
 

   

 

Urban Design 
Brief 

 
75 Farquhar Street /                  
70 Fountain Street 

Mixed-Use Redevelopment 

Skydevco Inc. 

 

City of Guelph 

Official Plan Amendment 

Zoning By-law Amendment 

 

 

December 2019 
  



CONTENTS 
 

 

BACKGROUND 

Purpose 1 

Proposed Development 1 

Proposed Applications 1 

Contents 1

  

 

PART 1 PHYSICAL CONTEXT AND DESIGN DIRECTION 2 

1.1 Physical Context 2 

1.2 Response to Policy and  Guideline Direction 14 

1.3 Urban Design Goals and Objectives 25 

 

 

PART 2 PROPOSED DEVELOPMENT DESIGN 28 

2.1 Development Plan 26 

2.2 Integration with Public Realm 44 

2.3 Sustainable Urban Design 45 

 

 

SUMMARY AND CONCLUSIONS 48 



BACKGROUND 

Urban Design Brief   |   75 Farquhar / 70 Fountain Street   |    Mixed-Use Redevelopment  1 
GSP Group   |   December 2019 

Purpose 

GSP Group was retained by Skydevco Inc. 

(“Skydevco”) as the urban design consultant for 

planning approvals for its site at 75 Farquhar 

Street and 70 Fountain Street in Guelph (the 

“site”). Skydevco is proposing an Official Plan 

Amendment and Zoning By-law Amendment for 

the 0.213-hectare site located on Wyndham 

Street between Farquhar Street and Fountain 

Street. The proposed amendments would allow 

the site’s redevelopment for a 25-storey mixed-

use building with office and retail uses on the 

building’s podium floors and purpose-built rental 

apartment units in the tower above. 

 

Proposed Development 

The proposed redevelopment will intensify the 

subject site with a mixed-use development of 

residential and commercial uses in a form and 

design that fits with the surrounding context and 

displays design excellence. It would see the 

demolition of the existing building on the site while 

sensitively preserving the existing heritage façade 

for its re-use and incorporation into the new 

building design. In its place, a new 25-storey 

mixed-use building containing retail, office, and 

residential spaces would be constructed. The 

redevelopment proposal contains a total of 

approximately 360 square metres (3,900 square 

feet) of retail floor space, approximately 6,200 

square metres (67,000 square feet) of office floor 

space and 180 purpose-built rental apartment 

units. The redevelopment proposal uses a podium 

and tower development form. 

 

Proposed Applications 

The site is currently designated “Institutional or 

Office” Downtown Guelph Secondary Plan as part 

of the City of Guelph Official Plan, which permits 

a range of office, community and institutional uses 

as well as compatible other employment uses 

such as retail uses.  Residential uses are not 

permitted, either as primary or secondary uses. 

Despite this, existing “Central Business District 

(CBD.1-1)” with site-specific provisions on the site 

does permit dwelling units within mixed-use 

buildings containing permitted commercial uses, 

such as office and retail uses, although there is a 

maximum height restriction of 6 storeys.  

  

Thus, both an Official Plan Amendment (OPA) 

and Zoning By-law Amendment (ZBA) are 

required to permit the proposed redevelopment. 

The OPA will change the site’s designation to one 

that permits mixed-use development including 

residential uses, including changes to the 

maximum height permissions. The ZBA will revise 

certain built form regulations on a site-specific 

basis, particularly those concerning building 

height, setbacks and step-backs, and parking. 

 

Contents 

This Urban Design Brief is organized into two 

parts per the City’s terms of reference for Urban 

Design Briefs. Part A outlines the site’s physical 

conditions and context as well as the proposed 

development’s response to the applicable design 

polices and guidelines. Part B outlines the design 

components of the proposed development.



PART 1 Physical Context and Design Direction 
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1.1 Physical Context 

a) Site Description 

The subject site is within Downtown Guelph along 

the north side of Wyndham Street, bounded by 

Fountain Street to the north and Farquhar Street to 

the south (Farquhar Street is considered the west 

side of the site for the purpose of discussion in this 

Brief). The site is a single parcel of land known 

municipally as 75 Farquhar Street and 70 Fountain 

Street. It is rectangular in shape and 0.213 

hectares in size with approximately 33 metres of 

frontage along Wyndham Street, 65 metres of 

flankage along Farquhar Street, and 66 metres of 

flankage along Fountain Street. 

 

  

IMAGE 1:  Site location and context within Downtown Guelph 
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b) Existing On-Site Attributes  

Buildings 

The subject site is an existing developed property. 

There is a 2-storey office building (viewed from 

Farquhar Street) on the subject site containing 

several different commercial and government 

uses. The building was constructed in 1957. The 

property is listed on the City of Guelph’s Municipal 

Register of Cultural Heritage Properties for 

reasons of its representative Federal style, 

including stacked veneer panels and aluminum 

curtain wall with enamelled steel spandrels. There 

is an existing surface parking lot behind the 

building containing approximately 40 parking 

spaces for office tenants.  

 

Access and Circulation 

There is an existing vehicular access to the site 

along Farquhar Street to a rear surface parking 

area. Existing walkways lead from the public 

sidewalks to building entrances at the corners of 

Wyndham Street with Farquhar Street and 

Fountain Street. Additionally, an existing walkway 

from the public sidewalk on Fountain Street along 

the back of the building leads to the parking lot.  

 

 

  

IMAGE 2:  Wyndham Street face of existing building 

IMAGE 3:  Fountain Street side of Site and building IMAGE 4:  Fountain Street side of existing building 
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Topography 

The site’s topography drops generally northwest to 

southeast across the site. The existing building 

appears as 2 storeys along Farquhar Street and 3 

storeys along Fountain Street. The walkway from 

Fountain Street sits approximately 4 metres below 

that of the access on the Farquhar Street side. 

Existing site plantings are generally limited to 

sodded areas as well as low plantings surrounding 

building entrances. There are several trees 

(deciduous and coniferous) within the public rights-

of-way of Farquhar Street and Fountain Street 

abutting the site. 

 

Site Conditions 

The subject site is a brownfield site owing to past 

industrial uses. The Phase I Environmental Site 

Assessment (ESA) identifies existing activities 

included a coal storage yard, a “gasol station” and 

underground storage tanks. The Phase 2 ESA 

identified impacted soils and recommends further 

investigations and identified the need for a Record 

of Site Condition.  

 

Servicing 

The subject site is currently serviced. Farquhar 

Street has an existing sanitary sewer and storm 

sewer in the front of the building and drain towards 

the infrastructure on Wyndham Street, as well as 

an existing watermain on the western side of 

Farquhar Street. Fountain Street has an existing 

watermain and a storm sewer. Wyndham Street 

contains major underground infrastructure 

including a sanitary sewer, storm sewer, and 

watermain, as well as utilities and 

telecommunication infrastructure. 

  

IMAGE 5:  Falling site grades along Wyndham Street frontage 
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c) Site’s Surrounding Context 

Downtown Guelph 

The prevailing land use pattern within Downtown is 

mixed. Predominately it contains commercial, 

community and institutional uses but there are 

pockets of low-rise residential and tall residential 

buildings throughout. The Goderich-Exeter 

Railway line generally bisects Downtown, which 

brings a general distinction in the nature of the 

Downtown’s use and built form patterns to the 

north and south of the rail line.  

 

North of the railway includes Downtown’s historic 

“core” extending generally from the intersection of 

Wyndham Street and Macdonnell Street. This area 

contains the bulk of Downtown’s prominent cultural 

and community uses as well as shops, restaurants 

and several taller residential buildings. This area 

features a characteristically more traditional “main 

street” form with street-oriented buildings. 

  

South of the railway has a more mixed character in 

terms of land use and built form patterns. It has a 

mix of commercial and community uses as the 

predominant pattern although there is a pocket of 

low-rise residential north of Wyndham Street, 

which includes numerous conversions of detached 

dwellings to commercial uses. There are several 

high-rise residential developments on both sides of 

the Speed River, including the Metalworks, River 

Mill and River House developments. Large 

portions of this area have a more transitional built 

form pattern with a characteristic auto-oriented 

commercial form with front yard surface parking 

and buildings behind.  

 

Downtown is well-served by numerous community 

facilities and infrastructure. Downtown has a 

concentration of institutional uses throughout its 

boundaries, including several elementary schools 

and churches, government offices include Guelph 

City Hall and the Wellington County administration 

office, and several community offices and 

programs. The Basilica of Our Lady Immaculate 

sits prominently as the western terminus of 

Macdonnell Street. There are many smaller park 

spaces and plazas throughout the Downtown 

fabric as well as several larger parks linked along 

the Speed River and Eramosa River connected by 

a multi-purpose trail system. There are several 

municipal parking facilities dispersed throughout 

Downtown, including the Fountain Lot facing the 

corner of the subject site and the Market Parkade 

(formerly the Wilson Street lot) beside City Hall.  

IMAGE 6:  Differentiation of built form pattern north and south of the railway. 
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IMAGE 7:  Prominent land uses and patterns in Downtown Guelph 
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IMAGE 8:  Existing community facilities and parks in Downtown Guelph 
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IMAGE 9:  Existing transportation network and connections in Downtown Guelph 
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Character Areas 

There are two “character areas” that comprise the 

area between the railway and Speed River per the 

City’s Downtown Built Form Standards. The first is 

identified as the “Renewal Area” in the as “swaths 

of land” surrounding the historic core “where a 

high-degree of change is anticipated”. These areas 

are characterized as “a combination of low-rise 

commercial and residential development, with a 

planned contemporary mixed use mid- to high-rise 

character”. 

 

The second area is identified as a “Historic House-

Based Character Area” in the Downtown Built 

Form Standards”, coinciding with the residential 

cluster to the north of the site. This area is 

characterized by “a mix of residential and 

commercial uses and is characterized by buildings 

that were originally constructed as single-detached 

residential dwellings” and that “will maintain the 

character of historic single-family residential 

dwellings while incorporating a mix of uses as 

these areas transition”. 

 

The architectural character of the area south of the 

railway includes the following elements:  

 The Guelph Police headquarters building 

facing the site is currently undergoing a 

contemporary-styled deep renovation and 

retrofit, which includes exterior work including 

metal siding and brickwork. 

 The Armoury diagonally across from the site is 

an architectural landmark in Downtown and 

has a unique form, materiality and architectural 

composition. 

 The Drill Hall facing the west side of the site is 

a designated heritage resource, owning to its 

functional traditional style with low-pitch gable 

roofs and fenestration. 

 The abutting residential property is a 

designated heritage resource owing to its Neo-

Classic Vernacular and architectural features, 

although it has alterations of vinyl siding and 

contemporary stone work. 

 The Granary Building at the end of Farquhar 

on the subject block is a red-brick, early 

twentieth century industrial vernacular. 

 The residential area to the north includes a mix 

of earlier twentieth century residential stock, 

bungalow and two-storey forms, with a mix of 

brick/stone and contemporary claddings.  

 The courthouse building facing the site’s east 

side is later twentieth century architecture. 

 To the south emanating from the Wyndham 

and Wellington, the area is a later twentieth 

century strip commercial corridor with 

associated architecture and materiality. 

 

  

IMAGE 10:  Character areas from Downtown Built 

Form Standards 
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North of Site 

The remainder of the subject site’s block is 

comprised of residential and commercial uses. 

Three 2-storey detached dwellings sit to the north 

of the subject site as through-lots that extend 

between Farquhar Street and Fountain Street. A 3-

storey residential building abuts the north side of 

the last of these detached dwellings and has 

surface parking on each of the Farquhar Street and 

Fountain Street sides. Beyond this building, a 3-

storey commercial building sits at the ends of 

Farquhar Street and Neeve Street, containing the 

Chamber of Commerce and other offices, with 

surface parking on the building’s west, north and 

east sides. 

 

  IMAGE 11:  Detached dwelling (81 Farquhar) abutting Site 

IMAGE 13:  The Granary Building to north on Farquhar 

IMAGE 12:  Fountain Street rear yards looking to site 
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West of Site 

The former Drill Hall (72 Farquhar Street) faces the 

subject site from the northeast corner of Wyndham 

Street and Farquhar Street. This 2-storey building 

was originally built for the militia and as a 

community hall, and later was used for commercial 

and industrial uses. Currently the building is 

vacant. The property is designated under Part IV 

of the Ontario Heritage Act and cited on Guelph’s 

Municipal Register of Cultural Heritage Properties 

for reasons of its architectural elements and 

character. 

 

The Guelph Central Station is to the west of the 

Drill Hall across the rail line. This integrated transit 

hub for Guelph provides facilities for GO trains and 

buses, VIA Rail trains, and Guelph Transit. The 

Station’s building is situated at the corner of 

Wyndham Street and Carden Street with the transit 

facilities extending behind along the rail line. The 

kiss-and-ride and commuter parking lot sits to the 

east of the rail line along Farquhar Street facing the 

subject site’s west side, which includes an 

underpass of the rail line connecting to the Station. 

 

IMAGE 14:  Vacant Drill Hall (72 Farquhar) facing Site’s 

west side 

IMAGE 15:  GO parking on west side of Farquhar IMAGE 16:  Railway and Central Transit Station 



   

 
Urban Design Brief   |   75 Farquhar Street / 70 Fountain Street   |    Mixed-Use Redevelopment  12 
GSP Group   |   December 2019  

South of Site 

The Armoury sits at the southwest corner of 

Wyndham Street and Farquhar. This 2- and 3-

storey, “T”-shaped “fortress” facing Farquhar 

Street is a Recognized Federal Heritage Building, 

owing principally to its military historical 

association and quality architecture. A surface 

parking area sits to the building’s west and south 

sides. 

 

The Guelph Police Services headquarters faces 

the subject site from across Wyndham Street 

between Fountain Street and Farquhar Street. The 

building is currently undergoing a deep renovation 

and expansion, the latter including the construction 

of a new 4-storey parking garage to the rear facing 

Freshfield Street. The headquarters occupies the 

entirety of this block.  

IMAGE 17:  Armoury across Farquhar 

IMAGE 18:  Guelph Police Headquarters across Farquhar 
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East of Site 

The block facing the subject site’s east side, south 

of Grant Street, contains a 2-storey office building 

that houses administration offices of the Ontario 

Court of Justice. The building sits mid-point on the 

block with surface parking areas between the 

building and both of Fountain Street and Surrey 

Street.   

 

The Fountain Street Lot, a municipal parking lot 

with 202 parking spaces, sits across from this 

building at the southeast corner of Wyndham 

Street and Fountain Street. Vehicular access to the 

parking lot is from Fountain Street. North of Grant 

Street, the block principally contains 2-storey 

detached dwellings although two have been 

converted to restaurant uses. 

  

IMAGE 20:  Fountain Street Lot across Farquhar  

IMAGE 19:  Provincial Courthouse facing Site’s east side 
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1.2 Response to Policy and Guideline 
Direction 

a) Guelph Official Plan 

Downtown Secondary Plan – General Design  

11.1.7.2.1  

The site sits at a strategic location, facing the 

Central Transit Station in terms of support for a 

sustainable transportation system and part of the 

Wyndham Street corridor. The pedestrian wind 

impact study, sun and shadow study and cultural 

heritage impact study demonstrate that the new 

building can be accommodated without significant 

impacts on the surrounding context and heritage 

fabric. From a visual impact perspective, the Site 

is not within a protected view corridor of the 

Basilica of Our Lady Immaculate. Although taller 

than the maximum height conceived in the 

Secondary Plan, the new building does not 

“overcrowd” the skyline and the prominence of the 

Basilica, given the slender tower form and the 

distance to the Basilica. This is outlined in Section 

2.1c) of this Brief below concerning public views. 

 

11.1.7.2.2  

The Site is not within a protected view corridor of 

the Basilica of Our Lady Immaculate.   

 

11.1.7.2.3  

a)  The retail entrances face Wyndham and the 

shared office/residential entrance faces 

Farquhar.  

b)  The podium’s longer sides are greater than 40 

metres while all sides of the tower are less than 

40 metres. The podium’s exterior along 

Farquhar is broken by alternating patterns of 

solid base and transparent glass, projections 

and canopies. The side along Fountain uses a 

similar composition but with metal accent mesh 

in the openings to the exposed portion of the 

parking garage.  

c)  The new building’s mechanical penthouse and 

elevator core is integrated within an enclosed 

portion of the rooftop.  

d)  The new building’s tower is designed with a 

combination of recessed and hanging 

balconies, which vary in location and 

configuration as the tower rises. Glass balcony 

guards will finish the balcony exterior. 

e)  Residential pick-up and drop-off areas are not 

proposed. 

f)  Ground floor residential units are not proposed.  

g)  The podium’s exterior will be clad with dark 

stone cladding and clear glass curtain walls 

with dark spandrel accents as the base 

materials. This will be the backdrop to the 

reused lighter limestone cladding and window 

wall of the existing building. The tower’s exterior 

uses lighter cement-based cladding and lighter 

and darker metal composite panels for accent, 

together with transparent windows and balcony 

guards. 

h)  The new building’s tower above the 4th storey is 

set back substantially from Wyndham Street 

and the rear property line (17 to 18 metres) to 

provide transition to the streetscape and 

abutting detached dwelling, respectively. The 

tower floor plate (660 square metres) is 

between 35% and 55% smaller than the 

maximums in the policy. The length-to-width 

ratio of the tower is 1.15 to 1, also in keeping 

with the 1.5 to 1 maximum in the policy. 

 

11.1.7.2.4  

a) The parking garage entrance is accessed from 

Fountain Street (a Secondary Street) and the 

service entrance is accessed from Farquhar 

Street (a Local Street). Both are single curb 

cuts and situated to maximize distance to the 

Wyndham frontage.  

b)  The loading and service area is enclosed within 

the building’s northwest portion, away from the 

principal street of Wyndham Street. 

c) All parking, including apartment resident and 

visitor spaces, is in a parking garage.  
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d) The office component is seeking a reduction of 

parking requirements. All parking, including 

office and retail spaces, is in a parking garage.  

e)  Front yard parking is not proposed. 

 

11.1.7.2.5  

a)  The parking garage entrance is accessed from 

Fountain Street (a Secondary Street). 

b)  Only a portion of the P1 Parking Level rises out 

of the ground along Fountain Street. The front 

retail building portion as it flanks Fountain 

carries the use and fenestration around the 

corner. The remainder along Fountain contains 

a pattern of openings to the parking garage with 

metal mesh accents. 

c)  The underground parking garage’s entrance is 

integrated within the northeast corner of the 

building along Fountain Street.  

d)  Pedestrian access to the parking garage will be 

accessed from the main entrance on Farquhar 

Street, which will be well-signed and suitably lit.  

 

11.1.7.2.6  

The proposed increased heights are not relying on 

the maximum Floor Space Index for justification or 

to deviate from other built form policies. 

Secondary Plan – Mixed Use 1 Designation 

11.1.7.3.4  

a) The new building has a double-height retail 

ground floor along the Wyndham frontage. 

This space flanks Fountain and Farquhar, but 

the latter is raised given the grade changes 

and the double-storey height. The remainder 

of the Farquhar frontage is occupied by office 

space and the office/resident entrance lobby. 

b) A small portion of the Farquhar frontage is 

occupied by office space, given the lower 

finished grades along Wyndham. 

c) The new building’s podium meets the 

minimum street wall height of 3 storeys, 

appearing as 4 storeys along Farquhar and 5 

storeys along Fountain. The building is 

continuous along all three street frontages. 

d) The new building contains two retail units for 

the Wyndham frontage. The frequency of 

entrances is regulated by the proposed D.1 

Zone (two entrances required). 

e) The building’s ground floor-to-floor height is 5 

metres along Farquhar Street and Fountain 

Street and 8.2 metres along Wyndham. The 

Wyndham ground floor elevation is 

approximately 80% glazed surfaces and the 

Farquhar Street elevation is 60%. 

11.1.7.3.5  

The new building is positioned at the front property 

line to edge the street and allow ground floor retail 

space to animate the street. The proposed D.1 

Zone for the site has maximum yard setbacks 

along both Wyndham Street and Farquhar Street, 

which are both active frontages, and minimum and 

maximum yard setbacks for Fountain Street. 

 

11.1.7.3.6 

The tower above the 4th storey along Wyndham is 

set back approximately 17.5 metres from the street 

edge to provide the desired public realm and 

satisfies the minimum of 3 to 6 metre setback.  

 

11.1.7.3.7  

The new building’s architecture is articulated on all 

sides of the building facing public streets, including 

both the podium and the tower. Transparent 

windows and doors make up the majority of 

Wyndham Street and Farquhar Street, while 

Fountain Street has and articulated to the extent 

possible to integrate the exposed parking garage 

in this location. 

 

11.1.7.3.8  

Entrances to the retail units from Wyndham and 

office space from Farquhar will be flush with 

finished grades. 
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Official Plan – General Urban Design Policies 

8.1.1 

The new building incorporates several 

sustainability measures as part of its design. This 

includes sustainable transportation, energy 

conservation and efficiency, energy generation, 

water conservation and exterior design. 

 

8.1.2 

The new building integrates the existing grades 

into the building design using differing ground floor 

heights, while still providing an attractive edge to 

all street sides. 

 

8.1.11 

i)  The new building is positioned set at the front 

property line to edge the street and allow 

ground floor retail space to animate the street.  

ii)  Entrances to the retail units are from Wyndham 

and the entrance to the office space and 

residential units is from Farquhar. 

iii)  The new building along Wyndham, Fountain 

and Farquhar provides a continuous streetwall 

at the property lines. 

iv)  The new building has retail frontage along the 

entirety of Wyndham and the public sidewalk. 

v) The new building has canopies overtop the 

retail entrance on Wyndham and the main 

office/residential entrance on Farquhar.  

vi) The new building’s placement and active 

frontages are meant to support streetscape 

elements and landscape design, which will be 

explored through detail design. 

 

8.3.2 

The Site is not within a protected view corridor of 

the Basilica of Our Lady Immaculate. Although 

taller than the maximum building height of the 

Secondary Plan, the new building does not 

“overcrowd” the skyline and the prominence of the 

Basilica, given the slender tower form and the 

distance to the Basilica. 

 

8.6.1  

The building is positioned close to all three street 

edges. The new building has a double-height retail 

ground floor along the Wyndham frontage. This 

space flanks Fountain and Farquhar, but the latter 

is raised given the grade changes and the double-

storey height. The remainder of the Farquhar is 

occupied by office space and the office/resident 

entrance lobby. The Wyndham ground floor 

elevation is approximately 80% glazed surfaces 

and the Farquhar elevation is 60%. 

 

8.6.2 

The retail entrances are oriented to and accessed 

from the Wyndham sidewalk. The main office/ 

residential entrance and lobby is oriented to and 

accessed from the Farquhar sidewalk. Both 

facades are articulated and transparent in details. 

 

8.6.3 

The building is situated with a zero setback to each 

of the Wyndham, Farquhar and Fountain property 

lines. 

 

8.6.4 

The building’s podium architecture and treatment 

extends consistently from Wyndham around the 

Farquhar and Fountain sides. 

 

8.6.7 

The building’s rooftop is designed with an enclosed 

penthouse to house mechanical equipment. 

 

8.6.8 

The longer building sides along Farquhar and 

Fountain are treated in a similar fashion to the 

narrow face along Wyndham. The creation of 

depth is achieved with slight projections between 

materials. Divisions are established to break up the 

length with stone cladding between stretches of 

transparent windows. The existing heritage 
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façades along Wyndham, Farquhar and Fountain 

sit forward of the new façades with these lighter 

coloured existing materials contrasted by the new 

darker materials. The canopied main entrance 

provides further articulation along Farquhar. 

Plantings within the wide boulevards abutting the 

building will contribute to an attractive street edge. 

 

8.6.10 

The first storey along Wyndham is 8.2 metres floor-

to-floor for the building’s retail frontage; the first 

storeys along Fountain and Farquhar are 5 metres. 

 

8.6.13 

The building height is four storeys along Farquhar 

Street and Wyndham (double-storey retail units) 

and five storeys along Fountain.   

 

8.7.1 

i) The podium is two storeys set back 0.5 metres 

from the northern property line and the third and 

fourth storeys are stepped back 4.5 metres to 

provide transition to the abutting residential 

property. The new building’s tower is set back 

17.5 metres from the building podium along 

Wyndham to institutional uses on the other side 

of the street. The floor plate of 660 square 

metres minimizes the visual height of the tower. 

ii)  Garbage and service functions are internalized 

within the building.  

iii)  The new building encloses rooftop equipment 

within a mechanical penthouse. 

 iv)  The D Zones do not require buffer strips to 

other properties in the D Zone. The setback to 

the abutting residential property provides space 

for fencing.   

v) Building and site lighting design will prevent 

lighting spillover. 

 

8.9.1 

i)  The new building’s distinctive podium creatively 

superimposes the existing heritage facades 

within a backdrop of contemporary materials. 

The building tower provide a slender tower 

floorplate with cladding and architectural details 

that vary in configuration as the building rises. 

The tower rooftop is finished with a simple, 

contemporary cornice. The building’s footprint 

and architectural style will provide an attractive 

addition to the Guelph skyline. 

ii)  Parking is entirely provided in an underground 

parking structure, with only a small portion 

exposed on Fountain Street, away from 

Wyndham Street frontage, given the Site’s 

topography. 

iii)  A sun-shadow study, wind study and 

massing/view assessment were completed and 

are outlined in Part 2 of this Urban Design Brief.  

iv)  The tower floorplate above the 4th storey is 660 

square metres, substantially lower than the 

maximums identified in the design standards 

and D.1 Zone. 

v)  Significant tower setbacks to Wyndham and the 

rear property line (17 to 18 metres) plus tower 

setbacks from Fountain and Farquhar (3 to 5 

metre) combined with the intervening road 

widths provide adequate spacing to potential 

future towers on surrounding properties. 

 

8.1.11 

The retail, office and residential land uses are 

compatible with the surrounding context, including 

the abutting residential property. To the northern 

property line, the proposed building provides a 

transition form by stepping the podium from two to 

four storeys as well as stepping back the tower (12 

metres) from the podium base. 

 

8.11.2 

Mitigation measures are outlined in Section 8.9.1. 

 

8.12.2 

Parking is entirely provided by the new building’s 

integrated parking garage. 
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8.12.6 

Short-term bicycle parking is provided on the 

building’s eastern side along Fountain for visitors. 

Long-term parking is provided on the ground floor 

and within the parking garage for residents and 

commercial tenants. 

 

8.12.7 

A small portion of the parking garage along the 

building’s ground floor facing Fountain is exposed, 

reflecting the building’s integration into the existing 

topography. The first third of the ground floor 

façade from Wyndham continues the retail 

transparency from the building front, while the 

remainder uses solid base materials and metal 

accent mesh in the garage openings. Denser 

plantings along the wide boulevard on Fountain 

can appropriately edge the building side.  

 

8.12.10 

Access to the building’s parking garage is solely 

from a single access on Fountain at the building’s 

northeast corner. There is not a public sidewalk in 

this location. 

 

8.13.4 

Direct walkways connect the retail entrances along 

Wyndham and the office/residential entrance along 

Farquhar to existing public sidewalks.  

8.13.6 

Loading, service and garbage collection area is 

internalized within the building’s northwest corner, 

accessed from Farquhar. 

 

8.14.4 

Retail signage along Wyndham is aligned with a 

first storey equivalent height. Commercial signage 

for the office space is shown at the corner of 

Wyndham and Fountain, higher in the building 

podium as a signature touch and replacing the 

signage of the original Federal building. 

 

8.16.1 

Detailed lighting design will provide sufficient 

lighting on the building to provide safe circulation 

and highlight building architecture while avoiding 

light overflow on surrounding properties. 

 

8.17.1  

Detailed landscape design will address boulevard 

design to edge the building and contribute the 

sidewalk edge, provide canopy trees along the 

public streetscape and use plantings and features 

to pick up changing grades through the site.  

 

8.18.2  

i)  The new building’s site coverage, significant 

glazing on the ground floors and upper podium 

storeys, and active areas on the ground floors 

contribute to informal surveillance of the 

abutting streetscapes.  

ii) The new building sits at the property lines along 

the public streets. Detailed landscape design 

can address the transition between private and 

public space in the abutting boulevards. 

iii)  The new building’s materials are durable and 

easily maintained, including stone, glass and 

metal cladding. 

iv) Detailed lighting design will provide appropriate 

building lighting to illuminate walkways, 

sidewalks and planted boulevards. 

v) Walkways from the retail and office/residential 

entrances are direct to abutting sidewalks. 

 

8.19.2 

Accessibility standards will be addressed and 

adhered through detail site and building design. 

 

8.21.1 

CHC Limited’s heritage impact study recommends 

commemoration features within publicly visible 

spaces of the building reflecting the building’s 

history and linkage.  The wide boulevard space 

between the property and the Fountain sidewalk 

provides opportunities for an outdoor public art 

installation. 
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b) Downtown Built Form Standards 

Performance Standard #1  

Height and Massing 

Performance Standard #2  

Setbacks and Stepbacks 

Performance Standard #3  

Ground Floor Condition 

In respect to Performance Standards #1 through 

#3, the proposed changes to the existing heritage 

resource on the site are not “alterations” in the 

sense that the existing facades are being retained 

but not the building form. So, these performance 

standards are not directly relevant. The retained 

facades are raised in the building façade along 

Wyndham, Farquhar and Fountain to allow for a 

transparent, activated retail ground floor. The 

CHRIA for the applications supports this approach, 

particularly noting the limitations for ground level 

retail and energy efficiency and conservation 

associated with the existing building form.   

 

Performance Standard #4  

Materials 

Although not an “alteration”, the retained facades 

are re-incorporated in the new building featuring a 

darker coloured stone base and glazed windows to 

contrast and reinforce the prominence of the 

lighter-coloured limestone and curtain wall of the 

heritage façades. 

Performance Standard #5  

Roofs, Cornices and Parapets 

The retained heritage facades sit forward on the 

new building elevations and are finished with a 

simple metal cornice line to distinguish the feature. 

 

Performance Standard #6  

Setbacks 

The building is at the front property line (zero 

setback) along Wyndham Street for the entirety of 

this active frontage. Likewise, the building is at the 

side lot line along Farquhar Street for that active 

frontage. Along Fountain Street, which is not an 

active frontage, the building also sits at the side lot 

line in the same fashion as the existing building 

footprint. The abutting cluster of three detached 

properties to north are through-lots with their rear 

yards facing Fountain Street, so this is not a 

prevailing pattern that warrants following.  

 

Performance Standard #7  

Open Space 

The new building has full site coverage, so there 

are no at-grade open spaces within the property’s 

boundaries. The intended landscape design within 

the abutting public rights-of-way provide 

opportunities for seating and tree plantings as part 

of the streetscape design. 

   

Performance Standard #8  

Private Amenity Space 

The building has a communal rooftop terrace on 

the podium rooftop, wrapping the tower base on all 

sides. In total, the space is approximately 1,170 

square metres (12,600 square feet) in area. It will 

provide a range of recreation, activity and 

relaxation opportunities for residents.   

 

The terrace’s larger front part facing Wyndham has 

full sun in all seasons. Its smaller portion facing the 

rear property line receives sun in the earliest and 

latest hours of Spring/Fall/Winter new building’s 

tower; in the summer, the same pattern continues 

but for longer periods. 

 

Although preliminary designs have not been 

completed yet for this outdoor terrace, it is 

expected the design intent is principally a hard 

surface treatment for durability and ease of 

maintenance. Soft landscape treatments will be 

added through raised massed planted beds, 

including deciduous canopy trees within the beds 

and standalone, together with movable planters 

throughout the terrace. Formal and informal sitting 

and dining areas can be provided, including 

cooking and warming facilities. Privacy screens 

can provide a boundary between the communal 

terrace areas. Active programming for recreational 
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purposes will be explored as well. Sustainable 

approaches as part of this space include a cool 

roof, durable planting programs and opportunities 

for rainwater irrigation. 

 

The tower’s entire 5th floor contains an indoor 

amenity area. This 500 square metre (5,400 

square foot) space leads directly to the outdoor 

terrace and is meant to complement and round out 

the recreation opportunities. The exterior of the 5th 

floor is fully glazed for visibility to and from the 

amenity spaces. 

 

Private individual balconies complement the 

terraces for outdoor access. Preliminary floor plans 

show individual unit balconies with at least 1.5 

metres of depth. The configuration and size of 

these balconies vary as the tower rises. 

 

Performance Standard #9  

Public Art 

CHC Limited’s heritage impact study recommends 

commemoration features within publicly visible 

spaces of the building reflecting the building’s 

history and linkage. This can be accommodated 

along the Wyndham Street frontage. Coupled with 

this, the wide boulevard space between the 

property and the Fountain Street sidewalk provides 

opportunities for an outdoor public art installation, 

supported by appropriate lighting and landscape 

treatments. Detailed designs or concepts for this 

space will be addressed through Site Plan 

Approval. 

 

Performance Standard #10  

Parking, Access, Loading and Servicing 

All parking is provided in an integrated parking 

garage, including spaces for office tenants, retail 

shoppers, residents and their visitors. Parking 

reductions are proposed for the office and 

residential components of the development to 

support alternative travel modes to driving. 

 

The garage is entirely below grade at Farquhar 

Street and is lined with retail space along all the 

building’s Wyndham frontage. A small portion of 

the parking garage along the building’s Fountain 

Street ground floor is exposed, reflecting the 

building’s integration into the existing topography. 

On this elevation, the first third of the ground floor 

façade from Wyndham Street continues the retail 

transparency from the building face. The 

remainder uses solid base materials and metal 

accent mesh in the garage openings. 

 

The parking garage entrance is accessed from 

Fountain Street (Secondary Street) and the service 

entrance to the internalized loading and garbage 

rooms is accessed from Farquhar Street (Local 

Street), aligned with the existing surface parking 

access on the site. Both are single curb cuts and 

situated to maximize distance to the Wyndham 

frontage.  

 

Pedestrian access to the parking garage is 

internally through the building from the Farquhar 

Street main entrance. Architecturally this entrance 

will be prominent and well-lit as a focal point. 

 

Performance Standard #11  

Sustainable Site Design 

The full site coverage of the new building prevents 

any on-site, at-grade planting within the property 

boundaries. The public right-of-way space 

between the property line and edges of existing 

sidewalks do provide opportunities for contributing 

to a landscaped streetscape. These spaces are 

generally 4 to 4.5 metres on Farquhar Street and 

Wyndham Street and larger at approximately 9.5 

metres along Fountain Street.  

 

Detailed landscape design for these spaces, in 

discussions with the City, will consider balanced 

proportions of hard and soft, permeable surfaces; 

local, non-invasive, hardy species of plantings that 

are tolerant of urban conditions; lower irrigation 

species of plantings and/or rainwater harvesting 
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for irrigation; and contributions to urban tree 

canopy. 

 

Performance Standard #12  

Height 

The proposed design responds to the “low to mid-

rise character” of Downtown Guelph with an 

appropriately scaled and defined podium. The 

point tower form atop the podium diverges from the 

existing policy direction in the Secondary Plan. The 

proposed Official Plan Amendment would change 

Schedule C and D concerning the designation and 

maximum building height for the site. Impacts 

concerning a tall building form are explored in Part 

2 of this Urban Design Brief and are justified in the 

Planning Justification Report. 

 

The proposed design provides the desired 4-storey 

street wall with the suggest minimum step-backs 

above the 4th storey per Section 11.1.7.3.6 of the 

Secondary Plan, which includes stepbacks from all 

three public street-facing podium walls.   The “Tall 

Building” form on the site achieves the policies 

concerning maximum floor plate and minimum 

ground floor building heights, per the diagram on 

Page 47 of the standards. 

 

Performance Standard #13  

Massing and Floor Plates 

The new building’s podium provides a continuous 

street wall height along all three public street 

frontages. The podium is 4 storeys in height along 

Farquhar Street and Wyndham Street, or 5 storeys 

as perceived from Fountain Street. The northern 

side of the building steps up from 2 storeys nearest 

the property line (0.5 metre setback) up to 4 

storeys (at 4.5 metres setback) to provide 

transition to the abutting 2-storey detached 

dwelling. This podium height and the architectural 

finishes provides a pedestrian-oriented scale along 

the adjacent streets and sidewalks.  

 

The new building’s tower rises consistently in a 

slender fashion from a central position atop the 

building podium. The tower floor plate (660 square 

metres) is between 35% and 55% smaller than the 

maximums in the standards and its length-to-width 

ratio is 1.15 to 1 in keeping with the desire for 

“points” rather than “slabs”. This slender form 

coupled with tower setbacks minimizes shadow 

and wind impacts per the supporting assessments. 

The tower does not encroach into a protected 

public view corridor as identified by Schedule D. 

 

Performance Standard #14  

Stepbacks 

The tower is positioned atop the podium in a 

balanced manner. The tower above the 4th storey 

is set back substantially from Wyndham Street and 

the rear property line (17 to 18 metres) to provide 

transition to the streetscape and abutting detached 

dwelling, respectively. The tower is more modestly 

set back from the Farquhar Street and Fountain 

Street, at 3 metres and 4.5 metres respectively, to 

provide relief from the pedestrian level and 

reinforce the podium scale. The northern side of 

the podium is stepped 4.5 metres above the 

second storeys as a transition to the abutting 

residential property. These step-backs all satisfy 

the relevant standards. 

 

The proposed building does not have an additional 

step-back above the 6th storey as generally 

suggested by the standards. Such an additional 

step-back is not necessary given the proposed 

slender tower footprint (two-thirds to a half the size 

of permitted floorplates) and recognizing the lesser 

bulk of this footprint as compared to the floorplate 

maximum standards. 
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Performance Standard #15  

Angular Planes 

Angular plane requirements to public streets are 

not required in any of the Downtown Zones (D.1, 

D.2 and D.3). The Downtown Zones require 

consideration of angular planes to property lines 

shared with R1, R2 or R3 Zone for determining 

maximum building heights, but this does not apply 

to the site as the abutting property is zoned D.3-3. 

 

Applying the built form standards anyways (see 

Image 31), the new building’s mass at 10 storeys 

and below is contained by the front yard 45 degree 

angular plane at a height of 24 metres from 

Wyndham Street per the standards. In respect to 

the northern property line, the building mass does 

encroach into the 45 degree angular plane 

measured from a height of 10.5 metres above 7.5 

metre setback from property line. A small portion 

of the podium’s 4th storey encroaches while the 

tower encroaches beginning on very small portions 

of the 6th and 7th storeys. These encroachments 

are mitigated by the fact the northern property line 

is functionally a side lot line and that the abutting 

property has a significant canopy of deciduous 

trees in its rear yard. This type of discretion in 

application of the standards is specifically 

contemplated by the Performance Standard #15.   

 

Performance Standard #16  

Articulation and Detailing 

The new building is 63 metres long, which is in 

keeping with the general intent of the standard. 

The building is designed with a continuous, unified 

façade and treatment of articulation that wraps the 

entire building. The longer building sides along 

Farquhar Street and Fountain Street are treated in 

a similar fashion to the narrow face along 

Wyndham Street.  

 

All three street-facing walls are articulated. The 

creation of depth is achieved with slight projections 

between materials. Divisions are established to 

break up the length by stone cladding between 

stretches of transparent windows. The existing 

heritage façades along Wyndham, Farquhar and 

Fountain that sits forward of the new façades, with 

the lighter coloured existing materials contrasting 

the new darker materials. The canopied main 

entrance provides further articulation along 

Farquhar. Openings to the exposed portion of the 

parking garage on the ground floor facing Fountain 

Street are finished with mesh panels to provide 

articulation along these walls.  

 

The podium top is finished with a simple darker 

overhanging cornice, angled in certain locations for 

a varied reveal. This feature sets the transition 

between the building’s podium and tower, which is 

reinforced with significant tower setbacks. The new 

building’s mechanical penthouse and elevator core 

is integrated within an enclosed portion of the 

rooftop and the tower rooftop is finished with a 

simple, contemporary cornice. 

 

The tower’s balcony arrangement and 

configuration rising through the building varies to 

provide interest and different perspectives. 

Variation is achieved with patterns of longer and 

shorter balconies, recessed and hanging 

balconies, and balcony guard details.  

 

The longer elevations along Fountain Street and 

Farquhar Street use a regular rhythm of stone 

cladding to vertically divide the ground floor, and 

extending to the podium upper storeys, to break up 

lengths of glazed windows. The retail ground floor 

elevation facing Wyndham Street includes more 

continuous stretches of transparent glazing to 

differentiate from the intended prominence of the 

upper storey limestone cladding of the heritage 

façades. 
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Performance Standard #17  

Ground Floor and Building Entrances 

The new building has a double-height retail ground 

floor along Wyndham Street measuring 8.2 metres 

floor-to-floor height. Along Farquhar Street and 

Fountain Street the ground floor-to-floor height is 5 

metres. Both active frontages are highly 

transparent, with the Wyndham Street ground floor 

elevation with approximately 80% of the ground 

floor elevation as windows and doors and the 

Farquhar Street elevation at approximately 60%. 

 

The entirety of the Wyndham Street ground floor 

contains retail space facing the street edge. This 

retail space wraps the corner and flanks Fountain 

Street and Farquhar Street, with a depth of 

approximately 11 metres in keeping with the 

standard’s desired minimum, recognizing the latter 

is raised given the grade changes and the double-

storey height. The remainder of the Farquhar 

Street is occupied by office space and the 

office/resident entrance lobby.  

 

The podium’s upper storeys are animated as well.  

The second through fourth storeys are exclusively 

office spaces. The exterior of these storeys is 

principally clad with transparent glass windows 

that maximize overlook of all three public streets.  

 

Direct walkways lead from the retail entrances 

along Wyndham Street and the office/residential 

entrance and lobby along Farquhar Street to 

existing public sidewalks on those frontages. 

 

The retail entrances are emphasized with a simple 

overhanging canopy and ground-level retail 

signage over entrances. The office/residential 

entrance is emphasized with entrance / municipal 

address signage, an angled overhanging canopy 

for prominence and accent, and significant 

proportion of transparent windows providing 

visibility to the office/residential lobby. Both 

entrances will be supported by landscape 

elements within the surrounding outdoor space, 

such as planters. 

 

Performance Standard #18  

Materials 

The pattern and use of primary and accent façade 

materials have been selected considering their 

durability, energy efficiency and contextual 

appropriateness. The podium’s exterior will be clad 

with dark stone cladding and clear glass curtain 

walls with dark spandrel accents as the base 

materials. This will be the backdrop to the lighter 

limestone cladding and window walls of the 

incorporated existing building facades. The tower’s 

exterior uses higher insulation masonry-based 

cladding and lighter and darker metal composite 

panels for accent, together with transparent 

windows and balcony guards. 

 

Performance Standard #19  

Roofs, Cornices and Parapets 

The podium top is finished with a simple darker 

overhanging cornice, angled in certain locations for 

a varied reveal. This feature sets the transition 

between the building’s podium and tower, which is 

reinforced with significant tower setbacks. The new 

building’s mechanical penthouse and elevator core 

is integrated within an enclosed portion of the 

rooftop and the tower rooftop is finished with a 

simple, contemporary cornice. 

 

Performance Standard #20  

Lighting, Awnings, Canopies and Signage 

Lighting has not been designed at this time. It is 

expected to be a complementary, contemporary 

style that meshes with the proposed architectural 

aesthetic. Appropriate lighting levels for safety, full 

cut-off fixtures and energy efficient fixtures and 

bulbs will all be considered at the time of detailed 

design. Large proportions of transparent windows 

on the building’s ground floor elevations allow for 

night-time illumination. 
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Simple overhanging canopies as an extension of 

the building’s architecture are located above the 

retail and office/residential entrances. 

 

Signage has not been designed at this time. It is 

expected to be simple and minimalist to not 

overshadow the transparency and articulation of 

the ground floor elevations. Conceptually, the retail 

signage, upper storey building signage, and 

entrance signage is shown as full cut-out lettering 

to add to the architectural character and provide 

depth. Retail and entrance signage is displayed 

above the ground floor height; the Skyline building 

signage is shown strategically on the upper podium 

storeys along Wyndham with the backdrop of the 

retained heritage façade.  

 

Performance Standard #21  

Sustainable Building Design 

The development’s sustainability is outlined in 

Section 2.3 of this Urban Design Brief. It will 

include a diverse sustainable program, including 

matters of transportation, energy efficiency and 

conservation, energy generation, water 

conservation, sustainable heating and cooling and 

sustainable building materials. Certification under 

a rating system is not proposed.   
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1.3 Urban Design Goal and Objectives 

Skyline’s broader goal for the redevelopment’s 

design is a well-designed catalyst intensification 

project that serves a showcase of mixed-use, 

transit-supportive, and sustainable excellence. To 

this end, the urban design objectives for the project 

establish that the proposed redevelopment will: 

1.  Provide a transit-supportive intensity and mix 

of uses that capitalizes on the site’s adjacency 

to a major transit hub and that is 

complemented by a diverse TDM program. 

2.  Intimately position the building to all three 

public street edges with active ground floor 

uses animating the primary public 

streetscapes. 

3. Integrate the site’s heritage resource through 

the conservation and creative reintegration of 

the existing building’s prominent façades 

within a contrasting contemporary podium 

design. 

4.  Establish a pedestrian-scaled and oriented 

building podium with taller ground floor 

heights and transparent window proportions. 

5. Provide a slender tower form that minimizes 

impacts associated with taller building forms 

and that positive contributes to the Guelph 

skyline. 

6.  Embrace sustainable design choices 

concerning conservation, efficiency and 

energy generation that provide a model of 

project sustainability. 

 

 

 

 

 

 

IMAGE 21:  Proposed redevelopment of the site with 

attractive architectural style and a transit-supportive 

intensity and form. 
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2.1 Development Plan 

a)  Site Design 

Development Concept  

The redevelopment proposal would see the 

demolition of the existing building on the subject 

site while sensitively preserving the existing 

heritage façade for its re-use and incorporation 

into the new building design. In its place, a new 

25-storey mixed-use building containing retail, 

office, and residential spaces would be 

constructed. The redevelopment contains a total 

of approximately 3,800 square metres of retail 

floor space, approximately 6,200 square metres 

of office floor space and 180 purpose-built 

residential units intended for rental. The 

redevelopment proposal uses a podium and tower 

development form. 

 

  

IMAGE 22:  Development rendering viewed from Wyndham Street and Farquhar Street intersection 



   

 
Urban Design Brief   |   75 Farquhar Street / 70 Fountain Street   |    Mixed-Use Redevelopment  27 
GSP Group   |   December 2019  

Building Positioning & Setbacks 

The new building’s footprint generally reflects a 

full-build out the of the site. Along its public street-

facing front (Wyndham) and sides (Farquhar and 

Fountain) the building is situated at the lot lines 

with zero setbacks. The building has a setback of 

0.9 metres from the property line shared with the 

abutting residential property to the north. The 

building frames these streets in a similar fashion 

to the existing building with the addition of built 

form in the site’s rear portion (currently the 

existing surface parking lot) that continues a 

street-lining form. 

 

The building’s positioning sets the envelope for 

the building’s architecture and ground floor uses 

to assist in creating a vibrant streetscape along 

Wyndham and the side streets. The proposed at-

grade retail, office uses and lobby functions close 

to the street will assist with animating the street 

edges. The highly transparent ground floor 

exterior on the activity focal points along 

Wyndham and Farquhar, outlined in the following 

sections, provides visibility between building 

interior and public sidewalks.  

 

 

 

 

 

 

 

 

 

 

 

  

IMAGE 23:  Proposed Site Plan showing building setbacks and step-backs. 
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Building Entrances 

The building’s positioning provides for the direct 

vehicular and cyclist access to the building from 

the bounding streets and sidewalks.  Two building 

entrances provide access from the existing public 

sidewalks on Wyndham Street or Farquhar Street. 

The first is a short walkway and landing area to 

the retail entrances on the 

building’s Wyndham Street 

face. The second is a short 

walkway and barrier-free 

ramp to the lobby for the 

combined office space 

(podium) and residential 

units (tower) situated 

centrally on the Farquhar 

Street wall. 

 

 

 

 

 

  

IMAGE 24:  Ground floor plan with building entrances to 

Wyndham Street and Farquhar Street 



   

 
Urban Design Brief   |   75 Farquhar Street / 70 Fountain Street   |    Mixed-Use Redevelopment  29 
GSP Group   |   December 2019  

Heritage Elements 

The heritage impact study prepared by CHC 

Limited deems the existing building to be of 

heritage significance owing to its representative 

“International Style” of architecture and its 

association with T. Allan Sage. The identified 

cultural heritage attributes in the study are the 

scale, massing and method of dealing with the 

sloping site; the limestone and granite veneered 

non-loading bearing walls; and the glazed and 

solid panel curtain wall sections.  

 

The study considered the merits of conservation 

through retention of and addition to the existing 

building. It concludes, however, that this approach 

presents significant issues. It notes difficulties in 

accommodating ground floor retail space, as 

desired, without dramatic exterior changes, 

energy efficiencies associated with existing 

curtain wall systems, and limitations of parking 

given the existing building footprint.  

 

Instead, the study recommends that the Farquhar, 

Wyndham and Fountain façades from the existing 

building” be incorporated into the new building’s 

façades. It recommends that the existing glass 

curtain wall sections be measured and 

documented; curtain wall sections be replaced 

with matching thermally-broken high-performance 

curtain wall and glazing units; and the existing 

stone panels reincorporated on a new rainscreen 

cladding system.  

 

It concludes that the existing building’s cultural 

heritage attributes are conserved through the 

incorporation of the prominent Wyndham, 

Farquhar and Fountain Street-facing walls of the 

existing building into the new building’s exterior. 

In terms of sympathetic design, the existing 

building’s attributes are “showcased via a 

backdrop of contrasting materials…differentiating 

it from the historic fabric”.  Further it identifies that 

shadows cast by the new building do not alter the 

appearance of heritage attributes and significant 

public views are not obstructed by the taller 

proposed building. 

IMAGE 25:  Incorporation of existing façades on building’s podium 
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Grading and Street Relationship 

The new building incorporates the site’s existing 

grading in a similar fashion to the existing 

building. The site drops approximately 4 metres 

from northwest to southeast, or approximately 2 

metres along the Wyndham frontage. The new 

building builds into the site’s grades with the 

building appearing as 4 storeys from Farquhar 

Street and 5 storeys from Fountain Street. 

 

The ground floor design provides a pedestrian-

scaled and articulated relationship with the three 

public streets. This is achieved through the 

combination of building positioning, transparent 

windows and ground floor uses. The building 

corners at Wyndham present most noticeable 

grade changes where the ground floor sits higher 

than the sidewalk. These localized instances will 

be addressed through landscape design to 

provide an appropriate edging in these areas. 

 

 

 

 

 

 

 

 

 

 

  

IMAGE 26:  Street relationship along Wyndham Street 

IMAGE 27:  Street relationship along Farquhar Street 
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IMAGE 28:  Conceptual Building Section – Farquhar to Fountain 



   

 
Urban Design Brief   |   75 Farquhar Street / 70 Fountain Street   |    Mixed-Use Redevelopment  32 
GSP Group   |   December 2019  

  IMAGE 29:  Conceptual Building Section – Wyndham to rear property line 
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b) Built Form & Transitions 

Podium Form and Use 

The podium is 4 storeys in height along Farquhar 

Street (16.9 metres) and 5 storeys along 

Wyndham Street and Fountain Street (20.1 

metres and 21.89 metres respectively) given the 

subject site’s topography. The podium is situated 

at the property lines on Wyndham Street, 

Farquhar Street and Fountain Street. Along the 

northern property line shared with the abutting 

residential property, the podium is set back 0.9 

metres for the 1st and 2nd storey, above which the 

3rd and 4th storeys step back 4.5 metres. 

 

The podium contains retail and office floor space, 

together with lobby, service and amenity 

functions. The podium’s ground floor along 

Wyndham Street is lined with continuous retail 

with a double-storey height. This retail space will 

be comprised of a series of individual units with 

direct accesses to the sidewalk. The ground floor 

along Farquhar Street contains the flankage of the 

retail space, office spaces, the main entrance 

lobby to residential and office spaces and the 

loading and garbage area. The ground floor along 

Fountain Street principally contains the flankage 

of the retail floor space and the P1 parking garage 

level where it rises from grade. The podium’s 2nd 

through 4th floors solely contains office space. 

 

  

IMAGE 30:  Podium as viewed from Wyndham with ground floor retail and office space on the 

upper floors, including the incorporated heritage facades in a raised fashion.  
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  IMAGE 31:  Angular plane transitions to abutting streetscape (Wyndham) and property context 

(north property line).  
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Tower Form and Use 

The tower rises 21 storeys (66 metres plus 

mechanical penthouse) above the podium. It rises 

in a slender fashion with a square-shaped, 660 

square metre footprint, measuring generally 27 

metres by 26.5 metres at its widest extent. The 

tower is positioned centrally atop the podium with 

substantial setbacks from the Wyndham Street 

podium edge and the northern podium edge (17.5 

metres) and more modest setbacks from the 

Farquhar Street podium edge (3 metres) and 

Fountain Street podium edge (3.7 metres). The 

tower contains all 180 residential units proposed 

as part of the redevelopment. The units are a mix 

of smaller 1-bedroom and 2-bedroom units, the 

typical floor plans ranging from 560 square feet to 

775 square feet. 

  

  

IMAGE 32:  5th Floor Tower 

footprint (top) and typical 

tower floor plan (bottom) 
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c) Public Views and Vistas 

The site is not within a protected view corridor of 

the Basilica of Our Lady Immaculate as defined in 

the Secondary Plan or the zoning by-law. Outside 

of these protected view corridors, which are 

aligned with major public streets, portions of the 

Basilica are visible from various vantage points in 

Downtown Guelph. Generally, however, these 

views are limited, partially obscured by the 

intervening building fabric, and are brief. 

 

Although not required for the applications, 

Appendix B contains a visual impact analysis. 

The analysis demonstrates that there are no 

direct view obstructions of the Basilica from the 

proposed building and that indirect impacts 

concerning the skyline are minimal given the 

permitted intervening urban fabric expected south 

of the railway. 

 

 

 

 

  

IMAGE 33:  View of Wyndham Street corridor showing proposed building 

and permitted urban fabric by Secondary Plan  



   

 
Urban Design Brief   |   75 Farquhar Street / 70 Fountain Street   |    Mixed-Use Redevelopment  37 
GSP Group   |   December 2019  

d) Parking 

Parking in the redevelopment proposal is entirely 

contained within an integrated parking garage. 

The garage contains 207 parking spaces in total, 

intended as shared parking between the office, 

retail and residential uses. Parking is provided on 

four underground parking levels, Levels P1 

through P4, accessed at the P1 Level from 

Fountain Street. The P2, P3 and P4 Levels are 

fully underground, while the P1 Level partially is 

exposed on the Fountain Street side given the 

site’s topography. 

 

The exposed portion of the P1 Level is integrated 

with the building’s overall architectural aesthetic, 

including material and articulation treatment. The 

first third of the ground floor façade from 

Wyndham Street provides the transparent 

flankage of the retail units facing Wyndham. The 

remainder uses solid base materials and metal 

accent mesh in the garage openings. Plantings 

along the wide boulevard along Fountain Street 

can assist in refining the building edge in this 

location.  

 

 

 

 

 

 

 

  

IMAGE 34:  P1 Level garage floor plan 
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e) Access, Accessibility, Circulation, 

 Loading and Storage 

The building’s positioning provides for the direct 

vehicular, cyclist and pedestrian access to the 

building from the bounding streets and sidewalks. 

The existing sidewalks along both sides of 

Wyndham Street and Farquhar Street provides 

convenient connections to commercial uses in 

Downtown Guelph, the Central Transit Station, 

transit stops along Wyndham Street and multi-use 

trails along the Speed River. Entrance walkways 

and ramps will be designed to applicable barrier-

free standards. 

 

Two vehicular entrances provide access to the 

site, either from Fountain Street or Farquhar 

Street. The first is a vehicular entrance from 

Fountain Street to all levels of the parking garage 

at the building’s northeast corner. The second is 

a vehicular entrance from Farquhar Street to the 

internal garbage, loading and service rooms on 

the ground floor at the building’s northwest corner.  

 

Bicycle access to the building is from either the 

vehicular entrance or the main pedestrian 

entrance. The former entrance leads directly to a 

bicycle storage room off the loading area; the 

latter entrance leads to the elevator lobby 

connecting to bicycle storage facilities in the 

underground garage as well as the shower and 

change facilities proposed in the 5th floor indoor 

amenity area.  Short-term outdoor bicycle facilities 

for retail and residential visitors are provided 

surrounding the main office/residential entrance 

and near the Wyndham and Fountain corner. 

 

 

 

 

  

IMAGE 35:  Service and loading area 

on ground floor from Farquhar Street  
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f)  Materials 

Durability and sustainability benefits of exterior 

cladding materials and finishes are particularly 

important for the design of this purpose-built 

rental building. Building materials are preliminary 

at this time and will be refined as the detailed 

design progresses, particularly as it concerns 

sustainability considerations. 

 

The heritage façade’s existing limestone panels 

and curtain wall system will be integrated with the 

new exterior. The proposed podium design uses 

darker stone cladding and curtain wall glazing 

surrounding the incorporated heritage façades to 

provide a complementary backdrop for displaying 

the prominence of the lighter limestone panels of 

the heritage façades. New glass and framing will 

be part of the heritage curtain wall system. 

 

The tower design uses lighter concrete-based 

cladding accented with metal composite panels in 

emphasis area and glass balcony guards 

throughout. The design of the tower’s exterior 

specifically employs a lower window-to-wall ratio 

to optimize heat loss and gain, energy efficiency 

and thermal comfort. Double glazed Low-E 

windows will be used on the exterior of the 

building to reduce loss of heat while allowing 

visible light to penetrate through the windows. 

 

 

  

IMAGE 36:  Preliminary exterior material palette for proposed development  



   

 
Urban Design Brief   |   75 Farquhar Street / 70 Fountain Street   |    Mixed-Use Redevelopment  40 
GSP Group   |   December 2019  

g) Architectural Treatment   

The architectural character of the area south of 

the railway in Downtown Guelph is varied. There 

is no unifying pattern or character of architecture 

as is generally the case in the street-oriented, 

historic core area of Downtown north of the 

railway. This mixed character is outlined in Part 1.  

 

Given this mixed character, the proposed 

architecture responds with a contemporary 

architecture style for the new building that 

complements the retained heritage façades. The 

podium design sets the conserved limestone and 

curtain walls of the existing heritage facades on a 

backdrop of darker masonry and glass cladding.  

The tower is clad with lighter masonry-based 

materials to distinguish it from the podium. 

Different configurations of balconies throughout 

the tower, including variations in materials, angles 

and projections, break up the base cladding and 

fenestration pattern. The tower’s slender form 

plus its materiality and architectural details are 

designed to provide a refined addition to the 

Downtown Guelph skyline. 

 

The podium’s at-grade treatment provides 

articulation to all public street-facing sides of the 

building. The new building contains two retail units 

for the Wyndham Street frontage. Access is 

provided individual unit doors accessed from the 

sidewalk. The building’s ground floor-to-floor 

height is 5 metres along Farquhar Street and 

Fountain Street and 8.2 metres along Wyndham 

Street. Approximately 80% of the Wyndham 

Street ground floor frontage and 60% on Farquhar 

Street is composed of transparent windows and 

doors.  Where the P1 Parking Level rises out of 

the ground along Fountain Street, the retail 

flankage carries the use and fenestration around 

the corner while the remainder along Fountain 

contains a pattern of openings to the parking 

garage with metal mesh accents. The retail 

entrances are emphasized with a simple 

overhanging canopy and ground-level retail 

signage over entrances. The office/residential 

entrance is emphasized with entrance / municipal 

address signage, an angled overhanging canopy 

for prominence and accent, and significant 

proportion of transparent windows providing 

visibility to the office/residential lobby. 

 

 

 

  

IMAGE 37:  Building rendering from Farquhar Street  
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IMAGE 38:  Wyndham Street (left) and Farquhar Street (right) facing building elevation.  
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IMAGE 39:  Northern rear elevation (left) and Fountain Street (right) facing building elevations. 
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h) Lighting and Signage 

Lighting has not been designed at this time. 

Building-mounted and any landscape lighting is 

expected to be a complementary contemporary 

style that meshes with the proposed architectural 

aesthetic. Detailed lighting plans will be 

developed considering the City’s Lighting 

Guidelines for Lighting Plans. This includes 

guidelines concerning the location, fixture and 

bulb types and distribution of lighting.  Ultimately, 

the goal will be to provide sufficient, even lighting 

levels that highlight safe circulation along 

sidewalks and building entrances as well as 

adding architectural emphasis, all of which 

considers light trespass requirements. 

 

Signage details also has not been developed at 

this time. Per the preliminary building design, 

signage is expected to be simple and minimalist 

to not overshadow the transparency and 

articulation of the ground floor elevations. 

Conceptually, the retail signage, upper storey 

building signage, and entrance signage is shown 

as full cut-out lettering to add to the architectural 

character and provide depth. Retail and entrance 

signage are displayed above the ground floor 

height; the building signage is shown strategically 

on the upper podium storeys along Wyndham with 

the backdrop of the retained heritage façade.  

i) Microclimatic Impacts 

Wind Impacts 

RWDI prepared the Pedestrian Wind Study for the 

proposed development. The Study assesses the 

potential wind comfort and safety conditions 

resulting from the proposed development, based 

on wind tunnel testing, and recommends 

mitigation measures to address resulting wind 

conditions. Generally, it predicts increased wind 

activity throughout the year on and around the site 

with the proposed redevelopment.  

 

Summer wind speeds are generally predicted to 

be comfortable for strolling or better around the 

building and sidewalks, and comfortable for 

walking near the building’s northwest, southwest 

and southeast corners. The Study considers 

these conditions as appropriate for the sidewalks 

and walkways on and around the site.   

 

Winter wind conditions are predicted to be 

elevated with uncomfortable conditions on the site 

and along nearby streets. Wind speeds at the 

main entrances are predicted to be slightly too 

windy for the intended pedestrian use and 

uncomfortable wind speeds are higher than 

desired for sidewalks and walkways.  

 

Wind speeds at most locations are still anticipated 

to meet the wind safety criterion, except for the 

southwest and northwest building corners. 

Satisfactory wind speeds can be achieved 

through mitigation measures, which will be 

addressed through Site Plan Approval.  Mitigation 

measures may include windscreens, dense 

coniferous or marcescent landscaping, large 

building setbacks, deep canopies, recessed 

entrances, and/or tall podium terrace perimeter 

guardrails and parapets. 

 

Shadow Impacts 

SRM Architects prepared the Shadow Study for 

the proposed development (enclosed in 

Appendix A of this Urban Design Brief for 

reference). It was prepared per the City’s terms of 

reference, which establishes impact criteria for 

residential amenity areas and public sidewalks. 

The Study’s shadow analysis demonstrates that 

all criterion concerning surrounding amenity 

areas and sidewalks are met in all applicable 

seasons, except for the abutting residential 

property at 81 Farquhar Street. It notes that this 

property has existing heavy tree coverage, which 

mitigates the impact of cast shadows. The Study 

concludes that “the proposed development will 

generally not have a negative effect on the 

existing neighbourhood”.  
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2.2 Integration with Public Realm 

a)  Streetscape 

The proposed building frames the streetscape 

edges with zero lot line setbacks along all three 

public street edges. The street edges within the 

rights-of-way provide sufficient space for 

comprehensive landscape treatments that 

contribute to an attractive, pedestrian-oriented 

streetscape. Conceptually, this includes street 

trees in curbside boulevards along Wyndham 

Street and Fountain Street and building 

foundation plantings lining all three street-facing 

edges with planted beds of trees, shrubs and 

perennials. The substantial width along Fountain 

Street between building edge and curb edge 

allows for street trees and foundation plantings 

bed in depth as well as hardscaped spaces with 

seating elements for outdoor use. 

 

b) Development Adjacent to Rivers 

The development is not adjacent to either river. 

 

c) Publicly Accessible Open Space and 

 Features 

There are no publicly-accessible open spaces 

and features proposed on the property.
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2.3 Sustainable Urban Design 

a) General environmental sustainability 

Skyline is not pursuing certification under a green 

building rating system for the proposed 

development; however, the proposed building is 

being designed in keeping with the principles of 

various rating systems, such as LEED, Zero 

Carbon and Passive Home.  

 

Reduced Parking and TDM Measures 

The design eliminates surface parking from the 

subject site with a new integrated parking garage. 

Reduced parking standards and unbundled 

residential parking provide opportunities for car-

free living, given the site’s proximity to Guelph’s 

central transit hub and Downtown’s walking and 

cycling infrastructure. The mixed-use nature of 

the redevelopment, including residential, office 

and retail spaces, provides for parking efficiencies 

including opportunities for shared use parking.  

 

A suite of other TDM measures are proposed for 

the building, including a building TDM coordinator, 

car sharing spaces, shower and change facilities 

and bike parking storage rooms. As well, Skyline 

is proposing EV Charging stations within the 

parking garage at the outset for 20% of parking 

spaces, with electrical service capable of 

increasing to 100% with demand over time. 

Landscaping  

Planting plans, either for the rooftop terraces or 

the significant boulevard areas along the street, 

will use durable, low irrigation species. Rainwater 

harvesting, LID measures and alternative roofing 

approaches will be explored for the podium 

rooftop through detailed design.  

 

Building Exterior 

Durability of exterior cladding materials and 

finishes are particularly important for the building 

within a long-term rental portfolio. The proposed 

podium design uses stone cladding and curtain 

wall glazing surrounding the re-used existing 

façades, while the tower design uses cement-

based cladding and metal composite panels.  

 

The design of the tower’s exterior specifically 

employs a lower window-to-wall ratio to optimize 

heat loss and gain, energy efficiency and thermal 

comfort. Double glazed Low-E windows will be 

used on the exterior of the building to reduce heat 

while allowing light penetration. The recovery of 

existing façade materials for integration as part of 

the new building’s exterior would reduce 

consumption of new building materials. The 

rooftops will have a “cool roof” design to reduce 

urban heat island effects as well as bee hives for 

habitat provision. 

Building Interior  

Skyline intends to incorporate several measures 

that will further conservation and efficiency efforts, 

including: 

 Sustainable construction methodologies; 

 Integrated solar photovoltaic and roof-

mounted solar photovoltaic systems that will 

meet some of the building’s energy’s 

consumption; 

 A water-source heat pump system that can 

connect to a future downtown district utility 

loop; 

 Water and/or air heat recovery systems; 

 Net metering; 

 A back-up electrical system providing 

auxiliary benefit by combining on-site solar 

photovoltaics with onsite energy storage; 

 Highly efficient lighting fixtures and bulbs; 

 Suite of appliances that satisfy (and exceed) 

Energy Star standards; 

 High performance toilets; 

 Low-flow showerheads and faucets; 

 Enhanced insulation to save in heating and 

cooling costs; 

 Low VOC materials utilized wherever 

possible and feasible; and 

 Dedicated collection and storage rooms for 

recyclable and organic waste. 
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b) Community Energy Initiative 

The design of the proposed redevelopment had 

regard to Guelph’s Community Energy Initiative 

(CEI), which replaced the former Community 

Energy Plan in 2018. The Part 2 Update to the CEI 

in 2019 established the “Pathway to Net Zero 

Carbon” that identifies 25 actions to achieve 

Guelph’s net zero carbon goal. Skyline’s 

commitment to the CEI include the following 

actions that are relevant for new buildings and 

developments. 

 

1 Incrementally increase the number of net 

zero new homes to 100% by 2030. 

 The building will be designed as Net Zero-

ready. All carbon creation from buildings in 

the Skyline Group of Companies’ portfolio is 

planned to be offset by Skyline Energy 

photovoltaics, making Skyline buildings 

carbon neutral by 2025.  

 

2 Incrementally increase the number of non-

residential buildings that achieve Passive 

House levels of performance to 100% by 

2030. 

 The building’s office component will target 

passive levels of performance. 

 

7 Air source heat pumps are added to 50% of 

residential buildings and 30% of commercial 

buildings by 2050. Ground source heat 

pumps are added to 20% of residential and 

40% of commercial buildings by 2050. 

 The building’s water source heat pump 

system will be compatible with a future 

downtown district energy loop. 

 

8 Solar photovoltaic (PV) systems are installed 

on 80% of all buildings by 2050. These PV 

systems provide on average 30% of 

consumption for building electrical load for 

less than 5 storeys and 10% for multi-unit 

buildings greater than 5 storeys and 

commercial buildings. 

 The building will include building-integrated 

solar photovoltaic and roof-mounted solar 

photovoltaic systems that will provide offset 

the needs of at least 10% of the building’s 

energy consumption. 

 

9 Heat pumps for hot water installations are 

scaled up to 80% of residential buildings by 

2050, and 50% of commercial buildings by 

2050. 

The building’s domestic hot water systems 

will be electric. 

11 A 16 MW seasonal storage district energy 

system is installed in the downtown area. 

 The building will include stub-outs for 

connection to any future district energy 

system. 

 

12 67 MW of energy storage is installed by 2050 

to reduce the curtailment of the ground-

mounted PV. 

 The building and site will be designed with 

approximately 500kw of storage to reduce 

the curtailment of PV. 

 

14 Local production is maximised, and 

additional renewable natural gas is imported 

to displace natural gas consumption in 

buildings. 

 The building’s connection to any future 

district energy would remove the 

requirement for natural gas heating and 

cooling. 

 

18 The cycling and walking mode share is 

increased. 

 The building will include large, secure bicycle 

storage rooms to facilitate bike commutes 

and shower facilities for end-of-trip cycling 

and running commutes. The site’s location 
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and context naturally supports active 

transportation models of travel. 

 

19 The percentage of trips that are rideshare is 

doubled by 2050. 

 The building will include two dedicated car 

share parking spaces.  

 

20 A car-free downtown is created by 2040. 

 The proposed parking reductions for 

residential and office space together with a 

comprehensive TDM program, including 

cycling facilities, unbundled parking, and 

transit passes, encouraged a car-free 

lifestyle. 

 

22 100% of new passenger vehicles are electric 

by 2030. 

 The building will include EV Charging 

stations for 20% of parking spaces at the 

outset but with electrical service capable of 

increasing with demand to 100% over time. 

 

24 100% of new vehicles are autonomous by 

2035.  

The building’s parking garage will be made 

available for autonomous vehicle parking 

after the transition occurs. 

 

 

 

IMAGE 40:  Multiple strategies as part of proposed sustainability program. 



SUMMARY AND CONCLUSIONS 
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The proposed development 75 Farquhar Street / 

70 Fountain Street will see the intensification of 

the site with a 25-storey mixed-use building 

containing retail, office, and apartment units. The 

site is prominently located at the doorstep of the 

Guelph Central Station and close to the many 

shops, restaurants and services of Downtown 

Guelph. The site forms part of the area south of 

the railway in Downtown Guelph that exhibits a 

different character from that of the “core” with its 

transitional, underutilized nature. The proposed 

development and its design would positively 

contribute to the fabric and activity of this area of 

Downtown Guelph. 

 

The proposed building’s low-rise podium provides 

a street-oriented and pedestrian-scaled building 

form. The building’s zero lot line setbacks from the 

three public street edges appropriately frame the 

public streetscapes. Active retail uses in the 

podium’s ground floor line the Wyndham frontage 

with multiple direct entrances to the sidewalks and 

wrapping around the flankages on Farquhar and 

Fountain. The bulk of the podium’s elevations, 

including most of the ground floor elevations, is 

transparent glass maximizing transparency and 

animation to the street edge. All parking is in a 

parking garage, principally hidden by grades 

lining retail space with the small portion exposed 

integrated with the building’s architectural 

treatment. The podium steps from two storeys to 

its ultimate height of four storeys near the 

northern property line to transition to the abutting 

two-storey detached dwelling. 

 

The podium’s architecture prominently reflects 

the site’s history and the existing building’s 

heritage attributes. The conservation and 

incorporation of the Wyndham, Farquhar and 

Fountain façades from the existing building adds 

to the building’s architectural character. The use 

of darker stone cladding and transparent glass 

sets a contemporary, contrasting backdrop to the 

lighter-coloured limestone and curtain glass wall 

of the conserved facades.  

 

The proposed building’s point tower rises in a 

slender fashion from the podium. The narrow, 

square tower footprint, approaching half of the 

required standards and that of other tall buildings 

in the area, minimizes any potential shadow or 

visual impact associated with the taller building 

form. The substantial tower step-back from 

Wyndham podium edge ensures a pedestrian 

scale along this principal pedestrian corridor; the 

substantial tower step-back from the rear podium 

edge appropriately transitions to the abutting 

residential properties.  More modest step-backs 

from the Farquhar and Fountain podium edges 

provides relief from a continuous building height. 

Lighter masonry materials and strategic metal and 

other material accents differentiate the tower as it 

rises. The rooftop is simple in finish and contains 

an enclosed mechanical penthouse for a positive 

roof profile. 

 

The proposed development embraces a 

comprehensive sustainable approach of site and 

building design. It includes a thorough TDM 

program to reduce reliance on cars, energy 

conservation and efficiency initiatives in the 

building envelope and interior, water conservation 

and LID measures, and on-site energy 

generation. The proposed development is shown 

to make substantial contributions to the target of 

the Guelph`s Community Energy Initiative. 

 

The proposed development’s form and design 

appropriately responds to the relevant design-

related policies and design standards of the City. 

It conforms to the general urban design policies in 

Section 8 of the Guelph Official Plan. Setting 

aside the increase height addressed through the 

proposed Official Plan Amendment, the proposed 

development conforms to the more specific form 

and site design policies of the Downtown Guelph 

Secondary Plan. Specifically, it conforms to the 
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design-related policies of the proposed Mixed Use 

1 designation. Also, it appropriately responds to 

the standards of the Downtown Guelph Built Form 

Standards. 

 

In respect to the increased building height, the 

impacts of a taller form have been or can be 

mitigated. The impacts of the proposed building 

on wind conditions are known and can be 

mitigated through detailed design. The shadows 

cast by the proposed building are minimal in effect 

on surrounding streetscapes and residential 

properties. The proposed building is not within a 

protected view corridor of the Basilica and does 

not overcrowd the skyline and diminish the 

prominence of the Basilica. 

 

Based on the foregoing reasons, in our opinion 

the proposed development and its design reflects 

the design intent for Downtown Guelph and 

represents good urban design. 



 

 

 

 

 

 

 

Appendix A 

Shadow Study 



















 

 

 

 

 

 

 

Appendix B 

Visual Impact Analysis 

  



 

 

Purpose 

A finer level of investigation concerning visual 

impacts of the proposed building was undertaken 

given the visual importance of the Basilica in the 

Secondary Plan policies. This investigation 

explored three potential impacts to views of the 

Basilica: 

1. The protected public view corridors identified 

on Schedule D of the Secondary Plan and 

the Zoning By-law schedules. 

2. The potential view corridor where the 

proposed building aligns with the Basilica.  

These are not protected or designated but, 

nonetheless, are locations that theoretically 

could block direct public views of the Basilica 

or sit in behind and affect the Basilica's 

silhouette 

3. Other vantage points within Downtown 

where the proposed building is perceived 

together with the Basilica as part of the 

Downtown skyline  

 

Method 

The method for this investigation involved the 

following steps: 

a. Undertaking a walking tour to document the 

longer views of the Basilica from multiple 

vantage points to determine the Basilica’s 

visibility within Downtown. 

b. Selecting the prominent viewpoints where 

the proposed building could have meaningful 

impacts on direct views or the skyline. 

c. Preparing photo-simulation graphics of the 

proposed building for the selected views. 

d. Preparing further photo-simulation graphics 

that model additional buildings per 

Secondary Plan permissions for areas that 

are planned for substantial changes. 

e. Assessing the results and concluding 

potential impacts. 

 

All photos were taken in November 2019 with 

existing trees having dropped their leaves. 

 

Selected Viewpoints 

From the 22 documented viewpoints (see the 

following page), 5 viewpoints were selected for 

photo-simulation and visual impact assessment. 

The selected viewpoints were chosen for 

representation of more prominent views of the 

Basilica and provide for a multi-directional 

consideration of visual impacts. The selected 

viewpoints are: 

 View 4 – looking west up Wyndham Street 

towards the Basilica. 

 View 7 – looking southwest from Neeve 

Street near Wellington Street towards the 

Basilica. 

 View 9 – looking south up Macdonell Street 

towards the Basilica. 

 View 15 – looking southeast up Norfolk Street 

towards the Basilica. 

 View 19 – looking north up Durham Street at 

Glasgow Street towards the Basilica. 

 

Once modelled, Views 15 and 19 revealed the 

proposed building was not visible from that 

vantage point. Accordingly, photo simulations 

were not included in the following sections for 

Views 15 and 19. 

 

  



 

 

   

View Corridors and Documented View Points 



 

 

 

 

 

 

 

 

 

 

 
   

View 1 View 2 

View 3 View 4 



 

 

  

View 5 View 6 

View 7 View 8 



 

 

  

View 9 View 10 

View 11 View 12 



 

 

  

View 13 View 14 

View 15 View 16 



 

 

  

View 17 View 18 

View 19 View 20 



 

 

  View 21 View 22 



 

 

  

Existing Condition 

Proposed Building 

Ultimate Build-Out 

View 4 Findings 

View 4 looks west towards the Basilica looking up the Wyndham Street 

corridor. This view looks over a low-rise fabric of principally commercial 

buildings, which allows for unobstructed view of most of the Basilica. The 

proposed building does not directly impact any views to the Basilica from 

this vantage point, but it is seen together with the Basilica. The proposed 

building is highly visible at this location under existing conditions; however, 

build-out of the area between Wellington Street and Fountain Street under 

the Secondary Plan’s planning permissions would obscure direct views to 

the Basilica (even a 4-storey podium) and much of the proposed building.  

For these reasons, visual impacts of the proposed building are acceptable. 



 

 

   

Existing Condition 

Proposed Building 

Ultimate Build-Out 

View 7 Findings 

View 7 is looks southwest towards the Basilica from Neeve Street 

immediately east of Wellington Street. This view looks over a low-rise 

fabric of principally residential buildings along Wellington Street and 

through existing trees along the Speed River. Under existing winter 

conditions, the upper portions of the Basilica are visible, including the two 

spires, although obscured by trees; in other seasons, the view would be 

obstructed. A small portion of the proposed building’s podium would 

obstruct part of the direct view to Basilica, but this view is already obscured 

by existing conditions. Build-out of the area along Wellington Street per 

Secondary Plan permissions would obstruct portions of direct views to the 

Basilica.  Given the existing view is not prominent, is brief, and is highly 

obscured or obstructed depending on seasonal foliage, the visual impacts 

from the proposed building are acceptable. 



 

 

 
Existing Condition 

Proposed Building 

View 9 Findings 

View 9 looks south towards the Basilica looking up the Macdonell 

Street corridor as it rises past the Wellington Street intersection. This 

is the most prominent view of the Basilica in Downtown Guelph, sitting 

on a high point at the terminus of the street.  On the west side this view 

is framed by taller buildings close to the street; on the east side it is 

largely open given topography changes and the Central Transit Station 

in the foreground. The proposed building has no direct view impacts on 

the Basilica and sits to a viewer’s far left at this vantage point, given the 

Site’s distance to the Basilica. As one moves along Macdonell, 

perception of the building would be less pronounced in the viewer’s 

periphery. The proposed building does not have any meaningful impact 

on the skyline relationship to the Basilica, so visual impacts are 

acceptable. 


