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Introduction

FOTENN Consultants Inc. has been retained by Uniform Developments to prepare a Planning
Rationale in support of a Zoning By-law Amendment Application and an Official Plan
Amendment Application for the lands known municipally as 113 and 115 Echo Drive.
The subject site is located on the southeast corner of Echo Drive and Main Street in Ottawa,
and is legally described as Part of Lot 20 Registered Plan 27, Lot 1 and 2 Registered Plan
78.The requested approvals would allow for the development of a 46 unit, six (6) storey
residential building with approximately 4,441 m² of gross floor area.
Aside from two (2) copies of this Planning Rationale prepared by FOTENN Consultants Inc.,
the following materials have been submitted in support of this application (# of copies):
/
/
/
/
/
/
/
/
/
/
/

Survey Plan prepared by Annis, O’Sullivan, Vollebekk (2);
Concept Plan prepared by Barry J. Hobin & Associates Architects (55) copies;
Building Elevations prepared by Barry J. Hobin & Associates Architects – 3 copies;
Floor Plans prepared by Barry J. Hobin & Associates Architects – 3 copies;
Sunshadow Study prepared by Barry J. Hobin & Associates Architects – 2 copies;
Landscape Concept Plan prepared by Novatech Engineering Consultants– 3 copies;
Servicing Brief and Stormwater Management Report prepared by Novatech
Engineering Consultants (6);
Geotechnical Study prepared by Paterson Group Engineering (4);
Phase I Environmental Site Assessment prepared by Paterson Group Engineering (3);
Transportation Brief prepared by Novatech Engineering Consultants (9); and,
Cultural Heritage Impact Statement prepared by Robertson Martin Architects (3).
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Site Overview & Community Context

2.1

Subject Site

The subject site comprises two lots located at the southeast corner of Echo Drive and Main
Street in the Ottawa East community of Ottawa. Further, the site is located just southeast of
Colonel By Drive and the Rideau Canal. The combined lots have an unusual configuration
forming an irregularly shaped parcel of land as illustrated below. Collectively, the two lots
have a total land area of 1,534.16 square metres, with a frontage along Echo Drive of 18.23
metres, a frontage along Main Street of 36.77 metres, and an irregular depth (see Figure 1).
The subject property currently consists of a two and a half (2.5) storey single detached
dwelling that has been converted to four (4) residential apartment units, and a two (2) storey
former church building that was recently occupied by the Portuguese Community Centre.
Paved parking lots are located in the rear of each building.

PLANNINGDESIGNLANDSCAPE ARCHITECTURE

Figure 1. Surrounding area. Subject properties’ boundaries highlighted.

2.2

Surrounding Area Uses

The area surrounding the subject property consists of primarily residential uses in low-rise
and mid-rise form. More specifically, the following land uses surround the subject property:
NORTH:

Directly north of the site along Echo Drive is a planned unit development (PUD) at
111 Echo Drive, including two (2) six (6) storey residential buildings, which share a
private driveway off of Echo Drive (Figure 2).

Figure 2. Mid-rise residential building east of the site.
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EAST:

East of the site within the PUD at 111 Echo Drive (Figure 3) are two sets of two (2)
storey townhouses fronting Greenfield Avenue, separated by a one (1) storey
building with a rooftop tennis court. Vehicular access is provided off of the private
driveway shared with the two aforementioned mid-rise residential buildings.

Figure 3. Townhouses to the north and east of the site front Greenfield Avenue.
SOUTH:

On the west side of Main Street, southwest of the site, is a five (5) storey
triangular-shaped residential building with a large footprint (Figure 4). Directly
south, on the east side of Main Street and at the corner of Greenfield Avenue, is a
two (2) storey office building, and a single-detached dwelling further along
Greenfield. Across Greenfield is a four (4) storey residential building.

Figure 4. Looking north from the southeast corner of Main Street and Greenfield Avenue.
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WEST:

Across Echo Drive (Figure 5) is a grassy median that separates the roadway from
Colonel By Drive, a federally-owned road that connects the site to Ottawa’s
downtown and the Central Business District. Alongside Colonel By Drive lies the
Rideau Canal and a multi-use pathway.

Figure 5. Looking east, from the intersection of Colonel By Drive and Main Street.

2.3

Area Amenities

The subject property is located at the northern edge of the Main Street, which is
characterized by a mix of mid- and low-rise apartment dwellings, converted dwellings and
single-detached homes, as well as limited retail. Aside from proximity to Main Street,
identified as a Traditional Mainstreet in the City of Ottawa Official Plan, there are a number of
community amenities located within walking distance of the property including:
/
/
/
/
/

Recreational amenities including the Ottawa East Community Centre, St. Luke’s
Community Centre, Sandy Hill Arena, Jack Purcell Community Centre and the
University of Ottawa;
Parks including Montgomery Memorial Park, Ballantyne Park, Springhurst Park, St.
Luke’s Park and Jack Purcell Park;
Schools including Lady Evelyn Alternative School, St. Nicholas Adult High School,
Immaculata High School, and Viscount Alexander Public School;
Retail stores including Loblaw’s; and,
Access to the multi-use pathway along the Rideau Canal providing for an alternative
mode of travel with direct and safe connections to the City’s downtown, Lansdowne,
the Glebe neighbourhood and Dow’s Lake/Little Italy.

As seen in the list above and Figure 6 below, the subject property benefits from a walkable
neighbourhood due to its close proximity to recreational facilities, parks, schools, retail and
efficient transportation options.
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Figure 6. Community Amenities

2.4 Main Street Future Improvements
It is expected that Main Street will redevelop with a mix of additional commercial, residential
and community uses as set out in the Old Ottawa East Community Design Plan. The vision for
Main Street is a vibrant, walkable and complete street that serves the everyday needs of the
residents by providing a mix of commercial and retail uses.
Main Street is also currently being redesigned to a Complete Street, to better balance
vehicular travel with walking, cycling, and transit use. Completing is expected in summer
2017. Both segregated and combined cycle tracks are being incorporated into the Main Street
redesign along with wider sidewalks and narrower car lanes consistent with other mainstreets
in the City. A variety of streetscaping improvements are also being proposed such as
streetlighting, furniture, trees and plantings, public art and surface elements.
Immediately adjacent to the proposed development, the redesigned Main Street will include a
cycling lane or track along with a wide sidewalk. There is also the potential for on-street
parking on the north side of Main Street, adjacent to the subject site.

2.5

Transportation Network

The subject site is located in an area with an established road network and in close proximity
to rapid transit. As illustrated below, in Schedule D of the City of Ottawa Official Plan, the site
PLANNING RATIONALE  113 & 115 ECHO DRIVE  UNIFORM DEVELOPMENT

5

is located within an 800 metre walking distance from Campus Station on the Rapid Transit
Network (Figure 7).

Campus
Station

Figure 7. Excerpt from Schedule D – Rapid Transit Network.
In addition to being located in close proximity to rapid transit, the site benefits from nearby
local bus service from north-south bus route 5 on Main Street and Elgin Street, and from eastwest routes 6 and 101 (Figure 8).

Figure 8. Excerpt from OC Transpo System Map
The subject property is well served by the existing road network in the area (Figure 9). As per
Schedule F – Central Area/Inner City Road Network in the City of Ottawa Official Plan, Main
Street is identified as an existing Arterial Road. Further, Colonel By Drive is identified as an
existing Federally Owned Road. Arterial roads are those that serve through-travel between
points not directly served by the road itself and limited direct access is provided to only
major parcels of adjacent lands. The federally owned road is a commuter road providing fast
and easy access to the City’s downtown core.
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Figure 9. Excerpt from Schedule F – Central Area/Inner City Road Network
The subject property is also well served by the existing on-road cycling network in the area
(Figure 10). As per Schedule C – Primary Urban Cycling Network in the City of Ottawa Official
Plan, Main Street is identified as an existing On-Road Cycling Route, while the multi-use
pathways on the Rideau Canal are identified as Off-Road Cycling Routes.

Figure 10. Excerpt from Schedule C - Primary Urban Cycling Network
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3

Proposed Development

Uniform Developments is proposing to demolish the existing buildings and associated surface
parking lots, and construct a six (6) storey residential building with a maximum height of 20
metres (Figures 11-13). The proposed 46-unit building will have a total gross floor area (GFA)
of approximately 4,441 square metres.
The main entrance to the building is at the corner of Echo Drive and Main Street, at the foot
of a prominent curvilinear corner feature that is set back 2.85 metres from Echo Drive and
4.01 metres from Main Street, but tapers upwards, with a minimum setback of 0.25 metres at
the sixth storey from Echo Drive, and 1.94 metres from Main Street (Figure 12). Significant
glazing and a large approximately 41 square metre at-grade interior lounge will be used at the
corner to create an active street condition. An additional approximately 21.4 square metre
communal amenity area is proposed just east of the lobby overlooking Main Street, to be
used as a meeting / multipurpose room.
In addition to these amenity areas, five (5) units are located at grade, three (3) of which will
face Main Street, with front yard terraces accessed from the street from short walkways. Four
(4) new street trees are also proposed in the front yard, along with other soft landscaping. A
secure indoor bicycle storage room includes 23 bicycle parking spaces, meeting the by-law
requirement.
The two (2) rear-facing units open onto terraces, behind which is a 264 square metre rear
yard amenity area comprising planters, trees, a ‘zen’ water feature, a 5 x 5 metre gazebo, gas
barbecue, and picnic tables. A wooden screen fence will surround the rear yard to ensure
privacy is maintained (Figures 14-15).

Figure 11. Conceptual Rendering of the Proposed Development
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The proposed development is served by a two (2) storey underground parking garage,
accessed to the northeast of the main entrance through a ramp off of Echo Drive. Over the
two levels, 49 resident spaces are proposed, and seven (7) visitor spaces. Storage lockers are
proposed on both underground levels as well. All parking spaces and drive aisles will meet
the required dimensions in the by-law.
The building footprint increases slightly from the ground floor to the fifth storey, the tapering
outward of the architectural feature at the corner of Main Street and Echo Drive. The corner
feature tapers outward from the ground to the sixth storey, while the rest of the building is
stepped back above the fifth storey, with sixth storey terraces surrounding the building. A
total of 537.8 square metres of balconies and terraces are included
Additional amenity area is proposed in the form of a rooftop terrace, which is accessed
through a penthouse projecting above the height limit (Figure 16). The 120 square metre
amenity area includes a washroom provided within the penthouse for the use of residents,
while an outdoor terrace provides seating, landscaping, and views of the Rideau Canal.

Figure 12. Proposed Site Plan Extract
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Figure 13. West Elevation

Figure 14. Proposed Rear Yard Amenity Area (Concept)

Figure 15. Early Conceptual Rendering of Rear Yard (without Gazebo)
PLANNING RATIONALE  113 & 115 ECHO DRIVE  UNIFORM DEVELOPMENT

10

Figure 16. Proposed Rooftop Terrace

4

Policy Framework

4.1

Provincial Policy Statement

The 2014 Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning. Decisions affecting planning matters ‘shall be consistent
with’ Provincial Policy Statements.
The PPS promotes intensification of built-up areas to efficiently use land where existing
infrastructure and public service facilities are readily available to avoid unjustified and
uneconomic expansions. Planning authorities must identify appropriate locations and
promote opportunities for intensification and redevelopment [Policy 1.1.3.3]. In addition to
meeting the fundamental objective of concentrating growth within established and serviced
urban areas, the proposed development meets the following policy interests among others:
/
/
/

Promotes efficient development and land use patterns which sustain the financial wellbeing of the Province and municipalities over the long term [Policy 1.1.1.a];
Accommodates an appropriate range and mix of residential, employment (including
industrial and commercial), recreation, open space, and other uses to meet long-term
needs [Policy 1.1.1.b];
Promotes cost-effective development standards to minimize land consumption and
servicing costs [Policy 1.1.3.2.a];
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/
/

Promotes land use patterns, density and mix of uses that minimize the length and
number of vehicle trips and supports current and future use of transit and active
transportation [Policy 1.6.7.4];
Supports energy efficiency and improves air quality through land use and
development patterns which promote the use of active transportation and transit and
improve the mix of employment and housing uses to decrease transportation
congestion [Policy 1.8.1.b,c,e].

The proposed development is consistent with the Provincial Policy Statement, 2014, in that:
/
/

/

4.2

The proposal capitalizes on an infill opportunity of an underutilized site within the
City’s built-up area where services are readily available, on a traditional mainstreet
identified as an appropriate location for intensification and redevelopment;
The proposed development proposes to intensify a site situated in proximity to the
city core, active transportation infrastructure and a variety of essential neighbourhood
amenities, contributing to the creation of complete communities and development
patterns that are sustainable over the long term; and,
The proposed development promotes densities that contribute to more sustainable
land use patterns and contribute to the range and mix of commercial opportunities
within the urban area.

City of Ottawa Official Plan

The City of Ottawa Official Plan (OP) provides a vision of Ottawa’s future growth and a policy
framework to guide its physical development to the year 2031. Additionally, the OP addresses
matters of provincial interest as defined by the Provincial Policy Statement, and serves as a
basis for a wide range of municipal activities. Particularly relevant sections of the OP include
Section 3.6.3 – Mainstreets, Sections 2.5.1 and 4.11 - Urban Design and Compatibility.

4.2.1

OP Section 3.6.3 – Mainstreets

The subject property is designated Traditional Mainstreet as per Schedule B of the Official
Plan (Figure 17). Traditional Mainstreets are expected to offer some of the most significant
opportunities for intensification in the City of Ottawa through compact forms of development
and a pedestrian-friendly environment.

Figure 17. Excerpt from Schedule B, City of Ottawa Official Plan
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The boundary of the Traditional Mainstreet designation is flexible depending on site
circumstance and lot configuration, but generally applies to those properties fronting the
road so designated. According to Policy 2 of Section 3.6.3, where there is potential to
develop both adjacent to the main street and to the rear of the property, the Mainstreet
designation will apply to the entire lot.
Policy 8 stipulates that redevelopment and infill will be encouraged in a building format that
encloses and defines the street edge and provides direct pedestrian access to the sidewalk.
The policy also indicates that the OP supports heights up to six (6) storeys on Traditional
Mainstreet sites, while Policy 9 establishes a two (2) storey minimum.

The proposal meets the general intent of the Traditional Mainstreet policies, since:
/

/

/

The proposed development will include both 113 Echo Drive, the lot adjacent to the
Traditional Mainstreet, and 115 Echo Drive, the abutting lot. This will extend the
boundary of the Traditional Mainstreet to the rear of the property, allowing for a
significant and impactful development at the important intersection of Colonel By
Drive, Echo Drive and Main Street, implementing the intent of Policy 3.6.3(2).
The proposal will intensify an underutilized site with a significant surface parking
component that is not in conformity with the Traditional Mainstreet designation, as it
does address the Main Street frontage. The proposed built form will enclose and
define the street edge at the corner of Main and Echo, and include a landmark feature
at the corner.
The proposal also conforms to the Traditional Mainstreet policies with regards to
height, by proposing a six (6) storey building.

4.2.2 OP Sections 2.5.1 & 4.11 – Urban Design and Compatibility
Section 2.5.1 provides guidance on how to appropriately incorporate infill development into
existing built up areas. Compatible development is development that is not necessarily the
same as or similar to existing buildings, but that enhances and coexists with existing
development without undue adverse impacts. Infill development is development that should
‘fit well’ and ‘work well’ with its surroundings. The Official Plan emphasizes that the
objectives are achievable without designing a development to be the same as existing
surrounding developments.
Within Section 2.5.1, various design objectives are outlined to guide development. The
following objectives and principles are considered the most applicable to the proposed
development.
The proposal enhances the sense of community by creating and maintaining places with their
own distinct identity.
/
/

The proposal will help achieve the planned function of Main Street as a designated
Traditional Mainstreet through an appropriate-scaled development that enhances the
pedestrian environment.
The proposed development reflects a thorough understanding of the low- to mid-rise
residential character of the northern stretch of Main Street and respects the character
of the neighbourhoods to the east and north through appropriate transitioning.

The proposal defines quality public and private spaces through development.
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/
/

The proposal will define and connect public and private space by defining and
enclosing a public intersection using built form and landscaping.
The proposal encourages a continuity of street frontage along a Traditional Mainstreet,
Main Street, and a local road, Echo Drive through massing along the street edge,
extensive landscaping and a significant architecture feature at the corner.

The proposal creates places that are safe, accessible and are easy to get to and move
through.
/

/

The proposal is ideally-located to make efficient use of the existing active
transportation infrastructure on Main Street (cycle track under construction) and
along the Rideau Canal (multi-use pathway) to encourage active transportation and
transit use.
The proposal creates spaces that are safe and visible at all times by placing windows
and effectively eyes on Main Street, Echo Drive and Colonel By Drive.

The proposal ensures that new development respects the character of existing areas.
/

The proposal will complement and enliven a corner that is underutilized while fitting
into the existing context in terms of height, massing and architectural design.

The proposal considers adaptability and diversity by creating places that can adapt and
evolve easily over time and that are characterized by variety and choice
/
/
/

The proposed development helps to achieve a more compact urban form by
developing within the built-up area.
The development accommodates the needs of a range of people by providing a
variety of units types (1, 1.5, 2 and 2.5 bedrooms) and sizes (652 to 2,143 square feet).
The proposal contributes to varying stages of maturity for the Main Street traditional
mainstreet as it recognizes the existing residential character of Main Street between
Echo Drive and the Queensway.

Section 4.11 of the Official Plan sets out criteria on the basis of which compatibility of
proposed developments is evaluated. Criteria used to evaluate compatibility includes: traffic,
vehicular access, parking, height and massing, pattern of surrounding community, outdoor
amenity area, loading, service and outdoor storage areas, lighting, noise and air quality,
sunlight, microclimate and supporting neighbourhood services. The table provided below
outlines how the proposed development meets the criteria for urban design and
compatibility.

COMPATIBILITY
CRITERIA
TRAFFIC

CONFORMITY

As per the Transportation Brief prepared by Novatech, there are
no capacity problems anticipated on any of the adjacent roads,
transit routes, or bus stops;
There is no potential for westbound queues at the Main Street
intersection and conflicts with existing traffic are expected to be
minimal;
The study provides methods to mitigate the slight reduction in
the access’s distance from a lot line, and for the required stopping
and decision sight distance;
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VEHICULAR ACCESS

PARKING
REQUIREMENTS

OUTDOOR AMENITY
AREA

LIGHTING

NOISE
AND
QUALITY

AIR

No measurable impacts are expected, and the study finds that the
proposal conforms to the City’s Transportation Demand
Management (TDM) initiatives.
Vehicular access is provided from Echo Drive, as opposed to Main
Street, in order to preserve Main Street’s Complete Streets design
and prioritize pedestrians;
The proposed ramp will have a maximum slope of 2%, and meets
the minimum and maximum width for a driveway of 6.7 metres.
56 parking spaces are proposed as part of this mid-rise
development – 49 for residents, exceeding the minimum required,
and 7 for visitors, meeting the minimum;
The spaces are provided underground given the areas’ context
and character, as well as its planned function as a complete street
and traditional mainstreet, whereas currently parking is provided
at grade and visible from the street;
23 bicycle parking spaces are also being provided, meeting the
requirements of the By-law.
There are no significant outdoor amenity areas surrounding the
proposed development, as the rear yards of the townhouses, and
single-detached houses fronting Greenfield Avenue are paved and
appear to be used primarily for off-street parking (Figure 16). Any
overlook will therefore have little impact;
Notwithstanding this, the proposed development is set back over
twelve (12) metres from the rear lot line;
In addition, the rooftop amenity area faces the Rideau Canal as
opposed to overlooking the surrounding properties.
Lighting will be designed and installed to provide a safe and
secure environment, without impacting (glaring) onto adjacent
properties.
A Noise Study will be prepared at the Site Plan Control stage.

MICROCLIMATE

As shown in the Sunshadow Analysis prepared by Barry Hobin
Architects, minimal adverse undue impacts are associated with
shadowing. Considering the urban location and the lack of private
outdoor amenity areas on the surrounding properties, there are
no sunshadow concerns.
No microclimate conditions have been identified.

SUPPORTING
NEIGHBOURHOOD
SERVICES

The proposed development will contribute to the pedestrian area
of the traditional mainstreet along Main Street by defining and
animating the public sidewalk.

SUNLIGHT
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Figure 18. The surrounding rear yards appear to be paved and used primarily for parking.
Section 4.11, Policy 12 requires that development proposals for taller buildings within areas
characterized by a lower built form ensure an effective transition is provided between these
areas of different development profile. Both existing developments and planned function are
to be taken into account. Transition can be accomplished through measures such as:
a) Incremental changes in building height (e.g. angular planes or stepping building profile
up or down);
b) Massing (e.g. inserting ground-oriented housing adjacent to the street as part of a
high profile development or incorporating podiums along a Mainstreet);
c) Character (e.g. scale and rhythm, exterior treatment, use of colour and complementary
building finishes);
d) Architectural design (e.g. the use of angular planes, cornice lines); and
e) Building setbacks.

The proposed development is consistent with the design and compatibility policies of the
Official Plan, in that:
/
The proposal has full regard for the existing built context and an understanding of the
impacts the proposal has on existing development. Further and more detailed analysis
will be undertaken at the Site Plan Control stage, as required.
/
The proposal is supported by the intensification policies of the OP and is supported by
the Urban Design and Compatibility criteria in sections 2.5.1 and 4.11.
/
The proposal also creates an effective transition to the nearby low-rise developments,
in particular the two (2) and two and a half (2.5) storey residential buildings along
Greenfield Avenue to the rear of the property. This transition is achieved using an
increased rear yard building setback of approximately 12 metres, whereas only 7.5
metres is required. In addition, it should be noted that the six (6) storey maximum
height is not out of scale with buildings along Echo Drive, Colonel By Drive and Main
Street.
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4.3

City of Ottawa Official Plan Amendment 150

In 2013, the City of Ottawa reviewed its Official Plan resulting in numerous policy changes.
Ottawa Council adopted Official Plan Amendment (OPA) 150 in December 2013, receiving
Ministry of Municipal Affairs and Housing approval April 24, 2014. As OPA 150 is currently
under appeal and at the Board, the current policies of the City of Ottawa Official Plan 2003,
consolidated May 2013 remain in full force and effect and have been reviewed and analyzed
for the proposed development. Despite the above, the relevant policies of OPA 150 have
been considered as this is a Council-approved document.

4.3.1

OP Section 3.6.3 – Mainstreets

The directions for Traditional Mainstreets have been updated with more focus on creating
active frontages (Policy 10). In terms of height, the revised policies continue to support midrise building heights up to six (6) storeys, unless a secondary plan states otherwise (Policy
12).

The proposed development continues to conform to the policies of the Designations and
Land Use section of the OP, as it:
/
/

/

Significantly improves the existing condition (Figure 19) on Main Street, creating an
active frontage with open terraces, significant glazing, balconies and a main entrance
(Figure 20);
As discussed in more detail further on, the Old Ottawa East Secondary Plan permits
the building type envisaged in the Official Plan for the Traditional Mainstreet
designation as implemented in the City of Ottawa Zoning By-law 2008-250,
permitting development up to six (6) storeys.
The six (6) storey development is within the permitted building height for Traditional
Mainstreets in OPA 150.

Figure 19. The existing Main Street frontage.
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Figure 20. The proposed Main Street frontage.

4.3.2 OP Sections 2.5.1 & 4.11 – Urban Design and Compatibility
Policies under Section 2.5.1 have been revised, but only to allow development proponents to
respond in creative ways to the Design Objectives. Responses provided in the Official Plan
section above (Section 4.2.3) continue to apply.
Policies under Section 4.11 have also been revised and organized into seven categories. The
relevant revised policies are addressed in the table below:
COMPATIBILITY CRITERIA
DESIGN BRIEF
BUILDING DESIGN

CONFORMITY

The required elements of a design brief have been integrated into
this planning rationale.
The proposed building will successfully integrate into the existing
neighbourhood through a number of design elements:
/
The building is within the permitted height limit of six (6)
storeys;
/
The front (Echo Drive) and corner (Main Street) facades
have been oriented to activate these streets using
significant glazing, balconies and terraces, while defining
the street edges using minimal front and corner side yard
setbacks;
/
Windows are oriented towards the public street to
contribute to safe public spaces;
/
As per the direction from staff, and Policy 4.11.7, the corner
has been emphasized to serve as a gateway into the Old
Ottawa East community. A tapering corner design,
providing ample pedestrian space at grade and significant
glazing, is proposed, wrapping the materials around the
building and using hard and soft landscaping to create a
visually-interesting corner;
/
Roof-top mechanical equipment will be designed so it is
not easily visible from the street, and will be oriented
towards to the rear of the site;
/
Architectural details such as materials, colour, etc. will be
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determined more fully at the Site Plan Control stage.
MASSING AND SCALE

As discussed above, a shadow analysis has been completed
(Figure 21), which demonstrates that the proposal will not result in
undue adverse impact on adjacent lots with respect to shadowing;
The proposed six (6) storey height is permitted under the Old
Ottawa East Secondary Plan and permitted as-of-right by the
applicable zoning. As such, any sunshadowing has been
anticipated and is considered appropriate within its context;
The proposed development creates an appropriate transition
between the other existing mid-rise developments along Echo
Drive and Colonel By Drive to the low-rise residential community
in the interior, and the traditional mainstreet, through incremental
changes in building height, a significant rear yard setback, and
exceeding the requirements of the 45o angular plane (Figure 22).

OUTDOOR
AREAS

The proposal minimizes undesirable overlook impacts on any
adjacent private amenity spaces by orienting the rooftop amenity
area toward the street and orienting the necessary mechanical
equipment to the rear of the property;
However, as mentioned above, there are few amenity areas on the
adjacent properties, and they appear to be primarily used for
parking;
Well-designed, usable amenity areas are provided, both
communal and private, in the form of an at-grade rear yard, the
rooftop amenity area, balconies and terraces. Design and
landscaping will be finalized at the Site Plan Control stage.
The subject property is located within the Main Street Traditional
Mainstreet Design Priority Area;
In order to retain flexibility or opportunity for ground floor uses in
the future, the first storey has been designed to be 3.5 metres in
height;
The building façades have been located parallel to Main Street and
Echo Drive, in order to define and enclose the public streets;
Significant glazing and terraces give views into the building, in
particular at the corner;
Lighting, façade treatment and balconies will be designed to
accentuate the transition between floors and create visual
interest;
The portion of the development impacting the public realm will be
enhanced with trees, landscaping and other elements to be
determined at the Site Plan Control stage.

AMENITY

DESIGN PRIORITY AREAS

Figure 21. Extract from Sunshadow Study, demonstrating minimal impact in March.
Based on the above, the proposed development continues to meet the relevant policies in
OPA 150, including the urban compatibility criteria in Sections 2.5.1 and 4.11.
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Figure 22. Building section demonstrating compliance with the 45o angular plane.

4.4

Old Ottawa East Secondary Plan

The subject property is located within the Old Ottawa East Secondary Plan area and
corresponding Community Design Plan approved by City Council on August 25, 2011.

4.4.1

Compliance with the Secondary Plan

The Old Ottawa East Secondary Plan provides a guide to the long-term design and
development of the community, and includes policies related to land use, urban design,
zoning, transportation, existing street conditions, compatibility of new development, and
other issues of concern to the local community.
The property is split-designated under the Secondary Plan, into “Traditional Mainstreet” (115
Echo Drive) and “Residential Low-Rise” (113 Echo Drive). Generally, the plan permits buildings
to be a maximum of six (6) storeys and 20 metres in height (10.2.1.2). However, building
heights in the Residential Low-Rise area are limited to four storeys (10.2.1.4 and 10.3.2.3), and
in the Traditional Mainstreet designation, the plan requires building setbacks from both the
front and rear property lines and above the fourth floor of all new buildings in order to reduce
the impact on adjacent low-rise residential areas (10.2.1.3 and 10.2.1.10).
Additional policies require buildings to be set back from the street along Main Street to
provide space for wide sidewalks (10.2.1.5), and to provide space for additional sidewalks on
private land (10.3.2.5).

The proposed development generally meets the intent of the Secondary Plan, in that:
•
•

The proposed height is six (6) storeys, which is permitted in the Traditional Mainstreet
designation in the Secondary Plan.
Although the six (6) storey height extends into the portion of the property designated
Residential Low-Rise, which only permits four (4) storeys, it should be noted that the
Official Plan provides for a flexible boundary to the Traditional Mainstreet designation,
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•

including abutting properties on side streets. Therefore, under the Official Plan, the
property at 113 Echo Drive could be considered as being part of the Traditional
Mainstreet designation.
It should also be noted that policies for the area along Main Street north of the
Highway 417 speak to limiting building heights to low-rise within the neighbourhood,
and allowing for low-rise infill and intensification along arterial streets such as
Greenfield Avenue. The property at 113 Echo Drive is not within the neighbourhood but
on its edge, abutting two six (6) storey mid-rise residential buildings, which create an
appropriate transition to the low-rise buildings fronting Greenfield Avenue using large
setbacks. The proposed development employs similar setbacks to appropriately
transition to the low-rise buildings within the neighbourhood. This is addressed
through the proposed Official Plan Amendment (OPA) outlined in Section 4.4.2 of this
document.

Figure 23. 113 Echo Drive abuts two existing mid-rise buildings to the north, along Echo Drive.
•

•

Additional Secondary Plan policies speak to setbacks at grade, and stepbacks after
the fourth storey. Although sidewalks are not being provided on private property, a
large setback will be provided at grade, at the corner, creating a small open
space/walkway area. The functional design for Main Street, as part of the Main Street
Complete Street redesign, includes a 2.5 metre wide sidewalk, accommodated within
the existing right-of-way, and staff have indicated that no widening is required. This is
also addressed through the proposed OPA outlined in Section 4.4.2 of this document..
According to the Old Ottawa East Community Design Plan, the intent of the required
stepback after the fourth storey is that development along the Traditional Mainstreet
is able to provide the minimum density requirements of the PPS while ensuring
compatibility with the adjacent neighbourhood. It is our opinion that a stepping back
at the fifth storey level, as opposed to fourth storey, is sufficient and appropriate at
this location, since the development is at the terminus of the Mainstreet, and fronts
Echo Drive, Colonel By Drive and the Rideau Canal, a prominent corner site that serves
as a gateway into the neighbourhood.
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•

As per the Old Ottawa East Design Guidelines, discussed further below, the top two
floors of six (6) storey buildings should be set back to reduce the impression of further
enclosing height from the pedestrian viewpoint. However, due to the angle at which
Main Street meets Echo Drive, there is no building directly across Main Street. As such,
the impression of enclosing height will not be as pronounced as it would be further
south on Main Street. The proposed OPA outlined in Section 4.4.2 of this document
also addresses this issue.

4.4.2 Proposed Official Plan Amendment
We anticipate that the following sections of the Old Ottawa East Secondary Plan will need to
be amended to permit the proposed development:
•
•
•
•

4.5

Schedule A, to redesignate 113 Echo Drive to Traditional Mainstreet;
Section 10.2.1.3 and 10.2.1.10, to permit a step back above the fifth floor, instead of the
fourth, and to permit reduced setbacks as described in the CDP;
Section 10.3.2.1, to permit a slight modification to the standard building envelope
provided by the TM zone; and,
Section 10.3.2.5, to not require the expansion of sidewalks on private land.

Old Ottawa East Community Design Plan

The Old Ottawa East Community Design Plan (CDP) echoes the policies put forth in the
Secondary Plan, encouraging the portion of Main Street north of Highway 417 to develop as a
Traditional Mainstreet within the standard building envelope provided by the TM zone, while
limiting building heights to low-rise within the neighbourhood.
Section 3.13 Heritage Resource Strategy lists the former church at 115 Echo Drive, most
recently used as the Portuguese Community Centre, on the City of Ottawa Heritage
Reference List. However, as confirmed by City of Ottawa staff, the church is not being
considered for designation. A Cultural Heritage Impact Study has been prepared by
Robertson Martin Architects and is included with this application.

The proposed development generally meets the intent of the Old Ottawa East Community
Design Plan.

5

Design Guidelines

5.1

Old Ottawa East CDP Design Guidelines

Section 4.14 of the CDP includes the Old Ottawa East Design Guidelines. The relevant
guidelines include:
1. Use retail frontage to clearly define the first floor with residential and offices above to the
fourth floor. Set back the front and rear two floors to reduce the impression of further
enclosing height from the pedestrian viewpoint.
• Considering the residential character of this portion of Main Street, active, ground-

oriented residential uses are being proposed at grade instead of retail. Steps will be
taken to activate the street, including providing terraces facing Main Street, and
significant glazing around the main entrance.
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•

The top floor has been set back further than the lower five (5) floors, which generally
meets the intent of the guideline.

Figure 24. Rendering demonstrating a setback above the fifth storey abutting Main Street.
2. Landmark features can be created at activity nodes along the Mainstreet frontage.
• The corner of the building will be designed to be prominent and create a landmark

feature at the entrance to the Main Street, through architectural treatment that is
unique to the mainstreet – interpreting the traditional built form (with heights setting
back at the top) in a new way (with heights tapering towards the street).

4. Taller buildings fronting on the Traditional Mainstreet should step down to the rear and
side of the property where they abut the low profile residential neighbourhoods.
• The proposed building’s rear lot line abuts low profile residential uses. A step down

has been proposed from the sixth to the fifth storey level, and the building has been
set back from the rear lot line over and above the required 7.5 metres, to create an
effective transition. In addition, the angular plane requirement is being exceeded, as
shown in Figure 22 above.

5. The streetscape along Main Street from Clegg to Echo and along Hawthorne from Colonel
By to Main should be upgraded to accommodate pedestrians in a safe and comfortable
environment that encourages strolling and shopping.
• The proposed development will respect the proposed functional design of the Main

Street Complete Street redevelopment. Significant glazing, terraces, and balconies are
proposed to put ‘eyes’ on the street.

5.2

Urban Design Guidelines for Development along Traditional Mainstreets

The City of Ottawa’s Urban Design Guidelines for Development along Traditional Mainstreets
provide urban design guidance at the planning application stage in order to assess, promote
and achieve appropriate development along Traditional Mainstreets. Some of the relevant
guidelines are addressed below, including how they are met by the proposed development:
/
Guideline 1 – The streetwall is aligned with the planned built form along Main Street
/

and Echo Drive, with a setback similar to the planned average setback of the adjacent
buildings, contributing to a continuous streetscape.
Guideline 3 – A 2.5 metre wide sidewalk is being built within the right-of-way through
the Main Street redevelopment.
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/
/
/
/
/
/
/

6

Guideline 4 – A break in the façade is provided through the use of terraces and
balconies at every floor to add visual interest.
Guideline 8 – The proposed building will be of high quality design, respecting the
rhythm and pattern of the planned built form.
Guideline 9, 10 – The proposed development is sensitive in its size and scale in order to
ensure sufficient light and privacy are provided for low-rise residential uses in the rear
as well as sidewalks, while using an appropriate ratio for height to street section.
Guideline 11 – Clear windows and doors will be used to make the pedestrian level
façade of walls facing the street highly transparent.
Guideline 12 - The upper floor has been stepped back to create a human scale and
allow more light on the sidewalks. Although the step back is not at the fourth storey
level, the sidewalk is to the south of the building, receiving significant sunlight.
Guideline 16, 19 – The corner is highlighted by a corner entrance and continuous
architectural detail on both Main Street and Echo Drive. Front doors are oriented
towards Main Street, while the corner feature wraps around both facades.
Guideline 22 – Vehicular access is proposed from Echo Drive, in order to preserve a
continuous sidewalk along Main Street.

Regulatory Framework

The City of Ottawa’s Zoning By-law 2008-250 currently zones the property as I1A – Minor
Institutional, Subzone A. The purpose of the I1 zone is to:
/
/

Permit a range of community uses, institutional accommodation and emergency
service uses to locate in areas designated as General Urban Area or Central Area in the
Official Plan; and
Minimize the impact of these minor institutional uses located in close proximity to
residential uses by ensuring that such uses are of a scale and intensity that is
compatible with neighbourhood character.

Figure 25. Surrounding Zoning.
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However, the property is the terminus of the Main Street Traditional Mainstreet. Sites along
this Traditional Mainstreet are generally zoned TM7 – Traditional Mainstreet, Subzone 7. The
purpose of the TM zone is to:
/
/
/
/

accommodate a broad range of uses including retail, service commercial, office,
residential and institutional uses, including mixed-use buildings but excluding autorelated uses, in areas designated Traditional Mainstreet in the Official Plan;
foster and promote compact, mixed-use, pedestrian-oriented development that
provide for access by foot, cycle, transit and automobile;
recognize the function of Business Improvement Areas as primary business or
shopping areas; and
impose development standards that will ensure that street continuity, scale and
character is maintained, and that the uses are compatible and complement
surrounding land uses.

In the TM7 Subzone the only residential uses permitted are dwelling unit and rooming unit,
subject to being in a building containing one or more of the permitted non-residential uses.
The Zoning By-law Amendment application seeks to rezone the subject property from I1A to
TM7, with a site-specific exception that permits Apartment Dwelling, Mid Rise as a permitted
use. The proposed development complies with all the performance standards of the TM7
zone except as identified in the table below, and the proposed Zoning By-law Amendment
application seeks to address these deficiencies through the site-specific exception.

PERFORMANCE STANDARD

TM7

PROVIDED

COMPLIANCE
(/)

PROJECTION INTO FRONT YARD
(PORCHES) (SECTION 65(6)(A)(II))

Porches
(terraces) to be
located no closer
than 1 m from
front lot line

0.145 m from
front lot line



MIN. INTERIOR YARD SETBACK (M)
(SECTION 197(3)(D)(II)(2))

1.2

0.395



3

2.851



5, for any part of
a building above
15 metres

0.254



At and above the
fourth storey or 15
metres whichever
is the lesser a
building must be
setback a
minimum of 2
metres more than
the provided
setback from the
front lot line and
from the corner
side lot line

Building set back
above the fifth
storey, except for
architectural
corner feature
which is not
stepped back



2 metres for any

0



MIN. CORNER YARD SETBACK (M)
(SECTION 197(3)(E))

MAX. BUILDING HEIGHT
(SECTION 197(3)(G)(II)(2))

MIN. FRONT YARD SETBACK (M)
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(SECTION 197(4)(D))

RESIDENTIAL USES PERMITTED
(SECTION 198(7)(A)(I))

part of a building
above 15 metres,
Dwelling unit and
rooming unit,
subject to being
in a building
containing one or
more of the
permitted nonresidential uses

Apartment
Dwelling, Mid Rise



The development complies with the majority of the Traditional Mainstreet zone provisions,
and this rezoning would bring this site in line with the Traditional Mainstreet zoning on the
rest of Main Street. Relief from the by-law is required to accommodate reduced corner side
yard and interior side yard setbacks, adjust step-back requirements, ensure compliant
projections for the front yard terraces, and permit the Apartment Dwelling, Mid Rise use.

The requested relief from these by-law provisions is appropriate and desirable for the
development of the land because:
•
•

The requested relief is primarily related to setbacks – at grade from the corner side lot
line along Echo Drive and from the interior side yard lot line to the south, and at the
fourth storey from Echo Drive and Main Street;
The impact of the requested relief is as follows;
o Projecting porches/terraces:
 The building includes three units fronting Main Street, with slightlyraised terraces 0.45 metres above grade. An additional terrace is
provided in conjunction with the communal amenity area accessed from
the lobby. The terraces project out from the building 1.5 metres
(including the stone walls), and are located 0.145 metres from the
property line (Figure 26);
 Although they are located closer to the property line than permitted,
the terraces help achieve the intent of the Traditional Mainstreet by
creating ground-oriented uses adjacent to Main Street. The units will
each have access from Main Street, and the presence of terraces will
provide ‘eyes on the street’.

Figure 26. Ground-oriented units with terraces are proposed along Main Street.
o

Reduced interior side yard setback:
 The building is to be built closer to the shared lot line with 19 Main
Street than permitted. The building located at 19 Main Street is a two (2)
storey office building with surface parking in the interior side yard
abutting the subject property (Figure 27). Little impact is expected due
to this reduction.
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Figure 27. The interior side yard of the abutting property to the south, 19 Main Street.
o Reduced corner side yard setback at grade:
 The main building is set back significantly from Echo Drive, except
for the prominent corner feature. This rounded corner is set back
2.851 metres from Echo Drive at grade, and 0.254 metres from Echo
Drive at the sixth storey height, tapering closer to the street as it
increases in height;
 Although even the 2.851 metre setback would not meet the by-law
requirement, it is our opinion that since only a small portion of the
building is built so close to the street, the intent of the by-law is met;
 Figure 28 demonstrates that along the approximately 17 metre Echo
Drive frontage, only a small portion of the building is closer than
three (3) metres to the street. The bulk of the building is set back
significantly more than three (3) metres from Echo Drive;

Figure 28. Site Plan extract showing building setback along Echo Drive.
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o

o

Reduced step backs:
 The TM zone also requires step backs above the fourth storey or 15
metres from the corner and front yards. The proposed development
instead includes an additional stepping back above the fifth storey,
or 15.7 metres for the portions of the building fronting Echo Drive
and Main Street, aside from the corner feature, which tapers
towards the street instead of setting back the top two (2) storeys;
 In our opinion, this is an appropriate and desirable modification to
the established Traditional Mainstreet massing envelope. The site’s
important location at the terminus of the Main Street Traditional
Mainstreet calls for a prominent corner treatment that creates a
gateway to the Old Ottawa East community;
 The modified stepbacks (above the fifth storey instead of the
fourth) are also appropriate given the residential use of the building,
which does not require a retail height ground floor and is therefore
shorter than a comparable mixed use building would be (3.7 metres,
instead of the typical 4-6 metres for retail). The building’s proposed
stepback at a height of 15.7 metres meets the intent of the step back
requirements, creating a more human-scaled development that
permits light to penetrate the sidewalk.
Permitted Use:
 The TM7 Subzone permits dwelling units subject to being in a
building containing one or more of the permitted non-residential
uses, whereas the proposed development does not include any nonresidential uses. The dwelling units are therefore technically defined
as apartment dwellings, mid-rise and not as ‘dwelling units’;
 Despite this, the proposed development meets the intent of this
provision in our opinion, as it provides at-grade uses to active the
street. The proposal includes a prominent main entrance facing Main
Street, as well as four terraces fronting the street. These will ensure
that the street is activated;
 It is also important to note that the portion of Main Street between
Echo Drive and the Queensway is primarily residential (Figure 29),
with only two storefronts and one small office building. The
proposed development recognizes this character and attempts to
meet the intent of the by-law with active residential uses instead of
commercial uses at grade.
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Figure 29. The portion of Main Street north of the Queensway is primarily residential.

8

Supporting Studies

A number of studies have been prepared in support of the applications and proposed
development. As detailed below, the proposed development is supported by all of these
studies:

Preliminary Geotechnical Investigation, Prepared by Paterson Group:
/
/

Includes field observations of existing conditions.
Provides geotechnical design and construction recommendations to ensure proper
foundation design, settlement control, groundwater control and other concerns are
addressed.

Phase 1 Environmental Site Assessment, Prepared by Paterson Group:
/

/

A Phase I Environmental Site Assessment (ESA) recommended a designated
substance survey be completed prior to demolition of the existing buildings, in order
to identify potential asbestos, lead and other designated substances.
A Phase II-ESA was not recommended.

Servicing and Stormwater Study, Prepared by Novatech:
/

/
/
/

The report concludes that adequate sanitary, storm and water services are available to
support the proposed OPA and ZBLA applications.
Erosion and sediment control will be done during construction.
Hydro, phone, gas and cable services will be provided from Main Street.
Site plan approval, road cut permit and water permit will be required.

Traffic Brief, Prepared by Novatech:
/

Finds that no capacity problems are anticipated on any of the adjacent roads, transit
routes, or bus stops, and that the proposed development is not anticipated to have
any measurable impact on the local neighborhood roadways in the vicinity of the
subject site.

Cultural Heritage Impact Statement, Prepared by Robertson Martin Architects:
/

/

9

The report concludes that the general massing and orientation of the proposal can fit
comfortably within the context of the Rideau Canal Corridor and that the strategy of
proposing a high-quality and unique architectural element at the corner is appropriate.
The report notes that the proposal has the potential to become a positive urban
element within the context of the area, including the rehabilitation of Main Street, and
can exist comfortably in its surroundings.

Conclusion

In assessing the appropriateness of the proposed development, Official Plan Amendment, and
Zoning By-law Amendment, it is our professional opinion that the application represents
good planning that is in the public interest for the following reasons:
/

The proposed development is consistent with the PPS which promotes efficient and
appropriate development on lands within the urban boundary.
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/

/
/

/
/
/
/

/

/

/

/

/

/

The development promotes PPS objectives such as the provision of a range of
residential uses to meet current and projected needs, allows for the efficient use of
land, infrastructure and public service facilities that will meet the long-term needs of
the community and is proposed in a settlement area that is adjacent to existing built
up areas and is accessible by active transportation and transit.
The proposed development conforms to the Official Plan (OP), and has regard for
Official Plan Amendment (OPA) 150, which is under appeal and with the Ontario
Municipal Board.
The subject property is designated Traditional Mainstreet in the OP which permits a
broad range of uses, including residential, up to six (6) storeys in height, and provides
that uses may be mixed in individual buildings or occur side by side in separate
buildings.
The proposed development is within the permitted six (6) storey framework and
residential uses are permitted.
In addition, the property is within close proximity to local amenities, major roads,
established low-rise neighbourhoods and transit and meets the general intent of the
criteria relating to urban design and compatibility in section 2.5.1 and 4.11 of the Plan.
OPA 150 continues to permit the proposed use, and defers to a Secondary Plan to
determine maximum height, if applicable.
The Old Ottawa East Secondary Plan designates 115 Echo Drive ‘Traditional Mainstreet’
and 113 Echo Drive ‘Residential Low-Rise’. The Traditional Mainstreet designation
permits development within the standard Traditional Mainstreet envelope, generally
up to six (6) storeys in height, whereas the Residential Low-Rise designation permits a
maximum of four (4) storeys.
Due to the assembly of the two (2) sites, and supported by the flexibility of Traditional
Mainstreet boundaries under the Official Plan (specifically Policy 2 of Section 3.6.3),
the owner is requesting that the lands at 113 Echo Drive be redesignated to Traditional
Mainstreet.
The proposed development also requests minor amendments to the Secondary Plan
to permit minor changes to the standard Traditional Mainstreet massing envelope – in
particular, a step back above the fifth storey is proposed as opposed to the fourth,
and the corner design is proposed to taper outwards instead of being further set back.
Considering the important location of the site, the prominent architectural corner
feature will help create a landmark along the Rideau Canal. The landmark will help
signify the entrance to the Traditional Mainstreet and solidify the City’s investment in
the street’s ongoing Complete Streets overhaul. It is our opinion that the proposed
Official Plan Amendment to the Secondary Plan is appropriate and desirable.
The proposed Zoning By-law Amendment will rezone and extend the boundary of the
Traditional Mainstreet zone to include 113 & 115 Echo Drive, implementing the intent of
Official Plan Policy 3.6.3(2), and intensify an underutilized site with surface parking
that fronts onto the Mainstreet and that is not in conformity with the Traditional
Mainstreet designation.
Similar to the requested OPA, relief from the Zoning By-law 2008-250 is required to
permit a step back above the fifth storey as opposed to the fourth, and to permit a
reduced corner side yard setback to accommodate the prominent corner. In addition,
relief is required for the interior side yard setback along Main Street that will help
create a more continuous street wall, and to permit the front yard terraces that will
help create an active streetscape. As discussed above, it is our opinion that the
proposed relief from the Zoning By-law can be addressed in an exception zone to the
proposed TM7, and that it is appropriate and desirable for the development of the
lands.
The proposed development meets many of the design guidelines for Traditional
Mainstreets in both the Old Ottawa East CDP and Traditional Mainstreet guidelines. It
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/
/

/

will improve the pedestrian experience on Main Street at this gateway by defining the
street edge and activating it with street-oriented uses.
The proposed development is also supported by all requested studies and reports.
Overall, the proposed residential development is consistent with the PPS, complies
with the key principles and policies of the OP, OPA 150 and the Secondary Plan, and
meets many of the relevant urban design guidelines. The proposal also meets the
majority of the Traditional Mainstreet provisions and performance standards.
It is our professional land use planning opinion that the proposed Official Plan
Amendment and Zoning By-law Amendment meet the general intent of the Official
Plan and Zoning By-law, respectively, and permit a development that will utilize and
optimize an urban site, anchor a future Complete Street, and help implement the
planned function of Main Street as a Traditional Mainstreet.

If you have any questions or concerns, please feel free to contact the undersigned at
613.730.5709 x288 or 613.730.5709 x245.
Sincerely,

Mike Dror, MPL
Planner

Carl Furney, AICP MCIP RPP
Manager, Planning & Development

FOTENN Planning + Design

FOTENN Planning + Design
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