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1. Background 

Proposed Development 

Reid’s Heritage Properties has partnered with West Haven Ltd. A 

four-storey residential apartment building containing 74 units is 

proposed. 

 

Proposed Application 

West Haven Ltd. is proposing an application for a Zoning By-law 

Amendment to permit the proposed development. The proposed 

application will rezone the multiple residential block as depicted on 

the enclosed Draft Plan of Subdivision from Future Development (FD) 

to Residential Nine (R-9) to permit a multiple residential building on 

the site. 

 

Report Scope 

The City of Waterloo provides direction for the preparation of urban 

design reports in support of proposed applications. Per Section 3.11.5 

of the Official Plan, urban design reports are meant to address how 

the proposed development is in accordance with the urban design 

policies and demonstrate how it implements the City’s Urban Design 

Manual. Accordingly, this Urban Design Report provides:   

o A description of the location and physical conditions of the site;  

o A description and characterization of the surrounding 

community context; 

o A summary of the applicable design policies and guidelines;  

o A description of the site and building design for the site; and, 

o An assessment of the design concept in respect to design 

policies and guidelines. 

 

 

 

 

 

  
Aerial View of Site 
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2. Site Description and Context 

Location and Description 

The Site is located in southwest Waterloo, just east of Ira Needles 

Boulevard and south of Erb Street West. The Site is 1.07 hectares in 

area and has a public frontage of 107.5 metres on Westhill Drive. 

Currently the Site is developed with a single detached dwelling and 

barn.  

 

Existing Vegetation 

There are some deciduous trees that line the Site’s north and west 

property lines.  

 

Community Context 

The Site is located in the Westvale neighbourhood, bound by Ira 

Needles Boulevard, University Avenue West, Erb Street West and 

Fischer-Hallman Road. Built form in the Westvale neighbourhood is 

characterized by low-density residential dwellings and medium 

density along the exterior corridor. A public school “Westvale Public 

School” and park “West Wind Park” are located within close proximity 

to the Site. Immediately adjacent to the Site is an eleven and five-

storey retirement residence “The Westhill Retirement Residence”, 

and single detached dwellings.  

 

The Site is walkable to several restaurant and shopping amenities 

including “West Quarter Plaza”, “Westside Marketplace Plaza”, 

“Waterloo Commons Plaza” and “the Boardwalk” further to the south. 

Westhill Meadows Golf Course is located just west of the Site on Ira 

Needles Boulevard. The Site is located along several local bus routes 

(the 13, 29 and 202), providing easy access to Uptown Waterloo, 

Kitchener and both Universities. 
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Surrounding Context 
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3. Design Policy and Guideline 
Context 

City of Waterloo Official Plan 

The Site is designated low-density residential in the City of Waterloo 

Official Plan. This designation is meant to accommodate a full, mixed 

range of low-density housing types, integrating different forms of 

housing to achieve and maintain a low-rise built form. Section 10.1.2 

indicates to support a range of housing in the municipality “the City 

will plan for a range of lot sizes in low-rise residential 

neighbourhoods”. 

  

Section 10.1.3 includes the vision for the Low-Density Residential 

Designation, which states “intensification in areas designated Low 

Density Residential shall be context sensitive to the surrounding 

neighbourhood an maintain a low-rise built form”. 

 

Section 12 of the Waterloo Official Plan provides design policies for 

the community, neighbourhood and site/building levels of design.  

Section 12.2.4 is particularly relevant to the proposed application 

concerning site and building design policies. 

 

 City of Waterloo Urban Design Manual 

Part 2 of the Urban Design Manual provides General City Design 

Guidelines for city-wide development located in the public and 

private realm. Objectives of the General City Design Guidelines 

consistent with the Proposed Development include: 

 Design streetscape of the building with pedestrian-friendly 

features such as landscape treatments and glazing for visual 

interest 

 Providing compatible development to the surrounding area, 

with appropriate transition to the existing built form in the 

Westvale neighbourhood 

 Providing engaging spaces throughout the Site with an 

animated streetscape and areas for interaction 

 Sustainable design that encourages alternative 

transportation methods 

 Well designed and convenient service areas that are 

screened from public views with safe and efficient vehicular 

access 

 

Part 3 of the Urban Design Manual “Supplemental Design Guidelines” 

provides detailed design guidelines for specific types of development. 

Those applicable to the Site include: 

 3.1.1 Streetscape Guidelines (Public Realm); 

 3.1.3 Site Services; and 

 3.1.8 Signage. 
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4. Development Concept 

Concept Overview 

The Proposed Development is a four-storey residential apartment 

building, with 74 units proposed. Outdoor amenity space will be 

provided behind the building at the east portion of the Site.  

 

The Site has a total of 105 parking stalls, located at grade behind the 

building. Four barrier free spaces are provided near the building 

entrance. Four electric vehicle charging station spaces are also 

depicted on the site plan. 

 

The Proposed Development includes 23 Type A and 23 Type B 

bicycle parking spaces. They are located outside in four locations 

adjacent to building entrances: one along the Westhill Drive frontage 

and three at the rear fronting the surface parking area. Additionally, 

interior bicycle parking is available on the first level.  

 

Building Form 

The Proposed Development has a building footprint of 1,852m2, and 

building height of 12.26 metres. The building is stepped back 5.0 

metres from the Westhill drive frontage.  

 

Regular spaced balconies are proposed along the west (Westhill 

Drive) and east elevations of the building. 

 

Building Materials 

Materials for the building will include brick and stone with an 

aluminium framed window system. Aluminium guardrails are 

proposed for the balconies.  

 

Wood look siding is proposed to accent the north and south 

entrances along the street frontage. Vinyl siding is proposed to 

accent the upper floors of the building elevations.  

 

Access and Circulation 

The Site is to be fully accessible by Westhill Drive The main entrance 

of the building is located on the west (Westhill Drive) elevation of the 

building, with further access from the surface parking area at the east. 

Vehicular parking will be available by a driveway at the south edge of 

the Site. A barrier-free concrete sidewalk lines the Site on Westhill 

Drive, providing pedestrian circulation to the building.  

 

Streetscape and Landscape Plan 

Attractive streetscape landscaping will be implemented along 

Westhill Drive. Existing street trees are proposed to remain, lining 

the streetscape frontage. A barrier-free walkway to the building 

entrances from the concrete sidewalk will be provided.  

 

Interface with Adjacent Properties 

Site and building design will address and display high-quality 

materials to the Westhill Drive frontage. Unit balconies are proposed 

on the north and south elevations. The proposed balconies on the 

west elevation will face the existing retirement residence, with east 

facing the rear parking area and amenity space. The outdoor 

amenity space lines the proposed townhouse development to the 

east. Board-onboard fencing and landscaping will buffer the surface 

parking from the adjacent properties.  
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5. Urban Design Policy Context 

General Urban Design Policies 

Intensification 

Policy Objective: to ensure integration and compatibility of new 

development to its context, based on good urban design 

 

The Proposed Development contributes to the evolution of the 

existing urban form in the area, with a compact, increased density-

built form of similar scale to newer developments in the Westvale 

neighbourhood. 

 

Character 

Policy Objective: To reinforce and maintain the architectural, visual 

and thematic integrity of structures, streetscapes, neighbourhoods 

and planned development by creating sensitive designs through the 

coordination of design elements. 

 

The existing character of the area is maintained and enhanced by 

the Proposed Development through high quality building articulation, 

finishes, landscaping and improvements along the public frontage of 

the Site that are cohesive and integrated with the surroundings 

along Westhill Drive and within the Westvale neighbourhood.  

 

Views and Vistas 

Policy Objective: Design that contributes to, protects or respects 

important views and vistas. 

 

The Proposed Development adds a high quality, contemporary 

building to the evolving skyline of the Ira Needles Boulevard and Erb 

Street corridor without affecting any significant views or vistas. 

 

Streetscapes 

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

attractive and coordinated character with emphasis given to green 

and complete streets, pedestrian friendly design, coordinated 

landscape and building design elements and features to animate the 

street. 

 

The Proposed Development enhances the streetscape by providing 

active uses at grade along the Westhill Drive frontage, as well as 

street trees and landscaping. It contributes to increased safety 

through ground floor transparency and lighting. Parking is well 

hidden behind the Proposed Building and has no visual impacts on 

the public streetscape. 

 

Existing Site Features 

Policy Objective: To identify opportunities to retain prominent site 

features and vegetation through sensitive or innovative design 

strategies and to protect adjacent features or vegetation through 

appropriate location and massing of buildings, grading and 

landscape. 

 

Existing trees on Site are proposed to remain when possible. A 

detailed landscape plan will be completed as part of the Site Plan 

Approval process.  

 

Safety and Security 

Policy Objective: To promote safe, comfortable and accessible 

environments for all users with emphasis on pedestrians through the 

universal principles of CPTED and natural surveillance. 
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The Proposed Development incorporates CPTED design principles 

by promoting natural surveillance of the public street via fronting 

balconies, a high degree of glazing, adequate outdoor lighting, 

highly visible entrances and clear pedestrian walkways. Access 

controls will form part of the detailed design, restricting access to 

private and semi-private areas with lock/fobs.  

 

Site Circulation 

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

safe and integrated circulation system with priority to pedestrian, 

non-vehicular and safe vehicular movements. Provide convenient, 

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

entrances, amenity spaces and the public realm. 

 

Circulation throughout the Proposed Development is efficient, well-

defined and gives priority to pedestrians by providing direct and 

adequate paths from the public sidewalk to the building entrances, 

bicycle parking areas and parking area. Having one consolidated 

vehicular access reduces the potential collision points between 

pedestrian and vehicular movement. Barrier-free accesses are 

provided throughout. Bicycle racks are located in prominent 

locations along the frontage in proximity to building entrances. 

 

Transit-Oriented Design 

Policy Objective: Design sites and buildings located along 

transit routes, and planned transit station areas, to promote 

transit use, pedestrian and cyclist accessibility, active and 

interesting streetscapes, human comfort and integrated site 

amenities.  

 

The Proposed Development is located in close proximity to several 

shopping and restaurants, with local bus routes within a 10 minute 

walk from the Site.  

 

Universal Design 

Policy Objective: Promote the adaptation of transportation 

networks, buildings and lands used by the public to provide 

barrier-free access and principles of universal design to all 

citizens and to encourage the use of the International 

Symbol of Access.  

 

The Proposed Development conforms with all applicable 

accessibility guidelines and is located within walkable distance to 

local bus routes, providing transportation choices to users. Barrier-

free access is provided in accordance with AODA and Ontario 

Building Code standards. 

 

Parking 

Policy Objective: Reduce the visual impact of parking and 

urban heat island effect of asphalt through efforts to “green” 

or soften the urban landscape. Parking areas shall be 

designed to provide convenient and direct pedestrian access 

to major pedestrian destinations.  

 

Parking within the Proposed Development is situated behind the 

building, minimizing its visual impact from the public realm along 

Westhill Drive.  

 

Site Servicing Areas 

Policy Objective: Design sites and buildings with convenient 

and safe truck access and turning movements. Locate or 

screen loading and storage areas away from public view and 
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incorporate mitigation strategies to minimize impacts to 

surrounding uses. 

 

Site servicing areas within the Proposed Development are located 

to the rear of the Site, away from public views and are appropriately 

located for convenient and safe access and movements. 

 

Outdoor Lighting 

Policy Objective: All site lighting, when required, shall be 

designed to create safe outdoor environments and to 

minimize glare and impact to night sky, public view and 

surrounding properties.  

 

Lighting Plans to be reviewed through the Site Plan approval 

process will confirm that appropriate lighting levels are provided 

throughout all publicly accessible exterior areas of the Site and the 

parking area. The use of full cut off fixtures and location of fixtures 

will mitigate the potential for light trespass on adjacent properties in 

accordance with City standards. 

 

Signage 

Policy Objective: Design all site signage to complement and 

enhance the building and site design. Building signage shall 

be in scale with the building design and is not to overpower 

the building façade or obstruct architectural features.  

 

Signage within the Proposed Development will be of appropriate 

scale and complement the mixed-use nature of the surrounding built 

form without obstructing architectural features or views. All signage 

will comply with the City’s Sign By-law. 

 

 

Compatible Development 

Policy Objective: Site and building design that complements 

and enhances the surrounding neighbourhood character and 

context through a variety of design strategies including 

building massing, facade design and landscape 

coordination. The design of sites and buildings shall also 

minimize adverse impacts to human comfort, and 

surrounding properties including outdoor lighting, noise, 

shadowing, wind and snow disposition through a variety of 

design strategies and performance standards.  

 

The Proposed Development fits within the surrounding 

neighbourhood by being a compatible use and providing a similar 

built form to the existing development surrounding the Site. The 

four-storey development proposed provides transition from the 11-

storey retirement residence at the west, to the lower-density housing 

existing in the Westvale neighbourhood to the east. The 

development will enhance its surroundings through an articulated 

form with contemporary design and landscaping that enhances the 

Westhill Drive frontage.  

 

Human-Scale Development 

Policy Objective: Development that reinforces human scale 

dimensions and proportions through design.  

 

The Proposed Development is of human scale as it is only four-

storeys. The building will have a front yard setback of 5.0 metres. 

The articulation of the façade through a variation of colours and 

materials will reduce the visual bulk of the building. The ground floor 

is articulated with attractive materials and a regular rhythm of doors 

and windows.  
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Building Design 

Policy Objective: Design architecturally well composed 

buildings that complements and enhances the surrounding 

neighbourhood character and context. Building design shall 

also contribute towards an attractive and coordinated 

streetscape character and towards a sense of place with 

opportunity for architectural innovation and expression 

through a variety of design techniques such as architectural 

features, building materials, colour and other design 

elements. Buildings shall be designed with prominent 

building entrances and include strategies to screen roof top 

equipment from public and residential views.  

 

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

context, and provide appropriate human scale at ground level, 

similar to the scale of other building streetscapes in the surrounding 

area. The principle building entrance to the residential lobby is 

located at grade along Westhill Drive. Principal building entrances to 

the residential lobbies are located at grade along Westhill Drive. The 

building will complement the transitioning urban fabric of the 

Westvale neighbourhood in terms of massing and material palette. 

A high degree of glazing and balconies will further enhance the 

visual qualities of the building. 

 

Landscape Design 

Policy Objective: To design sites with a balanced distribution 

of hard and soft landscaping that contributes toward a 

coordinated and enhanced site design, streetscape 

character, create a sense of place, and an aesthetically 

pleasing comfortable pedestrian environment. Specific 

treatment may also be required to address a range of 

considerations such as screening objectives, landscape 

buffers to promote land use compatibility, the provision of 

large canopy trees to provide respite from the sun, 

streetscape character and opportunity for integrated amenity 

spaces and sustainable design.  

 

Landscaping for the Proposed Development will provide a balance 

of hard and soft landscaping. Low level landscaping will line the 

Westhill Drive frontage, with incorporation of the existing street 

trees. Landscape buffering will line the rear parking area as 

screening for the adjacent properties. Further details of the 

landscape design will develop as the Site Plan progresses; 

however, it will be designed to be consistent with the policies of the 

Urban Design Manual. 

 

Site Amenities 

Policy Objective: Design sites and buildings to include a 

range of on-site amenities such as benches, trash 

receptacles, bike parking, large canopy trees and/or shade 

structures to provide for more healthy active outdoor and 

urban spaces for social gathering, relaxation and enjoyment 

that results in a higher quality of life.  

 

The Proposed Development will include bicycle parking adjacent to 

building entrances on the Westhill Drive frontage and rear parking 

area. Private balconies/terraces are provided for the units on the 

front and rear elevations  

 

Sustainable Design 

Policy Objective: The City shall promote sustainable design 

practices in the public and private realm through a variety of 

strategies. 
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The location of the Proposed Development, within walking distance 

to shopping amenities and local transit, making it possible for users 

to utilize different transportation options. The higher density living 

that is proposed is a more sustainable form of development that 

makes efficient use of existing infrastructure and helps 

accommodate population growth without expanding into protected 

farmland and natural areas. Other building specific sustainable 

features are discussed in Section 4 of this report. 

 

City of Waterloo Urban Design Guidelines 

The Proposed Development generally meets the City of Waterloo 

Urban Design Guidelines. A summary of how it addresses applicable 

sections of the City’s Urban Design Guidelines is provided below. 

 

2.1.1 Pedestrian Friendly Design 

Guideline Objective: To design the streetscape as pedestrian-friendly 

features and spaces 

 

The Development Concept relates positively to the streetscape along 

Westhill Drive by providing built form throughout the Site frontage. It 

is positioned close to the street, and it incorporates a high degree of 

glazing on every elevation to increase visual interest and natural 

surveillance of the public realm, as well as signage to help identify the 

Site’s uses. The pedestrian walkway lined by street trees contribute 

positively to the public realm and make the Proposed Development 

pedestrian friendly. 

 

2.1.2 Human-Scale Development 

Guideline Objective: To design sites and buildings that relate to 

human-scale proportions and dimensions 

 

The Proposed Development includes a four-story building with an 

appropriate setback from the street line, ensuring an appropriate 

human scale and from ground level. 

 

2.1.3 Compatible Development 

Guideline Objective: To design sites and buildings that enhances the 

quality of the surrounding neighbourhood character and does not 

result in adverse impacts to surrounding properties or loss in quality 

of life 

 

The Proposed Development enhances the quality of the 

neighbourhood by providing a contemporary building that is 

appropriately scaled and takes cues from its surroundings. It 

responds to and fits well within the intended vision for the evolving 

Westvale neighbourhood.  

 

2.1.4 Safety and Security 

Guideline Objective: To design sites and buildings for safe and secure 

use for all users and to reduce the incidence of feature and crime. 

 

The Proposed Development provides an efficient route for 

emergency and fire access. It provides windows and balconies on all 

elevations providing natural surveillance of public space. Lighting 

Plans will focus on the ground floor building entrances, bicycle 

parking and surface parking area.  

 

2.1.5 Transit-Oriented Design 

Guideline Objective: To design sites and buildings that relate to, and 

are integrated with, planned and future transit route(s) and promote 

transportation demand management strategies and transit use. 
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The Proposed Development relates to public transit due to its location 

to several bus routes and the Boardwalk. Bicycle parking is provided 

throughout the Site, increasing the users’ transportation alternatives.  

 

2.1.8 Landscape Design 

Guideline Objective: To design sites with a balanced level of 

sustainable landscape treatment that complements the 

surrounding character, adds interest to the site and provides 

effective buffers and screening. 

 

The Landscape Plan will incorporate a mix of hardscape and 

plantings. Along the frontage a hardscaping treatment is proposed 

with incorporation of the existing street trees. Landscape treatments 

are proposed along the rear parking area to provide appropriate 

buffering to the adjacent properties. Landscaping in the rear amenity 

area will provide functional use and visual interest.  

 

2.1.9 Lighting 

Guideline Objective: To design sites and buildings with attractive light 

fixtures that provides safe lighting levels on site and avoids impacts 

to surrounding properties and public view.  

 

Lighting will be provided throughout the Proposed Development to 

promote safety, visibility and legibility of uses from the public and 

private realms. Downlighting and full cut off fixtures will mitigate the 

potential for light trespass to adjacent properties. Lighting fixtures 

near building entrances helps provide definition of the entries and 

further supports safe use of the bicycle parking racks along the 

frontage near the building entrances.  

 

 

 

2.2.1 Respect Existing Features + Conditions  

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

minimize impacts, to existing conditions and to incorporate prominent 

features where possible.  

 

Trees along the Site frontage will be retained when possible to remain 

as street trees along the Westhill Drive frontage. Replacement trees 

will be proposed in the landscape plan.  

 

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

mitigation measures will be implemented during construction to 

minimize disturbances to neighbouring properties. 

 

2.3.2 Site Circulation 

Guideline Objective: To design sites and buildings with an efficient 

and safe circulation system with high priority given to pedestrian 

accessibility and neighbourhood connectivity. 

 

Circulation within the Site is efficient and minimizes conflicts between 

pedestrians and automobiles by providing clear movement 

throughout all parking areas. Pedestrian movement is direct from the 

public sidewalk to the building entrances. Servicing access is 

efficient, and the Site is designed to meet all fire and emergency 

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

near main building entrances.  

 

2.3.3 Universal Design 

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

universal design and barrier free accessibility. 

 

The Proposed Development incorporates clearly marked barrier-free 

parking in proximity to entrances. The pathways on the Site will be 
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designed to have appropriate grades to support universal 

accessibility. The Site Plan complies with City of Waterloo Barrier-

free Guidelines by including three barrier-free spaces located near 

building entrances and providing barrier-free paths of travel. Detailed 

building design will comply with the Ontario Building Code and AODA 

requirements. 

 

2.3.4 Engaging Spaces 

Guideline Objective: Design sites and buildings that contribute to 

engaging spaces with emphasis on animated streetscapes, social 

gathering and interest. 

 

The building elevations incorporate a high degree of glazing and 

transparency along the Westhill Drive edge. An outdoor amenity 

space is provided to facilitate social interaction and passive 

recreation. 

 

2.5 Sustainable Design 

Guideline Objective: To encourage sustainable design in the public 

and private realm.  

 

The Proposed Development represents the redevelopment of an 

underutilized Site for a density more compatible to the intensifying 

built form of the surrounding area. Pedestrian activity is encouraged 

through an active street frontage and streetscape. It is walkable to 

nearby amenities and supports public transit use by being within 

walking distance to multiple local bus routes. The Proposed 

Development also supports cycling as a mode of transportation by 

providing bike parking in the design. 

 

 

 

3.1.3 Site Services 

Guideline Objective: To provide well designed, convenient site 

service areas that are screened from public view and promote safe 

and efficient vehicular access. 

 

Service and loading areas within the Proposed Development are 

located at the rear of the building, away from the Westhill Drive public 

view, and are positioned for efficient access and maneuvering without 

interfering with pedestrian movement.  

 

3.2.1.3 Nodes and Corridors 

Guideline Objective: To move the City of Waterloo’s policies 

framework from that of a dispersed-city philosophy, to that of a 

compact-city philosophy and promote compatible development. 

 

The Proposed Development proposes a building close to the street 

for pedestrian street enclosure. Building entrances are emphasized 

through prominent, legible signage and lighting. The form of the 

Proposed Development is compact, providing a higher density in a 

central location that is compatible with its surroundings. 

 

Supplemental Design Guidelines 

The Proposed Development addresses the Supplemental Design 

Guidelines of the Urban Design Manual as per the below. 

 

3.1.1 Streetscape  

 Features for the Proposed Development will design the 

public realm for human comfort, accessibility, visual interest 

and safety. 

 The Westhill Drive frontage is proposed with street trees, 

sidewalks and other elements that will contribute to a 

pedestrian-friendly street and unified streetscape. 
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3.1.3 Site Services 

 Earth Bins will be provided in the rear parking area to store 

garbage on Site and will be well hidden from the Westhill 

Drive frontage.  

 Vehicular access to the service areas with adequate turning 

radius will be provided within the rear parking area. 

 Landscape details will be designed to screen service utilities. 

 The building’s transformer room will be integrated within the 

building. 

 It is expected that the mail delivery area will be integrated into 

the building. 

 

3.1.8 Signage 

 Proposed municipal street address sign on Westhill Drive 

façade near principal building entrances that is visible and 

highly legible. 
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6. Summary 

The Proposed Development satisfies the relevant Urban Design 

policies by providing a mid-rise residential development in an 

intensifying area that supports the intent of the Official Plan and 

Urban Design Guidelines. The Site is designed with an attractive 

streetscape and supports alternative transportation methods for 

residents. Overall, the Proposed Development is compatible with 

the evolving form and character of the surrounding neighbourhood 

and represents a positive addition to the community. 

 


