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1. INTRODUCTION 
This report, prepared by Masri O Architects, is being submitted to City of Waterloo Planning 
Department as a part of an application for Zoning By-law Amendment in support of the re-
development of four consolidated lots 83-85 Hickory Street and 265-267 Hemlock Street in 
Waterloo (Site).  

The lands are currently zoned (H)RN-6 within the Northdale Neighbourhood.   

The re-development of these properties will allow for the construction of a significant housing stock 
that is modern, safe and that meets the evolving needs of city dwellers attracted to urban living 
either for reasons of proximity of employment or the attraction of availability of services and 
alternate means of transportation. The development will provide high-quality condominium units 
for young professional individuals and couples, as well as students, seniors, and families; as well as 
individuals interested in downsizing to smaller footprint living.   

At 168 units, this development will add a significant number of new dwellings to the housing stock 
in Waterloo at a time when the province faces a serious housing crisis in terms of availability and 
affordability.  

The new development will offer a variety of unit sizes and types ranging from studio to 1-bedroom, 
1 bedroom + den and 2-bedroom units. The new apartments will meet and exceed the current 
safety, accessibility and energy standards.  

aptioAt grade, units including mezzanines will be utilized to take advantage of the higher ceiling heights 
required of Convertible frontage buildings.  

The new building will be aesthetically pleasing and contextually appropriate in design; employing 
compatible finishes and similar forms to the surrounding built-context and contributing positively to 
the future growth in Northdale by utilizing a high standard of design.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1 - Architect's Rendering of Building 
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BACKGROUND 

The background for the re-development of this Site is based on the vision for the growth of the City 
of Waterloo as expressed in its Official Plan and the Urban Design Guidelines, as well as the 
Northdale specific design guidelines.  

 

Buildings in the City of Waterloo are encouraged to contribute to the overall goal of creating 
vibrant urban and rural places by: 

. Providing a range and mix of housing 

. Encouraging walking and cycling 

. Managing transportation demand 

. Conserving energy 

. Improving air quality 

. Providing access to local and healthy foods 

. Preserving cultural heritage 

. Providing accessibility to services 
 

Important principles that the City of Waterloo Urban Design Manual emphasize include: 

HIGH STANDARD OF URBAN DESIGN such as: 

. Pedestrian-friendly design 

. Human-scale development 

. Compatible development 

. Safety and security 

. Transit-oriented design 

. Building design 

. Amenity areas 

. Landscape design and  

. Lighting 
CONTEXT AND SENSE OF PLACE 
CONNECTIVITY AND INTERACTION 
CREATIVITY AND INNOVATION 
SUSTAINABLE DESIGN 
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The Northdale Urban Design and Built Form Guidelines vision statement 
proposed the goal that by 2029: 
 
“Northdale is revitalized and reurbanized into a diverse, vibrant and sustainable neighbourhood, 
integrated with educational, residential, commercial, cultural, heritage and recreational functions, and 
improved open space, pedestrian, cycling and transit networks.” 
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2. THE DEVELOPMENT VISION 
The development Site is at the corner of Hickory Street and Hemlock Street. The Site is located 
within the boundaries of City of Waterloo. The immediate neighbourhood is primarily residential, 
with proximity to Waterloo Collegiate Institute. The greater neighbourhood includes Wilfred Laurier 
University and the University of Waterloo. 

The size of buildings surrounding the Site also varies from the single storey low-rise dwellings to 
high-rise residential apartment buildings and mixed-use buildings.  

With its central location, the Site is well served with all the commercial services and amenities 
located in and around the Universities. Within a short walking distance of the site, there are various 
amenities and services available, such as restaurants, cafes and several athletic facilities such as the 
Waterloo Tennis Club, KW Granite Club, University Stadium, and Laurier Athletic Complex.  

From a transportation perspective, the Site is well serviced by both GRT and LRT within a short 
walking distance to Columbia Street, University Avenue and King Street.  

 

The proposed development is envisioned to contribute to the livability of the 
City of Waterloo by using the following strategies: 

 

 MIX OF HOUSING 

The development will enhance access to housing and add variety to the mix of housing currently 
available in the community by offering a larger range of unit sizes from studio style units to 1-
bedroom and 2-bedroom units to appeal to a larger sector of tenants with varying needs. Ground 
level units incorporate good-sized mezzanine spaces that can be used for additional living space or 
for working-from-home.  

Based on the 2016 Census data as summarized by the Region of Waterloo, the population growth 
rate in Waterloo Region exceeded the provincial and national growth rates.  From 2011 to 2016, the 
City of Kitchener population grew by 5.5%. Housing development is required in order to 
accommodate the growing population. As the supply of vacant land becomes scarce, dense infill 
development such as the one proposed for the Site becomes a preferred tool for enhancing the 
housing stock and supporting a mix of dwelling types within Northdale. Intensification of density 
supports provincial and municipal policies, as well as meeting sustainability standards.  

The growth in apartment dwellings outruns all other types of housing. The growing need for 
apartments is likely fueled by affordability and an increase in the desire for urban style living, as well 
as by the increase in single-occupier households.  
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As for the size of household, the statistics show indicate small size households, with the 1 & 2 
person household growing the fastest at 24.4% and 32.2% in 2016 as shown in the Table (2) below.  

 
Based on these statistics, the proposed development is right on par with the current and arising 
needs in terms of unit size and type.  
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 AFFORDABILITY 

In addition to the availability of housing, affordability of housing is a major issue in the Region of 
Waterloo and Canada in general. There is significant portion of households spending more than 
30% on their income on housing. In the Region of Waterloo, the ratio is 23.4% according to the 
2016 census which is better the provincial ratio of 28%, but there is still work that needs to be 
done to increase housing affordability, especially for young people. 

The proposed development will be a mix of unit sizes and range in cost. Smaller units are more 
affordable for the younger generation, whether single or young families, and can be more 
appealing for down-sizing seniors freeing-up larger portion of their assets.  

 
 

 

The proposed development will contribute to the affordability of housing in several ways: 

. The variety of sizes of units and especially the studios and single bedroom units will mean 
that these units will be more affordable. 

. Ground floor units incorporate mezzanine space and outdoor patios which appeal to a 
variety of different demographics, and satisfy the potential need for work-from-home 
space.  

. More compact living for individuals interested in studio units will mean lower initial and 
maintenance cost.  

 INCLUSIVITY & ACCESSIBILITY 

The development will meet the latest standards for safety and accessibility through Universal 
Design. Fifteen percent or more will be designed to meet OBC accessibility standards. 

This development is not market targeted to a specific age, social or economic group and will be 
available to anyone who wishes to live in central Waterloo from all ages, professions and 
backgrounds.  
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 CONSERVING ENERGY 

Intensification is inherently a sustainable practice that is environmentally sensitive. Living in denser 
urban sites means less sprawl and means more land is preserved in its natural form for other 
species including trees that absorb CO2. 

Furthermore, high quality buildings that stand the test of time require less energy and less 
maintenance resulting in a more efficient use of materials and resources. 
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3. DEVELOPMENT CONTEXT 

 REGIONAL POLICY 

The 2014 Provincial Policy Statement, issued under the authority of Section 3 of the Planning Act, 
and that came into effect on April 30, 2014, promotes building healthy, livable and safe 
communities, providing an appropriate mix of different land use types within the community, 
efficiently using services and facilities, maximizing opportunities for public transit use, and 
promoting intensification. 

The Regional Official Plan states the following: 

As part of the implementation of the Growth Plan, the Province has delineated a built boundary for Waterloo 
Region that identifies the limits of the developed Urban Area and Township Urban Areas as of June 16, 2006. 
The purpose of the built boundary is to implement and monitor reurbanization targets established in accordance with 
the provisions of the Growth Plan. New residential development occurring within the built boundary will be counted 
towards the achievement of the reurbanization target set out in this Plan. 

The Site is located within a designated “Built-up area” within the Region of Waterloo Official Plan 
and within the designated Urban Area Boundary.  

As a part of the Built-up area within the Region, the Site is located within an area designated to 
accommodate the growth and “reurbanization” targets set out within the Plan. With its central 
location with proximity to universities, transit, and other businesses and services, it is well suited to 
greater density.  

The development is in accordance with the Plan’s goals of liveability by providing the affordability 
of denser housing. Walking and cycling are also encouraged due to the convenient location of the 
site as well as the roads in the proximity of the Site having bike lanes. The Site is also located 
within a 600-800m radius of a Major Transit Station Area – University Station of LRT.  

Major Transit Station Areas are lands typically located within a 600 to 800 metre radius of a rapid transit 
station. Major Transit Station Areas will be planned and developed to achieve:  

(a) increased densities that support and ensure the viability of existing and planned rapid transit service levels; and 
(b) a mix of residential, office, institutional and commercial development, wherever appropriate. 

The proposed development conforms to the general policies of the Region of Waterloo Official 
Plan and the specific policies supporting the Built-up area, as the development is able to 
accommodate density while providing access to transit, employment, services and amenities.  

 CITY OF WATERLOO OFFICIAL PLAN 

The Site is designated “Low-Density Residential” in the City of Waterloo Official Plan (2020). The 
Site is located within Northdale neighbourhood. The Low-density height limit in this location is 6-
storeys.  

The City of Waterloo Official Plan vision is to create “a community of vibrant neighbourhoods and a range 
of housing options; a learning community with strong ties to its schools, universities and college; an exciting City with 
abundant recreation, leisure, arts and cultural opportunities; and a City that is accessible to all.” 

The proposed development delivers on all aspects of this vision by providing a high-quality 
building, providing denser living accommodations in a central location close to universities, 
recreation facilities and services.  
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The City Official Plan places a strong focus on growth, and recognizes there is a very limited 
supply of vacant land in the City. The OP City Structure map (Schedule B map shown below) 
indicates that the edges of the Northdale neighbourhood are all minor corridors, and therefore are 
expected to be areas of increased growth. The Site is in the heart of the City, and surrounded by 
nodes and corridors expected to grow.  

 
Figure 2 - Part of City Structure Map (OP Schedule B) 

There is a limited supply of vacant land for future urban growth. To ensure that population and economic growth 
can be accommodated; land within the City must be used more efficiently. A significant proportion of the City’s 
population and employment growth is expected to be accommodated through intensification within the existing Built-
up Area, resulting in changes to height and density in existing areas. 

The Official Plan (2020) also recognized that the development of Light Rail Transit would create 
nodes of more intense growth. The Site is within a 5-minute bike ride, 10-minute bus ride or 17-
minute walk of the University Station stop of the LRT. Therefore, this Site is perfect to 
accommodate increased density, and will help achieve the goals of the OP.  
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 CITY OF WATERLOO ZONING  

The four lots 83-85 Hickory Street and 265-267 Hemlock Street in Waterloo are currently zoned as 
(H)RN-6 under Zoning By-Law 2018-050.  

 

 
Figure 3 - Snippet from the Zoning By-law 

 
The Zoning By-law Amendments requested include the increase of density from 250 beds/ha to 
652 beds/ha. Due to the size of the Site and the size and type of units, the requested density is 
achievable within the massing framework of Northdale’s Urban Design and Built Form Guidelines. 
The developer is not requesting bonusing for height. The intention is to maintain the building 
envelope within the heights prescribed within the ZB. In part, this is made possible by the provision 
of entirely underground parking. As well, smaller units allow more units within the same envelope, a 
higher bedroom/unit density can be included within the same envelope. As such, building size, 
height and its relationship to the street and neighbouring buildings will be maintained as envisioned 
by the ZB, as well as the Urban Design Manual and Northdale Urban Design and Built Form 
Guidelines.  
 
The second By-law Amendment is for the reduction of the rear setback along a portion of the 
property. Due to the nature of the Site, the reduction of setback is desirable to create a more 
consistent street-wall along Hickory Street.  
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 NEIGHBOURHOOD CONTEXT 

The Site is within the Northdale neighbourhood in Waterloo. The Site fronts on Hemlock Street 
and is a single block from University Avenue West. The Site is one block south from Columbia 
Street West.  

 
Figure 4 - Google Aerial View of Northdale 

 

The buildings surrounding the Site vary in size, height, scale, age, use and architectural style. 
Northdale has been going through a transition from a neighbourhood primarily consisting of single 
family homes to a developed, mixed-use neighbourhood anticipated in the Northdale Vision 
Statement. Larger, 6 plus-storey residential buildings with commercial uses on the ground floor 
begin to dominate the typology on the four main streets surrounding Northdale, and on the mixed-
use streets Albert and Hazel. The neighbourhood streets are also beginning to gain consistency of 
street wall, incorporating at-grade patios and entrances to individual ground floor units.   

The increased convenience that has come with the development of the LRT has made Waterloo 
more accessible to those without vehicles and will continue to affect the growth patterns of the City. 
This neighbourhood is well-suited to manage future transportation demand based on its convnient 
location and proximity to alternative transportation. 

Residential developements such as the one proposed will help to complete the Northdale 
neighbourhood as outlined in the Official Plan and the Northdale Urban Design and Built Form 
Guidelines.  
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Figure 5 - Google Street-level View Looking toward Site at Corner of Hickory and Hemlock 

 

The immediate Site is surrounded by a 6-storey apartment building to the south, characterized by its 
modern form, deep street-facing balconies and materials of concrete and lots of glazing. The ground 
floor includes lots of glazing and individual gated patios that are defined by a concrete 
railing/retaining wall that is consistent with the design of the building.  

To the east, on the opposite side of Hemlock are 6-storey and 4-storey apartment buildings using 
similar design language and materials. These are characterized by traditional looking brick and stone, 
and primarily punched windows on the upper floors. Both buildings incorporate individual 
entrances to units characterized by ‘residential streets’ within the Northdale framework.  

Other surrounding buildings include the vacant single-family homes at 84-86 Hickory Street and 
284-286 Albert Street, which are on the site slated for a 6-storey residential building that has been 
approved for a Zoning By-law amendment for density bonusing among other changes.  

 NEIGHBOURHOOD CHARACTER 

There are several street typologies that help dictate the character of Northdale neighbourhood. The 
main streets include King Street and Phillip Street to the east and west, and Columbia Street and 
University Avenue to the north and south. These are characterized by a greater level of variety of 
use, and taller buildings.  

Albert Street and Hazel Street are mixed-use streets, providing the neighbourhood with amenities 
such as restaurants, hair salons and barbershops.  

Hickory Street is a Green Street with Convertible Frontage, and is therefore characterized by a 
consistent street wall. As a future one-way street, Hickory will have the width to accommodate the 
bike lanes and treed boulevards envisioned in the Northdale Urban Design and Built form 
Guidelines. Hemlock is defined as a residential street, which is defined by slightly larger setbacks 
and greater number of front doors to individual residences, as can be seen in the developments 
neighbouring the Site.   
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Figure 6 - Google Street View from Hemlock St Looking North towards Hickory St with Site on the Left 

 

 

 
Figure 7 - Google Street View from Hemlock St Looking South towards Hickory St with Site on the Right 
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Figure 8 - Google Street View from Albert Street Looking East down Hickory Street 

 

 

 
Figure 9 - Google Street View from Hickory Street Looking West down Hickory Street 
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4. SITE DESIGN 

 INTEGRATION WITH THE PUBLIC REALM 

Located at the intersection of Hickory and Hemlock Streets, the Site fronts on two public 
thoroughfares on two sides.  

 
Figure 10 - Site Plan 

The relationship of the Site with the public realm along Hickory and Hemlock Streets is marked by 
the following: 

. The existing sidewalks are maintained and widened where appropriate to create a transition 
to the Site as people enter the building, 

. The setback at the corner of the building is increased to allow for visibility and to provide an 
outdoor amenity space.  

. Landscaping featuring patterned concrete denotes amenity areas and guides visitors toward 
the entrance off Hickory Street. 

. The ground floor at the corner is designed as amenity space so all building users can interact 
with the outdoor realm at the corner of the property. 

. On the south side of the building a service driveway is integrated into the building under an 
elevated canopy. 

. A large proportion of glazing is used at the ground floor on the two prominent streets. This 
emphasizes the base of the building and provides views in and out of shared spaces of the 
lobbies and amenity spaces.   
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 TRANSIT ORIENTED DESIGN 

The Site is situated to benefit from multi-modal transportation. Building occupants have the 
opportunity to avoid car ownership if desired. The Site is located within Northdale and as such has 
access to a variety of public transportation such as buses and LRT. Furthermore, the location of the 
Site in close proximity to a variety of options for employment and services, it is possible to be living 
entirely car-free and commuting to work on foot, by bike or by transit. 

The Site benefits from multitude of options of public transportation as shown in the excerpt below 
from Grand River Transit. These options include several bus lines: 201, 202,7, 12 and 19. 
Furthermore, the Site is located close to University Station of the LRT line.  

The development is intended to support a modern urban life style with decreased dependency on 
automobile use. In addition to the options the Site location provides, in terms of public 
transportation, the Site is well positioned for foot-travel to places of employment and various 
services. Furthermore, the development supports travel by bike as it offers a storage space at the 
rate of one bike rack per unit consistent with the zoning.  

Vehicular access to the site is off Hemlock Street. The driveway offers limited vehicular access for 
servicing purposes, such as loading and garbage removal, and to enter the underground parking 
garage. 

 
Figure 11 - Part of Grand River Transit Map 

 PEDESTRIAN-FRIENDLY DESIGN 

The Site is designed to integrate to its immediate context and to enhance the pedestrians’ street 
experience. Due to the parking being entirely accommodated underground, there is very little 
interaction between the pedestrian and vehicles on Site. The street-line experience is further 
improved by the reduction of the rear setback along Hickory Street. Due to the nature of the 
developments having their side-yards along Hickory Street, this creates back-to-back rear setbacks. 
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This would double the amount of open space along the street-line. It is a relatively short block, so 
the reduction of the setback adds to the street-line by continuing the building line further into the 
property.  

The building line steps back at the corner of Hickory and Hemlock Street. This creates a space of 
respite for pedestrians, a place to wait for visitors or for a ride.  

The patio in front of the amenity space provides outdoor seating area for all building users.  

The residential entrance is setback slightly to mark arrival before entering the building lobby. The 
glazed vestibule, while establishing a transitional area from outdoor to indoor is minimalistic and 
transparent providing a fluid transition.  

Each part of the immediate site surrounding the building line at grade is emphasized with patterned 
concrete, using colour to indicate the transition from public to private. 

The sidewalks around the site as well as the main building entrance on Hemlock Street will be 
designed as fully accessible to meet AODA.  

 

 
 

Figure 12 - Architect's Rendering at Corner 
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 Urban Design Guideline Met Comments 
Pe
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ca
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ev

el
op

m
en

t 
Locate and design buildings to 
establish a well-proportioned 
street enclosure (building height-
to-street width ratio) where the 
height of the building does not 
overpower the street. Use a variety 
of massing techniques to achieve a 
well-proportioned street enclosure 
generally ranging between 1:1 
height-to-street width ratio to 1:4 
height-to-street width ratio. 

YES 

Surrounding buildings (across Hemlock and 
neighbouring the property) are also 6 storeys high. 
This building is approximately 20m high, and the 
street width is approximately 20m wide, generating 
a 1:1 height to street width ratio.  

Design building entrances to be 
proportionally in scale with 
building design and relate to the 
street. 

YES 

Both street-facing facades incorporate a generous 
entrance lobby. The corner is particularly highlighted 
as a pedestrian thoroughfare, as the entrance is set-
back, creating a canopied terrace as one approaches 
the entry.  

Incorporate landscape material 
and elements that relates to 
human scale dimensions and helps 
to reduce the scale of building 
mass and scale adjacent to the 
street. 

YES 

Patterned concrete, cast-in-place concrete steps and 
planter boxes help indicate and accentuate the 
entrances.  

Tr
an

sit
-O

rie
nt

ed
 D

es
ig

n 

Design sites and buildings to 
provide direct and convenient 
pedestrian access to transit routes 
and stops with priority given to the 
primary transit route. 

YES 

Depending which transit route the user requires, 
they can exit the building on the east or west end 
(toward University Avenue, or Columbia Street).  

Design sites, buildings and transit 
areas for pedestrian comfort. YES 

Two entrances on opposing sides of the 
development are intended to provide pedestrian 
comfort and convenience.  

Encourage Transportation Demand 
Management options to promote 
alternative modes of 
transportation and reduced needs 
for parking. 

YES 

Bike parking, proximity to many transit routes, and 
proximity to many businesses and schools are all 
expected to reduce the demand of vehicle use.  

Am
en

ity
 A

re
as

 

Encourage outdoor amenity areas 
that relate to the street, and are in 
public view, such as landscaped 
entrance areas, outdoor patio 
areas, forecourts, courtyards, 
squares, plazas and play 
structures. 

YES 

The corner of Hickory and Hemlock is reserved for 
pedestrian and building occupant use. The entrance 
is set-back to provide a generous landscaped area 
including seating and bike parking. Directly adjacent 
to this is the private amenity patio, which is accessed 
from the interior amenity space.  

The interior amenity space is an active zone along 
the street, with an upper mezzanine and floor-to-
ceiling glazing.  

Design amenity spaces as focal 
points in a site development. 
Encourage central locations or 
other prominent locations such as 
street corners, forecourts or major 
building entrance areas. Encourage 
interactive elements or public art 

YES 
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as focal points. 
La

nd
sc

ap
e 

De
sig

n 
Provide planting schemes that 
define edges to strengthen the 
streetscape and improve 
streetscape quality. 

YES 

Individual patios along Hemlock and Hickory streets 
are edged by planting, providing definition and 
privacy. The corner of the two streets is likewise 
defined with soft landscaping.  

Design planting schemes that 
provide coherence and unity 
achieved through the coordination 
and repetition of landscape 
elements and patterns, and 
further, contributes to the 
surrounding neighbourhood 
character and sense of place. 

YES 

The landscape design is based on a hierarchy that 
denotes public and private spaces. Individual units 
are defined by regularly repeated elements. Public 
entrances are likewise defined by appropriate 
plantings. Main entrance pathways are indicated 
with the use of patterned concrete flooring.  

 

 HUMAN-SCALE DEVELOPMENT 

The glazed ground floor level creates human scale definition for the pedestrian. It allows for views 
in and out of the lobby and amenity spaces. The lobby entrance is set-back, creating an overhang 
that provides shelter for users before entering or after exiting the building.  

The repetition of the individual patios and front doors along Hemlock Street provides legibility for 
passersby and users alike.  

 SAFETY AND SECURITY 

The glazed facades and entrances provide ample passive surveillance and eyes-on-the-street 
contributing to safety around the Site. 

Furthermore, the Site is designed to be fairly open with no hidden areas and will be well lit. There 
are sidewalks and streets on two sides of the Site. The residential balconies and at-grade amenity 
space add more eyes on the street.  

In general, the Site has been thoughtfully designed with the appropriate and comprehensive safety 
(Crime Prevention for Environmental Design - CPTED) and accessibility design standards in mind. 

 AMENITY AREAS 

Indoor and outdoor amenity areas are provided well in excess of the 
requirement of the ZB. The By-law requires 574m2 of amenity 
space, with common amenity space totaling 30% or 172m2. 
Common indoor amenity areas include a games room, a TV lounge 
and a study space/lounge with coffee bar (totaling 138m2). 
Common outdoor amenity spaces include the amenity patio at the 
corner of Hemlock and Hickory, and a rear garden area off the 
amenity lounge. These total 210m2. The rest of the amenity space is 
provided in the form of private balconies and terraces, totaling over 
750m2.  

z
Figure 13 Indoor/Outdoor Amenities 
at the Corner 
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The ground floor includes several different areas of indoor and outdoor amenity space. The first is 
the large amenity area facing the corner of Hickory and Hemlock Streets. This includes an upper 
mezzanine space, and a private patio (See Figure 13). Adjacent to this space is a large outdoor 
landscaped area leading to the entrance off Hickory Street, and the lobby.  

 

The second amenity area is a large multifunctional room that can be used for meetings, dinners, or 
small gatherings. It has access to the landscaped amenity area toward the rear lot line. This exterior 
space incorporates built-in benches, trellises to define the space, and planters to provide privacy.  

 

 
Figure 14 - Shared Indoor and Outdoor Amenities 

 LANDSCAPE DESIGN 

Soft landscaping at grade is incorporated into amenity areas at the corner of Hickory and Hemlock, 
at the rear amenity garden, and along the street-line of Hemlock Street.  

As for the hardscaping, the area around the site have been linked with the sidewalks as an extension 
of the public realm and marked with patterned and coloured concrete to emphasize the use of each 
area, for example, the residential main entrance, the amenity patio and the residential entrances on 
Hemlock Street. 

 LIGHTING 

There is opportunity for lighting under the cantilevered parts of the building. Along the streets, the 
lighting follows the lines of overhanging building and the canopy. The play of materials and forms 
that the intersections created by the building and the canopy provide unique opportunities for 
playful lighting design. The outdoor lighting is meant as an accent mostly placed on the building in 
the soffit of the building overhang at the 2nd and 3rd floors.  

At the south side along the length of the driveway, the lights are utilitarian and are placed either on 
the face of the building or the soffit of the overhang. 
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 CONNECTIVITY AND INTERACTION 

The site design encourages pedestrian movement and allows views in and out of the public parts of 
the building. The public lobbies and common amenity spaces are indicated using different colours 
and materiality, and are accented by light and landscaping.  

The inclusion of an underground parking garage means there is no at grade parking. This allows for 
a consistent street-line, making the pedestrian experience safer and more enjoyable. 

 VEHICULAR ACCESS 

This development proposes a single driveway off Hemlock Street to provide access to the 
underground parking garage, as well as providing access to the loading area.  

 ACCESSIBILITY & INCLUSIVITY 

The proposed development is geared to downsizing seniors as well as young professionals, young 
families and students. With this in mind accessibility and safety are paramount. The site will be 
fully accessible to OBC and AODA. The residential units will be visitable and accessible to OBC 
at a minimum.  

The development in general is inclusive to all types of users from all walks of life.  Various types of 
amenities provided within the building will be available and attractive to all building residents.  
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5. BUILDING DESIGN 
The building design is decidedly modern which is in keeping with many of the more recent buildings 
in Northdale. At the same time, the building embraces simplicity in its materiality and colour-
scheme, allowing the building to mesh within its context.  

The design of the building focuses on legibility and compatibility with the goals of Northdale. The 
building elements that stand out are the at-grade glazing features, open space at the corner of 
Hickory and Hemlock that allows for views and pedestrian areas of refuge, and the extensive private 
patios and balconies.  

The building stands 21.1m tall and is 6-storeys high.  

As a modern building its expression is true and transparent. The building form is an expression of 
the site, the building function and construction materials. Its fenestrations at the residential floors 
tell of habitable rooms, its balconies open to living rooms behind. In contrast, the large glazed 
facades at the ground floor level allow for openness and views where there is lesser need for privacy.  

 BUILT FORM, SCALE & MASSING 

The shape and scale of the building is a function the site, the Urban Design Guidelines and the 
zoning. At 6 storeys, the ratio of the height of the building to the street is 1:1. The scale, massing, 
and rooflines are similar to the surrounding buildings, and integrate well into the immediate and 
greater neighbourhood of Northdale.  

The building mass is divided along its length using the articulation of balconies, setbacks, 
materiality and colour.  

The Ground Floor has a floor-to-floor height of 5.2m, and is differentiated from the rest of the 
building by the predominant use of glass. The use of set-back glazed areas horizontally along the 
ground floor and vertically adjacent to the balconies results in a layering of forms.  

The scale of the building is very similar to its direct neighbours. Due to the residential typology, 
the façade creates a consistent rhythm along the street, using the repeating elements of windows, 
doors and patios.  
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 Urban Design Objective Met Comments 
Bu

ild
in

g 
De

si
gn

 
Design buildings with articulated massing 
to create interesting building forms, 
complementary streetscape rhythm, as 
well as, to establish human-scale 
dimensions, compatible development and 
interesting skyline. As a general principle, 
avoid large, flat walls and boxy building 
forms. 

YES 

The massing is broken up with large areas of glazing, 
defined balconies, and recessed entrances. The 
ground floor has an extra high ceiling and includes 
mezzanines set back from the glazed facades. This 
creates depth visible from the public realm.  

Design corner buildings with expressive 
massing and architectural features that 
relate to and reinforce the street corner. 
Encourage vertical elements such as 
towers, turrets and other features that 
accentuate the street corner. Design 
corner facades to address both street 
frontages with equal importance. 

YES 

The massing features a significant amount of glazing at 
the base and in the centre of the Hemlock Street 
facing elevation. The building is bookended by more 
solid materiality, helping to ground it. The corner is 
accentuated with setbacks that create an overhang 
that is held up with angled columns. The corner is 
programmed to house amenity spaces, so there is 
visibility and connection to the street.  

Encourage architectural elements that 
pronounce the interaction of light and 
shadow on the façade such as 
punched/recessed windows, bay windows 
and screens. 

YES 

The balconies are edged with solid walls that create a 
play of light and shadow on the façade. The design 
incorporates both punched and curtain wall – style 
windows.  

Design buildings with a unified building 
mass that contributes to a common and 
coordinated architectural language across 
the length of the façade (or elevation) and 
entire building. 

YES 

Similar materials, colours, and window styles are used 
throughout the building. The balconies and patios are 
a repeating element that contribute to the rhythm of 
the building and the street.  

Design all buildings and architectural 
features to achieve a balance in elevation 
with emphasis on composition of scale, 
proportion, symmetry, light, pattern, 
texture and colours. 

YES 

Balanced elevations have been achieved in several 
ways. The length of the building was broken into 
three. Symmetry was used to determine the use of 
materials. The use of the building determined a 
pattern of windows and balconies. Texture and colour 
were implemented carefully to add interest and 
variety.  

Design building facades that achieve a 
consistent rhythm along a street. 
Incorporate vertical elements and 
articulation at similar interval patterns. 

YES 

The regularity of the patios, balconies, and entrances 
along the façade create a natural rhythm. This is 
further enforced by landscaping and lighting.  

Architecturally integrate steps, access 
ramps and railings into the site and 
building design through the use of 
complementary materials, details and 
landscaping. Avoid wooden ramps and 
rails for development. Encourage poured-
in-place steps rather than precast steps. 

YES 

The length of the site is sloped significantly, so there is 
a need for steps at several of the entrances. All are 
integrated into the design of the grading, landscaping 
and architecture of the development.  
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 INTEGRATION WITH CONTEXT 

Attention has been given to the careful integration of the building to its context through the 
design of the site and the design uses the tools outlined in the Urban Design Manual to address 
the unique street frontages in Northdale. 

As was described in Section 4, the site design offers a variety of outdoor areas, glazed facades 
along the street, overhangs offering shelter, lighting, and overall a design that is sympathetic to its 
context and the surrounding buildings. 

 HIGH QUALITY MATERIALS 

The exterior building finishes are mainly concrete and glass, with both spandrel glazing and curtain 
wall glazing.  

Concrete and glass are the main building materials. The solid aspects of the form are expressed in 
pre-cast concrete walls. The exterior concrete walls will be finished in smooth concrete in two 
colours: light grey and mocha, both classic, natural modern colours that will not unnecessarily age 
the building. Aluminum frames will be clear anodized, and will coordinate with the light grey 
surfaces of the main structure. Aluminum frames along private units and in the main amenity area 
will be black. The glazing will be light grey or blue. Balcony glazing will be grey to provide privacy 
and contrast.  

 BUILDING DETAILS 

Mix of Unit Sizes and Types 

 Studio 
(37-38m2) 

1 Bedroom 
(49-65m2) 

1Bedroom+Den 
(55-77m2) 

2 Bedroom 
(69-83m2) 

Ground Floor With Mezzanine 0 0 1 16 
2nd Floor 2 24 1 3 
3rd Floor 1 24 2 4 
Typ Floor 4-6 1 24 1 4 
Units per Type 6 119 8 35 
 4% 71% 4% 21% 
 

Building Lobby 

The main lobby will be monitored full time by a concierge and will include a mail room and a parcel 
room. The secondary lobby provides access to the amenity spaces and bicycle parking, as well as 
providing the opportunity for informal interaction between building residents.  

Open Spaces & Amenities 

There are two types of amenities that the building will offer to the residents: indoor and outdoor. 

Indoor amenities include: 

. Lounge 

. TV Room 

. Games Area 

. Shared Workspace 

. Bike Lockers 

. Private Storage Lockers 
 



DCB Development Canada Inc. 
  URBAN DESIGN ANALYSIS  
Prima at 267 Hemlock St, Waterloo  August 2022 
 

MASRI O ARCHITECTS           25 

Outdoor Amenities Include: 
 
. Two patio areas adjacent to indoor amenity areas (at front and rear of building) 
. Private balconies 

 

      SUSTAINABILITY 

The new development will be designed and constructed in accordance with the Ontario Building 
Code and will seek to produce a development that has a minimal impact on the environment.  

As a re-development of an existing low-use, low intensity site, this development scores high points 
in sustainability. Furthermore, the low-impact dense urban style living, walkability, and accessibility 
and transit-oriented design are all highly sustainable goals with a life-style focus that provides 
alternative housing styles. 

The development will be designed and operated to be responsible in the use of energy and 
resources. The building design will meet and exceed the latest Ontario Building Code standards for 
sustainability and energy savings. 

Rightly so, OBC requirements focus mostly on energy conservation as a means to reduce use of 
energy and production of CO2. Beyond OBC, the proposed development will take advantage of 
passive energy conservation measures such as shading via use of balconies and canopies where 
appropriate, as well as paying attention to building materials choice and their durability from a long-
life-cycle point of view.  

Consideration will be given in the building and site design associated with the following sustainable 
elements and objectives: 

. Minimize heat loss and gain, use building mass to retain heat 

. Use local and durable long life cycle materials with low need for maintenance 

. Site and environment-sensitive site planning, design and engineering 

. Maximize natural lighting 

. Create a health supportive indoor environment for the tenants 
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6. SUMMARY 
The proposed development meets the objectives of the OP and the UDM. It provides inclusive, 
accessible, sustainable residential development in Northdale. It delivers on the vision of the OP for 
re-urbanization as envisioned for the Built-up Areas of Waterloo. It also provides a high-quality 
building that will provide good quality housing. 

In some respects, it exceeds some of the objectives of the Urban Design Guidelines in scope and 
detail.  The development provides a range of residential unit sizes (Studio, 1 and 2 bedrooms). The 
compact size of units will make them more affordable to prospective tenants.  

A mix of Type A and Type B bike parking is provided in excess of the requirement for 0.25 
spaces/bedroom. In addition, the residential storage lockers can also be used for personal bike 
storage/parking which is not included in the numbers above.  

In summary, the proposed development complies with the vision for Northdale as expressed in the 
Official Plan Policies for the Region of Waterloo and the City of Waterloo. It also delivers on the 
UDM for Waterloo and Northdale specifically. The proposed building is complementary to the 
neighbourhood character and is well integrated into the neighbourhood context.   

When completed it will add 168 new units of varying size and type to the housing stock in Waterloo 
at a time when housing demand is at a historic high.   

Furthermore, the development is at the forefront of delivering on the arising needs and aspirations 
of modern housing, by integrating desirable location, variety of housing units with quality on-site 
amenities that address the social, physical, health, mental and communal needs of the residents in 
addition to housing. 

The development offers a sustainable lifestyle as it allows the reduction of personal carbon footprint 
for its residents through compact living with less belongings, sharing and encouraging reliance on 
alternate modes of transportation. 
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7. CONCLUSIONS 
The proposed building meets with the intent of the City of Waterloo Official Plan and meets the 
Intent of the Zoning By-Laws and meets and exceeds the Urban Design Manual guidelines by 
providing a high-quality residential project with re-urbanization in mind.  

. The proposed design fulfills the vision of high-density, low-rise, residential building in an 
Northdale, with contextually appropriate expressions of massing, proportion and height. 

. The proposed development will provide for a high quality of living in modern styled 
dwellings with convenient access to transit as well as the nearby, walkable commercial and 
institutional amenities.  

. The proposed building meets the objectives defined in the City of Waterloo Official Plan 
and the Urban Design Manual. The massing and scale of the Site proposal is compatible 
with the existing neighbourhood. The Northdale streetscape will be enhanced with the 
addition of this building.   

. The development proposal builds character along the street while integrating the currently 
under-utilized and/or vacant land and buildings into the neighbourhood context as a well-
designed high-quality building that will define an important neighbourhood corner in 
Northdale and enhance the public realm.  

. The proposed development will provide 168 new residential units, providing a significant 
amount of housing at a time of housing crisis. 

. The development delivers modern housing at a desirable location, offering variety of 
housing units supported with quality on-site amenities. 

. The development offers residents a sustainable life style through denser urban living, and 
supporting regional and city policies and reliance on alternate modes of transportation.  
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APPENDIX A –  

. Development Site Plan and Coloured Elevations 
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