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1.  Part One 
 
This Urban Design Brief has been prepared in support of a zone change application for the 
property municipally addressed as 1131 Gordon Street, City Guelph and legally described as, 
Part of Lots 4 and 5, Concession 7 (Geographic Township of Puslinch) City of Guelph.  The 
subject property is owned by 1876698 Ontario Inc.  The total area of the property subject to this 
zone change application is 0.184 hectares.   
 
A pre-consultation meeting was held with the City on November 18, 2015.  This Urban Design 
Brief was requested by the City as a requirement for a complete application based on this 
property being located within an intensification corridor and being an application for infill 
development. 
 
1.1  Physical Context 
 
 1.1.1  Site Definition 
 
The property is located on the west side of Gordon Street and to the south of Harts Lane as 
shown on Figure 1.  The property has approximately 27m of frontage on Gordon Street.  The 
total area of the property is 0.184 hectares.  The property is municipally addressed as 1131 
Gordon Street, City Guelph. 
 

Figure 1 – Boundary of the Site 
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1.1.2  On-Site Attributes 

 
The property has an existing single detached dwelling on the property which is proposed to be 
demolished.   The existing dwelling is not included on the Municipal Register of Cultural 
Heritage Properties nor has the existing house been designated.  A Tree Preservation and 
Compensation Plan has been prepared for the property by The Urban Arborist Inc.  A total of 36 
trees were inventoried at 1131 Gordon Street which are 10cm in DBH (1.4m from ground).  A 
total of 12 trees are on adjacent properties within 3 meters from property line. Trees inventoried 
include Norway Spruce, Norway Maple, Black Walnut, Common Juniper, Cherry, Birch, Sugar 
Maple, Silver Maple, White Pine, Butternut, Eastern White Cedar, Pacific Yew, and Blue 
Spruce.  Where possible trees will be retained or transplanted.  Where this is not possible trees 
will be removed and compensation plantings or cash compensation will be provided by the 
owner in accordance with the City’s Tree By-law.  GM Blue Plan describes the property as 
generally draining from east to west at an approximate 4% gradient. 
 

Figure 2 - Photo of the Site 
  

 
 
1.1.3  The Site in Context 
 
The subject property is located within the Intensification Corridor along Gordon Street.  The 
proposal is for residential infill.  Gordon Street is an arterial road connecting Highway 401 to 
downtown Guelph.  Harts Lane is originally a farm access to what was the Hart farm and is now 
partially within a municipal road allowance.   
 
The surrounding land uses are shown on Figure 3 and are listed below.  Guelph Transit 
operates transit routes along Gordon Street.   There is a transit stop located 120m from the site. 
This is a stop for Bus Route 5 Gordon which runs between Clair Road and the downtown bus  
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transfer station where connections can be made to regional transit services whether by train or 
by bus. The site is within walking distance to commercial services in University Square Plaza 
which is located 500m to the north. There are retail shops such as a bakery, convenience store, 
restaurants pharmacy and services such as a hair salon, dental offiice, chiropractor and bank.  
 

Figure 3 – Context of the Site 

 
1. subject property 
2. single detaches residential homes on Harts Lane 
3. cluster townhouses 
4. funeral home 
5. 4 storey apartment 
6. single detached residential 
7. stormwater management facility 
8. Provincially Significant Wetland 

 
 
1.2  Response to Policy Context 
 
 1.2.1 Official Plan (2014 Consolidation) 
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Figure 4 – Official Plan Urban Design Policy Response 

3.6  Urban Design 
Urban design seeks to create a safe, functional and attractive environment. Urban design 
policies address the relationship between buildings, the spaces that surround them and the 
area’s context. Specific elements of urban design and make up the character of the city. This 
section of the Plan outlines broad policies, which apply to all lands within the City of Guelph. 
Objectives 

Official Plan Urban Design Policy Response to Policy Context 

g) To create new diverse communities that are 
well served by all forms of transportation. 

The subject property is located on Gordon 
Street which provides transit service, bicycle 
lanes, a municipal sidewalk and vehicular 
access. 

General Policies 
3.6.1 This Plan promotes the creation of a "sense of place" which will set Guelph apart from 
other municipalities. Public works and development proposals will be designed in a manner that 
to complements the Plan Operating Principles, Major Goals and Community Form Statement. 

3.6.8 In order to create visually stimulating 
built environments, this Plan promotes the 
provision of a wide variety of housing types 
and forms in all neighbourhoods of the City. 

The Gordon Street intensification corridor 
provides a wide variety of housing types 
including single detached, townhouses and 
apartments. 

3.6.9 New buildings are encouraged to be 
designed to reflect the visual character and 
architectural/building material elements found 
in the older, established areas of the City. 

The proposed roof line, building orientation, 
fenestration, walkway, porch and door 
orientation are designed to reflect the visual 
character and architectural/building material 
elements found in the older, established areas 
of the City. 

3.6.10 Buildings should be oriented towards 
the street and have front façades with 
entrances and windows that respect the 
rhythm and frequency of the prevailing 
neighbourhood/district pattern. Extensive 
blank façades facing a street, open space or 
park should be avoided. 

The proposed entrance and windows of the 
building are oriented toward the street. There 
is no discernable prevailing rhythm and 
frequency pattern of doors and windows in the 
neighbourhood/district.  A blank facade does 
not face onto the street.  

3.6.12 Development should be designed in a 
manner that provides opportunities for 
informal surveillance of all public parks, 
streets, and parking areas. Sidewalks and 
community trails should be visible, accessible 
and aligned along well-used public spaces. 

Opportunities for informal surveillance of 
Gordon Streets, sidewalks and parking areas 
are provided in the design of the development. 

3.6.14 This Plan promotes physical planning 
that will reduce the need for and length of 
vehicular trips by: 
 
a) Providing for a variety of land uses; 
b) Providing for alternative forms of 
transportation; and 
c) Creating a compact development form. 

There are a variety of land uses along the 
Gordon Street corridor.  Gordon Street also 
provides transit service, bicycle lanes, a 
municipal sidewalk and vehicular access.  The 
proposal creates a compact development 
form. 
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Official Plan Urban Design Policy Response to Policy Context 

3.6.15 Loading bays, refuse containers, 
outdoor storage areas and building utilities/ 
mechanical equipment should be screened 
when facing a public street, park, river, public 
open space or residential area, where 
appropriate. 

At the time of Site Plan approval the location 
and details related to refuse containers and 
screening building utilities/ mechanical 
equipment will be provided to the satisfaction 
of the City. 

3.6.16 Parking areas should be designed in a 
manner that contributes to an attractive 
streetscape by providing screening and 
landscaping. 

Parking areas are provided in garages and 
away from the road behind the building to 
contribute to an attractive streetscape.  The 
streetscape will feature landscaping and the 
building architecture. 

Personal Security 
3.6.21 The City will encourage the promotion of safety in the public realm through the 
implementation of this Plan’s policies. Proper design and the effective use of the built 
environment can lead to a reduction in the incidence and fear of crime and result in an improved 
quality of life. New development should be designed in a manner that: 

a) Provides opportunity for informal 
surveillance of outdoor spaces (“eyes on the 
street”) in order to deter a potential offender; 

Opportunities for informal surveillance of 
outdoor spaces including to the municipal 
sidewalk, private sidewalk and visitor parking 
area are provided. 

b) Clearly marks the transition or boundary 
between public and private spaces; and 

At the time of Site Plan approval a landscape 
plan clearly marking the transition or boundary 
between public and private spaces will be 
provided to the satisfaction of the City. 

Other Considerations 

3.6.22 The creation of space that is 
‘universally accessible to all’ should be strived 
for in the design of public works and 
development proposals. The provisions of 
subsection 3.7, Barrier Free Development, will 
assist in this regard. 

At the time of Site Plan approval the details of 
the Barrier Free Development will be provided 
to the satisfaction of the City. 

 
 
1.2.2  Official Plan OPA No. 48 

 
The Urban Design Action Plan (2008) has been incorporated into the OPA No. 48 Urban Design 
policies.   

Figure 5 – OPA No. 48 Urban Design Policy Response 
 

8.6 Built Form: All Built Forms other than Low Rise Residential Forms 

OPA No. 48 Urban Design Policies Response to Policy Context 

1. New buildings shall address the street. 
Buildings shall have front façades with 
entrances and windows that face the street 
and that reflect and, where appropriate, 
enhance the rhythm and frequency of the 
immediate vicinity. 

The proposed new building has been designed 
to address the street. The front façade has an 
entrance, porch and windows facing onto the 
street.  There is no discernable prevailing 
rhythm and frequency pattern of doors and 
windows in the immediate vicinity. 
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Official Plan Urban Design Policy Response to Policy Context 

7. Buildings will be designed to completely 
screen roof-top mechanical equipment from 
public view. 

At the time of Site Plan approval the location 
and details related to the complete screening 
of roof-top mechanical equipment from public 
view will be provided to the satisfaction of the 
City. 

8.12 Parking 

1. Building placement in combination with 
landscaping should be used to screen surface 
parking areas. Surface parking areas should 
generally be located at the rear or side of 
buildings and not between the front of a 
building and the street. Where permitted 
adjacent to the public realm, surface parking 
areas should be designed in a manner that 
contributes to an attractive public realm by 
providing screening and landscaping. 
Generously sized landscape strips 
incorporating combinations of landscaping and 
decorative fencing or walls shall be provided 
adjacent to the street edge to provide 
aesthetically pleasing views into the site while 
screening surface parking areas. 

The proposed building placement screens the 
surface visitor parking.  The surface parking 
area is located to the rear of the building and 
is not located between the front of the building 
and the street.   

2. Underground or structured parking is 
encouraged to reduce or eliminate the need 
for surface parking. 

Garage parking is provided to reduce the need 
for surface parking. 

7. Bicycle parking shall be provided and 
conveniently located in close proximity to 
building entrances. Sheltered bicycle parking 
should be integrated into the built form. 

At the time of Site Plan approval the location 
and details related to the provision of bicycle 
parking will be provided to the satisfaction of 
the City. 

8.13 Access, Circulation, Loading and Storage Areas 

4. Well-articulated and distinct pedestrian 
walkways should be placed along a building 
street frontage and linked to public boulevards, 
public sidewalks, transit stops, trail systems 
and other pedestrian systems. 

Pedestrian walkways on the property are 
proposed to link to the public sidewalk and 
transit stops. 

8.16 Lighting 

1. Lighting of buildings and sites shall be 
provided at levels sufficient for building 
identification and safety.  

At the time of Site Plan approval the lighting 
details will be provided to the satisfaction of 
the City. 

2. All building and site lighting shall be oriented and 
shielded to minimize the infringement of light and 
the creation of glare on adjacent properties or 
public roads. Outdoor lighting should incorporate 
energy efficiencies such as sensors and timers and 
direct light away from the night sky. However, 
lighting of prominent buildings, monuments and 
other built features to accentuate civic and 
architectural design may be permitted. 

At the time of Site Plan approval the lighting 
details will be provided to the satisfaction of 
the City. 
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OPA No. 48 Urban Design Policies Response to Policy Context 

3. Adequate pedestrian-scaled lighting to 
accent walkways, steps, ramps, transit stops 
and other features should be provided.  

At the time of Site Plan approval the lighting 
details will be provided to the satisfaction of 
the City. 

8.17 Landscaping and Development 

1. Landscaping shall: 
i) create visual interest by framing important 
views and focal points; 
ii) stabilize slopes and, where appropriate, 
naturalize areas of a site; 
iii) complement built form; and 
iv) contribute to the creation of a high-quality 
public realm. 

At the time of Site Plan approval the 
landscaping details will be provided to the 
satisfaction of the City. 

3. Where possible existing trees should be 
retained on-site and where appropriate 
suitable new trees should be planted on-site, 
in the street right-of-way or in other City-
approved locations. 

Where possible existing trees will be retained 
or transplanted on-site and where appropriate 
suitable new trees will be planted on-site 

5. Where required, buffer strips shall consist of 
plant material that, at maturity, will form a 
visual barrier, in combination with other 
strategies such as fencing.  

At the time of Site Plan approval the required 
buffer strip details including fencing will be 
provided to the satisfaction of the City. 

8.18 Safety 

2. New development should be designed in a 
manner that: 
i) provides opportunity for informal surveillance of 
outdoor spaces (“eyes on the street”), including 
public parks, streets and parking areas; 
ii) clearly marks the transition or boundary between 
public and private spaces; 
iii) includes materials that allow for the built 
environment to be effectively and efficiently 
maintained; 
iv) provides adequate lighting in accordance with 
Sections 8.14, 8.15 and 8.16 of this Plan; and 
v) provides for multiple walking routes, where 
appropriate. 

Opportunities for informal surveillance of 
outdoor spaces including to the municipal 
sidewalk, private sidewalk and visitor parking 
area are provided. 
 
At the time of Site Plan approval the 
landscaping and lighting details will be 
provided to the satisfaction of the City 
 

8.19 Accessible Design 

2. Accessibility standards and designs will be 
implemented through development, including 
transportation and parking in accordance with 
the Accessibility for Ontarians’ Disability Act 
and the Ontario Building Code. 

At the time of Site Plan approval the 
accessibility details will be provided to the 
satisfaction of the City. 

3. The City will encourage the modification of 
new and existing private buildings and 
facilities, including parking, to improve the 
level of accessibility in accordance with the 
City’s Facility Accessibility Design Manual. 

At the time of Site Plan approval the 
accessibility details will be provided to the 
satisfaction of the City. 
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1.3  Urban Design Goals and Objectives for the Site  
 
The urban design goals and objectives for the site include creating an inviting streetscape for 
the pedestrian experience with the opportunity to provide “eyes on the street”.  The photo 
included as Figure 6 of 803 and 807 Gordon Street, Guelph presents a successful example of 
achieving these urban design objectives which will be emulated for the development concept 
proposed for 1131 Gordon Street.    
 

Figure 6 – Photo Example of the Urban Design Objectives 
 

 
 

Part Two 
 
2.1 Development Concept 
 
 2.1.1 Site Design 
 
As shown by the proposed Concept Plan included as Figure 1, 16 stacked townhouse units are 
proposed.  The building is proposed to be three storeys in height.  Each unit has one garage 
parking space.  4 visitor parking spaces are provided.    
 
The proposed Concept Plan was prepared by Lee Associates Architects Corp. on February 24, 
2016. 
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Figure 7 - Proposed Site Design 

 
 
 2.1.2 Transitions 
 

To the north of the subject property is an existing single detached dwelling.  The subject 
property provides a landscape area along this boundary and the building massing is proposed 
along the opposite or south side of the property.  
 

To the south of the subject property are two storey cluster townhouses setback 19.5 m from the 
side lot line.  The subject property provides a landscape area along this boundary and the 
building massing is proposed 7 metres from the south property line. 
  
 2.1.3 Parking 
 
Parking for the owners of the proposed stacked townhouses will be provided as 16 garage 
parking spaces.  Visitor parking will be provided behind the building screening it from the public 
street. 
 

 2.1.4 Access, Accessibility, Circulation, Loading, Storage 
 

The proposed Concept Plan included as Figure 7 shows the proposed driveway to Gordon 
Street and the pedestrian connections to the municipal sidewalk.  
 

 2.1.5 Materials 
 

At the time of Site Plan approval the building materials and colours will be provided to the 
satisfaction of the City. 
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Figure 8 - Proposed Building Elevations 

 
 
 2.1.6  Lighting and Signage  
 
At the time of Site Plan approval the lighting and signage details will be provided to the 
satisfaction of the City.  The proposed MUI Sign location is shown on Figure 7. 
 

2.1.7 Architectural Treatment 
 
The proposed setback of the building has been reduced to frame the street and create an 
intimate visual pedestrian experience along the sidewalk.  The proposed roofline, orientation of 
the porch, steps, walkway, door and windows facing the street along with the reduced setback 
addresses the at-grade experience for the pedestrian. 
 
2.2 Integration with the Public Realm 
 
 2.2.1 Integration with the Streetscape 
 
The proposed setback of the building has been reduced to frame the street and create an 
intimate visual pedestrian experience along the sidewalk.  The proposed roofline, orientation of 
the porch, steps, walkway, door and windows facing the street along with the reduced setback 
addresses the at-grade experience for the pedestrian.  At the time of Site Plan approval the 
lighting and landscape details will be provided to the satisfaction of the City. 
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2.3  Sustainable Urban Design 
 
 2.3.1 Community Energy Initiative 
 
The Community Energy Initiative commitment letter provided by the owner has been included as 
Appendix A.  
 
This Urban Design Brief has been prepared and respectfully submitted by, 

       
 
 
 
 

            March 25, 2016 
___________________         _______________ 
Astrid Clos, RPP, MCIP          Date                  

 
(1507.Urban Design Brief.doc) 
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