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1.0 INTRODUCTION
1.1 INTENT OF DOCUMENT
This Urban Design Brief (‘the brief’) has been prepared by 
JV Planning and Development Consulting on behalf of Urban 
Legend Developments Ltd. in support of an application for 
a joint Official Plan Amendment (OPA) and Zoning By-law 
Amendment (ZBA) for lands known municipally as 255 North-
field East in Waterloo (the ‘subject lands’). In 2012, the subject 
lands were re-designated and re-zoned to facilitate the devel-
opment of a large format 24-hour grocery store and mixed use 
development. Market interest for a food store, in particular, did 
not materialize and although there is demand for commercial 
uses, there is no market interest for the extent of commercial 
uses in the building form originally contemplated. 

The subject lands are part of a multi-phased development pro-
posal. While the first phase complies with the current planning 
framework, an Official Plan and Zoning amendment is required 
to implement the overall vision for the site. An application for 
Site Plan approval for the first phase of the proposed develop-
ment was considered at a Site Plan Review Committee meet-
ing on November 28, 2017 and received conditional approval.

The purpose of this brief is to analyze the site context, de-
scribe the design vision, goals and principles that will guide 
the built form, landscaping and street interface of the proposed 
master planned development.  The brief provides a review and 
analysis of the surrounding neighbourhood context; proposed 
building locations and orientation; site circulation and site 
access; building mass and landscaping design for the Master 
Plan.

The proposed development has been prepared in accordance 
with the urban design policies outlined in the City of Waterloo 
Official Plan and Urban Design Manual (UDM) with specific 
emphasis on the following key principles:

• Design buildings with well-proportioned and articulated

            facades that relate to, and enhances, the surrounding   
            neighbourhood character and context.
• 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.
• Design sites and buildings with an efficient and safe 
            circulation system with high priority given to pedestrian 
            accessibility and neighbourhood connectivity.

1.2 DESCRIPTION OF PROPOSAL

The proposed development is a mix of residential and com-
mercial uses with medium density housing being the predom-
inate use of the subject lands. The proposed development is 
intended to be developed as part of a phased master planned 
development. The site and building design prepared by Kirkor 
Architects + Planners proposes a total of two 6 storey multi-
ple residential buildings, one 6 storey mixed use building and 
three commercial pad site buildings. Specifically, the develop-
ment proposal is comprised of the following:

• Phase 1A - a 6 storey mixed use building with multi-
            tenant commercial units on the ground floor. Identi-
            fied as Building ‘A’ on the Master Site Plan, this build-
            ing is proposed to contain a total of 69 residential units 
            on floors 2 through 6 and 927 square metres of gross 
            leasable retail commercial space on the ground floor.
            Building A is proposed to be positioned close to the 
            street edge of Northfield Drive East with setbacks 
            ranging from 4.48 to 6 metres.The front entrance to the 
            residential building and two retail entrances front onto 
            Northfield Drive. Canopies over the building entrances, 
            balconies and a roof top terrace over the commercial 
            component of the building are proposed.  
• Phase 1B – consists of a 6 storey, 92 unit multiple 
            residential building with underground parking. Building 
            B is proposed to be connected to Building A by a one 
            storey lobby. Amenity areas as well as bicycle, waste 
            storage rooms and underground parking will be shared
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            between Building A and Building B.  An indoor amenity 
            area is located on the first floor of Building A and fronts 
            onto Northfield Drive. An outdoor amenity area is pro-
            posed fronting Northfield Drive east of the front en-
            trance.
• Phase 2 is proposed to consist of three commercial 
            pad site buildings fronting onto Bridge Street. 
            Building 1, is located closest to the intersection of 
            Northfield Drive East and Bridge Street West and is 
            proposed to be the largest of the three standalone 
            commercial buildings at 462 square metres. The 
            design of Building 1 will be required to incorporate 
            enhanced building design as it will contribute to the 
            patio gateway feature planned for the corner. Building 
            2 and Building 3 are 255 square metres and 215 
            square metres respectively.  A drive through facility 
            is being proposed for Building 2. All buildings will 
            support a number of neighbourhood convenience com-
            mercial uses however they are ideal for sit-down and
            convenience style restaurants.
• A 6 storey, 104-unit multiple residential building with 
            underground parking is proposed for the final phase. 
            Identified as Building C in Phase 3 on the Master Site 
            Plan, the building is proposed to be located close to 
            Northfield Drive. Building C is proposed to have its 
            own amenity and service areas and will function in
            dependently from Buildings A and B save and except
            for the interconnected parking garage but is proposed 
            to have similar architecture features to ensure a cohe-
           sive and unified design.

1.3 PHYSICAL CONTEXT & SURROUNDING LAND 
USES
As shown on Figure 1, the subject site is located on the south-
west corner of the intersection of Northfield Drive East and 
Bridge Street West. The entire site is comprised of 2.93 hect-
ares, is generally flat with no vegetation and contains a 43m 
wide hydro corridor along the south property boundary. The 
subject lands have a frontage of 138.6 m along Bridge Street 
and 230 m along Northfield Drive.  

The north side of Northfield Drive and lands to the west and 
east contain predominantly traditional industrial uses as well 
as office uses. A two storey office building is located directly 
to the north.  The majority of lands to the north, west and east 
are one to two storey industrial buildings. The lands to the 
south of the subject lands are predominantly low density resi-
dential with single detached dwellings. Single detached dwell-
ings which front onto Deer Run Drive back onto the southerly 
lot line of the subject lands. Deer Run Park, a municipal park, 
is located directly to the west.

Bridge Street and Northfield Drive are regional arterial roads 
that extend beyond the City of Waterloo.  Both roads provide 
connections to employment lands in northwest Waterloo and 
the Conestoga Expressway. Being a major intersection in this 
area, there is an opportunity to provide a gateway feature as 
it acts as a significant entry point to a large employment area 
in northwest Waterloo and is a significant collector road for the 
Lincoln and Eastbridge subdivisions.  

FIGURE 1: Subject Lands 
Source: Kirkor Architects and Planners

The subject lands are currently vacant and have been used 
for cash crop farming (soya beans, corn, etc.) over the years 
as an interim use. The intersection of Northfield Drive East 
and Bridge Street West contains a mix of light industrial and 
commercial uses.   
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Both Northfield Drive and Bridge Street are planned transit 
corridors in which transit supportive densities are encouraged.
The area is well serviced by two transit routes providing ser-
vice links to Downtown Kitchener, Conestoga Mall, the Board-
walk Shopping Centre and both local Universities.  Increased 
service is planned for these routes to support the ION light rail 
transit system. Transit shelters are located on both the west 
and east side of Bridge Street, the west side transit shelter 
located adjacent to the subject lands and the east side transit 
shelter located in close proximity to the subject lands. A new 
transit shelter is being installed on Northfield Drive west of the 
main driveway as part of the Region of Waterloo’s Northfield 
Drive reconstruction project in 2018.

Cycling lanes are provided along Northfield Drive and Bridge 
Street. A 3.0 m multi-use trail is planned to be constructed 
along the Northfield Drive frontage. Road improvements on 
Bridge Street were recently completed and include urbaniza-
tion (curb and gutter) and the installation of a 3.0 m multi-use 
trail along the west side of Bridge extending along the frontage 
of the subject lands. A multi-use trail extending from the corner 
of Northfield Drive south along the flankage of the site is also 
proposed to be constructed in the near future as part of the 
Northfield Drive improvements. 

IMAGE 1: Two storey office building located directly to 
the north of the Site at the corner of Northfield Drive East 
and Bridge Street West.

IMAGE 2: New multi-use trail constructed on the west 
side of Bridge Street W adjacent to the site extending 
along the entire Bridge Street frontage.

IMAGE 3: North Bridge Business Centre, an industrial 
plaza located directly to the east of the Site on the south-
east corner of Northfield Drive and Bridge Street.
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IMAGE 4: One storey industrial building located on the 
northeast corner of Northfield Drive East and Bridge 
Street West.

IMAGE 5: Two storey industrial building located on the 
southeast corner of Bridge Street West and Labrador 
Street.

IMAGE 6: View looking north from Northfield Drive – the 
rear of a one storey industrial building which fronts onto 
Frobisher Drive.

IMAGE 7: View looking north from Northfield Drive – the 
rear of a one storey industrial building which fronts onto 
Frobisher Drive.
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IMAGE 8: View to the north from Proposed Building C. IMAGE 9: View of Deer Run Park looking east towards 
the site. 

IMAGE 10: View of the exisiting vegetation and fencing 
along the southerly property line. The majority of the veg-
etation is located on the adjacent single detached residen-
tal lots fronting onto Deer Run Drive.
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Context Plan
• The built form of the area in-
   corporates predominately 
   low rise industrial buildings to 
   the north, northwest and      
   east. Low-rise, single detached     
   residential buildings are located 
   directly to the south. Deer Run 
   Park, a municipal park, is located 
   directly to the west.

• The surrounding land topography 
   is considered to be essentially flat.  

• Opportunity to establish the 
   intersection of Northfield Drive 
   East and Bridge Street West 
   as a major gateway and focal 
   point for the community.

• The subject lands are well posi-
tioned to accomodate increased 
density and contribute towards cre-
ating a complete community.

FIGURE 2: Context Plan
Source: Kirkor Architects and Planners
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2.0 POLICIES & GUIDELINES
2.1 CITY OF WATERLOO OFFICIAL PLAN
The subject lands are currently located within a Minor Node and 
are designated “Mixed Use Neighbourhood Commercial” in the 
Waterloo Official Plan.  Minor nodes are planned as medium 
to medium-high density mixed use areas that accommodate a 
range of uses and generally include neigbourhood-serving com-
mercial centres that provide for the day to day and weekly shop-
ping needs of the surrounding neighbourhood.  Where appropri-
ate, minor nodes are planned to accommodate small to medium 
sized food stores.  

Corridors, on the other hand, are major streets or transit routes 
that link Nodes and provide opportunities for intensification 
through the application of high, medium high and medium density 
land use designations.  Land uses within corridors are primarily 
residential and employment and may contain a limited amount 
of commercial uses. Minor corridors in particular are planned to 
be predominantly medium to medium high density residential 
with some limited amount of commercial uses.  Similar to minor 
nodes, where lands within a Minor Corridor are adjacent to lands 
designated as Low Density residential, height and/or density will 
be limited as defined by the Official Plan and Zoning By-law.  

The Planning Justification Report (the “Justification Report”) 
prepared by JV Planning and Development Consulting in sup-
port of the OPA and ZBA should be read in conjunction with this 
Brief.  The Justification Report discusses the existing Minor Node 
and Mixed Use Neighbourhood Commercial Official Plan des-
ignations and corresponding “Mixed Use Commercial (“MXC”) 
zone regulations in detail as well as the amendments required to 
facilitate the new vision for the subject lands as reflected on the 
Master Site Plan.  This Urban Design Brief responds to the rele-
vant urban design policies set out in the City’s Official Plan and 
the guidelines contained in the City’s Urban Design Manual.  The 
following sections provide an overview of the policies relevant to 
the proposed development and a description of how the proposal 
reflects the City’s overall design objectives in both the Official 
Plan and Urban Design Manual.

2.1.1. DESIGN RESPONSE
General urban design policies are included in Section 3.11.1 in the 
Official Plan and are intended to define the primary design elements 
and expectations for all development in the public and private realm. In 
addition to the general urban design policies, Section 3.11.2 provides 
specific policies that apply to development within Nodes and Corridors.   
The following is a summary of how the development proposal for the 
subject lands meets the relevant urban design policies of Section 3.11.1 
and 3.11.2:

Intensification (3.11.1 (1): In decisions to consider intensification, the 
City of Waterloo shall address the integration, compatibility and relation-
ship of new development to existing buildings and to the surrounding 
neighbourhood character and context, based on the principles of good 
urban design practice.  Policies outlined in this Section may be further 
augmented through supplemental design policies and guidelines. 

Response:  The subject lands are currently vacant and are located 
in an area containing a mix of employment, commercial and resi-
dential uses. Most of the buildings within the area are one or two 
storeys and are all currently permitted up to six storeys. There is 
opportunity for long term intensification within the area and, by vir-
tue of the location of the site at a major intersection, the lands can 
easily accommodate greater density.  The proposed height, built 
form, massing and density of the proposed development are appro-
priate and compatible with the surrounding context.  The location 
of the subject lands proximate to existing high-frequency bus tran-
sit routes and planned light rail provides a transit-supportive form 
of development. The location of the hydro corridor coupled with the 
size and depth of the subject lands allows for a significant set back 
from the southerly property line and adjacent low density residen-
tial neighbourhood. 

Character 3.11.1 (2): To reinforce and maintain the architectural, vi-
sual, and thematic integrity of structures, streetscapes, neighbourhoods 
and planned development by planning and designing new sites, build-
ings and additions that create and maintain sensitive designs in terms 
of the planned physical context into which such development is located 
and through the coordination of design elements. The physical design of 
the public and private realm shall be coordinated to fit within the existing 
character and context. 
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Response:  Apart from the single detached dwellings located to 
the south of the subject lands, the majority of the buildings within 
the surrounding area are traditional one to two storey industrial 
buildings.  The proposed development has been designed to be 
architecturally distinct with appropriate design elements along both 
Northfield Drive East and Bridge Street West in order to create visual 
interest. Quality building materials are proposed, including a vari-
ety of cladding materials including stone, Hardie board®, a durable 
non-combustible fiber cement siding, and metal. The residential 
buildings will include large multipaned windows and prominent 
building entrances adding visual interest and an industrial look rem-
iniscent of the vernacular industrial architecture from the early 20th 
century. Accents of natural stained wood will be used in select areas 
of the building to enhance the architectural appeal.

Streetscapes 3.11.1(4): Streetscape design is the combination and 
coordination of physical elements that give character to the street 
which includes the built form, façade treatment, landscaping and 
street furnishings within the public and private realm. The City shall 
promote a coordinated approach to streetscape design that results 
in an attractive and coordinated character with emphasis given to 
green and complete streets, pedestrian (and non-vehicular) friendly 
design, coordinated landscape and building design elements and 
features that animate the street in the public and private realm. It 
shall be a general policy of this Plan to discourage blank walls along 
public streets and to integrate above ground utilities (such as roof 
top mechanical equipment, hydro transformers and gas meters) 
away from public view and well screened through the development 
approvals process.  

Response:  The master landscape design creates a cohesive and 
unified design with an emphasis on enhancing the pedestrian expe-
rience by incorporating a combination of hard and soft landscaping 
treatments including deciduous/coniferous trees, shrub planting, 
decorative fencing, pavers and stone piers to enhance the street-
scape, define the public and private realm and emphasize building 
and site entrances. Entrance features incorporate the stone build-
ing material to achieve unity of design using similar materials and 
colours.

Open Space 3.11.1 (7): To facilitate the integration of a linear park 
and/or open space system which may include a community trail sys-
tem, into subdivision design and intensification proposals, and where 
feasible, into the existing central areas of the City and to promote 
access to the existing or planned open space system, and where fea-
sible, into the existing central areas of the City and to promote access

to the existing or planned open space system. 

Response: A 2.0 metre asphalt walkway is proposed in the 
first phase to provide a continuous path of travel for pedes-
trians connecting Bridge Street to Deer Run Park. The intent 
is to provide safe and convenient pedestrian cyclist travel 
to, from and within the site, connecting the proposed conve-
nience commercial centre to the surrounding neighbourhood.

Gateways 3.11.1.8: A gateway is a special location or entry point 
that establishes a formal entrance from one area to another. De-
sign sites and buildings with coordinated features and elements at 
designated gateways, which may include major transportation cor-
ridors and major street intersections, to establish a sense of place 
or identity.  Gateways may also include primary entrances into 
intensification sites and neighbourhoods that contribute towards a 
distinctive or recognizable character and sense of arrival. 

Response: The intersection of Northfield Drive East and Bridge 
Street West acts as a key entry point to a significant portion of 
employment lands in northeast Waterloo and is a significant 
collector road for the Lincoln and Eastbridge subdivisions.  The 
proposed development has been oriented towards the streets 
to establish a pedestrian friendly environment.  To highlight this 
important intersection as a focal point, Building 1 is positioned 
with the northeast corner of the building enhanced with differing 
materials, larger windows and an elevated roof to frame the inter-
section. These physical building features are further enhanced 
with landscaping elements to promote pedestrian friendly street-
scape.  Buildings 2 and 3 along Bridge Street are intended to be 
designed to continue the architectural expression of Building 1 
and to enhance Bridge Street as a gateway.  Buildings A, B and 
C are positioned close to Northfield Drive East creating a more 
urban street edge.  High quality design features have also been 
included to further enhance the public realm through the use of 
building projections, horizontal and vertical articulation, layered 
massing and variation in materials and colour, prominent en-
trance features, architecturally integrated signage and coordinat-
ed window openings.

Safety and Security 3.11.1 (10): Site and building design that 
promotes safe, comfortable and accessible environments for all 
users with emphasis on pedestrians and bicyclists through the 
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universal principles of CPTED (Crime Prevention Through Envi-
ronmental Design). Design amenity and park spaces to achieve 
natural surveillance. 

Response:  The proposed development fronts onto both North-
field Drive East and Bridge Street West, providing ‘eyes on 
the street’ for a safe pedestrian environment.  The commercial 
units within the mixed use building have large windows and 
main entrances overlooking the public sidewalks on Northfield 
Drive and the private sidewalks internal to the site.  The com-
mercial uses will generate increased activity at grade inter-
nal to the site and along both street frontages. All residential 
buildings have building entrances and large windows fronting 
Northfield Drive.  The indoor amenity area in Building A was 
designed with a large window wall fronting Northfield Drive.  
Outdoor amenity areas are incorporated along the front façade 
of all the residential buildings and are delineated with low 
decorative fencing and non-intrusive landscaping materials to 
avoid creating blind spots. The proposed apartment building 
located in close proximity to Deer Run Park will provide “eyes” 
on the park, and the roof top terrace on Building A will increase 
natural surveillance. Pedestrian walkways, stairs, entrances 
and exits and parking areas are designed to be well lit.

Site Circulation 3.11.1 (11):  Design sites and buildings based 
on an efficient, safe and integrated circulation system with priority 
given to pedestrian movements, non-vehicular movements and safe 
vehicular turning movements.  A variety of strategies shall be used 
to create and define circulation routes and hierarchy. All sites shall 
provide convenient, direct and safe pedestrian, barrier-free access 
and cyclist access to building entrances, amenity spaces, the public 
realm and other important destinations; and,

Connectivity 3.11.2 (1) (Node & Corridor Specific Policy): De-
sign that promotes connectivity with emphasis on pedestrian and 
non-vehicular safety, convenience and direct and convenient access 
to transit routes, amenity spaces, building entrances and public 
streets. Barrier-free access will be encouraged to building entrances 
from the public street, particularly along transit routes. 

Response:  The proposed development has been designed 
with well-articulated and distinct pedestrian walkways to 
integrate with the existing street network and coordinate 

with vehicular and pedestrian movement on site. All build-
ings include pedestrian walkways adjacent to all building 
entrances.  An integrated internal walkway network is pro-
posed that connects the primary building entrances to the 
at-grade parking areas through landscaped central court-
yard features creating pedestrian-friendly, safe, barrier-free 
access to building entrances and parking. Direct pedestrian 
access is provided from the street to the residential and 
commercial building entrances. Direct pedestrian connec-
tions are provided to the adjacent park and transit shelter 
on Bridge Street. Major pedestrian crossings with parking or 
roadways are defined by pavement markings. A wider walk-
way designed with interlocking pavers is proposed along 
the commercial units within the mixed-use building to define 
and emphasize connections to the commercial uses.

Vehicular access to the development is proposed to be pro-
vided via two full movement intersections at Northfield Drive 
and Bridge Street and one right-in access from eastbound 
Northfield Drive for eastbound traffic. The proposed access-
es are intended to separate the predominately residential 
vehicular traffic from the commercial traffic with the right-in 
access on Northfield Drive providing direct access to the 
commercial component of the development.

Transit-Oriented Design 3.11.1.(12): 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. 
 
Response: The subject site has frontage along Northfield Drive 
East and Bridge Street West which are both planned transit 
corridors. Two routes are currently operated in the study area 
with transit stops located just south of the intersection on the 
west and east side of Bridge Street. Bus shelters with seating 
are provided at the transit stop immediately adjacent to the 
subject lands. An internal sidewalk is proposed along the west 
and south sides of Building 1 with a pedestrian connection to 
the new multi-use trail on Bridge Street. The Region is install-
ing a new bus shelter on Northfield Drive just west of the main 
driveway entrance. 
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The residential building design incorporates building en-
trances to connect directly to Northfield Drive and the 
commercial units within Building A generating increased 
pedestrian activity along the street frontages.  An appropri-
ate number of interior and exterior bicycle parking stalls are 
proposed.

Universal Design 3.11.1 (13): Promote the adaptation of trans-
portation 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.  Design sites and buildings to establish a standard 
way finding system within all lands, buildings, and amenities 
which are accessible for persons with disabilities. The primary 
principles of universal design include but are not limited to the 
following: equitable use; flexibility in use; low physical effort; 
perceptible information; safety; and, direct and convenient ac-
cess.  A range of design strategies shall be used by the City to 
achieve universal design objectives such as minimal changes to 
grade, curb cuts, flush curbing, ramps and contrasting elements.  
Barrier-free access will be encouraged from the public street, 
along pedestrian routes, building entrances and other important 
destinations. Barrier-free access shall be subject to all applicable 
legislative standards and to local performance standards. 

Response: The site and building design incorporates barrier 
free access and principles of universal design by locating 
barrier free parking spaces close to building entrances, pro-
viding sufficient dimensions including incorporating single 
and paired barrier free parking stalls in groups and disturb-
ing across the site.  Where feasible, barrier free pedestrian 
routes and walkways were designed. All internal walkways 
provide barrier free connections to parking areas and com-
mercial uses. Some minor grading is proposed within Deer 
Run Park to allow a barrier free connection to the park. 
Flush curbing, pavement marking, texture changes, wider 
sidewalks fronting the commercial units are incorporated 
into the site design. Primary main entrances to all buildings 
are barrier free and are designed to comply with the Ontario 
Building Code. 

Parking 3.11.1 (14): Reduce the visual impact of parking and 
urban heat island effect of asphalt through efforts to “green” 
or soften the urban landscape.  A variety of strategies may be 
required to organize large parking areas into smaller areas.  
Parking areas shall be designed to provide convenient and direct 
pedestrian access to major pedestrian destinations.  A high level 
of building design and landscaping shall be required for parking 
garage structures in public view, and when possible, provide 
underground parking for intensification projects, particularly resi-
dential or mixed-use development, allowing for people enganged 
in their normal behaviour to observe spaces around them. 

Response: The proposed development will include both under-
ground and surface parking. The underground parking struc-
ture is intended to be a shared parking garage for Buildings 
A, B and C and is proposed to be constructed in the second 
phase with the construction of Building B.  

Extensive landscaping is proposed to buffer all at grade park-
ing from street and park views. A landscape buffer and berm 
is proposed along the southerly property line providing signif-
icant landscape separation between the parking area and rear 
yards of the lots on Deer Run Drive.  The berm will also serve 
to shield vehicle headlights from the rear yards of the homes. 

Site Servicing Areas 3.11.1(15): 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 with priority given to residential properties. 

Response: The proposed residential uses and the com-
mercial uses located within Building A will load through a 
service building entrance facing the internal surface park-
ing area.  All garbage and recycling materials will be stored 
internally of the residential and mixed use buildings. Each 
building will have an appropriate location identified on the 
Site Plan for loading and waste collection pick-up. In the 
case of Building A and B, a retail garbage and residential 
garbage room is located on the ground floor at the south 
end of the building accessed by both a residential and 
commercial service corridor.  Retail deliveries will utilize this 
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service corridor as well. A loading area has been identified 
on the Phase 1A site plan for deliveries and waste collection 
pick-up.  Garbage and recycling materials will be handled 
in the same manner for proposed Building C and an appro-
priate area for waste collection pick up will be identified 
through the Site Plan process. Deep well garbage and recy-
cling containers (“Molok’s”®) are proposed to service the 
commercial pad site buildings. Appropriate locations have 
been identified on the Master Site Plan and will be reviewed 
as part of the application for Site Plan approval for Phase 2.

Outdoor Lighting 3.11.1 (16): 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 surround-
ing properties.

Response:  A master Site Lighting Plan has been submitted 
as part of the Phase 1A Site Plan submission.  All proposed 
buildings contemplate building mounted light fixtures.  
Lighting is proposed to cover adjacent sidewalks. Bollards 
are proposed along internal pedestrian routes to provide 
uniform, pedestrian scale lighting.  Glare from exterior light-
ing will be reduced and minimized through the use of full 
cut-off lighting.  Light pollution will be controlled by mini-
mizing non-target light.  The lighting plan proposes a combi-
nation of decorative and utilitarian type energy efficient LED 
light fixtures to provide appropriate levels of site lighting to 
create a safe and attractive outdoor environment.  

Signage 3.11.1 (17): 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.  Applicable 
requirements may be further defined through the Urban Design 
Manual and City’s Sign By-law; and,

Wayfinding 3.11.1 (28): To design sites and buildings with a 
range of wayfinding strategies that provide a sense of direction, 
orientation and convenient accessibility for all users. All sites and

buildings shall be designed with clear signage and identification 
that is fully visible or accessible from the public street, including 
sites with multiple buildings and users.

Response:  Signage has been designed to complement the 
site and building design, accentuate site and building en-
trances for effective emergency response, identification and 
wayfinding.  Both major site accesses are designed with 
landscaped boulevards with highly identifiable signage with 
colours and materials that complement building design.  The 
proposed signage integrated into the entrance features will 
highlight site access points for emergency vehicles.  Build-
ing A signage has been architecturally integrated into the 
façade design and is emphasized through the addition of 
canopies to clearly identify building entrances while enhanc-
ing building design.  Signage has been incorporated on site 
to clearly identify the proposed drive-through entrance and 
exit.  

Compatible Development 3.11.1 (18): 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 coor-
dination. 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 dis-
position through a variety of design strategies and performance 
standards. 

Response:  The development of the subject lands was 
viewed as an opportunity to enhance the surrounding neigh-
bourhood character by introducing a residential medium 
density housing type in a predominately under developed 
area.  The commercial component of the proposed devel-
opment achieves the objectives of providing for a mixed 
use development that will act as a focal point or destination 
for the adjacent neighbourhood and businesses increasing 
opportunity for pedestrian activity and more active forms 
of transportation.  As demonstrated in the various studies, 
including the Shadow Study, Noise Study, Traffic Impact 
Study and Wind Opinion, potential adverse impacts to the 
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future and existing residents and business have been ac-
counted for in the site and building design and appropriate 
mitigation measures, where required will be incorporated 
into the building and site design at the time of Site Plan ap-
proval for ear respecive phase.

Human-Scale Development (3.11.1.19):  Development that rein-
forces human scale dimensions and proportions through design. 

Response: The proposed development has been designed 
to reinforce human scale through a variety of design tech-
niques including designing building entrances that are pro-
portionally in scale with the building and relate to the street. 
The landscape design further enhances the human scale by 
incorporating a 1.2 m decorative fencing and stone pier and 
screen wall along the Northfield Drive frontage.  Armor stone 
seat walls are incorporated into the parking lot design and 
along the Bridge Street frontage. A patio area is proposed at 
the intersection. A roof top terrace is proposed for Building 
A which creates an interesting roof line and breaks up build-
ing mass. The placement of large windows and indoor amen-
ity areas fronting onto Northfield Drive creates transparency 
in the building façade and promotes active use and ‘eyes on 
the street’ along the Northfield street frontage. Parking is not 
located on major street frontage.  

Building Design 3.11.1 (20): Design architecturally well com-
posed 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 ar-
chitectural innovation and expression through a variety of design 
techniques such as architectural features, building materials, co-
lour 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 City 
will support high quality durable building materials and discour-
age materials that may fade or deteriorate over time or does not 
fit within the neighbourhood character or context. The City shall 
generally discourage flat blank walls and may require specific

massing and design strategies that result in a well composed 
building design, articulated façade design, interesting skyline and 
compatible development.

Building Design (3.11.2 (5) (Node & Corridor Specific Poli-
cy): The design of buildings shall contribute to a high quality and 
coordinated streetscape character and context.  Buildings should 
generally have their principle building façade and entrance to 
face the   primary public street particularly along transit routes 
or transit station areas and be designed with articulated building 
facades. 

Response: The proposal for the subject lands provides for 
street-oriented development and proposes to locate the built 
form close to the street edges with minimal setbacks. Amen-
ity and landscaped areas are proposed between the North-
field Drive street edge and the proposed buildings and will 
be hardscaped to enhance the public streetscape. Building 
entrances will be oriented towards and have direct pedes-
trian connection to Northfield Drive and the future multi-use 
trail which is proposed to extend across the frontage of 
the subject lands. Grade related windows including a large 
amenity area planned for Building A will engage and animate 
the streetscape enhancing the pedestrian experience along 
Northfield Drive.  The proposed commercial buildings are 
proposed with minimum setbacks from Bridge Street West. 
Commercial buildings will be required to incorporate win-
dows fronting Bridge Street.  The proposed building design 
is discussed in further detail in Section 3 of this Brief.

Landscape Design 3.11.1 (22): 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 comfort-
able 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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Response:  A Master Landscape Plan was submitted as part 
of the application for Site Plan approval for Phase 1A.  The 
proposed landscape design includes a variety of hard and 
soft landscaping intended to enhance the site and add inter-
est to the streetscape; provide effective buffers and screen-
ing; define public versus private areas and contribute to the 
overall character of the development and sense of place.  
Key elements include: 
• A planting scheme that provides a balance between     
           trees, shrubs, deciduous and coniferous planting                                  
           materials.  
• Boulevard treatments at both site accesses to en- 
            hance the site entrances.  
• Coordinated landscaping, signage and lighting to 
            create a unique themed development.
•          Existing mature vegetation along the southerly prop-   
           erty boundary is proposed to be protected providing 
           an effective buffer between the rear yards of the lots 
           fronting Deer Run Drive and the proposed parking 
           areas.
• A berm is proposed along the southerly property 
           boundary to provide enhanced screening.
• Deciduous trees are proposed along the north prop-
           erty line to provide shade and a consistent tree cano-  
           py to define the street edge and improve streetscape 
           quality.
•          Decorative fencing, stone piers and decorative screen 
           wall, entry feature wall, armor stone seat wall and 
           ornamental picket fence is proposed along both front-
           ages to define the street edge.
• A patio and entry feature wall proposed at the North
            field Drive and Bridge Street intersection to add inter-
            est and animate the streetscape.
• The use of shrubs and ground cover to screen the 
           proposed drive-through from Bridge Street.  

Site Amenities 3.11.1 (23): Design sites and buildings to include 
a range of on-site amenities such as benches, trash recepta-
cles, 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; and,

Site Amenities 3.11.2 (8) (Node & Corridor Specific Policy):  
Encourage a range of site amenities for all development and 
enhances site amenities for intensification projects and master 
planned projects.

Response: A number of site amenities are incorporated into 
the site design including benches located at primary build-
ing entrances, an outdoor amenity area located at the front 
entrance of Building A, patio area located at the Northfield 
Drive/Bridge Street intersection and bike racks located in 
close proximity to the commercial buildings.  A direct barri-
er-free pedestrian connection is proposed to Deer Run Park 
via the 2.0 metre asphalt east-west walkway.

Sustainable Design 3.11.1 (24): The City shall promote sustain-
able design practices in the public and private realm through a 
variety of strategies, including but not limited to: (a) the adaptive 
re-use of existing buildings; (b) sustainable design features that 
address matters of exterior building design; (c) incorporation 
and integration of trees, shrubs, hedges planting or other ground 
cover, permeable paving materials, street furniture, curb ramps, 
waste and recycling containers and bicycle parking in the public 
and private realm; (d) elements that promote energy reduction or 
conservation including building and street orientation for pas-
sive solar gains; (e) elements that promote improved water and 
air quality conditions; (f) elements that reduce adverse impacts 
such as urban heat island effect, shadowing, wind and noise; 
(g) drought tolerant, salt tolerant and native vegetation species; 
(h) integration of alternative transportation choices; and, (i)  the 
creation of healthy, livable spaces.
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Response: A number of sustainable design considerations 
have been integrated into the design of the site and the design 
of Building A. The development itself makes use of an existing 
serviced site within the built-up urban area. The existing infra-
structure (i.e. roads, water mains, sanitary and storm sewers 
are being utilized).  The proposed residential density provides 
for a more transit-supportive development with the higher num-
ber of residential units producing more transit users for the 
existing bus routes on Northfield Drive and Bridge Street and 
potentially more users for the rapid transit. The inclusion of 
commercial uses provides opportunity for existing and future 
residents to seek alternative forms of transportation as con-
venience commercial uses will be within walking and cycling 
distance. Bicycle parking and storage is located within Building 
A for the future residents of Buildings A and B. Bicycle racks 
are distributed within close proximity to the commercial uses.  
Future pedestrian connections are provided to the new Bridge 
Street and future Northfield multi-use trail as well as to the ad-
jacent and future bus shelters.  

Energy efficient LED exterior lighting is proposed. Energy 
efficient construction practices, wood building technologies 
and efficient mechanical systems are proposed. In addition, a 
three-stream waste collection program is proposed within the 
residential buildings whereby residents will be able to sort and 
deposit their waste into three streams – organics, recyclables 
and garbage.  A waste collection room is located in Building A 
which has the adequate floor area for a calculated quantity of 
designated bins. The waste will be removed by a contracted 
private waste collection service.  

Built Form and Massing 3.11.2 (6) (Node & Corridor Specific 
Policy): Locate buildings to establish an urban street enclosure 
and to frame street intersections. The design and massing of tall 
buildings (greater than three storeys) shall relate to the surround-
ing context, as well as, to the street proportions (building height 
to street width ratio) and to human scale dimensions. The design 
of high rise buildings shall be designed to reduce adverse im-
pacts related to wind, shadowing, visual impacts and to reduce 
the appearance of bulk through a variety of design and massing 
strategies.

Response: The site’s linear shape, substantial frontage 

with the location of the hydro corridor influenced the built 
form resulting in the proposed buildings being located close 
to the street edge which in turn defines the street edge and 
provides a sense of enclosure. It also allows for a large 
setback between the proposed six-storey buildings and the 
adjacent low rise residential neighbourhood. 

The proposed commercial pad site buildings are of a similar 
built form and mass to the industrial plaza located on the 
east side of Bridge Street and serve as a visual transition 
as well as a transition of land use providing a separation 
between the commercial uses fronting Bridge Street and the 
proposed residential uses on the balance of the site.

Interest 3.11.2 (2) (Node & Corridor Specific Policy):  Design 
which results in visual interest and interesting and active spaces.

Response: The residential and mixed-use building facades 
are visually prominent and are proposed to be highly artic-
ulated to provide visual interest. The building facades have 
a contemporary architectural aesthetic and high contrast 
complimentary colour palette. The material palette includes 
glass and masonry (dark beige stone veneer and mid grey 
concrete masonry blocks), dark and white metal panels and 
Hardie® board, an engineered, durable fiber cement siding 
in a contrasting colour scheme of dark greys, beiges and 
off-white.  Building entrances will be a focal point within the 
building façades and are clearly identifiable by architectural 
features.  Balcony projections and window placement are 
utilized in the design to provide architectural interest in-
cluding a corner window feature creating a vertical element 
emphasized with an artic white boarder and iron gray interi-
or.  The use of the contrasting colour scheme provides the 
illusion of the corner feature projecting from the building. 
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2.2 CITY OF WATERLOO URBAN DESIGN MANUAL
The primary purpose of the Urban Design Manual (UDM) is to 
implement the City’s urban design objectives and policies through 
the development review process. The General City Design Guide-
lines apply to many types of development in the public and private 
realm.  Supplemental design guidelines are more specific guide-
lines for select areas in the City and for specific types of devel-
opment.  The following is a summary of key UDM guidelines that 
were considered as part of the proposed Master Site Plan and 
building design. Section 3.0 describes in additional detail how each 
of the key UDM guidelines were addressed in the design of the 
Master Site Plan.

Pedestrian-Friendly Design (UDM 2.1.1) 
Guideline Objective: To design the streetscape as pedestri-
an-friendly features and spaces.
• An on-site system of pedestrian walkways is designed to 
            provide direct access and connections to and between 
            building entrances, public and internal sidewalks and 
            parking areas
• A barrier-free 2.0 m asphalt walkway is proposed along 
            the southerly property line connecting Bridge Street West 
            to Deer Run Park.
• Grade related access from public spaces to amenity areas 
            and building entrances are provided, where feasible.  
            Commercial units at the north end of Building A front onto 
            Northfield Drive and contain large windows and entrances 
            facing the street.
• Buildings are designed with articulated facades facing 
            Northfield Drive and Bridge Street. Large windows, building 
            entrances and a large indoor common amenity area 
            facing Northfield Drive is proposed as part of Building A to 
            enhance pedestrian interest.  Future residential buildings
            will be designed with similar architectural and landscaped 
            features.
• Landscaped outdoor amenity areas, private patios includ-
            ing special paving, seating and pedestrian-scale lighting is 
            proposed in front of all residential buildings that front onto 
            Northfield Drive to promote and facilitate human activity   
            and social interaction.

• A direct connection is provided to Bridge Street West and
            the nearby transit stop and shelter.  A seating wall incor-  
            porated into the landscaping to highlight the pedestrian 
            connection and provide a pedestrian scale amenity.
• A patio and enhanced landscaping is proposed at the cor-
           ner of Northfield Drive and Bridge Street to enhance the 
           pedestrian experience and create a prominent gateway 
           feature.
• A direct connection is provided to Bridge Street West and 
           the nearby transit stop and shelter.  A seating wall incorpo-
           rated into the landscaping to highlight the pedestrian con-
           nection and provide a pedestrian scale amenity.

Compatible Development (UDM 2.1.3) 
Guideline Objective:  To design sites and buildings that en-
hances the quality of the surrounding neighbourhood char-
acter and does not result in adverse impacts to surrounding 
properties or loss of quality of life.
• A Tree Management Plan was prepared and submitted as 
            part of the application for Site Plan approval for Phase 
            1A to ensure existing mature vegetation on adjacent resi-
            dential properties is protected during construction of the 
            berm and walkway.   
• A berm is proposed to provide enhanced buffering abut-
            ting residential properties.
• The site and buildings have been designed to mitigate 
            noise conflict between residential and commercial uses.  
• Noise sources are located away from residential proper-
            ties including the proposed drive-through order board.
• Mechanical systems are proposed to be mitigated. 
• The design and mass of buildings minimizes impact on 
            adjacent properties with respect to sunlight. The location 
            of buildings results in comfortable wind conditions both 
            on-site and on adjacent sidewalks.
• Transitioning in mass and land use is proposed to create 
            a more compatible relationship with surrounding low rise 
            industrial/commercial buildings fronting Bridge Street.
• Site lighting has been designed to locate lamps and glare 
            from public view.  Photometric plan demonstrates that 
            lighting does not spill over on adjacent properties.
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Building Design (UDM 2.1.6)
Guideline Objective:  To design buildings with well propor-
tioned and articulated facades that relates to, and enhances, 
the surrounding neighbourhood character and context. 
• High quality exterior building materials are proposed in-
            cluding masonry, windows and siding. The building fa-
            cades have been designed for visual interest.
• Building materials and colours selected with changes in 
            texture and colour to result in articulated building mass-
            ing. Building entrances and windows will add interest 
            along the street.
• The building and architectural features work well together 
            to achieve a balance in elevation with emphasis on com-
            position of scale, proportion, symmetry, light, pattern, 
            texture and colours.
• All buildings including commercial storefronts are de-
            signed with prominent entrances that are emphasized 
            through canopies and integrated signage. 
• Roof top mechanical systems are screened and noise 
            levels due to rooftop mechanical equipment that exceed 
            applicable guideline limits are proposed to be appropri-
            ately mitigated through the use of noise barriers.
• Building A incorporates balconies, cornices, a large cor-
            ner window feature that extends the full height of the 
            building and a roof top terrace to create an interesting 
            well composed building façade.  Future residential build-
            ings will be designed with similar architectural features, 
            materials and colours to ensure a cohesive well balanced 
            development.
• Buildings entrances are designed as an integral feature of 
            the building façade, emphasizing the primary street front-
            age.  
• Signage is architecturally integrated into the façade.  
• The proposed buildings have been located close to the 
            street to establish an urban street enclosure.
• Active uses are located at grade to promote street activity 
            and pedestrian interest.

Landscape Design (UDM 2.1.8)
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.
• Site is designed with a balanced level of sustainable 
            landscape treatment that adds interest to the site and 
            provides effective buffers and screening.
• Tree Management plan prepared to ensure protection of 
            existing prominent vegetation along the southerly proper-
            ty boundary. Existing vegetation provides an effective 
            berm between the parking area and rear yards. An en-
            hanced buffer provided to help in shielding vehicle head
            lights. Existing board on board fences along the majority 
            of the southerly property line further augments any im-
            pacts from the parking area on the adjacent residential 
            lots.
• Planting scheme assists to define edges to strengthen the 
            streetscape and improve streetscape quality.
• Hard and soft landscaping treatments used to enhance 
            building and site entrances.
• Decorative furnishings proposed at building entrance
            locations that related to the development theme and com-
            plement the streetscape character.
• Shrub, ground cover and bollard lighting provided to de-
            fine walkways, building entrances, landscaped courtyards 
• Decorative retaining walls with opportunities for seating 
            proposed.
• Scale of parking areas reduced through landscaped is-
            lands.
• Low level landscaping provided in daylight corners to 
            avoid sight obstructions.
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Gateways (UDM 2.2.5)
Guideline Objective:  To design gateways with a coordinat-
ed level of site and building design in the public and private 
realm that distinguishes important entrances in and across 
the City.
• Gateway feature is designed with a coordinated level 
            of site and building design in the public realm that 
            distinguishes the intersection of Northfield Drive and 
            Bridge Street as an important entrance to the City and 
            neighbourhood.
• Enhanced level of coordinated site design is proposed 
            at the intersection. A variety of plant materials, a patio 
            area, entry feature wall and decorative fencing is pro-    
            posed.

Connectivity and Interaction (UDM 2.3)
Guideline Objective:  To enhance connectivity and interac-
tion.
• The site has been deisnged to connect to the street net-
            work and the adjacent neighbourhood. A 2.0 metre wide 
            asphalt trail along the southerly property line provides  
            a trail connection from Bridge Street West to Deer Run 
            Park whereby existing residents will be able to walk or 
            cycle to the convienience commercial uses.
• The trail also provides a direct connection to Deer Run 
            Park for future residents of the development.

Site Circulation (UDM 2.3.2) 
Guideline Objective:  To design sites and buildings with an 
efficient and safe circulation system with high priority given 
to pedestrian accessibility and neighbourhood connectivity.

Tall Buildings (UDM 3.1.4)
Design Objective:  To design tall buildings as architecturally 
interesting and well composed buildings that relate to the 
surround context, contributes to an interesting skyline and 
reduced impacts to surround properties
• Building A is a well composed building that will compli-
            ment and enhance the neighbourhood character and 
            improve the streetscape along Northfield Drive and 
            Bridge Street. All future buildings will positively contribute 
            to creating sense of place by introducing a landmark 
            development that will be unique to the neighbourhood.

Drive-Through Facilities (3.1.7)
Design Objective:  Design sites that contribute to pedestri-
an-friendly streets with high regard to pedestrian circulation 
and safety.
• The proposed drive-through has been designed in accor-
 dance with the UDM guidelines. Section 3.6 provides a 
 detailed analysis of the design of the drive-through rela-
 tive to the recommended design criteria.

• The site design provides a continuous north-south and 
            east-west path of travel for pedestrains through an on-site 
            system of pedestrian walkways and east-west trail. The 
            intent is to create connectivity from Northfield Drive and 
            Bridge Street into the site and from the adjacent residen-
            tial neighbourhood into the property.   
• Clear and direct pedestrian linkages are provided from 
            both Northfield Drive and Bridge Street for both the resi-
            dential and commercial components of the development.

• A 3.8 metre wide unit paved sidewalk is proposed to 
            delineate the commercial units and is provided along the 
            full length of the Building A commercial building façade to 
            emphasize the commercial component of the building.  
• Where the on-site pedestrian walkway system crosses a 
            parking lot, the walkway is clearly marked.
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3.0 conceptual design
3.1 SITE PLAN

The general design objective was to achieve an appropriate 
balance between the commercial and residential uses, framing 
the intersection to create a focal point at this key intersection 
while ensuring compatibility with the adjacent low density, single 
detached homes. The proposed Site Plan, as shown on Fig-
ure 3, includes two, 6-storey apartment buildings, one, 6-storey 
mixed use commercial/residential building that will include retail 
commercial uses on the ground floor and residential on the upper 
floors and three commercial pad site buildings one of which in-
cludes a drive-through facility.

FIGURE 3: Master Site Plan
Source: MHBC Planning Ltd.

The proposed apartment buildings and mixed-use building front 
onto Northfield Drive. The commercial pad site buildings front 
onto Bridge Street. It is the intent that the pad buildings will act 
as a transition between the industrial plaza located to the east, 
the commercial uses located in the mixed use building and the 
proposed residential uses located on the balance of the site. The 
commercial component located on the ground floor of Building A 
is oriented towards the commercial/retail pads creating a sense 
of separation between the proposed commercial and residential 
uses. 

The orientation of the commercial pad at the northeast corner of 
the subject property will provide a focal point at the intersection.  
Due in part to the location of the hydro corridor, all the proposed 
buildings are located in close proximity to Northfield Drive and 
Bridge Street which allows for a more urban form and helps 
frame the site in relation to the intersection. It also allows surface 
parking to be provided internal to the site. The parking areas 
are enhanced by pedestrian connections to the residential and 
commercial buildings. Landscaping minimizes the visual expanse 
of the hard surfaces as well as provides a visual buffer between 
the proposed development and the rear yards of the lots on Deer 
Run Drive. 

The proposed development is intended to be developed in 
phases, as outlined below in Figure 4.  A Site Plan application 
has been submitted for Phase 1A which includes the mixed-use 
building identified as Building A on the Master Site Plan. This 
phase also includes 170 at-grade parking spaces, an east-west  
2.0 metre walkway connecting Bridge Street West to Deer Run 
Park, and a landscaped berm between the walkway and rear 
yards. All site accesses are proposed to be constructed as part of 
the first phase.
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3.2 BUILT FORM, MASSING AND ARTICULATION
3.2.1 MULTIPLE RESIDENTIAL AND MIXED-USE 
BUILDING

FIGURE 4: Phasing Plan
Source: Kirkor Architects and Planners

Massing of a building and the design of the facade can create an 
attractive development and frontage to the streetscape.  Well-de-
signed buildings can enhance the pedestrian experience and 
create a strong sense of place.

In terms of design compatibility, the scale, height and massing of 
the proposed six storey residential buildings will not be in conflict 
with the surrounding properties. Building design and massing is 
considerate of the existing low rise residential to the south and 
provides a transition from the commercial uses located on the 
east side of Bridge Street West.

The multi-residential building design incorporates visually heavier 
materials at the building base. The sixth storey is a lighter co-
lour from the main building reducing the appearance of bulk and 

creating an interesting skyline. A rooftop terrace is proposed 
above the commercial units to not only provide a unique common 
amenity area and private terraces but to soften the building mass 
and add interest to the elevation. As shown on Figure 5, a prom-
inent corner window feature is incorporated into the façade of 
Building A which provides strong vertical articulation. The ground 
floor of the mixed use building is higher than the residential 
floors which enhances the base of the building and allows for the 
provision of large windows which reduce the appearance of bulk, 
promote activity and interest along the street, creates a balanced 
elevation and provides maximum visual exposure to surrounding 
views.

Building A is designed to provide complex massing configurations 
to visually appear to provide different wall planes. Buildings B 
and C are proposed to have similar architecture treatment to pro-
vide a consistent style.  Similar building materials and colours will 
be used throughout the development to achieve unity of design.  
High quality materials, as shown on Figure 7 are proposed that 
are durable, attractive and have low maintenance requirements.  

Balconies, patios, roof top terraces and landscaped outdoor 
areas will provide amenity space for future residents and provide 
visual interest.  Mechanical/utility screening shall be an integral 
part of the building structure and will screened to mitigate neg-
ative visual and acoustic impacts of the mechanical equipment 
systems.

FIGURE 5: Perspective looking southeast
Source: Kirkor Architects and Planners
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3.2.2 COMMERCIAL BUILDINGS

Three commercial pad site buildings are proposed along Bridge 
Street.  Each building is arranged so that their primary orientation 
complements adjacent, existing development and either frames 
the corner of the Northfield and Bridge intersection or fronts 
directly onto Bridge Street to define a clear edge. The pad site on 
the corner, as shown in Figure 8, is proposed to make a strong 
architectural statement and announces the development.  Sur-
face parking is on the interior of the block.

FIGURE 7: Proposed building materials
Source: Kirkor Architects and Planners

FIGURE 6: Perspective looking northwest 
Source: Kirkor Architects and Planners
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The siting and design of smaller retail pads can create a more 
inviting appearance in a larger development by visibly reducing 
the project’s scale and by expanding the range of activities and 
businesses found within a single development.  The location, 
orientation of the entry and architecture of pad site buildings also 
provide opportunities to frame entries into larger developments 
and contribute to the development’s visual interest by placing 
storefront spaces closer to the street and creating a street scene.  

Accordingly, the pad site buildings will be required to be compati-
ble with the main buildings within the development.  The layout is 
proposed to relate coherently to the street and adjacent develop-
ments (outward) as well as the proposed development (inward).  
The primary façade of the buildings located on the pad sites will 
be oriented towards Bridge Street.  To achieve unity of design, 
pad site buildings will be required to incorporate compatible 
materials and colour schemes in order to tie building elements 
together and to relate free standing buildings within the same 
development to each other.  

Each primary building on site will have a clear defined highly 
visible customer entrance.  Customer entrances will be empha-
sized through the incorporation of architectural elements such as 
canopies and signage.

FIGURE 8: The pad site buildings are proposed to front directly on the 
street and define a clear edge. The pad site on the corner makes a strong 
architectural statement to provide a focal point so that a sense of place and 
“arrival” is created at the intersection.
Source: Kirkor Architects and Planners

Landscaping is an integral part of the development and is intend-
ed to visually tie the entire development together, define major 
entryways and circulation (both vehicular and pedestrian) and 
parking patterns.  The Master Landscape plan incorporates the 
following design elements:

• Entryway landscaping is used to highlight the entries into 
            the development. A variety of plant material including 
            ornamental grasses, perennials and ground cover is in-
            corporated into a boulevard entrance feature to highlight 
            both the Northfield and Bridge Street entrances.
• Parking lot landscaping is used to minimize the expansive 
            appearance of parking lots. The perimeter of all parking 
            areas is screened from adjacent streets, public sidewalks 
            and adjacent uses with a combination of plant material, 
            decorative masonry walls and landscaped berms.
• Building 1 at the corner of Northfield Drive and Bridge 
            Street is proposed to be enhanced by incorporating a 
            patio area, entry feature wall, decorative fencing and a 
            variety of plant materials.

3.3 CHARACTER AND ARCHITECTURAL TREATMENT

The proposed development will assist in providing a housing type 
that is not typical of the area, provide convenience commercial 
uses within walking distance of the existing residential neigh-
bourhoods and employment area.  The development is designed 
to recognize the importance of the Northfield Drive and Bridge 
Street intersection as a gateway to the northwest employment 
area.  The proposed development will be a positive contribution 
to the streetscape through the provision of a strong street edge, 
visually interesting architecture and a variety of at-grade uses.

High quality materials including a large amount of glass will be 
incorporated into the facades resulting in a modern, minimalistic 
design.  

3.4 CIRCULATION
The circulation for the proposed site plan considers the City’s 
streetscape guidelines and provides a design for both pedestri-
ans and motorists.



255 NORTHFIELD DRIVE EAST | WATERLOO

URBAN LEGEND DEVELOPMENTS LTD. | 24 | URBAN DESIGN BRIEF URBAN LEGEND DEVELOPMENTS LTD. | 25 | URBAN DESIGN BRIEF

Vehicular circulation is adequately organized via two proposed all 
moves driveways; one onto Northfield Drive and one onto Bridge 
Street opposite Labrador Drive and a right-in access on North-
field Drive. The intent is that the multiple accesses will provide 
some separation between the commercial and residential traffic. 
Commercial traffic will likely enter via the right-in turn lane on 
Northfield Drive or via Bridge Street West. Depending on direc-
tion of travel, residential traffic will enter either via the full access 
from Northfield Drive or Bridge Street.  

Pedestrian circulation along Northfield Drive and Bridge Street 
is facilitated by proposing pedestrian connections from the site 
to the adjacent newly constructed multi-use trail along the west 
side of Bridge Street. Building entrances and sidewalk connec-
tions are proposed to connect to the future multi-use trail that 
is planned to be constructed along the south side of Northfield 
Drive as part of planned improvements to Northfield Drive. An 
internal sidewalk network is proposed to provide safe access into 
the site from the public multi-use trails, the building entrances 
and at grade parking. The proposed Site Plan also includes a trail 
connection from Bridge Street to Deer Run park which meanders 
along the southerly side of the site between the parking areas 
and a landscaped berm. With some minor grading proposed 
within Deer Run park, the trail connection is planned to provide 
barrier free access.

3.5 LANDSCAPE PLAN

The objective of the landscape design is to enhance the street 
edges with high quality landscaping treatment and to contribute 
in creating an attractive, desirable pedestrian realm along both 
street edges to visually tie the entire development together, de-
fine major entryways and circulation (both vehicular and pedestri-
an) and help buffer adjacent residential land uses.

Entry landscaping, as shown in Figure 9, was designed to high-
light entries into the development from both Northfield Drive and 
Bridge Street. Each main entry includes a landscaped boulevard 
with perennials and ornamental grasses, decorative masonry 
entry feature wall and stone piers. 
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As shown in Figure 10, a balance between coniferous shrubs, 
deciduous trees, perennial plantings, stone piers, decorative 
railing and screening is proposed at building entrances along 
Northfield Drive to help define common and private areas and to 
screen private areas from general view.  Landscaping includes a 
variety of plant types, sizes and species so that landscaping dis-
plays a variety of leaf size, texture and colour.  Planting is used 
to aid surveillance and minimize the potential for crime maintain-
ing visibility of doors and windows from the street and from within 
the development. Planting patterns do not obstruct sight lines or 
create isolated areas.

FIGURE 9: Entrance feature concept
Source: Stantec Consulting Ltd.

FIGURE 10: A variety of soft and hardscaping elements 
define common and private areas.
Source: Stantec Consulting Ltd.

FIGURE 11: Screen wall and railing concept
Source: Stantec Consulting Ltd.

As shown on Figure 12, a combination of deciduous trees and 
decorative low fencing is proposed along Northfield Drive will pro-
vide an attractive, shaded environment along street edges that 
gives visual relief from continuous hard street edges, provides a 
visual cohesion along the streets, helps buffer automobile traffic, 
focuses views for both pedestrians and motorists and creates a 
sense of neighbourhood scale and character.  

A continuous path of travel for pedestrians, both north-south and 
east-west connections are enhanced through the proposed land-
scaping.  The intent is to create connectivity from Northfield Drive 
into the site and from the adjacent residential properties into the 
development. A direct pedestrian connection from the site to the 
transit stop near the corner of Northfield Drive and Bridge Street 
is provided and is enhanced with a proposed armor stone seat 
wall. An east-west pedestrian walkway is proposed along the 
south property boundary. A barrier-free pedestrian connection is 
provided to the park. Future residents will therefore have a direct 
connection to the park and the residents in the adjacent neigh-
bourhood will have a direction connection to the commercial 
component of the proposed development.  

As shown in Figure 13, internal pedestrian walkways are de-
signed as part of a courtyard amenity feature located in front of 
Buildings A, B and C.

FIGURE 12: A combination of deciduous trees and decorative fencing 
is proposed along the Northfield Drive frontage to define street edge.
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The walkway provides a safe and attractive connection to the 
at-grade parking lots. Pedestrian crossings are identified with 
pavement markings.

FIGURE 13: Pedestrian walkways are incorporated into the 
centre courtyard features to provide safe, attractive connec-
tions to surface parking lots. 
Source: Stantec Consulting Ltd.

3.6 PROPOSED DRIVE-THROUGH FACILITY

Building 2, one of the proposed stand-alone commercial pad site 
buildings has been designed to accommodate a proposed drive-
through facility.  The Planning Justification Report prepared in 
support of the OPA/ZBA provides the planning rational and justifi-
cation for the drive-through facility in relation relevant to planning

FIGURE 14: Gateway Landscaping Treatment
Source: Stantec Consulting Ltd.

Enhanced landscaping is proposed at the corner of Northfield 
Drive and Bridge Street, as shown on Figure 14 to reinforce 
this corner as a focal point to the development and area.

policy and applicable site specific zoning provisions. The following sec-
tion describes how the proposed drive-through facility has incorporated 
the design objectives of the UDM supplemental design guidelines for 
drive-through facilities.  

Building Location and Circulation

The objective of the drive-through guideline is to design sites that 
contribute to pedestrian-friendly streets with high regard to pedestrian 
circulation and safety. The guideline recommends locating buildings 
close to the street to provide safe pedestrian access between the build-
ing entrance and public street with priority given to transit routes, nodes 
and corridor areas, street corners and planned intensification areas. 
Pedestrian walkways and/or access providing safe access should be 
provided from the parking area to the building entrances and from the 
street to the building entrance.  

The proposed building is located close to Bridge Street West providing 
convenient pedestrian access from Bridge Street. A pedestrian walkway 
is provided along the south side of Building 1 closer to Northfield Drive 
providing direct pedestrian access from the street. An armor stone seat 
wall is proposed at this access point to emphases this as a pedestrian 
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access point to the site. Sidewalks are provided around the build-
ing to provide safe access to the building entrance.  

Adequate sightlines along pedestrian routes are provided. The 
drive through entrance and exit are well signed. Pavement mark-
ings clearly identify drive through lane crossings.

Stacking Lanes

Sufficient stacking spaces should be provided on site to avoid 
spillover onto public streets. 10-13 stacking spaces are recom-
mended for restaurant uses. The access point for the stacking 
lane should be located as far and as deep as possible into the 
site to avoid vehicles blocking parking areas. Stacking lanes 
should be 3.5 metres to 4.5 metres in width and slightly wider at 
turns to allow for a range of vehicular turning movements.  Dou-
ble drive-through lanes should be considered when there are 
insufficient stacking spaces available on site. Visible direction 
signage should be provided at the entrance and exit locations for
the stacking locations. Audio and video devices should be locat-
ed and positioned to not adversely impact on adjacent properties 
and their users.  

A total of 13 stacking spaces are provided on site to avoid spill-
over onto public streets, as shown in Figure 15. The stacking 
lane is located between Buildings 1 and 2. Access to the stacking 
lane is located internal to the site. A double drive through lane 
is provided to maximize stacking. The stacking lanes measure 
3.5 metres to allow for a range of vehicular turning movements. 
Directional signage showing stacking lane entrance locations is 
provided. All signage locations are delineated on the master site 
plan.  

The potential for noise impacts on and from the proposed devel-
opment were assessed in an Environmental Noise Assessment 
prepared by Novus Environmental Inc. Impacts of the environ-
ment on the development, the development on itself, and the 
development on the surrounding area were considered.

Modelling was performed on significant noise sources associat-
ed with the proposed development including two drive-through 
speakers and thirteen idling cars. The nearest existing noise 
sensitive receptors located within a 500 metre radius are the 
single detached homes on Deer Run Drive, located directly to the 
south of the proposed development. The Study concluded that 
the sound levels, due to the development’s commercial opera-
tions are predicted to be below applicable guideline limits for the 
surrounding area.  

Noise modelling results determined that the stationary noise 
impacts from the development’s mechanical equipment and 
commercial operations are predicted to exceed NPC-300 Class 
1 guideline limits on the development. Mitigation in the form of 
noise barriers for the mechanical equipment and the rooftop 
outdoor amenity space is required to address the noise impact to 
the building and outdoor amenity area.

The Study concludes that mitigation in the form of noise barriers 
for both the mechanical equipment and the rooftop amenitiy area 
will mitigate the stationary noise impacts from the impacts of the 
development on itself.

FIGURE 15: 10-13 stacking spaces located between the 
lane entrance and last order board station are recom-
mended for restaurants. 13 stacking spaces are pro-
posed to be provided.
Source: MHBC Planning Ltd.
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Further, noise modelling results with the recommended mitigation for both 
the building façade and rooftop amenity area conclude that NPC-300 Class 
1 guidelines are met.

Landscape Design

Pedestrian entrances should be emphasized from the street with a bal-
anced distribution of hard and soft decorative landscape treatments. At 
least three bicycle parking spaces should be located near the entrance 
and/or patio areas. Outdoor patio spaces are encouraged to face the street 
with decorative fence details and be located for maximum solar gain and 
away from staking lanes. A minimum 3.0 metre landscaped strip should be 
provided between the street frontages and abutting parking areas and drive 
through lanes for deciduous tree and shrub planting and other screening 
treatment. Intensive landscape treatment should be used to screen head 
lamps from public view and surrounding sensitive uses. Stacking lanes 
should be defined with raised landscaped islands, decorative paving treat-
ments or other barriers to separate stacking lanes from main parking areas 
and driveways. Garbage and recycling receptacles/bins should be located 
along the stacking lanes and building entrance areas.

A bicycle rack that can accommodated up to 10 bicycles is provided and 
located next to the building entrance. In order to accommodate a double 
stacking lane, a minimum 2.3 metre landscape buffer is provided along 
Bridge Street West. A retaining wall is proposed with a variety of plant 
material to screen the stacking lanes from Bridge Street. A landscaped 
area incorporating deciduous trees, perennial bed planting and ornamental 
grasses is proposed between the parking stacking lane and parking area to 
separate the stacking lane.  

Building Design

Pick up window areas should be architecturally integrated into the building 
design. Awnings, canopies or other elements should be encouraged over 
windows facing streets or along the street edge. Accessory structures, such 
as garbage enclosures should be architecturally integrated, through similar 
building materials and architectural features.  

Although the building design including the integration of the pick up window 
will be considered through the Site Plan approval process, the intent is that 
future buildings will be designed to architecturally complement the charac-
ter of the master planned site plan. The deep well garbage and recycling 
containers will be screened with landscaping.

3.7 SHADOW IMPACT ANALYSIS

In support of the proposed development, Kirkor Architects and Planners 
prepared a sun shadow analysis to examine the potential impacts that 
building massing and height could have on adjacent land uses. The sun 
shadow analysis was performed for the following four representative days 
of the year:

  1. Spring (March 21) Equinox at 10am, 12pm, 2pm, 4pm, 6pm
  2. Summer Solstice (June 21) at 10am, 12pm, 2pm, 4pm, 6pm
  3. Fall (September 21) Equinox at 10am, 12pm, 2pm, 4pm, 6pm
  4. Winter Solstice (December 21) – 10am, 12pm, 2pm

The shadow impact analysis on the above-noted dates identifies the range 
of shadows that can be expected from the proposed development.

In the Spring and Fall at 10am, 12pm and 2pm, the shadow created by 
the proposed development is contained on the site and on the Northfield 
Drive Road right-of way. In the late afternoon, the shadows cast southeast 
towards Deer Run Drive onto a very small portion of one of the rear yards 
where there is existing vegetation. By 6pm, it is generally dark and there-
fore the shadows cast have essentially no impact.

In the Summer, the shadow created by the proposed development is con-
tained on the Site except for at 10:00 am where the shadow casts north 
onto the Northfield Drive right-of-way.

In the Winter, the shadows cast northeast in the morning towards North-
field Drive East and three properties on the north side of Northfield Drive. 
Of the three properties, the majority of the shadow is cast on the parking 
lots. The shadow rotates southerly towards Northfield Drive and by noon, 
the shadow is cast only on Northfield Drive. By 2:00 PM, the shadow is 
contained on site.

In accordance with the City’s Urban Design Manual, at least 50% or more 
of any property should not be shaded for more than two interval times (a 
four-hour equivalency) or at least 50% of any property should be in full sun 
for at least two interval times (a four-hour equivalency). Both of these cri-
teria are met as there are no properties that are shaded for more than two 
interval times and all properties have full sun for at least two interval times. 
The Shadow Study therefore demonstrates there are no shadow impacts 
to the neighbourhood as a result of the proposed development.
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3.8 POTENTIAL WIND IMPACTS

In support of the proposed development, Novus Environmental 
Inc. (‘Novus’) provided a wind opinion letter. Novus concluded 
that the location of the buildings on site is positive for maintaining 
calm wind conditions, as there is a significant amount of distance 
between them, particularly Buildings B and C. By including large 
distances between buildings there is minimal potential for the 
channeling of wind flows; it is channeling that creates the local 
wind accelerations when buildings are close together and wind is 
directed between the buildings. Based on the overall massing of 
the buildings, Novus concludes that they expect wind conditions 
to be conducive to standing year-round throughout the site. How-
ever, calmer wind conditions may occur immediately downwind 
of Buildings A, B and C, as the mass of the buildings will shelter 
areas immediately to the east from the prevailing westerly winds.

These wind conditions are considered appropriate for the intend-
ed usage of the site. Wind conditions around the three smaller 
commercial buildings are expected to be comfortable for sitting in 
the summer and standing in the winter.

Wind conditions on the surrounding sidewalks of Northfield Drive 
East and Bridge Street West are expected to be suitable for the 
intended usage with the proposed development in place. This 
includes the nearby transit stops along both roads.
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4.0 conclusion
Subject to completion of the planning approvals process and re-
finement of the development concept, detailed design for Phases 
1B, 2 and 3 will be implemented through the final site plan ap-
provals process.  As a multi-phased development, each phase 
will undergo detailed review as part of the Site Plan approval 
process. 

The Master Plan has been designed to incorporate the vision, 
goals and objectives of the overall proposed development and 
follows the principals of the City of Waterloo’s applicable urban 
design policies and Urban Design Manual.  The following key 
principles of good urban design are reflected in the overall de-
sign.:

• Establishes the intersection of Northfield Drive East and 
           Bridge Street West as major gateway and focal point for  
            the community.
• Emphasizes the two major corridors by providing prom-
            inent buildings with high quality design that denotes the 
            subject site as a prominent intersection.
• Includes massing that emphases the ground floor of the 
            buildings and provides for prominent pedestrian entranc-
            es on Northfield Drive to both the commercial and resi-
            dential components of the building.
• Provides a continuous north-south and east-west path of 
            travel for pedestrians through an on-site system of pedes-
            trian walkways and east-west 2.0 metre asphalt trail along 
            the southerly property line. 
• Provides direct pedestrian access to perimeter streets 
            and transit stops.
• Primary pedestrian routes are emphasized through wider 
            sidewalks, enhanced landscaping treatment and decora-
            tive lighting. 
• Locates the buildings along the street edge with a future 
            commercial building located at the corner intersection, 
            defining a strong public realm.
• Provides a built form that is pedestrian scaled with ar-    
            chitectural features and building materials that contribute 

             to the creation of a safe and active pedestrian streets-      
             cape.
• Effectively provides a transition between the existing 
            commercial uses on the west side of Bridge Street, the 
            proposed commercial pad site buildings and the proposed 
            residential buildings on the balance of the site.
• Does not create undue shadowing or overview impacts to 
            the adjacent low-rise residential neighbourhood due to its 
            siting, massing features, including locating maximum 
            height and rooftop amenity area on Northfield Drive.
• Incorporates parking internal to the site, with appropriate 
            landscaping to screen and buffer adjacent residential 
            properties.
• Places all service spaces either internal to the building or 
            site, with appropriate landscaping to screen and buffer 
            adjacent residential properties.

The following design elements are incorporated into the site 
design of the first phase of the development to achieve the above 
noted principles. Future phases will be designed with similar ma-
terials, architectural elements and features, site design principles 
and landscaping in accordance with the objective of this Brief.

• A large indoor amenity area is proposed on the ground 
            floor of Building A with large windows providing views to 
            Northfield Drive. A rooftop amenity area is proposed over 
            the commercial component of Building A. The common 
            amenity areas will be shared with Building B. 
• A direct pedestrian connection is provided from the North-
            field entrance to the future multi-use trail that is being 
            constructed as part of the Northfield Drive reconstruction.
• Retail units wrap around the north corner of the building 
            allowing storefronts to front onto Northfield Drive signi-
            fying the importance in the streetscape.  Principal pedes-
            trian entrances to the corner retail units are from North-     
            field Drive. 
• The use of canopies over the commercial and residential 
            entrances provide architectural elements that add interest 
            and emphasize building entrances.
• Base of the building is stone and will be used as a         
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            unifying element for the future buildings. The building 
            façade is well articulated using a variety of materials and 
            a coordinated colour scheme.
• Signage is well integrated and is used as an architectural 
            feature. 
• In our opinion the proposed development contributes to 
            achieving the City’s urban design objectives and will en-
            hance the character and built form of the neighbourhood.


