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1. INTRODUCTION 

This report prepared by Masri O Architects (MORe) is being submitted to the City of 
Waterloo as part of an application for a Zoning By-Law Amendment (ZBA) in 
support of the development of two residential towers located on the property 
municipally addressed as 316 King Street north in Waterloo (Site). 
Currently the Site is occupied by a 10-storey apartment building with surface parking 
on both sides and to the rear.  
In 2012, Site Plan Approval (SPA) was granted for an additional apartment building 
of 15-storeys to the north of the current 10-storey building sharing the Site and an 
underground parking garage.  
The existing building contains 25 units and 125 bedrooms. The proposed 15-storey 
building included 40 units and 200 bedrooms. A total of 65 units and 325 bedrooms 
were envisioned as student oriented rental units. The number of approved units and 
bedrooms are summarized in the Table 1 below: 
 
TABLE 1: APPROVED DEVELOPMENT DENSITY 

 Number of Units Number of Bedrooms 
Existing Building 25 125 
Proposed Building 40 200 
Total  65 325 
Density 246 units/ha 1234 Beds/ha 
 
Milestone purchased the property in 2017 with the goal of repositioning the 
development to suit the current market and to appeal to a wider demographic 
consistent with the growth in the City of Waterloo.  
Milestone’s Vision for the property includes smaller units, better amenities and an 
improved street presence. Milestone believes there is a saturation in the market for 5 
bedroom units and understands the City’s desire to encourage a variety of unit types 
and sizes that appeal to a wide range of tenants and that provide a better quality of 
living. 
The existing building will be retrofitted to divide the 5-bedroom units into 2 bedroom 
units each, resulting in 50 2-bedroom units. The total number of bedrooms will be 
reduced from 125 to 100.  
The new building will be re-designed with smaller units of 2 bedrooms each. The 
number of units will increase to 80 whereas; the number of bedrooms will decrease 
from 200 to 160. 
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Consistent with the direction of the City to encourage mixed-uses along major nodes 
and corridors, Milestone envisions the development as a mixed-use building. As a part 
of the proposal, limited commercial space will be provided in both the existing 
building and the new building. Retail façades with large windows will contribute to 
the enhancement of the building relationships to the street.  
The re-development of the property will allow for the construction of both new and 
renovated condominium housing stock that is current, safe and meets the evolving 
needs of city dwellers consistent with the growth of the City of Waterloo.  The new 
structure will meet and exceed the new safety and energy standards.  As well, the new 
building will contribute positively to the livability of City of Waterloo in this major 
node and corridor that will benefit from the retail uses and an updated façade. The 
development application will result in significant upgrades to the existing and future 
building.  These upgrades will be aesthetically pleasing and contextually appropriate 
through compatible treatments with modern materials and design features.  
This report forms a part of a series of reports submitted in support of the Site 
development proposal and should be read in conjunction with the Planning 
Justification Report.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

“Urban design is the design, analysis and process of city building. The City of 
Waterloo supports and encourages a high standard of urban design for 
public and private sector projects that contributes toward a memorable, 
attractive and livable city - a city designed for people with a strong and 
coherent sense of place.”                              City of Waterloo - Official Plan 



KINGS LANDING  URBAN DESIGN ANALYSIS  
316 King Street North  2018 
 

4 
 
 

2. SCOPE 

This report has been prepared by MORe to describe the design intent of the 
proposed development and to analyze the responsiveness of the proposed design to 
the goals and criteria illustrated in the City of Waterloo Urban Design Manual.  
Consistent with instructions from City Staff, this Urban Design Report is limited to 
assessing the development’s general compliance with the following sections of the 
City’s Urban Design Manual:  

. Section 3.1.4 - Tall Buildings 

. Section 3.1.6 – Parking Structures 

. Section 3.2.1.5 - Corridors. 
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3. SITE CONTEXT & SURROUNDING LAND USES 

The subject lands are located within the King Street and University Avenue node and 
corridor, which is an area in transition from a lower density single detached built form 
to a high density, mixed-use area with a greater emphasis on the pedestrian 
experience.   
The subject lands are bounded by King Street north to the west, and existing 
residential developments to the south, north and east. To the west on the opposite 
side of King Street, is the Northdale neighbourhood, where a significant amount of 
redevelopment has occurred. Directly oppoSite the subject lands are two high-rise 
residential buildings fronting onto King Street.  
 

North:  Immediately to the north of the Site are a series of older 
residential dwellings that have been converted into multi-unit 
dwellings. 

West:  Immediately to the west, on the oppoSite side of King Street are 
several high-rise buildings constructed after the City passed its 
Nodes and Corridors Zoning By-law Amendment (2005).   

South:  To the south is a mixture of buildings, many of which are used 
for commercial and residential purposes. South of Hickory Street 
is a number of commercial buildings that have historically 
catered to the nearby universities. 

East:  To the east are a number of properties that face Regina Street 
north, many of which have been converted into multi-unit 
buildings. The portion of Regina Street between University 
Avenue and Columbia Street contains several high-rise 
apartment buildings.  

 
The adjacent zoning shown on the following figure is a follows: 

. North and East is MR-25 

. South is MR-25 and C6-25 

. West NMU-25 
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FIGURE 1 EXCERPT OF CITY OF WATERLOO OFFICIAL PLAN AND ZONING  
 

 

 Neighbourhood Context 3.1.

The Site is located in a major node and corridor. King Street is a regional 4-lane road 
complete with sidewalks, curb, and gutter in each direction.   
Schedule B2 of the City of Waterloo Official Plan (OP) illustrates this area along 
King Street as identified for high density, 25-storey development.   
As figure 1 above illustrates, the surrounding area to the property is envisioned as an 
intensified neighbourhood with high-rise buildings of 25 storeys. The area has been 
in transition for the last 10 years with several 12 to 20+ storey buildings being 
completed on King Street, Regina Street and Spruce Street. 
While some older low rise building stock remains, the neighbourhood is in transition 
and the proposed building will be another step closer to the vision of the City for 
this area. 
The west side of King Street north is zoned as the Northdale Neighbourhood 
(Special Provision Area 45) and has a distinct built-form and density to achieve a 
walkable neighbourhood where parking is reduced and alternative modes of 
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transportation are encouraged. The building massing is composed of high-rise tall 
buildings ranging from of 12 to 25 storeys.  
The area immediately behind the property to the East is zoned as MR-25.  The 
building stock is older and ranges in height from 2 to 3 storeys. Looking at the 
context of the neighbourhood, it is likely that over time, these properties will 
transition into higher, denser developments.   

 
 Transportation 3.2.

There is multitude of transportation options available at this location: 

. The Site is conveniently located on the 7C mainline GRT bus route 

. LRT: the 7C mainline connects directly to the ION (LRT) at both Conestoga 
Mall and UpTown Waterloo, just minutes from the Site 

. Cycling: the Site is conveniently located close to dedicated east/west cycling 
infrastructure located on University Ave and Columbia Street. Regina Street is 
identified in the City of Waterloo Cycling Master plan as a recommended 
north/south cycling route. 

 

 
FIGURE 2 PARTIAL MAP OF LOCAL TRANSIT ROUTES 
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4. BACKGROUND 

The City’s urban design objectives are as expressed in the City of Waterloo OP:  
 

. To promote a high standard of urban design that results in an attractive, human-
scale city.  

. To respect Site context and enhance sense of place that results in compatible development 
and fosters a sense of identity.  

. To promote connectivity and interaction that provides universal access for all citizens and 
emphasizes pedestrian accessibility, safety and comfort across the city.  

. To promote creativity and innovation that result in interesting streetscapes, building 
design and architecture, amenity spaces and landmarks in the city.  

. To promote sustainable design that results in more efficient use of resources and energy, 
reduces heat island effects and reduce the reliance on the automobile. 

 
 
The City of Waterloo vision for the future of the City is expressed in the Urban 
Design Manual.  
 

. design that results in attractive streetscapes 

. articulated building massing that relates to the surrounding buildings, human-
scale dimensions and interesting skylines 

. high quality architectural features, materials and coordinated colours that complement and 
enhance the neighbourhood character or project theme 

. emphasis on building entrance, rooftop screening and building massing   

. quality landscaping  treatment that contributes and improves streetscape quality and to 
effective buffer treatment 
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5. DEVELOPMENT VISION 

 

 
FIGURE 3 PRELIMINARY RENDERING OF DEVELOPMENT 

 
The re-development of this Site is consistent with the vision for the growth of the 
City of Waterloo as expressed in its OP and the Urban Design Guidelines. These 
documents, guided the re-design of this project. 
As illustrated through this report including the table below, the design of the 
proposed development as re-envisioned, delivers on all of the above objectives. 
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TABLE 2: HOW PROPOSAL ADDRESSES URBAN DESIGN OBJECTIVES 
 

Objective Design Reference 

promote a high 
standard of urban 
design 

The proposed building design meets a high 
standard of design in massing, features, and 
materials with attractive urban landscaping. 

Section 
3.1(4)(a) 

respect context 
and promote 
sense of place 

The building design is sensitive to its context and 
fits within its neighbourhood and will be a positive 
addition to King Street at this location through the 
transparent street façades and active uses at 
grade.  
The new building will align closely to the tall 
building design expectations with a defined base, 
middle and top section. 

Section 
3.1(4)(b) 

enhance 
connectivity and 
interaction 

The building design emphasizes connectivity with 
the street.  The ground floor commercial operations 
will positively contribute to the pedestrian realm 
along King Street north.  
The existing building design will be enhanced 
through the addition of ground-floor commercial 
uses inclusive of outdoor patios and a roof terrace 
over a portion of the structured garage 

Section 
3.1(4)(c) 

promote creativity 
and innovation 

The parking provision is maximized despite the 
location of the existing building in the middle of the 
property through utilization of vehicular elevator for 
access to the lower and upper parking floors. 

Section 
3.1(4)(d) 

encourage 
sustainable design 

The design will pursue sustainable practices that 
incorporate a high quality of living, energy 
conservation and focus on community place 
making. 

Section 
3.1(4)(e) 
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6. PROPOSED DEVELOPMENT 

The development Site is composed of one lot with an area of 2,635 m².  
The proposed development re-envisions a plan set in place many years ago that has 
not been realized. The new owner, Milestone, is proposing to update the property to 
the current needs and standards related to the unit sizes and building design. 
The property is currently occupied by a 10-storey building with both surface and 
underground parking. 
In 2012, Site Plan Approval (SPA) was granted for the continued development of 
Site. The proposal consisted of a 15-storey development adjacent to the current 10-
storey building. The proposed 16-storey building included 40 units and 200 
bedrooms. The existing building on Site contains 25 units and 125 bedrooms, 
resulting in an approved Site total of 65 units and 325 bedrooms.  
The re-development of the property envisions smaller units by dividing each 5 
bedroom unit into two 2-bedroom apartments. The new apartments will be offered as 
condominiums and will be updated with new finishes and amenities. 
The proposed changes will result in an increase of units from 65 to 130 but will result 
in a reduction in the number of bedrooms from 325 to 260.    
 
TABLE 3: PROPOSED CHANGES 

 
10 Storey 
Building 

16 Storey 
Building Total Density /ha 

App’d Prop’d  App’d Prop’d  App’d Prop’d  App’d Prop’d  

Units 25 50 40 80 65 130 246 570 

Bedrooms  125 100 200 160 325 260 1234 987 
 
The proposed ZBA seeks to change the measurement of density from units per 
hectare (ha) (as per the current MR Zoning) to bedrooms/ha (as per the OP).  The 
redevelopment results in a reduction in the number of bedrooms/ha to 987 
bedrooms/ha compared with the approved Site plan of 1234 bedrooms/ha.  
The Site density is in keeping with provincial and municipal policies that encourage 
higher densities within urban core areas and projects that introduce the development 
of underutilized properties. 
 
 
The proposal includes both underground parking and a structured parking garage.  
The parking will be provided unbundled from the rental units at a rate of 0.66 spaces 
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per unit. The parking rate is in alignment with other surrounding multi-residential 
buildings and recognizes that the Site is: 

. In alignment with transportation demand management (TDM) goals of the 
City of Waterloo 

. Within close walking distance of the universities 

. Has availability to cycling facilities (on-Site secure bike storage)  

. Near to numerous public transit options 
 
As a part of the new design, the building elevations and massing will be enhanced to 
meet the new design standards for the City of Waterloo. The existing building will 
also benefit from design enhancements such as a more expressive entrance, a defined 
cornice and better roof line, as well as completing some of the stone cladding on the 
side elevation. 
The project as re-designed, aims to deliver a high quality accommodation with smaller 
units. These units will appeal to a wide user base and meet high quality, modern 
architectural and urban design standards, while achieving a good fit within the high-
rise residential neighbourhood context. 
The proposed development is consistent with the City of Waterloo OP and the City’s 
growth objectives as it evolves into a growing regional urban centre, because it 
provides: 

. Proximity to employment and academic institutions  

. Diversity in housing stock, building form and accommodation style 

. Complete façade frontage on the Site and creating a much improved pedestrian 
realm 

. Minimization of adverse impacts related to shadowing, bulk and adverse visual 
impact with the use of sensitively designed massing 
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 Built Form, Massing & Articulation 6.1.

The Proposal is composed of two tall buildings. The existing building is 10 storeys. 
The proposed building is 16 storeys. Both heights are within the limits of 25 storeys 
in the OP and ZB and add to the desired street definition along King Street. 
The new building design and massing is simple, reflective of the residential use 
pattern, and is sympathetic to its context and in keeping with the surrounding tall 
buildings.   

The building massing along the front emphasizes the relationship to the street and 
creates a unique pedestrian realm where the front façades are treated with interesting 
elements inclusive of commercial business openings, outdoor patios, large windows, 
and a rooftop terrace on the new commercial building south of the existing building, 
bicycle parking and complementary landscaping features. 
The existing building belongs to an earlier design language along King Street with a 
rigid form. The base of the building is articulated through differentiated texture and 
material, and the roof line is expressed with massing that is broken up to appear 
lighter at the top. 
The proposed building generally reflects the location and size of the originally 
approved building design. The façades have been redesigned to reflect the evolving 
character of the City - favouring more modern designs and more articulated massing. 
The proposed building expresses a clear podium that corresponds to the existing 
building. The podium is expressed through large glazed façades that reflect the 
entrance and commercial spaces. The proposed building steps back in two intervals of 
1m each picking up on the lines of the existing building. Its massing slims down as it 
goes higher with a large step back on the 12th floor that corresponds to the height of 
the existing building. This carving of the massing provides the opportunity for a 12th 
floor amenity terrace. This architectural expression contributes to a strong and well-
articulated roof line. The interior amenity areas that occupy a partial 16th floor and the 
screening of the mechanical penthouse, further contribute to a slim and articulated 
roof line. 
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FIGURE 4 VIGNETTES SHOWING DESIGN OF CANOPIES, BALCONIES AND TERRACES 

The two storey structured parking added to the south of the existing building helps 
emphasize a combined base for the development with additional street facing 
commercial units and a roof top terrace.  This unique feature will complement the 
pedestrian realm through additional street entrances and new commercial 
destinations. 
The Site will transition from low on the south side, to medium in the centre section 
and then higher on the north side.  This flow from low to high flows with the change 
in grade from lower at the south side of the Site to higher at the north side of the Site.  
All of the buildings include street level amenities and entrances facing the street. The 
entrance features are complemented with canopies.  The street facing commercial 
entrances include outdoor patios.  
 

 Building Character & Architectural Treatment  6.2.

The Site combines three distinct buildings: a new 16 storey building, an existing 10 
storey building that was built in 2012, and an adjoining single storey structured 
parking with commercial frontage on King Street.  
The existing building was designed and permitted prior to the City finalizing the 
Urban Design Guidelines. Its massing is simple with a large footprint and some 
articulation at the roof level. The building façade uses an exterior insulation and finish 
system (EIFS) for the majority of the building, with a base expressed with a stone 
finish along King Street façade. The windows are treated with trim protrusions and 
colours expressed in EIFS, and the symmetrical façade is centred with Juliet 
balconies. 
The new building is envisioned as a precast 16 storey structure with modern 
treatments, such as large glazed façades at grade, larger windows, balconies, terraces, 
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canopies and differentiated building finishes through material, colour and texture, 
which emphasize the articulated massing.  
The third structure is a 1 storey high parking garage (plus an additional basement 
level) that is tucked behind a new commercial façade. Its scale and height contributes 
to a complete façade by continuing the expression of the building base and 
introducing active uses to the Site that support the other buildings. This structure will 
be completed with ground floor commercial units, an outdoor patio and a second 
story landscaped terrace.   
The interaction among these buildings from massing, material and architectural 
detailing is critical. The design has to achieve continuity and distinction without 
alienating the existing building. 
To better align the existing building with the Urban Design Guidelines the front 
façade will be modified to emphasize human scale dimensions through a renovated 
ground floor with larger windows and an outdoor patio. This in turn will reflect the 
new commercial use being introduced to the south. A new entrance treatment with 
cut stone and pillars as well as a glass canopy will emphasize the main entrance. The 
stone base will be extended to the exposed side façade and a metal cornice and 
canopy will top the stone base and incorporate a modern treatment to tie it to the 
new building. 
Shielding of the existing transformer, creation of a bicycle parking area and 
introduction of planter walls will contribute to the public realm and complete the Site 
functions. 
The new building will unify the architectural expression for the Site.  Through the use 
of similar materials the buildings will relate to a larger whole. Within the Site, cut 
stone and aluminum canopies will be introduced to the existing and new buildings. At 
the scale of the neighbourhood context, the colours were chosen to complement 
existing buildings surrounding the Site; the use of beige combined with the 
introduction of shades of grey and sepia, glass balcony and terrace railings all lend to a 
modern interpretation of the neighbourhood context. Matching mechanical 
penthouse cladding and screening helps contribute to a consistent whole.   
The use of similar architectural elements throughout the Site will create a unified 
pedestrian experience.  The use of similar elements, materials and colour will also 
denote the Site within the streetscape as one cohesive property. The new building will 
bring the Site together from old to new through the use of similar materials, colour 
and landscape elements.   
In the neighbourhood context, the new building will express a modern architectural 
design more consistent with buildings across the street of newer tenure.   
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The new structure will be the tallest of the structures on the property and is designed 
to align with the Urban Design Guidelines on Tall Buildings. The new building will 
have a defined base, middle and top section.  The building façade will be stepped 
back in two locations to create alignment with building elements present in the 
existing structure and the parking structure.  The new building uses a variety of 
balcony types – the front elevation in particular creates a mid-building articulation of 
the façade with recessed terrace balconies. The top third of the building is articulated 
with a large terrace to create an interesting skyline. 
The sculpted massing on the new building results in an interesting built form that will 
create a recognizable skyline for the property that differs from the surrounding tall 
buildings with more traditional tiered massing.   
Two canopies are planned for the new building.  The lower canopy will align with the 
cornice on the existing building and create a horizontal continuity between the two 
structures.  The building constructed over this lower canopy extends the ground-floor 
vertical building finishes to create an eye catching column pattern that is evocative of 
Art Deco architectural language.   
The second, higher canopy highlights a second setback in the building and denotes a 
change in the architectural finishes.  
There are a variety of different building heights that make the skyline of the building 
both unique and interesting from different vistas.  
The building transitions in massing toward the top of the building and includes upper 
storey façade step-backs along with a terrace amenity space.  Façade transitions are 
layered into the design and highlighted through the use of different balcony 
treatments and locations, as well as changing materials and colours.  
Modifications to the skyline of the existing structure will also be made.  These 
renovations will help to unify the building composition through the use of similar 
colours and architectural treatments. For example, the top of the existing building will 
be completed with finishes similar to the terrace on the parking structure.  As well, 
the French balcony railings on King Street are proposed to be replaced with glass to 
align with the materials used for the balconies on the new building. 
 
The buildings as expressed in their design details successfully incorporate the 
following characteristics in keeping with the Urban Design Guideline and enhance 
neighbourhood character through: 

. use of durable building materials such as stone, metal panels, precast cement 
and glazing 
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. use of building colours that complement the surrounding tall building character 
and unify the architectural expression from the low rise parking structure, to 
the renovated existing building and the new tall building 

. integration of large windows into the building design inclusive of balconies, 
outdoor terraces and patios 

. street facing entrances inclusive of commercial unit openings that are 
proportionate to the building scale and enhance the pedestrian realm 

. articulated building fronts that include layered massing and a building façade 
that integrates interesting and functional elements 

. creative building design with large window treatments, architectural projections 
(porches and canopies)  

. building elements that integrate with hard landscaping elements and that 
complete the soft landscaping  

. the articulation in the building combined with the orientation of the building 
on King Street contributes to a reduction in the shadow impacts. 

. the mechanical penthouse is architecturally integrated into the building design.  

. buildings are designed around community oriented living that promotes social 
interaction and a healthy lifestyle 

. building massing and style complements the neighbourhood and enhances the 
street character 

. architecturally expressive buildings which use a variety of materials and 
contrasting colours to enhance the views along King Street which is a major 
corridor and transit route 

. exterior cladding materials chosen to fit within the neighbourhood context 
while looking to the future, using modern textures, finishes and colours. 

 
The building elevations are included at the end of this report. 
 

 Relation to Public Realm 6.3.

This development presents an opportunity to enhance the public realm and the 
interaction of the buildings to the street life.  
From a ground level, the building interacts well with the road and sidewalks. King 
Street has a significant increase in elevation between University Avenue and Columbia 
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Street.  This change in elevation combined with the building articulation offers 
interesting and differing views for both pedestrians and road users. 
The new façade designs and introduction of commercial uses and outdoor patios add 
significantly to the public realm, introducing a greater sense of “eyes on the street”.  

 
FIGURE 5 ELEVATION HIGHLIGHTING ACTIVATED KING STREET “EYES ON THE STREET” 

 
The new design provides the opportunity for limited retail space at grade in both the 
existing and new building, as well as to screen the required parking structure. The 
commercial spaces will allow the buildings to better relate to the street through large 
glazed façades and multiple entrances. The commercial spaces will also improve the 
pedestrian realm activating the street life and by screening the parking, as currently, 
surface parking is visible from the street.  
The enhanced façade design relates to the street and to the existing building by 
reflecting the base line that establish a clear podium that is expressed with glazed 
entrances and commercial façades on the street and canopies and patios. The layered 
step backs harmonize with the patterns of the existing building and sympathise with 
the human scale on the street. 
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These architectural treatments and landscaping emphasize the relationship to the 
street and create a pedestrian scale façade along with an inviting street frontage that is 
complemented with entrance canopies and commercial businesses. 
The renovation to the existing building façade is focussed on improving the 
community feel and human interaction with the pedestrian realm on King Street. This 
is achieved through the street facing entrance point to the building and the interaction 
of the commercial businesses with the street and sidewalk. The street facing outdoor 
patio space creates both a destination and a sense of place through use of furnishings 
and landscaping. 
 
The design enhances the pedestrian realm through:  

. inclusion of prominent at grade building entrances that connect directly into 
the public space on King Street  

. street facing, articulated building façades along with outdoor commercial 
patios, a rooftop terrace and landscape treatments that help to animate the 
streetscape 

. interesting pedestrian scale elements such as the front architectural projections, 
landscape elements, canopies and patios 

. building entrances that are proportionally in scale with the building while 
creating a human-scale relationship to the pedestrian realm on King Street 

. pedestrian-scale lighting on the King Street frontage and interior to the Site 
where high pedestrian traffic is anticipated 

. at-grade human scale landscaping and building detailing that helps to soften the 
building at the edge of the street and enhance the pedestrian realm. 

 
 Transit Supportive Design 6.4.

The development is envisioned as an urban centric building. The advantage offered 
by living along King Street, within a major node and corridor is the close proximity to 
a large variety of amenities, Wilfrid Laurier University, the University of Waterloo as 
well as potential employment destinations. This dense mixed-use urban fabric 
naturally facilitates alternative modes of transportation such as cycling, walking and 
transit. The development provides supportive facilities within the building to allow 
the residents to take full advantage of what the location has to offer.  The design is 
cycling supportive with 80 bike parking stalls on the Site including 49 indoor secure 
bike spaces provided within personal storage cubicles and in a bike storage room. 
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The development is in a prominent location within two city blocks of the intersection 
of University Avenue and King Street north.  In and around the property there is 
easy/walkable access to a variety of Grand River Transit (GRT) routes as well as GO 
Transit.   
As previously discussed GRT operates their mainline routes 7A, B and C along King 
Street with a bus stop only 100 m from the front of the Site.  GRT routes 7D, 8, 9, 
12, 29, 91 and 92 operate along University avenue. Several of the University Avenue 
routes tie in to the ION stations located at the University of Waterloo, Conestoga 
Mall and UpTown Waterloo.   The GRT stops on University Avenue are less than 
500 m from the Site. These GRT routes connect tenants of Kings Landing to major 
destinations including:  

. University of Waterloo 

. Conestoga College, Waterloo Campus 

. The Boardwalk on Ira Needles Boulevard 

. Fairview Mall 

. UpTown Waterloo and employment destinations at Perimeter Institute, 
Shopify, Centre for International Governance and Innovation, Communitech, 
KPMG and the City of Waterloo 

. Mid-Town and employment destinations at Sunlife, Grand River Hospital 
Corporation and Catalyst 137 

. Downtown Kitchener (DTK) and employment destinations at Google, the 
Tannery, Communitech, Desire to Learn and the University of Waterloo 
School of Pharmacy 

. Conestoga Mall and employment destinations at Manulife 

. The Idea Quarter and employment destinations at GHD Limited, Valley 
Blades and Magnet Forensics 

. The David Johnston Research and Technology park and employment 
destinations at Stantec, AGFA Health Care, SAP Labs, Accelerator Centre, 
Miller Thomson and Open Text 

. Connection to Via Rail, GO Rail Service and Grayhound Bus Service in DTK 
 
GO transit also operates bus service along University Avenue with a stop 550m from 
the property near the intersection of University Avenue and Hazel Street. GO Transit 
provides direct bus access to the GO terminal at Mississauga Square One with bus 
connections to Union Station in Downtown Toronto. 



KINGS LANDING  URBAN DESIGN ANALYSIS  
316 King Street North  2018 
 

21 
 
 

  
FIGURE 6 FIVE MINUTE BIKE RIDE & FIFTEEN MINUTE WALKING RADIUS FROM SITE 
 

 Lighting & Signage 6.5.

Lighting the Site and building needs to achieve both practical and aesthetic goals. 
Lighting provides for access and safety around the buildings and within the Site for 
vehicles and pedestrians and contributes to the street life. Lighting also enhances the 
aesthetic expression of the building through accenting and highlighting significant 
elements. Also, lighting fixtures can be viewed as elements of the architectural 
expression themselves through form, material, colour and scale. 
The development will utilize a variety of lighting options that will be sensitive to 
these objectives and that provide:  

. Safety for vehicles and pedestrians using the Site at night 

. Safety from glare for drivers on pedestrians on King Street 

. Respect for dark skies with any area lighting 

. Pedestrian scale lighting along the main pedestrian walkway and terrace 
amenity areas  

. Decorative wall lighting that contributes to a unified theme and accentuates the 
building design and associated building features 
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. Lighting of signage that is appropriate in scale, location and colour in keeping 
with the building design and street character and in compliance with the 
signage by-laws 

 
Building and commercial signage will be appropriate in scale with the limited 
commercial and compatible with the building design, colours and materials. 

 

 
FIGURE 7 SIGNAGE ON NEW ELEVATION RELATES TO PODIUM AND PEDESTRIAN SCALE 

 
 Site Plan 6.6.

The Site has been designed and detailed to provide the typical functions of a building 
Site in terms of servicing, grading, circulation and landscaping, as well as parking, 
snow removal and refuse management. All these details will be handled through the 
Site plan approval process. 
The location of the existing building in the middle of the Site with the pre-determined 
grades for entrances and parking rules the Site design, its grading, and the circulation 
of vehicles.  
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FIGURE 8 LANDSCAPE PLAN 

 

Site Circulation  

The location of the existing building in the middle of the Site with the pre-determined 
grades resulted in the parking areas wrapping around the existing building. It also 
limited the ability to provide access ramps to the multi-level parking facility. This 
challenge was overcome creatively by using a vehicle elevator. The vehicle elevator 
will allow cars to drive in a single direction in or out of each level of parking. A 
signalled door beacon will lead cars in and out of the elevator safely. The parking 
structure will be served by exits that meet the Building Code requirements for 
pedestrians.  
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FIGURE 9 PARKING LEVEL 2 
 

Site Servicing 

The Site is well served with various utilities that exist on King Street.  
Consideration to Site services has been given in the design of the development to 
provide convenient access to all Site service areas.   The refuse area and hydro 
transformer has been located internal to the Site and at the rear of property away 
from public view, residential properties and steep slopes.  
Garbage storage will be managed with dedicated interior garbage collection rooms.  
The new building will be completed with a garbage shoot.  The garbage storage areas 
will integrate the source separation of recyclables along with general refuse.  The 
utility area will be co-located with the grade garbage collection area and situated 
within the buildings, away from public view but readily accessible.   
There is an existing transformer within an easement in the front setback that is 
dedicated to Waterloo North Hydro (WNH). The developer will contribute a screen 
to hide the transformer from the public view. Subject to approval of WNH, the 
screen will be movable to allow facilitating maintenance activities. 
 
Landscaping & Amenity Areas 

The development will be completed with formal landscaped areas inclusive of well-
defined front entrances for both the commercial and residential units. There will be 
large trees along with perimeter landscaping and screening along the sides and rear of 



KINGS LANDING  URBAN DESIGN ANALYSIS  
316 King Street North  2018 
 

25 
 
 

the property, as well as street trees along the front setback to the City and Region of 
Waterloo standards.  

 
The landscape features include: 

. decorative landscaping treatments at the building entrance 

. planter boxes and raised planters, which help to establish a formal presence 
along the building frontage to create a landscaped entrance feature  

. bicycle parking spaces  

. a high level of urban style landscape design that will accentuate the building 
design, soften the side façades, screen parking areas and create an attractive 
streetscape  

 
Amenity areas include: 

. Commercial patios along the street within the front setback (75m2) 

. Commercial patio to screen the parking garage on the roof of the commercial 
space (80 m2) 

. Indoor amenity area on the 16th floor of the new building that includes a fitness 
room, a party room and a large screen TV room (100m2) 

. Outdoor terrace amenity with BBQ and lounge areas at the 12th and 16th floor 
of the new building (265m2) 

. Private balconies and terraces (280m2) 

. Secure bike lockers and secured bike parking (92m2) 
 

 Sustainable Features 6.7.

Sustainable thinking is part of the design objectives. The vision of the developer is 
consistent with the aspirations of the younger demographic who seek to live in 
developments that demonstrate the inclusion sustainable building design features. 
The development will meet the energy efficiency requirements of the Ontario 
Building Code (OBC) and strive to exceed them where opportunities exist. OBC set 
high standards for energy saving that exceed ASHRAE 90.1. These targets re-
established in the revised OBC 2016 set a new benchmark for energy efficiency in 
North America. 
Beyond the OBC, opportunities exist for sustainable design in: 
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. Site design that is sensitive to its context and its users 

. Alternative transportation such as biking, walking, use of public transportation 

. Landscaping to provide shade and drought tolerant planting 

. Terraces, green gardens and outdoor patios will be created 

. Building materials that are locally sourced, renewable, contain recycled 
materials and with low carbon footprint 

. Use of natural light for lighting, and LED as artificial light source   

. Reduction of water usage 
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7. ANALYSIS OF THE DEVELOPMENT  

 Official Plan Section 3.11 7.1.

Urban design is the design, analysis and process of city building. The City of Waterloo supports and 
encourages a high standard of urban design for public and private sector projects that contributes 
toward a memorable, attractive and livable city - a city designed for people with a strong and coherent 
sense of place.   
Urban design applies to various scales of the City including the Site, the block, the neighbourhood 
and the City as a whole.  It is expected that each scale of development relates to the Urban Design 
objectives of this Plan and implementing Urban Design policies and strategies. 
 

 Urban Design Guidelines 7.2.

 
 
 
 
 
 
 
 
 

7.2.1. Tall Buildings: 
 
The City of Waterloo design objective for Tall Buildings is to promote the following 
summary of characteristics: 
 
Built Form 

. a defined base, middle and top section to emphasize human scale dimensions, reduce 
appearance of bulk and to create an interesting skyline 

. integration of building materials, coordinated design elements and colours 

. shadowing and wind impacts to be minimized to surrounding properties, public spaces and 
outdoor amenity spaces  

. articulated façade treatments through fenestration patterns, terraces, cornices, canopies, 
different materials  

. transitions massing to create a defined base and an interesting and recognizable skyline 
through strategies such as step-backs, terraces, materials and colours 

. transition in massing adjacent to low-rise buildings 

 Design Objective  
  
To design tall buildings as architecturally interesting and well composed 
buildings that relate to the surrounding context, contributes to an interesting 
skyline and reduces impacts to surrounding properties.  

City of Waterloo- Urban Design Guidelines – Tall Buildings 
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. integrated mechanical penthouse into roof form and design 
 
Detailing  

. a strong relationship to the street.  

. entrances and canopies in proportion with the building scale.  

. canopies to extend towards the property line to emphasize the building entrance and to create 
outdoor amenity area 

. base section to relate to human scale dimensions and relate to lower storey buildings.  

. similar materials to complement the surrounding character  

. complementary building materials and colours 

. large windows to promote activity and interest along the street and to provide maximum visual 
exposure to surrounding views 

. balcony treatments architecturally integrated into the building design and massing  
 
The development addresses these characteristics in the following ways: 
  

. the building mass steps back at the height of the cornice of the existing 
building on Site. The building steps back again at the 6th storey where unique 
terrace balconies define the middle section of the form. A large shared terrace 
on the 12th floor begins to carve away at the form and create the unique 
building mass which is articulated with openings into the corridors and exit 
stairs. 

. The building materials were chosen to complement the existing surroundings 
while contributing to a more modern design aesthetic. Elements are repeated 
through the building form in such a way that visually breaks up the façades 
while contributing to cohesive design intent. 

. The tower is narrow in the north-south direction as opposed to a slab building, 
minimizing the effects of its shadow on neighbouring properties. Outdoor 
amenity spaces are provided throughout the levels of the new building, and on 
the east and west of the building, providing alternative options depending on 
users’ desire for sun, shade or quiet.  

. The elevation design is based on providing large windows to living and sleeping 
spaces, while creating an attractive composition of openings and materials. 
Balconies and terraces add projecting and recessed façade elements that offer 
visual depth and a variation of shading patterns. The main canopy is a striking 
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horizontal element that gives importance to the human scale, while visually 
relating to the existing building and the new parking structure to the south.  

. The overall massing transitions upward from south to north on the Site. The 
transition is further defined by the terrace that has been carved out of the 
southwest corner of the plan, terracing back the mass from the 12th floor to the 
top of the building.  

 
In summary, the tall building planned for the property will contribute to the 
evolving urban character of this area and will meet with the intent of section 3.1.4 of 
the Urban Design manual by:  

. Completing the development of the under-utilized property in alignment with 
the growth objectives of the City inclusive of the height and density study 
recommendations. 

. Locating the buildings close to the street to establish an “urban street 
enclosure”.  Articulated building façades combined with the use of architectural 
projections will complement this enclosure. 

. Promoting compatible intensification with the surrounding tall buildings. 

. Renovation of the existing building to better reflect a high level of design. 

. Addressing the public realm with ground floor commercial units inclusive of 
outdoor amenities such as patios, landscaping and outdoor terraces. 

. Renovation and creation of new and interesting building entrances.  These will 
coordinate the front yard landscaping treatments and shield an existing 
transformer. 

. Promoting a more walkable and transit supportive neighbourhood. 

. Fitting in with the current mixed use residential context in terms of massing 
and height, and building typology. 

. Using tiered building forms with a variation of building heights to create a 
defined and interesting skyline along King Street. 

 
 
Circulation and Servicing Areas  

. convenient access for all loading areas and facilities  

. short term and visitor parking near the building entrance(s).  
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The development has limited commercial use, and provides convenient parking 
accessible to visitors. The access to the Site is convenient and legible, through a 
driveway central to the Site. There is no loading space; however, the Site is designed 
to be serviced for garbage removal adjacent to the central driveway.   

 
Site Amenities  

. a variety of outdoor amenity spaces such as courtyards, roof gardens, internal forecourts and 
small garden areas 

. street tree planting in the front, side and rear yards 

. roof gardens, terraced balconies and outdoor amenity spaces above podium structures 

. sufficient bike parking with indoor secured bike rooms and outdoor visitor spaces 
 
Outdoor amenity space is provided at grade, on the 2nd floor, on the 12th floor and on 
the 16th floor. These spaces range in scale, level of privacy and orientation on the Site, 
and incorporate hard and softscapes, planter boxes and trellises for shading. Tree 
planting will be provided within landscape buffers. Private and shared terraces and 
balconies have been incorporated into the design throughout, and as a way to 
articulate the middle and top portions of the building. A variety of bike parking 
options have been provided, ranging from very accessible public spaces along the 
front of the property for visitors, to lockers accessible to visitors and residents, to 
interior bike storage only available to residents.  
 
 

7.2.2. Parking Structures 
As stated in the Urban Design Manual the City of Waterloo supports Parking 
Structures provided they are: 

. well integrated into the Site/and building design and maintains a pedestrian friendly 
streetscape 

. incorporate additional amenities such as active street uses, bike parking and amenities such as 
roof gardens 

 
The OP states that parking structures should: 

. complement the primary building design and Site design 3.11.1(21) 

. locate parking in the side or rear yards away from the primary street view 3.11.3(6) 

. encourage the use of parking structures and/or underground parking 6.1.5.(5) 
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FIGURE 10 PARKING GARAGE MAIN FLOOR PLAN 

 

 
FIGURE 11 PARKING GARAGE ELEVATION 

 
The parking structure helps to create balance for the Site plan through the creation 
of a transition in height of the three buildings on the property.  In addition to 
providing the needed on-Site parking the structure completes the architectural unity 
through a continuation of a pedestrian realm along King Street.  The parking garage 
incorporates the following urban design elements recommended in the Urban 
Design Manual: 

. Promotes a pedestrian friendly streetscape and active use through the 
incorporation of street facing commercial units complete with an outdoor patio 
and a rooftop terrace 
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. Is setback from the road to align with the façade of the existing and proposed 
building to allow for sight lines to be maintained along King Street 

. Architecturally complements the Site and provides continuity between all three 
structures through the use of common materials and colours 

. Structure will be completed with secure indoor bicycle parking 

. Landscaping is incorporated into the both the street facing public amenity 
spaces as well as the roof top terrace. 

. Parking decks are structurally integrated into the building and provide an 
entrance into additional parking located below the existing building and 
proposed new building 

. Through the innovative use of a car elevator complete with waiting or “lay-by” 
areas the design maximizing the on-Site parking and avoids the use of large 
internal ramps.  The car elevator also avoids the use of “split level” decks. 

. Convenient access to both the buildings and the street level.  A portion of the 
parking will be allocated for use by the commercial tenants. 

. Pedestrian scale lighting will be used to facilitate safety and active surveillance 
of the parking structure 

. Integration of the terrace on the top deck along with transparent openings 
along the south side of the parking garage will facilitate natural observation of 
the parking areas 
 
7.2.3. Corridors 

The City of Waterloo design objective for Corridors is to promote: 

. an urban built form along the corridors by locating buildings close to the street and with 
appropriate massing to reduce adverse impacts on surrounding properties and the public realm 

. provide a transition in building setback to establish a coordinated streetscape character and 
corridor function 

. pedestrian friendly streets through articulated building design and complementary landscaping 

. promote transit oriented design with building entrances located along and facing the public 
street 

. compatible transition to surrounding neighbourhoods. 
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FIGURE 12 ELEVATION DEMONSTRATING STEPBACKS AND OVERALL SITE HEIGHT TRANSITION 

 
The property is located within a major node and corridor.  The existing surface 
parking and architecturally simple buildings render the Site underutilized and not in 
keeping with the City Urban Design Manual.   
The proposed Site Plan will result in full intensification of the property and alignment 
with the goals and objects of the City OP and Urban Design Manual.   
Revolving around the building designs – that are formulated around street facing 
entrances and social amenities such as outdoor patios, the Site plan has been designed 
to re-inforce the character of the neighbourhood and surrounding tall buildings.   
Building on the opportunity afforded by the building designs to integrate the front 
entrances with commercial uses and landscaping, the Site plan design completes the 
vision of this major corridor, by integrating: 

. hard and soft landscaping elements that flow into the outdoor patios and roof 
top terraces 

. at-grade access from King street to the building entrances  

. dedicated barrier free access from designated barrier free parking spaces to 
building entrances 
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. emergency access from the Site to King street  

. integrated pedestrian access to King street 
 

 
FIGURE 13 PARTIAL LANDSCAPE PLAN 
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8. SUMMARY 

The proposed development meets the goals in the City of Waterloo OP and Zoning 
By-law for growth, density, building massing, Site functions, public realm integration 
and quality of design. 
The City of Waterloo has been experiencing tremendous growth as it is evolving as a 
regional urban centre. This growth is fuelled by the expansion of the local academic 
institutions and the tech sector that are attracting families, students and professionals 
to the City. The City of Waterloo responded to this growth by formulating a new 
vision for the City through the creation of a new OP and periodic updating of zoning 
by-laws, the most recent being the Northdale Study.  As well, the City is currently 
undertaking a Comprehensive Zoning By-law to align with the new OP. The 
management of growth in a regionally significant urban centre is an on-going affair. 
As new factors and synergies appear through the implementation of the various 
policies, the vision for growth evolves to incorporate new elements and needs.  
The investment made by the Region of Waterloo and City of Waterloo in public and 
active transportation is one such factor that will impact the habits of commuting 
through the City and preferences for living both in form and location creating a 
higher demand for variety and diversity of housing stock. 
Other factors are the growth in local businesses and institutions, population growth 
and emerging demands as a result of new work and life needs and habits. 
The re-envisioned design of 316 King Street is responsive to these emerging needs. It 
also delivers on the desire by the City of Waterloo and the residential market for 
smaller units of higher quality. The revised design of the proposed building and 
renovations to the existing building will be well integrated into the neighbourhood 
context and will contribute positively to the public realm as illustrated in this report. 
The proposed development meet the objectives defined in the City of Waterloo OP 
related to building design and the relationship to the street and neighbourhood.  It 
also contributes to the urban fabric of the area and meets the Urban Design 
Guidelines specifically related to: Tall Buildings (proposed 16 storey building), 
Parking Garages, and Corridors, the subject scope of this report. 
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9. CONCLUSIONS 

The Site design, use and massing meets the intent of the City OP and will provide 
high quality living in modern style units with convenient access to transit as well as 
the surrounding commercial, institutional and employment land uses. 
The proposed development provides new housing stock and commercial 
opportunities along King Street.  The new and renovated units will respond to 
emerging needs of an urban population for smaller, more efficient and modern living 
accommodations. 
The design is well articulated and achieves a balanced approach in dealing with the 
Site specific constraints while complementing the surrounding land uses and building 
character along the street and within the neighbourhood.   
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