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Elmvale Acres, 1910 St. Laurent Boulevard: Planning Rationale

1.0 Introduction
Holzman Consultants Inc. has been retained by Elmvale Acres Shopping Centre
2058280 Ontario Limited (RioCan Management Inc.) to prepare a planning
rationale in support of an application for Zoning By-law Amendment and Official
Plan Amendment to permit the redevelopment of the Elmvale Acres Shopping
Centre, municipally known as 1910 St. Laurent Boulevard in the Alta Vista Ward
of the City of Ottawa (the “Subject Property”).
This report provides a description of the existing conditions, the proposed
redevelopment and a review of the applicable land use planning policies
including the Provincial Policy Statement (PPS), the Official Plan (OP) policies,
and Zoning By-law provisions. The summary and conclusions indicate that the
proposed redevelopment is supported by the PPS and the strategic directions of
the OP and that there is substantial merit to the redevelopment of the property.
2.0 Site Overview and Context

Exhibit ‘A’ – Aerial Photo (Subject Property outlined in red), GeoOttawa
The Subject Property consists of a parcel of land located on the south side of
Smyth Road, the west side of St. Laurent Boulevard and the east side of Othello
Avenue. The Subject Property is the location of the Elmvale Acres Shopping
Centre.
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Exhibit ‘B1’ – Site Photo (looking south-east)

Exhibit ‘B2’ – Site Photo (view of mall from east side of property)
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Exhibit ‘B3’ – Site Photo (view of grocery store and bank drive-through)

Exhibit ‘B4’ – Site Photo (view of commercial pad/transit station on east side)
The Subject Property is 52,620m2 in size. It is surrounded by the following land
uses:




North: Commercial and Office,
East: Commercial and High Density Residential
South: High Density Residential
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West: Low Density Residential

Exhibit ‘C’ – Surrounding Built Form, Roderick Lahey Architects (RLA)
The surrounding area has been the subject of intensification over time with two
18 storey towers and one 9 storey tower to the east as well as two 9 storey
towers to the south. Exhibit ‘C’ demonstrates some of the development.

Exhibit ‘D’ – Site Context
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The property is home to the Elmvale Acres Transit Station as well as a library
branch. It is surrounded by a number of other community amenities including
schools, parks and recreational facilities.

Exhibit ‘E’ – Survey Plan, Stantec Geomatics Ltd.
The Subject Property is legally described as PLAN 643 PT BLK E & G and is
denoted as PIN 041720204.
3.0 Existing Development

Exhibit ‘F’ – Existing Conditions, RLA
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The Subject Property is the site of an attached mall with two standalone
buildings, as shown in Exhibit ‘F’ above. The mall possesses a number of
tenants, including a national grocery chain.
4.0 Description of Proposed Development

Exhibit ‘G’ – Ultimate Concept Plan, RLA
As per the above concept plan, the redevelopment will be made up of the four
phases shown above (order to be determined through site plan control). The plan
proposes 4 new mixed use buildings, parking lot modifications and landscaping
elements.

6

Elmvale Acres, 1910 St. Laurent Boulevard: Planning Rationale

Exhibit ‘H’ – Aerial View North, RLA

Exhibit ‘I1’ – Perspective – Looking eastward from Hamlet, RLA
The building presently identified as Phase 1 will consist of 9 storeys with heights
stepping down to 7 storeys and a 1 storey podium. This building will consist of
175 residential units with ground floor commercial, including a bank on the east
side with a drive-through (moved from its existing location at the interior of the
site near the grocery store). This phase will involve the relocation of the Kelsey’s
Restaurant and the removal of the right-in, right-out from Smyth Road.
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Exhibit ‘I2’ – Perspective – Looking north from south end of property, RLA
The building presently identified as Phase 2 will consist of a 12 storey building
with heights stepping down to 9 storeys and then 7 storeys. This building, which
will straddle the access from St. Laurent Boulevard, will consist of 200 residential
units with ground floor commercial. The existing retail on the east side will be
demolished.

Exhibit ‘I3’ – Perspective – Looking south along St. Laurent Boulevard, RLA
The building presently identified as Phase 3 will consist of 26 storeys stepping
down to 7 storeys. This building will be comprised of 236 residential units with
ground floor commercial.
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Exhibit ‘I4’ – Perspective – Transit Station, RLA
The building presently identified as Phase 4 will consist of a 22 storey building
stepping down to 7 storeys. The building will consist of 204 residential units with
ground floor commercial and an integrated transit station shelter.

Exhibit ‘J’ – Landscape Plan, CSW Landscape Architects
Phases 3 and 4 will be separated by public open space. The mall on the west
side of the property will be broken up in order to improve pedestrian connections
to the neighbourhood to the west. The grocery store will remain located on the
south-west side of the property as a stand-alone building with views from St.
Laurent Boulevard. The parking along the street edge of St. Laurent Boulevard
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will be buffered from the street by a strip of open space. Additional open space
has been located at the south of the property for use as a public park.
The redevelopment plan will also align the north-west access with Hamlet Road
and the south-west access with Chapman Boulevard. The surface parking
spaces proposed will be dedicated to the at-grade commercial uses and visitor
parking and the underground parking spaces will be for use by the residents.
5.0 Planning Context
The applicable policy framework includes an examination of the Province of
Ontario’s land use planning directives expressed in the Provincial Policy
Statement and the City of Ottawa’s policies expressed in the City of Ottawa
Official Plan.
5.1 Conformity with the Provincial Policy Statement
The Provincial Policy Statement (“PPS”) sets out a vision for land use planning in
the Province of Ontario that encourages planning and development that is
environmentally-sound, economically-strong and that enhances quality of life.
Land planning policies are intended to promote efficient development patterns
with an appropriate mix of housing, employment, open spaces and multi-modal
transportation which are appropriate for and make efficient use of existing and
planned infrastructure and public service facilities. The relevant policies to the
subject application are as follows.
Section 1.1 provides policy guidance for efficient development and land use
patterns. This section states: “Healthy, liveable and safe communities are
sustained by:
a) promoting efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term;
b) accommodating an appropriate range and mix of residential (including
second units, affordable housing and housing for older persons),
employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation, park
and open space, and other uses to meet long-term needs;
c) avoiding development and land use patterns which may cause
environmental or public health and safety concerns;
d) avoiding development and land use patterns that would prevent the
efficient expansion of settlement areas in those areas which are adjacent
or close to settlement areas;
e) promoting cost-effective development patterns and standards to minimize
land consumption and servicing costs;
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f) improving accessibility for persons with disabilities and older persons by
identifying, preventing and removing land use barriers which restrict their
full participation in society;
g) ensuring that necessary infrastructure, electricity generation facilities and
transmission and distribution systems, and public service facilities are or
will be available to meet current and projected needs; and
h) promoting development and land use patterns that conserve biodiversity
and consider the impacts of a changing climate.”
The proposed redevelopment of the Elmvale Acres Shopping Centre constitutes
an efficient form of development that will provide additional housing to the area.
The residential units will be mixed in with a strengthened commercial centre that
will contain a variety of existing and new uses to serve the community and
surrounding area. The form of development, which orients intensification around
the transit station, will minimize land consumption elsewhere and make efficient
use of existing hard and soft infrastructure. The redevelopment will promote
sustainability in design and through the promotion of active forms of
transportation and transit ridership to decrease reliance on automobiles.
The Elmvale Acres Shopping Centre is located within the urban area of Ottawa,
which is considered as a settlement area within the PPS. Pursuant to Section
1.1.3:
“Settlement areas shall be the focus of growth and development, and their vitality
and regeneration shall be promoted.” Furthermore, the PPS indicates that “Land
use patterns within settlement areas shall be based on:
a) densities and a mix of land uses which:
1. efficiently use land and resources;
2. are appropriate for, and efficiently use, the infrastructure and public
service facilities which are planned or available, and avoid the need
for their unjustified and/or uneconomical expansion;
3. minimize negative impacts to air quality and climate change, and
promote energy efficiency;
4. support active transportation;
5. are transit-supportive, where transit is planned, exists or may be
developed; and
6. are freight-supportive; and
b) a range of uses and opportunities for intensification and redevelopment in
accordance with the criteria in policy 1.1.3.3, where this can be
accommodated.”
The proposed redevelopment will implement the above policies by providing for a
mix of uses in a compact form that will make efficient use of the land, resources,
infrastructure and public service facilities and avoid their unjustified or
uneconomical expansion. The redevelopment will support and encourage active
transportation and transit usage.
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In accordance with Section 1.4 on Housing, the proposed redevelopment will
contribute to an appropriate range and mix of housing types in the area in a form
and density that is compact and efficient.
Section 1.5 contains policies regarding Public Spaces, Recreation, Parks, Trails
and Open Space in order to promote healthy, active communities. The proposed
redevelopment supports these policies through the provision of additional
pedestrian connections with wide sidewalks and at-grade retail to create livelier,
active and safe streets. The network of pathways, public spaces and open
spaces will promote active transportation, social interaction (at on and off peak
shopping hours) and recreation.
Sections 1.6 relates to infrastructure and promotes redevelopment of areas
where efficient use of infrastructure can be made. In terms of transportation, the
PPS states that “a land use pattern, density and mix of uses should be promoted
that minimize the length and number of vehicle trips and support current and
future use of transit and active transportation”. By locating residential
intensification close to the Elmvale Acres Transit Station, transit ridership can be
increased, particularly for daily commutes. Furthermore, with shops and services
located within the shopping centre, the number of vehicle trips for daily needs
can be reduced as active modes of transportation will be preferred.
Section 1.7 provides policy guidance for how long term economic prosperity
should be supported, as follows:
a) “promoting opportunities for economic development and community
investment-readiness;
b) optimizing the long-term availability and use of land, resources,
infrastructure, electricity generation facilities and transmission and
distribution systems, and public service facilities;
c) maintaining and, where possible, enhancing the vitality and viability of
downtowns and mainstreets;
d) encouraging a sense of place, by promoting well-designed built form and
cultural planning, and by conserving features that help define character,
including built heritage resources and cultural heritage landscapes;
e) promoting the redevelopment of brownfield sites;
f) providing for an efficient, cost-effective, reliable multimodal transportation
system that is integrated with adjacent systems and those of other
jurisdictions, and is appropriate to address projected needs to support the
movement of goods and people;
g) providing opportunities for sustainable tourism development;
h) providing opportunities to support local food, and promoting the
sustainability of agri-food and agri-product businesses by protecting
agricultural resources, and minimizing land use conflicts;
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i) promoting energy conservation and providing opportunities for
development of renewable energy systems and alternative energy
systems, including district energy;
j) minimizing negative impacts from a changing climate and considering the
ecological benefits provided by nature; and
k) encouraging
efficient
and
coordinated
communications
and
telecommunications infrastructure.”
The redevelopment of the site is needed to reinvigorate the existing commercial
uses and services and provide additional space for new businesses. The vitality
and viability of St. Laurent Boulevard will be enhanced with public spaces, active
street frontages and an indoor bus shelter. The redevelopment has been
designed to revitalize the shopping centre, provide for intensification oriented to
transit, create well-designed buildings and public spaces, and facilitate
pedestrian circulation.
5.2 Conformity with the City of Ottawa Official Plan
The City of Ottawa Official Plan (“OP”) was adopted in 2003 and provides a
vision for future growth of the city and a policy framework to guide future
development. The OP recently underwent a 5-year review and Official Plan
Amendment (OPA) No. 150 was approved by Council in December 2013 and
was then subsequently appealed to the Ontario Municipal Board (the appeal is
still ongoing).

Exhibit ‘K’: Schedule ‘B’ of the Official Plan, Urban Policy Plan (OPA 76)
Prior to the adoption by Council of OPA 150, the property was designated as
‘General Urban Area’.
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Exhibit ‘L’: Schedule 17 of OPA 150, Urban Policy Plan
The lands were re-designated through OPA 150 from General Urban Area to
Arterial Mainstreet. As OPA 150 is still under appeal, the General Urban Area
designation remains in full force and effect; however, in recognition of the policy
direction towards Arterial Mainstreet policies, both designations will be analyzed
with respect to the property and proposed redevelopment. OPA 150 will be
looked to for policies regarding urban design and compatibility, transportation
and secondary planning processes.
Section 3.6.1 – General Urban Area Designation (OPA 76)
The General Urban Area designation permits a full range and choice of housing
units from single detached to multi-storey residential units in combination with
other non-residential uses including commercial, employment, recreation, etc. As
the designation permits a broad range of uses, the zoning by-law regulates use
and scale on a location basis. The OP supports intensification in the General
Urban Area designation “in a manner that enhances and complements the
desirable characteristics and ensures the long-term vitality of the many existing
communities that make up the city.”
The Elmvale Acres Shopping Centre is located on the edge of a residential
community, off of an arterial mainstreet (St. Laurent Boulevard) and an arterial
road (Smyth Road), and along a bus transit corridor. This location reduces its
impact on abutting land uses as vehicles are able to access the site from arterial
roads and people can access the site via bus transit. The centre was designed
and will continue to be designed to serve wider parts of the area. The proposed
redevelopment will introduce residential uses to the site, as is permitted by the
General Urban Area designation.
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Policy 3 provides guidance on residential intensification within the General Urban
Area. This policy states:
“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;
d. Assess ground-oriented multiple housing forms, such as duplex, triplex
and fourplex, as one means of intensifying within established low-rise
residential communities.
The property is situated in between higher density residential apartment buildings
to the east and south and lower density residential dwelling units to the west. The
proposed redevelopment builds on this existing built form by locating taller
buildings close to the transit station and other tall buildings and lower buildings
with height transitions elsewhere. The proposed redevelopment will provide
additional housing units which will contribute to the housing mix of the area.
Policy 5 states the following:
“The General Urban Area permits uses that may generate traffic, noise or other
impacts that have the potential to create conflicts with the surrounding residential
community. These types of uses are often large and serve or draw from broader
areas. The City will ensure that anticipated impacts can be adequately mitigated
or
otherwise
addressed.
Such
uses
will
be
directed
to:
a. Locations along the rapid-transit system, or an arterial or major collector
road with sufficient capacity to accommodate the anticipated traffic
generated and where frequent, all-day transit service can be provided;
b. Suitable locations on the perimeter of, or isolated from, established
residential neighbourhoods. In this regard, existing or proposed building
orientation, massing and design, and the presence of mitigating
circumstances such as distance, changes in topography, or the presence
of features such as significant depths of mature forest may be taken into
account.”
The current shopping centre was located along the transit system and on an
arterial road in order to accommodate traffic to and from the shopping centre.
The redevelopment provides an opportunity to improve upon traffic and noise
mitigation. Traffic improvements could include a wider access at Smyth and
15
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Othello and a lining up of the intersections at Hamlet and Chapman.
Improvements to the loading areas for the commercial spaces will be made as
the shopping centre redevelops.
The redevelopment will implement the provisions of Policy 6 which states:
“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;
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.”
Although larger in scale, the redevelopment will incorporate locally-oriented
convenience and service uses for the new residential community and other
adjacent residential uses. These commercial uses are envisioned to include a
grocery store, a bank, restaurants, and other shops and services. The
commercial uses will be conveniently located within walking and cycling distance
from the new residential units as well as the apartments to the east and south
and the low density dwellings to the west. The commercial, convenience and
service uses will be clustered with parks, open space, and pedestrian linkages in
order to foster social interaction and create a sense of place.
The redevelopment does not propose to integrate any incompatible uses such as
industrial. The General Urban Area designation in OPA 76 does not specify
minimum or maximum height limits. The proposed development complies with all
of the policies of the General Urban Area designation of OPA 76 and is
consistent with the vision for the designation.
Section 3.6.3 – Mainstreets (OPA 150)
According to Section 3.6.3, mainstreets are “streets that offer significant
opportunities for intensification through medium-density and mixed-use
development along streets that are Transit Priority Corridors or are well served
by transit”. Although the re-designation of the Subject Property is still under
16
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appeal (because the entirety of OPA 150 is under appeal), the policies of the
designation are not in full force; however, the re-designation demonstrates that
the area is an ideal location for intensification, as is proposed by the
redevelopment. The policies of Section 3.6.3 are therefore important in relation to
the proposed redevelopment in the implementation of the strategic directions of
the OP. As is envisioned by the mainstreet designation, the proposed
development will revitalize an aging strip mall and will focus intensification on the
mainstreet and the transit station in order to minimize disruptions to adjacent
communities. Furthermore, the redevelopment will lead to increased walking,
cycling and transit ridership.
The Mainstreet designation differentiates between two types of streets – the
Traditional Mainstreet and the Arterial Mainstreet. The Subject Property has been
re-designated as Arterial Mainstreet, through a continuation of the St. Laurent
Boulevard Arterial Mainstreet, which possesses “post-1945 characteristics”,
including lower street-level densities, singular uses (primarily single purpose
commercial with surface parking) and automobile reliance. The OP envisions
Arterial Mainstreets becoming more transit-supportive and pedestrian friendly
over time and incorporating a wider range of uses.
Policy 1 of Section 3.6.3 states that “the Zoning By-law may define the portion of
the street frontage of an Arterial Mainstreet to be occupied by buildings located at
or set back minimally from the sidewalk”. The redevelopment proposes locating
the buildings close to the sidewalk in order to define the street edge of St.
Laurent Boulevard and the transit corridor. The proposed zoning by-law
amendment, which will be discussed in a later section of this report, will propose
a provision requiring buildings to be oriented to the street with a minimal setback.
Due to the size of the Subject Property, Policy 4 provides direction as to how the
site should be redeveloped over time. Policy 4 states:
“On lots where development has the potential to develop both adjacent to the
street and to the rear of the property, the Mainstreet designation will apply to the
entire lot and development situated on the rear portions will not be considered to
be non-conforming by virtue of not being located adjacent to the street. Where
the depth of lots fronting the road is sufficient to enable development to occur
both adjacent to the street and to the rear of the property, and where
development is initially unlikely to occupy the entire frontage immediately
adjacent to the street, the site should be planned in a coordinated fashion that
will facilitate:
a) multi-modal (pedestrian, cycling, transit and vehicular) access between
the site and the public street(s),
b) attractive, safe and usable pedestrian and cycle connections between the
site and adjacent communities,
c) an enhanced interconnected pedestrian environment that links individual
uses on the site, transit stops and continuous public sidewalks on the
17
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d)
e)
f)
g)

adjoining streets, and which is generally distinct from internal vehicle
routes,
measures of sufficient size and quality to relieve the visual impact of
surface parking areas,
the provision of adequate landscaped areas, particularly trees, along the
perimeter of the site and street frontages,
the provision of coordinated signage, and
over time, a development that is oriented to the Mainstreet.”

The redevelopment is planned to include new buildings along the St. Laurent
Boulevard Arterial Mainstreet as well as one building along Smyth Road. The
buildings to the rear will be retained. Connections throughout the site and into
and out of the site have been provided for a variety of modes of transportation.
The redevelopment will include an enhanced pedestrian environment with atgrade retail, a network of pedestrian connections and pockets of open space with
a larger area of green space at the south end of the site for use as a park. The
linkages will facilitate walking and cycling throughout the site and will link the
transit stops to shops, services and residential uses. In order to relieve the visual
impact of surface parking, green space has been allocated throughout the site to
divide up the parking into various “courtyards”. Where there is parking along a
street edge, a substantial strip of landscaping is provided to buffer the parking
from the street. This is particularly important along St. Laurent Boulevard and the
streetscape will be enhanced in order to make it more pleasing to pedestrians.
In terms of permitted uses, the Arterial Mainstreet designation permits a broad
range. All of the uses proposed, which includes a mix of residential and
retail/service commercial uses, are permitted by the Arterial Mainstreet
designation.
Policy 8 regulates the use of drive-throughs within the Mainstreet designation.
For an Arterial Mainstreet, drive-through facilities are permitted and will be
evaluated on the basis of Sections 2.5.1 and 4.11 of the OP as well as any
applicable design guidelines. Policy 9 sets out the circumstances for the
permission of surface parking. Within the Arterial Mainstreet designation, the
location of surface parking is to be evaluated in the context of Sections 2.5.1 and
4.11 of the OP.
Policy 10 supports the form of development being proposed. The policy
encourages redevelopment on Mainstreets “in order to optimize the use of land
through intensification, in a building format that encloses and defines the street
edge with active frontages that provide direct pedestrian access to the sidewalk.”
Policy 11 states the following regarding building heights along Arterial
Mainstreets:
“On Arterial Mainstreets, unless a secondary plan states otherwise, building
heights up to 9 storeys will predominate. The tallest buildings will be located at
18
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the nodes described below. Subject to a zoning amendment, taller buildings up to
a maximum of 12 storeys may be considered, where the development provides a
community amenity, where it is demonstrated that the development meets the
urban design and compatibility policies in Section 4.11 and where the site is
located at one or more of the following nodes:
i.
ii.
iii.

within 400 metres walking distance of a Rapid Transit Station on Schedule
D of this Plan; or
directly abutting an intersection of the Mainstreet with another Mainstreet
or a Transit Priority Corridor on Schedule D of this Plan; or
directly abutting a Major Urban Facility.

The Zoning By-law may establish building heights lower than nine storeys based
on site conditions, existing character and compatibility”
Policy 11 is a new policy introduced through OPA 150. The policy limits building
heights along Arterial Mainstreets to 9 storeys unless a secondary plan states
otherwise; however, the height can increase to a maximum of 12 storeys through
a zoning by-law amendment and under certain conditions. The General Urban
Area designation of OPA 76 did not specify a maximum building height and
building height was generally regulated through the zoning by-law. Additional
building height could be achieved through an amendment to the zoning by-law
and did not require an amendment to the OP. Regardless, in order to continue
taking policy direction from OPA 150 as additional building height is proposed, a
secondary planning process will also be undertaken in order to examine
appropriate height guidelines. The secondary plan will ultimately set the
parameters for the increase in height as well as the redevelopment of the
property in its entirety.
There is substantial rationale for increased heights on the Subject Property. For
one, the site is located on a transit corridor and is home to a bus transit station;
therefore, greater heights oriented to the transit station can help achieve greater
transit ridership and a decreased reliance on automobiles. The property also
fronts on an Arterial Mainstreet (St. Laurent Boulevard) and another Arterial
Road (Smyth Road) at the edge of the Elmvale Acres neighbourhood. Increased
height and density on the site can therefore be provided in a manner that
minimizes impacts to adjacent neighbourhoods. Furthermore, the Subject
Property is located in an area that already has tall buildings, including mid and
high rise development directly to the east and high rise development to the south.
The redevelopment proposes a number of community amenities including an
integrated transit shelter, a network of pedestrian connections and a park that will
accommodate the increase in density and provide community amenities for the
surrounding area as well.

19

Elmvale Acres, 1910 St. Laurent Boulevard: Planning Rationale

Section 2.2 – Managing Growth (OPA 150)
Section 2.2 of the OP sets out how growth will be managed within the City and
gives rise to the policies within the Arterial Mainstreet designation of OPA 150. In
the preamble to Section 2.2, it is stated:
“In all areas, the density, mix of uses, and land use pattern will work together to
make the most efficient use of transit. This means that pedestrians and cyclists
have direct access to transit, since most transit trips are combined with travel on
foot or by bicycle. Density is highest adjacent to transit and includes a mix of
uses so that residents can meet many of their daily needs within the community
or can find them conveniently nearby. This pattern of transit-oriented
development results in very liveable communities at any scale, from the central
area to the suburbs.”
The redevelopment is in accordance with the vision to create liveable
communities with density oriented to transit. The Elmvale Acres Shopping Centre
is intended to become a node of activity with higher density residential uses and
a number of shops and services for use by the wider community.
With regards to managing growth, the OP “supports intensification throughout the
urban area where there are opportunities to accommodate more jobs and
housing and increase transit use. Intensification is directed to Target Areas for
Intensification which have the potential to develop at moderate to high densities
in a compact form”. In accordance with Section 2.2.2, the redevelopment of the
Elmvale Acres Shopping Centre is an opportunity for intensification of an
underutilized property that can increase transit use and enable a more compact
form of development within a Target Area for Intensification (the St. Laurent
Boulevard Arterial Mainstreet). Although Minimum Density Requirements have
not yet been established within the Zoning By-law, the OP sets the Minimum
Density Requirement of the St. Laurent Boulevard Arterial Mainstreet as 120
people and jobs per gross hectare (Figure 2.9). The Elmvale Acres Shopping
Centre property is 5.26 hectares and the redevelopment proposes 815 residential
units and increased commercial space which will bring additional employment to
the site. The density proposed is above the minimum density target for the St.
Laurent Boulevard Arterial Mainsteet and will help this Target Area for
Intensification to meet density targets to better manage growth within the area
and throughout the City. As higher density is proposed, the secondary planning
process will analyze how the density should be allocated throughout the site with
careful consideration of other elements such as transportation, pedestrian
connections, urban design and open space.
Section 2.2.2 contains a number of important policies regarding intensification. In
accordance with policy 10, the redevelopment proposes to locate taller buildings
closest to the transit station. Furthermore, the secondary planning process will
establish different heights and densities than what would typically be permitted
20
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by the Arterial Mainstreet designation pursuant to Section 2.5.6. The distribution
of building heights within the secondary plan will be evaluated based on the
Subject Property’s location within a Target Area of Intensification, its proximity to
transit as well as the design and compatibility of the redevelopment (including the
clustering of tall buildings with other tall buildings, particularly those to the east
and south).
As per Policy 11 of Section 2.2.2, the building proposed along Smyth Road is
considered mid-rise at 9 storeys. The remaining buildings are considered highrise and range in heights from 26 storeys in Phase 3 to 22 storeys in Phase 4
and 12 storeys stepping down to 9 and 7 storeys in Phase 2; therefore
decreasing in height from north to south with lesser heights furthest from the
transit station.
Pursuant to Policy 12, building heights are established by the designations in
Section 3 of the OP; however, secondary plans may establish greater or lesser
building heights when consistent with the strategic directions of the OP. A
secondary planning process is being undertaken for the proposed
redevelopment.
Policy 14 requires the provision of adequate separation distance from other highrise buildings. The policy also sets the parameters for where high-rise buildings
shall be permitted including an assessment of impacts to the surrounding
community, the implementation of the strategic directions of the OP, compliance
with Section 2.5.6 and the provision of a community amenity (in this case, an
integrated bus shelter).
Section 2.5.4 – A Strategy for Parks (OPA 150)
The redevelopment of the site includes a proposed park at the south end of the
Subject Property. The park is 2,678m2 in size and proposes a playground,
landscaped open space and pathways.
Policy 4 of Section 2.5.4 requires that new parks have the following
characteristics:
a) “Contribute to the equitable distribution of these areas within the
community;
b) Be easily accessible by foot or by bicycle from homes and linked to other
greenspaces;
c) Are visible from many vantage points within the community;
d) Have significant street frontage, in proportion to their size, often fronting
on two or more street depending on their shape and function.
e) Designed to be engaging and useful spaces for people across a wide
spectrum of age, socioeconomic demographics and recreational
interests.”
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The park is easily accessible by foot and bicycle from the new units within the
redevelopment and from the surrounding residential units. The park has about
45m of frontage on St. Laurent Boulevard and stretches from the east to the west
boundaries of the site. The park is visible from both St. Laurent Boulevard and
Othello as well as from within the Shopping Centre site. The ultimate design of
the park will be established in consultation with City of Ottawa staff.
Section 2.5.1 – Designing Ottawa (OPA 150)
Section 2.5.1 is found within OPA 150 and contains policies to guide the
introduction of new development at higher densities into existing areas. This
includes “measures that will mitigate differences between existing and proposed
development and help achieve compatibility of form and function”. The intent is to
allow “for some flexibility and variation that complements the character of existing
communities”. Section 2.5.1 outlines a number of design objectives to be
considered during the development review process. These objectives are as
follows:
1. To enhance the sense of community by creating and maintaining places
with their own distinct identity.
The Elmvale Acres Shopping Centre currently consists of a low density
commercial shopping centre with a large ‘sea of parking’. The Shopping
Centre already contains a number of successful businesses that have
created a sense of community within the area. The intent of the
redevelopment is to retain many of these businesses and provide new
commercial space for new tenants. The expanded commercial area will be
interspersed with a network of pedestrian connections, private and public
open spaces and an animated streetscape brought about by at-grade
retail and commercial uses. The open spaces will include recreational and
seating areas that will facilitate social interaction leading to a greater
sense of community. The sea of parking is broken up by landscaping to
create a more pleasing pedestrian environment.
2. To define quality public and private spaces through development.
Through the zoning by-law amendment and secondary planning process,
the location and function of uses and private/public spaces will be
identified. Further into the process, the actual design of the buildings and
public/private spaces will be actualized. These spaces will incorporate a
high quality of urban and architectural design.
3. To create places that are safe, accessible and are easy to get to, and
move through.
By providing more pedestrian connections with linkages to the adjacent
residential communities, the proposed redevelopment creates a safer
environment for pedestrians to access and move through. The parking
courtyards not only break up the ‘sea of parking’ from an urban design
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perspective, but will also reduce speed of vehicles. The intersection of
Othello and Smyth will be improved to avoid long queues of vehicles going
northbound on Othello.
By integrating the transit station into the design, the station will be located
within an animated area with commercial space facing the station and a
bus shelter integrated into the building. This will provide a safer and
weather-protected transit station with more eyes on the area for greater
crime prevention.
4. To ensure that new development respects the character of existing areas.
The redevelopment constitutes a substantial increase in height and
density. However, the density has been allocated to respect the character
of existing areas. The building located at the corner of Othello and Smyth
is a mid-rise development and has the lowest heights of any of the
buildings in order to respect the low density character of the
neighbourhood to the west. The building will provide height transitions
beginning with 1 storey at the base, stepping back to 7 storeys and then
stepping back further to 9 storeys. The taller buildings have been located
along St. Laurent Boulevard, closest to the transit station and other
existing tall buildings. The buildings also incorporate height stepbacks to
create a pedestrian-friendly scale at the street level. The heights proposed
along St. Laurent Boulevard decrease in height from north to south in
keeping with the general existing context of the area.
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.
The zoning by-law amendment and secondary planning process propose
a framework for heights and configuration that can respond to future
market contexts and adapt and evolve easily over time. The
redevelopment includes a variety of uses.
6. To understand and respect natural processes and features in
development design.
The proposal proposes to redevelop an already developed site.
7. To maximize energy-efficiency and promote sustainable design to reduce
the resource consumption, energy use, and carbon footprint of the built
environment.
The design and configuration of the redevelopment aims to orient
intensification to transit and provide greater opportunities for active modes
of transportation. This type of development will reduced reliance on
automobiles which will decrease non-renewable energy consumption
carbon footprints. Opportunities for energy efficiency will be explored
through building construction at the site plan control stage.
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Policy 2 recognizes Arterial Mainstreets as Design Priority Areas. Design Priority
Areas require enhanced review by the Urban Design Review Panel (UDRP). The
General Urban Area designation is not considered a Design Priority Area;
however, because the property was re-designated to Arterial Mainstreet but is
still under appeal, the applicant participated in an informal pre-consultation
meeting with the UDRP in order to receive urban design guidance for the
redevelopment of the site. This guidance has been reviewed and incorporated
into the revised iteration to the plan which is being submitted.
Section 4.11 – Urban Design and Compatible Development (OPA 150)
In addition to the design objectives of Section 2.5.1, a development proponent
must also implement the policies of Section 4.11 into their proposal which make
reference to objective criteria that can be used to evaluate compatibility of
development applications including height, bulk or mass, scale relationship,
building/lot relationships, and the distance between buildings. The OP aims to
achieve compatibility through appropriate land use designations and the
corresponding Zoning By-law which “establishes more specific permitted use lists
and development regulations within areas and on individual sites in a manner
that achieves compatibility among proximate uses and built forms.”
The OP states the following: “At the scale of neighbourhoods or individual
properties, issues such as noise, spillover of light, accommodation of parking and
access, shadowing, and micro-climatic conditions are prominent considerations
when assessing the relationships between new and existing development. Often,
to arrive at compatibility of scale and use will demand a careful design response,
one that appropriately addresses the impact generated by infill or intensification.
Consequently, the issue of ‘context’ is a dominant theme of this Plan where it
speaks to compatibility and design.”
The following elements and policies from Section 4.11 will be examined in the
context of the proposed redevelopment:
Views
Pursuant to Policy 2, the proposed new buildings will enhance the skyline with
well-designed high-rise buildings that decrease in size from north to south along
St. Laurent Boulevard.
Building Design
Although the facades of the buildings will be provided at the site plan control
stage, the following policies are relevant to the subject applications.

24

Elmvale Acres, 1910 St. Laurent Boulevard: Planning Rationale

Policy 5: “Compatibility of new buildings with their surroundings will be achieved
in part through the design of the portions of the structure adjacent to existing
buildings and/or facing the public realm. Proponents of new development will
demonstrate, at the time of application, how the design of their development fits
with the existing desirable character and planned function of the surrounding
area in the context of:
a. Setbacks, heights and transition;
b. Façade and roofline articulation;
c. Colours and materials;
d. Architectural elements, including windows, doors and projections;
e. Pre- and post-construction grades on site; and
f. Incorporating elements and details of common characteristics of the area.”
Each of the new buildings will be oriented close to the street to define the street
edge. The buildings have also been oriented to maximize the percentage of
building wall along the street. The buildings will incorporate height stepbacks for
a more human scale of development and for compatibility with surrounding uses.
Policy 6: “The City will require that all applications for new development:
a. Orient the principal façade and entrance(s) of main building(s) to the
street. Where a building abuts more than one street, the building façade
and entrances will be oriented in order of priority to the arterial, collector
and local street;
b. Include windows on the building elevations that are visible from public
spaces;
c. Use architectural elements, massing, and landscaping to accentuate main
building entrances.”
In accordance with policy 6, the principal facades of the buildings have been
oriented to the street. Building elevations will be supplied at the site plan control
stage which will illustrate the location of windows and architectural elements.
Transparent windows will be provided for at-grade uses for an animated
streetscape and a provision for this will be proposed for the zoning by-law
amendment. The massing of the buildings has been designed to accentuate
landscaped courtyards and spaces as well as the transit station. Final design of
the buildings, however, will be provided at the site plan control stage.
Policy 8: “Developments that include loading facilities, service areas, mechanical
equipment (including roof-top), vents and metering devices should incorporate
these requirements into the building design in such a way that they cannot be
seen from, and their operation does not impact, the public street, pedestrian and
cycle pathways or adjacent ground-oriented residences. This may be achieved
through:
a. Containment, with a preference to using the same architectural detail,
style and materials as the proposed development; and/or
b. Screening (e.g. trees, landscaped berms, decorative walls and fences).”
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Although final design of each phase will be provided at the site plan control
stage, the above elements will be hidden and/or screened to minimize impact to
the public realm. The loading areas currently serving the single storey
commercial spaces along Othello will be tidied up and screened with landscaping
and a fence.
Policy 9: Where no approved secondary plan exists with established massing
criteria, “the City will assess the appropriateness of the proposal relying upon its
approved Design Guidelines, as applicable, and the following criteria:
a. Building height, massing and scale permitted by the planned function of
adjacent properties as well as the character established by the prevailing
pattern of abutting development and development that is across the street;
b. Prevailing patterns of rear and side yard setbacks, building separation and
landscaped open spaces and outdoor amenity areas as established by
existing zoning where that pattern is different from the existing pattern of
development;
c. The need to provide a transition between areas of different development
intensity and scale as set out in policy 12 of this section.”
The proposed secondary plan and zoning by-law amendment will establish the
height, massing and setback criteria pursuant to the proposed concept plan. The
plan and zoning will contain criteria for maximum heights pursuant to a height
schedule based on the concept plan provided. The height schedule will impact
the ultimate massing of the redevelopment with a lower, larger building at the
corner of Smyth and Othello, two taller buildings focused on a courtyard around
the transit station, and another tall building at the south-east corner which will
straddle the access from St. Laurent and transition in height from north to south.
Guidance for setbacks will be taken from the newly proposed Active Street
Frontage Subzone for Arterial Mainstreets (which is currently under appeal).
Policy 10: “The City may require a Shadow Analysis and/or Wind Analysis as part
of a complete application, except where identified in the Wind/Shadow Terms of
Reference. The study(s) will evaluate the potential impacts of the development
on the adjacent properties and pedestrian amenity areas. The intent of each
Analysis is to demonstrate how these impacts have been minimized or avoided.”
A Shadow and a Wind Analysis have been provided in support of the
applications.
Policy 11: “Transition refers to the integration of buildings that have greater
height or massing than their surroundings. Transition is an important building
design element to minimize conflicts when development that is higher or has
greater massing is proposed abutting established or planned areas of low rise
development. Proponents for developments that are taller in height than the
existing or planned context or are adjacent to a public open space or street shall
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demonstrate that an effective transition in height and massing, that respects the
surrounding planned context, such as a stepping down or variation in building
form has been incorporated into the design.”
Policy 12: “Building height and massing transitions will be accomplished through
a variety of means, including:
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) Building setbacks and step-backs.”
Transitioning has been incorporated into each of the proposed buildings through
the use of building stepbacks. The height of the buildings along St. Laurent
Boulevard has also been transitioned with the greatest heights located nearest
the transit station, decreasing further south along St. Laurent Boulevard. The
single storey commercial uses have been retained along Othello in order to
respect the existing context of the low density residential neighbourhood to the
west.
High-Rise Buildings
Policy 13: “To establish a human-scale and pedestrian-oriented street
environment, High-Rise Buildings should be designed such that any façade
facing a street steps back a distance that is at least equivalent to a storey in
height, at a point above the second but generally no higher than the sixth storey.
The portion of the building below this step-back is the base, or podium, while the
portion above this stepback is the tower. Proposals to reduce or eliminate the
step-backs above must demonstrate that the base or podium will establish a
human-scale and pedestrian street environment.”
All of the buildings step back at the 1st storey and again at the 7th storey.
Policy 14: “It is the City’s objective that new High-Rise Buildings should be
designed and located to: minimise wind and shadowing impacts and maintain
sunlight penetration to public places, maintain privacy, and preserve public views
and sky views, among other elements. To achieve these objectives the tower
portion of the building which is above the base or podium described in policy 13
above should:
a. Be appropriately separated from adjacent towers, either on the same site
or an adjacent site. The zoning by-law may establish a minimum
separation distance for towers or minimum yard setbacks, and minimum
lot sizes for high-rise buildings, that achieve tower separation and
accommodate future development on adjacent lots. Proposals for high-rise
buildings that include separation distances less than 23m shall:
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i.

Demonstrate that the objectives stated above are met through the
use of a smaller floor plate, building orientation, and /or building
shape; and
ii.
Demonstrate that the potential for future high-rise buildings on
adjacent lots can be developed and meet the separation distance
and setback distances above.
Where a proposals cannot demonstrate that the above requirements
can be met the site is not appropriate for tall buildings or may require
lot consolidation.
b. Have a floor plate that is limited. Proposals for residential floorplates larger
than 750 square metres, or commercial floorplates larger than 1500
square metres shall:
i.
Demonstrate that the objectives stated above are met through the
use of building orientation, and /or building shape; and
ii.
Provide a greater separation distance between towers on the same
lot and greater setbacks to side and rear lot lines.”
The Sun Shadow Study demonstrates that there will be minimal shadow impacts
to adjacent properties throughout the day, with some impacts to the low density
residential area before 10am (as is already the case with some of the taller
buildings in the vicinity). The stepbacks for the buildings presently labelled as
Phases 3 and 4 aim to ensure that the courtyard and transit station are minimally
impacted by shadows. The remaining greenspace on the Subject Property is
minimally impacted by the new buildings, with some impacts on the proposed
park from the adjacent 10 storey building to the south in the winter months (when
the park will be less utilized).
A Wind Analysis has been provided in support of the applications to provide
detail on potential wind impacts and mitigative measures.
The high-rise towers are appropriately separated by upwards of 36m to ensure
the protection of privacy of future residents. The distances are therefore more
than the minimum 23m separation distance established by the OP.
The commercial floor plates range in size from 1,096m2 to 1,431 m2; therefore,
the floor plates are limited in accordance with the OP.
Outdoor Amenity Areas
Policy 15: “Applicants will demonstrate that the development minimizes
undesirable impacts on the existing private amenity spaces of adjacent
residential units through the siting and design of the new building(s). Design
measures include the use of transitions or terracing and the use of screening,
lighting, landscaping, or other mitigative design measures”.
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Although the final design of the buildings will be provided at the Site Plan Control
stage, outdoor amenity areas will be located and screened to minimize impacts
to private amenity spaces of adjacent properties.
Policy 16: “Applications to develop residential or mixed-use buildings
incorporating residences will include well-designed, usable amenity areas for the
residents that meet the requirements of the Zoning By-law, and are appropriate
to the size, location and type of development. These areas may include private
amenity areas and communal amenity spaces such as: balconies or terraces,
rooftop patios, and communal outdoor at-grade spaces (e.g. plazas, courtyards,
squares, yards). The specific requirements for the private amenity areas and the
communal amenity spaces shall be determined by the City and implemented
through the Zoning By-law and site plan agreement.”
Well-designed and usable amenity areas will be provided for the residents of
each of the new mixed use buildings in accordance with the Zoning By-law and
implemented through Site Plan Control.
Design Priority Areas
Although OPA 150 is under appeal and therefore the re-designation of the
property to a Design Priority Area is not yet in force, the redevelopment is in
keeping with the policies of Design Priority Areas under Section 4.11.
Policy 18: “The portion of the building(s) which are adjacent to the public realm
will be held to the highest building design standards by incorporating specific
building design features:
a) Design the building(s) first storey to be taller in height to retain flexibility or
opportunity for ground floor uses in the future;
b) Locate front building façades parallel to the street; however consideration
may be given to allow for interruptions of continuous building facades at
strategic locations to provide pocket parks, plazas or other open spaces
that provide a supportive function to the street activity or enable views and
vistas;
c) Transparent windows at grade to give views into the building to observe
the function of the building and out of the building to enhance natural
surveillance;
d) Using architectural treatments (e.g. projections from continuous building
lines, awnings, canopies, alcoves and bays) to soften the interface
between buildings and the public realm;
e) Sufficient lighting sources for public uses after dark and to accentuate and
animate buildings, natural features, public monuments and public spaces;
f) Utilize façade treatments to accentuate the transition between floors and
interior spaces to provide visual interest and relief; and
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g) Signage that contributes to the character of the surrounding area and
architectural design of the building through appropriate architectural
design elements, materials, and colour.”
The portions of the buildings adjacent to the public realm will incorporate the
following elements:








Taller first floors for ground floor comercial uses
Building facades have been located along the street edge, with
interruptions for access points and landscaped open space designed to
animate the street. A provision for percentage of building walls along the
street is recommended through the zoning by-law amendment.
A provision for minimum glazing of at-grade windows is recommended
through the zoning by-law amendment.
Through Site Plan Control for each phase, elevations will be provide that
include architectural elements to soften the interface between buildings
and the public realm.
Sufficient lighting will be determined through Site Plan Control.
The facades of the buildings as well as signage will be determined through
Site Plan Control and will provide architectural treatments for visual
interest.

Policy 19: “The portion of the development which impacts the public realm will be
held to the highest site design standards and should incorporate enhanced public
realm improvements, such as:
a) weather protection elements, (eg. colonnades, and awnings);
b) shade trees, median planting and treatments and other landscaping;
c) wider sidewalks and enhanced pedestrian surfaces;
d) coordinated furnishings and utilities, transit stops, and decorative lighting;
and
e) memorials and public art commissioned for the location.”
The concept and landscape plans incorporate a bus shelter within the building
presently labelled as Phase 4 for weather protection. Shade trees and
landscaped spaces and corridors have been provided throughout the site. Wide
sidewalks with connections into, out of and throughout the site have been
provided to enhance pedestrian circulation throughout the site.
Section 2.5.6 – Collaborative Community Building and Secondary Planning
Processes
As the redevelopment proposes heights and densities above what is permitted by
OPA 150, a secondary planning process is being undertaken in accordance with
Section 2.5.6. The final secondary plan will be presented to Planning Committee
and Council for adoption as an amendment to Volume 2 of the OP. The plan will
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be based on the concept plan submitted which details height, density, land uses,
and landscaping.
According to Section 2.5.6, “secondary planning processes are used to guide
development of large redevelopment sites or whole communities in a manner
that implements the policies of this Plan. Secondary planning can yield a
community design plan or transit-oriented development plan that addresses
complex issues within a large area or it can result in a plan that provides direction
to a smaller area and addresses only strategic issues within the planning area”.
In this case, the secondary planning process proposed pertains to the Elmvale
Acres Shopping Centre property only. The plan will address a relatively limited
number of issues, will provide for a few types of land uses (residential and
commercial), does not require the coordination of municipal infrastructure
renewal projects with adjacent properties, and will ultimately create a flexible
framework for future development. As such, a community design plan is not
required and the secondary planning process will lead to a plan created by the
property owner and their consultant team in accordance with the Terms of
Reference submitted. The Terms of Reference submitted with the application
contain a scoped version of the requirements in Figure 2.9 for the redevelopment
proposal. The Terms of Reference provide a more detailed analysis for the
fulfillment of the policies of Section 2.5.6.
Section 4.3 – Walking, Cycling, Transit, Roads and Parking Lots

Exhibit ‘M’: Schedule ‘E’ of the Official Plan, Urban Road Network (OPA 150)
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As per Schedule ‘E’ of OPA 150, Smyth is considered an Arterial Road and this
portion of St. Laurent Boulevard is considered a Collector Road (despite the redesignation of this portion to an Arterial Mainstreet designation). St. Laurent
Boulevard widens to two lanes in both directions just south of the Subject
Property and exhibits characteristics of an Arterial Mainstreet.

Exhibit ‘N’: Schedule ‘D’ of the Official Plan, Rapid Transit and Transit Priority
Corridor (OPA 150)
The Subject Property fronts on the Smyth Road Transit Priority Corridor and the
St. Laurent Transit Priority Corridor. The Elmvale Acres Transit Station is located
on the western edge of the property and provides access to the Bus Rapid
Transit Network.
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Exhibit ‘O’: Schedule ‘C’ of the Official Plan, Primary Urban Cycling Network
(OPA 150)
Schedule C of the OP considers Smyth Road and St. Laurent Boulevard to be
cycling spine routes. The spine route does not cover the area of St. Laurent
Boulevard that abuts the Subject Property and the spine route continues
southwards to Russell Road.
City staff are proposing a transit improvement project along St. Laurent
Boulevard to provide dedicated transit lanes, increased traffic flow and bicycle
lanes along St. Laurent Boulevard. Part of the works proposed will provide
additional cycling lanes southbound on Russell Road at the intersections of
Russell and St. Laurent (north and south). The cycling connections will positively
contribute to the multi-modal transportation network envisioned for the
redevelopment of the Elmvale Acres Shopping Centre.
According to Section 4.3 of OPA 150, “the City, when reviewing development
applications, will assess the adequacy of the transportation network to meet the
needs of the proposed development.” A community transportation study has
been undertaken in support of the applications, which demonstrates that the
shopping centre, at build out, will be well served by the existing and proposed
roads. The improvements to transit along St. Laurent Boulevard will further
complement the redevelopment of the Elmvale Acres Shopping Centre.
The following policies of Section 4.3 are relevant to the proposed redevelopment:
Policy 3: “The City encourages proponents of new development or
redevelopment in proximity to rapid transit stations to take into consideration and
to demonstrate how the City’s Transit Oriented Development Guidelines have
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been addressed. To promote increased transit usage, private and/or public
proponents of any development or redevelopment within 800 metres walking
distance of a rapid transit station or major transit stop along the rapid transit
network shown on Schedule D will:
a) Ensure that convenient and direct access between the proposed
development and the transit station is provided or maintained; rapid-transit
stations and where possible, transit stops are integrated into the
development; and that in such cases, extended hours of public access
through the buildings and quality linkages from stations and building
entrances to sidewalks on nearby streets are provided;
b) Locate any proposed high-density employment and residential
development close to transit stations;
c) Provide a pedestrian-friendly, weather-protected (where possible)
environment between the access point(s) of the rapid-transit station or
major transit stop and the principal entrances to adjacent buildings;
d) Minimize walking distances from buildings to stations/major transit stops;
e) Provide adequate, secure and highly visible bicycle parking at rapid-transit
stations/major transit stops.”
The relevant Urban Design guidelines will be discussed in the next section of this
report. Convenient, direct and multi-modal access to the transit station is
provided through the redevelopment. The transit station has been integrated into
the redevelopment with a bus shelter incorporated within the building presently
labelled as Phase 4. This shelter will provide weather protection without
compromising views of the transit corridor. The redevelopment constitutes an
increase in density which has been oriented to the transit station. Bicycle parking
will be provided throughout the site in accordance with the zoning by-law, with a
portion of the parking located in proximity to the transit station.
Policy 7: “The City will require that parking areas for motorized vehicles be
screened from the street with low shrubs, trees, landscaped berms, decorative
walls and fences”.
Parking areas have been screened from the street with landscaping.
Policy 8: “Where large areas of surface parking are required, they will be
designed to:
a) Avoid one extensive parking area and instead have several smaller-sized
parking areas defined by circulation patterns, landscaping, lighting, and
other elements;
b) Ensure that the layout of the parking lots and adjacent buildings will be
such that public roads may be defined in the future as part of more
intensive redevelopment of the site.”
The surface parking intended to serve the commercial tenants (residential
parking will be provided underground) has been designed as several smaller
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parking areas divided by landscaping, pedestrian connections, open space and
other buildings.
Policy 13: “At main entrances to buildings the City will require safe, direct and
attractive pedestrian access from public sidewalks through such measures as:
a) Reduction of distances between public sidewalks and major building
entrances;
b) Provision of pedestrian walkways from public streets to major building
entrances;
c) Within individual sites, on-site pedestrian walkways along the front of
adjoining buildings, between adjacent buildings, and connecting areas
where people may congregate, such as courtyards and transit stops;
d) Wherever possible, protection from the weather is provided through
canopies, colonnades, and other design elements.”
Buildings and building entrances have been located close to the street to
minimize the distance pedestrians must walk from the sidewalk to a building
entrance. Pedestrian connections have been provided for linkages throughout
and into/out of the site. The transit station area incorporates open space,
landscaping and weather protection.
5.3 Conformity with the Council-Approved Urban Design Guidelines
There are a number of Council-approved Urban Design Guidelines which pertain
to the proposed redevelopment, including Urban Design Guidelines for
Development along Arterial Mainstreets, Transit Oriented Development
Guidelines, Urban Design Guidelines for High-Rise Housing, and Urban Design
Guidelines for Drive-Through Facilities,
In accordance with above noted urban design guidelines, the redevelopment
proposes the following:







The provision of transit supportive uses around the transit station,
including commercial retail and service uses as well as mid and high rise
residential development.
The creation of a multi-purpose destination where individuals can live and
meet their daily needs without the need for a vehicle.
Buildings located along the public street edge with a minimal building
setback and landscaped areas along building frontages.
A continuous streetscape achieved through building walls and landscaped
open space.
Integrated bus shelter for weather protection, while maintaining views of
the transit corridor.
The implementation of short pedestrian connections with direct access to
the transit station.
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Buildings oriented towards the transit station in terms of entrances, open
space and landscaping.
Concentration of height closest to the transit station and other tall
buildings, which will create a visible landmark for the transit station from a
distance.
Height transitions and step backs as well as 1 storey podiums for a human
scale of development along the street with lower heights in proximity to
low density residential uses.
An internal circulation pattern that allows for logical movement throughout
the site with direct connections to surrounding streets.
The use of clear windows and doors for pedestrian level façades of
building walls.
Buildings that occupy a large percentage of the street frontage.
Pedestrian walkways that connect to adjacent neighbourhoods and
provide continuous and direct access to shops, services and the transit
station.
Seating Areas within the network of open space.
Surface parking located to the interior of the site and buffered from the
street by building walls or landscaping.
Additional parking for residential uses provided underground with
accesses away from the street towards the interior of the property.
Landscaping along the side and rear yards.
Sufficient tower separation distances to allow for light, solar exposure and
the protection of privacy.
Compact floor plates to maximize views, light and ventilation for interior
uses.
The redevelopment proposes a possible relocation of the bank drivethrough. Any modifications to the drive-through will be in accordance with
the Urban Design Guidelines for Drive-Through Facilities.
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5.4 Conformity with the City of Ottawa Comprehensive Zoning By-law No.
2008-250

Exhibit ‘P’ – Zoning Map (GeoOttawa, Subject Property shaded in red)
As per Exhibit ‘P’ above, the subject site is zoned GM F(1.0) which is a General
Mixed Use Zone with a maximum floor space index of 1. As part of the City’s
Zoning Review to consolidate the zoning by-law with the more recently approved
OPA 150, the site was rezoned to the new AM10 (Active Street Frontage)
subzone. As OPA 150 and the subsequent adoption of the city-wide zoning bylaw amendment are under appeal, the GM F(1.0) zoning is still in full force.
The application for Zoning By-law Amendment proposes a site specific
amendment to the by-law to enable the redevelopment of the Subject Property
pursuant to the concept plan proposed. As the property is still technically
designated General Urban Area, the zoning proposed will be a site-specific
exception to the General Mixed Use Zone. The amendment proposed will take
guidance from the AM10 subzone currently under appeal. The property cannot
simply be rezoned to the AM10 subzone as it is not yet designated as Arterial
Mainstreet under the OP. When the appeals of OPA 150 and the associated
zoning by-law amendment are resolved, the property may then be designated
Arterial Mainstreet and will automatically be rezoned to the AM10 subzone. The
rezoning will be repealed and replaced by the rezoning proposed by this
application.
The purpose of the GM – General Mixed Use Zone is to:
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(1) “allow residential, commercial and institutional uses, or mixed use
development in the General Urban Area and in the Upper Town,
Lowertown and Sandy Hill West Character Areas of the Central Area
designations of the Official Plan;
(2) limit commercial uses to individual occupancies or in groupings in welldefined areas such that they do not affect the development of the
designated Traditional and Arterial Mainstreets as viable mixed-use areas;
(3) permit uses that are often large and serve or draw from broader areas
than the surrounding community and which may generate traffic, noise or
other impacts provided the anticipated impacts are adequately mitigated
or otherwise addressed; and
(4) impose development standards that will ensure that the uses are
compatible and complement surrounding land uses.”
In accordance with Section 187, the following non-residential land uses are
permitted:




























animal care establishment
animal hospital
artist studio
bank
bank machine
catering establishment
community centre
community garden
community health and resource centre
convenience store
day care
diplomatic mission
drive-through facility
emergency service
funeral home
home-based business
home-based day care
instructional facility
library
medical facility
municipal service centre
office
personal service business
place of assembly
place of worship
post office
recreational and athletic facility
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research and development centre
residential care facility
restaurant
retail food store
retail store
service and repair shop
shelter
small batch brewery
technology industry
training centre

The mix of uses anticipated through the redevelopment of the site are permitted
by the above list of permitted uses.
The above land uses are permitted subject to the following provisions in Table
187.

I
ZONING MECHANISMS

II
PROVISIONS

(a) Minimum lot area

No minimum

(b) Minimum lot width

No minimum

(c) Minimum front yard and corner side yard setbacks

3m

(d) Minimum interior
side yard setbacks

(i) for a non-residential or mixed-use building,
from any portion of a lot line abutting a
residential zone

5m

(ii) for a residential
use building

1. for a building equal
or lower than 11
metres in height

1.2 m

2. for a building
higher than 11 metres
in height

3m
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(e) Minimum rear yard
setback

(iii) all other cases

No minimum

(i) abutting a street

3m

(ii) from any portion of a rear lot line abutting a
residential zone

7.5 m

(iii) for a residential use building

7.5 m

(iv) all other cases

No minimum

(f) Maximum building height

18 m

(g) Maximum floor space index

1

(h) Minimum width of
landscaped area

(i) abutting a street

3m

(ii) abutting a residential or institutional zone

3m

(iii)other cases

No minimum

(i) minimum width of landscaped area around a parking lot

see Section 110 –
Landscaping
Provisions for Parking
Lots

The proposed concept plan does not comply with certain provisions of Table 187.
As such, an exception to the zoning is proposed that will mirror the provisions of
the AM10 subzone proposed through the OPA 150 process. The zoning
proposed will be more in line with the direction of the amended OP and will treat
the property as an Arterial Mainstreet with development oriented to the transit
station.
The AM10 subzone that was initially proposed for the property included the
following provisions:
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Maximum Building Height
o 20m from a property line abutting a R1, R2 or R3 residential zone:
11m
o 20m from a property line abutting a R4 zone: 15m
o 20-30m from a property line abutting a R-R4 zone: 20m
o More than 30m from a property line abutting a R1-R4 zone: 30m,
but in no case greater than 9 storeys
o All other cases: 30m, but in no case greater than 9 storeys
There is no longer any requirement for a maximum Floor Space Index
Active Street Frontage Provisions:
o The provisions applying to the front lot line apply to all lot lines
abutting a public street
o Minimum front and corner side yard setback of 0m
o At least 50% of the frontage along the front lot line and corner side
lot line must be occupied by building walls located within 3m of the
frontage for a mixed use building
o Minimum interior side yard setback abutting a residential zone is
3m for the portion of a building within 20m of a public street and
7.5m otherwise
o Minimum rear yard setback is 3m for any building wall within 20m of
a lot line abutting a public street and 7.5m otherwise
o Any portion of a building located within 10m of a front or corner lot
line must satisfy the following minimum building heights:
 Ground floor requires a minimum height of 4.5m
 The minimum building height required is 7.5m and must
contain at least 2 storeys
o The ground floor façade facing a public street of a building located
within 4.5m of the front or corner side lot line must include:
 A minimum of one active entrance from each individual
occupancy in the case of non-residential uses
 A minimum of one active entrance in the case of a
residential use building
o A minimum of 50% of the surface area of the ground floor façade,
measured from the average grade up to a height of 4.5m, facing a
public street must be comprised of transparent glazing and active
customer or resident entrance access doors

5.5 Proposed Zoning Details
The site-specific zoning by-law amendment proposes an exception to the
General Mixed Use zone to include the following provisions:




Minimum front and corner side yard setback of 0m
Minimum interior side yard setback abutting a residential zone of 3m
Minimum rear yard setback of 3m
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No requirement for maximum FSI
At least 50% of the frontage along the front lot line and corner side lot line
must be occupied by building walls located within 3m of the frontage.
Any portion of a building located within 10m of a front or corner lot line
must satisfy the following minimum building heights:
o Ground floor requires a minimum height of 4.5m
o The minimum building height required is 7.5m and must contain at
least 2 storeys
The ground floor façade facing a public street of a building located within
4.5m of the front or corner side lot line must include:
o A minimum of one active entrance from each individual occupancy
in the case of non-residential uses
o A minimum of one active entrance in the case of a residential use
building
A minimum of 50% of the surface area of the ground floor façade,
measured from the average grade up to a height of 4.5m, facing a public
street must be comprised of transparent glazing and active customer or
resident entrance access doors
Maximum building heights pursuant to the following Height Schedule (also
included as Exhibit ‘Q’ at the end of this report):

Exhibit ‘Q’ – Proposed Height Schedule, RLA
The above Height Schedule identifies 6 “height precincts” as follows:
Area
A
B
C
D
E
F

Maximum Number of Storeys
9
26
22
12
2
0

Maximum Height in Metres
32m
85m
73m
41m
10m
0
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The concept plan generally complies with the applicable provisions from Part 2 –
General Provisions, Part 3 – Special Provisions and Part 4 – Parking and
Loading Provisions. Further detail will be provided at the Site Plan Control Stage.

Exhibit ‘R’ – Schedule 2B to the Zoning By-law
In terms of the parking required, the Subject Property is located within Area B on
Schedule 1. The Elmvale Acres Transit Station is not found on Schedules 2A or
2B (see Exhibit ‘R’ above); therefore, no reduction in parking is granted despite
the location of the transit station. The parking for the residential uses can be
reduced by 10% up to a maximum of 20 spaces per building as the parking will
be provided underground. The required parking spaces are calculated as follows:
Commercial
13,520m2 of commercial space (based on the conceptual square footage)
Parking Rate is 3.4 spaces per 100m2 of gross leasable floor area
The number of required parking spaces is therefore 460.
Residential
815 residential units
Parking rate is 0.5 spaces per unit; therefore 408 spaces are required, less 10%
as parking is provided underground to a total of 367.
Visitor parking is calculated as 0.2 spaces per unit (after the first 12 units in a
building); therefore, the required visitor parking is 153 spaces.
The total residential parking required is 520 spaces.
The total required number of parking spaces is 980 parking spaces.
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As the proposed redevelopment is following principles of transit-oriented
development and will be designed to increase transit ridership and transportation
by foot and bicycle, a lower commercial parking space rate is proposed. A rate of
2.4 spaces per 100m2 gross leasable floor area is recommended as it is similar
to the rates required for uses such as retail store, retail food store, bank, etc.,
which are the types of uses anticipated for the redevelopment. This rate would
also recognize the type of transit-oriented development proposed and the
location of the transit station. At this rate, the parking is calculated as follows:
Commercial
13,520m2 of commercial space (based on the conceptual square footage)
Parking Rate proposed is 2.4 spaces per 100m2 of gross leasable floor area
The number of required parking spaces is therefore 325.
Residential
As calculated above, the total residential parking required is 520 spaces.
The total required number of parking spaces is 845 based on the conceptual plan
and a total of 894 parking spaces are proposed.
As the Subject Property is located at a transit station and given the type of
development proposed, the maximum limit on number of parking spaces near
rapid transit stations should also apply. The residential rate should not exceed
1.75 spaces per units and the commercial rate should not exceed 3.6 spaces per
100m2 of gross floor area.
Two loading spaces will be required to support the commercial areas. The total
number of bicycle parking spaces required is 443. The loading spaces and
bicycle parking spaces will be located through Site Plan Control.
6.0 Plans and Technical Studies
The plans and background studies that have been prepared in support of the
development application for the subject property are as follows:
(1)
(2)
(3)
(4)
(5)
(6)
(7)
(8)
(9)

Survey Plan, Stantec, 2015,
Concept Plan, RLA, December 2015
Architectural Building Elevations, RLA, December 2015
Landscape Plan, CSW Landscape Architects, December 7, 2015,
Community Transportation Study, Parsons, December 2015
Assessment of Adequacy of Public Services Report, DSEL, December
2015,
Wind Analysis, Gradient Wind, December 2015,
Feasibility Noise Assessment, Gradient Wind, December 2015,
Shadow Analysis, RLA, December 2015,
44

Elmvale Acres, 1910 St. Laurent Boulevard: Planning Rationale

Pursuant to previous discussions with City staff, the pre-consultation with UDRP
and their follow up comments will suffice as the Design Brief.
7.0 Summary and Conclusions
1. The applications for Official Plan Amendment and Zoning By-law
Amendment are consistent with the Provincial Policy Statement as the
proposed development will make efficient use of available land, resources
and infrastructure, particularly transit.
2. The redevelopment proposes uses that are consistent with those
permitted by the General Urban Area designation and the Arterial
Mainstreet designation. In particular, the redevelopment will provide
additional housing units, thereby contributing to a greater range and mix of
housing in the area.
3. As greater heights and densities than what is normally permitted by the
Arterial Mainstreet designation are proposed, a secondary planning
process is being undertaken through the Official Plan Amendment. The
scope of this process is outlined in the Terms of Reference.
4. The redevelopment is consistent with the strategic directions of the OP for
managing growth by enabling a more compact form of development, a mix
of uses, and development oriented to transit.
5. The redevelopment will strength the existing commercial areas and
provide space for new retail and service commercial.
6. The redevelopment creates new and better pedestrian connections, a
substantial network of open space, an integrated transit station and a form
of development that will create an animated street. The proposed zoning
by-law amendment will enable this type of development to occur on the
site over time.
7. The development has incorporated a careful design response to mitigate
potential impacts to adjacent uses and is in keeping with the policies of
Sections 2.5.1 and 4.11 as well as the relevant Council-approved
guidelines.
8. The zoning by-law amendment is in keeping with the policy direction for
OPA 150 and the new Active Street Frontages Subzone.
Based on the above noted rationale, the applications for Official Plan
Amendment and Zoning By-law Amendment are appropriate and represent
sound land use planning.
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Prepared by;

William S. Holzman, MCIP, RPP
President
Holzman Consultants Inc.
December 9, 2015

46

RE-ZONING PLAN
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