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1.0  INTRODUCTION  
MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC Planning) has 
been retained by 8185 Bridgeport Inc. (the “owner”) to prepare an Urban Design 
Brief to accompany submission of an Official Plan and Zoning By-law 
Amendment Application to the City of Waterloo in support of a mixed-use high-
rise development. The intent of this Brief is to provide an evaluation on how the 
proposed development achieves high quality urban design and achieves the 
urban design principles and policies in the City’s Official Plan.  

The subject lands measure 0.9867 hectares in area and have 85 metres of 
frontage on Bridgeport Road East. The lands are located on the south side of 
Bridgeport Road East, west of Weber Street North and just east of the Uptown 
Urban Growth Centre. The lands are currently occupied by two commercial 
buildings, previously used for a furniture store and an automotive dealership.  

 

 

 

 

 

 

 

 

 

 

 

 

 

The proposed development includes three towers, ranging from a total 16 
storeys to 22 storeys, with a shared 6 storey podium. The proposed 
development includes 494 units and 692 bedrooms, including one, two and 
three bedroom units. Parking is provided within the podium and is shielded 
from the public realm by amenity and commercial space on the ground floor 
and residential units on the upper podium floors. A commercial area has been 
provided along the street frontage on the first floor of the podium to activate 
the street. 

The lands are located within a Major Node, which includes permission for high 
density development to the east and north, and medium high and medium 
density development to the south and west. Intensification and redevelopment 
within Major Nodes is both permitted and encouraged. 
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2.0 SITE DESCRIPTION 
AND SURROUNDING LAND 
USES   
2.1 Subject Lands  
 
The subject lands are municipally addressed as 81 and 85 Bridgeport Road East 
in Waterloo. The lands comprise a total of 0.9867 hectares (after road widening) 
and have approximately 85 metres of frontage on Bridgeport Road East with a 
depth of approximately 125 metres (varies).  

The majority of the subject lands are currently paved with limited landscaping 
and extensive areas of surface parking along the street frontage and middle of 
the site. 

The extent of the subject lands are depicted in Figure 1.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 1: Aerial photograph of the subject lands 
(City of Waterloo, City Map, accessed November 2021) 
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2.2 Context  
 
The lands have frontage on Bridgeport Road East and are generally located west 
of Weber Street North, and just east of Devitt Avenue. The site is the former 
location of the Big Bill’s Furniture and Mattress store and Canada Cars. The 
combined lots result in an area of 0.987 hectares after the road widening 
dedication, with approximately 85 metres of frontage on Bridgeport Road East.  
 
The lands are located in close proximity to Uptown Waterloo and are directly 
across the street from a large commercial plaza with a wide range of retail and 
service commercial uses, including two food stores (Wal-Mart and Sobeys). 
Bridgeport Road East is a one-way Regional road, that connects Highway 85 with 
Uptown Waterloo (traffic moves westerly). In this location, the road is four lanes 
wide. Devitt Avenue provides a two-way connection between Bridgeport Road 
East and Erb Street East, which is also a one-way Regional road travelling in an 
easterly direction. Weber Street North is a Regional road that provides north-
south connections between the cities of Kitchener and Waterloo. The 
intersections of Bridgeport Road East at Weber Street North and at Devitt 
Avenue are signalized (the signal at Devitt Avenue is triggered by pedestrians 
crossing the street to go to and from the commercial plaza). 
  
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Bridgeport Road East is a one-way four-lane Regional Arterial road as per 
Schedule ‘E’ of the Official Plan. This road is well connected to the arterial road 
network and has access to Conestoga Parkway to the east. Alternative and active 
transportation routes are also available locally, including continuous sidewalk 
connections, the Laurel Trail to the northeast, the Waterloo Public Square with 
Light Rail Transit access (less than 1 kilometer away), and various Grand River 
Transit bus stops.  
 
Please refer to Figure 2 for the Site Context Plan which shows the subject lands, 
surrounding uses and the transit and active transportation networks in the 
immediate surrounding area. The surrounding area includes a mix of land uses 
including residential and a full range of commercial uses. 
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Figure 2: Views of the subject lands facing North East. 

Source: Google Earth Imagery 
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3.0 DESCRIPTION OF 
PROPOSAL  
 
The owner is proposing to demolish the existing buildings on the site and 
develop a new multi-tower, mixed-use development that includes a shared 
podium with internal parking. The three towers range in height from 16 to 22 
storeys (including the podium) and include a total of 494 residential units (692 
bedrooms), and 601 square metres of commercial space proposed at grade 
along the Bridgeport Road East frontage.  A total of 508 vehicular parking spaces 
and 306 bicycle parking spaces are also proposed. 
 
Access is proposed from two driveways on Bridgeport Road East, located at the 
east and west sides of the site. Both accesses are intended to be left-in, left-out 
due to Bridgeport Road East being a one-way road. The internal driveway 
connects the two entrances, and is intended to facilitate two-way movement 
within the site. There are two entries to the parking structure podium, as well as 
internal lay-by, loading areas to facilities drop-off, pick-up and short term parking 
(e.g. deliveries). There are multiple pedestrian entrances facing Bridgeport Road 
East and multiple walkways internal to the site. 
 
The site plan and a copy of the floor plans and elevations are included with the 
application submission.  

 

 

 

 

 

 

Podium 

The six (6) storey podium will provide a common base for the three residential 
towers. The podium includes residential units along the perimeter (where 
windows can be installed), with parking located internal to the podium.  
 
Commercial uses are proposed on the ground floor facing Bridgeport Road East. 
There are no residential units proposed on the ground floor. 
 
There will be a mix of 1, 2 and 3-bedroom units within the podium, offering a 
wide range of unit sizes that will appeal to a broad demographic, including 
families. Internal bike storage/parking is also proposed within the podium.  
 
Above the podium the development includes a common terrace area that will 
be planned and designed for communal use, with a range of amenities. The final 
details of the terrace will be advanced through the Landscape Plan as part of the 
site plan application.  
 

 
Image above: Showing a perspective of the podium along Bridgeport Road East. 
Prepared by ABA Architects. 
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Towers 

As discussed, three towers are proposed above the podium, as follows: 
• Tower A – 16 storeys (+ 6 in the podium); 
• Tower B – 13 storeys (+ 6 in the podium) 
• Tower C – 10 storeys (+ 6 in the podium) 

 
The towers are spaced on the site to provide separation from one another, and 
from the adjacent lands. The height has been intentionally designed to have the 
tallest building in the northeast, adjacent to lands zoned for 25 storeys/81 
metres and to transition to the west and south, where lower heights are planned 
(6 to 12 storeys).  
 

 
Image above: Showing architectural design of the towers along the Bridgeport Road 
East corridor. Prepared by ABA Architects Inc. 
 
 

 

 

Amenity Space 

Each residential unit will have a balcony for private amenity space. Residential 
lobbies have been provided in the ground floor of the podium below each 
tower. A large common outdoor amenity space has been provided on top of 
the podium, allowing for outdoor gathering spaces that can be planned and 
designed through the more detailed consideration of the project.   
 
Parking and Access 

The parking area will be accessed by two points on the Bridgeport Road East 
frontage, one to the east of the podium and one to the west of the podium. 
Vehicle access to the site will strictly be a left in/left out movement due to the 
one-way direction of the road. 
 
All parking will be either contained within or covered by the podium element. 
On the west side of the site, 20 spaces will be open to the air as they are 
cantilevered under higher floors of the podium. A total of 508 parking spaces 
are proposed on site, generally divided as follows: 
 

• 0.9 spaces per residential unit 
• 0.1 spaces per residential unit for visitors; and 
• 2.4 spaces per 100 m2 of building floor area for non-residential uses.  

 
The podium parking structure will be screened along the Bridgeport Road East 
frontage by the commercial space and lobby fronting the first floor and 
residential units on floors two through six.  
 
Bicycle parking will be located within designated bicycle rooms within the 
podium. Additional outdoor bicycle parking spaces may be located external to 
the building near the lobby and retail areas for visitors and patrons using the 
retail component of the site. The parking spaces will be identified through the 
detailed site plan process. 
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3.1 Vision, Goals and Objectives  

 
The overall vision for the development of these lands is to ensure a high quality, 
contemporary mixed use development which will establish a high quality of design 
for emerging redevelopments in the Major Node that is compatible with the planned 
built form in the area and positively contribute to the streetscape of Bridgeport Road 
East. 

The following goals and objectives have been identified for the purposes of 
achieving the vision for the redevelopment: 

1. Achieve compact urban form and promote intensification suitable for the 
area; 

2. Provide a mix of unit types to accommodate a range of residents;  
3. Provide commercial space to consistent with the commercial mixed-use 

character of the area; 
4. Achieve high quality design through massing, orientation, material 

selections, pedestrian orientations, architectural elements, and streetscape 
rhythm considerations that align with good urban design principles; 

5. Consider compatibility of scale and built form between new, proposed 
and existing development in the vicinity;  

6. Provide a development that will be supportive of transit and alternative 
transportation modes; 

7. Consider sustainable design through the site and building design with 
the objective of achieving energy efficiency and the optimal use of land and 
infrastructure.  
 
 
 
 
 
 
 

 
 

3.2 Conceptual Design 
 
The proposed development for the site is a high quality, mixed-use 
development. The mixed use development will appeal to a broad demographic 
as a result of its strategic location and the variety of unit types and sizes.   

The proposed development situates three towers on top of a shared six storey  
podium. The podium element creates definition on the first two storeys 
through a darker material selection and by overhanging the upper floors of the 
podium beyond the extents of these lower floors. The three towers range in 
height, with a 10 storey tower positioned to the south (Tower C), a 13 storey 
tower positioned to the west (Tower B), and a 16 storey tower positioned to 
the east (Tower A). The variety of building heights makes for an appealing and 
varied skyline. 
 
The Site Plan and elevations have been attached as Appendix A of this Report.  
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Conceptual Building Design 

Prepared by ABA Architects Inc. 
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3.2.1 Built Form, Massing and Articulation 
 
The mass of the proposed building is broken up using a number of techniques 
including changes in height, building materials/colours, projections, recessions, 
overhangs, architectural details, and varying window sizes. A prominent 
building base defined by darker materials and an overhang further breaks up the 
massing of the proposed development and draws attention to the engaging 
ground floor uses, including amenity spaces and a commercial area. The 
structured parking has largely been shielded from the public realm by the 
incorporation of residential units towards the exterior of the podium on upper 
floors and commercial space on the ground floor.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The massing is designed to create a comfortable and engaging pedestrian 
environment, which is further enhanced through the provision of multiple 
building entrances along Bridgeport Road East and the inclusion of active uses 
(e.g. lobbies, commercial areas) facing the public realm.   

A number of the strategies used to break up the building mass are illustrated in 
the diagram below.  
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Figure 3: Development Concept, facing southeast 
  

Prepared by ABA Architects Inc. 
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Figure 4: Development Concept, facing southwest 
  

Prepared by ABA Architects Inc. 
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3.2.2 Character and Architectural Treatment  
 
The proposed development will assist in the continued intensification of a Major 
Node through the addition of a new mixed-use development on a prominent 
street within the City. The proposed development will be a positive contribution 
to the Bridgeport Road streetscape through the provision of a strong street 
edge, visually interesting architecture and active uses at grade.  

High quality materials along the building’s base and a large amount of glazing 
and design techniques used to link the various towers results in an attractive 
design that respects the existing and planned character of the area. The use of 
a cantilevered podium along with a step back above the podium contributes to 
a pedestrian focused built form. 

Figure 4 provides a perspective showing the unique overhang on the north and 
western sides of the building.  

The building design establishes a high standard of design for an area planned 
for intensification that is expected to experience additional redevelopment in 
the future. 

3.2.3 Lighting and Signage  
 
The main building entrances will be illuminated around the key entranceways. 
Reasonable amounts of outdoor lighting will be used for safety, utility, and 
security. However, glare from exterior luminaries will be reduced and minimized 
through the use of full cut-off lighting including within the cantilevered parking 
area on the east side of the development.  Light pollution will be controlled by 
minimizing non-target light. A Photometric Plan will be submitted with the 
future Site Plan application. 

  
 
 
 
 

3.2.4 Transit Supportive Design 
 
The proposed development supports all forms of transportation including 
active transportation. The subject lands are well connected to the City and 
Region’s arterial road network (Bridgeport Road, Weber Street and Erb Street) 
and have convenient access to the Provincial highway network (Highway 85). A 
number of existing bus routes operated by Grand River Transit are located in 
proximity to the subject lands including Routes 5 and 8, which provide service 
to key destinations including the Waterloo Public Square ION Transit Station.   

Access to Grand River Transit bus service is located directly across the road front 
the proposed development and well as a stop at Erb/Devitt, on Weber Street. In 
addition, the nearest ION LRT station is located 1 kilometre from the site (13 
minute walk). 

Entrances to the building have been located along the street frontage, providing 
pedestrian connections to the sidewalk on Bridgeport Road, which connects 
with transit stops on Bridgeport Road, Weber Street and Erb Street, all within a 
short walk. 
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4.0 URBAN DESIGN 
REVIEW 
 
The concurrently submitted Planning Justification Report provides a 
comprehensive analysis of the Provincial, Regional and City planning policies. 
The following section discusses the City’s Urban Design policies and how the 
proposed development has achieved the City’s design objectives. 

4.1 City of Waterloo Official Plan 
 
The City’s Official Plan contains general Urban Design policies that apply broadly, 
and more specific policies that apply within Nodes and Corridors. The following 
section discusses the policies and how they have been carefully considered 
through the development of the concept plans for the subject lands.  

Section 3.1(4) of the Official Plan outlines the following urban design objectives 
for site development. Below is a discussion of how the objectives have been 
achieved.  

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

a. The development represents a high standard of design, with a 
strong base and tower component, oriented to the street and 
with parking largely contained within a structure.  

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

a. The development has been sensitive to the planned context, 
by locating the tallest building closest to the lands designated 
High Density and by creating significant physical separation 
from adjacent lands 

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

a. The development will help frame the public realm and provides 
active spaces along the street frontage, including multiple 
entrances. 

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

a. The development will introduce a higher density built form into 
the Node, to help transition the lands from auto-oriented uses 
to a mixed-use project that will support the planning 
objectives. 

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

a. The accompanying Energy Strategy outlines potential 
sustainable design and energy efficiency considerations for 
future detailed design 
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Section 3.11.1 of the Official Plan includes the City’s urban design policies that 
are intended to further the general policies in Section 3.1(4) and general 
direction for built form in Waterloo that are intended to support the urban 
design objectives outlined in Section 3.1(4). Below is a discussion of the key 
policies as they relate to the proposed development. 

3.11.1 (1) Intensification: In decisions to consider intensification, the City of 
Waterloo shall address the integration, compatibility and relationship of new 
development to existing buildings and to the surrounding neighbourhood 
character and context, based on the principles of good urban design practice. 

Design Response:  The proposed orientation, height, built form, and density of 
the proposed development is appropriate. A broad range of supported land 
uses for the subject lands given its location within a Major Node and the broad 
available of supporting land uses, including a full scale commercial 
development directly across the street. The proposed development has 
provided transitions in massing and height to the surrounding lands to address 
compatibility with the planned heights and densities of abutting lands; 
particularly, the shortest tower has been situated towards the rear of the site and 
the tallest tower in the northeast.  

 

 

 

 

 

 

 

 

3.11.1 (2) Character: To reinforce and maintain the architectural, visual, and 
thematic integrity of structures, streetscapes, neighbourhoods and planned 
development by planning and designing new sites, buildings and additions that 
create and maintain sensitive designs in terms of the planned physical context 
into which such development is located and through the coordination of design 
elements. The physical design of the public and private realm shall be 
coordinated to fit within the existing character and context. 

Design Response:  As discussed in the Planning Justification Report, the scale of 
the development is appropriate for the subject lands. Active uses are located 
along the front façade of the podium to activate the street. The towers are 
separated and are situated back from the podium to emphasize the pedestrian 
experience.  

Building Elevations are located in Figure 5. Please refer to the North Elevation 
showing significant amounts of glazing along the ground floor to activate the 
streetscape. 
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West Elevation East Elevation 

North Elevation South Elevation 

Figure 5: Building Elevations 
  

Prepared by ABA Architects Inc. 
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3.11.1 (3) Views and Vistas: Design that contributes to, protects and respects 
important views and vistas. 

Design Response: The proposed development will create new views, by 
intensifying lands within the Major Node. Careful thought has been given to the 
location of the lands, and the easterly and westerly views of the buildings. The 
varying building heights proposed by the tower heights are intended to create 
an interesting skyline.  

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

Design Response: Coordinated streetscape elements have been situated to 
give character to the street and positively contribute to the pedestrian 
experience. The lands have a strong building base element that relates to the 
pedestrian realm. Multiple building entrances are proposed along the 
Bridgeport Rd frontage, with direct connections to the sidewalk.  The plaza type 
focus of the main level (located in the flood plain) is pedestrian focused. 

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

Design Response: The key CPTED principles (Natural Surveillance, Access 
Control, Territorial Reinforcement and Maintenance) have been considered in 
the design of the development. The following is a brief summary of CPTED 
considerations: 

 Natural Surveillance 

Natural surveillance allows for the continued use of a space for its 
intended purpose.  It is directed at keeping intruders under observation 
based on the theory that a person inclined to engage in criminality will 
be less likely to act on their impulse if he or she can be seen.  Natural 
surveillance occurs by designing the placement of physical features, 
activities and people in such a way as to maximize visibility and foster 
positive social interaction among legitimate users of private and public 
space.  The proposed development achieves natural surveillance by: 

• Maximizing the number of "eyes" watching the site by creating a 
visual connection and maintaining unobstructed views from within 
the building to the exterior, as well as, between the street, the 
sidewalk, and the building; 

• Proposing spaces and uses that are capable of generating activity, 
including at-grade amenity and active areas with transparent 
windows along Bridgeport Road East as well as commercial uses as 
grade along Bridgeport Road; 

• Placing windows along the building that overlook the public 
sidewalks; 

• The use of balconies or terraces facing the street; 
• Designing lighting plans that avoid creating blind spots and 

ensuring potential problem areas are well lit (pedestrian walkways, 
stairs, entrances/exits, parking areas, etc.). 

  Access Control 

Access control is achieved by clearly differentiating between public 
space and private space.  The principal of access control is directed at 
decreasing crime opportunity.  The overall goal with this CPTED 
principle is not necessarily to keep intruders out, but to direct the flow 
of people while decreasing the opportunity for crime. The proposed 
development achieves access control by:  



18 
81 & 85 Bridgeport Road, Waterloo              March 2022 

 

• Providing clearly identifiable point(s) of entry into the building; 
• Creating well defined site entrances for vehicular access. 

Territorial Reinforcement  

Territorial Reinforcement is the intentional design of the site to create a 
“border” between private and public property. These measures are not 
meant to prevent anyone from physically entering, but to create a 
feeling of territoriality and send a message to offenders that the 
property belongs to someone.  The proposed development will achieve 
the principle of territorial reinforcement by: 

• Clearly delineating private from public property via: pavement 
treatments, entry treatments, landscaping, signage, etc.; 

• Delineating desired pedestrian and vehicular circulation to and 
from the public sidewalk and Bridgeport Rd. 

Maintenance  

The other key aspect of CPTED is property maintenance; on the premise 
that good maintenance practices and upkeep send the message that 
the property is cared for on a regular basis.   The buildings will be 
professionally managed, including the outdoor components of the site. 

 

 

 

 

 

 

 

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

Design Response:  The proposed development has been designed to have 
efficient access and give priority to pedestrians. The development integrates 
with the existing street and sidewalk and coordinates vehicular, active 
transportation methods and pedestrian movement as follows: 

• There are two vehicular access points that are intended to be separated 
from pedestrian interaction with the building by locating them on the 
east and west sides of the site around the building; 

• A full movement vehicular access is provided outside of the floodplain 
to ensure safe access; 

• There are multiple building entrances facing Bridgeport Rd for 
pedestrians, provided safe and direct access to the public sidewalk.   

• Barrier free access is provided for pedestrians. In addition, the barrier free 
elements for the pedestrians and vehicles provides safe access in and 
out of the site for cyclists and other forms of active transportation. 
Secure bicycle parking is located in the building, as well as bicycle 
parking at grade for visitors to the site. 
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Figure 6: Concept Plan with site circulation 
elements 

 
Base layer prepared by ABA Architects Inc. 
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3.11.1 (12) Transit-Oriented Design: Design sites and buildings located 
along transit routes, and planned transit station areas, to promote transit use, 
pedestrian and cyclist accessibility, active and interesting streetscapes, human 
comfort and integrated site amenities. 

Design Response: Transit routes are located in close proximity to the subject 
lands on Bridgeport Road East, Erb Street, and Weber Street. The proposed 
massing of the new building has been designed to encourage pedestrian 
movement from the site to the public sidewalk. The building has multiple 
entrances and an active ground floor, which animate the street. The building 
overlooks two GRT bus stops directly across the street. Multiple transit stops are 
within a short walk, while additional transit and the ION LRT are approximately 
10 minutes away.  

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

Design Response:  The development has located the majority of the parking 
within the podium structure, with limited elements that are exposed, but 
covered by upper cantilevered floors. Portions of the rooftop of the podium are 
planned as outdoor amenity areas for the future residents, which will be detailed 
through the future landscape plan accompanying the site plan application. 
There are large soft landscaping areas planned around the buildings, particularly 
in the south and east side of the site, and along the street frontage.   

3.11.1 (17) Compatible Development: Site and building design that 
complements and enhances the surrounding neighbourhood character and 
context through a variety of design strategies including building massing, 
facade design and landscape coordination. The design of sites and buildings 

shall also minimize adverse impacts to human comfort, and surrounding 
properties including outdoor lighting, noise, shadowing, wind and snow 
disposition through a variety of design strategies and performance standards. 

Design Response: The proposed development has been designed to be 
compatible with the planned context of the area, which includes heights 
ranging from 6 to 25 storeys. Transitions in height, massing and building location 
have been carefully considered to permit the future redevelopment of the 
surrounding lands – significant physical separation from adjacent lot lines has 
been included, while the Shadow and Pedestrian Wind studies have assessed 
impacts on the adjacent lands. The proposed development is compatible with 
the planned development of the surrounding area.  

3.11.1 (19) Human-Scale Development: Development that reinforces human 
scale dimensions and proportions through design. 

Design Response:  The building includes a tower and podium built form, with a 
strong building base and towers stepped back from the podium. Glazing and 
multiple building entrances are included along the ground plane to ensure an 
active and engaging pedestrian experience. 
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Figure 7: Building Composition and Massing  
(Prepared by ABA Architects Inc.) 
 
3.11.1 (20) Building Design: Design architecturally well composed buildings 
that complements and enhances the surrounding neighbourhood character 
and context. Building design shall also contribute towards an attractive and 
coordinated streetscape character and towards a sense of place with 
opportunity for architectural innovation and expression through a variety of 
design techniques such as architectural features, building materials, colour and 
other design elements. Buildings shall be designed with prominent building 
entrances and include strategies to screen roof top equipment from public and 
residential views. The City will support high quality durable building materials 
and discourage materials that may fade or deteriorate over time and does not 
fit within the neighbourhood character or context. The City shall generally 
discourage flat blank walls and may require specific massing and design 
strategies that result in a well composed building design, articulated façade 
design, interesting skyline and compatible development. 

Design Response:  The proposed building design is intended to establish a high 
level of design, in anticipation of additional redevelopment occurring within the 

Major Node in the future. The use of colours, materials, recessions and 
projections and a strong building base and roofline will assist in creating a high 
standard of design for the site.  

3.11.1 (24) Sustainable Design: The City shall promote sustainable design 
practices in the public and private realm through a variety of strategies, 
including but not limited to:  

(a) the adaptive re-use of existing buildings;  

(b) sustainable design features that address matters of exterior building 
design;  

(c) incorporation and integration of trees, shrubs, hedges planting or 
other ground cover, permeable paving materials, street furniture, curb 
ramps, waste and recycling containers and bicycle parking in the public 
and private realm;  

(d) elements that promote energy reduction or conservation including 
building and street orientation for passive solar gains;  

(e) elements that promote improved water and air quality conditions;  

(f) elements that reduce adverse impacts such as urban heat island 
effect, shadowing, wind and noise;  

(g) drought tolerant, salt tolerant and native vegetation species;  

(h) integration of alternative transportation choices; and,  

(i) the creation of healthy, livable spaces. 

Design Response: Please refer to the accompanying Energy Strategy for more 
details regarding sustainability. The lands are ideally situated to reduce 
dependence on the automobile, given access to transit, shopping and active 
transportation routes.  
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3.11.2: Urban Design within Nodes and Corridors 

In addition to the policies noted above, the Official Plan contains additional 
urban design policies specific to the City’s Nodes and Corridors.  These policies 
are contained within Section 3.11.2 of the Plan and the most relevant of these 
policies, and our design response, are summarized as follows: 

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

Design Response:   The development includes multiple entrances/exits leading 
to and from the Bridgeport Road East sidewalk, which in turn connects with 
Grand River Transit stops on Bridgeport Road, Weber Street, and Erb Street, all of 
which are within a short walk and connect to the Region’s Light Rail Transit. 
Barrier free access is provided from the sidewalk into the building. 

(2) Interest: Design which results in visual interest and interesting and active 
spaces.  

Design Response:  The proposed development replaces two auto-oriented uses 
with a modern high-density mixed-use development with a prominent 
podium/tower built form. The design includes outdoor, at grade amenity areas, 
as well as planned outdoor rooftop amenity areas, creating multiple locations 
for future residents to gather and interact.  

(4) Infill Development: Design buildings to be in proportion with the lot size 
and to fit harmoniously into the surrounding character and context. The design 
of the site and buildings shall be compatible with the surrounding character and 
context.  

Design Response:   The development complies with all setbacks, including 
external and internal tower separation. As discussed earlier, the towers have 

been situated to provide the tallest building in the northeast and the shortest 
in the southeast.   

 

 
Figure 8: Perspective of development concept, facing northeast 
(Prepared by ABA Architects Inc.) 
 
(5) Building Design: The design of buildings shall contribute to a high quality 
and coordinated streetscape character and context. Buildings should generally 
have their principle building façade and entrance to face the primary public 
street particularly along transit routes or transit station areas and be designed 
with articulated building facades.  

Design Response:  The area is evolving, and it is anticipated that more 
redevelopment will occur in the future. The proposed development is oriented 
to the street, with multiple entrances in recognition of nearby transit and the 
available commercial shopping directly across the street. 
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(6) Built Form and Massing: Locate buildings to establish an urban street 
enclosure and to frame street intersections. The design and massing of tall 
buildings shall relate to the surrounding context, as well as to the street 
proportions (building height to street width ratio) and to human scale 
dimensions. The design of high rise buildings shall be designed to reduce 
adverse impacts related to wind, shadowing, visual impacts and to reduce the 
appearance of bulk through a variety of design and massing strategies.  

Design Response:   The proposed podium is setback 5 metres from Bridgeport 
Road East (after road widening dedication), while the towers are staggered back 
with the closest tower having an additional 3.29 metre setback from the road on 
top of the podium. Bridgeport Road East is permitted a maximum designated 
road allowance of 30.480 metres while the proposed maximum height is 73 
metres; with the tower situated an additional 8 metres from the road, this results 
in less than a 2:1 ratio, which is appropriate for the site. Furthermore, the podium, 
at 21 metres and is less than the width of Bridgeport Road.  

A Shadow Study is includes in this Brief. A Pedestrian Wind Assessment was 
prepared to determine the wind conditions around the site and on the rooftop 
amenity area. The recommendations of the Assessment will be carried forward 
into the site plan process, where detailed landscape plans will be prepared.   

(7) Skyline: Design tall buildings with interesting roof designs, articulated 
massing and supporting architectural features that create an interesting and 
recognizable skyline coordinated with other surrounding tall buildings from 
many views and vantage points. Encourage opportunities to integrate roof top 
equipment into the roof design and to promote a sculpted roofline. 

Design Response: The proposed towers vary in height and are characterized by 
massing projections that lead to a distinct profile that creates an interesting 
skyline. The mechanical equipment will be incorporated into a penthouse, while 
the use of colour signals the transition from the building’s middle to the top. 

 

Conclusion: The development establishes a high standard of design for an area 
in transition. It is anticipated that redevelopment will continue to occur in the 
Node. The development has been designed to assist in establishing the 
character for the area, with a high standard of design that relates to the street 
and creates an interesting skyline. 
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5.0 CONCLUSION 
 
The proposed development presented in this Urban Design Brief will contribute 
positively to the City’s urban design objectives, as expressed through the Official 
Plan policies. More specifically, the development proposes a new, mixed-use 
development in a Major Node, which will assist in establishing a high standard 
of design for the area.   

It is our opinion that the development achieves the objectives identified 
through the Official Plan policies. A future site plan application will contain an 
update to the Urban Design Brief to evaluate the Urban Design Guidelines 
contained in the City’s Urban Design Manual, once more detailed site and 
building design has been advanced.  
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Appendix A 

Shadow Study 
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March  

• 10 am 
o Shadows fall to the north, across the street and onto the 

surface parking lot associated with the commercial 
development 

o Large sections of the amenity area on top of the podium have 
full sun 

• 12 pm 
o Shadows have moved further to the northeast.  
o The majority of the shadows fall on Bridgeport Rd E or the 

surface parking lot associated with the commercial 
development 

o There are minor shadow impacts on the adjacent (to the east) 
automotive repair business and its surface parking lot 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

• 2 pm 
o Shadows fall further to the east, onto the adjacent automotive 

use and the parking that supports the commercial uses on the 
south side of Bridgeport Rd east 

• 4 pm 
o The sun is lower in the sky and the shadows are larger – they 

fall to the east, which consists of commercial uses and surface 
parking 

• In summary, there are no impacts on residential uses. The shadows are 
contained to surrounding commercial uses and surface parking areas 
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June 

• 10 am 
o The sun is higher in the sky at this time of year and the 

shadows generally shorter 
o The shadows fall towards Bridgeport Road and on the site 

driveway 
o The rooftop amenity area has large areas of full sun 

• 12 pm 
o The shadows are shortest at this time of day and are contained 

largely within the subject lands, except for a small portion that 
encroaches onto Bridgeport Road 

 

 

 

 

 

 

 

 

 

 

 

 

 

• 2 pm 
o The shadows fall to the east, on portions of the adjacent 

automotive use and its surface parking 
o The majority of the rooftop amenity area has full sunlight 

• 4 pm 
o Shadows fall to the southeast, onto the adjacent automotive 

use and its parking area 
o The shadows encroach into the landscape area to the rear of 

the adjacent automotive use, but not onto the residential 
properties that front onto Erb Street 

• In summary, the shadow impacts are minimal in June and contained 
to the subject lands or the adjacent automotive use and surface 
parking 
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September 

• 10 am 
o Shadows fall to the north, across the street and onto the 

surface parking lot associated with the commercial 
development 

o Large section of the rooftop amenity area have full sunlight 
• 12 pm 

o Shadows have moved further to the northeast 
o The majority of the shadows fall on Bridgeport Rd E, or on the 

surface parking lot associated with the commercial 
development 

o There are minor shadow impacts on the adjacent automotive 
use to the east, and its associated surface parking area 

 

 

 

 

 

 

 

 

 

 

 

 

• 2 pm 
o Shadows now fall to the east, onto the adjacent commercial 

uses and the associated surface parking 
o There are no impacts on surrounding residential uses to the 

south or southeast 
• 4 pm 

o The sun is lower in the sky and the shadows fall to the east, 
impacting the adjacent automotive use and its parking area 

o There are no impacts on the residential properties to the 
southeast 

• In summary there are no impacts on residential uses. The shadows are 
contained to surrounding commercial uses and surface parking areas. 
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December 

• 10 am 
o The sun is lowest in the sky in December and the shadows 

cast are longer 
o The shadows fall to the north, onto the surface parking lot and 

the commercial plaza building 
• 12 pm 

o The shadows have moved further to the northeast, and fall 
across Bridgeport Road onto the commercial plaza’s parking 
lot and the adjacent automotive use 

o There are no shadow impacts on the residential uses to the 
south or southeast 

 

 

 

 

 

 

 

 

 

 

 

 

• 2 pm 
o The shadows have moved further to the east and fall across 

multiple commercial properties and their surface parking areas 
o There are no shadow impacts on the residential uses to the 

south or southeast 
• 4 pm 

o The sun is setting at this time of the day and there is limited 
sunlight 

o The surrounding properties cast shadows onto the subject 
lands 

• In summary, the shadow impacts are contained to the surrounding 
surface parking lots and commercial uses. There are no impacts on the 
residential uses to the south or southeast. 
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