to be finalized, and will be considered as part of the site plan approval process.
B. 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;
• Noted. Sign details have yet to be finalized, and will be considered as part of the site plan approval process.
C. 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.

f. Sustainable design;
• 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.
g. Bicycle parking and movement;
• 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 on Queen Street.
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SECTION 5

5.1 CONCLUSION
In summary, the proposed development will contribute to a complete, vibrant community that is well
designed, includes a mix and range of unit types, a mixed-use redevelopment and an attractive public
realm. The design approach has considered the surrounding land uses and existing built form to ensure
an appropriate transition to the existing residential, commercial and open space uses, while providing
improved connectivity through the site to the existing transportation network. Careful consideration has
been given to the importance of preserving cultural and natural heritage features and will be recognized
through a thoughtful design approach that compliments and provides for the enhancement protection of
its heritage value.
The proposed development presented in this Urban Design Brief will contribute positively to the City
of Cambridge’s Official Plan policies and urban design objectives. Overall the proposed development
represents a significant investment in Cambridge and will create an opportunity for a ‘destination’
community with new residential, commercial, retail and open spaces all of which contribute positively to
the neighbourhood.
The proposed development will:
• Provide a mixed-use destination community
on an underdeveloped site located along
existing transit routes, with direct access to
services and amenities within the surrounding
community;
• Contribute to visual interest along Queen
Street West, through building design and
streetscape design cohesively integrates with
the surrounding community;
• 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;
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• Encourages safe and healthy connections and
interactions through a pedestrian-scaled design
that is supportive of active transportation uses;
• Create a community identity through a
consistent design approach to architectural
and landscape design that bind together with
visual image and character of the site; and,
• Conform to Official Plan policies, including
the urban design policies set out in Section 5
of the Official Plan, and incorporate zoning
provisions to implement the appropriate design
and development of the site.
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Notes:
- 3D Massing prepared in SketchUp Pro
- Existing building provided by Edge Architects ltd.
Date: March 8, 2021
Scale: N.T.S
File: 18240A
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