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Section 1 
1.0 Introduction 
MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC Planning) 
has been retained by 2439672 Ontario Inc. to assist with the planning 
application for their property located at 435 King Street North (the subject 
lands), which are located near the intersection of King Street North and Weber 
Street North. A Zoning By-law Amendment is required to permit residential 
uses on the majority of the lands. The proposed redevelopment includes new 
mixed-use buildings, including a shared/linked podium and 4 individual 
towers in a podium/tower built form, with underground parking. 

The purpose of this Urban Design Brief is to describe the development 
proposal including the design objectives, provide insight as to why design 
decisions are appropriate given the site specific context and describe how the 
proposal is consistent with and supportive of the City of Waterloo urban 
design policies.  

 

Above: Subject site showing the existing built form which will be removed as 
part of the proposed redevelopment. View from King Street North. Source: 
googlemaps.ca 

 
1.1 Site Description and Contextual Analysis 

The subject property fronts onto the west side of King Street North, adjacent 
to Blue Springs Drive and both north and east of Weber Street North. The 
intersection of Weber Street North and King Street North is located to the 
south. The intersection of King Street North and Blue Springs Drive is signalized 
and this signalized intersection currently provides access to the subject lands. 

The subject lands are contains an existing office building and day care facility, 
which will be removed from site and the development proposes a more 
efficient use of land along the major corridor (King Street North).   The major 
corridor provides for a connection to Highway 85 and south to the Uptown 
Waterloo Core Area.    

Surrounding land uses that currently exist are commercial and office uses, 
however with the site being located within a node, it is anticipated that 
additional uses will be added to support the node such as residential and other 
commercial/office uses. 
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  The subject lands are identified in a red line below. The lands front 
onto King Street North, and have direct access to a signalized 
intersection at King Street North and Blue Springs Drive. 

Source: ESRI Community Maps 
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The surrounding area includes a mix of land uses including full range of 
commercial and office uses. The surrounding land uses are generally 
described below: 

NORTH: To the north of the subject lands is the Parkway Ford 
automotive dealership, which is accessed from the 
King Street North Service Road. The dealership 
includes a large central building and extensive surface 
parking. Further to the north is the Inn of Waterloo, 
which is a hotel with an in-house restaurant. The 
building is also centrally located on its property, with 
a large surface parking lot surrounding the building 
on three sides.  

 

 

 

 

 

 

 

 

 

 

Source: googlemaps.ca 

 

 

 

 

 

 

EAST: To the east along Blue Springs Drive is a 
restaurant, office building and several 
residential buildings, including a planned high 
rise residential building on the north side of Blue 
Springs Drive.    

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: googlemaps.ca 
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SOUTH: To the south of the lands is a small commercial 
development that includes a restaurant, office 
building and the Farm Boy food store. 
Additional commercial uses are located along 
the north side of Weber Street. To the southeast 
is a mix of commercial uses, including a large 
format development that previously contained 
a Chapters book store and a National Sports 
retail store – neither building has been 
permanently re-tenanted.  

 

Source: googlemaps.ca 

 

 

 

 

 

 

WEST: To the west of the lands is a separate parcel (450-460 
Weber St N) also owned by the applicant. The lands 
are separate from this parcel and are currently vacant.  

 

 
 

 

 

 

 

 

Source: googlemaps.ca   



6 
 

   Views of the subject lands facing north. 

Source: Google Earth Imagery 
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1.2 Vision, Goals and Objectives 

The vision for the development is to create a mixed use development that will 
offer commercial, employment and a range of residential unit sizes that will 
appeal to a broad demographic and that will help support the land use 
transition in the Major Corridor. 

The following objectives have been identified for the purposes of achieving 
the vision for the redevelopment. 

• Redevelop the underutilized site to provide for a high density mixed 
use development to provide for a more efficient use of the land. 

• Introduce residential units to the Major Corridor to broaden the range 
of uses on the lands and in the immediate surrounding area while 
increasing the population and jobs along a major transit corridor and 
within a Major Node and Major Corridor. 

• Provide for non-residential uses, including commercial uses at grade 
and employment uses on the second floor. 

• Provide for an attractive building façade on all sides of the proposed 
towers. 

• Provide for a well-defined podium that addresses the public realm and 
that provides for a strong base for the four towers. 

• Provide a development that through the combination of massing, 
orientation, pedestrian entrances, architectural elements, detail and 
material selection will result in a positive addition to area. 

 

 

Section 2 
 
2.0 Site Design 

The development is comprised of four towers extending 19 storeys above 
the shared 6-storey podium, with ground floor commercial uses oriented 
toward King Street and Blue Springs Drive and second floor employment 
uses. The development includes a central landscape amenity area, several 
outdoor rooftop amenity areas and underground parking. There is limited 
surface parking for visitors as well as short term drop/off and pick up areas 
(e.g. deliveries, ride sharing). 

In total, the development includes 1,964 bedrooms in 1,088 units and 5,587 
m2 of non-residential floor space. To support the residents, visitors and non-
residential uses, a total of 1,240 parking spaces and 692 bicycle parking 
spaces are proposed. The building is comprised of a mixture of one, two and 
three bedroom units to provide housing for a wide demographic, including 
families. The towers are spaced around the podium, which frames the site. 
This will assist in allowing natural light to spill into the central area and the 
rooftop amenity areas, and will provide each building with their own unique 
views of different parts of the City. 
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2.1 Podium Design – King Street North 

Along the King Street frontage, the 6-storey podium includes a significant 
amount of glazing, and lower floor articulation to present an appealing and 
pedestrian oriented building massing.  This space has been designed with 
higher ceilings and large glass windows spanning the entire frontage and 
height of the building. 

The podium continues around the site, providing a strong anchor for the 
building and a unifying theme.  The entryway is defined at grade as it runs 
parallel along the King Street frontage. Projecting entryway treatments will 
help define the entry and provide shelter from the elements. 

Above the podium are a series of planned outdoor amenity areas, accessible 
from each tower.    

 

 

 

 

 

 

 

 

 

 

2.2 Podium Design – Parking and Access  

The development will be accessed from the existing driveway at King Street 
North and Blue Springs Drive, which is a signalized intersection. An internal 
perimeter road circles the podium, providing vehicular access to the 
underground parking structure, and the limited short term surface parking. 

The vast majority of the parking will be located in two underground levels, 
not visible from the street. The surface parking is generally located close to 
the building entrances, internal to the site.   

Drop off, layby spaces are located adjacent to the buildings to allow for 
deliveries to each of the buildings. The spaces are large enough to 
accommodate loading spaces and move in trucks. 

  

Image above: Showing a perspective of the podium and tower looking north along the King Street North corridor.  The podium design plans for a catwalk over the 
driveway in the site to provide access to between both podiums, Prepared by Walter Fedy 
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2.4 Tower Design: 

All four towers proposed for the development provide for generally the same 
tower design.  All four towers extend 19 storeys above the 6 storey podium, 
creating a 25 storey development.  

All towers provide for appropriate step backs from the 6 storey podium 
design to maintain a pedestrian scale podium, and provide for a visually 
appealing tower design.  

Towers A and B have been oriented towards the King Street North frontage 
and are separated more than 26 metres from edge of balcony to edge of 
balcony, while towers C and D are located in the rear of the site with a 
separation of more than 50 metres from the towers on King Street. Each 
tower has been replicated to create a unified design through the site, but 
have been slightly rotated through the site to provide visual interest and 
reduce overlook between towers.  

Walter Fedy architects have created a tower design that has glass balconies 
completely wrapping the perimeter of the building. The long linear balconies 
wrapping the tower provide for breaks between the large floor to ceiling 
windows also wrapping the tower. 

The 19 storey tower has balconies that are slightly askew as they alternate 
between each level of the tower. The use of glazing as the building material 
up the entire tower design will create a light, but distinguishable building 
design and sense of place in the major node. 

The repetitive tower design for the site will create a distinct character along 
the King Street North corridor and the City of Waterloo skyline. 

The proposed site plan and elevations for the building design are located in 
Appendix A of this report.  

  

Image (left): Showing the details of the tower design.  Prepared 
by Walter Fedy 
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Architect’s rendering of proposed development – showing south and 
east facades. 
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  Architect’s rendering of King Street North podium, 
illustrating glazing along the base of the podium to 
provide for a vibrant and permeable streetscape 
design between the public and private realm. 
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  Architect’s rendering of the tower 
design. The green located on top of 
the podium will be planned for 
common amenity spaces for 
residents. 
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Section 3 
3.1 Response to City of Waterloo Official Plan Policies and 
Guidelines  
The lands are designated as follows in the City of Waterloo Official Plan: 

• Mixed-Use Community Commercial 
• Corridor Commercial  
• Major Node (southerly portion of site including driveway entrance) 
• Major Corridor (remainder of the site) 
• Located on a Regional Arterial Road (King Street North)  

3.1.1 Urban Design Policies – City of Waterloo Official Plan 

The City of Waterloo’s Official Plan provides general Urban Design policies to 
provide high level design guidance, with more specific policy direction for 
lands within Nodes and Corridors. The following analysis demonstrates how 
the proposed development addresses the objectives of the relevant Official 
Plan urban design policies: 

• Promotes a high standard of urban design that results in an 
attractive and human-scale city by placing the emphasis and 
interaction through the podium design through large glass windows, 
covered entry and permeability into the public realm. (Policy 3.1.4 a) 
 

• Enhances the sense of place and fosters a sense of identity, by 
providing a strong and memorable building design through the use 
of glazing, and articulation, repetitive design elements that provides 
a location that is memorable and that will enhance the City of 
Waterloo skyline through the tower design. (Policy 3.1.4 b) 
 

• Provides for a design that is universally accessible from the public 
realm and within the building to allow for all users, including 
multiple building entrances for the different land uses. The 
development includes barrier free access to the planned outdoor 
amenity areas on the podium. (Policy 3.1.4 c) 
 

• Provides for a creative and innovative architectural design by 
providing a memorable podium and multi-tower design that 
includes multiple view points and a distinct building base separated 
from the shared podium. (Policy 3.1.4 d) 

Section 3.11.1 of the City of Waterloo Official Plan has a series of General 
Urban Design Policies that define the primary design elements and design 
expectations that apply to all proposed development within the private and 
public realm.  As discussed, the lands are located within both a Major Node 
and Major Corridor. The policy guidance provided for Nodes and Corridors (as 
per section 3.11.2) has also been considered.  Below is a summary of how the 
policies have been addressed.  

• Intensification/Neighbourhood Transition: The subject property 
is planned for intensification, including permission for up to 25 
storeys. The redevelopment includes a mix of land uses that are 
compatible with surrounding and planned uses and that support the 
planned transition of the area from auto-oriented uses to those more 
supportive of transit.  The proposed built form respects the City’s 
design direction for a podium and tower development (in a mixed 
use form).  
 

• Character:  The proposed development has an identifiable character 
and distinct building elements, including a strong base, appealing 
towers and a refined roofline. The large windows at grade along the 
King Street North frontage provide for interaction between the 
public and private realm. The multiple building entrances are clearly 
defined and the combination of the recessions and projections helps 
to identify key building components and provide shelter from the 
elements. This development will help establish the area’s character as 
it continues to evolve from the low density auto oriented uses that 
exist today.  
 

• Views and Vistas: The development takes advantage of its location 
to provide stunning views to the north, south, east and west. The 
building will become a prominent part of the Major Node and 
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Corridor, providing a high quality design that can help establish a 
new design character for the area.  
 

• Streetscapes/ Street Activity: The podium design has considered 
and appropriately addressed the King Street frontage. The facade has 
large windows to promote permeability between the public and 
private realms. The podium is visually appealing in character and has 
well defined entries into the non-residential and residential space. 
The detailed landscape design will form part of a future site plan 
application and can further refine the seamless integration of private 
and public space along the street frontages. 
 

• Gateways: Although the lands are largely located within the Major 
Corridor, the future development will help anchor the Major Node by 
providing a high density mixed use development that will provide 
the visual gateway that is not currently provided by the newer single 
storey commercial buildings to the south. The development will also 
be visible from Highway 85 and will signal the high quality design 
intent for this part of the Major Corridor.  
 

• Landmarks: The proposed building includes high quality 
architecture and a unique multi-tower design on a shared and linked 
podium that will serve as a landmark building in this area of the City. 
(Policy 3.11.1.9) 
 

• Safety and Security: The site design has considered, at a high level, 
CPTED principles. Further refinement of the plans will consider 
CPTED principles in greater detail as the project moves into the site 
plan process.  
 

• Site Circulation/Site Parking:  Circulation throughout the site has 
been considered with a circular driveway providing multiple 
accesses to the underground structure. Wide pedestrian areas near 
building entrances have been included internal and external to the 
site. Multiple entrances will face King Street. Vehicular conflicts with 

pedestrians will be minimized, as the primary vehicular driveway is 
located on the southerly boundary of the site. 
 
The majority of parking is located underground. The limited amount 
of surface parking is intended for short term stay, deliveries and those 
dropping off residents (or employees). 
 

• Transit–Oriented Design: The site provides direct access to King 
Street and the immediately adjacent GRT bus stop.  
 

• Universal Design: The site is designed to be universally accessible, 
providing barrier free access into both the non-residential and 
residential areas.  
 

• Parking: The majority of the parking is located underground, as 
discussed above, allowing for the optimization of the lands and 
minimizing the amount of visible parking. 
 

• Outdoor Lighting: Outdoor lighting will be designed to be dark sky 
compliant and provide for safe pedestrian areas. Entrances to the 
building will be well lit. The detailed lighting design will be provided 
through the Site Plan Process. 
 

• Signage: Will be confirmed through the site plan process. 
 

• Compatible Development: The proposed mixed-use building is 
compatible with surrounding land uses. Please see the Planning 
Justification Report for further review and discussion. 
 

• Human Scale Development /Built Form and Massing:  The built 
form, which includes a shared podium and tower design, aligns with 
the City’s preferred development form and with the related zoning 
regulations in Bylaw 2018-050.  

  



Podium:
6 storey podium. Design includes a significant amount 
of glazing and lower floor articulation to create a 
pedestrian oriented massing.  
Planned with high ceilings and large glass windows 
spanning frontage and height of building.

Tower Design:
Proposing 4 towers - 19 storey tower design (total 25 
storey building)

Windows/Glazing:
Large floor to ceiling windows proposed up length of 
all towers.

Balcony Design:
Glass balconies wrapping entire tower design. Balcony 
design offset for alternating floors up the tower.

Private Amenity Space:
Private Amenity space planned for individual towers 
on podium rooftop.

Tower Stepback:
Building A is stepped back 3.94m from the podium 
façade. Building B is stepped back 20+ m from podium 
façade.

Podium Connection:
Catwalk projection planned between podiums to 
frame entry into site.

Podium Projection:
The third level of the podium projects out from the 
façade providing a canopy over the pedestrian area 
below and a cover from various elements from the 
four seasons.
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Section 4: 
4.1 Shadow Study – March 

Shadows in March impact either vacant or 
commercial lands to the west and north. 
The shadows move across the site such that 
the planned outdoor amenity areas will 
have sufficient sunlight for their intended 
use. The nearest residential building (to the 
east) is located far enough to the east that 
shadows do not impact the units until the 
sun is setting in the evening. 

The development complies with the 
Guidelines. 

16
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4.2 Shadow Study – June 
 

 

 

 

 

  

The sun is higher in the sky in June, and as a 
result, the shadows cast are smaller. There 
are minimal shadows that encroach onto 
the adjacent commercial/industrial lands 
and no impact of the residential lands to the 
east. 

The development complies with the 
Guidelines. 
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4.3 Shadow Study – September 
 

  

Similar to March, the shadow impacts are limited 
in the morning and early afternoon to the subject 
lands and adjacent commercial/industrial lands. In 
the late afternoon as the sun sets in the west, the 
shadows fall further to the east, but they have 
minor encroachments on the nearest residential 
building to the east. The outdoor amenity areas on 
site would have sufficient sunlight for their 
intended use. 

The development complies with the Guidelines. 
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4.4 Shadow Study – December  
 

  

The sun is lowest in the sky during the 
winter, and the resulting shadows are 
longer, even for smaller/shorter buildings. 
However, the residential building to the 
east has significant sunlight until 4 pm 
when the sun is setting. 

The development complies with the 
Guidelines for residential uses. It is 
acknowledged that the automotive 
dealership to the north has greater shadow 
impacts, however the majority of that 
property is used for the parking and storage 
of vehicles, which would not be impacted 
by shadows. 
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Section 5 
5.0 Conclusions 
 

The proposed development presented in this Urban Design Brief will 
contribute positively to the Major Node and Major Corridor by providing a 
mix of land uses, a podium and tower built form and a high quality 
architectural design that will establish a high standard of design for the 
merging development in the area and support the broader goal of including 
more transit supportive development. In our opinion, the development 
satisfies the direction provides in the City’s Official Plan Urban Design policies. 

The future site plan application will further refine the design, including site 
landscaping and will consider the more detailed guidance provided in the 
City’s Urban Design Manual. 

 



 

APPENDIX A: 
Site Plan  

Prepared by Walter Fedy 
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