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1.0 Introduction 

The City of Peterborough has undertaken an 
ambitious project to reimagine Bethune Street. The 
project includes a major investment in flood diversion 
and sanitary servicing infrastructure, a complete 
redesign of the public right-of-way and a rethink of 
the development possibilities of adjacent properties. 
While the infrastructure improvements will be largely 
located underground and out of sight, the street 
redesign and land use/urban design components 
establish a future direction for Bethune Street which 
will dramatically change the nature of the corridor, 
both in its role as a transportation route and as an 
urban place. 

The Land Use and Urban Design Study presents a 
planning and design framework to guide the long 
term evolution of the properties along the Bethune 
Street corridor. It should be read in conjunction with 
the Streetscape Master Plan, detailed in a separate 
document by Aecom, which presents the redesign of 
the public right-of-way. Both documents have been 
developed based on a common vision for Bethune 
Street as a safe, attractive and accessible urban 
place and a welcoming environment for pedestrians 
and cyclists. They work together to ensure that the 
design and use of both the public realm and private 
property contribute to this vision and advance the 
City of Peterborough’s objectives for the Central 
Area. 

City policies establish a clear direction for the 
evolution of the Central Area, one where the health 
and vitality of the city’s centre is enhanced through 
appropriate intensification, a compatible mix of uses 
and enriched public spaces. The principal task of 
the Land Use and Urban Design Study is to provide 
a further level of direction by detailing how these 
policies should be applied to Bethune Street given its 
local context. 

1.1 Structure of the Report 
This report is organized into the following sections: 

Section 2 details the study process, including 
approaches to consultation; 

Section 3 gives an overview of existing conditions 
and context; 

Section 4 summarizes the Provincial and City 
policies that provide guidance on the preferred 
evolution of the study area; 

Section 5 establishes the vision and principles that 
have guided the development of the planning and 
design framework; 

Section 6 lays out the broad stroke elements of 
the planning and design framework, including the 
land uses, heights and setbacks recommended for 
different parts of the corridor; 

Section 7 details design features and approaches 
that serve as standards to ensure new development 
performs appropriately as individual buildings 
and contributes positively to the broader urban 
environment; and 

Section 8 illustrates the implications of the planning 
and design framework through visualizations 
exploring its application to specific site conditions. 

Section 9 discusses the implementation of the 
study’s recommended framework and incorporation 
into the City’s planning policies and approaches. 

1.2 Study Area 
The focus of the Land Use and Urban Design 
Study’s recommendations are properties abutting 
Bethune Street between Dublin Street in the north 
and Townsend Street to the south. The study area for 
the broader Bethune Street Study (which includes 
infrastructure and street redesign components) 
is slightly larger, extending to include portions of 
Charlotte Street and Townsend Street. In considering 
the future of the corridor, neighbouring areas were 
also examined for context, with particular attention 
paid to the character, land uses and built form of 
adjacent properties and streets. 
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Figure 1: Study Area 

Bethune Street Project Area 

Land Use and Urban Design Study Area 
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2.0 Process and Consultation 

The study ran from December 2015 to November 
2016 and was divided into three phases. Public and 
stakeholder consultations were a part of each phase 
and included a stakeholder workshop and three 
public meetings referred to as Public Information 
Centres (PIC). 

Project-dedicated web pages on the City of 
Peterborough site served as a public resource over 
the project’s duration. The web pages presented 
information on the study, provided notice of public 
meetings and served as a repository of materials 
presented at public meeting and other project 
reporting. An on-line survey was accessed through 
the web page during the first phase. The web pages 
were updated as the project moved forward to 
include new materials. 

The study’s three phases were: 

Phase 1 – Setting Direction 

The first phase had three critical components. 
The first was understanding local conditions and 
context through site visits and discussions with 
City staff, stakeholders and members of the public. 
The second was to review the larger policy context 
established by the Province and the City in order to 
consider its implications for the evolution of the study 
area. Finally, this background review of conditions 
and policy was used to establish a vision for the 
area’s future evolution. The land use and urban 
design consultants worked with Aecom’s street 
redesign team to draft a unified vision and detail 
guiding principles for public review and feedback. A 
Background Memo was submitted summarizing the 
findings of the first phase of work. 

Consultation during the first phase included: 

•	 A three-day workshop with City staff and 
other stakeholders to begin generating ideas 
to feed into both the street redesign and land 
use and urban design framework; 

•	 A PIC that introduced the project to the public 
and solicited feedback on the draft vision 
and guiding principles, as well as surveying 

participants on issues and opportunities 
present in the Bethune Street corridor; and 

•	 An on-line survey accessed through the City’s 
web site. 

Phase 2 – Exploring Alternatives 

Using the vision and guiding principles established 
in the first phase, a set of evaluation criteria were 
developed as a means of assessing potential 
alternatives. Alternatives were explored that 
represented variation in land use, height, massing, 
building typology, setbacks and design features. An 
Alternatives Memo was prepared outlining the range 
of variation represented by the alternatives for the 
study area. 

Consultation during the second phase included: 

•	 A PIC that engaged members of the public 
in facilitated small group discussions on 
preferred alternatives for the Bethune Street 
corridor. A major outcome of the meeting 
was establishing consensus on the range 
of variation in terms of land use and urban 
design features that should be considered for 
the area. 

Phase 3 – Making Recommendations 

Based on analysis and stakeholder consultation, 
a planning and design framework was developed 
that fulfilled the objectives established by the vision 
and guiding principles. Recommendations were 
presented to the public and Council (upcoming) to 
receive feedback resulting in the finalization of this 
study report. 

Consultation during the third phase included: 
•	 A PIC that presented the recommended land 

use and urban design framework, as well as 
street redesign proposals for Bethune and 
Charlotte Streets, to the public in an open 
house format. Presentations were followed by 
an open commenting/question and answer 
period; and 

•	 An upcoming presentation to the Council 
Committee of the Whole by City staff. 
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This section provides an overview of existing 
conditions along the Bethune Street corridor in the 
context the area’s historic evolution and place within 
the broader city. A Background Memo (June 2016), 
prepared after the project’s first phase, provides 
an expanded analysis of existing conditions with 
supporting maps and figures. 

3.1 Historical Context 
The character and conditions of Bethune Street 
and neighbouring Aylmer Street are a product of 
Peterborough’s industrial and transportation past. 
From the second half of the 19th century to the early 
1960s, a rail line ran along Bethune Street. Industrial 
and rail-related uses occupied the blocks along the 
corridor near the station and its yards. Although 
the rail infrastructure has long since been removed, 
present day uses reflect this legacy in number of 
ways: the prevalence of worker-style housing, some 
remaining industrial/commercial uses, and the 
redevelopment of larger industrial-scale parcels for 
other uses, for example the redevelopment of the 
former station lands for residential high-rises. 

3.0 Urban Context and Conditions 

The Midland Railway Station, located on the east side of 
Bethune Street in between Charlotte and King Streets, as 
rebuilt after a fire in 1877 

View south from the corner of Bethune and Brock Streets, 
ca.1960 

Goad’s Fire Insurance Plan of 1889 showing station and 
surrounding buildings 
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3.2 City Context 
The Bethune Street corridor runs north-south through 
the city’s Central Area, forming a border between, 
and running through, different character areas (for 
further detail on the Central Area, see Policy Context 
section below). For much of its length, Bethune 
Street divides the traditional downtown area to 
the east, characterized by denser built form and 
commercial and retail activity, from the lower-scale, 
predominantly residential neighbourhoods to the 
west. The corridor is bisected by Charlotte Street, a 
commercial street running east-west and linking into 
the downtown. Towards its southern end, Bethune 
Street is surrounded by industrial and formerly 
industrial lands located at the former junction of 
railways. 

The Bethune Street corridor both reflects 
neighbouring areas and is distinct from them. It also 
changes in character over its length. To the north, 
lower density forms of housing are present that 
are in keeping with surrounding areas. The middle 
portion of the corridor features a greater mix of uses 
and built form, setting it apart from the patterns of 
adjacent areas. The southern portion of the corridor 
features both low density housing forms and 
industrial/commercial parcels, consistent with the 
general mixing of uses and built form present in this 
part of the Central Area. 

Low-rise housing in the foursquare style typical of the early 20th 

century 

Rowhouses are a form of worker housing typical to the area 

High rise apartments in a hardscaped environment on the site 
of the former railway station 
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3.3 Land Use and Built 
Form 
A significant portion of the corridor is occupied by 
lower density residential uses, particularly to the 
north and on the western side of the street in the 
south. These detached, semi-detached and row 
houses date mostly from the 1870s to 1920s and 
feature a number of styles typical of Peterborough 
architecture and materials. 

The remainder of the corridor displays a mix of land 
uses and built form, including among others a former 
ice cream factory, a variety of low-rise light industrial 
and commercial buildings, an auto-parts dealer, 
residential high rises, strip mall type retail and the city 
library. While on the face of it this mix looks eclectic, 
it is best understood as the product of the slow 
evolution of the area over the past 50 to 60 years 
within the original patterns established by the railway 
and related activities. 

The eclecticism of the area is at least partially related 
to when redevelopment has taken place and the 
styles and design approaches prevalent at the time. 
The high rise development between Charlotte and 
King Streets sets concrete slab towers back from 
the streets in a hardscape environment. North of 
Sherbrooke Street, a retail plaza takes a strip mall-
like form. More contemporary redevelopment in the 
vicinity – three-storey commercial along Charlotte 
Street west of Bethune and mid-rise mixed use 
development at Aylmer and Hunter Streets – reflect 
design approaches that favour a stronger relationship 
between built form and sidewalks and streets. 
Surface parking lots continue to occupy some key 
sites which offer further potential for redevelopment. 

An auto parts wholesaler south of Jackson Creek, absence of 
sidewalk 

Former Baskin Robbins factory features absence of pedestrian 
facilities 

Recent mid-rise mixed use development at Aylmer and Hunter 
Streets 
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 3.4 Relationship to the 
Street 
In terms of the relationship of built form to the public 
street, the low density residential portions of the 
street are the most consistent. Although there is 
variation in the distance of building setbacks and 
the pattern of curb cuts associated with driveways, 
low density residential uses generally face onto 
the street. The exception to this pattern is at cross 
streets, where residential buildings often face the 
cross street, turning their side to, and providing 
access to driveways from, Bethune Street. Other 
building types and uses have a varying relationship 
to the public street. Many buildings turn their back 
or side to Bethune Street, treating it as the functional 
back end of buildings/properties and the location of 
loading facilities. 

3.5 Quality of Public Spaces 
The public right-of-way is another important public 
space. Along many portions of Bethune Street 
sidewalks are only present on one side of the street. 
On the other side of the street, the absence of a 
curb and the poor condition of the roadway shoulder 
contribute to perceptions of the right-of-way as a 
deteriorated public space. 

The Bethune Street corridor and vicinity have a 
number of parks and open spaces – Stewart Street 
Park, Fleming Park and Simcoe and Bethune Park 
– with a variety of amenities and strong links to 
community organizations. The area also features 
linkages to the trail network, including the Trans 
Canada Trail and Rotary Greenway Trail Link. 

The library’s loading bay oriented toward Bethune Street 

Connection to the Rotary Greenway Trail Link at the study 
area’s north end 
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3.6 Heritage 
An inventory of built form heritage resources 
on Bethune Street and in the vicinity has been 
completed for the Jackson Creek Diversion project 
(see Jackson Creek Diversion: Draft Heritage 
Resource Inventory (September 2016)). Although 
there are heritage designated properties in the 
vicinity, no properties have been designated on 
Bethune Street itself. 

While many of the sites formerly dominated by 
railway-related buildings and infrastructure have 
been redeveloped or left underused, much of the 
worker housing that grew up around the railway 
remains. Few of these structures are significant on 
their own merit as heritage buildings, but as a group 
they reflect the industrial history of the area and the 
role the railway played in the city’s development. As 
such these vestiges of the railway and surrounding 
working class housing can be considered a cultural 
heritage landscape. 

At the north end of study area, Bethune Street 
takes on a more consistent character dominated 
by early 20th century middle class housing. The 
heritage inventory suggests that this area can also be 
considered a cultural heritage landscape. 

The heritage inventory includes a scoring of all 
potential individual heritage resources in the area. It 
suggests that several properties that scored highly in 
this evaluation should be considered designated for 
the purposes of this project, including: 1-4 Fleming 
Place, 5 Fleming Place and 11-17 Fleming Place. A 
number of other properties in the area have potential 
for designation. 

A 2 ½ storey house in the Queen Anne Revival or Shingle style dating from the late 19th century 
at 11-17 Fleming Place 
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4.0 Policy Context 

The planning and design framework for the Bethune 
Street corridor is required to reflect and be consistent 
with plans and policies established by the Province 
and those of the City’s Official Plan. The Background 
Memo (June 2016) provides a full description of 
the policies covering the study area, directions and 
strategies included in the Central Area Master Plan 
and the in-force zoning, a summary of which is 
included below. 

4.1 Provincial Policy 
Statement (PPS 2014) 
The PPS 2014 establishes the policy foundation 
for regulating the development and use of land in 
Ontario. It lays out an approach to the management 
of growth that promotes efficient development 
patterns that optimize the use of land, resources 
and public investment in infrastructure and public 
service facilities. Growth is to be focused on 
settlement areas, either through intensification and 
redevelopment, or if necessary, by developing in 
designated growth areas. Densities and mix of 
land uses are promoted that efficiently use land, 
resources, infrastructure and public service facilities, 
and support the use of active transportation and 
transit. 

In addition to this central growth management 
direction, among other matters, the PPS 2014 
details key policy directives that promote: a range 
of housing types and densities; safe public streets, 
spaces and facilities; vital and viable downtowns 
and main streets; and a community’s sense of place 
created through well-designed built form, cultural 
planning, and conserving features that help define 
character, including built heritage resources and 
cultural heritage landscapes. 

4.2 Places to Grow: The 
Growth Plan for the Greater 
Golden Horseshoe 
Established under the Places to Grow Act (Bill 136), 
the objectives of the Growth Plan are to effectively 
manage growth and develop stronger communities 
in the Greater Golden Horseshoe (GGH). The Plan 
outlines a growth management regime with an 
emphasis on intensification and the efficient use of 
infrastructure. A significant portion of new growth 
is to be directed to the existing built-up area, with 
the focus of intensification being in urban growth 
centres, intensification corridors and major transit 
station areas. These focal points for intensification 
will generally achieve higher densities than 
surrounding areas while creating an appropriate 
transition of built form. They will be characterized by 
high quality public open spaces with site design and 
urban design standards that create attractive and 
vibrant places. Part of downtown Peterborough has 
been identified as an urban growth centre, including 
the east side of Bethune Street from McDonnel Street 
to approximately Rink Street. 

This growth management approach will: make 
better use of infrastructure through compact urban 
form; reduce automobile dependence through 
the development of mixed-use, transit-supportive, 
pedestrian-friendly urban environments; and realize 
communities with a diverse mix of land uses, a range 
and mix of employment and housing types, high 
quality public open space and easy access to local 
stores and services. 

4.3 City of Peterborough 
Official Plan 
The City of Peterborough Official Plan provides 
direction for the study area within the context of 
policies for the Central Area, including the Central 
Area Master Plan which serves as a secondary 
plan. The majority of the Bethune Street study area, 
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from McDonnel to Townsend Streets, falls within the 
Central Area. 

The Official Plan characterizes the Central Area as 
the historic heart and multi-functional activity centre 
of the city and surrounding region. Within the Official 
Plan’s Commercial Structure, the Central Area is 
planned to offer the broadest range of commercial 
activities including offices, higher-order retail, 
wholesale, convenience shopping, restaurants, 
etc. The policies support higher density residential, 
preserved heritage sites, government activities, 
tourist facilities, cultural activities, entertainment, 
and key industries. Higher-order small scale retail 
will serve and attract residents from the city and 
surrounding region and serve cultural, business, 
government and community facilities. Food, drug and 
convenience shopping, personal services and other 
facilities will reinforce the attractiveness of the Central 
Area and nearby areas for residential purposes. 

In line with Provincial policy, the Central Area is the 
location of Peterborough’s Urban Growth Centre and 
therefore an important focal point for intensification 
targeted to achieve a density of 150 residents and 
jobs per hectare by 2031. As an Intensification 
Corridor, Charlotte Street is also identified as 
location for growth. The Central Area Master Plan 
emphasizes the importance of linking intensification 
with improved quality of life within the Central Area 
and fostering pedestrian connectivity in a mixed use 
environment. 

Land Use Plan ‘Schedule J’ shows the boundaries of 
the Central Area and identifies seven sub-areas, or 
land use designations, within it. Bethune Street runs 
through the middle of the Central Area. For much 
of its length it serves as the border between the 
Commercial Core Area and Transitional Uses Area; it 
also includes segments in Business Districts and the 
Industrial Conversion Area. Key policies for sub-areas 
contained within the Bethune Street corridor are: 

Sub-area 1 – Commercial Core Area 

The Commercial Core Area is the focal point of 
Peterborough’s downtown and a major concentration 
of retail, office, entertainment and service commercial 
uses located along the major streets in the area. 
It is a place for pedestrians to enjoy shops and 
services in a “main street” setting. Businesses that 
support pedestrian activity are encouraged at grade, 
with residential and offices located on upper floors. 
Pedestrian connections to parking lots and open 
spaces should be improved. 

The preservation of existing buildings in the 
Commercial Core is encouraged, and new 
developments should reflect the historic built form 
pattern, reinforcing the existing facades and heights 
of nearby buildings. New development around 
Jackson Creek should enhance the relationship of 
sites to the creek. 

Sub-area 3 – Business Districts 

Business Districts are envisioned as commercial 
areas with many small business owners and a range 
of tenants along major streets. The policies for the 
Charlotte Street West Business District are similar 
to those for the Core Commercial Area, extending 
a vision of a pedestrian-friendly area with at-grade 
activity and supporting uses on upper levels. 
Although Charlotte Street West forms an extension 
of the Commercial Core Area, it is also has its own 
unique character as a separate pedestrian small-
scale business district which should be reinforced by 
new development or redevelopment. 

Sub-area 4 – Industrial Conversation Area 

The Industrial Conservation Area designation is 
particular to the southern end of the Central Area. 
The intent of the designation is to allow flexibility 
of uses including retail commercial, office, studio, 
institutional, services commercial and service 
industrial. The intensification of these lands, 
particularly for residential uses, is promoted. 
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Sub-area 5 – Transitional Uses Area 

The Transitional Uses Area provides a transition 
between the Commercial Core Area and Waterfront 
Commercial Area and the residential areas outside 
the Central Area. The designation recognizes that 
the Transitional Area already exhibits a diversity 
of land uses co-existing and compatible with low 
density residential uses. Additional development and 
redevelopment should be designed to be compatible 
with existing developments and minimize the impact 
on adjacent low-rise housing. 

The Official Plan indicates that the Industrial 
Conversion Area and Transitional Uses Area are the 
logical practical expansion area for the Downtown. 
Over time these areas will change incrementally 
with more intensive development radiating from the 
Commercial Core. Planning measures to ensure the 
quality of life of current and future residents will be an
important part of future intensification. 

In addition to reflecting the policies detailed above, 
the Central Area Master Plan includes strategies 
specific to the Bethune Street corridor, including 
developing an enhancement strategy for Bethune 
and Aylmer Streets and improving the Bethune 
Street right-of-way as a north-south walkway/cycling 
corridor. 

Low Density Residential 

The only portion of the study area falling outside of 
the Central Area is the segment from Dublin Street 
to half of the McDonnel Street block. This area is 
designated Low Density Residential. Areas covered 
by this designation primarily consist of single 
detached, semi-detached and duplex dwellings. 
Multiple unit buildings of a height similar to other low 
density uses may also be permitted in appropriate 
locations provided the maximum density is less than 
of 25 units per hectare. 

Jackson Creek Flood Plain (Downtown) 

The Jackson Creek Flood Plain runs through the 
study area. The Official Plan’s policies on the 
Jackson Creek Flood Plain provide criteria for future 

commercial and residential development focused on 
preventing possible harm to people and buildings. 

4.4 City of Peterborough 
Comprehensive Zoning By-
Law 97-123 
The current zoning for the Bethune Street corridor 
is a mix of various districts including Residential 
(R), Commercial (C), Industrial (M), Open Space 
(OS) and Special Policy Districts (SP). Generally, 
the area north of Murray Street is zoned Residential. 
The zoning for the properties south of Murray Street 
combines a greater mix of zones that sometimes 
vary within the same block. On the west side 
between Murray and Sherbrooke Streets, the zoning 
is generally a mix of Residential and Commercial 
Districts. The east side of the same stretch is a 
balance of Commercial, Residential, Industrial 
and Special Policy Districts. The area south of 
Sherbrooke Street is mostly a mix of Residential, 
Commercial and Special Policy Districts. 
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5.0 Vision and Guiding Principles 

A vision and set of guiding principles were 
established in the project’s first phase in consultation 
with the public, stakeholders and City staff and 
grounded in an assessment of the policy and 
planning context and existing conditions. 

The redesign of the street is an unusual opportunity, 
in that it will create a unique public space functionally 
and aesthetically unlike any other street in 
Peterborough. Both the public right-of-way and the 
adjacent properties will play a role in creating this 
successful new urban environment. For this reason, 
the vision and guiding principles were developed to 
guide both the planning and urban design and street 
redesign elements of the larger study in a unified 
manner. 

The vision and principles have been further refined 
over the course of the study and serve as the 
foundation for the recommendations that follow. 

Vision 
The Bethune Street corridor will integrate 
buildings, private and public spaces and streets 
to create a safe, attractive and accessible urban 
place which serves as an exceptional environment 
for pedestrians and cyclists and successfully 
transitions between the different activities and 
intensities present in the Central Area. 

Guiding Principles 
1. Integrate public and private elements to create 
a high quality urban place 

Built environments are made up of a variety of 
elements – buildings, front yards, sidewalks, streets, 
public spaces like parks – some of which are in 
public hands, some of which are privately owned. 
The reconstruction of the public right-of-way in the 
Bethune Street corridor provides the opportunity to 
transform public right-of-ways into vibrant places 
promoting recreation and social exchange and to 
integrate this public work with a planning and design 
framework that guides the long-term evolution 

of private property. The goal is to foster a unified 
environment where public and private elements 
complement each other to create a high quality 
urban place which is safe, attractive and accessible. 

2. Enhance connectivity along and across the 
corridor 

The Bethune Street corridor will connect the Trans-
Canada Trail at Brock Street to the Crawford Trail 
Extension and the CPR Industrial Spur, which 
meet at Townsend Street. In addition to facilitating 
north-south trips with emphasis on pedestrian and 
cyclist traffic, the corridor should foster east-west 
connectivity, especially for those accessing places of 
work, shopping and other services in the Commercial 
Core and Waterfront Commercial sub-areas. 

3. Create an exceptional environment for 
pedestrians and cyclists that fosters active 
transportation and incorporates accessible public 
realm design that recognizes all users 

As a pedestrian and cyclist priority route, the 
Bethune Street corridor will be a completely new 
kind of street in the Peterborough context – a traffic-
calmed environment that gives priority to pedestrian 
and cyclist movement. It is an opportunity to create 
an example of best practice in urban form and 
bikeway design. The result should be an exceptional 
environment which promotes active transportation 
and is responsive to the needs of people of all 
abilities. Streetscape and public realm design should 
incorporate accessibility to create safe and inclusive 
spaces for all people. 

4. Improve the quality of life of local residents, 
workers and visitors to the area 

The creation of a new kind of street is an opportunity 
to improve the quality of life of all those who use the 
area, both as a route, as part of a neighbourhood 
and as a destination in its own right. The evolution 
of Bethune Street will promote health and well-
being by encouraging physically active ways of 
getting around, enhancing the safety of its users and 
contributing to community life. 

13 



Gladki Planning Associates    Suzita Morita Inc

5. Strengthen the role of the Central Area and 
provide appropriate transitions between sub-
areas 

The Official Plan and Central Area Master Plan 
establish a clear vision for the Central Area as a 
region-wide focal point providing the central place 
functions reflected in the retail, service, government, 
residential, and cultural activities of a traditional 
central business district. The Central Area comprises
a number of sub-areas unique in character which 
contribute in distinct ways to the greater whole. The 
Bethune Street corridor falls within a number of sub-
areas as well as forming the border between them. 
The planning and design framework for the Bethune 
Street corridor will knit these sub-areas together and 
provide appropriate transitions between them, at the 
same time as promoting activities which align with 
the central place functions critical to the long-term 
success of the Central Area. 

6. Foster context-sensitive intensification 

The Central Area is anticipated to intensify, which 
will see new residents and businesses locate in the 
area. As the area intensifies, the planning and design 
framework for the Bethune Street corridor will provide 
appropriate transitions between new and existing 
built form in the context of thinking about the long 
term evolution of the area. Preservation and adaptive 
reuse of built heritage resources should be a priority. 

7. Link design approach to surrounding 
streetscapes 

Although the Bethune Street corridor is the focus of 
this study and will see significant investment as part 
of the reconstruction of the right-of-way associated 
with the Jackson Creek Diversion project, the design 
approach adopted must integrate with those of 
surrounding areas. Linking with the design approach 
taken on Charlotte Street and the development of 
the urban park at Louis Street will be particularly 
important. 

8. Celebrate the cultural heritage of the corridor 
and adjoining areas 

The history of Bethune Street is a part of the broader 
history of Peterborough. The role of the corridor 
has evolved over time. Wherever possible the 
cultural heritage of the corridor should be revealed 
and celebrated and contribute to the broader story 
being told about Peterborough’s past. Heritage 
should be incorporated into streetscapes to evoke 
Peterborough’s unique sense of place and capture 
how natural and cultural systems have interacted 
over time to create the place that it is today. Cultural 
heritage can serve as a source of design inspiration 
and source for the incorporation of playful, interactive 
learning displays that can make the street a true civic 
destination. 

9. Utilize public art to create distinctive 
destinations and event spaces 

Artworks can raise the level of material 
craftsmanship, help define the ambience of a place 
and create distinctive destinations. Artworks can 
be permanent or ephemeral. The former can be 
individual works (sculptures, canopies, lighting, 
furnishings) or whole places, such as a signature 
plaza, designed in collaboration with an artist. The 
latter can be recurrent programs that enliven the 
public realm, such as dance, music, projection art 
and craft fairs. Event spaces may be established in 
conjunction with new development, or incorporated 
into the ROW as a “flex” area suitable for vehicular 
mobility and public gatherings. Public art, whether 
permanent or ephemeral, can make the Bethune 
Corridor into a regional attraction, spurring economic 
development. The streetscape and public realm 
should provide opportunities for residents to 
showcase the stories of their neighbourhood. 

10. Contribute to the urban forest, green 
the street, and improve the environmental 
performance of the public right-of-way 

Native vegetation, natural features and green and 
sustainable infrastructure can green the street and 
promote environmental quality to create landscapes 
and public right-of-way that improve environmental 
performance. The use of green infrastructure such 
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well-planted rain gardens, bio-swales and porous 
paving surfaces among other measures should be 
incorporated to help manage runoff and establish 
interactive and educational features. New trees 
should be added to contribute to the urban forest 
and provide environmental, social, cultural and 
economic benefits. Green and natural elements 
contribute to welcoming community spaces, promote 
active recreation, foster physical and mental health, 
and help to offset the effects of climate change. 
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6.1 Overview 
Sections 6 and 7 present the recommendations that 
comprise a land use and urban design framework 
for the Bethune Street study area. Section 6 
establishes the broad structure for the evolution of 
the area in terms of land uses, heights and setbacks. 
Section 7 presents urban design standards that 
provide a further level of detail in the recommended 
characteristics of built form and the relationship 
between public and private realms. Together, these 
recommendations will guide change in the area 
over time and work to realize the vision and guiding 
principles detailed in Section 5. 

Bethune Street presents a distinct opportunity. Its 
location in the Central Area makes it appropriate 
for intensification. Large developable parcels 
improve the potential of the area for redevelopment. 
Substantial public investment in the right-of-way 
may serve as a catalyst for private sector investment 
through redevelopment. The planning and 
design framework needs to make the most of this 
opportunity in a way that meets the overall planning 
objectives established through the vision and guiding 
principles. To do so, the framework needs to address 
some key questions: 

•	 What does context-sensitive intensification 
look like in the Bethune Street context? 

•	 What set of compatible uses are appropriate 
for the area? 

•	 How can new built form have a positive 
relationship with the street? 

Context-Sensitive Intensification 

Appropriate intensification in the Bethune Street 
context is largely determined by two factors: 1) its 
location within the hierarchy of Central Area places; 
and 2) the need for new buildings to transition to 
other new and existing buildings, as well as the 
street. 

The context along Bethune Street changes as you 
move from one segment to another. For much of its 
length it forms the border between the Commercial 

Core to the east and the Transitional Use Area to 
the west and south. This pattern is reflected in the 
location of existing low density residential uses 
predominantly towards the ends of the corridor and 
on the west side of the street. The recommended 
planning and design framework follows this pattern, 
allowing the highest built form toward the centre of 
the corridor and predominantly on the east side of 
the street, as well as in the Industrial Conversion 
Area at the corridor’s south end. Permitted heights 
along the west side of the street are lower, allowing a 
transition to the low density residential properties to 
the west. 

In addition to responding to the context of the 
broader hierarchy of the Central Area, new buildings 
will also be required to be sensitive to the immediate 
context of neighbouring properties and the public 
street. Height limits, setbacks, stepbacks and other 
standards shape the massing of new buildings to 
ensure compatibility with existing built form and 
ensure appropriate levels of sun light and sky view 
for the public street. 

Compatible Uses 

Key considerations in determining the uses 
appropriate for the Bethune Street corridor include: 
1) compatibility – will some uses have a negative 
impact on others? what uses benefit from being 
mixed?; 2) character – how do uses contribute to 
the character of an area?; and 3) concentration v. 
dispersal – should some uses be concentrated in 
certain areas rather than dispersed over a broader 
area? 

The general approach taken by the planning and 
design framework is to allow as broad a range of 
compatible uses as possible given the character 
of the area in order to avoid limiting the scope for 
reinvestment. Following the pattern established 
for intensity of built form and responding to the 
character of Central Area places, the widest range 
of uses is permitted toward the centre of the corridor 
and the east side of the street, as well as in the 
Industrial Conversion Area. Most of the west side of 
the street and the northern and southern extremities 
have a narrower range of uses, focused primarily 

6.0 Recommendations: Planning Framework 
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on residential. Retail uses are permitted toward 
the centre of the corridor to focus retail activity 
in proximity to the existing concentration along 
Charlotte Street. 

Fostering a Positive Relationship with the Street 

The last of the central preoccupations of the planning 
and design framework is how new built form can 
have a positive relationship with the street. This issue 
is particularly important given the public investment 
in the right-of-way. Development on private property 
also has an important part to play in creating a great 
street. 

The role of built form massing in providing an 
appropriate transition to the street through setbacks, 
stepbacks and height limits is discussed above. The 
planning and design framework provides additional 
guidance on achieving a positive relationship 
between the street and private property, including: 
establishing a continuous street wall to consistently 
frame the street; ensuring grade animation through 
ground floor uses; using setbacks to functionally 
expand the public realm; locating parking away 
from the street; and reducing curb cuts related to 
driveways and access points. 

6.2 Character Areas 
For the purposes clarifying how the direction 
provided by the planning and design framework 
will manifest itself along different portions of the 
corridor, six character areas have been identified. 
In each character area, the potential of private and 
public property is discussed in the context of the 
proposed street redesign to describe a whole urban 
environment. 

Character Area A – Dublin Street to McDonnel 
Street 

At the north end of the study area, Character Area A 
falls outside the Central Area boundary and within 
a Low Density Residential designation. As such, it 
is not anticipated to undergo significant change or 
intensification. Changes in built form may occur over 
time but will generally reflect current zoning and 

the context established by neighbouring buildings. 
Although the potential for change on private 
property is limited compared to other portions of 
Bethune Street, improvements to the street promise 
to transform the public realm into a forest-like 
environment with tree plantings, small community 
gathering spots and an improved connection to the 
Rotary Greenway Trail Link. 

Character Area B – McDonnel Street to Hunter 
Street 

Character Area B lies within the Jackson Creek 
Flood Plain. Subject to flood plain development 
criteria which may restrict redevelopment potential, 
the framework allows intensification of this area with 
height limits of 4 and 5 storeys on the west and east 
sides of the street respectively. The areas on the west 
side of the street currently featuring residential will 
continue to do so. In other areas, it is envisaged that 
uses will shift from ones requiring extensive driveway 
access on Bethune Street to more intense residential 
and commercial uses. The City may consider 
acquiring properties on the south bank of the creek 
to convert to parkland and complement the improved 
street. Any new development that occurs adjacent to 
the Creek will be encouraged to develop a positive 
relationship to this natural feature and consider the 
inclusion of publicly accessible paths along the bank. 

In the public realm, the forest-like street treatment 
continues from the north to Murray Street where 
it transitions into a heritage walk that connects to 
historic resources in the area like Hutchison House, 
as well as celebrating the role of Jackson Creek in 
the early industrial development of Peterborough. 
A stretching and fitness area marks the street’s 
connection to the Trans Canada Trail. 

Character Area C – Hunter Street to Charlotte 
Street 

As the centre of corridor, Character Area C features 
the broadest range of uses and the greatest potential 
for intensification. A height limit of 5 storeys applies 
to both sides of the street. The size of redevelopment 
sites and the reduced need to transition to lower 
density built form further increase the potential for 
intensification. Within this intensified environment, 
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a wide range of uses, including residential, office 
commercial and retail, are permitted. 

All along the corridor, new developments are required 
to create ground floor uses with an animating 
relationship with the street. This relationship will be 
especially important in this character area, as the 
redesign of the street creates lively public spaces, 
including the functional expansion of Simcoe and 
Bethune Park into the right-of-way and a public plaza 
north of Charlotte Street. Retail uses with patios and 
other features that foster a close connection to the 
public street are particularly encouraged. 

Character Area D – Charlotte Street to Sherbrooke 
Street 

The intensity and activity of Character Area C 
continues south of Charlotte Street into Character 
Area D. 

This is particularly true along the east side of the 
street which features 5-storey heights and a mix 
of uses. On the west side of the street, building 
heights are reduced to 4 storeys to allow appropriate 
transitions to surrounding low density built form and 
uses are predominantly residential. In Character Area 
D, the public realm serves as the canvas for an art 
walk, with a mix of temporary and permanent works 
including wall and sidewalk murals and sculptures. 
As throughout the corridor, street furniture, gathering 
spots and outdoor event venues encourage the use 
of the street as a community space. 

Character Area E – Sherbrooke Street to Wolfe 
Street 

Transitioning from the core to the periphery of the 
corridor, intensity and variety of uses decrease 
in Character Area E. Height limits reflect patterns 
established elsewhere along the corridor, with a 
5-storey height limit on the east side and 4-storey 
height limit on the west side. Residential uses 
predominate. 

The public realm treatment is organized along the 
theme of a garden walk. Community gardens plots 
allow neighbours from the surrounding area to shape 

the public realm for their use, growing flowers and 
vegetables. The street design allows Stewart Street 
Park to spill into the right-of-way, connecting these 
two important public places: park and street. 

Character Area F – Wolfe Street to Townsend 
Street 

Character Area F breaks the overall pattern displayed 
throughout the rest of the corridor of concentrating 
intensity and variety of uses toward the core area 
around Charlotte Street. As an Industrial Conversion 
Area with large redevelopment sites located in 
proximity to a potential future GO Transit station, the 
opportunities presented by Character Area F require 
a different kind of response. 

The planning framework provides the flexibility for 
this character area to evolve into a higher density, 
mixed use environment to respond to opportunities 
as a direction for this part of the Central Area 
emerges. The public right-of-way will be dedicated 
to the creation of a Gateway Park which announces 
Bethune Street as a reinvented street and public 
space and connects to bike trails to the south. 
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6.3 Land Use 
Figure 4 shows recommended land use areas. A 
description of each land use category is described 
below. 

Residential 1 – The portion of Bethune Street 
between Dublin and McDonnel Streets is currently 
designated Low Density Residential. This area is 
not envisaged to undergo any significant change in 
uses. The Low Density Residential designation will 
continue to apply to this area. 

Residential 2 – These areas are predominantly 
designated Transitional Uses at present. While 
indicating that these areas are largely residential, the 
designation recognizes that uses that are compatible 
with low density residential, such as small scale 
office and studio uses and home-based business 
activity, should be permitted. This policy direction 
should be continued, recognizing that these areas 
provide a transition in intensity of uses from other 
Central Area sub-areas, such as the Central Core, to 
more uniformly residential areas to the west. 

Mixed Use 1 – Except for residential uses on 
Fleming Place, north of Hunter Street, these 
properties are currently used for a variety of 
commercial uses, ranging from automotive parts 
and services to facilities for youth-oriented non-profit 
groups. While residential and commercial uses are 
included in the mix of recommended uses, in order to 
concentrate retail to the south and east, retail is not 
recommended for this area. Uses requiring extensive 
driveway access to Bethune Street should be phased 
out over time.  

Potential for New Public Parks 

All properties in Mixed Use Area 1 are located 
in the Jackson Creek Flood Plain. City of 
Peterborough Official Plan policies establish 
criteria for development in this area focused 
on preventing possible harm to people 
and buildings. These criteria may present 
challenges to the redevelopment of these 
sites. It is recommended that the City consider 
acquiring key sites along Jackson Creek for 

public park purposes. The Benson Auto Parts 
property in particular would allow an improved 
linkage between the Trans Canada Trail and 
the proposed walking and cycling priority route 
running south along Bethune Street. 

Mixed Use 2 – A variety of uses in keeping with 
those found throughout the Commercial Core 
– residential, office commercial, and retail – is 
recommended for these areas. Along this portion 
of Bethune Street in particular, it is important that 
built form relate to and animate the street. Retail 
is encouraged but not required as a grade-related 
use that can contribute to the vitality of the area and 
activity on the street adjacent to the proposed plaza 
and art walk located north and south of Charlotte 
Street. Where ground floor retail uses are not part 
of the initial redevelopment, consideration should 
be given to creating ground floor spaces that have 
the flexibility to change to other uses as the street 
evolves. 

Mixed Use 3 – These areas, located at the south 
of the study area, feature large underutilized sites, 
including a vacant surface parking lot occupying 
a whole city block. Although located away from 
the greatest intensity of built form and variety of 
uses along the Bethune Street corridor centred 
on areas north and south of Charlotte Street, the 
size of redevelopment sites, their designation as 
Industrial Conversion Area, and the potential future 
development of a GO Transit terminal to the south 
of this area, have led to a recommendation of a mix 
of uses, including residential, office commercial and 
retail. 
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6.4 Heights 
Figure 5 shows recommended maximum heights. 
A description of each height category is described 
below. Maximum heights are only one element 
determining the massing of buildings. The urban 
design standards detailed in Section 7 provide 
further guidance on building location and massing to 
ensure new built form is context-sensitive and relates 
positively to the street. 

Low Rise As discussed above, this area is currently 
designated Low Density Residential and is not 
envisaged to undergo a significant change in built 
form. New developments should reflect the context 
established by existing built form in terms of scale, 
massing and articulation. 

Mid Rise (4-storey) – The east side of Bethune 
Street is the part of the corridor that abuts low 
density residential uses in surrounding Transitional 
Uses Areas. Adjacent houses along Stewart Street 
generally do not exceed two and a half storeys. 
A four-storey height limit is recommended for this 
portion of the Bethune Street corridor as a way of 
providing some scope for intensification, which when 
combined with rear and side setbacks, stepbacks 
and angular plane provisions will create appropriate 
transitions to neighbouring built form. 

Mid Rise (5-storey) – As the west side of Bethune 
Street transitions to the higher built form present 
in the Commercial Core, there is increased scope 
for intensification. A five-storey height limit is 
recommended for this portion of the Bethune 
Street corridor. The same provisions regarding rear 
and side setbacks, stepbacks and angular planes 
are in place to ensure appropriate transitions to 
neighbouring built form. 

 – 
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6.5 Setbacks 
In determining appropriate setbacks (the distance 
between a building and the property line) a number 
of factors come into play. A major objective for the 
planning and design framework is to create a positive 
relationship between buildings and the public street. 
For some uses, such as retail, a close relationship 
between ground floor uses and public spaces can be 
achieved by keeping setbacks to a minimum. There 
is also a desire for setbacks to serve as a functional 
expansion of the public realm by providing space, 
amenities like patios and commercial displays, and 
plantable area for the addition of extra landscaping 
and vegetation. Consistent setbacks also allow 
buildings to frame the street through a continuous 
street wall. 

Along the Bethune Street corridor, there is the 
complicating factor of existing above-ground hydro 
infrastructure. The requirement to provide four 
metres of clearance between hydro conductors and 
building faces is a limitation on locating buildings 
close to the street. From Townsend Street to Murray 
Street, the hydro poles run along the west side of 
the street requiring setbacks ranging from 1.3 to 5.4 
m from the property line. North of Murray Street the 
hydro poles switch to the east side of the street with 
required setbacks of up to 1.9 m. 

In this context, the recommended approach to 
setbacks is indicated in Figure 6. From Hunter 
Street to Sherbrooke Street and from Wolfe 
Street to Townsend Street, the relocation of hydro 
infrastructure, either underground or to a different 
location within the right-of-way is recommended. 
The relocation allows a consistent 2.0 m setback to 
be the norm along the street, with variation in other 
locations due to remaining hydro or a preference 
to align with existing built form. The 2.0 m setback 
strikes a balance between the desire to have 
buildings closely frame the street with the benefits of 
providing some space for the functional expansion of 
the public realm. 
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The purpose of the urban design standards is to 
detail design features and approaches that ensure 
new development fits appropriately within its context, 
reflects local character and contributes positively to 
the broader urban environment. 

While Section 6 focuses on the broad stroke 
planning issues of land use, heights and setbacks 
and the variation that applies to specific parts of the 
study area, the urban design standards outlined 
in this section provide performance requirements 
that are responsive to local context and therefore 
appropriate throughout the Bethune Street corridor. 
The standards define a consistent approach to 
realizing the design objectives for the study area, 
while also allowing for a diversity of expression. The 
anticipated result is a coherent and cohesive built 

environment which also promotes innovation in 
achieving architectural and design excellence. 

The standards make references to local and 
international precedents in order to better 
communicate desired objectives for the area. They 
address a range of issues including the massing 
of buildings, transitions between higher and lower 
elements, and the relationship of buildings to the 
public street. The standards should be considered in 
the context of the Streetscape Master Plan to ensure 
compatibility with the new Bethune Street public 
realm strategy. 

7.0 Recommendations: Urban Design Standards 

New development should be of the highest quality, and promote a mix of uses to support active, 
pedestrian-supportive activities. 
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7.1 Building Massing 
Building massing determines the shape of buildings 
and has a direct impact on the of space around 
them. Buildings along Bethune Street should be 
positioned to frame the public realm and adjacent 
side streets. Massing and other architectural 
design elements, such as setbacks, stepbacks, 
entrances, canopies, balconies, etc., should be 
used to reinforce each building’s character and the 
relationship to its context. 

7.1.1 Building Setbacks 

Building setbacks from the property lines are 
designed to accommodate a variety of functions 
and create an assortment of spatial relationships 
including the proportions of the facing buildings and 
the public spaces in between. 

Buildings should be designed and oriented to frame adjacent 
open space. 
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Front Setbacks 

Buildings will have a general front setback of 2.0m 
along Bethune Street except where hydro restrictions 
or existing conditions dictate a deeper setback (See 
Figure 6 – Recommended Setbacks). 

It is expected that the lower floors of buildings will 
generally be built at the setback lines along Bethune 
Street to create a consistent built edge and clearly 
identifiable public realm and pedestrian zone 
along the blocks. In commercial areas, setbacks 
should accommodate publicly oriented activities 
such as outdoor cafes and sidewalk shopping. 
Residential setbacks that are less likely to encourage 
commercial uses, should allow for front yards and 
direct accesses to ground floor units. 

Front setbacks should enhance the streetscape and 
accommodate public amenities, such as open space, 
landscaping, pedestrian walkways, commercial uses and/ 
or main entrances.as open space, landscaping, pedestrian 
walkways, commercial uses and/or main entrances. 
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Lateral Setbacks 

In order to encourage a consistent street wall and a 
continuous public realm along the Bethune Street 
corridor, lateral setbacks between buildings will be 
1.2m throughout. 

Driveways are discouraged between lateral setbacks 
along Bethune Street as described on the Driveway, 
Parking and Service Entrances section on this 
document. 

It is expected that buildings should generally be 
built to the lateral setback line except for special 
conditions that require more distance between 
buildings. 

Rear Setbacks 

To create softer transitions between the rear of 
buildings and the centre of the blocks, minimum rear 
setbacks should be 12.5m and all building massing 
should fall below an angular plane of 45 degrees 
taken from the rear property line. 

Buildings do not have to be built to the minimum rear 
setback line. 

Rear setbacks should accommodate tree planting, 
landscaping and back yards whenever possible. 

Whenever a driveway is present or proposed, a 
landscaped buffer zone of 1.5m between the rear 
property line and the driveway will be required to 
provide a level of privacy to adjacent properties. 

7.1.2 Height Transitions 

The relationship of height between proposed and 
existing buildings is a fundamental condition required 
to minimize the impact that taller buildings might 
have on lower-rise structures. 

The height restrictions, setbacks and stepbacks 
covered in this document are intended to minimize 
the impact of adjacencies between different 
typologies and uses within and abutting the corridor. 

Rear setbacks promote separation and privacy from 
neighbouring properties. 

Height transitions minimize the impact that taller buildings 
might have on lower-rise structures. 
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7.1.3 Street Wall Buildings, Heights and  
Stepbacks 

Street wall buildings help frame and establish the 
height of the street. The height of the street wall 
varies with the character of the street. Stepbacks 
are designed to lessen the impact of the building’s 
façade on the public realm and adjacent lower-rise 
buildings. Street wall buildings will have a maximum 
height of 3 storeys or 11.2m  along the Bethune Street 
corridor between McDonnel Street and Townsend 
Street with a stepback of 3.0m for upper floors. 

Stepbacks apply to the fronts, sides and corners 
of all buildings so that the street wall height is 
maintained at 3 stories around building corners in 
the transition from Bethune Street to other east-west 
streets, and the impact of the building is lessened 
near adjacent existing low-rise residential buildings 
and internal blocks. 

Wherever whole or partial thru-block development 
takes place, the distance between backs of building 
façades facing each other should not be less than 
18.0m in order to create a landscaped courtyard 
space that allows for privacy between the buildings 
and separation from vehicular and pedestrian traffic, 
other amenities and activities. 

Stepbacks reduce the perceived mass of the building as 
it rises, allow for increased sun penetration at street level, 
enhance privacy, accommodate upper level terraces, and 
create transitions to surrounding low-rise residential areas. 
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7.1.4 Building Heights and Storeys 

Between Dublin Street and McDonnel Street, height 
limits should reflect current zoning and the context 
established by neighbouring buildings. 

Street wall buildings will have a maximum height of 
3 storeys or 11.2m along the Bethune Street corridor 
between McDonnel Street and Townsend Street with 
a stepback of 3.0m for upper floors. 

Above the third storey, the maximum building heights 
along most of the corridor will be 5 storeys or 17.2m 
with exceptions on the west side of Bethune Street 
– from McDonnel Street to Hunter Street West and 
from mid-block south of Charlotte Street to Wolfe 
Street – where Bethune Street will act as an east-west 
transition with maximum height of 4 storeys or 14.2m. 

It is imperative that buildings fit into the existing context and 
contribute positively to the character of the street. 
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7.2 Special Conditions 

7.2.1 Corners and Prominent Sites 

The buildings along Bethune Street play a critical 
urban design role in containing the open space of 
the continuous linear park environment envisaged 
in the Streetscape Master Plan. Buildings should 
have a high-level of design quality, with careful 
consideration of their relationship to the public realm 
and the adjacent residential buildings within the 
neighbourhood. 

There are two prominent locations for buildings 
within the site. The corner buildings at the 
intersection of Charlotte Street and Bethune 
Street, and the buildings between Wolfe Street and 
Townsend Street will serve as focal points for people 
travelling through the neighbourhood. They should 
achieve a high quality of design, and realise the role 
of neighbourhood landmarks through site placement, 
form, proportion and use of materials while 
maintaining the character of the neighbourhood’s 
industrial past. 

Buildings should be designed to reinforce their potential 
role as landmarks within the city through unique massing, as 
well as building projections, recesses at grade, lower storey 
design and open space treatments. 

32 



City of Peterborough  Bethune Street Project   Land Use and Urban Design Study

7.2.2 Diversity in Design 

Promoting a renewed aesthetic through a variety of 
architectural designs and materials is encouraged 
as long as it is compatible with the local character of 
Bethune Street. 

Buildings with long frontages should reflect an 
image of variety and diversity through: the animated 
treatment of their façades; use of different materials; 
colouring and texture; different articulation of building 
faces; proportion and modulation of built-form; and 
variety in the design of similar elements between 
adjoining buildings, e.g. windows, porches and 
roofs. Where possible, there should be variation in 
the treatment of adjoining units. 

A variety of architectural designs are encouraged, but design 
should reinforce the continuity and character of the corridor. 
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7.2.3 Building Materials 

Building materials should enhance the design 
and aesthetics of each building. The utilization of 
local materials is encouraged to maintain a close 
association with Peterborough’s architectural 
character and urban fabric. 

Longevity and maintenance should also be 
considered when selecting materials. The use of 
brick, stone, metal and clear glass is encouraged 
while stucco, vinyl, plastics and coloured or tinted 
glass should be avoided on main façades. 

Materials enhance buildings, create an appropriate 
relationship with the existing urban 
fabric, and work with local climate conditions. 
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 7.2.4 Windows, Balconies, Terraces and 
Bay Windows 

Strong visual connections between buildings and 
the public realm can generate a healthier and safer 
community through an ‘eyes on the street’ strategy. 
Ground floor commercial spaces should have a 
considerable amount of transparency that allows 
for visual continuity in both directions. Residential 
buildings should provide enough openings towards 
the street without compromising their privacy. 

Windows, balconies, terraces and bay windows 
should be designed to be integral with the building 
façade, and form part of the articulation of the 
façade, rather than ‘add-ons’. 

They should be designed and articulated differently 
to express the varying architectural conditions and 
scales of street-wall buildings along Bethune Street. 

Balconies, terraces and bay windows along rear 
and lateral façades should be designed to minimize 
overlook and preserve neighbouring privacy. 

The use of windows, balconies, terraces and other elements 
to create design variations are encouraged. 
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7.2.5 Courtyards 

When block sizes allow for courtyards and open 
spaces, these should be designed to be attractive 
and welcoming outdoor places for the building’s 
residents to use. 

In courtyard situations, the buildings should contain 
residential units on the ground floor with gardens 
as the transition space between the units and the 
courtyard. Alternatively, building amenity areas could 
be located on the ground floor with access to the 
open space of the courtyards. 

All courtyards and open spaces described 
above should include extensive tree planting and 
landscaping to provide privacy between facing 
buildings and separation between green spaces and 
vehicles. 

Courtyards should include extensive tree planting and 
landscaping. 
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7.2.6 Commercial Ground Floors 

In areas where commercial uses are allowed, the 
ground floor should be kept at the same level as the 
pedestrian public realm outside. A high floor to floor 
height dimension of at least 4.0 m is encouraged. 
The façades should have a high level of transparency 
and interest, with as many entrances as possible 
along the frontage. 

Buildings should also consider visual interest, 
pedestrian amenity and weather protection through 
canopies and other similar treatments. The treatment 
of the ground floor should reflect the public nature 
of the uses within, and should be differentiated from 
the residential floors above, through use of materials, 
textures and proportions, and could be further 
reinforced with an expression line. 

Ground floor commercial retail should contribute to an urban, 
pedestrian focused public realm. 
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7.2.7 Residential Ground Floors 

Ground floors of residential buildings should be 
designed with building entrances, lobbies and 
amenity areas facing Bethune Street with a publicly 
accessible front yard. Alternatively, they could have 
the lower floors of residential units opening out to a 
garden in the front yard. In either case, the building’s 
uses and façades on the ground floor, and the front 
yard treatment, should be friendly and welcoming. 

Buildings with residential uses on the ground floor 
facing the street should be designed to maximise the 
number of front doors leading to gardens in the front 
yard setback area. This will provide opportunities for 
animation and interaction between the residents in 
each block. In addition, these buildings should be 
located at the front setback line and not further back 
from the public realm. 

Ground floor residential units should be oriented to address 
the street with front doors and porches clearly visible from the 
public realm. 
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7.2.8 Front Porches and Canopies 

Canopies provide protection from the weather, 
enhance the pedestrian scale and quality of the 
public realm. Where retail is allowed, canopies are 
encouraged along building fronts so that retail-
related activities could occur under the canopies and 
extend out towards the public realm. 

Residential units could have well designed and 
generous front porches at the ground floor leading 
out to the front yard that encourage residents to 
be outside, allowing for eyes on the street. These 
porches should be located in the front setback zone 
to increase interaction between the residents and the 
public realm. 

7.2.9 Blank Side/End Walls 

Blank wall façades should be avoided. 

Front façades should be animated and diverse as 
described above. 

Dual façades are encouraged on corner lots to 
address both streets. 

Façades along lateral setbacks should be as 
animated as possible but designed to keep the 
number of openings to a minimum in order to avoid 
overlook and preserve neighbouring privacy. Large 
openings or projections such as balconies, terraces 
and bay windows should be avoided along lateral 
setbacks. 

Building projections are encouraged as transitional elements 
that provide access, amenity space and weather protection. 
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7.2.10 Sustainable Design 

A sustainable design approach is crucial to 
minimizing negative environmental impacts. 
Sustainable methods and technologies should be 
a fundamental component linked to the design of 
buildings along the Bethune Street corridor. 

The re-use and re-adaptation of existing buildings, 
use of local, recycled and recyclable materials, 
water and energy efficient technologies, waste-water 
reduction, stormwater runoff management, as well 
as green roofs and urban heat island effect reduction 
strategies should be considered. 

Mixed-use buildings should provide design flexibility 
to accommodate different uses over their lifespans. 

7.2.11 Accessible Design 

Accessibility features in the overall design of 
buildings is essential to promoting the integration 
of the public and private spaces along the Bethune 
Street corridor. Wherever possible, the principles of 
universal design should be incorporated into new 
and existing buildings. 

Publicly accessed buildings should minimize all 
changes in grade at the main entrances of the 
building as well as provide continuous and smooth 
surfaces that are safe and accessible. 

Sustainable methods and technologies should be a 
fundamental component linked to the design of buildings. 

Buildings should be safe and accessible to people of all ages 
and abilities. 
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 7.3 Access, Entrances, 
Parking 

7.3.1 Pedestrian Entrances 

Pedestrian entrances to commercial units, residential 
buildings and single-unit houses should be located 
along each building’s Bethune Street frontage to 
increase animation along the length of the public 
realm. 

Pedestrian entrances should provide weather protection 
through awnings, recessed entries, front porches, porticos 
and/or verandas. 
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7.3.2 Driveways, Garages and Service 
Entrances 

As part of the general vision for the Bethune Street 
corridor, all existing driveways, garages and service 
access points will be gradually phased out as 
redevelopment proceeds. 

Driveways and entrances to parking areas, service 
and loading bays should be located away from 
Bethune Street in order to maintain the public realm’s 
focus on pedestrians, cyclists and other forms of 
active transportation. 

Whenever possible, areas along and around 
driveways and parking/loading entrances within 
blocks and courtyards should be landscaped to have 
a pedestrian friendly, park-like character. 

Driveways should be paved with an impervious 
surface of asphalt or concrete to minimize the 
potential for ground infiltration of harmful materials. 
However, the use of decorative paving such as 
stamped concrete is encouraged over asphalt. 

Rear driveways provide access to parking and loading 
functions away from the public street. 
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7.3.3 Parking 

All existing parking and garages between the 
buildings and streets will be gradually phased out as 
redevelopment proceeds. Parking and garages will 
not be permitted along front façades and between 
new buildings and streets. 

Whenever possible, parking for commercial and 
apartment buildings should be located underground 
and directly underneath a building’s footprint to 
maximize areas for landscaping on the ground floor. 

The location of parking ramp accesses should be at 
the rear of buildings and be screened so that they 
minimize their impact on the interior of the block. If 
possible, ramps should also be located within the 
footprint of buildings. 

Pedestrian entrances for public parking structures 
should be located adjacent to main building 
entrances, public streets or other highly visible 
locations. 

Parking for residential row-houses or small buildings 
should be underground or at individual on-grade 
garages located at the rear of the properties or at 
group parking garage areas at the interior of the 
blocks. Large areas of uninterrupted surface parking 
should be avoided. 

Inner-block surface parking areas should be designed and 
landscaped to minimize their visual impact. 
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7.3.4 Loading Docks and Service Bays 

Access to servicing and loading areas should always 
be provided away from Bethune Street. 

The location of service and loading bays should be 
integrated within the building’s footprint at the rear of 
buildings and screened so that they minimize their 
impact on the interior of the block. 

Shared access with parking facilities is encouraged 
to minimize curb cuts. 

7.3.5 Above Ground Parking Structures 

Above ground parking structures will be expected 
to meet the same performance standards for mid-
rise buildings as described in these guidelines. 
They should be designed to provide attractive, 
animated façades that contribute to the quality of 
the public realm with active at-grade building uses 
that contribute to the streetscape and enhance 
pedestrian safety. The ground floor height should be 
a minimum of 4.0 metres floor to floor. 

Vehicular access to parking structures should be 
located away from Bethune Street. 

At least one pedestrian entrance should be located 
along Bethune Street. 

Parking garages that face onto the public realm should be 
designed to integrate into the surrounding streetscape with 
activities and uses at grade. 

Service areas should be screened with landscape to minimize 
their impact on adjacent uses. 
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7.4 Cultural Heritage 
It is of great importance to recognize and celebrate 
Bethune Street’s industrial past. To achieve this, 
a heritage legacy and public art strategy should 
be implemented which incorporates heritage and 
historic interpretations as part of redevelopment. 

7.4.1 Retaining Built Heritage Structures or 
Features 

Efforts should be made to retain and incorporate 
heritage structures into new developments, through 
adaptive re-use. Whenever adaptive re-use is not 
possible, there should be opportunities to provide 
commemoration and interpretation of the past 
through ‘tracing’ of built forms, paving patterns or 
other public art features. 

The area’s rich heritage and historic past should be used as 
inspiration to determine appropriate mass, scale, rhythm, and 
materials. 

New buildings should be sympathetic to existing buildings, 
while encouraging modern, creative architecture. 
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7.4.2 Materials, Heritage and Context 

Working within a historic context is not a constraint 
but an opportunity. Where new development is 
proposed near or within a property deemed to have 
heritage value, careful consideration is required to 
ensure built form is compatible with the character of 
the area. 

New buildings near or within a property deemed 
to have heritage value should be mindful and 
complementary to the existing heritage buildings but, 
at the same time, unique and distinguishable. They 
should be context-sensitive and have compatible 
massing, scale, height, and building components 
without compromising their own individual design 
qualities. 

The use of materials that match or enhance the original 
structure and character of a heritage building are encouraged. 
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 7.5 Jackson Creek Flood 
Plain 

The new Bethune Street public realm strategy offers 
an excellent opportunity to reclaim, reconnect and 
take advantage of the natural settings associated 
with Jackson Creek and the surrounding trail 
systems. 

Special consideration should be placed on properties 
within the flood plain where new development will 
need to follow the criteria established by the Official 
Plan and applicable guidance in the Otonabee 
Regional Conservation Authority’s Watershed 
Planning and Regulations Policy Manual. 

Buildings abutting Jackson Creek and other 
trail systems, should take advantage of their 
natural setting by establishing visual and physical 
connections that utilize inherent landscape and 
design elements such as local construction materials 
and native plants that are compatible with these 
surrounding natural settings. Ground floors should 
promote opportunities for outdoor passive and 
active uses, encourage pedestrian circulation and, 
whenever possible, enhance public access to 
Jackson Creek and the surrounding trail systems. 

New buildings within the flood plain should take advantage 
of their natural surroundings but follow the guidelines 
established by local flood plain development policies. 
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8.0 Demonstrations 

The implications of the planning and design 
framework, and particularly the urban design 
standards, are best understood when applied to 
a specific context. To further understand these 
implications, a number of demonstrations have 
been prepared to illustrate the application of the 
planning and design framework to a set of local 
site conditions. The demonstrations are prepared 
for illustrative purposes only. They represent 
how the framework can be interpreted given the 
characteristics of a site. 
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The recommendations included in this study need 
to be incorporated into the City of Peterborough’s 
planning policy framework so they can be 
implemented and enforced. Below is general 
discussion of implementation tools and approaches. 

9.1 Official Plan 
Amendment 
The recommended planning and design framework 
presented in this study conforms with existing Official 
Plan policies and provides a further level of detail on 
the implementation of these policies in the Bethune 
Street context. (A minor exception is that there are a 
number of policies that call for continuity with existing 
buildings of facades and heights. The proposed 
planning framework allows increased heights with 
the important caveat of appropriate transitions to 
surrounding built form). There are a number of ways 
the recommendations might be incorporated into the 
Official Plan: 

•	 Although current Official Plan policies and 
the recommendations align, Central Area 
policies might be revised to give added 
weight to the recommendations’ key features, 
for example, an emphasis on context-
sensitive development, increased heights 
with appropriate transitions to surrounding 
built form, or the integration of development 
on private property with a redeveloped and 
re-energized public right-of-way. 

•	 The Bethune Street Corridor could be 
identified as a sub-area within the Central 
Area section with its own corresponding 
policies, or policies for existing sub-areas 
could be revised to highlight the policy 
direction for Bethune Street. 

•	 The recommendations could be the basis 
for a secondary plan for the Bethune Street 
corridor or could be reflected in future 
secondary plans with a broader geography 
that may be prepared for areas that include 
parts of the corridor, for example the 
Commercial Core or neighbourhood plans for 
Transitional Uses areas. 

Regardless of changes to the policies of the Official 
Plan itself, it is recommended that the Urban Design 
Standards included in this study be endorsed by 
City Council as guidance in the interpretation of 
Official Plan policies. This approach does not give 
the recommendations as great a force as if they 
were Official Plan policies themselves, but provides a 
greater flexibility in their interpretation. The land use 
and urban design standards would provide guidance 
in considering development applications that require 
zoning by-law amendments or site plan control. 

9.2 Zoning By-law 
Amendment 
Both the Central Area Master Plan (Strategy 1) 
and the Official Plan  (2.3.2 (g)) indicate that the 
development, redevelopment and rehabilitation 
of the Central Area should be encouraged by pre-
zoning land to permit the full range and density 
of uses contemplated for various areas. The 
recommendations included in this study provide 
clear direction on the evolution of the Bethune Street 
corridor. The City should consider incorporating this 
direction into the Zoning By-law, either through the 
use of existing zones or through the creation of a 
number of Special District Zones. The advantage 
of creating Bethune Street-specific Special District 
Zones is that the specifics of the recommendations 
in terms of uses, heights, setbacks and transition 
requirements could be clearly established. 

There may be some areas along the Bethune Street 
corridor where rezoning may not be appropriate. 
Leaving current zoning in place would allow existing 
uses to continue and permit as-of-right alterations 
within the existing framework. At the point where a 
zoning by-law amendment was requested, the re-
zoning would need to conform with the Official Plan 
and the land use designations and policies contained 
within. An example of where this approach might be 
appropriate is concerning industrial uses currently 
present along the street, but not envisaged in the 
new planning framework. 

9.0 Implementation 
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9.3 Block Plan Requirement 
The scope of potential redevelopment along the 
Bethune Street corridor ranges from small-scale 
infill development to the redevelopment of whole or 
partial blocks. For larger scale projects that present a 
departure in how new built form relates to existing or 
other planned built form within the block (for example 
the introduction of an interior circulation network or 
a common laneway), it would be appropriate for the 
City to request the proponent submit a block plan in 
support of their development application as part of a 
zoning by-law amendment or site plan control. 

The block plan is useful because it shows how 
the built form on the block will work together to 
form a coherent and unified built environment. In 
circumstances where a number of development 
applications are forthcoming within the same block, 
it may be useful for the City to require proponents 
to submit a joint block plan. The block plan would 
demonstrate the relationship between adjacent 
development proposals submitted by separate 
proponents, including a consistent approach to 
walkways, open space, building mass, heights, 
setbacks, parking and loading. 

9.4 Collaboration with 
Private Land Owners 
Healthy vibrant streets are created when there is 
a lively interplay between the public right-of-way 
and adjacent properties. The City should work 
to establish and maintain connections with local 
landowners, residents’ groups, businesses and non-
profit organizations in the Bethune Street corridor to 
identify how this interplay can be best fostered. There 
are many examples of potential collaboration: 

•	 Youth Unlimited, a non-profit organization, 
runs programming for youth in its building 
at the corner of Bethune and Brock Streets. 
There is potential to develop their gravel 
parking lot into outdoor space programmed 
for youth connected into the new street 
design; 

•	 Future businesses might consider outdoor 
animating uses like patios or commercial 
displays. There is potential for some of these 
uses to spill into spaces in the public right-of-
way; 

•	 While the Citi Centre apartments are unlikely 
to be redeveloped in the near future, 
the landscaping around their buildings 
could evolve to create a complementary 
relationship with the right-of-way. 

9.5 Consider Property 
Acquisition 
The planning framework identifies several sites 
adjacent to Jackson Creek which would make an 
appropriate addition to the parks and natural heritage 
system. At present, these sites feature an auto parts 
wholesaler and gravel parking lots. The presence of 
the Jackson Creek flood plain adds requirements to 
the redevelopment of these sites which may reduce 
the feasibility of redevelopment. The City should 
consider acquiring these sites to be converted to 
parkland. Parks at this location would allow for 
beautification and greater access to Jackson Creek, 
the enhancement of the Trans Canada Trail’s link to 
the new cycling facilities along Bethune Street, and 
an expansion of the public uses in the redesigned 
right-of-way. 

9.6 Further Heritage 
Analysis 
The Bethune Street study area is home to a 
number of heritage resources and cultural heritage 
landscapes that are an important part of the story of 
Peterborough’s industrial and transportation past. 
Further analysis of the heritage of the area is required 
toward a number of ends: 

•	 The Jackson Creek Diversion Draft Heritage 
Inventory (September 2016) included 
the findings of a preliminary assessment 
of heritage resources along the corridor 
and vicinity. Further analysis is required 
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to complete the assessment to determine 
which properties should be advanced for 
designation. 

•	 Regardless of the decision to advance the 
designation of specific heritage resources, 
the cultural heritage of the area should be 
celebrated. The redesign of the right-of-way 
offers an opportunity to reveal the layers of 
Peterborough’s history present in the area. 
The City should consider the development of 
a cultural heritage strategy to identify those 
layers and recommend approaches to their 
commemoration through the street redesign, 
public art, and other interpretive approaches. 
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10.0 Conclusion 

The recommendations contained in this report 
provide the basis for a new planning and design 
framework for the Bethune Street corridor. They are 
based on a review of provincial plans and policies 
and the policies of the Official Plan, an analysis of 
existing conditions and consultations with the public 
and stakeholders. The framework clarifies a direction 
for the evolution of properties along the corridor, 
which, when read in conjunction with the Streetscape 
Master Plan, advances a vision of Bethune Street 
as a safe, attractive, accessible urban place and a 
welcoming environment for pedestrians and cyclists. 

For this framework to be put in place, City Council 
will be required to endorse the recommendations of 
this report and pass Official Plan and Zoning By-law 
amendments that implement its key components. 
Council may also consider other implementation 
approaches, including land acquisition, collaboration 
with local landowners and further heritage analysis. 

The planning and design framework has been 
the subject of significant public and stakeholder 
consultation. Through the public process associated 
with Official Plan and Zoning By-law amendments 
and the deliberations of Council, the public 
conversation about the evolution of the Bethune 
Street Corridor will continue and a future direction for 
the area will be finalized and enabled. 
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