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MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC 

Planning) has been retained by Killam Apartment REIT  (Killam) 

to seek approvals for an Official Plan Amendment and a Zoning 

By-law Amendment to permit the development of lands 

municipally known as 50 Westmount Road North; 192-216 Erb 

Street West; and 9-15 Dietz Avenue North. The properties 

(referred to herein as the ‘subject lands’) are located along the 

east side of Westmount Road North between Father David Bauer 

Drive and Erb Street West; along the north side of Erb Street 

West between Westmount Road North and Dietz Avenue North; 

as well as part of the west side of Dietz Avenue North, north of 

Erb Street West. 

The development of the subject lands is governed by  policies in 

the City of Waterloo Official Plan and guidelines in the Urban 

Design Manual.  The City’s Urban Design Manual provides 

strategies and design direction to achieve the City’s vision for 

high quality development that contributes to a memorable, 

innovative and livable City.  This vision and the guidelines have 

been considered in the preparation of this Master Plan.  

The Master Plan Design Brief provides an overview of the design 

concepts, plans and guidelines that have been prepared to 

support the development proposal for the subject lands. This 

Master Plan also includes a review and analysis of: 

 Surrounding neighbourhood context;  

 Existing site conditions and site opportunities;  

 Design principles;  

 Conceptual Master Plan; 

 Site design details; 

 Site circulation and access;  

 Compatibility assessment regarding height, 

shadowing, wind and noise;  

 Building massing and design;  

 Landscape and public/private amenity design; and 

 Implementation strategies.  

 

The following Master Plan Design Brief addresses the 

integration, compatibility and relationship of the proposed 

development to existing buildings and the surrounding 

neighbourhood, based on the principles of good urban 

design practice.  

1 INTRODUCTION 
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2 SITE & SURROUNDING CONTEXT 
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The subject lands comprise a total of 7.22 

hectares (post-widening), and currently 

contain multiple dwelling units, two small 

apartment buildings, and a mixture of 

commercial uses in a “plaza” format, 

including a multi-storey office building.  

Surrounding uses include: 

North: Waterloo Park; residential units 

including apartment buildings and cluster  

townhomes 

West: Mid to high rise apartment buildings 

and an office building (Equitable Life of 

Canada) 

South: 12 storey apartment building; 

Waterloo Masjid, multi-storey office 

buildings and residential uses 

East: Mixture of low to mid rise residential 

uses and Luther Village on the Park 

Retirement Community; Waterloo Memorial 

Recreation Complex. 

The lands have a significant grade change 

from Erb Street West through the site to the 

north.  

This Master Plan Design Brief illustrates the 

proposed vision for lands as a master 

planned community, complete with a mix of 

residential, commercial and office uses that 

will frame multiple intersections and 

significant portions of the public realm.  

SITE CONTEXT PLAN 
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This Master Plan establishes the following design principles to guide future development within Westmount Place for the purpose of 

achieving the vision for the redevelopment.  A number of the design principles noted below are further illustrated on page 5 of this Brief.  

 

INTEGRATION WITH EXISTING COMMUNITY: Includes an internal and external sidewalk system for safe pedestrian movement; 

Multiple site entrances and pedestrian/bike access points with a proposed enhanced connection to Waterloo Park and nearby ION 

Station. Public connections to Erb Street West will make surrounding residents feel welcomed and encouraged to use public spaces 

and commercial uses within the development.  

PEDESTRIAN FOCUSSED-SCALE: Residential units that are designed to appear as on-street townhouses with walk-up entrances 

along Dietz Avenue North and Erb Street West to complement existing residential character and enhance human scale.  

CIRCULATION & CONNECTIVITY: Pedestrians, cyclists and motorists share the right-of-way along the proposed internal street 

(“Flex Street”). Commercial uses will be oriented towards the “Flex Street” to create an intimate-scale, commercial promenade. The 

new commercial uses will complement existing commercial uses in the plaza leading to a critical mass that serves the surrounding 

community.  

PRIVATE/PUBLIC AMENITIES & PARK SPACE: Gathering spaces are proposed for residents and employees on-site and within 

surrounding areas. A terraced public space and central square will create “Places for People” to attract visitors and function as a 

place to enjoy and value. The central flex-street and linear park  provides wide pedestrian rights of way, ample seating, and 

generous tree planting to create a comfortable space to gather and promote retail within the development. 

LANDSCAPING & OPEN SPACE DESIGN: A range of both public and private spaces will be designed based on a comprehensive 

approach for the public realm. A balanced distribution of both hard and soft landscaping will contribute to an enhanced site design 

that will complement uses on and off-site, and will provide spaces to support residential and commercial uses and provide potential 

areas for broader programming, events and gatherings.   

PROVIDE CONTEXT APPROPRIATE HEIGHT AND MASSING: Building height will transition from Dietz Avenue North.  towards 

Westmount Road North, with the greatest height directed to the intersection of Westmount Road North and Erb Street West. 

Podiums are proposed on all street-facing buildings to define the street wall and reinforce human scale dimensions and 

proportions. 

3 DESIGN PRINCIPLES 
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PRECEDENT IMAGES ILLUSTRATING SOME OF THE KEY DESIGN OBJECTIVES   

ON-STREET TOWNHOUSES AND RESIDENTIAL UNITS WITH WALK-UP 

ENTRANCES ALONG DIETZ AVENUE NORTH AND ERB STREET WEST WILL 

COMPLEMENT THE EXISTING RESIDENTIAL CHARACTER AND ENHANCE 

HUMAN SCALE.  

GREATEST BUILDING HEIGHTS SHOULD BE 

DIRECTED AT THE INTERSECTION OF WESTMOUNT 

AND ERB  WITH A BUILDING DESIGN THE 

EMPHASIZES THE CORNER (KILLAM PROJECT)  

PEDESTRIANS, CYCLISTS AND MOTORISTS SHARE THE RIGHT-OF-WAY 

ALONG THE PROPOSED INTERNAL  FLEX STREET.  

A RANGE OF BOTH PUBLIC AND PRIVATE SPACES 

WILL BE DESIGNED BASED ON A COMPREHENSIVE 

APPROACH FOR THE PUBLIC REALM.  

UTILIZE UNIQUE TOPOGRAPHY AS AN 

OPPRTUNITY TO CREATE .EXCITING AND 

ENGAGING PUBLIC SPACES  



WESTMOUNT PLACE | MASTER PLAN DESIGN BRIEF  6 

 

 

CONCEPTUAL MASTERPLAN 

 

The proposed redevelopment for the site is a high-quality and contemporary mixed-use development that will provide new residential 

units and commercial space designed to complement existing uses on-site.  The current proposal, illustrated on page 7, integrates the 

following principle elements: 

  

 Proposed buildings located close to public streets that are visually and physically connected by a coordinated open space and 

landscape network.  

 Multiple  pedestrian connections  to  the surrounding street and sidewalk network, as well as connections to the existing active 

transportation network.  Two new vehicular accesses are proposed: one from Dietz Avenue North and one from Erb Street West 

with the existing accesses from Westmount Road North and Father David Bauer Drive to remain. 

 Buildings that relate to surrounding built form along Westmount Road North and at the intersection of Westmount Road North 

and Erb Street West. 

 A transition in height provided to achieve an interesting and varied skyline, with the greatest height (25 storeys) directed 

towards the intersection of Westmount Road North and Erb Street West (a Major Node).  Heights decrease from 25 storeys at 

the intersection to 11 storeys along Dietz Avenue North.  

 A unified project theme that will be achieved through design, building massing,  architecture and landscaping which will promote 

a sense of place and identity.  

 Parking areas that are located internal to the site where possible. The inclusion of a multi-storey parking structure (oriented 

internal to the site), underground parking, and structured parking within building podiums results in a limited surface parking 

area.   

 Public amenity areas proposed and connected by terraced walkway and the internal sidewalk system. The proposed central 

square will facilitate both spontaneous interaction and planned programming, with opportunities for public art elements, 

pedestrian scale furniture and lighting. 

 

 

 

4 
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CONCEPTUAL MASTER PLAN 
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PRELIMINARY RENDERING 

 
Preliminary Rendering—Looking north towards Erb Street West 
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The following provides general direction related to key site design elements.   

5 SITE DESIGN 

Locate buildings to provide for an interesting 

street edge, in particular along Dietz Avenue 

North, Westmount Road North and Erb 

Street West. 

Include courtyards along Erb St W, with 

podium used to reinforce the street edge 

with variations in setbacks that create open 

space opportunities, active uses and the 

illusion of shorter blocks and building mass. 

Design a pedestrian oriented community by 

designing outdoor common amenity spaces 

that are well connected via walkways, trails 

and/or sidewalks.   

Locate parking internal to the site and 

provide screening of parking areas when 

abutting public streets or the proposed Flex 

Street.  

Buildings to increase in height moving from 

Dietz Avenue North towards Westmount 

Road North.  

Provide multiple pedestrian access points to 

the surrounding public roads and public 

sidewalk system. Create connections 

between transit stops, and surrounding uses 

(e.g. Waterloo Park).  

Incorporate large amount of amenity and 

landscape areas. Private amenity areas will 

be well delineated, while public spaces will 

be provided for and catered towards the 

pedestrian experience.   

Where possible screen loading, garbage 

facilities and other service functions from 

the street and public view.    

Improved circulation and connectivity will 

be achieved through new/enhanced access 

points.  

 Access to Dietz Avenue North will be 

redesigned and improved in a phased 

manner.  

 Access to Erb Street West is proposed as 

a controlled right-in, right-out only access 

to assist with traffic movements and 

pedestrian safety.  

 Existing site accesses to Westmount Road 

North and Father David Bauer Drive to be 

maintained as site entrances for both 

new and existing commercial and new 

residential.  

Residential buildings entrances to be located 

outside of the floodplain, ensuring safe 

access for each building with residential 

units. 

RENDERING SHOWING VIEW OF PROPOSED DEVELOPMENT 

LOOKING WEST FROM DIETZ AVENUE NORTH. 

RENDERING SHOWING VIEW OF PROPOSED DEVELOPMENT 

LOOKING NORTH ALONG WESTMOUNT ROAD  NORTH. 
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CIRCULATION & CONNECTIVITY PLAN 
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The following direction related to building siting shall be considered in the development of future site plan concepts for 

the subject lands.   

6 BUILDING PLACEMENT 

DIETZ AVENUE NORTH:  

Locate buildings along Dietz Avenue to frame the 

street edge and establish a residential focused 

street wall, while  encouraging an active 

pedestrian environment.   

Provide access to the proposed flex street off of 

Dietz Avenue North.   

Where possible locate buildings in a manner 

which maximizes passive solar orientation.  

 

WESTMOUNT ROAD NORTH & ERB STREET 

WEST:  

Provide multiple building entrances along Erb 

Street West and Westmount Road North to 

activate these streetscapes, including residential 

units facing the street.  

Orient buildings along Erb Street West and 

Westmount Road North to establish the street 

edge with defined podiums, and to positively 

contribute to the public realm. 

Transition height on Erb Street West through use 

of building design, active frontage and 

architectural design locating the greatest height at 

the corner of the busiest intersection.   

Provide multiple pedestrian connections from the 

surrounding public sidewalk to the proposed 

development, ensuring surrounding residents 

have easy access to commercial services, 

amenities and jobs.  

 

INTERNAL SITING:  

Create a second building frontage along the Flex 

Street, which includes commercial uses and public 

amenity areas. Design buildings in accordance 

with the ‘eyes on the park’ concept.  

Locate all parking internal to the site, including 

the proposed stand alone parking structure.  

Step building heights down towards the adjacent 

residential neighbourhood along Dietz Avenue 

North, with building height capped at 12 storeys  

Locate buildings to encourage pedestrian and 

cyclist circulation between built form elements 

and along the laneway through to Father David 

Bauer Drive. 

 
DESIGN ELEMENTS 

CONSIDERED IN 

DETERMINING BUILDING 

PLACEMENT.  
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The following direction related to building heights shall be considered in the development of future site plan concepts for the subject lands.  

The City’s Official Plan currently allows for a range of heights in the Major Node, from 40 to 81 meters.  

7 DESIGN DIRECTION FOR BUILDING HEIGHTS  

A range of building heights are encouraged across 

the Master Plan area to ensure variety and to 

create visual interest.  

The proposed master plan generally transitions 

height with taller buildings located towards 

Westmount Road North, and shorter buildings 

along Dietz Avenue North to recognize the 

transition in height and density from the Major 

Node towards the residential neighbourhood 

further to the east.  

Overall building heights should range from 2-25 

storeys (podiums and towers).  Along Erb Street 

West the height should transition downward from 

the Westmount/Erb intersection. Each building 

will contribute towards a unified architectural 

expression and composition through integration 

of building materials, coordinated design 

elements, massing and colour.   

Tall building mass has been designed to minimize 

shadowing and wind impacts to surrounding 

properties and public and private amenity spaces, 

including GRT stops and the municipal sidewalks.  

Larger buildings should incorporate a number of 

massing techniques to reduce the appearance of 

bulk and height including building stepbacks and 

setbacks. Through articulated massing, the 

development proposes an interesting and 

recognizable skyline.  

Design features, such as large windows and 

balconies, will reduce the appearance of bulk, and 

promote activity and interest along streets.  

The diagram on the page 3 of this Brief illustrates 

the height permissions of surrounding properties 

which have been considered in the preparation of 

the conceptual master plan.  

DESIGN ELEMENTS CONSIDERED 

IN DETERMINING APPROPRIATE 

BUILDING HEIGHT.  
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The following direction related to built form shall be considered in the development of a future site plan and building elevations.  

8 BUILT FORM 

The mass of the proposed buildings, in particular mid and high-rise 

apartments should be broken up using a number of massing techniques 

including: projections and recessions; changes in building materials/ 

colours; and the incorporation of varying window sizes.  

The massing of all proposed buildings should be designed to create a 

comfortable pedestrian environment, which will be further enhanced 

through the provision of public and private amenity space, including the 

Flex Street and landscaped amenity areas. 

All building façades should be articulated, with particular attention to 

building elevations visible from the surrounding public realm.  

Articulation of larger buildings should be designed with elements that 

create a rhythm along the streetscape.  

High quality materials including a large amount of glazing will be 

incorporated into the building facades, resulting in an attractive modern 

design. Repetition of lines and windows through both vertical and 

horizontal articulations and setbacks will be used to further break up 

building mass.  

Outdoor living spaces of individual units should be provided in the form of 

terraces or balconies.   

Building corners that are highly visible from the public realm (such as the 

intersection of Westmount and Erb) should have a high degree of 

architectural detail.  The prominent corner elements mark significant 

intersections and frame significant vistas and public spaces 

Design the residential units to appear as on-street townhouses (along Erb) 

to be compatible in massing and architectural style with surrounding 

residential development.  

Adequate separation distance between high rise buildings is proposed 

to provide light, view and privacy.  

Various massing strategies and height considerations are illustrated on 

page 14.  

A NUMBER OF ELEMENTS 

CONTRIBUTE TO AN ATTRACTIVE 

BUILT FORM.  
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MASSING STRATEGIES 

STEPPED BUILDING HEIGHT 

TOWARDS LOWER RISE 

DEVELOPMENT 

TOWER SETBACKS ABOVE PODIUM 

BASE 

RECESSION 

PROJECTIONS 

TRANSITION IN 

BUILDING HEIGHT 

CORNER 

ARTICULATION 

WELL DEFINED 

BUILDING BASE  

VARIETY OF WINDOW SIZES 

View from Dietz Avenue North looking west towards Westmount Road North 
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Detailed landscape plans will be required as part of a future site plan application.  The following provides 

general guidance for landscape priority areas: 

9 LANDSCAPE CONSIDERATIONS 

In Westmount Place, pedestrians are the priority. 

A central Flex Street and linear park condition 

provides wide pedestrian rights of way, ample 

seating, and generous tree planting  to create a 

comfortable space to gather and promote retail 

along the street. Wider sidewalks are situated on 

the north side of the street to maximize sunlight in 

the public realm. Parking is incorporated with the 

street in order to maintain a consistent design and 

materiality not broken up by surface parking lots.  

Multiple connections into and through the site 

allow for maximum pedestrian flow to and from 

local destinations and will reduce reliance on the 

automobile. Barrier free access will be provided 

connecting pedestrians from the external sidewalk 

system to the proposed development.   

Entry plazas announce the interior street from Erb 

and Westmount. These plazas provide opportunity 

for both passive and active recreation, appealing 

to a broad range of users. A central retail plaza 

provides space for events and a potential market, 

creating a node where activity and circulation are 

concentrated.  

To improve safety, the landscape design will 

consider Crime Prevention Through Environmental 

Design techniques such as clearly demarcating the 

private and public realm, ensuring adequate 

lighting, and maintaining views.    

Future landscape plans will consider the use of 

drought and salt tolerant species, prioritizing 

native species to augment sustainability measures. 

The use of high quality materials contributes to a 

longevity and permanence to the landscape and 

the community within which it is situated. 

Opportunities for public art will also be 

considered.  

KEY ELEMENTS OF A 

SUCCESSFUL LANDSCAPE 

MASTER PLAN  



WESTMOUNT PLACE | MASTER PLAN DESIGN BRIEF  16 

 

CONCEPTUAL LANDSCAPE PLAN 
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TECHNICAL DESIGN RECOMMENDATIONS 

5 5 4 

In order to understand potential microclimate impacts of the proposed development, wind and shadow studies were completed.  The findings 

of these studies are summarized as follows:  

WIND STUDY 

Based on findings from the Pedestrian Wind Assessment pre-

pared by Novus Environmental, the following guidelines should 

be considered as the design progresses:  

1. Keep all entrances at least 5m away from building corners. 

Entrances are best located in the middle of a façade, 

where winds are calmest.  

2. Keep passive outdoor amenity spaces away from building 

corners, particularly the west corners.  

3. Include horizontal features (e.g. setbacks) along the north 

and west side of tall buildings. This allows for the deflec-

tion of downwashing wind flows. In some cases, due to the 

height of the tower, a larger horizontal setback may be 

necessary.  

4. Keep podium heights to less than four storeys to minimize 

channeling between buildings 

5. Where podiums are used to deflect downwashing flows, 

consider this in conjunction with the placement of outdoor 

amenity spaces above grade. 

10 MICROCLIMATE CONSIDERATIONS 

EXAMPLES OF DESIGN ELEMENTS THAT 

DEFLECT WIND FLOWS.  
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5 5 4 

SHADOW STUDY 

MHBC prepared a Shadow Impact Study for the proposed development, 

included in this Master Plan as Appendix A.  

The City has established two guidelines for the consideration of Shadow 

Studies within the Urban Design Manual (UDM): 

1. As a principle, at least 50% or more of any property should not be 

shaded for more than two interval times (a 4 hour equivalency); or 

2. As a principle, at least 50% of any property should be in full sun for 

at least two interval times (a 4 hour equivalency).  

The Guidelines also provide direction on when the shadows should be 

measured, as follows:  

 March 21 @ 10am, 12pm, 2pm, 4pm and 6 pm 

 June 21 @ 10am, 12pm, 2pm, 4pm and 6pm 

 September 21 @ 10am, 12pm, 2pm, 4pm and 6pm 

 December 21 @ 10am, 12pm and 2pm 

March 

In March there are shadows on the western park along Westmount Road 

North at 10 am. However, by noon, this amenity area is in nearly full sun. 

A majority of the terraced public space accessed from Erb Street West 

remains in full sun until 2 pm. There is minimal shadowing on the 

residential uses located north of Building A and the proposed parking 

structure. The residential area east of the site along Dietz remains in full 

sun until mid-afternoon (2 pm) at which point a portion of the street is in 

shadow. The residential uses along the south side of Erb Street West will 

not be impacted by shadows from the proposed buildings. The 

development complies with the criteria established in the UDM. 

June 

Shadows are typically shortest in summer. In this case, the shadows are 

minimal until the late afternoon (4 pm) when the sun begins to set in the 

west, casting shadows towards the eastern portion of the lands and Dietz 

Avenue North and the south side of Erb Street West. By 6 pm, as the sun 

sets in the west, the shadows cast are longer, though they generally fall to 

the southeast across Erb Street West. The development complies with the 

criteria established in the UDM.  

September 

Similar to the shadows cast in March, the shadows cast early in the 

morning (10 am) fall across the western park area along Westmount Rd N, 

though by 12 pm the majority of the park is in full sun. There are minimal 

impacts on the residential lands to the east. The residential area east of 

the site along Dietz Avenue North remains in full sun until mid-afternoon. 

The development complies with the criteria established in the UDM. 

December 

Shadows are longest in the winter, when the sun is low in the sky. The 

shadows move quickly, resulting in minimal impacts to the western park 

area (full sun all afternoon), terraced park area (full sun until 2 pm), and 

residential lands to the east (full sun until 2 pm). The development 

complies with the criteria established in the UDM.  

The design and positioning of the buildings reduce shadow impacts on 

public amenity areas, as well as adjacent residential uses.  In conclusion, 

the shadows produced by the proposed development are within the 

acceptable criteria as outlined in the City’s Guidelines.  

TECHNICAL DESIGN RECOMMENDATIONS 
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The proposed development will utilize several sustainable design 

elements. Overall, the master planned community is a compact, mixed

-use development and features a variety of uses (commercial, office, 

public/private amenity areas) and residential unit types creating 

opportunities to live, work and shop in the community. This 

contributes to a lifestyle that has lower impact on the environment as 

it helps to reduce dependence on the automobile. Furthermore, there 

are transit stops (including iXpress and ION) and trail connections 

located in close proximity. The compact design and mix of uses 

contributes to the creation of a “Complete Community.”  

Sustainable design features include: 

 Solar shades (Building F parking structure)  

 Solar panels (Buildings E and F) 

 Landscaped and light-coloured roofs throughout 

 Bioswales 

 Bike parking throughout the site for residents, employees and 

visitors to the commercial uses 

In terms of building materials, a majority of proposed development 

will be precast system which will reduce construction waste. 

Additionally, a majority of the residential massing is situated on the 

site’s high point, with southern exposure, to take advantage of passive 

solar. The proposed towers are also staggered for maximum 

daylighting. 

The buildings at the ground plane address and contribute to the 

streetscape, which contributes to the improvement and promotion of 

pedestrian circulation.  

 

Solar Shades 

Solar Panels 

11 SUSTAINABILITY FEATURES 
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The development will ultimately be developed in five (5) planned phases. The build out of those phases, will occur over several years, 

following approvals from the City for the master plan, as well as each more specific site plan. Furthermore, it is the intent of the 

owner to subdivide the lands in the future, as they are developed to create separate parcels, generally consistent with the proposed 

phasing plan shown below. The site has been designed to accommodate a phased build-out, including the servicing of the site, its 

accesses and the landscape and Flex Street location and design. 

12 PHASING & IMPLEMENTATION OF MASTER PLAN 
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CONCLUSION 13 

The proposed Master Plan responds to the City’s Official Plan and Urban Design Guidelines 

as follows: 

 

 The development’s design principles were established to ensure a high quality built 

environment that caters to a wide range of users, including the surrounding 

neighbourhood.  

 The proposed development appropriately responds to the site context, and situates 

the greatest height at the anchor of the Major Node (Erb and Westmount) while also 

enhancing the pedestrian environment with strong building base elements and active 

at grade uses. 

 The proposed development results in a mix of housing types (including 1, 2 and 3 

bedroom units) and employment and commercial uses that will help to support 

future Regional transit objectives.   

 The Master Plan provides design direction for future site plans, while allowing some 

flexibility in site layout, building footprints and building orientation to respond to an 

evolving landscape.   

 Phasing of the development takes into consideration servicing, accesses and a 

continuous supply of parking for existing and new uses.  

 Enhanced internal and external landscaping will contribute towards a unified project 

theme that provides public and private amenity spaces. 

 The site design considers the unique location and topography of the lands, while 

orienting buildings towards streets to create a pedestrian-scale development.  

Implementation of this Master 

Plan will ensure a high quality, 

well designed development 

featuring a range of building 

types and unit sizes: high 

quality landscape and amenity 

areas; and a well connected 

pedestrian network.  
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THE BELOW IMAGES AND OTHER RENDERINGS FOUND WITHIN THIS BRIEF ARE INTENDED TO PROVIDE A GENERAL IDEA OF THE PROPOSED BUILT FORM FOR THE SITE.  

BUILDING ELEVATIONS AND EXTERIOR DESIGN WILL BE  FORMALIZED THROUGH A FUTURE SITE PLAN PROCESS. GENERAL DIRECTION RELATED TO BUILT FORM 

CONTAINED IN THIS MASTER PLAN WILL INFORM FINAL BUILDING ELEVATIONS.  
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Summer Shadows - June 21
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Summer Shadows - June 21
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