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1. Background

Proposal

NHDG (Hespeler) Inc. is proposing the redevelopment of the existing

“Satellite Hotel” site on Hespeler Road in Cambridge. NHDG is

proposing to demolish the existing building and construct two new

apartment buildings. The first is a 6-storey building with 55 units and

ground floor office space closer to the Hespeler Road frontage of the

site and the second is an 8-storey building with 73 unit positioned

behind the first building.

Applications

The site is currently designated “Commercial Class 4” in the

Cambridge Official Plan and zoned “Commercial (C4)” in the

Cambridge Zoning By-law. An Official Plan Amendment and Zoning

By-law Amendment are required to permit the higher intensity

residential development. A Site Plan application is being submitted

concurrently together with the two Amendments to address the site

development details.

Purpose and Outline

An Urban Design Brief is required as part of the compete Official Plan

Amendment and Zoning By-law Amendment applications, per the

pre-submission consultation meeting for the site held on October 26,

2017. Such Briefs, per the terms of reference for Amendments, are

meant to illustrate “the rationale behind the design of a development

and demonstrates how the design principles and policies set out by

the City of Cambridge are being implemented.” Accordingly, this

Urban Design Brief:

o Outlines the intended vision and goals for the design and

development of site (Section 2);

o Assesses the existing neighbourhood context surrounding the

subject site in terms of uses, character, and form (Section 3);

o Summarizes the key development details of the proposed

development (Section 4);

o Summarizes how the proposed design responds to the

applicable Cambridge Official Plan design policies (Section

5); and,

o Provides a summary of conclusions regarding the proposed

design (Section 6).

Supporting Studies & Materials

This Urban Design Brief has considered the following plans and

reports supporting the proposed applications as well as relevant City

policy and guidelines documents:

o The City of Cambridge Official Plan (2012);

o Site Plan drawings prepared by KNYMH Inc;

o Building elevation by KNYMH Inc;

o Landscape plans prepared by GSP Group Inc.;

o Shadow modelling prepared by KNYMH Inc.;

o Noise Feasibility Study prepared by HGC Engineering; and,

o Lighting plans prepared by EXP.
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Location of site at 195 Hespeler Road within the context of the Hespeler Road corridor.

Isherwood Avenue
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2. Vision and Goals

The proposed development is meant to balance the desire for

development intensity along a principal transit corridor with the

sensitive consideration of surrounding low-rise forms through building

placement and massing. Street presence along Hespeler Road

through building placement and facing ground floor design and uses

will provide activity along the street. The transit-supportive form and

intensity will be realized with accessible and direct connections

leading from buildings to public sidewalks. A contemporary, varied

architecture will provide attractive and articulated views of the

buildings from various vantage points surrounding the site. The

unifying design approach and treatments between the buildings will

connect, and not visually distinguish, between the affordable and

market buildings. Landscape treatments and plantings around the

site’s edges will provide interest and colour while providing a

transition to abutting properties and the Hespeler Road streetscape.

Rendering of 3D model looking
north illustrating proposed
development within the context of
surrounding Hespeler Road
corridor.
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3. Contextual Analysis

Site Location and Description

The site is municipally known as 195 Hespeler Road and located on

the east side of Hespeler Road, situated between Can-Amera

Parkway to the north and Munch Avenue to the south. The site is 0.54

hectares in size and is rectangular measuring approximately 48

metres (along Hespeler Road frontage) by 122 metres.

Existing Site Conditions

Topography: the northern and eastern portions of the site sit

somewhat higher than the southern portion of the site and the

Hespeler Road frontage, generally in the order of 1 to 1.5 metres.

Buildings: the existing motel is comprised of three buildings, the

larger two which are oriented perpendicular to Hespeler Road lining

the site’s north and south property lines, and third smaller building

located at the rear near the eastern property line. All three buildings

are 1-storey in height, except for a 2-storey office portion located

immediately adjacent to Hespeler Road.

Parking and Access: the existing asphalt-surfaced parking lot on the

site is contained centrally between the three existing buildings. There

are two entrances to the parking area, as well as a third driveway

access on the western edge of the site.

Vegetation: there are no existing trees on the site, and non-paved

areas of the site are grassed.

Survey of existing site conditions
(Source: Macdonald Tamblyn, emphasis added)
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View of site looking east from Hespeler Road.
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Surrounding Neighbourhood Context

Broader Area Context

The site is part of the broader Hespeler Road corridor, a mixed

commercial corridor along its length that varies depending on the

section. A range of residential forms are to the east, west, and south

immediately surrounding the site. A low-rise neighbourhood sits to the

east, principally of detached dwellings, although there is a recently

approved townhouse development on Munch Avenue. A 17-storey

tower (Black Forest Condominium) is directly across from the site on

Hespeler Road. To the north of that building there are a series of mid-

rise buildings (Heritage Meadows Retirement Living building, Park

Lane Towers, and Somerset Place) on Hespeler Road that range

from 4 to 9 storeys in height. North of Can-Amera Parkway, Hespeler

Road is principally a low-rise, mixed commercial form extending to

Highway 401. The Dumfries Conservation Area and YMCA building

sits to the northwest of the Can-Amera Parkway intersection with

Hespeler Road.
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Context Map of site and surrounding area within 400 metre radius. Figure Ground Diagram of site and surrounding area within 400 metre radius.
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Adjacent Properties

North

A car dealership (Ford) abuts the northern property line of the site.

The building sits generally in the middle of that property with surface

parking areas lining the north, east and south sides of the building.

West

Across Hespeler Road, an apartment building and a real estate office

faces the west side of the site. The apartment building is an 17-storey

tower with surface parking between the building and Hespeler Road.

The real estate office is 2 storeys in height, raised from the Hespeler

Road grade, and has surface parking on the south side.
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South

A property with a 1-storey detached dwelling shares the southern

property line together with the rear yards of five detached dwellings

that front onto Munch Avenue, which are either 1 or 2 storeys in

height.

East

The properties sharing the rear property line with the site contain

detached dwellings, 1 or 2 storeys in height, with their frontage on

Sekura Street.
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4. Conceptual Design

Development Details

The proposed development is comprised of an integrated

development of two apartment buildings, “Building A” and “Building

B”. Building A is a 6-storey building that contains approximately 4,637

square metres of floor space with a total of 55 dwelling units, mixed

between 33 affordable units and 22 market-rate units. As well, it

includes 141 square metres of office space on the ground floor facing

the Hespeler Road, which is intended as affordable office space.

Building B is an 8-storey building that contains approximately 5,738

square metres of floor space with a total of 73 dwelling units, all of

which are intended as market-rate units.

Rendering of 3D model looking
north illustrating proposed
development within context of
surrounding Hespeler Road
corridor.
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Illustrated site plan for the proposed development (Source: KNYMH Inc. with emphasis added)
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Site Design

Building Positioning and Orientation

Building A is positioned close to the Hespeler Road street edge as a

rectangular footprint situated perpendicular to the street. The building

has a setback ranging from 0.95 to 1.7 metres from the post-widened

property edge along Hespeler Road (or 2.45 to 3.2 metres pre-

widening). The building is positioned closer to the northern property

line, and away from the abutting residential properties to the south,

with a setback between 5.2 and 5.5 metres in depth.

Building B is positioned with a square footprint behind Building A to

the rear of the site. There is a 13.8 metre separation between the two

buildings accommodating the underground garage ramp and loading

space. It is also positioned close to the northern property line, and

away from the abutting residential properties to the south, with a

setback between 3 and 5 metres in depth from the northern property

line. The building is appropriately 20 metres from the rear property

line shared with detached dwellings that front onto Sekura Street.

Site Circulation

Proposed site vehicular access is provided by a single driveway

access from Hespeler Road. This access driveway connects through

the surface parking area and provides access to the underground

parking garage located centrally on the site between the two

buildings. A concrete walkway runs along the west side of the parking

area and provides access between the Hespeler Road sidewalk and

the building entrances on the south sides of both buildings. Building

A additionally has an office entrance on the west side of the building

that would directly connect to the Hespeler Road sidewalk.

Parking and Loading

Parking for the proposed development is accommodated through a

combination of surface parking and underground parking. In total,

there are a 147 parking spaces for the two buildings, including 69

surface parking spaces and 78 underground parking spaces. The

surface parking spaces include 23 visitor parking spaces, 6 of which

are near the Building A entrance and 17 near the Building B entrance.

Of these visitor spaces, 5 are designed and designated as barrier-

free spaces and are located closest to the building entrance and

directly abutting the site walkways. There are also 4 spaces reserved

for the office space in Building A located close to that building

entrance.

One loading space is provided internally on the site situated between

the two buildings along the west building wall of Building B. This

location connects directly to a temporary garbage storage pad that

accommodates garbage-day collection, with the longer-term storage

of garbage located in the underground parking garage.

Amenity Areas

Individual unit balconies provide amenity space for residents within

both the affordable and market units. There is small amenity space

at-grade on the south side of Building A, and there is an amenity

space on the top of the 7th floor rooftop for those individual units. As

well, there are indoor amenity rooms intended within Building B for

residents and Building A associated with the office space.
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Landscaping

The shared boundaries with abutting properties is lined with a 1.5

metre privacy fence. The southern property line is edged with a buffer

strip at edge of surface parking (2.4 to 3 metres deep) which includes

a consistent and regular spacing of deciduous trees within sodded

area. The eastern property line is edged with a buffer strip (1.5 metre

deep) proposed for a dense planting of flowering vines. The northern

property line is also proposed for a consistent and regular spacing of

deciduous trees within sodded areas (3 to 5 metres deep). The

principal pedestrian-oriented elevations of the two buildings (west

and south for Building A and south for Building B) are supported by a

treatment of shrubs and grasses that provide a foundation accent to

the buildings surrounding walkways and building entrances.
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Built Form and Architectural Design

The proposed design varies the mass of the two buildings for

distinction purposes. Building A is configured as a rectangular mass,

approximately 45 metres by 18 metres, oriented close to Hespeler

Road to provide a built edge the street. Building B is configured as a

square mass, approximately 26 metres by 28 metres, which provides

opportunities to pull the building away from the eastern property line

abutting low-rise residential properties. Building cut-outs of the

building mass through projections and recessions of the building

corners (Building A) and building faces (Building B), together with

projecting balconies, provide distinction and variety to the building

mass. Building B provides a step-back of the 8th storey of

approximately 7 metres from the floor below to accommodate a 45

degree angular plane from the eastern residential property lines.

Architecturally, the proposed design uses a contemporary expression

of building forms, materials, colours, and details consistently across

the two buildings to unify the project. The treatment and details are

consistent across all four sides of the buildings, although with an

emphasis on the front faces, to provide an attractive image from all

vantage points. The design emphasizes pedestrian-scaled and

detailed building bases comprising the first through third floors of the

buildings using a combination of lighter grey stone and darker grey

brick for contrast together with variation in the vertical extent of the

materials for interest. The principal elevations of the two buildings

that contain the main building entrances (west and south for Building

A; south for Building B) use defined linear overhangs to further

distinguish the ground floor elevations. Transitioning to the upper

storeys, the design uses variations of lighter and darker coloured

stucco finishes with vertical distinctions to break up the mass. The

lower and upper portions of the building elevations share a regular

pattern and style of windows throughout. The tops of the buildings

are varied in height, shape, materials, and colour together with a

refined cornice line treatment to provide a visually attractive and

distinct roofline finish.

Angular plane diagram of Building B
stepbacks from eastern property line
(Source: KNYMH Inc)
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Rendering of Building A looking
from perspective of Hespeler
Road (Source: KNYMH Inc.)
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Building A southern building elevation containing residential building entrance and facing
site parking area (Source: KNYMH Inc.)
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Building A western building elevation containing office
building entrance and facing Hespeler Road (Source:
KNYMH Inc.)

Building A eastern building elevation facing Building B
(Source: KNYMH Inc.)
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Building A northern building elevation facing Ford dealership (Source: KNYMH Inc.)
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Building B eastern building elevation facing
abutting properties with detached dwellings
(Source: KNYMH Inc.)

Building B southern building elevation containing
residential building entrance and facing site

parking area (Source: KNYMH Inc.)
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Building B northern building elevation facing Ford
dealership (Source: KNYMH Inc.)

Building B western building elevation facing
Building A (Source: KNYMH Inc.)
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Heritage Analysis

There are no properties designated as cultural heritage resources or

identified as cultural heritage value either adjacent to the site or in the

surrounding area.

Sustainability Analysis

From a site design perspective, the proposed development is a

compact and efficient mixed-use development on an existing

developed site along the Hespeler Road corridor, as part of a broader

mixed-use area. It supports car-reduced living opportunities along

Hespeler Road given the 5-minute walk to existing high frequency

transit and the proposed future light rail transit. The site design

accommodates safe and direct pedestrian connections to Hespeler

Road for office tenants and residents. Cyclists are accommodated

with short-term visitor spaces in multiple locations on the surface, and

long-term resident and tenant spaces within the buildings.

Landscape planting plans focus on hardy, low maintenance species

and schemes as much as possible.

From a building design perspective, the mechanical systems of the

buildings are intended to be based on geothermal energy. The

building designs will satisfy the Ontario Building Code in terms of

water efficiency and the use of water efficient fixtures for the building,

such as low-flush and/or dual-flush toilets as well as energy efficiency

and conservation. The proposed development incorporates internal

garbage areas for collection and sorting, with the residential garbage

room conveniently located at the surface and connected to the

surface drive route.
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5. Response to Design Policy

The Site is designated “Commercial Class 4” in the 2012 Cambridge

Official Plan, which doesn’t allow residential uses, but is proposed as

a “High Density Residential” designation through the proposed

Official Plan Amendment. The site is within a “Community Node”

associated with Hespeler Road and Can-Amera Parkway, which

specifically supports a mixture of uses including residential apartment

forms. The urban design policies of Section 5 of the Cambridge

Official Plan apply to all development and are meant to ensure a high

standard of urban design. The proposed design responds to these

urban design policies as follows.

Objectives (Section 5.1)

The proposed development responds to the urban design objectives

of the Cambridge Official Plan with a design that:

o Provides an attractive design treatment and style as an infill

development with an accessible and safe interface with

Hespeler Road (5.1a);

o Provides directions connections between building entrances

through dedicated site walkways and the public sidewalks

and transit facilities along Hespeler Road (5.1b);

o Employs built form presence along the public street frontage,

varied and articulated building elevations through material

use and colours, and landscaping for edging purposes along

the public street and site perimeter (5.1d and 5.1g);

o Balances intensity along a principal transit corridor with a

compatible building scale and mass to the exsting residential

to the east and south through a combination of building

placement and upper storey stepbacks (5.1e);

o Offers sustainability benefits naturally from the site’s location

along a transit corridor, together with internal building

sustainability elements 5.1f);

o Accommodates a contemporary architectural expression that

provides varied and articulated elevations on all building

sides (5.1j); and,

o Provides a comfortable scale of development with building

placement along the street and architectural emphasis on

the first three storeys using material and colours that

emphasize the pedestrian realm (5.1k).

Healthy and Liveable Communities (Section 5.2)

The proposed development incorporates a mix of uses, including

residential and office space, both of which include an affordability

aspect that is well served by transit and community amenities in the

immediately surrounding area. The proposed design directly

connects residents to Hespeler Road with internal walkways leading

to public sidewalks, from which residents are within a 5-minute walk

(400 metres) of the higher frequency 200 IXpress route at Hespeler

Road and Can-Amera Parkway, as well as other local routes.

Residents would be within 500 metres of the existing YMCA facility

and Dumphries Conservation Area to the north along Hespeler Road,

which together provide a range of indoor and outdoor recreational

opportunities.
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Transit-Oriented Development (Section 5.3)

The Stage 2 ION stop currently proposed as Hespeler Road and Can-

Amera Parkway would provide the site with access to higher order

transit service in the future. The proposed design is transit-oriented

as a compact and intensive re-development of the site that mixes

office uses at-grade facing Hespeler Road and residential above and

behind. The site’s frontage includes a building positioned to the street

edge with supportive landscape and architectural treatments to

contribute to the public realm. An internal walkway system directly

links building entrances to existing public sidewalks along Hespeler

Road.

Site Development and Buildings (Section 5.7)

The site layout accommodates a dedicated walkway route connecting

the building entrances to the public sidewalks along Hespeler Road,

with appropriate markings to identify crossings of driveways. Lighting

plans demonstrate appropriate lighting levels for the site and

buildings through a combination of ground-mounted and building-

mounted lighting fixtures, which limits light spillover onto abutting

properties. Building entrances and site walkways are emphasized

with pedestrian-oriented lighting. The loading area for the buildings

is located between the two buildings to mininmize views from

Hespeler Road, and the garbage rooms are internalized and access

from grade.

The building scale provides a compatible fit with the surrounding

residential fabric through building setbacks from the south and east

property lines abutting residential properties and upper storey

stepbacks on Building B to reflect angular plane intentions. Shadow

impact modelling determined that there are no unacceptable impacts

on the surrounding residential properties. Building A provides a built

form presence close to the street edge, and all building elevations

including the western elevation of Building A facing Hespeler Road,

which includes a street-facing building entrance for office space, are

articulated and defined for an attractive architecture.

Sustainable Design (Section 5.8)

The mechanical systems of the buildings are intended to be based on

geothermal energy. The building designs will satisfy the Ontario

Building Code in terms of water efficiency and the use of water

efficient fixtures for the building, such as low-flush and/or dual-flush

toilets as well as energy efficiency and conservation. The proposed

development incorporates internal garbage areas for collection and

sorting, with the residential garbage room conveniently located at the

surface and connected to the surface drive route.

Accessibility / Universal Design (Section 5.9)

Building accessibility will be addressed per Ontario Building Code

compliance. Several units within Building A are intended to be barrier-

free units. Barrier-free parking spaces are located immediately

surrounding the entrances to the two buildings and connected directly

to the site walkways. Curb cuts and tactile surfaces are provided

surrounding the barrier-free parking spaces.

Safety (Section 5.10)

The proposed design is in keeping with CPTED principles. The

design includes a generally open layout that maximizes views

between the building interiors and outdoor walkways, entrances, and

parking areas. Transparent railings on the upper storey balconies

facing the public streets and internal areas provide above-grade
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surveillance opportunities of the site. The design clearly defines

building entrances through architectural design and lighting. Lighting

plans provides a suitable amount of lighting on the site for safe use

without over-lighting and light intrusion on surrounding properties.

The site layout it limits any potential entrapment areas on the site.

Parking (Section 5.11)

The development accommodates the majority of provided parking

within the underground parking garage accessed from a shared ramp.

The surface parking lot is located to the sides and rears of the

buildings, recognizing the long linear nature of the site, with

pedestrian crossings of the driveway limited to a single point where

the walkway crosses the underground ramp. Access to the site has

been consolidated to a single driveway from that of the existing three

accesses to the site. Bicycle parking for residents is internalized on

the ground floor and is located with a direct access to the exterior, as

well as locations for outdoor bicycle racks near each of the two

building entrances.
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6. Conclusions

NHDG (Hespeler) Inc. is proposing a multi-building development at

195 Hespeler Road that includes a 6-storey, 55-unit building with

ground floor office space along Hespeler Road and an 8-storey

building, 73-unit positioned behind. The proposed development

requires amendments to the Official Plan and Zoning By-law as well

as Site Plan Approval. The proposed design is high quality and

responds to the direction of Section 5 of the Official Plan in that it:

1. Provides a built edge close to Hespeler Road and orients the

building face and entrances to activate the site’s street edge.

2. Masses the buildings on the site to maximize separation to

abutting lower-rise properties with upper storey stepbacks on

the taller building to provide additional visual separation.

3. Reflects a contemporary architecture that uses a diversity of

quality materials, colours, and building details to provide variety

and interest on all sides of the buildings.

4. Supports existing and future higher frequency transit service

along Hespeler Road within a short walking distance through

site intensity and direct connections to public sidewalks.

5. Positions surface parking and servicing functions in

underground or rear locations as much as possible, recognizing

the nature of the linear shape of the site.

6. Provides attractive planted edges for the site as accents and

transitions to abutting properties and the streetscape.

7. Incorporates sustainability naturally given the intensity of form

and proximity to higher order transit within the region, together

with intended site and building design measures.


