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1. Introduction 

1.1 Background 

239 Albert Inc. attended a Pre-submission Consultation meeting with the City of Waterloo 

regarding a Site Plan Application for the properties municipally addressed as 229-249 

Albert Street. An Urban Design Brief was identified as a submission requirement for 

complete Site Plan application. GSP Group Inc. has been retained by 239 Albert Inc. to 

prepare the Urban Design Brief in support of the Site Plan Application for 239 Albert Street 

in the City of Waterloo (the “Subject Property / Site”).  

 

1.2 Purpose and Scope 

This Urban Design Brief is intended to provide an overview of the urban design principles 

that will guide the detailed design of the Subject Property to ensure that development is 

compatible with its context and meets the policy objectives of the City of Waterloo. 

 

This Brief discusses: 

 

• The Site’s surrounding context; 

• Details of the Proposed Development in terms of Urban Design; and 

• Applicable Urban Design policy context, including discussion of how the Proposed 

Development conforms to the applicable Urban Design policies and guidelines.  

 

This Brief refers to several documents and drawings prepared by others as part of the 

Complete Site Plan Application, including: 

 

• Site Plan prepared by PG Design Studio Inc. (September 11, 2018); 

• Building Elevations prepared by PG Design Studio Inc. (September 11, 2018); 

• Renderings prepared by PG Design Studio Inc. (September 11, 2018);  

• Floor Plans prepared by PG Design Studio Inc. (September 11, 2018); 

• Existing Conditions Plan prepared by MTE (June 25, 2018); 

• Vegetation Management Plan prepared by GSP Group (July 11, 2018); and 

• Landscape Plan prepared by GSP Group (September 12, 2018).  
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2. Spatial and Contextual Assessment 

2.1 Location and Existing Conditions 

The Site is located on Albert Street, near University Avenue in the City of Waterloo. The 

Site is 0.34 hectares in area and has approximately 85 metres of frontage on Albert Street. 

 

The Site is currently occupied by five 1 and 2-storey residential houses. These properties 

were originally single detached dwellings that over time transitioned to a student rental 

focus. Some of these homes were expanded and modified over time. Parking is currently 

provided on driveways and garages on each of these houses. 

 

The Site includes several mature deciduous and coniferous trees which are primarily located 

along the south portion and perimeter of the property. The remainder of the Site is grassed, 

given the front and back yards of the existing residential buildings on Site (see Figure 1). 

 

 

  

Figure 1 Aerial view of the Site looking south 
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2.2 Community Context 

The Site is located within the Northdale Neighbourhood in the City of Waterloo. Northdale 

is bounded by University Avenue, Columbia Street, King Street and Phillip Street.  

 

The neighbourhood is in proximity to major institutions, including the University of 

Waterloo and Wilfrid Laurier University and destinations such as Waterloo Park and 

Uptown Waterloo. Northdale has become a popular location for student accommodations 

and has been an area in transition for many years, changing gradually as single detached 

dwellings have been adapted to student rental accommodations. The general trend of lot 

consolidation for larger scale redevelopment for purpose-built student accommodations 

has occurred along most streets in the neighbourhood, including University Avenue, 

Sunview Street, Phillip Street and Hickory Street (See figure 2). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In 2012, the City of Waterloo completed a Land Use Study of the Northdale neighbourhood with 

input from various stakeholders and the public at large. The final Northdale Land Use and 

Community Improvement Plan Study defined a new vision and guiding principles for Northdale. 

Northdale is envisioned to transform from a neighbourhood comprised primarily of low density 

student housing to a higher density neighbourhood with a mix of unit types, demographic groups 

and land uses. Specifically, the Study identified that “By 2029, Northdale is revitalized and 

reurbanized into a diverse, vibrant and sustainable neighbourhood, integrated with educational, 

Figure 2 Context aerial 

University of Waterloo 

Wilfrid Laurier University 

Waterloo Park 
Uptown Waterloo 

Northdale 
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residential, commercial, cultural, heritage and recreational functions, and improved open space, 

pedestrian, cycling and transit networks.”  

 

The housing in the immediate area was developed around the same time as the existing houses 

on the Site and are of a similar scale, architectural style and orientation. Many of the surrounding 

single-detached homes have been converted to student rental accommodations. Each property 

has a private driveway and parking in either an attached or detached garage.  

The Site is well connected to the surrounding transportation network, including driving, transit, 

cycling and walking options. Albert Street is a major collector in the City’s Official Plan, meaning 

that it is designed to distribute movement of pedestrian, bicycle and vehicular traffic between 

Minor Collector Roads or major traffic generators and the Regional or City Arterial Road system. 

It carries two lanes of traffic in this location.    

Images Nearby recent developments in Northdale 

(Source: PG Design Studio) 
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3. Development Concept 

3.1 Vision and Objectives 

The Proposed Development will be a 12 storey mixed use building containing 193 

residential units and 74 square metres of commercial space in one ground floor unit (See 

Figures 3 and 4). 

 

The objectives for the Proposed Development are: 

 

1. To create a cohesive, flexible development that provides a mix of one 

bedroom and one bedroom plus den units. 

 

2. To promote a mix of uses by providing a ground floor commercial unit 

 

3. To provide a high quality design throughout the Site 

 

4. To promote a well-integrated development that follows the intent of the 

Northdale Vision as set by the City of Waterloo 

 

5. To provide quality indoor and outdoor amenity spaces for residents 

 

6. To ensure safety by providing opportunities for natural surveillance 

throughout the Site 

 

7. To make a positive architectural contribution to the evolving Northdale 

neighbourhood 

 

3.2 Concept Overview 

The Proposed Development consists of a five-storey podium with two seven-storey tower 

portions above, with a landscaped amenity rooftop space between them. Parking is provided 

at ground level at the rear, almost completely covered by the building, and it is accessed 

through an entry driveway located in the middle of the podium. The Proposed Development 

follows the contemporary architectural style of other recent developments in Northdale, and 

supports the vision for the neighbourhood as a walkable, higher density complete 

community. 
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Figure 3 Rendered view of the Proposed Development looking north along Albert Street 

(Source: PG Design Studio, September 11, 2018) 
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Figure 4 Proposed Site Plan 

(Source: PG Design Studio, September 11, 2018) 
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3.3 Building Form 

 

The Proposed Development consists of a five-storey podium with two seven-storey tower 

portions above, and an amenity terrace between them. The majority of residential units are 

located in levels 2 and above within the podium and tower portions, and there is one 

commercial and one residential unit at ground level. By incorporating a podium and tower 

form with 3-metre step backs to the tower portions from the Albert Street podium edge of 

the building, the human scale is maintained at street level. Parking is accessed through a 

central driveway that continues under the podium portion of the building to the covered 

parking area behind, minimizing visual impacts from parking from the public realm (see 

Figure 5). 

 

 

 

 

  

Figure 5 Model view showing the podium and tower portions of the building 

(Source: PG Design Studio, September 11, 2018) 
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3.4 Building Articulation & Materials 

 

The Proposed Development is articulated with high contrast colour and material accents, 

projecting balconies, a clear cornice line to define the ground floor and step backs to the 

tower portions of the building above the podium. The Proposed Development uses a 

palette of durable building materials (including insulated metal wall panels, precast 

concrete, vision panels, spandrel glass) that are harmonious with the contemporary and 

modern style of surrounding development while still maintaining a distinct and 

contemporary identity (see Figure 6).  

 

Prominent and secure principal building entrances are situated along Albert Street, 

connecting directly to spacious lobbies that are designed to animate the ground level 

streetscape with a high degree of transparency along the front elevation.  A direct entry to 

the ground floor residential unit is provided. There are also a series of secondary building 

doors (exit only doors from stairwells, transformer room and to the mail room) along the 

street elevation. 

 

 

 

 

 

 

  

Figure 6 East elevation and colour/material palette 

(Source: PG Design Studio, September 11, 2018) 
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Figure 6 North, south and west elevations 

(Source: PG Design Studio, September 11, 2018) 
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3.5 Landscape Design 

The Vegetation Management Plan for the Proposed Development identified seven trees on 

the Site, six of which are required to be removed to facilitate the Proposed Development. 

Two of the trees to be removed are dead. The Vegetation Management Plan also identified 

six trees off-site on the adjacent property to the north. All trees identified off-site are to be 

preserved through tree preservation measures.   

 

Seven street trees are proposed to be planted along the boulevard on the Albert Street 

frontage. Walkways to building entrances and the bike parking areas are delineated in 

sandblasted concrete paving and  provide connections between the building entrances and 

the public sidewalk on Albert Street. Low level plantings are proposed along the landscape 

buffer along the west and south property boundaries. Trees are also proposed along the 

north, south and west property edges where space permits.  Native and drought tolerant 

species are proposed, as well as slope stabilizing and moist soil tolerant species along the 

rear (west) property boundary considering the grading and stormwater management. The 

rooftop amenity area will be landscaped with planter boxes, patio tables, Muskoka and 

reclining chairs, and a trellis structure to provide shade and weather protection (see Figures 

7a and 7b). 

  

Figure 7a Rooftop Amenity Area Landscape Plan (Source: GSP Group, September 12, 2018) 



 

Urban Design Brief   |   239 Albert Street    12 

GSP Group   |   September 2018 

  

Figure 7b Landscape Plan (Source: GSP Group, September 12, 2018) 
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3.6 Parking and Service Areas 

 

The Proposed Development accommodates parking entirely behind the building, away 

from the Albert Street frontage.  A total of 52 vehicle parking spaces (including 3 barrier-

free parking space and 10 visitor parking spaces) are provided.  Additionally, 34 outdoor 

and 16 indoor bicycle parking spaces are accommodated within the Proposed 

Development. 

 

Service areas are screened from Albert Street through building placement and are located 

internal to and generally at the rear of the building (mechanical room, garbage room and 

storage rooms). Move-in functions and waste removal will occur at scheduled times in the 

designated loading area (see Figure 8). 

 

3.7 Sustainability Features 

 

The Proposed Development includes a number of sustainable design features, such as: 

 

• Garbage Tri-sorters; 

• Interior and exterior bike racks; 

• Durable building and paving materials; 

• Recycled and local materials where possible; 

• Energy efficient heating and cooling system; 

• Low-E double glazed window units;  

• LED lighting; 

• Low-flow plumbing fixtures;  

• Appropriate ventilation systems to manage air quality; and 

• Rooftop amenity space. 
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Figure 8 Proposed floor plans 

(Source: PG Design Studio, September 11, 2018) 
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Figure 8 Proposed floor plans 

(Source: PG Design Studio, September 11, 2018) 
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4. Urban Design Policy Context 

4.1 City of Waterloo Official Plan 

Section 3.11 of the Official Plan pertains to Urban Design matters within the City of 

Waterloo. The following subsections detail the Urban Design policies that are applicable to 

the Proposed Development. 

 

General Urban Design Policies 

 

Intensification 

Policy Objective: to ensure integration and compatibility of new development to its context, 

based on good urban design 

 

The Proposed Development contributes to the evolution of the existing urban form in the 

area, with a compact, higher density built form of similar scale to newer developments in 

the Northdale neighbourhood. 

 

Character 

Policy Objective: To reinforce and maintain the architectural, visual and thematic integrity 

of structures, streetscapes, neighbourhoods and planned development by creating 

sensitive designs through the coordination of design elements. 

 

The existing character of the area is maintained and enhanced by the Proposed 

Development through high quality building articulation, finishes, landscaping and 

improvements along the public frontage of the Site that are cohesive and integrated with 

the surroundings along Albert Street and within the Northdale neighbourhood.  

 

Views and Vistas 

Policy Objective: Design that contributes to, protects or respects important views and 

vistas. 

 

The Proposed Development adds a high quality, contemporary building to the evolving 

skyline of the Northdale neighbourhood without affecting any significant views or vistas. 

 

Streetscapes 

Policy Objective: To promote a streetscape design that results in an attractive and 

coordinated character with emphasis given to green and complete streets, pedestrian 

friendly design, coordinated landscape and building design elements and features to 

animate the street. 
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The Proposed Development enhances the streetscape by providing active uses at grade 

along the Albert Street frontage, as well as street trees and landscaping. It contributes to 

increased safety through ground floor transparency and lighting. Parking is located 

towards the rear of the Site, covered by the Proposed Building, and has no visual impacts 

on the public streetscape. 

 

Existing Site Features 

Policy Objective: To identify opportunities to retain prominent site features and vegetation 

through sensitive or innovative design strategies and to protect adjacent features or 

vegetation through appropriate location and massing of buildings, grading and landscape. 

 

The Vegetation Management Plan identified 13 trees on the Site and on the adjacent 

property to the north. Two of the trees are dead. Of the remaining eleven trees, all six on 

the adjacent property are proposed to be preserved and protected through construction. 

The five on the Site are required to be removed, however the Landscape Plan proposes 

new trees be planted along the north, south and west property boundaries where space 

permits. Additional lower level plantings are proposed within the landscaped buffer along 

these property boundaries.  

 

Safety and Security 

Policy Objective: To promote safe, comfortable and accessible environments for all users 

with emphasis on pedestrians through the universal principles of CPTED and natural 

surveillance. 

 

The Proposed Development incorporates CPTED design principles by promoting natural 

surveillance of common spaces such as the roof terrace and the public street through a 

high degree of glazing, adequate outdoor lighting, highly visible entrances and clear 

pedestrian walkways. Access controls will form part of the detailed design, restricting 

access to private and semi-private areas with lock/fobs.  

 

Site Circulation 

Policy Objective: Design sites and buildings based on an efficient, safe and integrated 

circulation system with priority to pedestrian, non-vehicular and safe vehicular movements. 

Provide convenient, direct and safe pedestrian, barrier-free and cyclist access to 

entrances, amenity spaces and the public realm. 

 

Circulation throughout the Proposed Development is efficient, well-defined and gives 

priority to pedestrians by providing direct and adequate paths from the public sidewalk to 

the building entrances, bicycle parking areas and parking area. Having one consolidated 
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point of vehicular access reduces the potential collision points between pedestrian and 

vehicular movement. Barrier-free accesses is provided throughout. The bike storage room 

is in a prominent location and bicycle racks are proposed along the frontage in proximity to 

building entrances. 

 

Transit-Oriented Design 

Policy Objective: Design sites and buildings located along transit routes, and planned 

transit station areas, to promote transit use, pedestrian and cyclist accessibility, active and 

interesting streetscapes, human comfort and integrated site amenities.  

 

The Proposed Development is located within 800 metres of the University of Waterloo and 

Laurier/Waterloo Park ION Light Rail stations, and there are various local bus routes in 

proximity to the Site. As an infill mixed use development it is transit supportive because 

more people can work and utilize services within walking distance to frequent public 

transit. Providing a ground floor commercial unit within the development and orienting 

other active uses including the principal building entrances and amenity spaces at grade 

also promotes the concept of Transit Oriented Design. 

 

Universal Design 

Policy Objective: Promote the adaptation of transportation networks, buildings and lands 

used by the public to provide barrier-free access and principles of universal design to all 

citizens and to encourage the use of the International Symbol of Access.  

 

The Proposed Development conforms with all applicable accessibility guidelines and is 

located within walkable distance to a rapid transit station and local bus routes, providing 

transportation choices to users. Barrier-free access is provided in accordance with AODA 

and Ontario Building Code standards. 

 

Parking 

Policy Objective: Reduce the visual impact of parking and urban heat island effect of 

asphalt through efforts to “green” or soften the urban landscape. Parking areas shall be 

designed to provide convenient and direct pedestrian access to major pedestrian 

destinations.  

 

Parking within the Proposed Development is situated behind and covered by the building, 

minimizing its visual impact from the public realm along Albert Street. The heat island 

effect is reduced by it being covered by the podium portion of the building. 
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Site Servicing Areas 

Policy Objective: Design sites and buildings with convenient and safe truck access and 

turning movements. Locate or screen loading and storage areas away from public view 

and incorporate mitigation strategies to minimize impacts to surrounding uses. 

 

Site servicing areas within the Proposed Development are located to the rear of the Site, 

away from public views and are appropriately located for convenient and safe access and 

movements. 

 

Outdoor Lighting 

Policy Objective: All site lighting, when required, shall be designed to create safe outdoor 

environments and to minimize glare and impact to night sky, public view and surrounding 

properties.  

 

Lighting Plans to be reviewed through the Site Plan approval process will confirm that 

appropriate lighting levels are provided throughout all publicly accessible exterior areas of 

the Site and the parking area. Lighting will be focused on the ground level and activity 

spaces. The use of full cut off fixtures and location of fixtures will mitigate the potential for 

light trespass on adjacent properties in accordance with City standards. 

 

Signage 

Policy Objective: Design all site signage to complement and enhance the building and site 

design. Building signage shall be in scale with the building design and is not to overpower 

the building façade or obstruct architectural features.  

 

Signage within the Proposed Development will be of appropriate scale and complement 

the mixed use nature of the surrounding built form without obstructing architectural 

features or views. All signage will comply with the City’s Sign By-law. 

 

Compatible Development 

Policy Objective: Site and building design that complements and enhances the 

surrounding neighbourhood character and context through a variety of design strategies 

including building massing, facade design and landscape coordination. The design of sites 

and buildings shall also minimize adverse impacts to human comfort, and surrounding 

properties including outdoor lighting, noise, shadowing, wind and snow disposition through 

a variety of design strategies and performance standards.  

 

The Proposed Development fits within the surrounding neighbourhood by being a 

compatible use and providing a similar built form, with a five-storey podium and a 
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maximum height of twelve storeys. It enhances its surroundings through an articulated 

form with contemporary design and landscaping that enhances the Albert Street frontage. 

The Proposed Development satisfies the City’s shadow impact criteria (as detailed in 

Section 5 of this report). 

 

Human-Scale Development 

Policy Objective: Development that reinforces human scale dimensions and proportions 

through design.  

The Proposed Development is of human scale by incorporating a five-storey podium with 

a 3 metre step-back and two seven storey towers above. This form of development and 

the articulation of the facades with differentiation of materials helps reduce the visual bulk 

of the building. The ground floor is articulated with attractive materials and a regular 

rhythm of doors and windows. 

 

Building Design 

Policy Objective: Design architecturally well composed buildings that complements and 

enhances the surrounding neighbourhood character and context. Building design shall 

also contribute towards an attractive and coordinated streetscape character and towards a 

sense of place with opportunity for architectural innovation and expression through a 

variety of design techniques such as architectural features, building materials, colour and 

other design elements. Buildings shall be designed with prominent building entrances and 

include strategies to screen roof top equipment from public and residential views.  

 

The Proposed Building is designed to be attractive, fit within its context, and provide 

appropriate human scale at ground level, similar to the scale of other podiums along the 

Albert Street streetscape. Principal building entrances to the residential lobbies are 

located at grade along Albert Street. The building will complement the transitioning urban 

fabric of the Northdale neighbourhood in terms of massing and material palette. A high 

degree of glazing, balconies and terraces will further enhance the visual qualities of the 

building. 

 

Landscape Design 

Policy Objective: To design sites with a balanced distribution of hard and soft landscaping 

that contributes toward a coordinated and enhanced site design, streetscape character, 

create a sense of place, and an aesthetically pleasing comfortable pedestrian 

environment. Specific treatment may also be required to address a range of 

considerations such as screening objectives, landscape buffers to promote land use 

compatibility, the provision of large canopy trees to provide respite from the sun, 

streetscape character and opportunity for integrated amenity spaces and sustainable 

design.  
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Landscaping throughout the Proposed Development provides a balance of hard and soft 

landscaping. A hardscaping treatment with street trees is proposed along the frontage, 

consistent with what is permitted in the Convertible Frontage area. Low level plantings and 

trees are proposed along the north, south and west property boundaries which serve as a 

landscape buffer between the parking/loading areas and the property boundaries.  The 

rooftop amenity space will be adequately landscaped with planters, seating areas, and 

shade structures. 

 

Site Amenities 

Policy Objective: Design sites and buildings to include a range of on-site amenities such 

as benches, trash receptacles, bike parking, large canopy trees and/or shade structures to 

provide for more healthy active outdoor and urban spaces for social gathering, relaxation 

and enjoyment that results in a higher quality of life.  

 

The Proposed Development will include bicycle parking regularly spaced along the Albert 

Street frontage and a secure indoor bicycle storage room. Private balconies/terraces are 

provided for many units on all elevations, and a common rooftop terrace with seating, 

moveable planters and steel trellis is provided atop the podium between the two towers.  

 

Sustainable Design 

Policy Objective: The City shall promote sustainable design practices in the public and 

private realm through a variety of strategies. 

   

The location of the Proposed Development, within walking distance to a Rapid Transit 

Station and served by local transit, makes it possible for users to utilize different 

transportation options. The infill, mixed use nature of the development is a more 

sustainable form of development that makes efficient use of existing infrastructure and 

helps accommodate population growth without expanding into protected farmland and 

natural areas. Other building specific sustainable features are discussed in Section 3.6 of 

this report. 

 

Urban Design within Nodes and Corridors 

 

The Site is located within a Minor Corridor as identified in Schedule B City Structure of the 

Official Plan. Therefore, in addition to the General Urban Design policies, development 

within Corridors is to demonstrate: “compatibility and integration with surrounding land 

uses and contribute to an animated streetscape through the utilization of appropriate 

height, mixing of uses, massing, architectural design, character, setbacks, siting and 

landscaping, parking, public spaces and conservation of cultural heritage resources”. 
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The Proposed Development is consistent with the design principles for Corridors as it fits 

with the surrounding neighbourhood and animates the streetscape by: 

 

• Providing a mixed-use development that accommodates opportunities for ground 

floor commercial activity and residential intensification. 

• Designing building massing and height that is compatible with surrounding new 

development on similar sized lots. 

• Situating building on the Site to establish presence along the street with high 

degree of transparency and regularly spaced building entrances along Albert 

Street. 

• Incorporating a contemporary architectural expression that contributes to the 

emerging character of the Northdale neighbourhood with a compatible palette of 

façade materials and colours. 

• Utilizing architectural details (colour, materials, and horizontal/vertical articulation) 

to reduce the appearance of building mass. 

• Situating parking to the rear of the buildings and screened from Albert Street. 

• Providing direct connections to the public sidewalk, parking, internal 

hallways/lobbies/common areas and individual suites. 

 

4.2 Urban Design within Major Transit Station Areas 

 

The Proposed Development is within 800 metres of the University of Waterloo and 

Laurier/Waterloo Park ION Light Rail stations, and thus is considered part of a Major 

Transit Station Area in the Official Plan. The Proposed Development conforms to the 

applicable urban design policies of Major Transit Station Areas in that it: 

 

• Is compatible and integrates well with the surrounding context for Northdale as well 

as the new developments currently being planned and constructed. 

• Contributes to the creation of an animated streetscape along Albert Street and 

addresses the built form, architectural, and landscaping considerations identified 

for the Nodes and Corridors. 

• Is directly connected to the existing and planned public sidewalk and has a strong 

street presence along Albert Street, which leads to the high frequency transit 

corridor of University Avenue. 
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4.3 Northdale Special Policy Area 

The Site is located within the Northdale Special Policy Area of the Official Plan. The 

following subsections describe how the Proposed Development conforms to relevant 

design-related policies of the Northdale Special Policy Area. The Guiding Principles are: 

 

1. Integrated 

The Proposed Development integrates with the current and planned context of the 

Northdale neighbourhood, which is envisioned as a compact, mixed-use, higher density 

community with an urban fabric that supports movement by active transportation modes of 

travel. 

 

2. Diverse 

The Proposed Development contributes to a mix of uses in the Northdale area in that it 

contains ground floor commercial space, residential units, and indoor and outdoor amenity 

spaces. 

 

3. Identifiable 

The Proposed Development has a contemporary architectural expression that contributes 

to the emerging character of the Northdale neighbourhood with a varied palette of different 

materials and colours on the building elevations. 

 

4. Supported 

The Proposed Development is supported by existing municipal infrastructure. 

 

5. Memorable 

The Proposed Development is a contemporary design that is visually interesting and 

enhances the unique identity and character of the Northdale neighbourhood, including 

contributing animation along Albert Street. 

 

6. Interactive 

The Proposed Development supports an interactive environment with buildings situated 

close to the street edge with high transparency at grade, a centrally located outdoor 

common rooftop amenity area and ground floor common amenity and commercial activity 

spaces. 

 

7. Durable 

The Proposed Development incorporates a durable and attractive palette of materials 

composed in a contemporary expression, as well as opportunities for sustainable 

techniques in terms of building design and interiors as well as landscape design. 
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8. Safe 

The Proposed Development incorporates the principles of Crime Prevention Through 

Environmental Design (CPTED), including providing natural surveillance opportunities, 

access control, territorial reinforcement and commitment to ongoing maintenance. 

 

9. Flexible 

The residential unit layouts and amenity spaces of the Proposed Development are of an 

appropriate size and design that can support diverse resident groups and the evolving 

housing needs of the community. The inclusion of a ground floor commercial unit also 

promotes the vibrancy and flexibility of the area by providing greater choices for services 

to residents in the surrounding neighbourhood. 

 

10. Collaborative 

The Proposed Development fosters collaboration by providing adequate indoor and 

outdoor amenity spaces, ground floor commercial activity, and balconies and terraces that 

increase the safety, vibrancy and activity of the community. 

 

Preferred Neighbourhood Elements 

 

The Proposed Development is consistent with the preferred neighbourhood elements for 

the Northdale neighbourhood’s reurbanization identified Special Policy Area 45 of the 

Waterloo Official Plan as follows: 

 

Neighbourhood Structure 

 

NS.1 The Proposed Development supports this element by replacing 5 single detached 

houses with a compact, mid to high-rise form with a mix of residential and commercial 

uses. 

 

NS.2 The Proposed Development is mixed use, with a ground floor commercial unit, 

residential units above, and a higher density that promotes and supports transit use. 

 

NS.3 The Proposed Development is of compatible form with the neighbouring building 

context at twelve storeys in height. 

 

Buildings & Development 

 

BD.1 The Proposed Development includes a number of sustainable design elements in 

building, site and transportation choices (listed in Section 3.6 of this report). 
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BD.2 The Proposed Building is set back 1.0 metre from the front (Albert Street) property 

line and a significant portion of the ground floor is highly transparent with glazing and 

doors that maximize visibility to and from the public sidewalk. 

 

BD.3 The Proposed Development breaks up the mass of the building by splitting the upper 

floors in two tower portions. The mass is further articulated through a step back between 

the podium base and tower forms, the incorporation of balconies and horizontal and 

vertical lines with a varied palette of materials and different façade colours. 

 

BD.4 A large proportion of the ground floor of the Proposed Development facing Albert 

Street is highly transparent with windows and entrances located along the front elevation. 

 

BD.5 The Proposed Development incorporates a large common rooftop amenity area 

between the two towers.  

 

BD.6 Surface parking is accommodated in the rear of the Site behind and covered by the 

building, and is provided to meet minimum parking requirements to support Transit 

Oriented Design. 

 

Public Realm 

 

PR.1 & PR.2 The ground floor of the Proposed Development includes active uses to 

support animation of the public realm along Albert Street. Street trees are included in the 

Landscape Plan. 

 

PR.3 Pedestrian circulation is prioritized in the Proposed Development and 

pedestrian/automobile conflicts are minimized by having a single driveway for entry/exit of 

vehicles. 

 

PR.4 Natural surveillance is maximized through building placement, site layout, wall 

transparency, the presence of balconies and terraces, and will accommodate barrier-free 

access in accordance to AODA and Ontario Building Code standards. 

 

PR.5 A road widening is provided along the Albert Street frontage, which will allow for 

redesign of the Albert Street streetscape by the City of Waterloo in the future to 

accommodate a bike lane and widened boulevard for enhanced landscaping in the 

furnishing zone, as per the vision of Albert as a Mixed Use Street.  
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4.4 City of Waterloo Urban Design Guidelines 

The Proposed Development generally meets the City of Waterloo Urban Design Guidelines. A 

summary of how it addresses applicable sections of the City’s Urban Design Guidelines is 

provided below. 

 

2.1.1 Pedestrian Friendly Design 

Guideline Objective: To design the streetscape as pedestrian-friendly features and spaces 

 

The Development Concept relates positively to the streetscape along Albert Street by providing 

built form throughout the Site frontage. It is positioned close to the street, and it incorporates a  

high degree of glazing on every elevation to increase visual interest and natural surveillance of 

the public realm, as well as signage to help identify the Site’s uses. The addition of a commercial 

unit and landscape design with street trees contribute positively to the public realm and make 

the Proposed Development pedestrian friendly. 

 

2.1.2 Human-Scale Development 

Guideline Objective: To design sites and buildings that relate to human-scale proportions and 

dimensions 

 

The Proposed Development includes a five-storey podium with two seven-storey tower portions 

above that are stepped back 3 metres from the Albert Street edge of the podium base, ensuring 

an appropriate human scale and reducing the appearance of height and mass from ground level. 

 

2.1.3 Compatible Development 

Guideline Objective: To design sites and buildings that enhances the quality of the surrounding 

neighbourhood character and does not result in adverse impacts to surrounding properties or 

loss in quality of life 

 

The Proposed Development enhances the quality of the neighbourhood by providing a 

contemporary mixed-use building that is appropriately scaled and takes cues from its 

surroundings. It responds to and fits well within the intended vision for the evolving Northdale 

neighbourhood. Trees on the adjacent property to the north are proposed to be protected and 

preserved. Landscape buffering is proposed along property boundaries. Shadow impacts have 

been assessed and are acceptable.  

 

2.1.4 Safety and Security 

Guideline Objective: To design sites and buildings for safe and secure use for all users and to 

reduce the incidence of feature and crime. 
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The Proposed Development provides an efficient route for emergency and fire access. It 

provides a commercial unit and amenity space at grade that can activate the streetscape 

throughout the day, and includes balconies and terraces on all elevations providing natural 

surveillance of public space. Lighting Plans will focus on the ground floor building entrances, 

bicycle parking and surface parking area.  

 

2.1.5 Transit-Oriented Design 

Guideline Objective: To design sites and buildings that relate to, and are integrated with, planned 

and future transit route(s) and promote transportation demand management strategies and 

transit use. 

 

The Proposed Development relates to public transit due to its location 800 metres away from 

two ION stations and near the University Avenue transit corridor. The Site has been designed 

to accommodate a higher density, mixed use development within the Rapid Transit catchment 

area. Active uses and a high degree of transparency at grade will promote walkability. Outdoor 

and indoor bicycle parking is provided, increasing the users’ transportation choices. Vehicular 

parking is provided at a minimal rate in accordance to the Northdale zoning requirements, further 

promoting walkability and the use of public transit. 

 

2.1.8 Landscape Design 

Guideline Objective: To design sites with a balanced level of sustainable landscape treatment 

that complements the surrounding character, adds interest to the site and provides effective 

buffers and screening. 

 

The Landscape Plan incorporates a mix of hardscape and plantings. Along the frontage a 

hardscaping treatment is proposed with the addition of seven street trees within the boulevard. 

Differentiation of paving materials will help delineate the building entrances and bicycle parking 

areas. Along the north, south and west property boundaries plantings are proposed as a 

landscape buffer, including trees interspersed where space permits. This planting plan provides 

buffer from adjacent properties and the surface parking and loading areas of the building. The 

rooftop amenity space will be landscaped with planters, patio tables, Muskoka chairs, reclining 

chairs, and a trellis structure is proposed to provide shade and weather protection. 

 

2.1.9 Lighting 

Guideline Objective: To design sites and buildings with attractive light fixtures that provides safe 

lighting levels on site and avoids impacts to surrounding properties and public view.  

 

Lighting will be provided throughout the Proposed Development to promote safety, visibility and 

legibility of uses from the public and private realms. Downlighting and full cut off fixtures will 

mitigate the potential for light trespass to adjacent properties. Lighting fixtures near building 
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entrances helps provide definition of the entries and further supports safe use of the bicycle 

parking racks along the frontage near the building entrances.  

 

2.2.1 Respect Existing Features + Conditions  

Guideline Objective: To design sites and buildings to respect, and to minimize impacts, to 

existing conditions and to incorporate prominent features where possible.  

 

The Vegetation Management Plan identified 13 trees on and off-site. Of the 13 trees two were 

dead. Of the remaining 11 trees, six are proposed to be preserved and protected while the 

remaining five are proposed to be removed to facilitate the Proposed Development. 

Replacement trees are proposed where space permits along the north, south and west property 

boundaries in the Landscape Plan.  

 

There are no other significant features present on Site, and standard mitigation measures will 

be implemented during construction to minimize disturbances to neighbouring properties. 

 

2.3.2 Site Circulation 

Guideline Objective: To design sites and buildings with an efficient and safe circulation system 

with high priority given to pedestrian accessibility and neighbourhood connectivity. 

 

Circulation within the Site is efficient and minimizes conflicts between pedestrians and 

automobiles by providing clear movement throughout all parking areas. Pedestrian movement 

is direct from the public sidewalk to the various building entrances including the commercial 

entrance. Servicing access is efficient, and the Site is designed to meet all fire and emergency 

circulation standards. Barrier-free spaces are proposed to be located near main building 

entrances (See Figure 9).  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 9 Site circulation diagram showing pedestrian movement (blue) and vehicular movement (orange) 
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2.3.3 Universal Design 

Guideline Objective: Design all sites, buildings and public spaces for universal design and barrier 

free accessibility. 

 

The Proposed Development incorporates clearly marked barrier-free parking in proximity to 

entrances. The pathways on the Site are designed to have appropriate grades to support 

universal accessibility. The Site Plan complies with City of Waterloo Barrier-free Guidelines by 

including three barrier-free spaces located near building entrances and providing barrier-free 

paths of travel. Detailed building design will comply with the Ontario Building Code and AODA 

requirements. 

 

2.3.4 Engaging Spaces 

Guideline Objective: Design sites and buildings that contribute to engaging spaces with 

emphasis on animated streetscapes, social gathering and interest. 

 

The building elevations incorporate a high degree of glazing and transparency along the Albert 

Street edge. A rooftop amenity space is provided to facilitate social interaction and passive 

recreation. 

 

2.5  Sustainable Design 

Guideline Objective: To encourage sustainable design in the public and private realm.  

 

The Proposed Development represents the redevelopment of a centrally located Site into a more 

dense, mixed use development. It promotes public transit use by being located within a 10 

minute walk of two ION stations and on a transit corridor and promotes pedestrian activity 

through quality street frontage and streetscape. The Proposed Development also supports 

cycling as a mode of transportation by providing bike parking in the design. 

 

3.1.3  Site Services 

Guideline Objective: To provide well designed, convenient site service areas that are screened 

from public view and promote safe and efficient vehicular access. 

 

Service and loading areas within the Proposed Development are located in the rear of the 

building, away from the Albert Street public view, and are positioned for efficient access and 

maneuvering without interfering with pedestrian movement. Rooftop mechanical is integrated in 

the top feature of the building design, and screened from public view.  

 

3.2.1.3 Nodes and Corridors 

Guideline Objective: To move the City of Waterloo’s policies framework from that of a dispersed-

city philosophy, to that of a compact-city philosophy and promote compatible development. 
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The Proposed Development proposes a building located close to the street and within the build-

to lines established for Albert Street, which contributes to a positive street enclosure. It provides 

mixed use infill development. Building entrances are emphasized through prominent, legible 

signage and lighting. The form of the Proposed Development is compact, providing a higher 

density in a central location that is compatible with its surroundings. 

 

4.5 Supplemental Design Guidelines 

The Proposed Development addresses the Supplemental Design Guidelines of the Urban 

Design Manual as per the below. 

 

3.1.3 Site Services 

• Garbage areas situated internal to buildings with direct access to parking area at 

rear of the building. 

• Transformer room integrated within the building. 

• Rooftop mechanical equipment integrated in the building design and screened from 

view. 

• Mail delivery areas integrated into the building. 

 

3.1.4 Tall Buildings 

• Architecturally cohesive and human-scaled five storey podium with seven storey 

middle section, and an articulated top tower section with integrated mechanical 

penthouse. 

• Podium and middle sections share a palette of colours and façade treatment for 

visual cohesiveness. 

• Proposed form with two towers minimizes shadow impacts on site and on adjacent 

properties. 

• Vertical articulation with coloured façade bands running the height of the building. 

• Horizontal articulation with regularly spaced windows, building step backs, projecting 

balconies and symmetric placement of the two tower portions. 

• Emphasis of ground floor and podium with prominent building entrances, higher 

proportion of glazing facing Albert Street, identifiable signage and five-storey human 

scaled podium that related to neighbouring buildings. 

• Site parking and servicing areas situated to the rear of the building away from the 

Albert Street frontage. 

• Bicycle parking located along the Albert Street frontage, and in an additional interior 

bicycle storage room. 
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3.1.5 Student Mid-Rise Housing 

• Sufficient area for landscaped areas around the perimeter of the Site and seven 

street trees along the frontage. 

• Barrier-free, at grade access to principal building entrances on Albert Street as well 

as rear entrances from parking area with direct connections to barrier-free parking 

spaces. 

• Contemporary architectural style with clean lines and a high contrast colour palette 

that is cohesive with the emerging character of newer developments in Northdale. 

• Principal entrances on Albert Street proportionate to the scale of building base. 

• Building is set back within the build-to lines along Albert Street, as per Northdale 

guidelines. 

• Podium step back, building articulation, terraces and balconies provide depth and 

variation to the Albert Street façade. 

• Building entrances reinforced with hardscape treatment. 

• Low level plantings interspersed with trees along the north, west and south property 

boundaries. 

• Rooftop terrace as a principal amenity space for the Proposed Development. 

 

3.1.8 Signage 

• Proposed municipal street address sign on Albert Street façade near principal 

building entrances that is visible and highly legible. 

• Signage illuminated during evening hours with a style that complements the 

contemporary architecture of the building. 

• Commercial signage is aligned with the proposed commercial unit and is 

appropriately scaled to the pedestrian realm. 

 

 

4.6 Northdale Design Guidelines 

The Proposed Development conforms to the guiding principles and preferred neighbourhood 

elements for Northdale as outlined in section 4.3 above. More specific design guidelines for 

Convertible Frontage areas apply because the Site is located on Albert Street which is classified 

as a Convertible Frontage. The tables below list the applicable design guidelines and the 

particulars of the Proposed Development.  

 

A. Site Guideline Proposed 

1. Street Frontage 

a Minimum Lot Frontage 20 m 85.3 m 

b Minimum Building Frontage 
75%- Driveway Width 

=57.9 m 
73 m 

c Front Build within Zone 1.0 -5.0 m 1.0 m 
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d Flank Build within Zone 1.0 -5.0 m n/a 

 Setback Zone Treatment Paved or Landscape Paved 

e Minimum Landscape Open Space 30% 36% 

2. Buildable Area 

f Minimum Side Yard Setback 5.5 m 6.1 m (N), 6.0 m (S) 

g Minimum Rear Yard Setback 7.5 m 7.5 m 

3. Parking, Loading, Lot Access 

h Parking Lot Location Rear Yard Rear Yard 

i Loading Facility Location Rear Façade Rear Façade 

j Driveway Access Any street Albert Street 

 

 
B. Built Form 

Guideline Proposed 

1. Podium 

l Podium Height (storeys) 3 to 6  5 

m Minimum Ground Floor Height 4.5 m 5.2 m 

2. Tower 

n Maximum Building Total Height 40 m (NMU-12) 39.8 m 

o Minimum Setback above Podium 3 m 3 m 

p Maximum Tower Floor Area above the 8th storey 750 sq.m. 465 sq.m. 

q Minimum Tower Separation 25 m  22 m 

r Minimum Tower setback from Property Line 12.5 m 11 m  

s Maximum Horizontal Tower Dimension 35.0 m 22.9 m 

 

C. Use Guideline Proposed 

1. Grade Level 
 Residential  Yes Yes 
 Grade Level Non-Residential Yes Yes 

 Parking Within Building Permitted Yes 

t Parking Structure Location 
Rear of ground 
floor habitable 

space 
Yes 

u Minimum Habitable Area 25% 25.5% 

 Minimum Habitable Width 100% 100% 

 

D. Entrances and Fenestration Guideline Proposed 

1. Grade Level 

v Minimum Transparency 50% 
50% along east  

(Albert) elevation 

 Main Entrance Location 
Front façade or 

corner of building 
Front facade 



 

Urban Design Brief   |   239 Albert Street    33 

GSP Group   |   September 2018 

 Street Entrances 
1 per 15 m of 

façade length= 5 
8 

 Maximum Parking Entrances 1 1 drive aisle 

2. Podium 

x Minimum Transparency per floor 30% 
56% per floor along  

east (Albert) elevation 

3. Tower 

y Minimum Transparency per floor 50% 
55% per floor along  

east (Albert) elevation 

4. All Levels   

z Architectural Projection Permitted Yes Yes 

 

The tables above confirm that the Proposed Development meets the majority of the design 

guidelines for Convertible Frontage areas in Northdale.  

 

The Proposed Development provides an 11 metre tower setback from the north, south and 

west property lines whereas the guidelines recommend 12.5 metres of setback. Similarly, 

the separation between the two towers is 22 metres whereas the guidelines recommend 

25 metres of separation. Of note, at its meeting September 10, 2018 City of Waterloo 

Council approved a new Comprehensive Zoning By-law. While this by-law is not yet in 

force and effect it indicates emerging direction for regulations pertaining to towers. The 

regulations that would apply to the Site would require an 11 metre setback from interior 

property lines and 22 metres between towers.  

 

To address the tower setbacks, the applicant will either submit a minor variance 

application or will wait for the Comprehensive New Zoning By-law to come into force and 

effect.  

 

The intent of the tower setback and separation guidelines is primarily to mitigate the 

potential for shadow impacts to individual residential suites, amenity areas and the public 

realm from tall buildings. The guidelines are also intended to mitigate potential privacy 

impacts (e.g.: between suites that face one another in adjacent tall buildings), to reduce 

the cumulative appearance of bulk of buildings and to ensure breaks in the skyline to 

provide views to the sky.  

 

The upper storeys of this development are an additional seven-storeys (approximately 20 

metres) in height above the podium base. These upper storeys are stepped back from all 

edges of the podium to reduce the appearance of mass and achieve a more slender form, 

with tower footprints of less than 550 square metres. This is in keeping with the other 

guidelines in the Convertible Frontage area. The small footprint and height of this portion 

of the building are considerably less than what is permitted in some locations in Northdale 
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that are subject to these guidelines (such as the Mixed Use High Density Residential 

designation, where towers may rise 19-storeys/ 50 metres or higher above the podium 

with footprints of up to 850 square metres in area). Considering this particular context and 

proposed scale of development, a reduction to the required tower separation is justified 

because the potential for shadow impacts, privacy impacts, and loss of sky view are 

reduced as a function of the small building footprint and scale of the development. As 

discussed in Section 5 and illustrated in Figure 10 of this Report, the shadow impacts from 

the Proposed Development satisfy the City’s criteria.  

 

5. Shadow Study 

The Sun Shadow Criteria in the City’s Site Plan Review Guidelines require shadow testing 

for five time intervals on March 21, June 21, and September 21, and three time intervals 

on December 21.  For compatibility purposes, the Review Guidelines identify that at least 

50% or more of any property should not be shaded for more than two interval times; or at 

least 50% of any property should be in full sun for at least two interval times. 

 

The shadow impact graphics in Figure 10 on the following pages illustrate the above 

impact testing.  Generally, the Proposed Development satisfies the City of Waterloo 

shadow impact criteria as follows: 

 

• March 21: no surrounding property has more than 50% of its property area 

shadowed for more than 2 time intervals resulting from the Proposed 

Development. Shadows are cast on adjacent properties to the northwest in the 

morning and mid day but pass by the afternoon.  Shadows are cast eastwards 

across Albert Street in the later afternoon.  

• June 21:  no surrounding property has more than 50% of its property area 

shadowed for more than 2 time intervals resulting from the Proposed 

Development. Limited shadows, covering less than 50% of the adjacent properties, 

are cast northwesterly in the morning with no shadow impacts to adjacent 

properties by the 2 pm period. Shadows are cast across Albert Street in the later 

afternoon. 

• September 21: no surrounding property has more than 50% of its property area 

shadowed for more than 2 time intervals resulting from the Proposed 

Development. Shadows are cast on adjacent properties to the northwest in the 

morning and mid day but pass by the afternoon.  Shadows are cast eastwards 

across Albert Street in the later afternoon. 
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• December 21:  properties to the north are shadowed during the 10 am and 12 pm 

test times, however, the shadow is less than 50% after 12:30 pm until sunset. 

Shadows are cast eastwards across Albert Street in the afternoon.  
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6. Conclusion 

 

The Proposed Development satisfies the relevant Urban Design policies by providing a 

mixed use development within the Northdale Neighbourhood that supports the intent of the 

Official Plan and Northdale Design Guidelines. It provides residential units and commercial 

activity in a compact urban form that promotes walkability and transit oriented design. 

Overall, the Proposed Development is compatible with the evolving form and character of 

the surrounding neighbourhood and represents a positive addition to the community. 

 

 

Rendered view of the Proposed Development looking south west along Albert Street 

(Source: PG Design Studio, September 11, 2018) 

 

 


