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1.0 PROJECT DESCRIPTION & STATS 
 

The proposed development is to demolish the existing 1-storey dwelling along with the 

existing 2 accessory structures in the rear and construct a 3-storey, 28-unit low-rise 

apartment dwelling. The proposed development proposes 28 bicycle parking spaces, zero 

vehicular parking spaces, a 1.8 m walkway from the sidewalk directly to the front door. 

The built form features a 4.5 m front yard setback, a 1.5 m south interior yard setback, a 

1.5 m north interior yard setback, and a 7.5 m rear yard setback. The entirety of the rear 

yard is soft landscaped which will provide an area greater than 25 m2 for tree planting. 

 

Figure 1: Rendering of Proposed Building (Source: Lawrence Architects) 
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Figure 2: 3D Massing Model of Proposed Building (Source: Lawrence Architects) 
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2.0 DESIGN DIRECTIVES 
 

2.1 Responses Pre-Application Consultation Comments 

 
The following detail the comments regarding Urban Design we provided in the October 8, 2025 
feedback report:  
 

 

 

Responses:  

15.a: This document serves as the Urban Design Brief and following the headings and content 

requested in the Terms of Reference. 

15.b: Average grade has been shown in the figure below.  



 
8 

Q9 Planning + Design Inc.        File:  71 Russell Avenue Urban Design Brief 

 

Figure 3: 3D South Elevation with average grade shown in red (Source: Lawrence Architects) 

 

16. The massing within the existing context has been shown in Section 3.2. The Landscape 

Plan and Elevations are shown in the appendix. 

17. Height & Massing in the Rear Yard: As a result of the existing average grade, the building 

reads as a 4-storey building at the street frontage, but taller at the rear due to the exposed 

storeys that are below the average grade. As shown in the context massing in Section 3.2, 

surrounding buildings show that while the building appears taller in the rear, that it is not out of 

scale with surrounding buildings abutting the rear of the site. The site section in the figure below 

shows the height of the rear yard as it relates to nearby buildings at 240 Osgoode Street and 

350 Chapel. As it is demonstrated, the building aligns with the height of nearby buildings with 

the surrounding context.  
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Figure 4: Site section with average grade shown in red (Source: Lawrence Architects) 

Side Yard Conditions & Slopes: 

The north elevation has a stair that connects the front yard to the rear yard. The south elevation 

provides an exit to the street and front of the building but no connection to the rear yard due to 

the steep grades.  
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Figure 5: Side elevations (Source: Lawrence Architects) 

Street Facing Elevation:  
The building is organized as a four-storey volume with massing that steps subtly through façade 
recesses and projections, creating a rhythm that aligns with the scale of adjacent detached 
dwellings. A strong rectilinear form is maintained, while vertical proportions emphasize height 
over width, helping the building sit comfortably on the sloped site and within the established 
street context. 
 
The colour scheme is restrained and contemporary, relying on warm red-brown brick contrasted 
with darker charcoal and taupe-toned cladding panels. A lighter central vertical element 
provides visual relief and reinforces the façade’s symmetry, while black window frames and 
metal railings add definition and depth. 
 
The façade is highly articulated through vertical piers, recessed window planes, and alternating 
material bands. Narrow, vertically oriented window openings reinforce the building’s vertical 
emphasis and create a refined, modern expression.  
 
Material Choices Sympathetic to Context: 
Primary materials include brick masonry as the dominant cladding, complemented by horizontal 
composite or metal panel systems in darker tones. Glazing is generous but controlled, with 
windows set into deep reveals. Metal railings, concrete foundation elements, and minimalistic 
exterior lighting complete the palette, contributing to a durable, contemporary, and context-
sensitive architectural expression. Overall, the design balances modern infill density with 
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neighbourhood compatibility through careful massing, vertical articulation, and a material palette 
that bridges contemporary and traditional residential character. 
 
Tree Protection: 

The Tree Conservation Report prepared by J.B Lennox & Associates has outlined that 23 
existing trees will be removed, and 3 existing trees will be protected on-site. The proposed plant 
list will include 1 tree, 86 shrubs and 16 ornamental grasses.  
 

 

Figure 6: Summary of Tree Conservation Report (Source: Lennox Architects) 
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3.0  DESIGN RESEARCH 
4.1    Massing of the proposed development in the existing and planned context. 
3.1    Alternative Massing Options 

In the early design stages of the project, we examined the feasibility of development options for 
this site. The policy framework clearly limits the height to 4-storeys as the site is located in a 
low-rise neighbourhood. Due to the significant grades on the site, and the desire to provide 
housing in lieu of parking, it was decided that no parking would be provided as part of this 
project.  
 
The grades on-site were a major driver in the design. The side yards would be functional 
(access to the building, rear yard) and the rear yard would be maintained for amenity space. 
Due to the grades, the rear yard amenity will be strictly landscaped materials. To keep the 
massing on all facades as interesting as possible, façade articulation and a variety of colours 
and material as described below:  
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The building mainly uses brick on the exterior, which helps it fit in with the surrounding 
neighbourhood. Darker metal or composite panels are added to give the design a more modern 
look without standing out too much. The windows are large but carefully placed and set back 
into the walls, which adds depth and reduces visual impact. Simple metal railings, concrete 
foundation elements, and subtle exterior lighting complete the design. Overall, the building is 
designed to add new housing while still fitting comfortably with nearby homes through its size, 
layout, and choice of materials. 

4.1    Massing of the proposed development in the existing and planned context. 
3.2  Massing of the Proposed Development in the Existing Context 

 
Figure 7: Massing of proposed development in existing context (Source: Lawrence Architects) 
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Figure 8: Massing of proposed development in existing context (Source: Lawrence Architects) 

 

 
Figure 9: Massing of proposed development in existing context (Source: Lawrence Architects) 
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3.3 Massing of the Proposed Development in the Planned Context. 

 
 
The massing model above shows existing buildings in orange and the Official Plan 
policy permissions in green. The proposed project as viewed from the rear where the 
massing appears larger, is similar in height and scale to the existing height of 
surrounding buildings as well as their respective as-of-right permissions. 
 
Figure 10: Massing of proposed development in planned context (Source: Lawrence Architects) 
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Figure 11: Massing of proposed development in planned context (Source: Lawrence Architects) 
 
 
  



 
17 

Q9 Planning + Design Inc.        File:  71 Russell Avenue Urban Design Brief 

 

4.0      LIMITATIONS OF REPORT 
 

This report has been prepared for the exclusive use of Jersey Developments for the stated 
purpose. Its discussions and conclusions are not to be used or interpreted for other purposes 
without obtaining written permission from Q9 Planning + Design Inc. as well as Jersey 
Developments. This report was prepared for the sole benefit and use of Jersey Developments 
and may not be used or relied on by any other party without the express written consent of Q9 
Planning + Design Inc. This report is copyright protected and may not be reproduced or used, 
other than for the stated purpose, without the express written consent of Q9 Planning + Design 
Inc.   
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5.0 APPENDIX A – DESIGN BRIEF TERMS OF 

REFERENCE FORM 
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6.0    APPENDIX B – SURVEY  
 

 
 
Figure 12: Excerpt from survey 
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7.0    APPENDIX C – SITE PLAN  

 

Figure 13: Excerpt from site plan 
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8.0    APPENDIX D – LANDSCAPE PLAN  
 

 

Figure 14: Preliminary Landscape Plan (Lennox) 
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9.0    ELEVATIONS  
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Figure 15: 2D Elevations (Source: Lawrence Architects) 


