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1

Introduction

On behalf of our client, 10184217 Canada Corporation, we are pleased to submit this Urban
Design Brief in support of the Official Plan Amendment and Zoning By-Law Amendment
applications proposed to permit the development of 44 stacked townhouses of the lands
municipally known as 15 Clover Avenue in the City of Cambridge.
This Urban Design Brief has been prepared based on the Site Plan prepared by Jonathan
Weizel Architects and other supporting plans prepared as part of the complete Official Plan and
Zoning By-law Amendment applications for the proposed development.
This Urban Design Brief has been prepared in accordance with Section 5 of the City of
Cambridge Official Plan, which sets out the policy framework for urban design in the City, and
the Terms of Reference set out in the City’s Zoning By-Law Amendment application form.
The proposed development is located on a portion of lands municipally known as 15 Clover
Avenue in the City of Cambridge, herein referred to as the “subject lands”, “site” and/or “subject
property.

2

Vision and Design Goals

As shown on the proposed site plan, our client is proposing to develop the subject property as a
stacked townhouse development containing 44 residential units. The development aims to foster
a low density residential feel while increasing the density of the site to provide additional housing
options in the area.
The design goals for the proposed development are as follows:
1. Provide a context sensitive development that increases the residential density of the subject
land while not detracting from the character of the neighbourhood.
2. Create a harmonious streetscape along Clover Avenue using a consistent architectural
theme between both street-fronting blocks of townhomes.
3. Limit vehicular access points to the site from Clover Avenue (limit to one) and locate
driveways and car parking away from public view.
4. Maintain appropriate setbacks / buffering from Grand River Conservation Authority regulated
areas and ensure landscaping which is compatible with the existing natural features
adjacent to the site.
5. Incorporate high quality building materials and articulation within the design of the buildings.
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3

Context Analysis

This section of the Urban Design Brief provides analysis of the subject lands and the
surrounding neighbourhood.

3.1

Subject Lands

The subject property is municipally known as 15 Clover Avenue, Cambridge and known legally
as PT LL 5 Con 10 North Dumfries as in WS562388; Cambridge. The location of the subject
property is shown on Figure 1.

Figure 1: Site Location (Source: Ministry of Natural Resources)

The subject property has a lot area of 3,361 sq. m (0.5361 hectares, and has a lot frontage of
approximately 136 metres along Clover Avenue. The subject lands are located north of the
intersection of Myers Road and Clover Avenue and west of Lisbon Pines Drive.
As shown on the following images, the subject property currently contains one single detached
dwelling, which is located towards to the northern portion of the property. The southern and
northern portion of the property are currently vegetated. To the extent possible, the owner will
preserve as many trees as possible through the redevelopment of the site, including a significant
number of trees towards the north and east property lines of the site.

May 5, 2020

2

IBI GROUP FINAL
URBAN DESIGN BRIEF
15 CLOVER AVENUE, CAMBRIDGE

Figure 2: Existing Dwelling, Looking South (Source: Google Earth)

Figure 3: Existing Dwelling, Front Facade (Source: Google Earth)

The existing grades of the site generally drop from the southern property line towards the north
property line. Likewise, in some portions of the site, the grades are currently higher at the street
line than at the rear (east) property line.
The subject property is partially located within a GRCA regulated area given its proximity to a
GRCA regulated wetland. The GRCA regulation limit only applies to the northern portion of the
property, where no development is contemplated.
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3.2

Neighbourhood Context

As shown on the Context Map, below, the subject property is located on the south side of the
City of Cambridge, north of Meyers Road.
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Figure 1: Neighbourhood Context Map (Image Source: Google Earth)

Clover Avenue can be described as a low density residential street featuring single detached
homes on large properties. Clover Avenue is not a through street, but rather culminates on the
north end of the subject property as a dead-end. Images showing some of the existing houses
on the street are provided as follows.

Figure 2: Clover Avenue Homes
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Figure 3: Clover Avenue Homes

The following table highlights several nearby land uses, within close proximity to the site. This
table is to be read in conjunction with the Neighbourhood Context Map (see map for reference
numbers).
NO.
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1

Institutional Use - Forward Church

2

Institutional Use – Holy Spirit
Catholic School

IMAGE
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Mixed Use Plaza / Residential
Development

4

Institutional Use – Moffat Creek
Public School

5

Recent Townhouse Development
on Lisbon Pines (Image source:
Cambridge Planning Report No:
18-034)

6

Residential Subdivision West of
Site
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7

Institutional Use – St. Vincent De
Paul Catholic School

8

Midrise Residential Development

9

Commercial Node (Dundas and
Franklin)

3.3

Surrounding Parcel Fabric

As shown on Figure 7 below, the subject property and the lands east of the site (highlighted in
blue) are considerably larger than other properties within close proximity to the property. Each of
these lots contain one residence, per lot. 15 Clover Avenue, for instance, has a lot area of
0.5361 hectares, and some of the lots to the east are greater than a hectare in size. By
comparison, lots immediately across the street from the subject property range in size from
0.068 hectares to 0.133 hectares in size. It is also noted that, by way of subdivision several lots
were created west of Lisbon Pines Drive in 2019, with many of the townhouse lots having lot
areas of 300 square metres (0.03 hectares) or less.
While these large lots are long-standing, they do provide an opportunity for intensification in
accordance with the overall direction of Provincial, Regional and local land use planning policy
which generally directs that development should be focussed inwards rather than outwards.
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Figure 4: Surrounding Parcel Fabric (Source: Ministry of Natural Resources)
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Proposed Development Concept

4.1

Site Design

As shown on the proposed Site Plan, the applicant is proposing to develop the subject property
as a stacked townhouse development, including three (3) blocks of townhouses with a total of 44
residential units. Given a lot area of 0.539 hectares, this equates to a residential density of
approximately 82 units per hectare.

Figure 8: Proposed Site Plan (Source: Jonathan Weizel Architect)

Each residential unit is proposed to have a dedicated garage car parking space, with all parking
for the site being accessed off of Clover Avenue by way of a central drive aisle. In addition to
these parking spaces, the site will feature 18 additional visitor parking spaces. It is noted that no
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parking will be provided within the front yard of the site, but rather centralized within the
development.
Based on the current design of the site, the overall building area/coverage is anticipated to be
less than 30%, with soft landscaped areas or other vegetated areas equating to more than 50%
of the overall lot area. It is noted that no vegetation within the GRCA regulated area at the north
of the site is anticipated to be impacted by construction activities. To the extent possible, existing
vegetation at the north of the site and its perimeter will be retained, however tree clearing will be
required in the central and southern portions of the property for the proposed site works.
Two of the three townhouse blocks will front directly onto Clover Avenue and will feature
pedestrian connections to the municipal sidewalk. The third townhouse block is oriented toward
the east of the site.
Responding to the existing grading of the site, which generally slopes downward from the south
to the north of the site, the townhouse blocks will step down with the grades of the site. This will
result in an interesting streetscape and minimize the need for extensive re-grading and reduce
the height of required retaining walls.

4.2

Built Form

Our client is proposing to develop three (3) blocks of stacked townhouses that will include a total
of 44 residential units. Elevations of the proposed Townhouse Blocks are shown below:

Figure 9: Front Elevation (Source: Jonathan Weizel Architect)

Figure 10: End Elevations (Source: Jonathan Weizel Architect)
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Figure 11: Rear Elevation (Source: Jonathan Weizel Architect)

The façade of the building is proposed to incorporate a variety of materials, including:
•

Stone:

•

Brick;

•

Prefinished horizontal siding; and,

•

Glass (windows and panels).

The front façade of the building, facing Clover Avenue, will include private walkways leading to
each unit from the municipal right of way, as well as porches/stairs to upper and lower units. This
will foster a neighbourhood feel indicative of lower density forms of housing. Porches and
walkways leading to the rear block of townhouses are also proposed on the east side of the
propert.
The proposed Landscape Plan contemplates extensive tree planting in the front yard of the
development which will include the planting of red oak trees, hackberry trees and sugar maples,
in addition to extensive shrubs/plantings adjacent to the townhouse blocks. This planting
scheme has been thoughtfully considered to foster the development of a cohesive streetscape
and to accentuate the architectural design of the development.

5

Policy Analysis

The Planning Justification Report prepared by IBI Group provides an overview of the land use
policy framework applicable to the subject lands, including the Planning Act, the Provincial Policy
Statement, the Growth Plan for the Greater Golden Horseshoe, the Region of Waterloo Official
Plan, the City of Cambridge Official Plan, and the City of Cambridge Zoning By-Law.
Of note, the Official Plan establishes urban design direction and criteria “for infill, intensification
and redevelopment within any residential designation” which are discussed in the following table.
Criteria
The density, scale, height,
massing, visual impact, building
materials, orientation and
architectural character of
neighbouring buildings and the
proposed development.

Discussion
The proposed development will contain cluster style townhouses,
which are indicative of low/medium density forms of housing. While
no other cluster townhouses currently exist on Clover Avenue, the
surrounding area has seen recent developments of similar scales
which form part of the neighbourhood fabric.
The heights of the buildings will be limited to less than 11 m, equal to
the heights commonly permitted for single detached dwellings.
The building materials currently proposed will include stone, brick,
glass and composite siding.
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The conservation, protection,
maintenance and potential
enhancement of the natural
environment and cultural
heritage resources.

Through the proposed development a portion of the subject property
is proposed to be re-zoned OS1 which will limit the use of the portion
of site to natural heritage and conservation purposes.

The continued viability of
neighbouring land uses.

The proposed development will not detract from the viability of the
neighbourhoods. The proposed development anticipates future
redevelopment of lands east of the site which will include an
easement of the central portion of the drive-aisle for potential future
access to lands to the east.

Pedestrian and vehicular
movement and linkages, as well
as parking requirements and
design in both existing
development and proposed
developments.

In order to minimize potential access / vehicular movement conflicts,
the site has been designed to feature one driveway from Clover
Avenue. Parking (resident and guest) has been centralized within the
site to minimize its visual impact to neighbouring lands/dwellings.

Landscaping, setbacks, sun and
shadow effects, wind effects,
signage, lighting and buffering
of existing development and
proposed developments;

The proposed buildings have been setback 4.5 m from the municipal
right of way, which will provide ample space for landscaping and
pedestrian connections.

Noise attenuation.

No noise study was required as part of the required development
applications.

Odour, dust, and emission
impacts.

No odour, dust or emission analysis was required as part of the
required development applications.

Transportation implications.

No transportation impact assessment was required as part of the
required development applications.
Potential transportation impacts have been reduced by minimizing
the number of driveways to the site to one, and by centralizing
parking on the site (away from the public view and right of way).

Transitions between different
land uses and between sites
having varying permitted uses.

As noted, due to the size of the lots located to the east of the
property, the availability of services and infrastructure, potential
exists for the considerable redevelopment of the lands to the east.
This development provides a medium density transition and housing
form between existing single detached properties on the west side of
Clover Avenue, to potential future redevelopments to the east.

Infill, intensification and
redevelopment within existing
neighbourhoods will be minor in
nature and will be compatible
with the surrounding
neighbourhood character.

In our opinion, stacked townhouses represent context sensitive
infilling which increases the residential density of the area while
respecting the low density character of lands to the east and north.

In addition to the foregoing, Chapter 5 of the Official Plan sets out high level Urbad Design
Objectives, which inclue:
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To create an attractive, accessible, safe, and healthy built environment;

•

To protect and enhance public views and vistas of natural and built features;

•

To achieve high quality design for the public and private realm;

•

To ensure compatibility in scale, form, massing, and height transition between new
development and existing buildings and adjacent neighbourhoods while being sensitive
to the context;
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•

To promote a high standard of urban design as a key factor in establishing more
attractive and well integrated development throughout the community; and

•

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

In our opinion, the proposed development conforms to the urban design objectives of the Official
Plan based on the following:
•

The proposed development provides context sensitive infilling of a large underutilized lot
adjacent to lands suitable for future infilling and intensification.

•

The design of the site has been thoughtfully considered to minimize the visual impact of
the development, through the use of intensive landscaping/tree planting and by limiting
vehicular access points to the site.

•

The development has been setback from an environmental feature to mitigate potential
impacts to the feature.

•

While the development is more intensive than existing land uses along Clover Avenue,
the height of the proposed development has been limited to three (3) storeys to maintain
a low density feel.

•

The proposed development is attractive and incorporates high quality urban design.

The following table discusses how the proposed development conforms to the policies of
Chapter 5 by subsection.
No.
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Subsection

Discussion of Conformity

5.2

Healthy and Livable
Communities

The proposed development provides residential infilling in
proximity to a range of uses, including commercial uses,
institutional uses, and greenspaces, thereby contributing to
the connectivity of the neighbourhood.

5.3

Transit oriented
development

The proposed development is located within close proximity to
transit services along Meyers Road (Grand River Transit bus
stop).

5.4

Views and Vistas

No identified/designated views or vistas exist on Clover
Avenue. Appropriate setbacks from the natural
area/environmental feature north of the site have been
provided.

5.5

Public realm

The proposed development proposes walkways leading to all
residential uses from the public realm, to foster a low density
neighbourhood feel. In order to limit driveway access points
and the visibility of parking from the street, only one driveway
access to the site is proposed and all parking has been
centralized on the site.

5.6

Gateways

The subject lands are not located on or within proximity to key
intersections or gateways.

5.7

Site development and
buildings

See Section 4 of this Report for a site design and built form
analysis.

5.8

Sustainable design

The proposed development will conform to the applicable
Building Code Act requirements regarding sustainable design.
Our client has also expressed interest in incorporating
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No.

Subsection

Discussion of Conformity
additional sustainable design and energy efficient elements in
the Site Plan Approval and Building Permit stages.

5.9

Accessibility/universal
design

The proposed development conforms to the standards and
regulations of the Accessibility for Ontarians with Disabilities
Act (AODA), 2005 and the Ontario Building Code.
The proposed development provides three barrier free parking
spaces

5.10

Safety

The proposed development incorporates elements of the
Crime Prevention Through Environmental Design
standards/principles in order to address safe living
environments and reduce potential hazards.
The windows at the front of the building provide natural
surveillance over the subject lands and over the public realm.
Lighting will be incorporated throughout the property to
illuminate entrances/exits and reduce secluded areas as
shown on the proposed Photometric Plan. Details related to
lighting will be finalized through the Site Plan Approval
process.

5.11

Parking

See Section 4 of this Report for a description of parking and
accesses proposed for the development.

5.12

Signage

Not applicable.

5.13

Public art

At this time, public art is not specifically incorporated into the
proposed development.

Additional discussion relating to the design of the proposed development and its alignment (i.e.,
consistency, conformity and regard) for Provincial, Regional and City planning instruments can
be found in the Planning Justification Report.
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6

Conclusion

On behalf of our client, 10184217 Canada Corporation, we are pleased to submit this Urban
Design Brief in support of the Official Plan Amendment and Zoning By-Law Amendment
applications proposed to permit the development of 44 stacked townhouses of the lands
municipally known as 15 Clover Avenue in the City of Cambridge.
This Urban Design Brief has been prepared in accordance with Section 5 of the City of
Cambridge Official Plan, which sets out the policy framework for urban design in the City, and
the Terms of Reference set out in the City’s Zoning By-Law Amendment application form.
Should you have any questions about this Report or require any clarification on the proposed
site design, please contact the undersigned.
Sincerely,
IBI GROUP

David Galbraith,
Senior Planner
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