
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prepared By:  
MHBC Planning Ltd. 
File No. 08148FS   

Proposed Multiple Residential Development 
84-86 Hickory Street West & 284-286 Albert Street 

Waterloo, Ontario 
March 2019 

Urban Design Brief 

Prepared For:  
LEHOME Ltd. 
Architectural Graphics and Renderings provided by: 
WalterFedy 
  



Urban Design Brief: Proposed Residential Development – Updated March, 2019 
84-86 Hickory Street West & 284-286 Albert Street, Waterloo 
 

 
 
 
Table of Contents 
 

Introduction 2 
Contextual Analysis 3 
Development Vision 6 
Development Objectives 8 
Site Data Table 10 
Development Concept 11 
Design Elements 13 
Response to Official Plan Policies 14 
Response to Northdale Urban Design and Built Form 
Guidelines 

18 

Response to Northdale Urban Design and Built Form 
Guidelines (Northdale Land Use and Community 
Improvement Plan Study) 

27 

Development Design Summary 37 
 

 
 
 
 
 
 
 
 
 

 
 
 
List of Figures 
 
Figure 1: Location Plan 
Figure 2: Context Plan 
Figure 3: Proposed Site Plan 

 



Urban Design Brief: Proposed Residential Development – Updated March, 2019 
84-86 Hickory Street West & 284-286 Albert Street, Waterloo 
Page 2 

Introduction 
 
This Urban Design Brief has been prepared by MHBC Planning Ltd. 
on behalf of LEHOME Ltd. in support of applications for Site Plan 
Approval, Zoning By-law Amendment, and the removal of ‘H’ 
provision.  This document is intended to provide an overview of the 
design principles that will guide the detailed design of the subject 
lands to ensure that the development is compatible with the 
surrounding context and meets the City of Waterloo’s development 
requirements. 
 
The development concept proposes a six-storey apartment 
building with 115 units at 84-86 Hickory Street West & 284-286 
Albert Street, located in the Northdale area of Waterloo.    
 
The objectives of this document are to: 
 

1. Provide direction on the design of built form and 
landscaping for the development. 
 

2. Recommend architectural and landscape principles that 
consider the character of the neighbourhood and that 
ensure appropriate integration into the surrounding 
community context. 

 
3. Address the policies and principles defined in the City of 

Waterloo Official Plan, Zoning By-law (Northdale), and 
Urban Design Guidelines for the Northdale 
Neighbourhood. 

 

 

 
 
 
 
 

 

 
 
 
 
 

 
 
 
 

 
 
 
 

Rendering of proposed development. Corner of Albert and Hickory Street  
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Contextual Analysis 
 
Location and Existing conditions: 
The subject site is located between Albert Street, Hickory Street 
West, and Hemlock Street (Figure 1). The gross area of the site is 
0.296 hectares. A road widening totalling 0.008 hectares will be 
taken from the Albert Street frontage of the site, leaving the subject 
property with a net area of 0.288 hectares. There are currently four 
single detached dwellings onsite, each with private driveways. The 
topography of the site is sloped with a higher elevation along the 
Albert Street frontage with a grade change of approximately 5.0m 
sloping down to Hemlock Street. 
 
The site is bound by: 
 
North:  Immediately to the north of the site is the Ivy Towns II 

development (288 Albert Street) that is currently under 
construction. To the north of the Ivy development is NMU-
6 zoning, which permits stacked townhouses or an 
apartment building along the convertible frontage of Albert 
Street. 

 
East: Hemlock Street frontage. Hemlock Street contains mainly  

single detached residential dwellings and the lands are 
zoned (H)NMU-6, which permits the future development of 
stacked townhouses and apartment dwellings. 

 
 
 
 

 
 
 
South: Along Hickory Street West are mainly single detached 

dwellings but planned for higher density as they are zoned 
(H)NMU-6, which permits stacked townhouses and 
apartments along a convertible street frontage. 

 
West: Along the Albert Street are mainly single detached 

residential dwellings to the north and single detached and 
medium density residential buildings to the south but 
planned for higher density. The properties are zoned 
(H)NMU-6, which permits stacked townhouses and 
apartments along a convertible street frontage. 

 
Based on zoning regulations and anticipated growth the majority 
of these single detached residential dwellings will be replaced with 
buildings of a similar size and density to the proposed 
development. 
 
Northdale is a neighbourhood in transition. Although there are still 
many single detached dwellings surrounding the site – the 
Northdale Official Plan policies and Zoning By-law regulations plan 
for higher density development to accommodate the change in the 
residential market.  
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Figure 1: Location Plan  
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Figure 2:  Context Plan 
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Community Context:  
 
Located in the Northdale community, the subject site is within a 
neighbourhood that is undergoing transition from primarily single 
detached residential use to a vibrant, more intensive, mixed-use 
community, as shown in Figure 2 – Context Plan.  The current 
neighbourhood consists of older single detached dwellings and 
new medium to high density residential developments. Many of the 
existing dwellings have been converted to student rental 
accommodations.  The site is located less than 1 kilometer from the 
University of Waterloo and Wilfrid Laurier University campuses, 
making it within walking distance to both schools.  Public transit is 
very accessible, with numerous transit stops, including the future 
LRT station and the current iXpress 201 Route stop, within walking 
distance of the site.  
 
The proposed development incorporates high-quality materials 
that are coordinated with the diverse and vibrant new 
developments in the neighbourhood. Materials that are consistent 
with the community are metal, glass, brick, and concrete found in 
both residential and commercial structures as seen on the 
University of Waterloo Campus and in residential developments 
along Albert, Hickory, and Hemlock Streets. Similar materials will be 
incorporated in the proposed development. 
 
The proposed site design follows the provisions of the urban design 
guidelines for the Northdale area. Furthermore, the Official Plan and 
Zoning By-law promote the increase of density in the 
neighbourhood. Examples of development of similar scale within 
the Northdale Neighbourhood include: Ivy II & Ivy III townhouse 
developments and Sage VI by IN8 Developments. 
 
 
 
 
 

Development Vision 
 
The proposed development is planned as a six-storey apartment 
building plus mechanical penthouse, with 115 one, two and three 
bedroom apartment units (143 bedrooms).   
 
To adhere to the policies of the convertible frontage requirement 
on Albert Street and Hickory Street West, the applicant has 
designed the building with individual entrances facing the street 
and a prominent main entrance to the building near the corner. The 
individual units are designed to account for grade changes while 
still allowing for the future conversion of the units to non-residential 
uses. The remainder of the floors (2-6) are planned for a mix of one, 
two and three bedroom units. 
 
The proposed development plans to offer a variety of indoor and 
outdoor amenity spaces including a rooftop barbecue/lounge 
space, patio at the ground level, open green space at the rear of the 
property, indoor fitness area, and several private outdoor balconies. 
The combination of living space and amenity space will ensure a 
comfortable and animated development that encourages social 
interaction. 
 
A combination of architectural design, landscape design, and Crime 
Prevention Through Environmental Design (CPTED) principles will 
be used to ensure that an inviting atmosphere is achieved. The 
modern and colourful architectural and landscape design is 
reflective of the City’s vision for a vibrant Northdale neighbourhood. 
Proposed building materials include glass, metal, concrete, and 
brick to complement the materials used in surrounding new 
developments. 
 
The development is also supportive of various modes of 
transportation: (Figure 2 – Context Plan) 
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Pedestrian: The proximity of the development to major 
employment and educational facilities, as well as 
commercial and dining establishments allows for 
walkability to many essential neighbourhood 
amenities. In addition, direct access from ground 
level units and an identifiable entryway make it 
easy for residents and visitors to navigate the site. 

 
Cycling: The development supports the vision for a bicycle-

friendly neighbourhood, as noted in the Northdale 
Urban Design and Built Form Guidelines, by 
providing on-site bike parking.  Bicycle parking is 
provided in two locations on the property:  

 
• At the rear of the building adjacent to the 

loading space; and 
• On the P1 level adjacent to the general storage 

area, providing a secure and covered storage 
facility for residents. 

In addition, the site is located on a planned cycling 
route along Albert and Hickory Streets. 

Vehicular: Vehicle parking spaces are provided along the 
north side of the site and are located below the 
proposed building at grade and underground. The 
majority of the parking is screened from the public 
view within the building and enhanced 
landscaping is proposed to screen parking at 
grade. Three barrier free parking spaces are 
provided. 

 
The majority of parking is located internal to the 
building with one level of underground parking. 
Additional parking is located at grade at the rear of 

the site. A total of 63 parking spaces are provided, 
exceeding the required rate of 0.25 per bedroom 
(0.2+0.05 per bedroom). 

 
Public Transit: The development is in close proximity to a 

number of bus routes on Columbia Street and 
University Avenue (200, 201, 202 iXpress, 7D, 7E, 8, 
9, 12, 29, 92), and within 800m of future Light Rail 
Transit (LRT) station at the University of Waterloo, 
connecting the development to the greater 
community.   

 
 

 
 
Night time rendering of primary entrance on Hickory Street 
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Development Objectives 
 
Careful consideration of the following objectives will guide the 
design of the proposed development: 
 
 
Distinct Identity 
Establish a distinct identity and sense of place for the development, 
while appropriately integrating it into the neighbourhood. 
 
 
Outstanding Design Quality 
Develop a high-quality architectural and landscape theme and 
material selection that provide engaging living and amenity spaces. 
 
 
Attractive Streetscape 
Provide an attractive streetscape that demonstrates continuity of 
design elements, provides an appealing initial aesthetic for the 
development, contributes to neighbourhood safety, and provides 
strong pedestrian connections to neighbourhood amenities. 
 
 
Community Integration 
Positively contribute to the transition of the Northdale 
neighbourhood. 
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Figure 3: Proposed Site Plan 
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Site Data Table 
 

 Required - 
(H)NMU-6 zone 

Provided 

Gross Lot Area  2,957.4 m2 
Road Widening  77.7 m2 
Net Lot Area n/a 2,879.7 m2 
Total Landscaped 
Open Space 

30% min 870.3 m2 (30.2%) 
(incl. rooftop 
amenity area) 

Hickory Street  
Front Yard 
(convertible) 

1.0 m (min) 
5.0 m (max) 

2.3 m  
 

Hemlock Street 
Side Yard – East 
(neighbourhood) 

3.0 m (min) 
6.0 m (max) 

3.2 m  
 

Albert Street  
Side Yard – West 
(convertible) 

1.0 m (min) 
5.0 m (max) 

2.2 m (min)  
3.0 m (max)  

Rear Yard 7.5 m 7.66 m 
Number of Storeys 6 storeys 6 storeys 
Building Height 20.0 m + 1.5 m 

(max) 
20.6 m (average 
height above 
grade)** 

Density (250 
bdrm/ha) 

71 bedrooms 143 bedrooms** 

Parking Residential 
(0.2 per 
bedroom) 

29 33 

Visitor 
(0.05 per 
bedroom) 

8 8 

Total Parking 39 41 
Barrier Free Parking 2 (2 per 50 spaces) 2 
Bicycle Parking 36 (0.25 per unit) 36 

** Variance/bonusing required 

 
 
 

 
The proposed development requires variances in order to conform 
to the requirements of the Zoning By-law.  Please refer to the 
Planning Report submitted concurrently with the Urban Design 
Brief which outlines the Zoning Amendment request and Density 
Bonusing request in detail. Figure 3 represents the proposed site 
plan. 
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Development Concept  
 
Built Form 
The built form of the proposed development consists of a single six-
storey building with a mechanical penthouse to support 
apartment-style accommodations. The building mass is setback 2.3 
meters from the Hickory Street West frontage and 2.2 metres from 
the Albert Street frontage. The Northdale Official Plan policies 
define Albert Street and Hickory Street as Convertible Street 
Frontages. These frontages require a minimum of 1.0m setback and 
a maximum of 5.0m setback to be consistent with future 
developments on Hickory Street West and Albert Street to create a 
consistent streetscape character.  Landscaping within the proposed 
setback will be used to soften and enhance architectural elements 
and to help define the street edge.  A detailed landscape plan has 
been submitted with the site plan application.  
 
To ensure that the mass of the building positively contributes to the 
overall aesthetic of the neighbourhood, a number of techniques are 
used to break up the building massing including changes in 
materials and colours, projections, recessions, and varying window 
sizes. Please refer to the building elevations and the 3D rendering 
on the following pages. 
 
 
 
 

 

 
Elevation showing Building Articulation and Massing  
(Hickory Street Frontage) 
 
 
 
 

 
 
Rendering showing Building Articulation and Massing  
(Hemlock Street Frontage) 
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The proposed building is articulated with a high contrast colour 
scheme and built form projections and recessions. 
 
Balconies facing Hickory Street West provide both vertical and 
horizontal articulation and reinforce the contemporary architectural 
theme. The mass of the balconies draws attention to the frontage 
of the building.  The step backs of the building facade along the 
south side also help to provide visual relief from the mass of the 
building. The building roofline is articulated by the penthouse level, 
which includes the rooftop patio, providing visual interest from the 
streetscape. 
 
Building Materials and Colour  
A palette of durable and contemporary building materials will be 
used and coordinated with landscape elements.  A combination of 
glass, metal, concrete, and brick will create a distinct identity for the 
development and enhance the contemporary theme. 
   

Building Entrances  
The principal building entrance is highly visible from the 
streetscape off of Hickory Street West and is highlighted by Building 
massing and material colours.  
 
The entrance is framed by an architectural canopy made of red 
metal corten. Enhanced landscaping around the stairs leading up 
to the primary entrance helps define the path for residents and 
visitors into the lobby area. The site plan (Figure 3) which identifies 
primary and secondary accesses. A generous proportion of ground 
floor windows help to draw attention to the principal entrance and 
define public space. Secondary entrances are located at the east 
and south building elevations and provide access to building 
amenities and service areas. Separate entrances to the apartment 
units with entrances at grade are located on the east, west, and 
south building elevations. The accessible entrance is provided by a 
ramp from the Albert Street frontage to the main entrance. 

 

 
 

View looking up Hickory Street showing entry into at grade units along the convertible frontage. 
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Design Elements 
 
The following landscape design elements are included in the site design: 
 
Streetscape 
The streetscape design will provide the definition for the site and enhance the character of the proposed development. Landscape elements 
planned for the proposed development include site signage, tree planting, and shrub/perennial planting beds to soften the building facade at 
grade, driveway entrance, and parking.  
 
Coordination with architectural design and materials will be demonstrated in the streetscape design with the proposed entry feature signage. 
As there are a number of entrances at grade into individual units, the proposed streetscaping will define the public space from the private 
space into the units with walkways to each entry. The well-defined space will allow for interaction between residents and the street, but will 
provide for a clear definition between private and public space. 
  
Entry Feature Signage  
Signage will be included on site with the municipal numbering assigned to the project, to identify the primary building entrance.  
 
 
Outdoor Amenity Space  
The ground floor outdoor amenity space planned for resident use is located at the rear of the building and on the rooftop. The amenity space 
will provide an opportunity for social interaction within the development. The amenity space located at the rear of the building is planned to 
include a wood screen, bench seating, paving, and bicycle parking. The rooftop amenity area is proposed to contain formal and informal seating 
areas, including a fire place, plantings and a wind screen surrounding the amenity area, as recommended by the Wind Study.  
 
 
Parking and Service Areas 
The development provides underground and at-grade covered parking, which is screened by landscaping to define the private and public 
realm and reduce focus on the automobile. A total of 41 parking spaces are provided, including two accessible spaces.  36 bicycle parking 
spaces are provided, and 24 of these bicycle parking spaces are proposed as secured spaced which are located internal to the building on the 
P1 level and are only accessible by residents of the building. 
 
Service and garbage areas are located on the interior of the building in the south west corner, away from public view. Garbage will be picked 
up by a private collection service and taken off site.  
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Response to City of Waterloo Official Plan Policies  
 
The following describes how the proposed development addresses the City of Waterloo’s Official Plan Policies. 
 

Guideline Qualification 
1:  Design tall buildings with a defined base, middle and top section to 
emphasize human scale dimensions, reduce appearance of bulk and to 
create an interesting skyline.  

Human scale is achieved through a well-defined building base, which 
features an architectural canopy at the first and second storeys. 
Variation in roof heights contributes to an interesting skyline. The 
building has been designed in accordance with the Northdale Urban 
Design Guidelines. 
 

2:  Architecturally integrate each section of the building to create a unified 
architectural expression and composition through integration of building 
materials, coordinated design elements and colour(s).  
 

A cohesive architectural design is applied through repetition of 
building materials, colours, and fenestration.  

3:  Design tall building mass to minimize shadowing and wind impacts to 
surrounding properties, public spaces and outdoor amenity spaces.  
 

A Shadow Study Analysis has been prepared by Walterfedy and 
submitted with the Site Plan Application.  

4:  Design buildings with articulated massing to create an interesting and 
recognizable skyline. Design buildings with a stepped or sculpted top 
section to create a shaped skyline rather than a flat or heavy skyline. 
 

Variation in massing and stepping of the roof at the mechanical 
penthouse contributes to an interesting skyline.  

5:  Design mid-rise buildings with a transition in massing on the top 
section with priority given to upper storey facade step-backs, terracing 
and other articulated forms. Encourage subtle transition between the 
base and middle sections through cornices, canopies, different materials 
and other design strategies. Encourage layered, curtain wall and 
modulated facades and avoid flat walls.  
 

Transition in massing and a building step-back is provided at the roof 
and mechanical penthouse level. A canopy and private balconies at the 
middle section along Hickory Street provide building articulation and 
visual interest.  

6:  Emphasize vertical articulation through coordinated fenestration 
patterns, vertical bays, stepped forms and lesser degree, colour. Avoid flat 
walls on large buildings.  
 

Vertical articulation is achieved at the north east corner of the building 
on Albert Street with continuous fenestration provided from the 
ground level to the mechanical penthouse. Repetition of coloured 
panels throughout the building facade also contributes to vertical 
articulation. 
 

7:  As a general principle, emphasize horizontal articulation particularly 
along the base and top sections through building step-backs, terracing, 

Horizontal articulation is provided by the private balconies and 
architectural canopy at the base of the building. A step back in the 
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cornices, banding elements, fenestration proportion and detailing, 
alternative building materials, and to a lesser degree, colour.  
 

building at the west side fronting onto Hemlock Street breaks up 
horizontal massing. 

8:  Emphasize the base/podium section. Provide façade step-back 
between base and middle section to create a human scale dimension and 
transition in massing. Encourage deeper step-backs for residential 
podiums which may include live-work or townhouse units at grade. Avoid 
blank walls facing the public realm.  

The base of the building is emphasized by the combination of the 
private balconies and architectural canopy. The facade facing the public 
realm is generously articulated and fenestrated. The at-grade residential 
units with individual entrances are defined by the balcony of the 
apartment units above, creating a podium feel and definition between 
convertible units and apartment style units. 
 

9:  Encourage transition in massing adjacent to low-rise buildings. Design 
taller building massing and height to step down toward adjacent low rise 
buildings or incorporate measures such as a prominent cornice to create a 
physical transition between buildings.  

Balconies at the second and third storeys provide a visual transition 
between the overall height of the proposed building and adjacent 
buildings. As Northdale is going through a transition, it is anticipated 
that similar medium density developments will be constructed 
surrounding the site. 
 

10:  Provide adequate separation distance between high rise infill to 
provide light, view and privacy. Encourage visual privacy by offsetting new 
windows from neighbours’ windows and variation in building heights.  
 

A Shadow Study Analysis has been prepared by Walterfedy and 
submitted with the Site Plan Application.  
 

11:  Architecturally integrate mechanical penthouse into roof form and 
design. Design as feature.  
 

The building roofline is articulated by the step of the roof at the 
mechanical penthouse, providing visual interest from the streetscape. 
The mechanical penthouse features windows and coloured glass 
panels to integrate into the building design. 
 

12:  Design buildings to have a strong relationship to the street. Design 
building entrances and canopies in proportion with the building scale. 
Provide larger entrance features for larger buildings. Encourage canopies to 
extend towards the property line to emphasize the building entrance and 
to create an outdoor amenity area. 

Floor-to-ceiling windows are provided on the ground-floor to support 
a strong relationship to the street and achieve the convertible unit 
requirements.  The principal building entrance is highly visible from the 
street and highlighted by windows and an architectural canopy. The 
location of the building on site allows for proper definition between 
public and private space and into primary and secondary entrances. 
 

13:  Design the base section to relate to human scale dimensions and relate 
to lower storey buildings in neighbourhood. Incorporate similar materials 
(such as brick or stone) to complement the surrounding character and 
create a pattern that complements the surrounding residential scale and 
rhythm. 

Human scale is achieved through a well-defined building base, which 
features an architectural canopy at the first and second storeys.  The 
scale and type of development is consistent with existing and future 
developments in the Northdale area, which will create a coordinated 
neighbourhood character. 
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14:  Design base section to architecturally complement the middle section. 
Encourage complementary building materials and colours. Create 
additional interest through modulating bays and projecting elements (such 
as cornices). 
 

Repetition of building materials and colours are planned throughout 
the building design, from the ground level to the penthouse. Projecting 
balconies provide visual interest. 

15:  Provide large windows to reduce the appearance of bulk, promote 
activity and interest along the street, to create a balanced elevation and to 
provide maximum visual exposure to surrounding views. Avoid small or 
undersized windows. Encourage spandrels and glass curtain wall systems 
to soften the building design, increase window openings or the 
appearance of glazing on facades. Provide larger windows and glazing at-
grade and the first two storeys. 
 

Large windows with coloured glass panels provide visual interest from 
the street.  Floor to ceiling windows are provided along the street 
frontage at the first two storeys. 

16:  Incorporate a variety of balcony treatments architecturally integrated 
into the building design and massing. Encourage recessed and partially 
recessed balconies particularly on building corners and lower storey floors. 
Consider opportunity for Juliet balconies and projecting balconies. 
Balconies should be designed as an integral part to the building rather than 
appearing to be unresolved additions or elements. Encourage curtain wall 
systems. 
 

A prominent architectural canopy along the street facade integrates 
private balconies and highlights the main building entrance.  The 
projection of the balconies breaks up the vertical and horizontal 
massing of the building. 

17:  Architecturally integrate elevator and mechanical penthouses into the 
roofline. Incorporate with upper storey massing, unique building design 
features or alternative finishes. Design to coordinate with upper storey 
materials and colours. Consider colour match with lighter tone. Consider 
cornices to accent penthouse and physically integrate or screen access 
steps into roof structure and penthouse. 
 

The mechanical penthouse and elevator shaft are integrated into the 
architectural design through consistency of building materials and 
colours.  The roofline is enhanced by stepping back at the penthouse 
level. The penthouse and elevator shaft contribute to the overall 
building articulation and provide visual interest along the medium 
density skyline in the Northdale Neighbourhood. 

18:  Design building and site to provide direct and convenient access for all 
loading areas and facilities. Encourage internal loading areas or rear service 
lanes. Avoid long or difficult reverse turning movements for loading 
vehicles. 

Garbage and service rooms are located within the building and away 
from public view.  

19:  Provide short term and visitor parking near the building entrance(s). 
 

The City’s parking requirements are met. 

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

A ground-level amenity space at the north of the property includes 
bench seating, bike parking, and a wood privacy screen. The amenity 
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space provides opportunity for social interaction. A rooftop terrace is 
also proposed for use by the residents as well as defined private areas, 
which will be emphasized by landscaping, leading to the entrance of 
the convertible units, which will define the public and private realms. 
 

21:  Design site to accommodate street tree planting in the front, side and 
rear yards. 
 

Tree planting is provided along all lot lines. Further details are to be 
provided as part of the site plan submission. 

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

Several balconies are provided at the second and third storeys. A private 
rooftop terrace for use of the residents is planned. 

23:  Provide sufficient bike parking for site development with indoor 
secured bike rooms and outdoor visitor spaces. 

12 bike parking stalls are provided outdoors.  24 bike parking stalls are 
provided inside the building in a secure room on the P1 level. A total of 
36 bicycle parking spaces are required by the Zoning By-law. 
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Response to Northdale Urban Design and Built Form Guidelines 
 
The following table describes how the proposed development addresses the City of Waterloo Official Plan – Special Provision Area 45 design 
principles and guidelines.  
 

Design Principles 
 

Principle  Qualification 
Integrated Northdale is ideally situated within proximity to the 

Universities, Uptown, and major employers and will be 
integrated within the urban fabric of the City and surrounding 
community through improved transportation, cycling and 
pedestrian networks. 

The proposed site development is situated at the north part of 
the Northdale Neighbourhood within close proximity to a 
gateway into the community. The development is less than a 5 
minute walk to Wilfrid Laurier University and approximately 10 
minutes from the University of Waterloo.  
 
The site is also located along a proposed Green Street (Hickory 
Street West) which is proposed to be redesigned to give priority 
to pedestrian circulation and adjacent open space connections. 
 
The site is also located on a planned cycling route on Albert 
Street. Road widening will be given along the Albert Street 
frontage to accommodate a bike lane. 
 

Diverse Northdale will be a diverse, vibrant, mixed use and urban 
neighbourhood where residents live, work, learn and play. It 
will be comprised of a variety of housing types and tenures 
which provides affordable housing and accommodates a 
diverse demographic including students, families and 
professionals, and supportive commercial, employment, 
institutional and community services. 
 

The proposed development provides a mix of one, two and three 
bedroom units in the form of apartment and convertible units 
with entrances at grade. The housing types are planned to 
accommodate a diverse demographic. The units in this building 
will appeal to students and young professionals, as well as those 
looking for larger 3 bedroom units (i.e. families). 

Identifiable Northdale will have a unique, renowned identity as a place in 
which residents, students and professionals are inspired by 
their environment and the energy and creativity of Waterloo’s 
world-class Universities and employers. 

The proposed architectural design of the building makes the 
proposed development an identifiable place. The dark brick, grey 
concrete and red accent features will make the development 
unique and identifiable within the Northdale Community and the 
City of Waterloo. 



Urban Design Brief: Proposed Residential Development – Updated March, 2019 
84-86 Hickory Street West & 284-286 Albert Street, Waterloo 
Page 19 

 
Supported Northdale will be an important opportunity for public and 

private investment and redevelopment as the 
neighbourhood evolves and urbanizes, and supported 
through appropriate infrastructure and services. 

The proposed development will utilize and extend the existing 
private infrastructure on site. The proposed design of the site will 
provide a transition between public and private space through 
enhanced landscaping and surface treatments. 
 

Memorable Northdale will celebrate its cultural and built heritage 
resources through conservation, adaptive reuse and/or 
through contextual redevelopment which recognizes the 
community’s heritage resources, including the Veterans’ 
Green Park and housing, and retention of mature trees. 
 

There are no significant cultural features on or surrounding the 
site that would have an impact on the proposed design of 84-86 
Hickory Street West & 284-286 Albert Street. 

Interactive Northdale will be enhanced through a network of additional 
parks, open spaces, walkways and improved streetscaping 
which provides for recreational, passive and community 
gathering spaces, which complement the Veterans’ Green 
Park. 

The proposed development is located along Hickory Street West, 
which is a planned Green Street. The intent of a Green Street is to 
increase public open space, and provides priority to pedestrian 
circulation and maintaining open space connections. Green 
Streets also enhance the aesthetic of the street through the 
incorporation of consistent street plantings and wide boulevards 
with centre medians.  
 
Albert and Hickory Streets are identified as Convertible Frontages 
in the Northdale Official Plan policies. As stated in the policies, 
Convertible Frontage Areas shall be designed to be easily 
converted to retail/commercial uses and shall be designed as 
flexible spaces with taller ground floors to accommodate a range 
of active uses with larger window/display areas and entrances.  
The convertible units are designed in accordance with these 
policies and provide interaction between private and public 
spaces. 
 

Durable Northdale will be a sustainable and environmentally 
progressive neighbourhood, and provide an exemplary level 
of quality architecture, urban design, public realm and open 
spaces that are robust and durable. 

The architectural and landscape design have accounted for 
durable materials which will be long lasting for the life of the 
project. The building is proposed to be constructed of mainly 
glass, metal, concrete, and brick. The development is proposed to 
be condominium tenure, which will be responsible for the 
maintenance and upkeep of all materials on site. 
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Safe Northdale will be a safe neighbourhood which incorporates 
crime prevention through environmental design practices, 
and provides for street-related, ground floor animation areas, 
and building heights and setbacks which encourage ‘eyes on 
the street’, and through building designs and support services 
which enhance safety. 

The site design has been planned with CPTED principles in mind, 
from the inclusion of proper site lighting, and appropriate 
setbacks along all streets that the development fronts. The shared 
amenity space for the site is located in the rear yard at grade and 
in the form of a rooftop patio. Private amenity space for the units 
at grade is also provided. This allows interaction between the 
private and public realm. A small setback is proposed between 
the private and public realm, which results in perceived “eyes on 
the street” and increased safety. 
 
The building design has incorporated balconies which front onto 
Hickory Street West and large windows on all sides of the 
development. A rooftop amenity area has been provided on the 
upper floors, which allows for more eyes on the street and 
enhanced security. 
 

Flexible Northdale will evolve and transition over time, as such the 
planning framework, regulations, buildings and land uses will 
be adaptive to changing market conditions, transportation, 
and housing needs. 

The provisions set out in the Official Plan and Zoning By-law for 
the Northdale neighbourhood have required the building 
frontages along Albert Street to be convertible spaces. These 
spaces can be converted from residential units to commercial or 
amenity space depending on market demand and to 
accommodate the residential users of the building. 
 

Collaborative Partnerships will be enhanced and forged between the City, 
Universities, developers, residents and landowners to facilitate 
synergies to further the redevelopment objectives and 
enhance the community. 

The development is in such close proximity to the Universities 
and will bring in many investors into the City. Investors are tax 
payers and assist in paying taxes towards upgrading 
infrastructure and providing programming opportunities of all 
residents. The development is also an opportunity to connect 
public and private realm through similar surface treatments. 
Further detail is to be provided through the site plan process.  

Neighbourhood Structure 
Guideline  Details 
NS.1 The low-density, single detached house will no longer be the 

predominant housing form in the Northdale neighbourhood. 
Instead, the City will favour a vibrant, more intensive, mixed-use 
community. 

The proposed development is a six-storey, 115 unit apartment 
building which offers a distinct and memorable design for the 
neighbourhood. 
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NS.2 New development will be focused on mixed-use, mixed-density, 

transit and pedestrian supportive principles, allowing for a diversity 
of people and activities. 

As per the land use mapping in the Northdale Urban Design 
and Built Form Guidelines, the subject site is in an area 
designated low-density residential, permitting a maximum 
height of 6 storeys. Mixed-use, institutional, commercial, and 
employment land uses and several transit stops are within 
walking distance of the property. The property is located 
along two streets with convertible frontage (Albert Street and 
Hickory Street West) according to the Northdale Zoning By-
law. 
 

NS.3 Clear land use, urban design and built form policies, regulations and 
guidelines will guide future development. Building height and 
density will generally be greater on the periphery of the 
neighbourhood, and transition towards medium density forms in 
the interior of the neighbourhood. 

The subject site is located on the interior of the Northdale 
neighbourhood, which is defined as low-density residential 
(6-storeys) with a targeted density of 250 bedrooms per 
hectare. The proposed development is 6-storeys with 143 
bedrooms, representing a density of 497 bedrooms/ha, which 
exceeds the maximum permitted by the zoning. Despite the 
additional density that is requested through bonusing, the 
proposed building does not exceed the maximum building 
height limit for the NMU-6 zone. 

 
Buildings and Development 

Guideline  Details 
BD.1 New buildings, enhancements to the public realm and related 

development elements should be constructed in a sustainable 
manner, conserving energy and resources, using durable materials 
and, where feasible and appropriate, achieving LEED® certification. 

The proposed building and landscape materials are of high-
quality and durable to withstand local weather conditions and 
to minimize maintenance activities.  
 

BD.2 Buildings will be brought to the street edge by establishing build-to 
lines, maximum setbacks and urban design/built form policies, 
regulations and guidelines to create a sense of street enclosure, limit 
breaks in the street wall, and maximize the principles of “eyes on the 
street”. 

The building layout maximizes built form close to the street. 
The required building setback along the convertible frontage 
is 1.0 m, and is met along both Albert Street and Hickory 
Street. 
 
The proposed 3.2 metre building setback along Hemlock 
Street complies with the ‘Neighbourhood Frontage’ guideline 
in the Northdale Urban Design and Built Form Guidelines. 
Proposed balconies facing Hickory Street West increase “eyes 
on the street”.  
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BD.3 Appropriate and compatible building design techniques will be 
used, including transition in building heights, step-backs and 
angular planes, and building articulation. 
 

Building step-backs, projections, recessions, and varying roof 
lines are used to appropriately articulate the building. Please 
refer to the elevations and renderings included with the Site 
Plan Application.  
 

BD.4 The location of ground-floor windows, doors, and main 
entranceways will support visibility and transparency at grade, and 
access from the street. 

A generous amount of floor-to-ceiling windows are provided 
on the ground-floor to support visibility to and from Hickory 
Street West. The principal building entrance is highly visible 
from the street and is highlighted by windows and an 
architectural canopy. 
 

BD.5 Indoor and outdoor common amenity areas will be encouraged for 
housing developments to promote a healthy social environment 
both within buildings and along the street. Outdoor elements could 
include porches; squares or patios adjacent to the street; roof 
gardens; and, on larger sites, internal courtyards connected to the 
public realm. Indoor common amenity areas may include 
recreational, study and living areas. 
 

Indoor and outdoor amenity spaces are provided within the 
proposed development. In the interior of the building on the 
third floor is a fitness room and a study area. Amenity spaces 
are also provided in the form of a rooftop patio and a ground 
floor patio area on the north side of the site.  

BD.6 Generally, parking requirements will be minimized in Northdale, to 
recognize that the community is being planned to support rapid 
transit facilities and will continue to accommodate a large portion of 
students and University related faculty and staff, area business 
employees, and permanent residents, resulting in a walkable, mixed-
use community that has exceptional access to transit. Parking areas 
will not be permitted in the front yard, and rear yard parking will be 
preferred. Underground or decked parking will be encouraged for 
higher density building forms. 

A total of 37 parking spaces are required for this development. 
The proposed site plan provides for a total of 41 parking 
spaces, including 2 barrier free spaces. The majority of the 
parking is not visible from the street as it is located 
underground and on the ground level as covered parking. At 
grade parking will be screened by vegetation, where feasible.  

 
Public Realm 

Guideline  Details 
PR.1 On active street frontage areas, retail, commercial and 

community uses will be required at the street-edge to animate 
and activate the public pedestrian realm. On convertible street 
frontage areas, intermediate streets, frontages will be designed 

This site consists of frontages on three streets: Albert, 
Hickory, and Hemlock. Both Albert and Hickory are 
planned as convertible frontage, thus the proposed 
building has included design elements which will 
emphasize the pedestrian realm. In addition, it is 
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to be convertible from residential to an animated retail, 
commercial or community use at some point in the future. 

proposed that the ground floor of the building will have 
office space to be used by the administration of the 
building. Furthermore, Hickory Street West is proposed 
as a “green street” and will ensure that appropriate 
landscaping is implemented to emphasize this 
designation. At grade units exceed the minimum 4.0 m 
height requirement for convertible uses and access is 
provided to each unit at grade. 
 

PR.2 Every opportunity to enhance and create both public and 
private parks, parkettes, greenways, plazas, and active open 
spaces, will be explored to enhance public interaction. These 
opportunities will be created through the redevelopment of 
lands. 

A detailed landscape plan has been prepared for the site 
plan application which incorporates green space and 
amenity space. The frontage on Hickory Street West is 
enhanced with ornamental plantings and direct 
pedestrian linkages to building entrances and amenity 
spaces. The development proposal includes ground 
floor indoor and outdoor amenity space to encourage 
social interaction. 
 

PR.3 Improvements to road and pedestrian/cycling connections 
will be established through the redevelopment of lands to 
promote connectivity and provide better access. 

The proposed development includes provisions for 36 
bicycle parking spaces, 24 of which are secure indoor 
bicycle parking spaces Pedestrian connections to the 
public sidewalk are provided. Furthermore, Albert Street 
is a planned cycling route, and the road is proposed to 
be widened to accommodate a dedicated cycling lane. 
 

PR.4 The development of new buildings and the public realm will 
incorporate principles of Crime Prevention Through 
Environmental Design (CPTED), which may address such 
matters as: appropriate landscaping, lighting, and visibility and 
animation of the ground floor. New development will also 
have regard for the principles of universal accessibility. 
 

Barrier-free accessibility is provided throughout the site 
and building. The barrier free access point to the building 
is located at the main entrance via a ramp from the 
Albert Street sidewalk. Generous building fenestration 
and street facing balconies reinforce the “eyes on the 
street” concept and enhance natural surveillance onto all 
sides of the site. 

PR.5 Improved streetscaping should be provided in the form of tree 
lined boulevards, enhanced landscaping, paving and traffic 

Enhanced landscaping is provided in the streetscape 
realm. Tree planting, shrub/perennial plantings, and 
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calming, where feasible and appropriate, and through the 
provision of consistent and attractive street furniture to define 
the public realm and neighbourhood character. 

landscaped entry features shall contribute to an 
animated and pedestrian friendly streetscape. 

 
Incentives and Bonuses 

Guideline  Details 
IB.2 A bonusing framework will be established to advance key public 

policy objectives, including provision of public park land (beyond 
minimum requirements for dedication or cash-in-lieu), public art 
contribution, provision of affordable housing, outdoor amenity 
space/courtyard that functions as public space (beyond minimum 
requirements), conservation/incorporation of heritage resources 
associated with the Veterans’ Green Park, and Veterans’ Green 
Housing, active transportation connection in accordance with 
Plan/Urban Design Guidelines (i.e., pedestrian walkways), provision 
of maintenance/monitoring agreement for on-site security and/or 
supervision. 

The applicant wishes to apply for bonusing for this 
development, as the existing density requirements only 
permit a maximum of 71 bedrooms based on the lot area, and 
the proposed development consists of 143 bedrooms, which 
exceeds the maximum permitted density by the Zoning By-
law.  Please refer to the Planning Justification Report which 
describes the proposed density bonusing. 
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Hickory Street Elevation 

Rear Elevation (adjacent to Ivy II Development) 
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Albert Street Elevation (Convertible Frontage) Hemlock Street Elevation (Neighbourhood Frontage) 
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Response to Northdale Urban Design and Built Form Guidelines (Northdale Land Use and Community Improvement 
Plan Study) 
 
Convertible Frontage – Albert and Hickory Street Frontages 

 
Guideline  Details 
5.4.1 
Convertible 
Frontage –  
Permeable Edge 

Convertible Frontage should engage the passersby with a 
“permeable edge” between the building and street as 
appropriate to building uses. Buildings should have frequent 
entrances where possible and ensure a physical and visual 
connection between people on the sidewalk and activities in 
the building. 
 

The convertible frontage along the building provides main 
entry into the main lobby area and entry into the apartment 
units along Hickory Street West and Albert Street. The large 
windows on the building provide a visual connection between 
the people on the sidewalk and the activities in the building. 

5.4.2 
Convertible 
Frontage –  
Visibility 

Convertible Frontage should protect for visibility into the 
building interior using fenestration while allowing for 
residential use. Window screening, shutters and planters can 
help transform transparent facades for residential uses. 
 

The convertible frontage along the lobby area is planned with 
floor to ceiling windows and has high visibility from the interior 
of the building and from the exterior of the building.  

5.4.3 
Convertible 
Frontage –  
Shelter 

Convertible Frontage areas should include overhangs or 
canopies over the front yard to provide shelter for pedestrians. 
Porch overhangs can provide a sense of enclosure and shelter 
pedestrians from wind, rain, and sun are encouraged. 
 

Overhangs are proposed along the front of the building along 
Albert Street and Hickory Street West which will provide shelter 
to pedestrians to shield them from wind, rain and sun. This 
overhang also helps define the entry area into the 
development. 

5.4.4 
Convertible 
Frontage –  
Front Yard 
Access 

The main entrances of individual units should be accessed 
from the sidewalk. A maximum setback of 1.0 - 5.0 metres is 
allowed to ensure that the future potential for retail is 
preserved. The 5.0 metre front yard zone can accommodate 
front steps, a raised planter and porch or terrace area. Front 
yard fences should be less than 0.5 metre high. A small level 
change can be used to signify the threshold between public 
and private space 
 

The front yard accesses to the private apartment units are 
accessible from the pedestrian sidewalk. To define the 
threshold between the public and private space, ornamental 
plantings are proposed to delineate the difference between 
the public and private spaces. 

5.4.5 
Convertible 
Frontage –  
Signage 

Integrate signage with the architecture. Define spaces to 
accommodate signs that respect building scale, architectural 
features, and signage uniformity. Building signage should be 
integrated with and reflective of architectural form and style. 

Signage will be included on site with the municipal numbering 
assigned to the project, to identify the primary building 
entrance.  
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5.4.6 
Convertible 
Frontage –  
Utilities 

Utilities, vents and other unattractive elements should be 
avoided on the lower levels of façades adjacent to the public 
realm or should be integrated into the architectural 
composition, where feasible. 

Waterloo North Hydro and the City intend to bury hydro along 
Hickory Street West. To accommodate this infrastructure, the 
Applicant has created space for an underground switchgear at 
the corner of Hemlock and Hickory Streets. Furthermore, 
allowance has been made for hydro lines along Hemlock Street 
that will serve other properties to the north, by providing space 
for a separate single phase transformer at the northeast corner 
of the property. Finally, to accommodate the City’s plans for a 
wider sidewalk along Hickory Street, the Applicant has agreed 
to move a Rogers fibre optic cable installation and provide an 
easement in favour of Rogers. All other utilities have been 
located away from public view and screened where possible.   
 

 
Neighbourhood Frontage – Hemlock Street Frontage 
 

Guideline  Details 
5.6.1 
Neighbourhood 
Street Frontage 
– Defining 
Private Space 

Define the threshold between private residential uses at grade 
and the public realm through measures such as screening, 
planting, and elevation changes. Provide a series of transitional 
filters for pedestrians passing from public spaces to private 
spaces. These could include: A front gate, a private front path, 
a porch, a stoop, a foyer or entrance hall. If front yard 
dimensions are limited use grade changes to create a sense of 
transition. 
 

The neighbourhood street frontage for this site is along 
Hemlock Street, or the east property line. In order to define the 
line between private residential uses and the public realm, the 
proposed development will have screening measures 
implemented to ensure that the parking access is hidden from 
public view, as well as other service areas or mechanical 
features. A private path is proposed for the apartment unit with 
an entrance along the neighbourhood frontage.  
 

5.6.2 
Neighbourhood 
Street Frontage 
– Visibility 

Neighbourhood Frontage should provide protection from 
direct visibility into private living spaces while allowing for 
controlled views out. Window screening, shutters and front 
yard landscaping can help provide privacy for residential uses. 
Setback entrances can define entries as semi-private. Specify 
solid rather than glass front doors. Include planting areas along 
the front wall, on the windowsill and/or between units. 
 

There are fewer windows along the Hemlock Street frontage 
thus visibility of the interior of the building from the public 
realm will be limited. The apartment unit with a proposed 
entrance from the Hemlock Street frontage will have additional 
landscaping features to shield the entrance from the public 
view. 

5.6.3 Neighbourhood Frontage areas should include overhangs or 
canopies over the front yard to provide shelter for pedestrians. 
The addition of a canopy over a front door or a recessed space 

The building side along the Neighbourhood Frontage contains 
an overhang to provide shelter for pedestrians. 
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Neighbourhood 
Street Frontage 
– Shelter 

is often sufficient to suggest semi-privacy. An enclosed porch 
can serve as a draft excluder, a house enlarger, a storage unit, a 
conservatory, and a secure point from which to view strangers. 
 

5.6.4 
Neighbourhood 
Street Frontage 
– Front Yard 
Access 

The main entrances of individual units should be accessed 
from the sidewalk. A maximum setback of 3.0 - 6.0 metres is 
allowed to ensure that the future potential for retail is 
preserved. The front yard zone can accommodate front steps, 
a raised planter and porch or terrace area. Front yard fences are 
discouraged and if necessary should be less than 0.5 metre 
high. 
 

The entrance to the individual apartment unit on the 
Neighbourhood Frontage is provided from the sidewalk. A 
setback of 3.2 metres is provided to maintain the future 
potential for retail uses along this frontage. Landscaped 
features are proposed to be added to accentuate the entrance 
and define the boundary between public and private space. 

5.6.5 
Neighbourhood 
Street Frontage 
– Stoop or steps 

Provide opportunities for interaction among residents and 
neighbours by designing private outdoor spaces slightly above 
grade. These spaces encourage outdoor occupation and 
passive surveillance of the street. The entrance is usually an 
exterior stair and landing. 
 

An exterior stair landing has been incorporated into the design 
of the entrance to the apartment at grade along the 
Neighbourhood Frontage. 

5.6.6 
Neighbourhood 
Street Frontage 
– Porch 

A porch provides a more private transition space between the 
dwelling and the public street. A porch should be large enough 
for two people to stand under cover outside of the door swing. 
Porches are typically elevated above grade to create a 
distinction between the public and private realm as well as 
providing an elevated view of the street. 
 

There is access to one apartment at grade along Hemlock 
Street. The entrance area to the unit is proposed to be 
landscaped to differentiate from the public and private realm.  

5.6.7 
Neighbourhood 
Street Frontage 
– Entrances 

Where the front door must be a light source use translucent 
rather than transparent materials. Use sidelights and transom 
lights to allow for light and views to the outside. Entrances 
should have outside lights. Utilities, vents and other 
unattractive elements should be avoided on the lower levels of 
façades adjacent to the public realm or should be integrated 
into the architectural composition, where feasible. 

Any entrance proposed along the Neighbourhood Frontage 
will consist of a translucent material, and proper lighting for 
safety per the direction of this guideline. As discussed above, 
Waterloo North Hydro has required significant hydro 
infrastructure along the Hemlock Street frontage, most of 
which is unrelated to the proposed development. Wherever 
possible this infrastructure will be screened with landscaping 
that meets Waterloo North Hydro’s standards. 
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Northdale Urban Design Guidelines (Street frontages) 
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Built Form Frontage at Grade - Northdale Land Use and Community Improvement Plan Study 
 
Frontages 
 

Guideline  Details 
5.9.1 
Frontage: 
Common 
Entrances - 
Visibility 

Design entries to be obvious, identifiable, and distinctive with 
clear lines of sight and lobbies visually connected to the street. 
Use transparent materials between 0.6 and 3.0 m off the floor 
for all common entry areas. 

The main entrance is located on Hickory Street and is distinct 
and identifiable as landscaping planters and steps are 
proposed leading up to the entrance to make it obvious. 

5.9.2 
Frontage: 
Common 
Entrances - 
Lobbies 

Lobbies provide a sheltered space to wait for visitors and 
residents. Ensure that there is a direct line of sight from lobbies 
to the street. Lobbies should be generously sized and provide 
a minimum of two seats or 1 seat for every 100 residents. 
Seating should be comfortable and welcoming. Built in seating 
can be more resilient and spatially efficient. Indoor amenity 
areas can be combined with lobbies to activate the space. 
 

The main lobby is along the south edge of the building, which 
is parallel to Hickory Street West. The lobby consists of large 
floor-to-ceiling windows that allow a direct line of sight from 
the lobby to the street and the intersection of Albert and 
Hickory Streets.  

5.9.3 
Frontage: 
Common 
Entrances - 
Shelter 

Main entrances should include overhead shelter or canopies to 
provide outside shelter from wind, sun and rain. Canopies 
should be large enough to provide space to shelter two people 
outside of the door swing. 

The main entrance to the proposed building is located along 
Hickory Street West and includes a canopy to provide shelter 
for pedestrians and residents from the rain.  

5.9.4 
Frontage: 
Common 
Entrances - 
Distinctive 

Residential and commercial entries should be differentiated. 
Shared entrances to residential units, clearly accessible from 
the street should be provided. Each retail store in a building 
should be identifiable and accessible from the sidewalk. 

The apartment units with access at grade are proposed to have 
access from both the exterior of the building and the interior. 
 

5.9.5 
Frontage: 
Common 
Entrances - 
Plazas 

Large buildings should include publicly accessible plazas 
associated with their entrances. These spaces should be 
accessible to pedestrians and connect the ground floor of the 
complex to the surrounding urban environment. Design the 
entry plaza as an ensemble of a variety of elements including 
the doors, overhead features, ground surface, landscaping, 
lighting, and other features. 

The entrance plaza for the proposed development is located 
just outside of the main entrance on Hickory Street that 
accesses the lobby. As previously mentioned, the main 
entrance is proposed to have a canopy to provide shelter as 
well as stairs leading up to it and landscaped features to 
accentuate the entrance point. The common entrance to stairs 
on Hemlock Street will also be treated as an entry feature. 
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5.9.6 
Frontage: 
Common 
Entrances - 
Seating 

Outdoor seating should be integrated with the entrance 
pathway. Seating can be provided by benches or integrated 
into the entrance design using seating walls. 

Outdoor seating for the proposed development is shown on 
the landscape plans submitted with the site plan application. 

5.9.7 
Frontage: 
Common 
Entrances - 
Transition 

Transitional spaces such as stoops, courtyards, stairways can 
provide a sense of entry. Entries should include differentiated 
ground surfaces, special paving, landscaping, lighting and 
integrated signage. 

The main entrance is emphasized by stairs that lead directly to 
the main entrance from the sidewalk. Landscaping is planned 
along the length of the main building entrance to emphasize 
the main entry point of the building. 

 
Street Wall 
 

Guideline  Details 
5.10.1 
Street Wall - 
Architectural 
Quality 

Design buildings to have architectural articulation that is rich 
in detail, enhances public streets, and creates interest as well as 
a sense of identity. Allow and promote architectural innovation 
in Northdale, particularly to create new landmarks and 
streetscape interest. Encourage the use of brick, glass, steel, 
stone and other complementary materials. 
 

The design of the proposed building has been developed to 
emphasize the architectural features including the red accent 
features and transparency of the building. The main materials 
that make up the exterior of the building are brick, glass, 
concrete, and metal and complement the materials used in 
other recent developments in the Northdale area. 

5.10.2 
Street Wall - 
Differentiation 

An identifiable break should be provided between a building’s 
retail floors (ground level and, in some cases, second and third 
floors) and upper floors. This break may consist of a change in 
material, change in fenestration, or similar means. Incorporate 
horizontal and vertical elements that match or complement 
surrounding features. Use cornice, banding and other 
treatments to create a transition between different storey 
heights. 
 

The proposed development does not include retail uses within 
the building. The proposed building design does provide for 
breaks between the upper and lower levels as well as 
projections and recessions to break up the building mass.  The 
main floor of the proposed building (from highest grade 
elevation) has a height of double the standard storey height. 
The lobby and indoor amenity areas are proposed to be two 
storeys in height.  
 

5.10.3 
Street Wall – 
Reducing 
Perceived Mass 

Use secondary architectural elements to reduce the perceived 
mass of larger projects. Consider creating recesses or 
indentations in the building envelope; adding balconies, bay 
windows, porches, canopies or other elements; and/or 
highlighting building entries. Buildings on blocks longer than 
100m should be designed with breaks or as separate buildings 

The proposed development includes balconies and different 
sized windows to reduce the perceived mass of the building as 
it is located centrally on the lot and takes up the entire frontage 
of Hickory Street West (80.6 metres). The building steps back 
from Hemlock Street and Hickory Street at the 5th floor to 
reduce the perceived mass along these frontages.  
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to provide street variety, connections, views and opportunity 
for sunlight penetration. 
 

5.10.4 
Street Wall – 
Functional 
Design Elements 

Consider architectural features that add depth, texture, and 
scale as well as serving other project functions such as shading 
devices and windows that add rhythm and depth as well as 
contribute toward energy efficiency and/or savings. 

The design of the proposed development incorporates red 
metal features that add projections to the facade and provide 
shading for the windows. These features also serve to 
accentuate the horizontal and vertical lines of the building. 
 

5.10.5 
Street Wall – 
Blank Walls 

Avoid large blank walls along visible façades wherever possible. 
Where expanses of blank walls, party walls, retaining walls, or 
garage facades are unavoidable, include design treatments 
that provide interest for pedestrians such as newsstands, green 
walls, landscaped areas, raised planters, wall patterns, trellises 
or public art. 
 

There are no blank walls proposed for this building, as all visible 
facades of the building contain projections and recessions as 
well as more than one type of material used. Furthermore, the 
front facade is designed to be visually unique and includes 
more colours in the building material and more landscaped 
features to animate the streetscape. 

5.10.6 
Street Wall – 
Building 
Materials 

The following building materials are preferred in the Northdale 
Study Area: architecturally finished block, stone, granite, metal 
and wood panels, brick, glass and spandrel glazing finishes. 
These elements will be approved through the site plan process 
and would help establish expectations for all buildings. The use 
of stucco as an exterior finish should be minimized especially 
at grade. 

Building materials for the proposed building include: metal, 
brick, concrete, and glass. All these materials are identified as 
preferred building materials for the Northdale Study Area. 

 
Private Open Space 
 

Guideline  Details 
5.13.4 
Shared Private 
Open Space -  
Roof Gardens 

Roof gardens are shared open spaces on the top of buildings. 
Roof gardens provide private open space away from the street 
and offer distant views out toward the neighbourhood. Roof 
gardens should be connected to interior shared amenity 
spaces and are best located on the roof of the podium rather 
than the tower due to wind conditions. Roof gardens should 
not be located on the north side of a tower. 
 

The proposed development contains a rooftop amenity area 
above the 5th floor. Details for the amenity area are included in 
the landscape package submitted with the Site Plan 
application, and include seating areas and plantings.  

5.16.1 
Private Open 
Space: Balconies 

Provide residential units with sufficient private amenity space, 
either as a terrace, balcony, or yard. 

All units within the proposed development have access to the 
rooftop amenity area and at grade amenity area that is 
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and Terraces - 
Private Amenity 

proposed for this development. The majority of units also have 
access to private balconies for quiet enjoyment. 

5.16.4 
Private Open 
Space: Balconies 
and Terraces – 
Neighbourhood 
& Convertible 
Street Frontage 

Balconies are encouraged for the first 2-6 storeys. Balconies in 
residential areas should be deep enough to allow for seating, 
small tables while allowing sufficient space for a person to pass. 

Private balconies are located on the 3rd and 6th floors along the 
convertible frontage of Hickory Street and are accessed from 
within the units. Private balconies are accessed through the 
units. The private rooftop terrace that is provided for all 
residents is accessed from the common area of the top floor. 

 
Access and Servicing 
 

Guideline  Details 
5.18.1 
Access & 
Servicing - 
Driveways 

Minimize the number and width of driveways and curb cuts, 
locating them so they are less visually dominant. Where 
feasible share the use of the driveway for loading, parking and 
for access to adjacent properties in order to reduce the extent 
of interruption along the streetscape. Driveways should be 
located as far from the nearest intersection as possible or a 
minimum of 30 metres from the centre of the driveway to the 
centre of the nearest side street. 
 

The proposed development plan only contains one driveway 
entrance that provides access to the underground parking. The 
entrance is provided along the Neighbourhood Frontage on 
Hemlock Street and is located as far away as possible from the 
intersection of Hickory Street West and Hemlock Street. The 
loading area is proposed to be accessed by the single driveway. 

5.18.3 
Access & 
Servicing - 
Safety 

Limit conflict between pedestrians and vehicles using design 
techniques such as contrasting pavement to indicate vehicle 
entries or adding warning lights or other safety devices for 
vehicles exiting a garage and crossing a sidewalk. 
 

The parking area and the pedestrian sidewalk network have 
been designed to limit conflicts between pedestrians and 
vehicles.  

5.18.4 
Access & 
Servicing – 
Loading Access 

Wherever possible, gain servicing/loading access from 
secondary streets. Share service and utility areas between 
different users within a single building or among different 
buildings. Integrate these areas into the architecture of the site. 
 

A loading space is provided in the proposed development near 
the rear of the property, adjacent to the exterior bicycle storage 
provided. Access to the loading space is gained from Hemlock 
Street. The loading space will not impact vehicular access to 
and from the parking area within the building. 
 

5.18.6 
Access & 
Servicing – 

Waterloo North Hydro should consider allowing private 
transformers to be located within denser buildings to avoid 
having to accommodate them in the public realm. Due to the 
future density of the Northdale neighbourhood and the 

The Applicant has designed the site with a private, pad 
mounted transformer at the rear of the site in the surface 
parking area. The transformer is set back a significant distance 
from Hemlock Street, consistent with the design objectives. 
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Integrate Hydro 
Transformers 

aspirations for an improved public realm, pad-mounted 
transformers are discouraged within the front and flankage 
yards if driveway access is feasible. 

Additional hydro infrastructure is proposed along Hemlock 
Street for Waterloo North Hydro (switchgear, single phase 
transformer) that provide hydro services to other properties in 
Northdale and is unrelated to the proposed development. 

 
Parking 
 

Guideline  Details 
5.20.1 
Parking - Visitor 
On-street 
Parking along 
Residential and 
Convertible 
Frontages 

Encourage on-street parking on neighbourhood and 
convertible streets to provide pedestrian protection, promote 
passive surveillance of the street and provide additional 
temporary parking for shopping, deliveries and visitors. 

Currently, on-street parking is permitted along all frontages. It 
is anticipated that Hemlock Street and Albert Street will 
continue to permit on-street parking. As Hickory is a planned 
Green Street, it has not yet been determined whether the 
municipal design of a green street will permit on-street 
parking. 

5.20.2 
Parking – 
Parking 
Location 

Locate parking below grade wherever possible. When below 
grade parking is not feasible above grade and surface parking 
structures should be behind buildings with development 
facing the street. This ensures the animation of adjacent street 
frontages. 
 

Parking for the proposed development is proposed to be in the 
form of underground and covered at-grade parking. View of 
parking is proposed to be shielded from public view as much 
as possible.  

5.20.5 
Parking – 
Alternative 
Transportation 

If facilities for alternative transportation such as shared vehicles, 
carpooling, and charging stations for electric vehicles are 
provided, place them in prominent locations that are 
convenient and readily accessible to expected users. 
 

Facilities for alternative transportation such as, shared vehicles, 
carpooling, and charging stations for electric vehicles are not 
proposed as part of this development. 36 bicycle parking 
spaces are proposed.  

5.20.6 
Parking – Safety 

Where the provision of parking is provided, include limited 
entry points, each with a gate accessible only to residents of 
the facility. Maximize casual surveillance by locating parking 
near streets or walkways and maximizing views into and 
through the facility. Ensure that parking areas are well-lit at all 
times. 
 

The underground parking is only accessible by car from one 
point of entry along Hemlock Street. Internal access points to 
the underground parking will only be accessible to the 
residents of the building. Parking areas are proposed to be 
well-lit to ensure natural surveillance of the parking area by 
building residents. 

5.20.7 
Parking – 
Bicycle Storage 

Provide secure, enclosed bicycle storage within developments. 
Bicycle storage areas must be locked and easily accessible to 
residents. Visitors’ and customers’ bicycle racks must be clearly 

The proposed development includes 36 bicycle parking spaces 
in both the interior and exterior of the building. The majority of 
the bicycle parking will be indoor secure storage located on 
the P1 level and only accessible by building residents. 
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visible from a main entry, covered, served with night lighting, 
and protected from damage from nearby vehicles. 

Site Planning 
 

Guideline  Details 
5.21.2 
Site Planning – 
Corner Lots 

Corner lots should conform to the frontage requirements of 
the ZBL on all adjacent streets. One driveway is permitted to 
allow access to the rear of the lot. The driveway should be 
located on the secondary street. Parking should be 
accommodated underground or entirely in the rear of the 
building. On deep lots buildings should turn the corner and 
front all streets. Flankage set backs (if any) should have 
landscape buffers as specified in the SPRG (4.13.H). 
 

The proposed development conforms to the frontage 
requirements of the Zoning By-law on all adjacent streets. The 
proposed parking access is provided from Hemlock Street, a 
secondary street, and proposed parking is mainly 
accommodated underground. The setback from Hemlock 
Street will have landscape buffers that meet the requirements 
of Section H of the Site Plan Review Guidelines in the City of 
Waterloo Urban Design Manual. 

5.21.3 
Site Planning – 
Through Lots 

Through lots should conform to the frontage requirements of 
the ZBL on all adjacent streets. One driveway is permitted to 
allow access to the interior of the lot. The driveway should be 
located on the secondary street. Parking should be 
accommodated underground or entirely within the building. 
Flankage setbacks (if any) should have landscape buffers as 
specified in the SPRG (4.13.H). 
 

 (same as above) 

5.21.3 
Site Planning – 
Landscape 
Buffers 

Side and rear lots, exposed surface or structured parking, blank 
walls, and habitable rooms in close proximity to publicly 
accessible routes should be screened with landscape buffers as 
outlined in the SPRG (4.13.H). 

All habitable rooms in close proximity to the public sidewalks 
will be screened with appropriate landscape buffers to allow 
residents privacy within their units but allow for passive 
surveillance. Furthermore, other service and parking areas will 
also be screened with landscape buffers to be hidden from 
public view.   
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Development Design Summary 
 
This Urban Design Brief concludes that the proposed Zoning By-law 
Amendment and Density Bonusing application for 284-286 Albert 
Street and 84-86 Hickory Street West to permit the proposed 
development, and lift the Holding provision on the subject site to 
permit a six storey apartment building represents good planning. 
 
The proposed building adheres to the intent of the following 
policies and guidelines: 
 

• The City’s Urban Design Guidelines are met. 
• The City’s supplemental Tall Buildings Guidelines are 

addressed. 
• The guidelines for the Northdale Area are addressed. 
• Proposed development meets the general intent of the 

zoning requirements. Approval of the site plan will facilitate 
removal of the “H” provision. We are proposing to double 
the number of beds permitted through density bonusing. 
Please refer to the planning report submitted in 
conjunction with this report to support the zoning 
amendment. 

• Site design addresses comments received through pre-
application process. 

• The proposed development conforms to Official Plan 
direction. 

• Further detail with respect to landscaping and surface 
treatments to be addressed through the site plan approval 
process. 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 


