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1 OVERVIEW
Lloyd Phillips & Associates Ltd. have been retained by All Sai ts De elop e ts I . the Owner ) to
prepare a Planning Rationale report for a proposed Official Plan Amendment and Zoning By-law
Amendment with respect to the lands known municipally as either 5 Chapel Street the site ). The site
is located in Sandy Hill, is bounded by Laurier Avenue E., Chapel Street, and Blackburn Avenue, and
contains the All Saints Anglican Church. The site is proposed to be partially redeveloped and its existing
church repurposed.
The o er s i te t is to rede elop a d repurpose the site to a o
odate a i of uses that retai the
historical presence of the church and that complement and enhance the surrounding character and
community of Sandy Hill. The mix of uses will include mid-high rise apartment (as condominium units) or
hotel and a number of lower-floor and ground-floor uses, including office, community centre, retail
store, restaurant, and instructional facility or museum.
To achieve the proposed redevelopment, applications for an Official Plan Amendment and a Zoning Bylaw Amendment are required. This report represents the required Planning Rationale component of the
development applications.

N

FIGURE 1: PARCEL MAP DISPLAYING THE SUBJECT SITE (315 CHAPEL STREET) HIGHLIGHTED IN RED
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2 SITE AND SURROUNDING CONTEXT
2.1 Site
The site is located in the Sandy Hill neighbourhood of Otta a s ur a area. The site is ou d
Chapel
Street to the west, Laurier Avenue E. to the north, Blackburn Avenue to the east and 321 Chapel Street
to the south. The lot is L-shaped with the two longest frontages along Laurier Avenue E. and Blackburn
Avenue. The property appears flat but slopes approximately 1.5 metres from north to south and west to
east. The property also sits atop a hill that slopes downwards from north to south and west to east.

N
Bate Hall
Church

SUBJECT SITE
FIGURE 2: BIRD’S EYE VIEW OF THE SUBJECT SITE (FACING SOUTH)

Currently existing on site is the former All Saints Anglican Church, which consists of the principal church
building, its iconic bell tower, and an attached building, that includes an assembly hall known as Bate
Hall (see Figure 2).
Alo g the site s Laurier A e ue E. fro tage is the main a ess to the hur h s half ase e t as well as a
large strip of greenspace with ature trees. Alo g the site s Bla k ur A e ue frontage is a mix of soft
and hard landscaping, including a secondary access point to the church and hall, as well as some mature
trees a d a hildre s pla area. On the site s Chapel Street fro tage is a i of soft a d hard
landscaping, including the main a ess to the hur h s ai grou d floor, as ell as a strip of land
abutting 321 Chapel Street reserved for loading and servicing. Along the entiret of the site s street
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frontage are City-owned sidewalks. The site spans the entire width of the block which places it between
the intersections of Chapel Street and Laurier Avenue E., and Blackburn Avenue and Laurier Avenue E.
The site has a total area of ± 2,707.16 m² (0.27 ha) and has frontage of 61 m (200.1 ft) on Laurier
Avenue E., 56.11 m (184.1 ft) on Blackburn Avenue, and 33.56 m (110.1 ft) on Chapel Street.
The property s PIN is 042080021, and it is legally known as: PLAN 37220 LOT 9 TO 12 S; LAURIER AVE PT
LOTS 3 AND 4; W BLACKBURN AVE.
The principal church building, characteristic of 1900 Romanesque – Gothic Revival architecture, is
subject to a heritage designation under Part IV of the Ontario Heritage Act. Its value lies in the following
key features related to its associative history and architecture:
• a royal wedding, the state funeral of Sir Robert Borden, and association with notable people
such as Sir Henry Newell Bate and others;
• bell tower, stone masonry, large stained-glass and art-glass windows, broad roof, restrained
decoration, polygonal apse and unique nine-bell chime
Bate Hall was a later addition to the church, and unlike the principal church building, it does not contain
a heritage designation. However, there are some architectural features of Bate Hall, such as some
building stone and doors that are intended to be retained as part of the proposal.

N

SUBJECT SITE

FIGURE 3: BIRD’S EYE VIEW OF THE SUBJECT SITE (FACING NORTH)
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FIGURE 4. SURVEY PLAN
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CHAPEL STREET

FIGURE 5: VIEW FACING EAST ALONG LAURIER AVENUE EAST

FIGURE 6: VIEW FACING SOUTH ALONG CHAPEL STREET

FIGURE 7: VIEW FACING SOUTHEAST FROM THE CHAPEL STREET AND LAURIER AVENUE EAST INTERSECTION
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FIGURE 8: VIEW FACING NORTHEAST FROM CHAPEL STREET

FIGURE 9: VIEW FACING NORTHEAST FROM CHAPEL STREET

LAURIER AVENUE E.
FIGURE 10: VIEW FACING SOUTH FROM LAURIER AVENUE EAST
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FIGURE 11: VIEW FACING SOUTHWEST FROM THE BLACKBURN AVENUE AND LAURIER AVENUE EAST INTERSECTION

FIGURE 12: VIEW FACING SOUTHWEST FROM BLACKBURN AVENUE

FIGURE 13: VIEW FACING WEST FROM BLACKBURN AVENUE
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BLACKBURN AVENUE
FIGURE 14: VIEW FACING WEST FROM BLACKBURN AVENUE

FIGURE 15: VIEW FACING NORTHWEST FROM BLACKBURN AVENUE

FIGURE 16: VIEW FACING NORTH FROM LAURIER AVENUE EAST (ACROSS FROM THE SUBJECT SITE)
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BLACKBURN AVENUE
FIGURE 17: VIEW FACING EAST FROM BLACKBURN AVENUE (ACROSS FROM THE SUBJECT SITE)

FIGURE 18: VIEW FACING WEST FROM CHAPEL STREET (ACROSS FROM THE SUBJECT SITE)
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2.2 Surrounding Context
The site is located in Sandy Hill, which falls within Ward 12, Rideau-Vanier. In a general context, the site
is situated north of Highway 417, east of the Rideau Canal, west of the Rideau River, and south of Rideau
Street (see Figure 18).
Sa d Hill is o e of the Cit s histori eigh ourhoods, containing six separate Heritage Conservation
Districts (HCD) designated under Part V of the Ontario Heritage Act. Although the site itself is not
located within any of the six HCDs, the church portion is designated under Part IV, and is located across
Laurier Avenue E. from the Laurier-Wilbrod HCD.
Sandy Hill was developed well over 100 years ago as a residential area for Ottawa parliamentarians and
public servants. Today, the western boundary of the neighbourhood along Nicholas Street is dominated
by the presence of the University of Ottawa - this area includes a mix of university buildings and
housing. Between King Edward Avenue and the Rideau River, most of the original character of Sandy Hill
has been maintained through property owner initiatives and City heritage controls since the 1970s.
The land use pattern along Laurier Avenue E. shows great variation between its most westerly point at
the Laurier Bridge, to its most easterly point at Strathcona Park along the Rideau River. The general land
uses along Laurier Avenue E. include a combination of low to mid-rise mixed-use, low to high-rise
residential, and institutional, which accounts for a mix of educational and diplomatic uses.
To the immediate north of the subject site is Laurier House, a National Historic Site of Canada. Also
north of the site and adjacent to Laurier House is a 10-storey residential building at 345 Laurier Avenue
E. To the northeast of the site, and on the north side of Laurier Avenue E. is a 12-storey residential
building located at 373 Laurier Avenue E. To the east of the site along Blackburn Avenue and south of
the 12-storey residential building is a multi-unit low rise office building at 384 Laurier Avenue E.
To the south of the site along Blackburn Avenue, are the Embassy of Bosnia and Herzegovina and the
Embassy of the Republic of Serbia, both of which are surrounded by large multi-unit low rise converted
dwellings. Immediately south of the subject site and along Chapel Street is CODE, a global educational
charity located at 321 Chapel Street. Beyond CODE are a number of large multi-unit low rise office
buildings located to the immediate north of an 11-storey residential building at 333 Chapel Street.
West of the site and along Laurier Avenue E. are a number of low rise apartment buildings bounded by
the Amnesty International building at the corner with Russell Avenue. Along the northwest corner of the
site is a signalized intersection for Chapel Street and Laurier Avenue E., and along the northeast corner
of the site is an unsignalized t-intersection for Blackburn Avenue and Laurier Avenue E.
Laurier Avenue E. (major collector) spans east-west, ranges from two to four lanes with street parking,
and contains both signalized and unsignalized intersections. Chapel Street (collector) and Blackburn
Avenue are parallel and span north-south, each containing two lanes with available street parking.
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The site is surrounded by sidewalks along its street frontage and is directly adjacent to transit stops that
service Bus No. 5 and Bus No. 16. Additional transit service (i.e., Routes 7, 12, 14, and 18) is available on
Rideau Street, approximately 430 metres from the site. The site is also within 50 metres of Sir Wilfred
Laurier Park and 250 metres of Strathcona Park.

SUBJECT
SITE

FIGURE 19. MAP DISPLAYING THE SIX HERITAGE CONSERVATION DISTRICTS WITHIN SANDY HILL
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N

SUBJECT SITE

FIGURE 20: LOCATION PLAN
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3

PROPOSED DEVELOPMENT

The proposal is to redevelop and repurpose 315 Chapel Street to accommodate a mix of uses that retain
the historical presence of the All Saints Anglican Church and that complement the surrounding character
and community of Sandy Hill. This proposal and site is to be known as allsaints.
The idea behind the proposal is to transform the former All Saints Anglican Church property through
rehabilitation, adaptive reuse, and redevelopment into a thriving community hub that embraces the
diversity, vitality, urbanity, and the reside t s eeds of Sa d Hill. allsaints is to be an integral landmark
and fixture in the neighbourhood and on Laurier Avenue, a portion of which will soon be known as
Pri e Mi ister s Ro
PMR , Ca ada s first outdoor street museum. PMR will be an innovative,
participation-oriented, multi-block, multi-media, outdoor cultural space, where sites such as allsaints
will be key components in serving both the surrounding community as well as visitors to the area.
When the church property was offered for sale, local residents came together a d for ed Sa e the
Sai ts . This community working group reached out to the residents of Sandy Hill to gather the
o
u it s prefere es for the re-purposing of the Church. Eventually, a few of the local residents
entered a partnership with Alberta-based businesses and founded All Saints Developments Inc.
Together, they are shaping a vision for the site that supports the heritage value of the buildings and the
strong community cohesion of Sandy Hill. They plan on doing this by re-purposing the church as a
contemporary, heritage-sensitive and inclusive urban space, and by developing a mixed-use building
designed on the principles of complete communities.
Since the founding of All Saints Developments Inc., regular meetings, open houses, and informal
discussion have been held between the proponent and the community, Action Sandy Hill Community
Association (ASH), Heritage Ottawa, National trust for Canada, a d the Pri e Mi sters Ro Board of
Directors.
For the sake of the applications for an Official Plan Amendment and Zoning By-law Amendment, the
proposal s pla s and renderings are conceptual, and relate to massing, setbacks and height within the
site s o te t. The a tual ar hite tural desig ill ome later in the process as part of a Site Plan Control
application to the City of Ottawa. The current illustrations of the proposed development (by MTBA
Associates Inc.), depict massing and some fenestration concepts at the lower floor levels.
The allsaints proposal is to be based on the following mixed-use program:
• improved green space along Laurier Avenue E.;
• four levels of underground vehicle and bicycle parking accessed from Blackburn Avenue;
• ground floor instructional facility (yoga/dance studio) or museum, two ground floor retail tenants,
casual fine-dining restaurant (shown in P1 and Ground Floor on the concept plans since it
functions as a half-basement within the existing church), event hall (existing church), and multilevel café and gallery;
• civil society offices and community space on floors two to four; and,
• residential or hotel units on floors five to nine.
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The proposal has two main components; the first being the repurposing of the church, and the second
being the eventual redevelopment of the east portion of the site. The first component proposes the
conserved church be repurposed to accommodate a casual fine-dining restaurant on the ground floor
(functions as a half basement) and an event hall on the second floor (functions as a ground floor due to
the half-basement).
The second component relates to the development of a 9-storey building to accommodate a mix of uses
that include, below-grade parking, two retail tenants, multi-level café and gallery, an atrium space for
café seating, an instructional facility (yoga/dance studio) or museum, office space, community space,
and residential or hotel units (see Table 1). The eventual construction of the new building will be located
to the east of the church, and will replace Bate Hall, which previously served as an assembly hall.
TABLE 1: PROPOSED DEVELOPMENT ATTRIBUTES

SPACE

FLOOR(S)
P-4 to P-2

New
Building

P-1

USE

UNITS / SPACES

GROSS FLOOR AREA

Parking

68 Spaces (6 accessible)

-

Parking

22 Spaces (2 accessible)

-

-

281 m2

Restaurant P1.1
(casual fine-dining)
Parking

Both
Buildings

Both
Buildings

New
Building

Ground

2

3

Existing loading area

-

Retail Store 1.1

-

81 m2

Retail Store 1.2

-

43 m2

Restaurant 1.2
(café and atrium)

-

318 m2

Instructional Facility
(dance/yoga studio)
-ORMuseum
(art gallery)

-

238 m2

Office 2.1

-

110 m2

Office 2.2

-

531 m2

Restaurant 2.3
(café and gallery)

-

150 m2

Place of Assembly
(event hall)

-

417 m2

Office 3.1

-

357 m2

Office 3.2

-

531 m2

Office 4.1

-

307 m2

Community Centre
(community space)

-

358 m2

New
Building

4

New
Building

5-9

Residential
-ORHotel

58
-OR80 - 100

4,230 m2

TOTAL

9

Mixed-use

-

7,952 m2
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Table 1 represe ts the proposal s conceptual design for allsaints. This design has the flexibility to
provide for residential units (58 total) or hotel suites (80 to 100 total). The total GFA per land use as
displayed in the above table is as follows:
• Restaurant
749 m2
• Retail Store
124 m2
• Instructional Facility -OR- Museum
238 m2
• Place of Assembly
417 m2
• Office
1,836 m2
• Community Centre
358 m2
• Mid-high Rise Apartment -OR- Hotel
4,230 m2
The total GFA for the residential component of the proposal is based on a combination of 1-bedroom
(544 ft2 - 688 ft2), 2-bedroom (700 ft2 – 772 ft2), and 3-bedroom (861 ft2 - 1815 ft2) units. These units are
designed to be larger than the current industry standard for condominiums and hotel suites to better
align with the general trend in unit sizes throughout Sandy Hill.

NEW BUILDING

RE-PURPOSE

FIGURE 21. DESIGN RENDERING OF PROPOSED DEVELOPMENT (FACING SOUTHEAST). SOURCE: MTBA ASSOCIATES
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NEW BUILDING

GARAGE BAYS

FIGURE 22. DESIGN RENDERING OF PROPOSED DEVELOPMENT (FACING WEST). SOURCE: MTBA ASSOCIATES

Vehicular Circulation and Parking
The site is situated along the corners where Laurier Avenue E. intersects with Chapel Street and with
Blackburn Avenue. All three of these roads contain two lanes with intermittent areas of street parking.
There are no internal roadways or lanes on the site, but a small parking/loading area exists south of the
church along Chapel Street, and is adjacent to the office (CODE) at 321 Chapel Street. Duri g the site s
previous use the parking demand resulting from the existing 300-person capacity church, event hall, and
day care centre, was historically absorbed by the on-street parking provided in the surrounding area.
The parking area accessed from Chapel Street will continue to be used for loading and servicing the site.
Based on existing site conditions, and to maintain the church for repurposing and the Laurier Avenue E.
green space, the proposed location for vehicle access was designed along Blackburn Avenue. The access
would include a single set of garage bays that connect to four levels of underground parking. The garage
bays have been located at the southeast corner of the proposed building to maximize the distance
(approximately 60 m) from the nearby intersection with Laurier Avenue E. (see Figure 22).
The site s e isti g loading and servicing area was designed for the church and Bate Hall to specifications
that do not meet the requirements of the current Zoning By-law, and therefore, no loading spaces, as
defined by the Zoning By-law, will be provided for allsaints. The requested Zoning By-law Amendment
will account for this relief from two (one for the office use and one for all other non-residential uses to
zero loading spaces) to zero loading spaces, but it should be noted that the existing servicing and loading
area that has historically been used by the church and Bate Hall will continue to function as such.
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The total amount of regular parking required for the proposal is 73 spaces, and the total amount
provided is 90 spaces (90 regular spaces below grade and 1 service space at grade). Each level of
underground parking has two accessible spaces as well as rooms for bicycle parking (more than the
required 45 spaces located indoor) and storage. Parking Level 4 contains 24 spaces while the other three
levels all contain 22 spaces. The total provided parking is also subject to a shared parking reduction of
six spaces. The calculation for the shared parking total is demonstrated in Table 2.
TABLE 2. SHARED PARKING CALCULATION FOR THE PROPOSED OFFICE, RESTURANT AND VISTOR PARKING
TIME PERIOD
LAND USE
Weekday
Saturday
Morning
Noon
Afternoon
Evening
Morning
Noon
Afternoon
Evening
Office
Restaurant
Visitor
Residential

Percent
Amount
Percent
Amount
Percent
Amount

TOTAL AMOUNT

100%
18.36
30%
7
50%
2.3

90%
16.52
90%
21.01
50%
2.3

100%
18.36
60%
14.01
75%
3.45

15%
2.75
100%
23.35
100%
4.6

20%
3.67
30%
7
100%
4.6

20%
3.67
80%
18.68
100%
4.6

10%
1.83
50%
11.67
100%
4.6

5%
0.91
100%
23.35
100%
4.6

27.66

39.83

35.82

30.7

15.27

26.95

18.1

28.86

Note: The total amount of required parking per land use has been calculated for each time period based on the percentage
applied to the type of land use and the specific timer period (percentages vary depending on land uses and time periods). The
highest total (39.83) represents the total amount of parking for office, restaurant, and residential visitors (was 46.31 prior to
the shared reduction – a net reduction of 6.48 spaces). The total was then subtracted equally from the three land uses
calculated (2.16 spaces per applicable land use). For further detail see Section 104 of Zoning By-law 2008-250.
TABLE 3. PARKING ANALYSIS FOR PROPOSED LAND USES (TOTAL SHOWN IN RED)
AREA /
PARKING
TOTAL WITH
PROPOSED USE
RATE
UNITS
REQUIRED
SHARED PARKING
Place of
Assembly
(church/heritage)
Restaurant
(church/heritage)
Restaurant
(includes atrium)
Retail Store
Instructional
Facility OR
Museum
Community
Centre
Office
Mid-high Rise
Apartment,
Mixed-use
TOTAL

File No. 1608

NOTES

417.18 m2

-

0

0

Heritage buildings exempt
from minimum parking

280.52 m2

-

0

0

Heritage buildings exempt
from minimum parking

467.02 m2

5 per 100 m2

23.35

21.19

123.74 m2

-

0

0

1.25 per 100 m2
OR
1 per 100 m2

2.97
OR
2.38

2.97
OR
2.38

358.04 m2

2 per 100 m2

7.16

7.16

1,836.39 m2

1 per 100 m2

18.36

16.2

*Shared Parking

4,229.96 m2
(58 units)

Resident: 0.5 per unit
Visitor: 0.1 per unit

23 Resident
4.6 Visitor

23 Resident
2.44 Visitor

*Shared Parking

7,950.92 m2

-

79.44 (79)
OR
78.85 (79)

72.96 (73)
OR
72.37 (72)

238.01

m2
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Pedestrian Connectivity
Pedestrian access to and through the site is currently provided by several City-owned sidewalks and
private internal walkways. A sidewalk encompasses the site along its entire frontage, providing obstaclefree a ess to the site s i ter al path a s and the crosswalks existing at the intersections that bound
the site to the north. These crosswalks are well lit, allow for safe connections across any of the three
roads that border the site, and provide access between the site and nearby transit stops and amenities.
The sidewalks also provide connection to the site s south parking/service area along Chapel Street.
Thirteen separate access points proposed for the site will connect the buildings to City-owned sidewalks
by way of internal pathways. These access points will be distributed as such:
• Four access points along Chapel Street (two existing; two proposed)
• Four access points along Laurier Avenue E. (one existing; three proposed)
• Five access points along Blackburn Avenue (five proposed)
The proposal requires 45 bicycle parking spaces, and provides for over 45 indoor spaces and up to 15
outdoor spaces. Although no dedicated cycling facilities currently exist along the adjacent road network,
Chapel Street is identified as a Suggested Cycling Route in the City of Ottawa 2013 Cycling Master Plan.
In addition, Laurier Avenue E. west of Cumberland Street is designated as a Spine Route / Cross-town
Bikeway in the City of Ottawa 2013 Transportation Master Plan and provides designated cycling
facilities. Wilbrod Avenue and Stewart Street, both located just north of the site, also provide on-road
cycling lanes.
Landscaping
The proposal includes the retention of the hard and soft landscaping along its Chapel Street frontage,
including existing trees and shrubs. Proposed along the site s Laurier A e ue E. fro tage is a mix of
retained and improved hard and soft landscaping that will help to transition the building setback from
the site s usiest street fro tage. Several new trees will be planted along this section of frontage,
helping compensate for the four existing trees to be removed to allow for new internal pathways which
connect City-owned sidewalks to three separate building access points. This retention of green space
will also respect the heritage attributes associated with the allsaints church heritage designation.
Proposed along the corner of Laurier Avenue E. and Blackburn Avenue is a continuous green space
which frames the site s northeastern corner. The re ai der of the site s Bla k ur fro tage is to have a
mix of hard and soft landscaping which draws attention to the five-building access poi ts alo g the site s
eastern boundary. Several new trees will be planted along Blackburn Avenue to account for the four
trees that are proposed to be removed.
The site s two largest building setbacks from municipal roads are along Chapel Street and Laurier
Avenue E. These frontages represent the areas that account for the majority of the site s existing and
retained/to-be-improved greenspace.
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FIGURE 23. GROUND FLOOR AND LANDSCAPE CONCEPT. SOURCE: MTBA ASSOCIATES
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4 PROVINCIAL POLICY STATEMENT, 2014
The Provincial Policy Statement, 2014 (PPS) provides policy direction on planning matters for the
Province of Ontario. Decisions affecting all planning matters shall be consistent with the Provincial
Planning Policies. The proposed mixed-use development at 315 Chapel Street is consistent with the
policies of the PPS, 2014, as demonstrated below.
Policies:
Section 1.1.1 of the PPS sets out the criteria whereby healthy, livable, and safe communities are
sustained. In short, these are: to promote efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long turn; avoiding development and land
use patterns which may cause environmental or public health and safety concerns; promote costeffective development patterns; improve accessibility for persons with disabilities and older persons by
identifying, preventing, and removing land use barriers which restricts their full participation in society;
ensuring there is necessary infrastructure; and, promoting development and land use patterns that
conserve biodiversity.
In the above list of criteria, there is a large emphasis on efficient development that is safe, respects the
natural environmental, uses available infrastructure, and provides for the needs of the community both
in the short term and long term.
Section 1.5.1 of the PPS states that healthy, active communities should be promoted by: planning public
streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social interaction and
facilitate active transportation and community connectivity.
Sandy Hill is a very safe and walkable neighbourhood, consisting of well-lit intersections, wide sidewalks,
street parking, a grid pattern street network with clear sight lines, and an abundance of mature street
trees and greenspace. The proposal contributes to these neighbourhood qualities through the following:
•
arefull i orporati g ke aspe ts of the site s e isti g o ditio s i to its desig
repurposi g
the site s heritage desig ated hur h;
• preserving and enhancing portions of green space (i.e., retaining site trees, planting new trees,
providing rooftop terraces, etc.);
• providing a sizable space for community activity alo g the site s Laurier A e ue E. fro tage;
• providing a number of pedestrian access points and internal site pathways that promote the
site s overall connectivity to the surrounding community and nearby pedestrian networks;
• provide nearby access to public transit along Laurier Avenue E., King Edward Avenue and Rideau
Street;
• promote active transportation by providing both public (along Blackburn Avenue) and private
(below ground) bicycle parking on site;
• promote pedestrian safety by locating public bicycle racks adjacent to building access points and
glazing, thus, promoting a safe environment ith e es o the street ;
• promote community interaction and development through a mix of ground and lower-level
floors that provide for the following uses:
o place of assembly;
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o
o
o
o

restaurants (i.e., casual fine-dining and café with gallery and atrium space);
two retail stores;
an instructional facility (i.e., dance/yoga studio) or museum;
community centre (i.e., a large space for community activities).

Section 1.4.1 of the PPS states that planning authorities shall provide for an appropriate range and mix
of housing types and densities required to meet projected requirements of current and future residents of
the regional market area.
Section 1.6.6 of the PPS states that planning for sewage and water services shall direct and
accommodate expected growth or development in a manner that promotes the efficient use and
optimization of existing: municipal sewage services and municipal water services.
Section 1.7.1 of the PPS states that long-term economic prosperity should be supported by: promoting
opportunities for economic development and community investment-readiness; and, maintaining and,
where possible, enhancing the vitality and viability of downtowns and mainstreets.
By providing a mixed-use development of primarily residential or hotel use, the proposal supports the
PPS policies relating to intensification, density, and long-term housing provisions. The proposal also
supports opportunities for community investment readiness by providing a number of non-residential
complementary uses, including office space.
The site represents a large piece of land along a mixed-use street within a primarily residential
neighbourhood. Within that context, the mixed-use proposal fits well and works well, providing an
efficient use of land that is compatible with its surroundings.
Section 2.6.3 of the PPS state that planning authorities shall not permit development and site alteration
on adjacent lands to protected heritage property except where the proposed development and site
alteration has been evaluated and it has been demonstrated that the heritage attributes of the protected
heritage property will be conserved.
The church at 315 Chapel Street is the only heritage designated aspect of the property, which falls under
Part IV of the Ontario Heritage Act. The proposal is consistent with this policy by conserving the heritage
attributes of the existing church while re-purposing the building, and by integrating a new built form
that respects and complements the existing church. As part of this approach the proposal will seek
appropriate measures and permissions required for the re-purposing, which among other things,
includes a Cultural Heritage Considerations Report.
The proposal is consistent with the applicable policies of the PPS, 2014.
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5 CITY OF OTTAWA OFFICIAL PLAN
Schedule B of the City of Ottawa Official Plan designates the site at 315 Chapel Street as General Urban
Area, as shown in Figure 24. The general character of this designation is described in Section 3.6.1 of the
Official Plan, and summarized as such:
Urban areas of the City that permit a broad scale of uses, from ground-oriented singlepurpose to multi-storey mixed-uses, all of which are further regulated through the
zoning by-law to ensure an appropriate fit, scale and use of land.
The proposal requires that the Sandy Hill Secondary Plan, a component of the Official Plan, be amended
to permit an increase in height and non-residential land uses. This section provides the rationale in
support of this amendment, by addressing matters of compatibility, urban design, and intensification, as
covered in the Official Plan, Official Plan Amendment 150 (OPA 150), and the Sandy Hill Secondary Plan.

Subject Site

FIGURE 24. OFFICIAL PLAN – SCHEDULE B URBAN POLICY PLAN (GENERAL URBAN AREA)
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5.1 Section 3.6.1 – General Urban Area
Policies:
1. General Urban Area areas are designated on Schedule B. The General Urban Area designation permits
all types and densities of housing, as well as employment, retail uses, service, industrial, cultural, leisure,
greenspace, entertainment and institutional uses.
This designation permits the uses proposed for 315 Chapel Street, which include residential or hotel,
restaurant, retail, instructional facility or museum, place of assembly, office, and community centre.
3. When considering a proposal for residential intensification through infill or redevelopment in the
General Urban Area, the City will:
a. Recognize the importance of new development relating to existing community character so that
it enhances and builds upon desirable established patterns and built form;
b. Apply the policies of Section 2.5.1 and Section 4.11;
c. Consider its contribution to the maintenance and achievement of a balance of housing types and
tenures to provide a full range of housing for a variety of demographic profiles throughout the
General Urban Area;
The proposal contains two components, one being the re-purposing of the heritage designated church,
and the other being the development of a mixed-use building. Re-purposing the church will help to
preserve its established significance as a heritage building. Together, the re-purposing and development
of the new building will respect and enhance the existing and desired character throughout Sandy Hill.
The new building will provide residential or hotel units ranging from one to three bedrooms,
complemented by a number of lower-level mixed-uses, which as a whole, represent a design that is both
functional and desirable within this portion of Sandy Hill. The proposal will help to add variety to Sandy
Hill s housing stock while providing complementary uses that nurture and strengthen community
cohesion. The new mixed-use building proposed for the site is of a design that fits well and works well
on the site and within the surrounding context
6. Throughout the General Urban Area, the City will encourage the provision of a variety of small,
locally-oriented convenience and service uses that complement adjacent residential land uses, and
are of a size and scale consistent with the needs of nearby residential areas. The City will ensure that
these uses:
a. Are compatible and complement surrounding land uses, and can be developed in accordance
with Section 2.5.1 and Section 4.11;
b. Are conveniently located with respect to concentrations of residential development and provide
direct access for pedestrians and cyclists from adjacent residential areas;
c. Are permitted to cluster with other community-oriented uses, such as parks, pedestrian linkages,
community centres or leisure facilities, in order to facilitate interaction among residents and
contribute to a sense of community;
d. Are situated to take advantage of pedestrian and cycling patterns;
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e. Are of a size and scale that will not result in the attraction of large volumes of vehicular traffic
from outside the immediate area.
The re-purposing of the church and the new development will allow for the heritage designated building
to remain on site, to receive structural reinforcement and long-term conservation and stewardship, and
to provide restaurant and assembly hall uses. Connected to the church will be the new mixed-use
building that will provide a variety of non-residential uses from the ground to the fourth floor. These
lower-level uses will appropriately and efficiently complement the residential or hotel units located on
floors five to nine. The non-residential uses on the site will also serve and complement the surrounding
area, by providing a pedestrian, cycle, and transit-friendly location that meets the needs of its users.
The proposed uses on site are further complemented by the presence of nearby green space,
community facilities, and the variety in housing types and tenures. An exa ple of this is the site s
proximity (less than 800 metres) to a number of parks and schools, which include:
• Sandy Hill Park and Community Centre, Sandy Hill Arena, St. Germain Park, Strathcona Park /
Rideau River, Sir Wilfred Laurier Park, Jules Morin Park, MacDonald Gardens Park, Besserer Park;
• University of Ottawa, Franco Jeunesse Public Elementary School, Ottawa Torah Institute High
School, York Street Public School, Sainte-Anne Catholic Elementary School, Viscount Alexander
Public School.
The proposal will enhance the above cluster of community-oriented uses and surrounding residential
tenures by providing community centre space, a place of assembly, an instructional facility (dance/yoga
studio) or museum, ground floor retail, a casual fine-dining restaurant, and ample space for seating,
viewing, and interaction within a ground floor and second floor café and gallery.
The proposal is consistent with the Policies of Section 3.6.1 of the Official Plan.

5.2 Section 2.5.1 – Urban Design and Compatibility
Section 2.5.1 of the Official Plan regarding urban design and compatibility generally deals with patterns
and locations of land use, relative densities, street networks, and the allocation of community services
and facilities. Urban design is more concerned with the details relating to how buildings, landscapes and
adjacent public spaces look and function together. Section 2.5.1 also deals with matters of compatibility
regardi g e de elop e t, a d ho
e de elop e t a e ade to fit ell a d ork ell ith
the surrounding context.
The following are Design Objectives that are qualitative statements of how the City wants to influence
the built environment as the City matures and evolves. These Design Objectives contain Design
Principles that have been satisfied throughout the design process that has culminated in the proposed
Option D Concept Plan produced by MTBA Associates Inc. (Figure 23 displays the Ground Floor level of
this Plan).
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Design Objectives
1. To enhance the sense of community by creating and maintaining places with their own distinct
identity, design should:
• Create distinctive places and appreciate local identity in patterns of development, landscape
and culture.
• Reflect a thorough and sensitive understanding of place, context and setting.
The proposal accounts for the existing built form and local identity of Sandy Hill by providing a design
concept focused on the re-purposing of a heritage designated church and the provision of a mixed-use
building sensitive to the streetscape character along Laurier Avenue E. The new building will contain
subtle stepbacks to provide for an appropriate massing and human scale along Laurier Avenue E. and
Blackburn Avenue. The building stepbacks will also allow for the creation of rooftop terraces, which will
act to accommodate the loss of green space along Blackburn Avenue.
The proposal responds to the serious level of community outreach and engagement undertaken by the
propone t i.e., the Sa e the Sai ts initiative) by having drawn on the feedback and direction provided
by the community (i.e., desire to see restaurants, patios, community amenities/spaces, etc.). This
engagement led to a number of spaces planned for community amenities and services, which include
the proposed community centre space, dance/yoga studio space, cafe and atrium space, and the main
floor space of the church which will function as an event hall.
The proposed design provides a large glazed opening along Blackburn Avenue, which helps to animate
the street frontage. The proposed design also provides rendering views of the apse of the church which
is visible from Blackburn Avenue. These features, in addition to the building stepbacks and terraces,
allow for interactive views with the heritage designated building. Within a neighbourhood rich in
heritage and community engagement, the proposal provides a design that is sensitive and
u dersta di g of Sa d Hill s e isti g a d histori al o te t.
2.

To define quality public and private spaces through development, design should:
• Clearly define and connect public and private spaces by:
• Defining and enclosing spaces using buildings, structures and landscaping; and,
• Meet the needs of pedestrians as a priority.

The proposal clearly defines and connects public and private spaces by enclosing spaces with
landscaping, buildings, and structures. The proposal also ensures that pedestrian access to the site is
oriented towards sidewalks and the street. These pathways are framed with a mix of soft landscaping
hi h helps orie t pedestria s to a d fro the site. Bi le ra ks are pro ided alo g the site s Bla k ur
Avenue frontage within proximity to the building and ground floor glazing to provide an added layer of
safety and accessibility. The proposal also includes a defined and enclosed public-access atrium which
provides a private space around the church apse that allows for an intimate and visceral experience with
the hur h s preser ed ar hite ture.
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3.

To create places that are safe, accessible and are easy to get to, and move through, design should:
• Connect buildings and spaces through a network of roads, sidewalks, and pathways in ways that
are understandable. These connections should be accessible to all users and incorporate the
principles of universal access and where connections lead into a building, the building and its
facilities should be designed so that it can be approached, entered, and used by persons with
physical or sensory disabilities.
• Integrate public transit with existing and new development, where feasible.
• Create places and spaces that are visible and safe and can be confidently used at all hours of the
day and at night where it is appropriate to do so.

The proposal contains vehicle access points on Blackburn Avenue and Chapel Street. The Chapel Street
access leads to an at-grade parking/service area. The Blackburn Avenue access point leads to four levels
of underground parking, which include two accessible spaces per level. Pedestrian connections to the
site arrive from sidewalks that link up to internal pathways. Bicycle parking is provided on all
underground parking levels and along the Blackburn Avenue frontage.
Public transit stops that service Bus No. 5 and Bus No. 16 are located adjacent to the subject site along
both sides of Laurier Avenue E. The site is bound on two corners by intersections along Laurier Avenue
E. that are well lit and provide clear sightlines.
The orientation of the buildings, and the vehicle access (furthest ends of the lot from the intersections
with Laurier Avenue E.) and pedestrian access points to the site (majority are located along Laurier
Avenue E. and the north corners of the lot) all allow for increased safety. This is done by maximizing the
distance between the vehicle access points and the intersections, and by orienting pedestrian traffic
along the well-lit and accessible frontage of Laurier Avenue E.
4.

To ensure that new development respects the character of existing areas, design should:
• Integrate new development to complement and enliven the surroundings.

The proposed development will complement the mix of surrounding uses that range in type and density,
and include residential, office, institutional, restaurant, retail, and service. By developing a former
church property with a mix of residential and complementary uses, the proposal will provide a mixeduse development that meets the needs of the immediate and nearby public, especially those who use
active and public transit.
The form of the new building provides background to the iconic view of the church from the east (i.e.,
the intersection of Laurier Avenue E. and Chapel Street), including its front entry, large stained glass
window, bell tower, and its west and north facing façade and buttresses. The articulations of the 4th and
6th storeys of the new building, including the 6th storey stepback and transition in glazing, help make the
built form more compatible with the Laurier Avenue E. streetscape, which is comprised primarily of ± 3storey mixed-use buildings and ± 10- to 12-storey residential buildings. Within an already well-
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established residential neighbourhood (Sandy Hill), and along a mixed-use collector road (Laurier
Avenue E.) the proposal will help to complement and enliven a well-established streetscape already
supportive and indicative of a mixed-use heritage setting.
5.

To consider adaptability and diversity by creating places that can adapt and evolve easily over time
and that are characterized by variety and choice, design should [OMB decision #2649, September
21, 2006]:
• Achieve a more compact urban form over time.
• Provide flexibility for buildings and spaces to adapt to a variety of possible uses in response to
changing social, economic and technological conditions.
• Accommodate the needs of a range of people of different incomes and lifestyles at various
stages in the life cycle.

The proposal includes two buildings, one being a re-purposed church to accommodate a restaurant and
place of assembly, and the other to accommodate five storeys of residential or hotel use and four
storeys of non-residential use. The non-residential uses have been conveniently designed to
accommodate a number of different uses. The residential floors have been designed to accommodate a
mix of units one to three bedrooms in size, with the flexibility to be converted to or from hotel use. The
site also includes a landscape progra that respe ts a large portio of the site s e isti g set a ks a d
greenspace. These factors highlight the proposal s o pa t for , desig , a d adapta ilit
ithi the
context of the lot layout, and potential future re-development of the site and/or the abutting lots.
The non-residential tenant units are of typical size and design for a variety of uses, and will also be
leased out; therefore, providing flexibility for adapting to changing social, economic, and technological
conditions.
The uses proposed for the site and the accessibility aspects incorporated into the design of the site (i.e.,
two vehicle access points; bicycle parking; accessible parking; pedestrian sidewalks and pathways along
the entire street frontage of the site), will help to accommodate the needs of a range of patrons.
7.

To maximize energy-efficiency and promote sustainable design to reduce the resource
consumption, energy use, and carbon footprint of the built environment, design should:
• Maximize opportunities for sustainable transportation modes (walking, cycling, transit facilities
and connections).
• Reduce hard surfaces and maximize landscaping and site permeability on site.

The proposed development would provide a site that is well-accessed by both pedestrians and vehicles.
The proposed buildings would contain thirteen separate pedestrian access points that connect to Cityowned sidewalks by way of internal pathways, and that help to ai tai e es o the street . The site is
also well-serviced by public transit along Laurier Avenue E.
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The proposed landscaping program includes a mix of hard and soft landscaping that will help to frame
building access points and sightlines. Additionally, a number of green roofs and terraces have been
included to account for the reduction in existing green space along Blackburn Avenue.
The proposal is compatible with and enhances the established community, and can co-exist with existing
development without causing undue adverse impact on surrounding properties. The proposal achieves
the intent and purpose of the Design Policies, Objectives, and Principles of Section 2.5.1 of the Official
Plan.

5.3 Section 4.11 – Urban Design and Compatibility
Section 4.11 of the Official Plan regarding urban design and compatibility generally deals with the
criteria of height, massing, scale relationship, and building/lot relationships within the context of built
form and operational characteristics, such as traffic, access, and parking.
The following are a number of policies regarding urban design and compatibility that have been satisfied
throughout the design process that culminated in the proposed Option D Concept Plan produced by
MTBA Associates Inc. (Figure 23 displays the Ground Floor level of this Plan).
The City will evaluate the compatibility of development applications on the basis of the following
compatibility criteria.
a. Traffic: Roads should adequately serve the development, with sufficient capacity to accommodate the
anticipated traffic generated. Generally, development that has the potential to generate significant
amounts of vehicular traffic should be located on arterial or major collector roadways so as to minimize
the potential for traffic infiltration on minor collector roadways and local streets;
The roads servicing the development are Laurier Avenue E. (major collector), Chapel Street (collector),
and Blackburn Avenue. The proposal is for a mixed-use development primarily containing residential or
hotel use. It is anticipated that the majority of the traffic drawn to the site will result from the residents
of the site and their visitors. The site s o -residential uses are expected to primarily service site
residents and residents of the surrounding neighbourhood. It is also expected that active and public
transit modes will be the dominant means by which these demographics visit the site.
b. Vehicular Access: The location and orientation of vehicle access and egress should address matters
such as the impact of noise, headlight glare and loss of privacy on development adjacent or immediately
opposite. Vehicular access and egress for development that has the potential to generate a significant
amount of vehicular traffic should be oriented on streets other than local streets, wherever the
opportunity exists, considering traffic safety and other transportation objectives of this Plan;
[Amendment #76, OMB File #PL100206, August 18, 2011]

File No. 1608

Lloyd Phillips & Associates Ltd.
Planning Rationale

May 4, 2017
Page 31 of 44

The proposal indicates two locations where vehicles access the site, one being the small parking lot
along Chapel Street (historically, and to continue to, function as a servicing and loading area), and the
other being the garage bays along Blackburn Avenue that access four levels of underground parking.
Both access points are located at the corners of the site that are furthest from their respective
intersections along Laurier Avenue E. The buildings immediately adjacent and across from both access
areas contain offices and residential units, and are setback at least 10 metres or more from the street.
Given the site and surrounding context, it is expected that the proposed development will not have any
undue adverse impact on surrounding development in regard to vehicle noise and light glare resulting
fro the lo atio of the site s ehi le a ess poi ts.
c. Parking Requirements: The development should have adequate on-site parking to minimize the
potential for spillover parking on adjacent areas. A range of parking forms, including surface, decked,
and underground, should be considered taking in account the area context and character. Opportunities
to reduce parking requirements and promote increased usage of walking, cycling and transit will be
pursued, where appropriate, particularly in the vicinity of transit stations or major transit stops in
accordance with the provisions of Section 4.3; [Amendment #76, OMB File #PL100206, August 18, 2011]
The proposed development provides 90 underground regular parking spaces, eight of which are
accessible spaces; whereas, 73 spaces are required in the zoning, which results in a surplus of 17 spaces.
The access point to the site along Chapel Street provides for service and loading space. The proposal
also includes more than 45 indoor bicycle spaces (45 required in the zoning) and up to 15 outdoor
bicycle spaces.
Given the nature of the land uses proposed and the location of the site within a primarily residential
area of Sandy Hill, it is expected that the site will primarily service pedestrians and public transit users,
and therefore, the demand for parking is expected to be less. The site and surrounding area are
conducive to various modes of active transportation, and are supported by the presence of nearby
parks, greenspace, schools, and community facilities. There is also ample street parking throughout this
area of Sandy Hill, which typically contains lots with large frontages that can accommodate multiple
street parking spaces. Overall, it is expected that the demand for on-site parking will not be greater than
the amount required.
e. Loading Areas, Service Areas, and Outdoor Storage: The operational characteristics and visual
appearance of loading facilities, service areas (including garbage), parking, and areas for the outdoor
storage of goods or materials should be mitigated using a variety of methods (e.g., location,
containment, screening, berms, and/or landscaping). These uses and activities should be located away
from residences where possible.
The proposed development is surrounded by street frontage along the majority of its boundary, with the
exception of the south property lines that abut a residential property and an office building. The existing
service and loading area is located alo g the hur h s southeast corner and is adjacent to the parking lot
associated with the office building immediately south of the site and accessed from Chapel Street. This
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location allows for the service and loading area to be visually hidden by the south facing exterior wall of
the church, the west facing exterior wall of the new building, and the parking lot to the south.
f. Supporting Neighbourhood Services: The development should contribute to or be adequately served
by existing or proposed services and amenities such as health facilities, schools, parks and leisure areas.
Where the proposed development itself is to contribute such services and amenities, they should be of a
scale appropriate to the needs and character of the area. [Amendment #28, July 13, 2005] [OMB
decision #2649, September 21, 2006]
The proposed development will contribute to existing and proposed services and amenities at a scale
that is appropriate for the needs and character of the area. The proposed uses for the site are
complemented by the presence of nearby green space, community facilities (schools and community
centres), and the variety in housing types and tenures. These nearby land uses and amenities will be
further serviced by the proposals mixed-use development, as it will act as a local anchor for community
engagement and activity, and contribute to the principles of complete communities.
The proposal achieves the intent and purpose of the Policies of Section 4.11 of the Official Plan.

5.4 Official Plan Amendment No. 150
On December 11, 2013, City Council adopted OPA 150 to implement the completion of the five-year
review of the Official Plan. While not technically in force, the implications of OPA 150 on this proposal
are discussed at the end of this section. Below are excerpts from Section 2.2.2 and Section 2.5.6 of OPA
150 which relate to the proposal.
3.6.1 – General Urban Area
Policies
4. Notwithstanding the building heights specified in policy 3, greater heights may be considered in the
following circumstances and where the urban design and compatible development policies in
Section 4.11 are met:
a) up to six storeys where the property fronts on and has vehicular access to an Arterial Road on
Schedules E or F of this Plan and is located:
i) within 800 metres walking distance of a Rapid Transit Station on Schedule D of this Plan, or
ii) on a Transit Priority Corridor on Schedule D of this Plan. For the purposes of this policy only,
the Tra sit Street defi ed i the Ri erside South Community Design Plan is considered an
Arterial Road.
b) subject to a zoning amendment for infill up to a height that does not exceed the height
permitted by adjacent existing development or planned function and where all of the following
criteria are met:
i) the site is within 800 metre walking distance of a Rapid Transit station or 400 metre walking
distance of a Transit Priority corridor; and
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c)

ii) the site is between two properties within the General Urban Area, and adjacent to or across
a public street from at least one property that has existing zoning or a building that exceeds
four storeys.
Existing zoning that permits buildings of greater height.

2.2.2 – Managing Intensification Within the Urban Area
Policies
Intensification and Building Height
10. Intensification may occur in a variety of built forms from low-rise to high-rise provided urban design
and compatibility objectives are met. Taller buildings should be located in areas that support the
Rapid Transit and Transit Priority network, in areas with a mix of uses, and in areas that can
accommodate large-scale intensification. Building heights and densities for different areas may be
established through this plan or a secondary plan and will be implemented through zoning. A
secondary planning process, identified in Section 2.5.6 and undertaken for a specific area may
recommend a new or changes to an existing secondary plan to establish different building heights.
Until more detailed planning is completed in this manner this Plan will include building heights for
Target Areas for Intensification. Low-rise intensification will be the predominant form of
intensification in the General Urban Area.
The distribution of appropriate building heights will be determined by:
a. The location in a Target Area for Intensification identified in policy 4 above or by proximity to a
Rapid Transit station or Transit Priority corridor, with the tallest building heights generally
located closest to the station or corridor; and
b. The Design and Compatibility of the development with the surrounding existing context and
planned function, as detailed in Section 4.11, with buildings clustered with other buildings of
similar height.
12. Building heights are established in Section 3 and in the following policies. However, secondary
plans, including site-specific policies in Volume 2 of this Plan may specify greater or lesser building
heights than those established in Section 3 where those heights are consistent with the strategic
directions of Section 2. Existing zoning that permits a greater height than set out in this Plan will
remain in effect.
OPA 150 includes supportive policies and language (i.e., Section 2.2.2, Section 2.5.6 & Section 4.3)
regarding increased residential density in the inner urban area, as well as mixed-use development that is
transit and pedestrian supportive. These policies are central to the allsaints proposal, as it provides a
mix of uses within 800 metres of a rapid transit station, incorporates the re-purposing and preservation
of an existing provincially designated heritage building, is located near properties exceeding 4-storeys
(some exceeding 10-storeys), is within walking distance to two major arterials and transit corridors (King
Edward Avenue and Rideau Street), and meets the urban design and compatibility objectives of Section
4.11 and 2.5.1. of the Official Plan.
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Based on this review of the Official Plan 2013, and OPA 150, Amendments to these documents are not
required. The next section of this report will discuss the Sandy Hill Secondary Plan, where an
amendment is required. The amendment itself, and the rationale in support of that amendment, as
provided in Sections 5.1 to 5.4 of this report, will bring the proposal into conformity with the policies of
OPA 150 and the Official Plan 2013 related to intensification, maximum buildings heights, and mixeduse, transit supportive development.

5.5 Official Plan Amendment: Sandy Hill Secondary Plan
There has been a Secondary Official Plan in place for Sandy Hill since the late 1970s. This Secondary Plan
is part of the overall Official Plan and provides greater policy detail regarding the Sandy Hill
neighbourhood. The general intent of the Secondary Plan is to preserve and enhance Sandy Hill as an
attractive heritage-rich residential neighbourhood. Within the Secondary Plan, Schedule J (excerpt
shown in Figure 25) shows that the subject site is designated as Residential Area – Low Profile. This
designation comes with a height maximum of 4-storeys.
An Official Plan Amendment is required to amend the Sandy Hill Secondary Plan to accommodate the
proposed maximum height of 9-storeys. The proposed amendment will re-designate the site from
Residential area – Low Profile to Residential area – Medium Profile. This amendment will include a
site-spe ifi poli u der the site s e desig atio , which permits the limited non-residential uses
proposed for the ground and lower levels of the buildings on site. This amendment will provide policy
direction for the zoning by-law amendment.

FIGURE 25. SANDY HILL SECONDARY PLAN LAND USE SCHEDULE
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6 ZONING BY-LAW
In the City of Ottawa Zoning By-law 2008-250 the subject site is zoned I1A – Minor Institutional, Subzone
A. This e isti g zo i g is refle ti e of the site s pre ious la d use as a pla e of orship for the Anglican
Diocese of Ottawa. The following table illustrates the proposed land uses for the site and their
conformity with the existing I1A zone.
TABLE 4. EXISTING ZONING REVIEW OF PROPOSED LAND USES

•
•
•
•

I1A Zone – Land Use
Proposed Uses – Permitted
Proposed Uses – Not Permitted
Community centre
• Retail store
Community garden
• Restaurant
Museum
• Instructional facility
Place of assembly
• Residential, mid-high rise apartment
• Hotel
• Office

I1A

FIGURE 26: ZONING MAP HIGHLIGHTING THE SITE WITHIN THE I1A ZONE

6.1 Proposed Zoning Amendment
Although ertai aspe ts of the proposal are per itted u der the site s existing zoning, the rationale for
re-zoning is to permit additional land uses and provisions best achieved under a zone designed for
accommodating mixed-uses within residential areas. Since the site will no longer serve as a Place of
Worship, the site would be re-zoned from Minor Institutional to a form of General Mixed-Use (GM).
The GM zone would be most appropriate for accommodating the proposal while maintaining the
general intent and purpose of the Zoning By-law. The re-zoning of the land would be site specific, and
therefore require a zoning exception and schedule. The below ta le de o strates the proposal s
conformity with the GM base zone.
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TABLE 5. REVIEW OF THE GM BASE ZONE

•
•
•
•
•
•
•

GM Zone – Land Use
Proposed Uses – Permitted
Proposed Uses – Not Permitted
Community centre
• Hotel
Community garden
• Museum
Instructional facility
• Residential, mid-high rise apartment
Office
Place of assembly
Restaurant
Retail store

It is i porta t to ote that the Cit s Zoning By-law currently contains 31 subzones of the GM zone, all
of which vary in regard to permitted uses and zone provisions. Within this list are various subzones that
also include the proposed uses that are not permitted within the GM base zone (i.e., hotel, museum,
and mid-high rise apartment).
It is of our opinion that a GM subzone and exception, with an attached zoning schedule, would be an
appropriate approach for accommodating the allsaints proposal while maintaining the intent and
purpose of the Zoning By-law. Through this approach, the proposed scale, massing, density, and use of
land could be detailed and regulated to prevent the proposed re-zoning from permitting overdevelopment that is not in line with the general intent and purpose of the Zoning By-law. The below
table demonstrates the proposed permitted uses and provisions for the re-zoning of 315 Chapel Street.
TABLE 6. PROPOSED ZONE, PERMITTED USES, AND ZONING PROVISIONS

GMxx[xxxx] S-zzz
•
•
•
•
•

Permitted Non-Residential Uses
Permitted Residential Uses
Community centre
• Office
• Residential, mid-high rise apartment
Community garden
• Place of assembly
Hotel
• Restaurant
Instructional facility
• Retail store
Museum
Provisions

(a) Minimum lot area

No Minimum

(b) Minimum lot width

No Minimum

(c) Minimum front yard (Chapel St.) and corner side
yard (Laurier Ave. E. & Blackburn Ave.) setback

As per Schedule zzz

(d) Minimum interior side yard setback

As per Schedule zzz

(e) Minimum rear yard setback

As per Schedule zzz

(f) Maximum building height

9-storeys to a maximum of 99.7 m.A.S.L.

(g) Loading Space Rate Requirement

No Minimum
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FIGURE 27. PROPOSED ZONING SCHEDULE FOR MAXIMUM PERMITTED HEIGHTS AND MINIMUM PERMITTED SETBACKS.
SOURCE: LLOYD PHILLIPS & ASSOCIATES; MTBA ASSOCIATES
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FIGURE 28. CONCEPTUAL CROSS-SECTION OF THE PROPOSED BUILDING AND EXISTING CHURCH. SOURCE: MTBA ASSOCIATES
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7 SUPPORTING STUDIES
7.1 Planning Considerations
The proposed development has been carefully and sensitively designed to respect the existing site
conditions and the prevailing context and character of the area. The design is inspired by collaborative
engagement from local community members and investors who have worked to provide a proposed
development that is desirable, efficient, and that fits well and works well within the context of Sandy Hill
and Laurier Avenue E.
The proposed development is consistent with the Provincial Policy Statement, the Official Plan, and the
Zoning By-law, save and except the required amendments outlined above. The proposal is supported
from a land use perspective.

7.2 Assessment of Adequacy of Public Services & Storm Water
Management Report
A Site Servicing and Storm Water Management Report was prepared by McIntosh Perry Consulting
Engineers Ltd., dated April 26, 2017. The report included reviews and work regarding applicable
background studies, existing services, servicing plans, storm water management, and sediment and
erosion control.
The report recommended that the site grading, drainage and servicing plans dated November 21, 2016
be approved for engineering details, and that the sediment and erosion control plan be implemented by
the contractor. Please see the report for further details.

7.3 Transportation Impact Study / Brief
A Community Transportation Study (CTS) was prepared by Morrison Hershfield (MH) dated April 18,
2017. The report included a review and forecast of the traffic conditions surrounding the site, and
contained recommendations relating to the current proposal.
The CTS indicated that the proposed development can be accommodated within the existing adjacent
road network and that no mitigation measures are required. The CTS also determined that the proposal
would benefit the pedestrian and cycle network throughout Sandy Hill through the provision of mixeduses and bicycle parking.
Regarding parking, the CTS found that the garage access on Blackburn Avenue is not expected to result
in any significant impacts on the surrounding road network. Please see the report for further details.
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7.4 Geotechnical Study / Slope Stability Study
A Geotechnical Investigation was prepared by Houle Chevrier Engineering Ltd. dated May 3, 2017. The
report included a review of the geotechnical conditions and contained recommendations relating to the
proposal.
The report provided a number of recommendations relating to the pre-construction and construction
stages of the proposal, which are typical of similar developments and that generally relate to the
following:
• Landscape design
• Effects of construction induced vibration
• Winter construction
• Disposal of excess soil
• Monitoring well abandonment
• Design review and construction observation
Please see the report for further details.

7.5 Roadway Traffic Noise and Stationary Noise Feasibility Assessments
Noise control feasibility assessments were prepared by Gradient Wind Engineering Inc., dated April 11,
2017. The reports provide analysis of the noise levels due to roadway traffic upon the site, as well as the
stationary noise levels to be generated by the site. The stationary noise levels indicated by the report fall
elo the Cit of Otta a s E iro e tal Noise Control Guidelines (ENCG). Please see the reports for
further details.

7.6 Phase I ESA
A Phase I Environmental Site Assessment (ESA) was prepared by McIntosh Perry Consulting Engineers
Ltd., dated April 10, 2017. The purpose of the ESA was to research the past and current use of the
subject site and adjacent properties and identify any environmental concerns with the potential to have
impacted the subject site.
The ESA determined that the church on the subject site had ee lo ated there si e at least the 9 s.
The report indicated that, no significant concerns were identified with respect to neighbouring
properties or the site itself. Since the long-term redevelopment of the site is not yet finalized, the report
recommended that a Phase 2 ESA was not required at this time. Please see the report for further details.

7.7 Heritage Considerations
A Heritage Considerations Report was prepared by Barry Padolsky Associates Inc., dated April 17, 2017.
The purpose of the report is to describe how the proposed Zoning By-law Amendment and Official Plan
Amendment responds to the heritage components of the site.
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The report reflects the conceptual design of the site which has been prepared to guide the intent and
purpose of the proposed Official Plan Amendment and Zoning By-law Amendment. Although, careful
treatment has gone into the concept plan to ensure it is sensitive to the immediate and surrounding
context, the ultimate design of the proposal will be established through the Site Plan Control process,
which will also require the submission of a Cultural Heritage Impact Statement that will serve to assess
the potential impact of the ultimate design of the proposal on the heritage components of the site.
The report recommends a set of guidelines to be considered for the ultimate design of the site, which
would help to mitigate potential adverse impacts caused by the scale of the proposed 9-storey building,
and would help to enhance the heritage values of the conserved and re-purposed church. These
guidelines include the following:
1. Where possible, the design of the addition should be adjusted to increase the amount of
landscaping on Laurier Avenue and enhance the views of the north elevation of the Church from
the north east.
2. The desig of the additio should e adjusted to per it ie s of the Chur h s pol go apse
from the public realm.
3. The footprint of the 3-storey podium along Blackburn Avenue should be more robustly
articulated to relate to the alternating pattern of low scale buildings and open spaces along the
street frontage.
4. The setback of the upper portion of the proposed building along Blackburn Avenue should be
increased to more strongly emphasise the low profile podium and its relationship with the low
profile buildings on the street.
5. The setback of the upper portion of the proposed building adjacent to the south property line
should be increased to create a more generous and evident transitional element relating to the
low profile residential buildings to the south.
The report has been provided as Appendix A.
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8 CONCLUSION
Located within the heritage-rich neighbourhood of Sandy Hill, the site at 315 Chapel Street contains
frontage along Chapel Street, Laurier Avenue E., and Blackburn Avenue. To the north, east, and south of
the site are residential buildings in excess of 10-storeys, and to the west of the site along Laurier Avenue
E. are a number of mixed-use buildings. The site is within walking distance to a number of community
facilities, schools, City-owned parks, rapid transit stations, and transit corridors. The allsaints church is a
designated heritage building and is located in proximity to other heritage residences (Laurier House) and
Heritage Conservation Districts.
The proposed mixed-use development consisting of a re-purposed heritage designated church and a 9storey mixed-use building will preserve the heritage features of the church and enhance the surrounding
area with a compatible and efficient use of the land. The proposal includes uses that will provide a mix
of housing opportunities, local employment opportunities (i.e., retail, restaurant, office, instructional
facility OR museum, potentially hotel), and indoor and outdoor space for community gathering and
activity. This proposal will fit well and work well within the context of the site and surrounding area, as it
provides a sensitively tailored development to a neighbourhood characterized by its heritage-rich past,
its walkability, and its strong community cohesion.
The proposal requires an Official Plan Amendment to re-desig ate the site s la d use i the Sandy Hill
Secondary Plan from Residential Area – Low-Profile to Residential Area Medium-Profile. The Official Plan
Amendment is required to accommodate the proposed 9-storey maximum building height and the mix
of non-residential uses on the ground and lower-level floors. The proposed amendment will permit a
design that is compatible with the surrounding area, that will fit well and work well with adjacent land
uses, and that supports the urban design, compatibility, and intensification policies of the Official Plan
and OPA 150.
The proposal also requires a Zoning By-law Amendment to rezone the site from I1A to GMxx[xxxx] S-zzz.
The re-zoning of the site is required to permit additional land uses and a 9-storey maximum building
height. The proposed re-zoning will allow for a site with 500 feet of street frontage to provide a mix of
human-scaled non-residential land uses on the ground to 4th floor, while providing up to 58 residential
units (or 80-100 hotel units) ranging from one to three bedrooms on the fifth to ninth floor.
The proposed development is consistent with the Provincial Policy Statement, the Official Plan, and the
Zoning By-law, save and except the required amendments outlined above. The proposal is compatible
and desirable within the context of the proposed land uses, the proposed building and landscape design,
and the immediate and surrounding area. The proposal is supported from a land use perspective.
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APPENDIX A
Heritage Considerations Report
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