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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 19, 29, 35, 41, 51 and 59 Lowes Road West, City Guelph 
and legally described as Lots 2, 3, 4 and 5, Registered Plan 508 and Part of Lots 14 and 15 
Registered Plan 467 (Geographic Township of Puslinch) City of Guelph.  The subject property is 
under contract to purchase from Parry Schnick and Catriona Forbes by Reid’s Heritage Homes.  
The total area of the property subject to this zone change application is 1.654 hectares.   
 
A pre-consultation meeting was held with the City on December 16, 2016.  This Urban Design 
Brief was requested by the City as a requirement for a complete application. 
 
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 Zess Court and 
Revell Drive.  The property has approximately 178m of frontage on Lowes Road West.  The 
total area of the property is 1.654 hectares.  The property is municipally addressed as 19, 29, 
35, 41, 51 and 59 Lowes Road West, City of Guelph. 
 

Figure 1 – Context of the Site  
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1.1.2  On-Site Attributes 
 
The subject property includes six existing single detached dwellings on large lots which are 
proposed to be demolished.  None of these homes is included on the Municipal Register of 
Cultural Heritage Properties, nor have any of these dwellings been designated as having 
heritage significance.  The request for permission to demolish these homes is being made as 
part of this zone change application.  
 
A Tree Preservation and Compensation Plan has been prepared by Aboud & Associates.  This 
tree study identified 180 on-site regulated trees.  These trees are ornamental species planted in 
association with the existing residential homes and include coniferous species such as Eastern 
White Cedar, Scots Pine, White Spruce, Eastern White Pine, Blue Spruce and Austrian Pine as 
well as deciduous species such as, Silver Maple, Norway Maple, Honey Locust, White Ash, 
Green Ash, Red Maple, Allegheny Serviceberry, River Birch, Paper Birch, Northern Catalpa, 
Saucer Magnolia, Red Oak and Japanese Tree Lilac. 
 
Of the 180 on-site regulated trees, 51 trees will be preserved, 11 trees will be removed due to 
their condition and 118 trees will be removed due to the proposed development.  In addition, 1 
municipal tree located on the Lowes Road West road allowance will need to be removed to 
accommodate the development.  In total, compensation will be required for 119 trees being 
removed related to the proposed development.  All boundary trees will be preserved.  See 
Figure 2 for a Summary of the tree inventory and compensation numbers. 

 
Figure 2 - Summary of Regulated Trees 

 

Inventory of Regulated Trees 
(minimum 10 cm Diameter at Breast Height (i.e. 1.4m above grade) 

Private On-site Trees 180 

Private Off-site Trees 10 

Boundary (Shared) Trees 19 

Municipal Trees 1 

Total Trees Inventoried 210 

Tree Removal and Preservation 

Private On-site Trees removed due to development 118 

Private On-site Trees preserved 51 

Private On-site Trees removed due to their existing condition 11 

Private Off-site Trees preserved  10 

Boundary (Shared) Trees preserved  19 

Municipal Trees removed due to development 1 

Total Trees Inventoried 210 

Tree Compensation  

Total Trees Requiring Compensation 119 

3:1 compensation ratio 357 

 

The Functional Servicing Report and Stormwater Management Brief prepared by Stantec 

describes the existing conditions of the site as six (6) houses located on the site with large, 

grassed front and backyards.  Dawn Avenue, Revell Drive and Zess Court have single family 

residential lots that back onto the site’s property limits.  There are three existing outlets for 

stormwater from this site. 
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Outlet 1 - The Conservation Estates Subdivision Stormwater Management Report identified that 
1.13 ha of the site drains northwest to an easement containing a perforated pipe.   
 
Outlet 2 - The area fronting onto Lowes Road West drains to the existing roadside ditch.  There 
are no culverts within the roadside ditch, therefore runoff generated from frequent rainfall events 
either remains in the ditches to infiltrate or overflows to the west then north along Dawn Avenue.   
 
Outlet 3 - The northwest corner of the property drains to an easement containing a perforated 
pipe. 
 
The Geotechnical Investigation prepared by Englobe identifies the site soils as sand and sand 
and gravel with a small pocket of silt located near Lowes Road West.  The Hydrogeology Study 
prepared by Englobe identifies May 2016 groundwater levels between 1.36 metres and 2.78 
metres below the ground surface.  Photos of the six existing on-site homes are included below. 

 
Figure 3- Photo of 19 Lowes Road West 

 

 
 

Figure 4- Photo of 29 Lowes Road West 
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Figure 5- Photo of 35 Lowes Road West 

 

 
 

Figure 6- Photo of 41 Lowes Road West 
 

 
 

Figure 7 Photo of 51Lowes Road West 
 

 



5 
Figure 8- Photo of 59 Lowes Road West 

 

 
 
1.1.3  The Site in Context 
 
The subject property is located within the General Residential designation of the Official Plan 
with frontage on Lowes Road West.  The property includes large lot sizes with homes likely 
constructed in the 1950’s. The proposal is for residential infill.  Lowes Road intersects with 
Gordon Street at a signalized intersection.  Gordon Street is an arterial road connecting 
Highway 401 to downtown Guelph.  Lowes Road West has existing shallow and relatively flat 
roadside ditches.  There is a municipal sidewalk located on the south side of Lowes Road West. 
 
The existing adjacent homes are well setback from Lowes Road reflecting the previously semi-
urban nature of the area prior to the land being within the urban area of Guelph, however, the 
context of this site is now urban and is expected to continue to transition as already evident from 
the Conservation Estates Subdivision, infill on Dawn Avenue and the mixed use building 
approved at the northwest corner of Lowes Road West and Gordon Street.  The large lots within 
this area, both north and south of Lowes Road West and the current Official Plan permissions 
for this area including the Intensification Corridor along Gordon Street, are expected to result in 
higher density redevelopment with reduced setbacks along Lowes Road West.  The setbacks 
from Lowes Road West proposed for the townhouses reflect the urban context of the site and 
the transition occurring within this area.  
 
The design constraints and challenges related to this site include grading to provide drainage to 
three stormwater outlets, providing on-site infiltration opportunities post-development, retaining 
as many existing trees as is possible and retaining all shared boundary and off-site trees as well 
as maintaining compatibility with the surrounding abutting existing and approved developments.   
These design constraints and challenges have been addressed by providing enhanced building 
setbacks from the rear and side yards of the property to provide adequate space for drainage 
and tree preservation.  Boundary tree retention will provide a mature landscape screen to the 
abutting land uses.  The placement of the stormwater management facility, common amenity 
area, landscape buffer, enhanced building setbacks and maximum two storey proposed building 
heights combined ensure compatibility with the surrounding area.    
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The surrounding land uses are shown on Figure 1 and are listed below.   
 
North -  Two storey single detached dwellings fronting onto Zess Court and Revell Drive 

in the Conservation Estates Subdivision. 
 

East   -  Approved future 2 storey Mixed Use building in the CR-14 Zone parcel with 
frontage on Gordon Street and Lowes Road West. 

 

South -  Single detached dwellings facing onto Lowes Road West and Gordon Street. 
 

West  -  Single detached dwellings facing onto Lowes Road West and Dawn Avenue.   
 

Guelph Transit operates transit routes along Gordon Street.   There is a transit stop located 
120m from the site.  
 

1.2  Response to Policy Context 
 

 1.2.1 Official Plan (2014 Consolidation) 
 

Figure 9 – 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 within close 
proximity and walking distance to 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 
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 proposed townhouse development will 
implement this policy of promoting a wide 
variety of housing types and forms in all 
neighbourhoods of the City by introducing a 
two storey townhouse housing form next to the 
existing two storey single detached homes and 
will transition the density of this neighbourhood 
to the Gordon Street intensification corridor 
where a two storey mixed use building has 
been approved at the corner of Lowes Road 
West and Gordon Street.  Higher density 
residential development is anticipated along 
the Gordon Street Intensification Corridor by 
the Official Plan. 
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Official Plan Urban Design Policy Response to Policy Context 

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 6 m front building orientation 
and side porches facing onto the public street 
maintain the visual character along the Lowes 
Road West streetscape.   The proposed roof 
line and fenestration have been designed as a 
modern adaptation of the simple, clean design 
aesthetic of the existing 1950’s buildings in the 
neighbourhood while using traditional brick 
and stone building materials.  

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 buildings have front and side 
façades with entrances and windows oriented 
toward the street.  There are no blank façades  
proposed facing onto Lowes Road West.  

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 
Lowes Road West, sidewalks and parking 
areas are provided through the design of the 
proposed 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. 

The proposed plan contributes to the provision 
of a mix of housing types to efficiently use 
land, infrastructure and transit services.  The 
site is located in proximity to Gordon Street 
provides transit service, bicycle lanes, a 
municipal sidewalk and vehicular access.  The 
proposal creates a compact development 
form. 

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 will be 
provided to the satisfaction of the City.  The 
proposal has been designed to accommodate 
municipal garbage service. 

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 in 
a location away from the public road behind 
the townhouse buildings to contribute to an 
attractive streetscape.  The streetscape will 
feature landscaping and the townhouse 
building architecture. 

 
 
 



8 

 
Official Plan Urban Design Policy Response to Policy Context 

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 

The setbacks and orientation of the buildings 
fronting onto Lowes Road and the landscaping 
to be provided will make the transition from 
public to private spaces visually clear.  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 10 – OPA No. 48 Urban Design Policy Response 

8.5 Built Form: Low Rise Residential Forms 

Official Plan Urban Design Policy Policy Analysis  

1. To create visual interest and diversity in the 
built environment, a wide variety of 
architectural designs are encouraged. 
However, new buildings proposed within older, 
established areas of the City are encouraged 
to be designed to complement the visual 
character and architectural/building material 
elements found in these areas. 

Visual interest and diversity is created by the 
modern design of the proposed townhouses.  
This design complements the 1950’s design 
aesthetic of the area.  Traditional building 
materials such as brick and stone are 
proposed to complement the visual character 
of the surrounding neighbourhood.   

2. Dwellings should be sited with a consistent 
setback to provide human scale streets. 
Designs should incorporate features such as 
prominent entrances and front porches to 
encourage social interaction and allow for 
views along the street. 

The proposed new townhouse buildings are 
proposed with setbacks to address the street. 
The front and side façades have front doors, 
porches and windows facing onto the street.   
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Official Plan Urban Design Policy Policy Analysis  

3. To ensure garages do not dominate the 
streetscape in new development and to 
promote “eyes on the street” the Zoning By-
law shall limit their width such that garages do 
not generally exceed half the width of the 
house. Furthermore, the Zoning By-law shall 
limit garage door projection so that most 
garage doors are recessed and do not project 
ahead of the front wall of the house. 

The proposed single car garages do not 
exceed half the width of the townhouse units.  
The garage doors are recessed and the 
porches project ahead of the garage doors 
making the porches the dominant feature in 
the streetscape.  

4. Rear lane development is generally 
encouraged. On narrow lots and particularly 
along arterials and within mixed-use areas, 
residential developments shall generally 
incorporate rear lanes to help create attractive 
streetscapes and minimize the impact of 
driveways on the pedestrian realm. 

The proposal is located on a local road where 
the proposed driveways are acceptable. 

5. The retention of vegetation in front yards 
along residential streets is encouraged. 

The Tree Preservation Plan prepared by 
Aboud & Associates recommends the 
retention of all boundary trees.  Trees which 
must be removed to accommodate the 
development will be compensated for with new 
plantings to be included as part of the Site 
Plan submission to the satisfaction of the City. 

8.18 Safety 

Official Plan Urban Design Policy Policy Analysis 

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 
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8.19 Accessible Design 

Official Plan Urban Design Policy Policy Analysis 

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. 

9.3.1.1 Development Criteria  for Multi-Unit Residential Buildings and Intensification 
            Proposals  
The following criteria will be used to assess development proposals for multi-unit residential 
development within all residential designations and for intensification proposals within existing 
residential neighbourhoods. These criteria are to be applied in conjunction with the applicable 
Urban Design policies of this Plan. 

Official Plan Urban Design Policy Policy Analysis  

1. Building form, scale, height, setbacks, 
massing, appearance and siting are 
compatible in design, character and orientation 
with buildings in the immediate vicinity. 

The two storey building height proposed is the 
same as the surrounding building heights.  
The building orientation fronting onto Lowes 
Road West is maintained by the proposal. 

2. Proposals for residential lot infill will be 
compatible with the general frontage of lots in 
the immediate vicinity. 

This proposal is not for a residential lot infill. 

3. The residential development can be 
adequately served by local convenience and 
neighbourhood shopping facilities, schools, 
trails, parks, recreation facilities and public 
transit. 

The proposed residential development can be 
adequately served by shopping facilities and 
public transit provided along Gordon Street.  
The subject property is served by both public 
and separate schools.  An extensive network 
of trails are available to this site through the 
Hanlon Creek open space area.  Pine Ridge 
Park is located in proximity to the proposal.  
The Wellington Centre for Continuing 
Education is located on Gordon Street and 
provides recreation facilities in proximity to the 
proposed development. 

4. Vehicular traffic generated from the 
proposed development will not have an 
unacceptable impact on the planned function 
of the adjacent roads and intersections. 

Vehicular traffic generated from the proposed 
development will use the signalized 
intersection at Lowes Road to access Gordon 
Street and not have an unacceptable impact 
on the adjacent roads. 

5. Vehicular access, parking and circulation 
can be adequately provided and impacts 
mitigated. 

There are no issues associated with the 
proposed access to the property.  The 
condominium roads proposed meet the 
minimum OBC standards.  Resident and 
visitor parking are provided in accordance with 
the City’s Zoning By-law.   
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Official Plan Urban Design Policy Policy Analysis  

6. That adequate municipal infrastructure, 
services and amenity areas for residents can 
be provided. 

The City has confirmed that municipal sanitary 
servicing capacity is available for the proposal.  
The common amenity area provided on the 
site is in compliance with the City’s Zoning By-
law with respect to minimum area, location 
and configuration. 

7. Surface parking and driveways shall be 
minimized. 

The site has been designed efficiently to 
minimize the driveway area provided.  Surface 
parking is limited to visitor parking with garage 
parking provided for each unit.    

8. Development shall extend, establish or 
reinforce a publicly accessible street grid 
network to ensure appropriate connectivity for 
pedestrians, cyclist and vehicular traffic, where 
applicable. 

No new municipal roads are proposed. 

9. Impacts on adjacent properties are 
minimized in relation to grading, drainage, 
location of service areas and microclimatic 
conditions, such as wind and shadowing. 

Proposed grading will match existing grades at 
the property boundaries.  Drainage will follow 
three existing outlets using established 
registered easements.  Wind and shadowing 
are not issues related to the proposed two 
storey building form.   Impacts on adjacent 
properties are therefore minimized. 

10. The development addresses public safety, 
identified public views and accessibility to 
open space, parks, trails and the Natural 
Heritage System, where applicable. 

The proposed development addresses public 
safety through the provision of “eyes on the 
street” implemented through the building 
orientation along Lowes Road West.  
Opportunities for casual observation of the 
common amenity area and the visitor parking 
are also provided through the building 
orientation proposed. 

11. The conservation and integration of 
cultural heritage resources, including identified 
key public views can be achieved subject to 
the provisions of the Cultural Heritage 
Resources Section of this Plan. 

There are no cultural heritage resources or 
key public views identified in relation to the 
subject property. 

 
 
1.2.3 2009 Urban Design Action Plan 
 
The Urban Design Action Plan was prepared by Urban Strategies Inc. and adopted by Council 
on May 4, 2009. 
 
Page 7 of the Urban Design Action plan outlines the City’s responsibilities related to 
implementing the 2009 Urban Design Action Plan as noted below. 
 
“The Urban Design Action Plan focuses on five responsibilities of the City:  
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1  Adopting and updating general urban design policies, standards and guidelines to guide 
the preparation and review of plans of subdivision, rezonings, site plans and public 
infrastructure projects. Official Plan policies are developed, reviewed and refined through 
the mandatory OP review process; area plans and studies may result in amendments or 
secondary plans to the OP. Development standards for roads and other public 
infrastructure, currently being reviewed, are a critical complement to urban design 
policies and guidelines.  

 
2  Preparing and updating detailed land use and urban design plans and studies for 

significant areas of change to establish a clear vision, urban design policies and 
guidelines, demonstration projects and implementation strategies.  

 
3  Identifying and implementing strategic public realm and infrastructure projects, including 

road reconstructions, transit terminals, park and open space improvements, cultural and 
recreation facilities, streetscapes and trails.  

 
4  Conducting transparent and effective review and approval processes for development 

applications and capital projects, integrating disciplines, engaging affected communities 
and focusing on urban design objectives. The rezoning and site plan review processes, 
which are often concurrent, provide opportunities to address design issues, and the 
Ontario Planning Act now permits municipalities to enlarge the scope of site plan control 
to include a structure’s “exterior character, scale, appearance and sustainable design.”  

 
5  Promoting urban design excellence with public projects, graphic communication tools, 

educational initiatives and incentive programs.” 
 
Page 49 of the Urban Design Action Plan outlines challenges and opportunities related to 
Neighbourhood Infill. 
 
“NEIGHBOURHOOD INFILL  
 
As Guelph’s neighbourhoods age, they will inevitably change—socially and physically. Much of 
the new development that will occur in and adjacent to established neighbourhoods will 
bring new types of housing, some at higher densities than previous or surrounding 
development. This kind of change can be healthy for a community when it renews decaying 
buildings, expands housing options or otherwise improves the quality of a neighbourhood. It will 
also help the City achieve the objectives of its Local Growth Management Strategy. One of the 
major challenges the City is likely to face in the years ahead will be integrating new “infill” 
development within existing neighbourhoods. Some of these areas are potential heritage 
districts, and others, while not historic, have distinct character. Many neighbourhoods have not 
seen substantial change since their initial development. These factors will require the City and 
developers to be more proactive about planning infill. Adopting clear policies, zoning and 
guidelines and engaging communities before applications are made will ensure infill projects are 
positive neighbourhood additions that support growth targets and help create more complete 
communities. In strategic areas, where redevelopment, renewal and intensification would clearly 
enhance a community, sites should be “pre-zoned” to encourage compatible infill projects.  
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Challenges  
 
•  Local resistance to neighbourhood change  
•  Generality of current policies and lack of specific plans for neighbourhoods in transition  
•  City resources required to process infill applications  
•  Potential for lengthy, costly approval process discourages developer investment  
 
THE OPPORTUNITY:  
 
Use infill development to enhance the quality and liveability of existing neighbourhoods and help 
manage growth sustainably.” 
 

Figure 11 - Neighbourhood Infill Objectives and Action Items 
 

Neighbourhood Infill 

Objectives Actions 

 Develop vacant or underutilized sites 
within established areas in ways that 
support the City’s growth management 
and urban design objectives. 

 Ensure infill development is sensitive to 
its context and enhances the quality of 
the neighbourhood 

1 Update the Official Plan to encourage 
sensitive infill 

2 Amend the development application process 
to require owners and potential developers of 
infill sites to consult with the surrounding 
community prior to making an application 

3 Undertake Heritage Conservation District 
Studies for four priority areas outside 
Downtown--Brooklyn College, Oxford Glasgow 

4 Complete an infill design study that:  
• examines areas outside of the Downtown 
and Community Nodes where redevelopment 
and intensification is encouraged  
• results in general urban design guidelines for 
infill development that address such issues as 
building typologies, height, massing, setbacks, 
coverage, angular planes, mid-block 
connections, parking and lighting 

5 Review and update the Zoning By-law for 
the city’s older residential areas and 
neighbourhood centres to permit minor infill 
projects, ensuring compatibility with 
surrounding development 

Source: Guelph Urban Design Action Plan, page 53 
 
The Appendix to the Urban Design Action Plan includes recommended urban design policy 
directions for the City to implement related to Community Nodes, Intensification Corridors, New 
Communities and Employment Areas.  There are no recommended urban design policy 
directions included in this Appendix for the City to implement related to neighbourhood infill 
development. 
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The Neighbourhood Infill section of the Urban Design Action Plan recognizes that “as Guelph’s 
neighbourhoods age, they will inevitably change—socially and physically. Much of the new 
development that will occur in and adjacent to established neighbourhoods will bring new types 
of housing, some at higher densities than previous or surrounding development.”  The Urban 
Design Action Plan also recognizes that “this kind of change can be healthy for a community 
when it … expands housing options…. It will also help the City achieve the objectives of its 
Local Growth Management Strategy.”   The Urban Design Action Plan identifies “one of the 
major challenges the City is likely to face in the years ahead will be integrating new ‘infill’ 
development within existing neighbourhoods. Some of these areas … while not historic, have 
distinct character.” The Urban Design Action Plan identifies an Opportunity to “use infill 
development to enhance the quality and liveability of existing neighbourhoods and help manage 
growth sustainably.” 
 
The proposed townhouse development responds to the Urban Design Action Plan by expanding 
the range of housing options available in the neighbourhood and providing a high quality 
development.  In addition to helping the City achieve its minimum Places to Grow target within 
the built-up area, the proposed development efficiently uses existing infrastructure and supports 
public transit routes along Gordon Street while being compatible with the surrounding land uses. 
 
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 opportunities for casual observation or 
“eyes on the street”.  The photo included as Figure 14 of the built version of the proposed 
townhouses on Hawkins Drive in Guelph presents a successful example of achieving these 
urban design objectives which will be emulated for the development concept proposed for 19, 
29, 35, 41, 51 and 59 Lowes Road West.   These townhouse units have also been constructed 
by Reid’s Heritage Homes on Vaughan Street which is located in proximity to the subject 
property.   
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Figure 12 – Front Building Elevation 

 
 

Figure 13 – Front Building Rendering 

 
 

Figure 14 – Front Building Photo 
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Figure 15 – Side Building Elevation with Porch 

 
 
 

 
Figure 16 – Side Building Photo with Porch  
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Part Two 
 
2.1 Development Concept 
 
 2.1.1 Site Design 
 
As shown by the proposed Concept Plan included as Figure 18, 60 two storey townhouse units 
are proposed.  Each unit has one garage parking space and one driveway parking space.  12 
visitor parking spaces are provided.  Units 1,2,3 and 60 have setbacks from the rear property 
line which are greater than the minimum setbacks required by the zoning by-law.  A 3m wide 
landscape buffer strip is provided abutting existing residential homes.  Much of the rear property 
line is comprised of areas that will be landscaped in association with the stormwater 
management facility and the common amenity area. 

 
Figure 17 – Urban Design Goals and Objectives 

 

Urban Design Goal/Objective How the Urban Design Goal/Objective is 
Addressed by the Proposal 

Create the opportunity to provide “eyes on the 
street”. 

The proposed front building orientation, 
windows, doors, side porches fronting onto 
Lowes Road West provide opportunities for 
casual observation of the public realm.   

Ensure a successful transition to surrounding 
land uses. 

The two storey townhouse development 
proposed in proximity to the surrounding 
existing two storey single detached homes will 
provide a transition to the higher density 
intensification corridor along Gordon Street. 
 
 
The townhouse building design and site layout 
respects the adjacent single detached 
dwellings by providing enhanced setbacks 
along the side and rear lot lines in addition to 
retaining trees located along the boundary of 
the site.   

Tree retention along the perimeter of the site. The Tree Preservation Plan prepared by 
Aboud & Associates recommends the 
retention of all boundary trees.  Enhanced 
building setbacks are provided in the proposal 
to facilitate the retention of all boundary trees. 

Architectural design and building materials will 
address the character and architecture of the 
site context. 

The proposed roof line and fenestration have 
been designed as a modern adaptation of the 
simple, clean design aesthetic of the existing 
1950’s buildings in the neighbourhood while 
using traditional building materials. 
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Figure 18 - Proposed Site Design (August 22, 2016) 

 

 
  
2.1.2 Transitions 
 

To the north of the subject property are existing two storey single detached dwellings located on 
Zess Court and Revell Drive in the Conservation Estates subdivision.  The proposal provides a 
3 m wide landscape area along this boundary.  The proposed building massing is located in 
proximity to Lowes Road West along the opposite or south side, of the property.  Units 1,2,3 and 
60 have setbacks from the rear property line which are greater than the minimum setbacks 
required by the zoning by-law.   Much of the rear property line is comprised of areas that will be 
landscaped in association with the stormwater management facility and the common amenity 
area.  Existing boundary trees are proposed to be retained. 
 
To the east of the subject property is an approved two storey mixed-use building. The proposal 
provides a 3 m wide landscape area along this boundary.  The proposed building setbacks from 
this side property line are greater than the minimum setbacks required by the zoning by-law. 
Existing boundary trees are proposed to be retained. 
 
To the west of the subject property are single detached homes fronting onto Dawn Avenue and 
Lowes Road West.  The proposal provides a 3 m wide landscape area along this boundary.  
The proposed building setbacks from this side property line are greater than the minimum 
setbacks required by the zoning by-law. Existing boundary trees are proposed to be retained. 
 

To the south of the subject property are single detached homes fronting onto Lowes Road West.  
These homes are located on large lots within the Gordon Street Intensification Corridor as 
identified in the City’s Official Plan.   
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 2.1.3 Parking 
 
Parking for the owners of the proposed townhouses will be provided as garage parking spaces, 
driveway parking spaces and 12 visitor parking spaces.  Visitor parking will be provided behind 
the townhouse buildings screening it from the public street. 
 

 2.1.4 Access, Accessibility, Circulation, Loading, Storage 
 

The proposed Concept Plan included as Figure 18 shows the two proposed accesses to Lowes 
Road West with pedestrian walkway 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.  A preliminary list of building materials for the proposed townhouses has 
been provided by Shawn Lambkin, Director of Architectural Services, Reid's Heritage Homes; 
 

 Brick veneer 

 Stone veneer 

 Horizontal vinyl siding 

 Standing seam metal roof over porch’s 

 Asphalt shingles on the main roof’s 

 Some precast concrete sills and lintels 

 Split finish windows 

 Prefinished aluminum fascia’s, soffits, eaves and downspouts. 
 
 2.1.6  Lighting and Signage  
 
At the time of Site Plan approval the lighting details will be provided to the satisfaction of the 
City.  The proposed MUI sign location, fire route signage and accessible parking and loading 
signage will be provided at the time of Site Plan approval.  
 

2.1.7 Architectural Treatment 
 
The architectural treatment of the proposed buildings includes traditional materials of brick and 
stone veneer which are high quality and will enhance the community. 
 
2.2 Integration with the Public Realm 
 
 2.2.1 Integration with the Streetscape 
 
The proposed orientation of the porch, steps, walkway, door and windows facing the street will 
continue the established pattern of development along the street. 

 
2.3  Sustainable Urban Design 
 
 2.3.1 Community Energy Initiative 
 
The Community Energy Initiative commitment letter provided by Reid’s Heritage Homes has 
been included within Appendix A.   
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This Urban Design Brief has been prepared and respectfully submitted by, 

       
 
 
 
 

            August  25,  2016 
___________________         _______________ 
Astrid Clos, RPP, MCIP          Date                  
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Appendix A 

Community Energy Initiative Commitment Letter 

 



 


