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PART ONE1.0
1.1 Physical Context

Site Definition

The subject site is a 6.44ha site bounded by the existing residential 
development to the north, Watson Parkway North to the west, Watson 
Road North to the east, and existing open spaces (stormwater management 
pond and Natural Heritage System) to the south. The subject site is located 
in the north-east area of the City of Guelph, approximately 6 minutes drive 
from the Guelph downtown area, and situated just north of York Road and 
the existing Railway route, and abutting the intersection of Starwood Drive 
and Watson Parkway North. For more details, please refer to Figure 1: Site 
Location and Figure 2: Site Context within the City of Guelph.

Site Attributes

The subject site is currently a Greenfield Area, predominantly vacant with 
some vegetation. There are no structures or heritage features on site. 
Adjacent along the southern edge of the site is a SWM pond and an 
existing open space containing a woodlot and a watercourse, which extend 
west, past Watson Parkway North and east, past Watson Road North. The 
existing woodlot acts as a buffer for the proposed development, reducing 
the noise and visual presence of the Railway corridor and an arterial road 
(York Road) to the south. The existing terrain within the site is relatively flat. 
Steeper areas are found along the Railway, outside of site’s boundaries. 
An existing high-rise residential development defines the northern edge of 
the site.

Site Context

As per the City of Guelph’s Official Plan, Schedule1: Growth Plan 
Elements, the subject site is designated as a Greenfield Area and a 
part of Watson Parkway North/Starwood Community Mixed Use Node. 
Official Plan Schedule 2: Land Use Plan identifies the subject lands as 
predominantly Commercial Mixed-use Centre with a small portion to the 
south designated as Significant Natural Areas and Natural Areas.

The site is surrounded by a mix of residential, industrial, commercial and 
open space land uses, as seen in Figure 1. 

Guelph Public Library (East Side Branch) is located north of the subject site, 
at the corner of Starwood Drive and Watson Parkway North. New high-
rise residential development is being developed adjacent to the northern 
edge of the site, at the corner of Watson Road North and Watson Parkway 
North. Existing low-rise neighbourhood and woodlot areas extend further 
north and west of the site. Existing industrial and commercial uses extend 
south of the site along York Road.

Figure 1: Site Location
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Figure 2: Site Context within the City of Guelph
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Surrounding Street Network

A network of arterial and collector roads surrounds the subject site and 
provides great connectivity and several access routes to the proposed 
development. As shown in the Official Plan Schedule 5 (Figure 3), Watson 
Road North is a collector road extending along the eastern edge of the 
subject site, while an arterial road, Watson Parkway North, extends along 
the western edge of the site and continues south to intersect with another 
arterial road - York Road. South of the site, an existing railway route travels 
parallel with York Road. Watson Parkway North and Watson Road North 
intersect just north of the subject site. The key element of the surrounding 
street network is the intersection of a collector road, Starwood Drive and 
Watson Parkway North that occurs at the western edge of the subject site 
and represents primary access point to the future development. More 
details about this intersection and the concept of the Main Street located 
along Starwood Drive and envisioned to extend east of Watson Parkway 
North (into the subject site) is presented within Section 1.2.4 Urban Design 
Manual: Volume 3 “Community Nodes”.

(!!

(!
®!

(!

(!

(!

Tow nship of Guelph / Eram osa

Tow nship of Pusl inch
Tow nship of 

Guelph/ Eram osa

Tow nship of 
Puslinch

G u
e
lp

h
L

a

k
e

Speed River

S
pe

ed
R

i v
e r

C.N .R.

C.N .R.

G. J.R.

G.J.R.

C.N .R.

C
.N

.R
.

FORESTELL RD

SO
U

TH
G

AT
E 

D
R

TEAL DR

K O R T R I G H T R D E

FLEMING RD

TO
VEL L DR

W
O

O
D

LA
ND

GL EN DR

C
IT

Y
V

IE
W

 D
R

 N

G
O

S
LI

N
G

G
DN

S

IN
V

E
R

N
E

S
S

 D
R

COUNTRY CLUB DR

PINE RIDGE DR

W
ILLOW

R D

JENSON BLVD

P
O

PP
Y

D
R

W

B
E

AV
E

R
M

E
A

D
O

W
D

R

EASTVIEW RD

D
E

LH
I S

T

IM
PERIA

L R
D N

MALTBY RD W MALTBY RD E

D
AW

S
O

N
 R

D

M
ET

C
AL

FE
 S

T

NISKA RD

R
I

C
K

S
O

N
A

V
E

IMPERIAL
RD

S

STARW
O

OD
DR

AU
D

E
N

 R
D

SCO
TTS

D
A

LE
D

R

GRANGE ST

W
ESTW

O
O

D
R

D

DEAN AVE

WATER ST

W
H

IT
EL

AW
 R

D

H
AD

ATI R
D

WAVERLEY DR

AL
M

A 
S

T 
N

CLAIR RD W

W
E

S
TM

O
U

N
T 

R
D

LONDON RD W

SUFFOLK ST W

HARVARD RD

BRAN T AVE

W
AT

S
O

N
 R

D
 S

C
O

LL

EGE AVE W

EMMA ST

WATERLOO AVE

C
O

LO
N

IA
L

D
R

CLA
IRFIELDS DR W

S
U

M

M E RFIELD DR

YO
R

K
SH

IR
E 

S
T 

N

PTARM
IGAN

DR

N
IC

KL
IN

 R
D

F
A

R
L

E
Y

D
R

JA
N

E
FI

EL
D

 A
V

E

IR
O

N W O O D

R
D

S TEP
H

AN
IE

D
R

R
IV

ER
VIE

W
DR

CLAIRFIELDS DR E

MUNICIPAL ST

SI
LV

E
R

C
R

E
E

K 
P

K
Y 

S

M
U

S
K

O
K

A
D

R

KA
TH

LE
E

N
 S

T

W
IN

D
S

O
R

 S
T

BAILEY AVE

ARTHUR ST N

G
O

R
D

O
N

 S
T

YORK RD

VI
C

TO
R

IA
 R

D
 S

STONE RD E

ED
IN

B
U

R
G

H
 R

D
 S

WOODLAWN RD W

PAISLEY RD

SPEEDVALE AVE W

WILLOW RD

W
O

O
LW

IC
H

 S
T

DO
W

NE
Y 

RD

ERAMOSA RD

EL
M

IR
A 

R
D

 N

STONE RD W

W
AT

S
O

N
 P

KY
 N

ED
IN

B
U

R
G

H
 R

D
 N

CLAIR RD E

GRANGE RD

WELLINGTON ST W

SI
LV

E
R

C
R

E
E

K 
P

K
Y 

N

WOODLAWN RD E

EL
M

IR
A 

R
D

 S

FIFE RD

ARKELL RD

ST
E

V
EN

SO
N

 S
T 

N

COLLEGE AVE E

W
ATSO

N
 PKY S

KORTRIGHT RD W

COLLEGE AVE W

LAIRD RD

SPEEDVALE AVE E

VI
C

TO
R

IA
 R

D
 N

CLAIR RD W

PAISLEY ST

WATERLOO AVE

ST
E

V
EN

SO
N

 S
T 

S

W
AT

S
O

N
 R

D
 S

VI
C

TO
R

IA
 R

D
 S

PR
O

VI
N

C
IA

L 
H

IG
H

W
AY

 6
 (H

A
N

LO
N

 E
X

P
R

E
S

SW
AY

)

PR
O

VI
N

C
IA

L 
H

IG
H

W
AY

 6
 (H

A
N

LO
N

 E
X

P
R

E
S

SW
AY

)

SO
U

TH
G

AT
E 

D
R

LA IR D RD

IRONWOOD RD

G
O

R
D

O
N

 S
T

H
A

N
LO

N
 E

X
P

Y
H

A
N

LO
N

 E
X

P
Y

HANLON CREEK BLVD

POPPY DR E W
AT

SO
N

 R
D

 S

CONCESSION 4

H
W

Y 
6

LAIRD RD W

MALTBY RD E

SI
DE

RO
AD

 1
0 

N

W
EL

LI
NG

TO
N 

RD
 3

5

C
AR

TE
R

 R
D

FIFE RD

WELLINGTON RD 37

WELLINGTON RD 124

FORESTELL RD

SI
DE

RO
AD

 2
0 

N

W
E

LL
IN

G
TO

N
 R

D
 4

1

SI
DE

RO
AD

 1
2

HUME RD

W
E

LL
IN

G
TO

N
 R

D
 3

9

W
E

LL
IN

G
TO

N
 R

D
 8

6

COOK'S MILL RD

WELLINGTON RD 31

FARNHAM RD

W
H

IT
E

LA
W

 R
D

STONE RD E

SPEEDVALE AVE E

HWY 7

B
O

R
E

H
A

M

DR

WOODLAWN RD W

C
O

N
C

ES
S

IO
N

7

SPEEDVALE AVE W

H
W

Y 
6

WELLINGTON RD 124

1 0 10.5
KM

±

SCHEDULE 5 :

CI TY OF GUELPH
OFFI CI AL PLAN 

ROAD &  RAI L NETW ORK

Highway 
7 

Highway 7 
Expressway

Highway 6
South

Highway 6
North

Th is Sch ed u l e i s t o  b e  r e ad  i n  con j u n ct io n  
w i t h  t h e o t h er  Sch ed u les an d  t h e t ex t  o f  
Th e Of f ic ia l  Plan

The City of Guelph, its employees and agents, do not
undertake to guarantee the validity of the contents of the
digital or hardcopy map files, and will not be liable for any 
claims for damages or loss arising from their application or
interpretation, by any party.  It is not intended to replace a 
survey or be used for legal description.  This map my not
be re-produced without the permission of the City of 
Guelph.  Please contact the City of Guelph's GIS group for
additional information at 519-822-1260.

Produced using information under License with 
the Grand River Conservation Authority 
© Grand River Conservation Authority, 2009 [2009].

Produced by the City of Guelph with 
Data supplied under Licence by Members 
of the Ontario Geospatial Data Exchange.

I:\gis_staging\Planning\OFFICIAL PLAN MAPPING NEW\Schedule6\OPSchedule6-ROADRAILNETWORK.mxd

Leg en d

Waterbodies

County Roads

Corporate Boundary

Watercourses

Railways

Ex i st i ng  Roads

Provincial Highway

Arterial
Collector

Local

Private
University

Proposed Provincial Highway

Proposed Collector Roads

Proposed Arterial Roads

Pr op osed  Roads

Potential Passenger Rail

Railway Grade Separation

Partial Interchange

"!
Full Interchange(!

(!!

I n f r ast r u ct u r e  I m p r ov em en t s

DDD Proposed Road Closure

Refer to 
Downtown
Secondary

Plan

Refer to 
Guelph Innovation District

Secondary Plan

Projection:  UTM 17N NAD83
Produced by the City of Guelph
Planning Services
June 2021 Consolidation

Figure 3: City of Guelph Official Plan Schedule 5: Road and Rail Network
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PART ONE 1.0

Public Views and Vistas

There are several existing public views and vistas towards and through the 
site. The primary view into the site occurs from west, where Starwood Drive 
intersects with Watson Parkway North. The western and the eastern edge 
of the site can be seen along Watson Parkway North and Watson Road 
North. Due to the existing woodlot, the southern edge of the subject site 
is not highly visible from surrounding public roads. The adjacent high-rise 
residential development partially blocks the view to the site from the north.

Surrounding Land Uses

The subject site is surrounded by a mix of land uses, including established 
low to medium density and new high density residential neighbourhoods to 
the north and west. From southwest, south and east, the site is surrounded by 
Natural Heritage System - existing open spaces, SWM pond, watercourses 
and woodlot. Existing industrial uses and commercial uses extend to the 
south, past York Road (see Figure 4 - Land Use Context).

Barriers and Connections

The existing Natural Heritage System (woodlot, watercourse and SWM 
pond) located along the eastern and the southern edge of the site require 
a sensitive approach for any future development. In response to this 
condition, the proposed development envisions an adequate landscaped 
buffer for the built form to account for a flood line and protect the existing 
Natural Heritage System. Furthermore, the proposed design envisions 
a park along eastern edge of the site to provide connection and an 
appropriate transition from the new development to the surrounding open 
spaces within Natural Heritage System. The new residential development 
north of the site as well as the proposed design for the subject site 
provide sidewalks along Watson Parkway North, therefore, contributing 
to a complete, pedestrian-friendly and safe streetscapes and enabling 
pedestrian connectivity to the surrounding community.

5/7/23, 11:10 PM 43 Starwood Dr - Google Maps

https://www.google.com/maps/@43.5662596,-80.2121654,3a,75y,97.92h,90.78t/data=!3m6!1e1!3m4!1sLJXzPITbSAMWmF4hooxJuQ!2e0!7i16384!8i8192 1/1

Image capture: Oct 2022 © 2023 Google

Guelph, Ontario

 Google Street View

Oct 2022 See more dates

43 Starwood Dr

5/7/23, 11:13 PM 124 Watson Pkwy N - Google Maps

https://www.google.com/maps/@43.5681678,-80.2113429,3a,75y,125.73h,90.59t/data=!3m6!1e1!3m4!1sZzVKj2nY9gL2qnu08T-46w!2e0!7i16384!8i8192 1/1

Image capture: Oct 2022 © 2023 Google

Guelph, Ontario

 Google Street View

Oct 2022 See more dates

124 Watson Pkwy N
View along Starwood Drive towards the intersection with Watson Parkway North and into the site

Intersection of Watson Parkway North and Watson Road North: view of the site from the north, 
partially blocked by the new residential building

5/7/23, 11:50 PM 115 Watson Pkwy N - Google Maps

https://www.google.com/maps/@43.5634224,-80.2109318,3a,75y,22.91h,93.88t/data=!3m6!1e1!3m4!1ssQKGLtSSO7rQondUlj5qBw!2e0!7i16384!8i8192 1/1

Image capture: May 2021 © 2023 Google

Guelph, Ontario

 Google Street View

May 2021 See more dates

115 Watson Pkwy N

View of the site from the southwest and Watson Parkway North: SWM pond and woodlot along the 
southern edge of the site
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Figure 4: Land Use Context
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4 Existing residential neighbourhood, north of the site

1 Guelph Public Library at the corner of Starwood Drive and Watson Parkway North

3 View of the Railway from York Road  at the intersection with Watson Parkway North

2 Industrial / Commercial buildings, south of York Road

Figure 5: Surrounding Site Context

Subject site

High-rise 
residential

Starwood Drive
Watson Pkwy

Yo
rk

 R
d

York Rd

Railway Subject site
Subject site

High-rise 
residential



November 2023

8     Urban Design Brief | 115 Watson Parkway

PART ONE1.0

Surrounding Transportation, Open Space, and Natural Heritage 
Systems

The subject site is conveniently located between several arterial and 
collector roads and within walking distance from the existing public transit 
network and surrounding open spaces.

Watson Parkway North bounds the subject site to the west, enabling 
several key connections to a wider city road network. Public transit is easily 
accessible through the existing bus routes that extend along Starwood 
Drive, Watson Parkway North and Watson Road North with numerous bus 
stops located within 5-10 minutes walk from the subject site (as shown in 
Figure 2). 

As envisioned in the Cycling Master Plan (Figure 6), a proposed bike 
lane is envisioned along the western edge of the site on Watson Parkway 
North continuing along York Road and Starwood Drive towards the city 
wide cycling network. The subject site is surrounded by the proposed City 
trails system and adjacent to the Natural Heritage System (SWM pond, 
woodlot and watercourse) to the south and to the east, as per Official 
Plan, Schedule 6: Open Space System: Trail Network (Figure 7). 

The proposed development envisions a Park connecting directly to the 
adjacent open spaces and trails system, creating a buffer for the new 
development and an appropriate transition to surrounding Natural 
Heritage System. 

Heritage Elements

Designated buildings, structures and cultural heritage landscapes are 
protected by a heritage designation bylaw under the Ontario Heritage 
Act, or have been deemed to have Provincial significance. As per the City 
of Guelph Heritage Planning list and the Designated Heritage Properties 
map, there are no designated heritage properties near the subject site.

University
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Refer to GID 
Secondary Plan
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5/8/23, 1:23 AM 919 ON-7 - Google Maps

https://www.google.com/maps/@43.5614805,-80.2107153,3a,34.1y,53.19h,92.2t/data=!3m6!1e1!3m4!1soRCiTbkdhQ0Y2f__ubtMRw!2e0!7i16384!8i8192 1/1

Image capture: Oct 2022 © 2023 Google

Guelph, Ontario

 Google Street View

Oct 2022 See more dates

919 ON-7

Image of an existing bus stop on York Road
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1.2 Response to Policy Context

1.2.1 Official Plan (OPA 80, July 2022)

The vision outlined in the Official Plan is: “The integration of energy, 
transportation and land use planning will make a difference in the 
environmental sustainability, cultural vibrancy, economic prosperity and 
social well-being of Guelph.” (Policy 2.1)

The subject site is identified as being a Greenfield Area and a Community 
Mixed-Use Node according to Schedule 1 - Growth Plan Elements. As per 
Schedule 2, Land Use Plan, the lands are designated as predominantly 
Commercial Mixed-use Centre with a small portion to the south designated 
as Significant Natural Areas and Natural Areas.

Community Mixed-Use Nodes will be planned for higher density mixed-
uses including residential and employment uses, as well as a wide range of 
retail, service, entertainment, recreational and commercial uses that serve 
the local and wider community. 

The Community Mixed-Use Nodes:

• are intended to realize, in the long term, an urban village concept 
through a mix of uses in a compact urban form with a Main Street 
area and attractive private and public open spaces, such as urban 
squares; (Policy 3.6.7, OPA 80).

• will evolve over the Plan horizon and beyond through intensification 
and redevelopment to provide a compact built form; (Policy 3.6.8, 
OPA 80).

The designated greenfield area will be planned and designed in a manner 
which will contribute to the City’s overall vision for the achievement of 
diverse and complete communities. Development within the greenfield 
area must be compact and occur at densities that support walkable 
communities, cycling and transit and promote live/work opportunities. 
(Policy 3.7.1, OPA 80)

The proposed development is consistent with the City’s vision and has 
proposed a mixed-use development comprising various residential options, 
commercial / retail spaces at-grade and an open space (park), which will 
contribute to creating a sustainable and vibrant community.

As described in Section 2.3 - Strategic Goals of the Official Plan, following 
policies are relevant to the proposed development:

“ 2) Protecting what is Valuable:

(b) Protect, maintain, enhance and restore natural heritage features 
and functions and biodiversity of the City’s Natural Heritage System 
and water resource system to the greatest extent possible and 
support linkages between and among such systems and features 
within the city and beyond. (Policy 2.3.2 (b), OPA 80).

6) Urban Design:

(a) Preserve, enhance and protect the distinct character of the city and 
the sense of a community of neighbourhoods.

(b) Build a compact, mixed-use and transit-supportive community.

(c) Plan and design an attractive urban landscape that reinforces and 
enhances Guelph’s sense of place and identity while encouraging 
innovative design and development opportunities.

(d) Encourage intensification and redevelopment of existing urban 
areas that is compatible with existing built form.”



November 2023

11     Urban Design Brief | 115 Watson Parkway

PART ONE 1.0

The following identifies the relevant objectives and policies for the proposed 
development with regards to urban design:

Objectives 

(a) To create neighbourhoods with diverse opportunities for living, 
working, learning and playing. 

(b) To build compact neighbourhoods that use land, energy, water and 
infrastructure efficiently and encourage walking. 

(c) To showcase natural attributes as defining features that are an 
integral component of the City’s image, and character and 
Indigenous heritage by making them highly visible and accessible, 
especially lands along the Speed and Eramosa Rivers.

(d) To engage in “place-making” - developing infrastructure, spaces 
and buildings that are permanent and enduring, memorable and 
beautiful, adaptable and flexible, and valued.

(h) To establish a pattern of interconnected streets and pedestrian 
networks in which buildings frame and address public spaces. 

(i) To allow for a range of architectural styles and promote expressions 
that bring interest and diversity in urban form and architectural 
design while responding appropriately to the local context and 
achieving compatibility.

(k) To improve conditions for greater personal security within 
publicly accessible spaces by designing them to be attractive and 
comfortable to the public, increasing the potential for informal 
surveillance and reducing opportunities for crime.

(m) To design for a choice of mobility including walk, cycling, transit 
and driving.

Section 8.2 Public Realm policies:

(1) A clearly identifiable public realm should be established in all 
residential areas consisting of an interconnected network of streets, 
parks, school sites, community trails and open spaces.

(2) New residential developments shall be designed to be integrated 
and connected to surrounding existing neighbourhoods; providing 
full pedestrian and vehicular access including access to transit.

(3) Development proposals shall extend, establish or reinforce a 
modified grid-like street network that:

(i) connects with the existing urban fabric of streets, open spaces 
and developed areas:

(ii) is highly interconnected;

(iii) responds sensitively and creatively to natural and other 
established features;

(iv) integrates with pedestrian and bicycle networks.

(4) Block lengths shall be reasonably short especially within Community 
Mixed-use Nodes and Intensification Corridors and shall optimize 
connectivity for pedestrians and encourage walking. Longer blocks 
shall have adequately sized mid-block pedestrian links. 

(6) Reverse lotting and ‘window roads’ should be avoided. 

(7) Road design will balance the provisions for a safe, accessible, 
functional and attractive pedestrian-oriented environment with an 
acceptable level of motor vehicle traffic. 

(11) New development shall be designed to contribute to a pedestrian-
oriented streetscape. 



November 2023

12     Urban Design Brief | 115 Watson Parkway

PART ONE1.0

8.5 Built Form: Low Rise Residential Forms 

(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. 

(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.

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

(1) New buildings shall address the street. Buildings will enhance 
the rhythm and frequency of the immediate vicinity, and where 
appropriate will have entrances and windows that face the street. 

(2) The principal entrances of commercial and mixed-use buildings 
shall be oriented toward and/or visible from the street and provide 
direct user entrances from adjacent streets and walkways. Blank 
facades facing a street, open space or park shall not be permitted. 

(4) Corner buildings shall address both streets by providing two 
articulated façades facing the street. 

(5) Buildings adjacent to the street edge and at sites with high public 
visibility shall be designed to take into account their high public 
visibility by incorporating elements such as increased height, 
roof features, building articulation and high quality finishes and 
windows.

(6) Intersections of major streets shall be emphasized by placing 
buildings in close proximity to the intersection and ensuring that 
building entrances are visible from that intersection.

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

(8) Long building facades that are visible along a public street will 
incorporate recesses, projections, windows or awnings, colonnades 
and/or landscaping along the length of the facade to reduce the 
mass of such facades.

(9) The design of all commercial buildings and storefronts shall be 
in keeping with the character and identity of the community and 
its immediate context. This may require alternative or enhanced 
standard of corporate or franchise design. Buildings shall reflect 
the community and immediate context through features such as 
facade articulation, massing, architectural style, vertical windows, 
appropriate signage, building materials and exterior finishes.

(10)Where appropriate, a building’s first storey shall generally be taller 
in height to accommodate a range of non-residential uses. 

(11)Large buildings will incorporate architectural elements which will 
reduce the visual effects of flat roof lines.

8.8 Built Form: Mid-rise Buildings

(1) The following policies apply to mid-rise building forms, which 
generally means a building between four (4) and six (6) storey:

(i) mid-rise buildings shall be designed to frame the street they 
are fronting while allowing access to sunlight to adjacent 
properties;
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(ii) mid-rise buildings shall be designed to ensure that servicing and 
automobile parking are appropriately located and screened. 
generally, this means that parking is provided underground or 
at the rear or side of the building;

(iii) pedestrian access shall be provided to the principal entrance 
from the public realm;

(iv) where buildings front onto a public street and are greater than 
30 metres in length, building entrances should be located at 
regular intervals;

(v) where buildings are taller than four (4) storey, building length 
may be restricted through Zoning-By-law to reduce impacts 
such as shadowing; and

(vi) shadow, view and microclimatic studies may be required to 
determine potential impacts arising from mid-rise buildings.

8.9 Built Form: High-rise Buildings 

(1) The following policies apply to tall building forms, which generally 
means buildings above six (6) storey:

(i) to ensure tall buildings act as landmarks, they shall incorporate 
a distinctive bottom (e.g. a podium), middle and top. Interesting 
architectural features and roof treatments should be considered 
for all rooftop of tall buildings;

(ii) parking should be provided primarily below grade with limited 
visitor surface parking. Structured parking above-grade may 
be permitted, where appropriate;

(iii) built form studies addressing building massing, shadows, 
views and microclimatic studies (e.g. wind) may be required to 
determine potential impacts to the surrounding neighbourhood 
arising from tall buildings.

(iv) floor plate sizes of the tower portion (e.g. storey five (5) and 
above) of the building may be limited to encourage slender 
and elegant tall building designs; and

(v) the tower portion (e.g. storey five (5) and above) of the building 
shall be carefully placed to ensure adequate spacing between 
towers to allow for solar access and privacy.

Section 8.12 Parking states:

(1) Building placement in combination with landscaping shall be used 
to screen surface parking areas. 

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

(3) Surface parking areas shall not be permitted immediately adjacent 
to the corners of an intersection.

(5) Large surface parking areas should be divided into smaller and 
defined sections through the use of appropriately-sized landscaped 
strips, islands and/or pedestrian walkways.
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Section 8.17 Landscaping and Development states:

(1) Landscaping shall:

(i) create visual interest 

(iii) complement built form

(iv) contribute to creation of a high-quality public realm

(2) The selection of plant material:

(i) shall provide seasonal interest

(v) adjacent to Natural Heritage System, should be indigenous and 
non-invasive to help prevent the degradation of the existing 
ecosystem through unwanted seed dispersal;

(viii) is encouraged to provide shade where appropriate.

(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. 

(4) Where appropriate, trees should be used to help define the image 
of neighbourhoods, streets and parks.

Section 8.18 Safety states:

(2) New development should be designed in a manner that:
 (i)  Provides opportunity for informal surveillance of outdoor spaces, 

including public parks, streets and parking areas. 

Section 9.4.3 Commercial Mixed-use Centre states:

(i) To promote Commercial Mixed-use Centres as areas that support 
a mix of uses including concentrations of commercial, residential 
and complementary uses serving the immediate neighbourhood 
and the wider community.

Commercial Mixed-use Centres are strongly encouraged to incorporate 
Main Street type development in strategic locations. Main Street areas, as 
identified through concept plans as per Section 3.6, will be planned and 
designed to reflect the following:

(i) multi-storey buildings fronting onto the main street;

(ii) ground floor retail and service uses are strongly encouraged;

(iii) office uses at ground floor should be limited;

(iv) residential uses should be provided primarily above commercial 
uses in addition to some free-standing residential buildings;

(vii) on-street parking.

The City of 
Guelph

Official Plan

February 2022 Consolidation
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1.2.2 Urban Design Manual Volume 1: Urban Design Vision 

Guelph’s city-wide urban design vision is “Guelph is growing and changing 
in response to local, regional, and demographic trends. Urban design is 
fundamental to building a great city and can help shape this change.” 
(page 10)

Basic urban design principles based on Official Plan objectives are as 
follows:

1. Create neighbourhoods with diverse opportunities for living, working, 
learning and playing.

2. Build compact neighbourhoods that use land, energy, water and 
infrastructure efficiently and encourage alternative modes of transportation.

3. Showcase natural attributes as defining features of the City’s character 
by making them highly visible and accessible.

4. Engage in “placemaking” – developing infrastructure, spaces and 
buildings that are permanent and enduring, memorable and beautiful, 
adaptable and flexible, and valued.

5. Conserve and celebrate the City’s cultural heritage resources through 
the reuse of built heritage and cultural heritage landscape assets and 
ensuring that adjacent development responds to and respects these assets.

6. Create a diversity of inviting and accessible gathering places that 
promote a full range of social, cultural and economic interaction.

7. Design for a choice of mobility including walking, cycling, transit and 
driving.

8. Establish a pattern of interconnected streets and pedestrian networks in 
which buildings frame and address public spaces.

9. Allow for a range of architectural styles and promote expressions that 
bring interest and diversity in urban form and architectural design while 
responding appropriately to the local context and achieving compatibility.

10. Ensure that the design of the built environment respects the character 
of the existing distinctive areas and neighbourhoods of the City.

11. Design space that is accessible to all, regardless of abilities. 

12. Improve conditions for greater personal security within publicly 
accessible spaces by designing them to be attractive and comfortable to 
the public, increasing the potential for informal surveillance and reducing 
opportunities for crime.

13. Preserve and enhance protected public views and public vistas of built 
and natural features.

Urban 
Design 
Manual
City of Guelph
July 2017

DRAFT
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1.2.3 Urban Design Manual Volume 2: Urban Design Action 
Plan (2017)

The Urban Design Manual Volume 2: Urban Design Action Plan consists 
of three parts; part 1 identifying opportunity areas, part 2 focusing on how 
the City can activate and animate its public spaces and part 3 speaks to 
urban design policy directions.

“The purpose of the updated Urban Design Action Plan is to shape urban 
design in Guelph moving forward based on the City’s Official Plan.” (page 3)

Opportunity areas identify areas for change and include the urban growth 
centre/downtown, community corridors and community nodes. The subject 
site is identified as a community mixed-use node. The Urban Design 
Manual envisions to “transform Guelph’s five major community mixed-use 
nodes into distinct urban villages with mixed-use, high-density housing, 
transit, cycling and pedestrian-friendly features that provide balanced live-
work opportunities.” (page12)

The proposed development aligns with the principles identified in the 
Urban Design Manuals by developing a mixed-use, compact community 
with opportunities for living, working and playing within a community 
mixed-use node. The proposed development establishes a network of 
interconnected streets and pedestrian networks and provides a choice 
of mobility, including walking, cycling, transit and driving. In addition, 
the development integrates natural attributes and public views into the 
proposed park design, which represents inviting and accessible gathering 
places for the community.  

1.2.4 Urban Design Manual Volume 3:  Community Nodes

The City of Guelph has created urban design concept plans for community 
mixed-use nodes to support the evolution of key areas within Guelph and 
illustrate the City’s vision for higher density mixed-use areas.

Nodes are central or connecting points in a neighbourhood that have a 
mix of residential, commercial and institutional buildings, such as shopping 
areas, community centres, libraries and medium to high density housing.

The subject site is located within The Watson/Starwood mixed-use node. 
Following Urban Design Concept Plan Principles apply:

1. The Main Street area (see policy 9.4.2.6 of OPA 48) for the Node will 
be located along Starwood and extend east of Watson and terminate 
in an open space feature (e.g. an Urban Square) that will also provide 
an attractive, and accessible pedestrian connection to the Natural 
Heritage Trail System.

2. The commercial focus of the Main Street Area will generally be in the 
vicinity of the Starwood/Watson intersection.

3. An attractive on-street Transit Node will be developed (i.e. generally 
bus bays) near the intersection of Starwood and Watson Parkway North 
including upgraded amenities for transit users.

4. Taller buildings will generally be located at or near the intersection of 
Starwood and Watson Parkway North.

5. Buildings heights, massing and uses will provide an appropriate 
transition to the adjacent single-detached dwellings.

6. Introduce a modified grid road pattern that creates adaptable 
urban blocks and that promotes connectivity and pedestrian/cyclist 
movement. Road cross-sections will also be designed to ensure 
comfort for cyclists/pedestrians.
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7. Capitalize on the public views/permeability towards the Natural 
Heritage System.

8. Establish convenient and accessible connections between the Natural 
Heritage Trail System and the pedestrian circulation system within the 
node.

9. Introduce a neighbourhood oriented open space/park feature in the 
vicinity of the residential development near the northwest corner of 
Starwood/Watson Parkway North. This space will contain features 
such as a children’s playground, informal play area and seating area 
with shade structure. 

10. On-street cycling facilities will be established along Starwood and 
Watson Parkway North.

10Figure 8: City of Guelph Urban design Manual Volume 3 - Community Nodes: Urban Design 
Concept Plan for The Watson/Starwood mixed-use node11

11

Figure 9: City of Guelph Urban design Manual Volume 3 - Community Nodes: Urban Design 
Concept Plan for The Watson/Starwood mixed-use node
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1.2.5 Built Form Standards for Mid-Rise Buildings and 
Townhouses (2018)

The Built Form Standards are “informed by policy direction from the City’s 
Official Plan, and support compact future growth, while achieving high 
quality, sustainable development, and a strong pedestrian realm” (page 4). 
The Built Form Standards also aim to ensure that the future development 
and design of mid-rise and townhouse forms are contextually appropriate 
and consider contemporary urban design practices. 

The Built Form Standards include a number of key recommendations for 
Mid-Rise and Townhouse forms with regards to building massing, scale and 
transitions; ground floor and street edge design; and articulation, façade 
design and materials. The standards also provide guidance with regards 
to the public realm and speak to outdoor amenity areas, landscaped open 
space, tree-planting, mid-block connections and lighting. 

The proposed development responds to the City of Guelph’s documents, by 
proposing townhouse, mid-rise and mixed-use typologies which contribute 
to providing a mix of residential and commercial uses. The proposed built 
form is appropriate to its context and provides animated streetscapes 
that contribute to the city’s vision of transforming the designated major 
community mixed-use node into a distinct urban village. The proposed 
development contributes to creating an attractive, pedestrian-oriented 
streetscape by positioning built form to address the street and ensuring 
the entrance to mixed-use blocks and apartments are easily accessible 
from the street. In addition, the proposed development envisions a 
neighbourhood park, creating a connection to adjacent Natural Heritage 
System and extending the city-wide trail system. The proposed site layout 
and built form promotes walkability, active transportation connections and 
open space for future residents.

1.2.6 Guelph Commercial Built Form Standards (2019)

The Commercial Built Form Standards for the City of Guelph provides 
clear directions and criteria for the design of commercial development 
across the City, with the exception of the Downtown, which is subject to 
the Downtown Built Form Standards. The Standards consider opportunities 
associated with Main Street Buildings, Neighbourhood Scale Commercial 
Buildings, Vehicular Oriented Uses, and Large Commercial Sites, and 
provide recommendations related to best practices in built form and public 
realm design.

The Built Form Standards include a number of key recommendations for 
Commercial forms with regards to site organization & design; massing, 
scale and transition; ground floor and street edge design; and articulation, 
façade design and materials.

Main Street Buildings are multi-storey buildings fronting a street, and 
typically contain retail or service uses on the ground floor. Urban design 
standards for a main street area intend to create a continuous street wall 
which is achieved by locating buildings between 1.5 metres and 3.0 
metres from the front property line. Furthermore, wide sidewalks, cycling 
infrastructure, and landscaping within the right-of-way create a pedestrian-
friendly urban condition. Public entrances are located along the main street 
in a regular rhythm, while servicing, loading and back-of-house uses are 
provided at the rear of the building.

The proposed development implements these standards and aims to 
create the envisioned Main Street by proposing a centrally located 
complete street as an extension to the existing Starwood Drive. Proposed 
built form further supports this vision by placing high-rise mixed-use 
buildings with commercial/retail uses at-grade and residential uses above 
at the intersection and along the Main Street and Watson Parkway North. 
Stepbacks in massing, facade articulation and material treatment, and 
orientation of entrances create a strong and active street edges that 
encourage walking and provide visual interest.
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1.3 Urban Design Goals and Objectives for the Site

The design of the subject site has been guided by the City of Guelph’s 
vision to create a distinct urban village and through the following urban 
design goals and objectives:

Introduce a mix of uses and a variety of housing 
typologies that provide a place to live, shop and play. 

Create a green network that celebrates and enhances 
public views and access to existing natural features.

Design a Main Street that features commercial activities 
and connects to the wider City’s trails network to 
emphasize focal points and gathering places in the 
community that promote a full range of social, cultural 
and economic interaction.

Create a connected street network that provides mobility 
choice including walking, cycling, transit and driving. 

Develop a well defined street edge and public realm 
through high quality architecture, landscaping and 
urban design that is mindful of the adjacent Natural 
Heritage System and the existing streetscapes bounding 
the site.

1.1.

2.2.

3.3.

4.4.

5.5.
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2.1 Development Concept

The subject site is being developed as a part of The Watson/Starwood 
mixed-use node. The proposed development at 115 Watson Parkway 
North is envisioned as a distinctive, compact, mixed-use development 
offering a variety of residential units, indoor amenity and retail spaces 
and comprising a park and a landscape buffer to properly transition and 
connect to the adjacent Natural Heritage System. 

The proposed development introduces back-to-back townhouses, 
conventional townhouses, a 10-storey residential apartment building, two 
12-storey mixed-use buildings and a 14-storey mixed-use building, while 
promoting a walkable community with places to live, shop and play. This 
is also achieved through the introduction of a network of interconnected 
streets and access to active transportation facilities.   

Site Design

The proposed site consists of three development blocks with approximately 
a total of 197 townhouse units and 873 apartment units, split as follows:

• Block 1: one 10-storey residential apartment building (A) + one 
12-storey mixed-use buildings (B) with a total of 456 apartment units 
and 959.4 sqm of retail space at-grade.

• Block 2: one 12-storey mixed-use buildings (C) + one 14-storey mixed-
use buildings (D) with a total of 417 apartment units and 1,858.8 sqm 
of retail space at-grade.

• Block 3: 37 on-street and 160 back-to back townhouse units (2-3 
storey).

The design of the development is influenced by the proposed Urban Design 
Concept Plan for the Watson/Starwood mixed-use node, as well as by the 
existing conditions: the arterial road (Watson Parkway North) bounding the 
site from the west, the collector road (Watson Road North) bounding the 
site form the east and the Natural Heritage System (SWM pond, woodlot 
and watercourse) bounding the site from the south. 

The site design was also inspired by a vision for the Main Street, which is 
proposed to happen east of Watson Parkway North, as an extension of 
Starwood Drive, terminating in the central portion of the site where high-
density blocks transition into the proposed townhouse blocks.

To support the creation of the Main Street within the Watson/Starwood 
mixed-use node, the proposed development introduces a road lined with 
sidewalks and high-rise mixed-use buildings, which also extend along 
Watson Parkway North. Even though the Main Street concept only refers to 
the proposed high-rise blocks, the proposed road continues east extending 
sidewalks to maintain the continuity of pedestrian movement and enable 
easy access to the adjacent Natural Heritage System. 

The edge along Watson Parkway North is defined by four buildings atop 
of a shared podium. At the intersection of Watson Parkway North and the 
proposed Main Street, the podium will feature commercial/retail uses at 
grade with residential apartment buildings above (Buildings B and C). 
These mixed-use buildings frame the primary entrance to the site and 
establish a street edge along the proposed Main Street, creating a sense of 
enclosure and providing active frontages that will animate the street front. 
The proposed shared podium features residential units at-grade under 
the Building A which is closer to the existing open spaces, and extends 
commercial uses at-grade under the Building D which is adjacent to the 
existing high-rise development north of the site.

The proposed buildings are designed to address the streets and public 
open spaces by ensuring that buildings front onto the street and that there 
is a consistent street edge achieved through appropriate building setbacks.

Townhouse blocks comprise the central portion of the site and extend to 
its southern and eastern boundary, adjacent to the NHS and Watson Road 
North, respectively. The proposed neighbourhood park can also be viewed 
and accessed from Watson Road North. 

Please refer to Figure 10 for the proposed development site plan.



November 2023

23     Urban Design Brief | 115 Watson Parkway

PART TWO 2.0

Figure 10: Proposed Site Plan, created by Turner Fleischer (dated: 04 October 2023)
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Figure 11: Proposed First Floor Plan, created by Turner Fleischer (dated: 04 October 2023)
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This drawing, as an instrument of service, is provided by and is the property of Turner Fleischer 
Architects Inc. The contractor must verify and accept responsibility for all dimensions and conditions 
on site and must notify Turner Fleischer Architects Inc. of any variations from the supplied 
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Transitions

Through the appropriate use of setbacks, stepbacks, separation distances 
and height distribution, the proposed development provides adequate 
height transitions externally, towards the surrounding developments and 
existing open spaces and internally, between different proposed built forms. 
The tallest mixed-use buildings are located along the western edge of the 
site along Watson Parkway North, to continue the high-density character 
from the adjacent development to the north and more importantly, to 
emphasize the intersection of Starwood Drive and Watson Parkway North 
and frame the entrance to the proposed segment of the Main Street.

The proposed low-rise built form comprises on-street and back-to-back 
townhouse units, 2-3 storeys in height, with a front yard setback ranging 
from 5.4m to 6.0m. Townhouse units are  predominately located within the 
central, southern and eastern segment of the site with rear yards abutting 
the existing open spaces, which provides a more sensitive transition to the 
proposed neighbourhood park and the existing Natural Heritage System.

The proposed shared podium for the high-rise buildings has a 2 metre 
front yard setback along Watson Parkway North and a 5.8 metre front 
setback along the proposed Main Street, which contributes to the creation 
of a consistent streetwall. The apartment and mixed-use blocks have ample 
separation distances to allow for solar access and privacy. 

The proposed development has also accounted for appropriate transition 
to the SWM pond, watercourse and woodlot to the south by providing 
enough setback from the established floodline for the proposed townhouse 
blocks and strategically placing the proposed neighbourhood park to 
extend the open spaces into the site.

Views and Vistas

While there are several existing views and vistas towards and through the 
site, the primary view into the site occurs from the west, where Starwood 
Drive intersects with Watson Parkway North. The proposed development 
will enhance views along Watson Parkway North and Watson Road North. 
New sight lines will be introduced and will focus on the Main Street, the 
proposed neighbourhood park and the visual connection to the existing 
adjacent Natural Heritage open spaces to the south

Figure 12: Proposed Design vignette and key Views and Vistas
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Figure 13: Proposed massing model, created by Turner Fleischer (dated: 04 October 2023)
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Precedents of landscaping and screening of surface parking lots

Parking

Parking for apartment and mixed-use buildings will be accommodated 
through surface parking lots in addition to two levels of underground 
parking. A total of 778 underground parking spaces is being proposed 
along with 257 surface parking spaces. Both back-to-back and freehold 
townhouses are provided each with one tandem parking space for a total 
of 197 spots. 

Where possible, surface parking lots will be located at the rear or side 
of the building and will be masked by built form to minimize exposure to 
primary streetscape. Surface parking lots will also be screened through 
landscaping. 

Precedents of building entrances and public realm design for the mixed-use built form

Visitor parking is envisioned in several location across the site, contributing 
to the overall accessibility of the proposed uses for visitors. Accessible 
parking is being proposed at surface level as well within underground 
parking levels to a total of 26 accessible parking spaces. 

To support active transit, approximately a total of 983 bicycle parking 
spaces is provided within the site, 97 of which are to be outdoors. 
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Figure 14: Proposed Underground Parking Level 01, created by Turner Fleischer (dated: 04 October 2023)
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Figure 15: Proposed Underground Parking Level 02, created by Turner Fleischer (dated: 04 October 2023)
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Figure 16: Vehicular Circulation Network
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Figure 17: Active Transportation Network
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This drawing, as an instrument of service, is provided by and is the property of Turner Fleischer 
Architects Inc. The contractor must verify and accept responsibility for all dimensions and conditions 
on site and must notify Turner Fleischer Architects Inc. of any variations from the supplied 
information. This drawing is not to be scaled. The architect is not responsible for the accuracy of 
survey, structural, mechanical, electrical, etc., information shown on this drawing. Refer to the 
appropriate consultant's drawings before proceeding with the work. Construction must conform to all 
applicable codes and requirements of authorities having jurisdiction. The contractor working from 
drawings not specifically marked 'For Construction' must assume full responsibility and bear costs 
for any corrections or damages resulting from his work.
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Access, Accessibility Circulation, Loading, Storage

All proposed roads are private and the proposed layout envisions three 
vehicular accesses to the site. Primary access occurs at the intersection of 
Starwood Drive and Watson Parkway North where Starwood Drive extends 
into the site via the proposed Main Street. Additionally, the site can be 
accessed from the west where the proposed private road intersects Watson 
Parkway North, as well as from the east where the proposed private road 
intersects Watson Road North. The proposed Main Street and the proposed 
private road it continuous into, represent a key connectivity spine, running 
west-east through the site, intersecting proposed north-south private roads.

Pedestrian circulation will be accommodated through a series of sidewalks 
as well as pedestrian walkways, as shown in Figure 17. The proposed 
sidewalk network is logical, follows the street layout and connects all main 
entrances to the proposed residential and retail units. Two pedestrian 
walkways are proposed along the southern edge of the site, providing 
direct pedestrian access to the proposed Park and the existing Natural 
Heritage System. 

Loading and storage for the residential and mixed-use buildings will be 
proposed at the ground floor and will be screened from public views 
by situating them at the rear of the buildings and through appropriate 
landscaping. Ramps for accessing the proposed underground parking 
levels are also envisioned at the back or side of the buildings and screened 
by landscaped areas.

As previously mentioned, there are several bus stops less than a 15 minute 
walk from the site, allowing for transit route connections to the rest of the 
City.

Precedents of pedestrian-friendly environments enabling circulation throughout the site
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Precedents of solar street lights

Precedents of enhanced architectural treatment and landscaping on the ground floor

Materials

The choice of materials and colours will be cohesive in design and  sensitive 
to the surrounding context. A range of materials for façade design are 
encouraged to promote visual diversity in texture and colour, reflecting 
varied built form materials used within Guelph, including brick and stone. 
Architectural variation within development blocks is encouraged to reduce 
sameness in design. Design components should be complementary within 
the development as a whole. For mixed-use buildings, design building 
façades to express individual businesses through building elevation, 
recesses and projections, entrances, signs and canopies. 

The material specifications and colour palettes will be determined at a 
later stage through detailed design.

Lighting and Signage

Street lights and signage will be provided where required, and locations 
will be determined at site plan stage. 

It is envisioned that an emphasis on lighting will be provided along key 
streetscapes: Watson Parkway North, Watson Road North, the proposed 
Main Street and the proposed private road, as well as along the proposed 
park edges. Lighting that features warmer, yellow tones will be used. The 
use of bright, blue tone lights is discouraged. Accent lighting to emphasize 
built forms and landscape elements is encouraged. Adequate pedestrian-
scaled lighting to major walkways, steps, ramps, transit stops and other 
features should be provided. Pedestrian-scaled lighting can be located 
within the boulevard or transition zone if they are attached directly to 
building.

Additional ground floor lighting will be provided for mixed-used buildings 
and surface parking lots as recommended through Crime Prevention 
Through Environmental Design (CPTED) principles. 
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Architectural Treatment

Architectural styles and building materials will be determined at a later 
stage. The proposed development envisions cohesive and complementary  
architectural designs. 

Enhanced architecture treatment will be proposed for the building façades 
facing the Watson Parkway North, the proposed Main Street and the 
proposed private road, the proposed Park and the existing adjacent Open 
Spaces. Special attention will also be given to the ground floor treatment 
of mixed-use blocks to ensure they are easy to navigate and accessible. 
Tall buildings will act as landmarks, incorporating a distinctive podium, 
middle and top. Architectural features will aim to create façades that will 
contribute to creating visual interest and a sense of place.

Building shaping is also affected by the results of the Pedestrian Wind 
Assessment study. Steps and setbacks along building facades and at 
building corners are significant for wind reduction. They are expected to 
reduce the winds downwashing off the building height. Some additional 
strategies for wind reduction include considerations for the preferred 
locations of building entrances and outdoor amenity spaces as well as 
architectural treatments such as chamfering of building corners and 
landscaping features such as canopies, screens, trellises, trees and 
planters at key pedestrian areas on and around the development site. They 
also reduce the wind accelerations around building corners and along the 
gaps between buildings. 

Key takeaways for the buildings design are:

• Ensuring building entrances are located at regular intervals; 

• Restricting building length; 

• Ensuring adequate spacing between buildings; 

• Ensuring upper-storey building floorplates are limited; and, 

• Limiting the amount of surface parking. 

The key takeaways are  based on the Wind Study which found the conditions 
within the proposed development are acceptable.

2.2 Integration with the Public Realm

Integration with the Streetscape

The proposed development will demonstrate thoughtful design and 
coordinate the streetscape plans to seamlessly integrate with the proposed 
built form. Generally, the streetscape design along Watson Parkway North 
and the proposed Main Street will be enhanced to create and emphasize 
the complete street character. Streetscape design within and surrounding 
the proposed neighbourhood park will be designed to enhance the 
pedestrian realm while providing defined public and private spaces. 
Streetscaping at the ground-floor of mixed-use apartment blocks will 
also consider enhancing the public realm through landscaping and street 
furniture. For detailed urban design guidelines for Mid-rise and High-rise 
Buildings, please refer to sections 8.8. and 8.9 of the Official Plan (also 
presented in Section 1.2.1 of this Brief).



November 2023

35     Urban Design Brief | 115 Watson Parkway

PART TWO 2.0

Urban Design Guidelines for Townhouses

The proposed development includes approximately 197 townhouse 
units. All townhouses have a front yard driveway with garage access. The 
proposed architectural design envisions recessed garage entrance plane 
comparing to the main entrance elevation, therefore reducing the visual 
impact of the car and the garage by removing them from primary focus 
along streetscapes. A total of 37 conventional townhouses are distributed 
along outer edges of the site towards the proposed park and the existing 
Natural Heritage System, while the proposed back-to-back townhouse 
blocks compose the central segment of the proposed development.

The guidelines applicable to the townhouse units include:

• Architectural detailing and materials of garages shall complement the 
house design;

• Buildings shall be sited to create a consistent street edge and 
pedestrian-friendly scale;

• Units flanking the proposed Main Street and the proposed private 
road should be architecturally enhanced;

• Main entrances shall be emphasized through architectural detailing as 
to create visually interesting streetscapes;

• Varying architectural treatments of townhouse units shall complement 
the overall style of the block, while avoiding a monotonous streetscape;

• Unit entrances shall be paired to enhance their presence within the 
streetscape;

• Buildings on low traffic local roads shall be well-articulated using 
windows, balconies and wall projections, as to animate the local road;

• Townhouse units fronting or backing onto the neighbourhood park 
and Natural Heritage System shall feature enhanced architectural 
treatment of visually exposed elevations;

• Townhouse units fronting the neighbourhood park shall be designed to 
provide a visually interesting built form edge with increased fenestration 
to foster casual surveillance; and

• Where possible, utilities shall be screened from public view.

In addition to the above general design guidelines, the proposed built 
form of the townhouse units will adhere with Built Form Standards for Mid-
Rise Buildings and Townhouses (2018);

Precedents of through lots
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Urban Design Guidelines for Mixed-use Buildings

To create livable, functional and visually attractive mixed-use buildings, the 
following general design guidelines shall be considered:

• Buildings shall address the public realm with active facades, at-grade 
entrances and massing that reinforces the street edge;

• Corner buildings shall address both sides of the streets with active 
ground floor facades;

• Surface parking shall be located at the rear of the property;

• Landscaping shall be provided to enhances walkways, public sidewalks 
and provide buffer towards adjacent open spaces;

• Shared driveways and parking lots shall be considered to reduce 
access points and conflicts with pedestrians;

• At-grade retail uses shall provide entrances from public right-of-ways 
to maintain accessibility and create interest along main streetscapes;

• Underground parking shall be provided in mixed-use buildings with 
residential units. Driveway access is located to reduce pedestrian 
conflict and minimize impact on streetscapes.

Main Street

The proposed east-west private road represents the key vehicular 
connection within the site and aims to implement the Main Street concept, 
as envisioned in the urban design concept plans prepared by the City 
for the Watson/Starwood mixed-use node. Main Streets will provide a 
safe, functional and attractive pedestrian, cycling and transit-oriented 
environment that is balanced with an acceptable level of motor vehicular 
traffic. These streets reflect their planned function as focal points for 
shopping, offices and community interaction and will be develop based 
on the adjacent land use context.

The proposed section of the Main Street envisions a 2.0m sidewalk on both 
sides and a 3.8m setback to mixed-use buildings and a 1.5m sidewalk 
with a 4.5m setback to townhouses allowing for a strong row of street 
trees along both sides of the street to support pedestrian friendly public 
realm. The proposed development layout provides active retail frontages 
along the Main Street and a visual focal point as the proposed Main Street 
terminates at walkway block leading to Natural Heritage System.

Figure 18: The proposed Main Street cross-section
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Figure 18: The proposed Main Street cross-section

Shadow Study

Several key criteria was considered to make sure that shadows cast from 
the proposed buildings allow for the most optimal use of surrounding 
outdoor places throughout the year. It was concluded that the proposed 
development will not produce adverse shadow and will not negatively 
impacts the future or existing neighbourhood. For detailed criteria and 
development response, please review the submitted Shadow Study.

The rest of the proposed vehicular network within the site consist of 8.5m 
right-of-way private roads which support light traffic loads as they provide 
immediate access to residential dwellings.

A 1.5m sidewalk is proposed on one side of all 8.5m private roads. The 
following guidelines apply to private roads:

• Provide a continuous row of canopy street trees on both sides of the 
road;

• Private roads should be scaled for pedestrian comfort and activity; and

• Private roads should be designed to promote traffic calming and 
neighbourhood safety.
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Publicly Accessible Open Space and Features

The proposed development introduces a variety of open spaces and 
outdoor amenity areas including: publicly accessible neighbourhood park, 
several outdoor amenity areas at grade, as well as at the top of the shared 
podium and at the roof levels of the proposed towers, and additional 
pedestrian walkway connections to the existing Natural Heritage System.

The neighbourhood park will feature active and passive recreational areas 
providing opportunities for socializing for all ages. Pedestrian paths are 
envisioned to extend throughout the park and connect to the proposed 
sidewalk network. The proposed development envisions connecting the 
park by way of a pedestrian walkway to the Natural Heritage System to 
the south.

Figure 19: Proposed Park landscape concept design, created by MBTW
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Figure 19: Proposed Park landscape concept design, created by MBTW

2.3 Sustainable Urban Design

General Environmental Sustainability

Although the project is not applying for green building certifications, it 
is designed with sustainability in mind. Sustainability measures for the 
proposed development include:

• A Walkable Complete Community

 ° The proposed development has been planned at higher 
densities with mixed-uses transitioning to low-rise residential 
uses surrounding green parkland. It is envisioned as a walkable 
community with places to live, shop and play.

• Low Impact Development

 ° The recharge and infiltration of the rainwater on the community 
will be infiltrated to meet pre-development levels and create a 
water balance as much as is possible.

• As outlined in the Official Plan (8.1), site design and building 
development should support energy efficiency and water conservation. 
Furthermore, sustainable site design can assist in planning for resilience 
in extreme weather events. All designs must be in accordance with 
the City of Guelph’s sustainability objectives, including those outlined 
in the following documents: Stormwater Management Master Plan 
(2012); and Community Energy Plan (2007).

• Building location and orientation should maximize exposure to natural 
light and consider microclimate effects.

• A focus on consolidated landscaped areas that support a mature tree 
canopy is required.

Further low impact development (LID) measures to be discussed at Site 
Plan stage.
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