MOMENTUM
PLANNING AND COMMUNICATIONS

PLANNING RATIONALE
ZONING AND SITE PLAN APPLICATIONS
MIXED USE REDEVELOPMENT
383 SLATER/400 ALBERT
May 2017

Prepared by:
Dennis Jacobs MCIP, RPP

Index
Page
1. Introduction

2

2. Existing Context
2.1 Built Context
2.2 Transportation Network

2
2
8

3. Development Proposal Overview

8

4. Policy Framework
4.1 Provincial Policy Statement
4.2 City of Ottawa Official Plan

7
10
12

5. Zoning By-law

20

6. Urban Design Guidelines and Urban Design Review Panel

23

7. Summary Opinion

33

APPENDIX
Proposed Zoning Schedule

34

1|Page

1.

Introduction

This Planning Rationale has been prepared to assess the land use planning merits of an application for
rezoning and site plan control to permit a mixed use development consisting of one 10 storey and two
27 storey towers sitting on a shared underground parking structure. The project is located on a site
which includes 400 Albert Street and 383 Slater Avenue.

2.

Existing Context

2.1

BUILT CONTEXT

The subject property known municipally as 400 Albert Street is located on the western edge of Ottawa’s
central area, which is a higher-density development area consisting of a broad range of uses including
commercial and business-oriented uses and residential uses. It is bound by Albert Street to the north,
Slater Street to the south, Bay Street to the west and Lyon Street to the east.

The site is 4,920 square metres (1.2 acres) in area, and generally has a ‘T’ shape. The majority of the
property has a depth of approximately 30 metres, while the central portion of the site has a depth of
approximately 60 metres. The site has frontage of approximately 40 metres on Albert, and is also a
corner lot with frontage on Slater and Bay (30 metre frontage on Bay) as well as Slater and Lyon (30
metre frontage on Lyon). The property spans the entire frontage of Slater Street (122 metres) between
Bay and Lyon.
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The site is currently vacant and being used on an interim basis as a temporary surface parking lot. Prior
to the recent demolition, the site was occupied by Alterna Savings, a financial services provider in a
grouping of linked buildings ranging from two to three storeys in height and supported by surface
parking. A small informal open space, damaged during the demolition, was located at the north-west
corner of the intersection of Lyon and Slater. This will be re-instated following approval of the
landscaping plan for the temporary parking lot.
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The following images (Source: Google Street-view) provide a visual description of the adjacent lands
(Please note the images depict the site prior to demolition of the previous buildings):
On the north-west corner of the subject block (Albert/Bay), there are two, three-storey apartment
buildings fronting onto Albert Street.

On the north-east corner of the subject block (Albert/Lyon), there is a municipal parking lot with a 2.5
storey residential building converted to a restaurant use immediately west and adjacent to the lot.
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Directly across Albert Street there is a block containing a large commercial parking lot undergoing
redevelopment for a high rise building and the new LRT station and a 13-storey high-rise apartment
building covering most of the west end of the block (51 Bay – ‘Park Square’ condominium building)
consisting of 140 units. A small two-storey commercial building housing three restaurant/bar tenants, is
immediately east of the condominium fronting on Queen Street.

At the north-west corner of Albert and Bay is the Albert at Bay Suites Hotel, a 10-storey high building,
with an associated restaurant at-grade. A Radisson Hotel is immediately north on Bay/Queen and also
has a restaurant at grade.
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Immediately west (and across the street from the Albert/Bay Hotel) is the Ottawa Technical High School,
a large facility ranging in height from two-to-four storeys comprised of approximately one hectare (2.7
acres) of campus space. The Ottawa Tech High School fronts on Albert, Bay and Slater, and is used as an
educational facility. It also houses offices, special events, and storage. Further west of this are primarily
low-rise residential buildings (single family and semi-detached dwellings).

East of Lyon Street, is an 18 storey office building (Constitution Square) along with a twenty + storey
Delta Hotel and other high rise mixed use buildings in the 25 + storey height range.
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Immediately south across Slater Street is a 21-storey apartment building at the corner of Bay and Slater.
Further east is the entrance to an underground public parking garage and then a two-storey medical
facility. At the south-west corner of Albert/Lyon is a parking lot associated with the clinic.
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2.2

TRANSPORTATION NETWORK

Roads
A Community Transportation Study has been completed by Parsons in support of this proposal.
However, the following is a brief summary of the existing context. As noted earlier, the subject property
is bound by Albert Street to the north, Slater Street to the south, Lyon Street to the east, and Bay Street
to the west. Albert, Slater and Lyon Streets are classified as Arterial roadways on Schedule F of the City’s
Official Plan.
Albert Street has a three-lane cross-section (including a BRT lane) and runs in a one-way west-bound
direction. Slater Street has a similar cross-section and runs in a one-way east-bound direction. Bay
Street has a two-lane cross-section and runs in a one-way north-bound direction. Lyon Street runs in a
one-way south-bound direction with a three travel lanes and a protected parking lane. Both Bay Street
and Lyon Street support bicycle lanes.
The City’s right of way (ROW) policies for the portions of Albert Street and Slater Street that run
adjacent to the subject property protect for a variable right of way of up to 1.25 metres on both streets.
The exact ROW and any widening are to be determined at the time of Site Plan Approval. The right of
way policies for the portion of Lyon Street that runs adjacent to the property protects for a right of way
of 20 metres, to a maximum land requirement of 0.9 metres for property abutting the ROW, subject to
easement policies.
Transit
Both Albert and Slater Streets play a central role in the City’s rapid transit system with bus routes such
as #94, 95, 96 and 97 running regularly providing commuter focused service through the downtown. As
part of the Light Rail Transit (LRT) transportation initiative, the City of Ottawa has commenced
construction on the Confederation Line to be operational in 2018. This is an east/west rail based system
that will run from Tunney’s Pasture Station in the west to Blair Station to the east and will integrate into
the existing Bus Rapid Transit system. The entire route will include thirteen stations and will run for
approximately 12.5 kilometers, with ten kilometers above ground and the remaining 2.5 kilometers
located in an underground tunnel running below Queen Street in the downtown core. Three stations
are proposed for the downtown tunnel: Lyon, Parliament, and Rideau. Lyon Station will be located
below the Queen Street right-of-way at the intersection of Lyon Street less than 100 metres from the
subject property.

3.

Development Proposal Overview

The subject property incorporates the site of an earlier development proposal at 383 Slater Street (NE
corner of Bay/Slater). This project was approved for a 27 storey building by Broccolini and was rezoned
in November 2015. However beyond some conceptual plans for the balance of the site, the focus of that
approval was only for the one building. The proposal for 383 Slater was at the draft approval stage for
Site Plan Control (File D07-12-15-0145) when abandoned by Broccolini. Since that time, the property
was acquired by the current owners.
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The current proposal is for a multi-building complex composed of three towers – a 10 storey building
fronting on Albert Street (Building A); a 27 storey building at the intersection of Bay and Slater and
fronting on Slater (Building B); and a 27 storey building at the intersection of Slater and Lyon and
fronting on Lyon (Building C). All three buildings will be sitting atop a shared parking structure with a
single access from Bay Street.

The project will be a mixed use development comprised primarily of residential apartments targeted for
the rental market. The ground floor will provide space for retail and commercial uses as well as the
entry lobbies for the residential towers in Buildings B and C. The second floor of the 6 storey podium in
Building C will also provide non-residential space for office and retail uses to allow flexibility to attract
an urban format grocery store. In Building B, the residential portion of the building will begin on the
second storey. Building A on Albert Street is being designed for use as a hotel property.
In total, the development will create 368 new rental apartments in a mixture of one and two bedroom
sizes. There will be 136 hotel units designed for long term stay use. The total gross floor area of nonresidential uses will be 9761 square metres (hotel = 7143 m2 and retail/commercial = 2,659 m2).
A publicly accessible plaza (see preliminary site plan on following page) will be created in the mid-point
of the block and form a central gathering place for both residents and visitors to the development. This
will be linked to Albert Street with a continuous walkway allowing a mid-block crossing point to support
pedestrians and better access to the new Lyon Street LRT station. As well a pathway link will be
provided out to Lyon Street running along the north side of Building C.
The exterior design of the buildings and the overall site layout has been influenced by a number of
factors. The previous proposal by Broccolini resulted in a very detailed zoning by-law (#2015-342) with
specific height limits, setbacks and step-backs along with the identification of required public/private
amenity areas at grade for community use. These controls have been considered and re-interpreted
where necessary to set the stage for the current proposal along with the relevant design policies of the
Official Plan and related design guidelines.
9|Page

Preliminary Site Plan

A

B

C

This project will require a major rezoning to permit the additional use of Hotel. A site specific height
and setback schedule will be needed to permit the proposed building form and in particular an increase
in the maximum building height from 63 metres to 85 metres for Building C along with building specific
performance standards for all three buildings to achieve the desired design.

4.

Policy Framework

4.1

PROVINCIAL POLICY STATEMENT

The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning Act came
into effect as of April 30th, 2014. The PPS provides policy direction on matters of provincial interest
related to land use planning. As such, decisions affecting planning matters shall be consistent with
policy statements issued under the Act.
A relevant fundamental principle of the PPS is the intensification of built-up areas to efficiently use land
with existing infrastructure and public service facilities to avoid the need for unjustified and uneconomic
expansion. As a result, planning authorities must identify and promote opportunities for intensification
and redevelopment (Policy 1.1.3.3).
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The proposed development also addresses the following policies outlined in the Provincial Policy
Statement:


Promoting efficient development and land use patterns which sustain the financial well-being of
the Province and municipalities over the long term (Policy 1.1.1(a));



Accommodating an appropriate range and mix of residential, employment (including industrial
and commercial), institutional, recreation, park and open space, and other uses to meet longterm needs (Policy 1.1.1(b));



Promoting cost-effective development patterns and standards to minimize land consumption
and servicing costs (Policy 1.1.1(e));



Ensuring that settlement areas are the focus of growth and development, and promoting their
vitality and regeneration (Policy 1.1.3.1);



Efficiently using the infrastructure and public service facilities which are planned or available
(Policy 1.1.3.2(a));



Promoting opportunities for intensification and redevelopment where this can be
accommodated taking into account existing building stock or areas, including brownfield sites,
and the availability of suitable existing or planned infrastructure and public service facilities
required to accommodate project needs (Policy 1.1.3.3);



Promoting densities for new housing which efficiently use land, resources, infrastructure and
public service facilities, and support the use of active transportation and transit in areas where it
exists or is to be developed (Policy 1.4.3(d));



Promoting healthy, active communities 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 (Policy 1.5.1(a));



Promoting a land use pattern, density and mix of uses that minimize the length and number of
vehicle trips and support current and future use of transit and active transportation (Policy
1.6.7.4);



Promoting long-term economic prosperity by optimizing the long-term availability and use of
land, resources, infrastructure and public services facilities (Policy 1.7.1(a)); and



Supports energy efficiency and improves air quality through land use and development patterns
which promote the use of public transit and other alternative transportation modes and
improving the mix of employment and housing uses to decrease transportation congestion
(Policy 1.8.1.b through 1.8.1.c).
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The proposal is consistent with the PPS for the following reasons:








4.2

Provides intensification of an underutilized block lying at the western edge of the Ottawa’s
downtown core by replacing a two storey building complex supported by a surface parking lot
with two high-rise and one mid-rise building form supported by underground parking;
Provides better use of existing and planned infrastructure and public transit facilities including
the new Confederation Line LRT located less than one block to the north;
Creating a new publically accessible plaza to better serve both existing and new residents in this
area;
Promoting densities that contribute to more sustainable land use patterns and contribute to the
range and mix of residential housing types in a mixed use development which provides retail
and commercial at the street level; and
Building height and massing design complements the surrounding built form and contributes to
the definition of the character of Ottawa’s downtown core.

CITY OF OTTAWA OFFICIAL PLAN

Strategic Directions
Section 2.1 – The Challenge Ahead anticipates that much of the demand for new housing is expected to
be for smaller units, such as apartments. For example, within the Greenbelt, where about one-third of
the housing growth is expected to occur, most new housing development will be in the form of
apartments.
Section 2.2 – Managing Growth sets out strategic directions to meet the challenge of managing growth
and directing it to the urban area where existing services are in place or where they can be provided
efficiently. In addition, concentrating growth within these areas also promotes a pattern and density of
development that supports transit, cycling and walking. In Section 2.2.2, we find the policies providing
longer term direction for development within the urban area and in particular, support for significant
intensification within the Central Area where the subject site is located. The following is an excerpt
from this section:
“Physically, the pattern of intensification described by this Plan is one of a series of nodes and
corridors. The Central Area is the focus, serving both as the symbolic heart of the nation and the
economic and cultural nerve centre of the city. The Central Area contains the highest density
development pattern in the entire city.”
This section also strongly encourages intensification in the areas around planned rapid transit stations
to support public transit initiatives by stating: “This Plan encourages areas around major transit stations
to develop as compact, walkable, mixed-use developments with densities that support transit use in both
directions in which the line runs throughout the day.” The new Lyon LRT station on the Confederation
Line is located approximately 100 metres north of the site and it is poised to open in 2018. This site is
currently well served by the existing BRT system running on Albert and Slater Streets.
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Excerpt – Schedule B – Urban Policy Plan

Section 2.5.1 Urban Design and Compatibility provides strategic direction on the importance of good
design on the quality and sustainability of our communities. This section focuses on the built form, open
spaces and infrastructure that make up our neighbourhoods and what is needed to ensure compatible
development is encouraged. It is critical to learn and take design cues from the existing and planned
context that surrounds a development parcel.
The proposed development will meet these design objectives by providing a mix of building forms and
publically accessible open spaces and by moving the loading and parking necessary to support the
development below grade in an underground structure. Building heights complement the surrounding
buildings and in a slender tower form to minimize shadowing and protect views. Pedestrian movement
will be enhanced with a mid-block through link between Albert and Slater as well as an additional link
eastward towards Lyon from the centre of the block.
Section 3.6.6 Central Area provides land use policy direction for the subject site. Policies for the Central
Area strive to maintain its role as physical and symbolic downtown core of the City, due to the
convergence of a wide range of uses such as employment, government, retail, housing, entertainment
and cultural activities. A broad range of land uses is encouraged to support a 24/7 lifestyle of live, work
and play. While significant intensification is supported, the intent is maintain a human scale and
provide at grade retail activities to encourage active street frontages catering to pedestrian traffic.
The proximity to the Parliamentary Precinct requires consideration of the height and massing design
policies to protect the important views of these national symbols. Annexes 8 A thru D Height
Controls/View Protection provide the details of these policies and while the subject property lies just
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outside the controlled views (Annex 8A) it is identified as an Area of Background Height Control and
requires consideration of these policies to ensure compatibility.

Policy 3.6.6 2(e) (iv), states that building heights on blocks that do not have angular height planes in
Annex 8B must respect the intent of these angular plans, which is to protect key view corridors to the
Parliament Buildings. Additionally, it is stated that permitted heights on these blocks must be consistent
and compatible with building heights generally in the area where no height planes apply, and that
permitted heights must support the intent of policies set out for these areas in the Central Area
Secondary Policy Plan, and in Annex 8C – LeBreton Flats Foreground View Control Planes.
Annex 8D identifies the four very distinct sub-areas that make up the Central Area and refers to the
secondary plan which provides more specific policy for these sub-areas found in Volume 2A of the
Official Plan. The subject property is found in the area known as Upper Town which will be described in
more detail later in this Rationale.
In general terms, the proposed development conforms to the policies of Section 3.6.6 in the following
ways:




Mixed use development will complement the existing range of uses and provide new at grade
opportunities for retail uses.
New residential units will be added to support the existing businesses and encourage 24/7
activities in the area.
A new publicly accessible plaza will provide additional open space that is in proximity to existing
and new residents and daytime users.
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Long term stay hotel suites will provide additional visitor capacity in the downtown core but the
nature of the stays will be less transient than a traditional hotel use and meet a demand for
visitors here for parliamentary activities, business and training needs.
Through block pedestrian connections have been provided to encourage easy movement and
connections to the Lyon LRT station.
The proposed heights of the buildings have been kept below the level of the height controls as
determined by projecting the angular plane controls found on adjacent blocks. Based on the
analysis of the site by FoTenn and documented in their Planning Rationale dated July 2015 for
the previous Broccolini proposal on this site, the allowable height in this block would be 89.5
metres.
Building Height Analysis – Source: FoTenn Report July 2015

Section 4.11 Urban Design and Compatibility relates and provides direction on how to assess
development applications as they integrate with existing or planned community character and in the
overall context of the OP. The following table identifies the criteria and how the proposed development
addresses it:
Criteria
Traffic: Roads should adequately serve the
development, with sufficient capacity to accommodate
the
anticipated traffic generated. Generally
development that has the potential to generate

Response
The proposed development is located on a
block bounded by four arterial roadways. The
future Lyon LRT Station is located
approximately 100 metres from the proposed
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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.
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.
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.
Outdoor Amenity Areas: The development should
respect the privacy of outdoor amenity areas of
adjacent residential units and minimize any undesirable
impacts through the siting and design of the buildings
and the use of screening, lighting, landscaping or other
mitigative design measures.

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. These uses and activities should be located
away from residences where possible
Lighting: The potential for light spill over or glare from
any lighting source onto adjacent light sensitive areas
should be avoided or mitigated.
Noise and Air Quality: The development should be
located and designed to minimize the potential for
significant adverse effects on adjacent sensitive uses

development. A Transportation Impact Study
has been conducted by Parsons dated May 4,
2017 with no significant impacts identified.
The development will be served with a single
vehicular access from Bay Street which has
been designed to provide clear sight lines to
minimize impacts on the existing bicycle lane,
pedestrian activity on the sidewalk and
vehicle movements on Bay. The adequacy of
these measures was confirmed in the Traffic
Impact Study conducted by Parsons dated
May 4, 2017.
The current proposal would allow for 360
spaces in 4 levels of underground parking. As
well, 224 bicycle spaces in accordance with
by-law requirements are provided on Levels
2, 3 and 4 of the parking garage along with
some exterior spaces provided near the
entrance to the buildings.

Given the nature of surrounding mid to highrise building profiles, every effort has been
made in the design to minimize the impact of
overlook but it cannot be totally avoided in a
downtown setting. A combination of private
balconies, green roof top terraces and the
large public plaza will serve not only the
proposed development but encourage
interaction with the existing community.
The three building complex is served by a
single point of access to a shared
underground parking structure. All loading
and storage will be handled underground.

The proposed development will not generate
any light spillover or glare onto the adjacent
properties.
The proposed development will not generate
significant noise, odours or other emissions.
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related to noise, odours, and other emissions.
Sunlight: The development should minimize shadowing
on adjacent properties, to the extent practicable,
particularly on outdoor amenity areas, through the
siting of buildings or other design measures.

Microclimate: The development should be designed to
minimize adverse effects related to wind, snow drifting,
and temperature on adjacent properties.

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.

Shadowing impacts have been minimized to
the extent possible given the downtown
location and adjacent building forms. The
slender tower building form will ensure that
shadows pass quickly during the course of the
day. A sun shadow study has been provided
in support of this application to demonstrate
these impacts.
The proposed design has been guided by a
Pedestrian Wind Assessment conducted by
Gradient Wind Engineering Inc. dated April
20, 2017 to minimize any possible adverse
affects from climate.
The site is well served by existing community
amenities, including, but not limited to:
 Bronson Park to the west
 Saint Vincent Hospital (Laurier/Cambridge
St. N.)
 Childcare: Kids & Company (150 Kent St.),
 Centretown Co-operative Kindergarten
Program (376 Gloucester St.);
 Schools: Continuing Education (440 Albert
St.); Centennial Public School (376
Gloucester St.); St Patrick Adult School
(290 Nepean St.);
 Community Gardens: Nanny Goat Hill &
Centretown Community Gardens.

Section 4.11 also provides specific direction on building profile with the following relevant policies:



Subsection 8 supports high-rise building forms in areas designated Central Area;
Subsection 9 further supports high-rise building forms with direct access to arterial roads;
within 600 metres of a rapid transit station; where a secondary plan supports this form and
where current zoning permits this building form.

The proposed development is in conformity with the policies for Section 4.11 Urban Design and
Compatibility in that:
 The site is designated Central Area and has access to an arterial road (Albert, Slater, Bay and
Lyon). In addition, the subject site is located in close proximity to the Lyon LRT. Lastly, existing
zoning for a portion of the block (Slater/Bay corner) permits a maximum height of 85 metres.
 The proposal incorporates low-profile retail uses at grade in order to create an active and
animated streetscape. Further, the use of a podium will effectively provide for a strong street
presence and help to create a sense of human scale.
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To achieve an appropriate transition, the building complex has been designed with a 6 storey
podium to foster a sense of human scale at grade and the towers are pulled back from the
edges of the podium to reduce its visual impact and massing at grade.
The proposal represents a well designed and carefully though-out development that will
improve the existing public realm and pedestrian experience on all sides of the block.

As previously noted, Volume 2a of the Official Plan - Central Area Secondary Plan provides more
detailed direction for the development of the subject property which is located in the character area
Section 1.10 Upper Town. The vision for Upper Town is based on the following key elements of this
area: predominantly medium and high density residential uses, exceptional heritage area, designed for
human scale/livable environment and enjoyable pedestrian streetscape. Development should be mixed
use with retail and commercial uses at grade particularly grocery stores.

The following excerpt from the policies from this section provides support for the proposed
development:
“Predominantly Residential Neighbourhood
Section 1.10.3.1 City Council shall permit predominantly residential uses, including bed and
breakfast establishments, within Upper Town in order to contribute to the vitality of the Central
Area, and especially the adjacent Core. City Council may also permit:
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a) limited commercial uses at grade within the area, such as confectioneries, restaurants,
personal services, provided that such uses primarily serve the needs of local residents
and that they do not:
 attract large volumes of automobile traffic,
 generate excessive noise and/or fumes,
 require large areas for on-site outdoor storage of goods or vehicles;
b) a limited number of other uses within the area which are complementary to, and
compatible with the residential character of the area consistent with the criteria in I)
above, such as leisure and public uses, and limited offices, provided that residential uses
remain dominant in the area.”
The proposed development is predominately residential with at grade retail opportunities. All parking,
loading and storage are located underground. The proposed addition of a ‘hotel’ land use is
complementary to the existing land use context of the area. This use will be secondary in scale to the
overall residential nature of the development to maintain the intent of the zoning designation of the
site. In addition, the eastern portion of the site is identified as ‘important infill’ providing further
support for higher intensity redevelopment.
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Official Plan Amendment 150 has been approved by both Ottawa City Council and the Ministry of
Municipal Affairs and Housing. The OPA is currently under appeal. Though not in full force and effect, all
new applications must ‘have regard’ for the revised policies of OPA 150. Section 3.6.6, Central Area,
Annexes 8A thru 8D and the Central Area Secondary Plan have remained unchanged in the context of
this application. However, Section 4.11 has been significantly revised to provide more clarity in the
review of intensification and in particular building heights and profile. A review of this section as
revised clearly provides additional support for the proposed building forms in this application.

5.

Zoning By-law

The subject property was recently rezoned by By-law 2015-342 which created a site specific subzone in
response to the Broccolini proposal for 383 Slater. This amendment provided specific height and
setback controls for 383 Slater (Schedule 89A). Special provisions relating to phasing and amenity
spaces were added through this amendment. The resulting zone designation is Residential Fifth Density
Subzone Q Exception [282] Schedules 89A & 89B-h1 h-2 (R5Q [282] S89A S89B-h1 h2). The entire site is
to be considered as one lot for zoning purposes.
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The balance of 400 Albert was left under the previous zoning (Schedule 89B). The maximum height limit
for the portion of site fronting Albert is 49.85 metres. The maximum height limit for the portion at
intersection of Slater/Lyon is 63 metres.

In order to proceed with the current proposal, an application has been filed to rezone the entire site to
add ‘hotel’ as a permitted use; to replace the existing Exception 282 with one that reflects the revised
overall design and land use requirements; and to replace existing Schedules 89A and 89B with a single
new Schedule to regulate required heights, setbacks and step-backs to accommodate the revised design
over the entire lot. With respect to height, the portion of the lot fronting on Albert will maintain the
current 49.85 metres for a proposed 10 storey building (Building A) and along the Slater frontage, the
existing 85 metre limit affecting Building B will be extended to accommodate Building C so there will be
two 27 storey buildings anchoring the east and west ends of the block.
The following table provides a summary of the existing and proposed zoning requirements:
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R5Q Zoning Requirements
(a) Minimum lot area
(b) Minimum lot width

540 m
18 m

2

All setbacks and related performance standards are specified in Urban
Exception 282 and on Schedules 89A and 89B.

Table 101 R12 High-rise residential for 366
dwelling units

Residents
.5 per dwelling unit = 188

Section/Table 102 Visitor

Visitors
first 12 dwelling units = 0
Balance of 354 units:
.1 per unit (35.4) to max.
of 30 spaces required
Total Required = 218

Table 101 N44 Hotel for 136 suites

1 per every 2 guest units
for up to 40 guest units =
20 spaces
1 per 12 guest units over
40 guest units (96 suites)
= 8 spaces
Total Required = 28
Table 101 N79 Retail/Retail Food Store
1.25 per 100 m2 of gross
2
2659 m
floor area = 33 spaces
Overall Parking Requirement 218+28+33 = 279 spaces
Section/Table 103 – Maximum Number of
Spaces near Rapid Transit Stations
Residential (366 units) 1.5 per dwelling unit =
549
2
Retail (2659 m ) 1.0 per 100 m2 = 27
Overall Maximum 549 + 27 = 576 spaces
Table 111A –
.5 per dwelling unit = 188
Residential Bicycle Parking Space Rates
Subsection (b)(i) (366 dwelling units)
Hotel and Retail Store (9761 m2)
1 per 250 m2 of gross
floor area = 39
Total Bicycle Parking Requirements 188+39 = 223

Provided
4920 m2
40.79 m (Albert)/122.63 m
(Slater)
A new Schedule (see
following page) is proposed
based on the performance
standards in this application.
This will replace Schedules
89A & B and amend
Exception 282 to reflect
proposed development.

Total parking provided is 360
spaces.

Proposed parking of 360
spaces does not exceed
maximum.
Residential bicycle parking =
189 spaces in underground
garage
Non-Residential bicycle
parking = 40
Overall Total provided = 224
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Proposed New Schedule 89

6.

Urban Design Guidelines and Urban Design Review Panel

In accordance with the direction of the Official Plan, it is necessary to consider the quality of the design
from a building and massing perspective as well its relationship to the public realm and to the existing
built context adjacent the site. Direction in the development of an appropriate design is found in design
guidelines and in pre-consultation with the Urban Design Review Panel.
6.1

URBAN DESIGN GUIDELINES

The Official Plan provides a vision of the future of the City and its physical development. Design and
Planning Guidelines translate that broad framework into detailed principles for development. The
principles are not meant as a checklist for to assess conformity but intended to provide direction
towards the achievement of high quality design throughout the city. The following Design Guidelines
listed in the subsequent subsections are of relevance to the proposed development.
Urban Design Guidelines for High-Rise Housing
The Urban Design Guidelines for High-Rise Housing were approved by Council on October 28, 2009. The
guidelines apply to all proposed high-rise development throughout the City of Ottawa in order to
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promote and achieve appropriate high-rise development. The guidelines address seven (7) components
including: Context, Built Form, Pedestrians and the Public Realm, Open Space and Amenities,
Environmental Considerations, Site Servicing and Parking and Services and Utilities.
The proposed development meets the following applicable design guidelines, among others:
Context








Guideline 1a – The proposal will be located within and existing urban fabric and draws design
cues from the adjacent buildings. A tower and podium design maintains a human scale and
provides a transition of building form both within the block and to adjacent blocks. The open
courtyard at mid-block provides for visual interest and allows for pedestrian links to the
sidewalk and to the LRT station to the north.
Guidelines 4, 5 & 6 – The 6 storey podium base along Bay combined with the 10 storey profile of
Building A on Albert provides a transition to the existing walk-up apartments at the corner of
Albert and Bay. The separation of the two towers on Slater and the variation in podium height
along this frontage maintains a relationship with pedestrians and the street level is animated
with retail storefronts and the open plaza between the buildings.
Guideline 8 – The design of the corner of Lyon/Slater includes a widened sidewalk and
colonnade along the Lyon frontage to provide shelter for pedestrians and a place to rest.
Guideline 9 – The maximum height of 85 metres was determined through analysis of protected
views of the Parliamentary precinct to ensure the dominance of this national symbol.
Guidelines 10 & 11 – The spacing of the building towers and the smaller foot print of the point
block form ensures that shadow and wind impacts have been minimized. The impact on the
microclimate was assessed in a pedestrian wind analysis filed in support of this application.

Built Form






Guidelines 12 & 13 - All three buildings have been designed to have a clearly defined bottom or
podium portion, a middle or articulated central body and end with a top element set apart with
architectural detailing.
Guidelines 14, 15, 16 & 17 – The street level of the podium has large windows associated with
retail uses and clearly defined entrances to support and animate pedestrian activity. The height
of the first two floors has been increased to accommodate proposed retail uses and allow for
flexibility in the use of these floors over time.
Guidelines 19, 20 & 21 – The tower portions of the buildings have been articulated at several
points and the facades display differing materiality to provide architectural interest. The towers
have small footprints and have been separated a sufficient distance to avoid conflicts and wind
tunnel concerns. As well, the mid-block public open space provides a clear break in the building
wall along Slater to encourage pedestrian permeability.
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Pedestrians and the Public Realm


Guidelines 25 thru 33 – In general, the pedestrian environment will be improved through this
development. Along Slater, there will be a row of street trees that wrap around the corner with
Lyon providing shade along a widened sidewalk. Additional trees have been proposed internally
on the site to provide a sheltered link from Lyon to the interior courtyard/public amenity space.
The mid-block open space provides new public realm in the neighbourhood that is fully
accessible and is animated on its edges by retail uses. The north-south mid-block pedestrian link
will open up the block for shorter travel distances to the Lyon LRT station.

Open Space and Amenities


Guidelines 36 thru 41 – The proposed development provides a wide range of open space and
amenity areas. At grade, all open space areas will be publicly accessible and available for use by
the community at large. Above grade, roof terraces provide a source of exterior private
communal spaces for the residents to complement internal common rooms. As well, individual
terraces, designed to avoid overlook provide private outdoor amenity opportunities.

Environmental Considerations




Guideline 44 – A pedestrian level wind analysis was undertaken by Gradient Engineering Ltd. as
part of design process to ensure that the site layout minimized wind funneling and the creation
of uncomfortable microclimates on the street and in the open spaces.
Guideline 48 - The proposed building design strives to protect birds from collisions with glass
through the use of strategic materials as suggested in a report on the impact of the
development on migratory birds.

Site Circulation and Parking








Guideline 52 – The proposed development provides a direct, safe, continuous and clearly
defined walkway from the main doors to the public sidewalk.
Guideline 53 – The public sidewalk will be continuous across private vehicle access and egress
points so that vehicles will not interfere with pedestrian priority.
Guideline 54 – The proposed development will distinguish walkways from driving surfaces by
using varied paving treatments.
Guideline 56 – All parking and servicing areas will be located within the proposed site and the
underground parking lot.
Guideline 58 – A single garage entry point for the three building complex will be located on Bay
Street mid-block which will minimize potential access conflicts as compared to the more heavily
used mixed travel corridors on Albert Street or Slater Street.
Guideline 59 – The proposed development includes bike storage facilities within the
underground parking garage.
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Services and Utilities



Guideline 61 – All servicing/utility areas will be integrated within the design of the building
enclosures.
Guideline 62 - Transformer vaults, utility meters, service, loading, garbage and recycling areas
will be located within the buildings and/or internal to the site and away from public view and
away from public areas on site and on adjacent sites.

Transit-Oriented Development Guidelines
The Urban Design Guidelines for Transit-Oriented Development document was approved by Council on
September 26, 2007. The guidelines apply to all development throughout the City within a 600 m
walking distance of a rapid transit stop or station to provide guidance to the proper development of
these strategically located properties. The guidelines address six components including: Land use;
Layout; Built Form; Pedestrians and Cyclists; Vehicles and Parking and Streetscape and Environment.
The proposed development meets the following applicable design guidelines, among others:
Land Use



Guideline 1 - The proposed development provides transit supportive uses, including high density
apartments and long term stay hotel suites that will help to encourage transit use.
Guideline 3 - The development proposal provides for a multi-purpose destination for transit
users and local residents. The addition of retail and residential uses to this area will help to
foster a more lively and vibrant community in which people will be able to meet their daily
needs locally.

Layout




Guideline 6 – The mid-block pedestrian connection between Slater and Albert and the central
open space to Lyon will reduce pedestrian travel distances to the Lyon LRT station.
Guideline 7 – The proposed podium will frame the street edge encouraging walking between
buildings and to transit.
Guideline 8 – The proposed development will provide 366 new rental dwelling units within 100
metres of the Lyon LRT station in addition to 136 long term stay hotel suites.

Built Form



Guideline 11 – The podium of the proposed development will allow the site to maintain a more
human scale along the sidewalk.
Guideline 15 – The use of clear windows and doors at grade will allow the pedestrian level to be
highly transparent all the while providing for ease of entrance, visual interest and increased
security through informal viewing.
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Pedestrians and Cyclists





Guidelines 16, 17, 18, 25, 26 & 27 – The proposed development will provide widened sidewalks
along Slater and mid-block links to Albert and Lyon to ensure a continuous system with full
accessibility throughout. A variety of materials will be used to differentiate various travel
modes and a cycle lane will be added along the north side of Slater. Street and walkway trees
will provide shade and protection from the elements.
Guideline 28 – The street level of the podium has been designed for retail and non-residential
use to create an animated walking environment.
Guideline 29 – Bicycle parking for visitors will be available near the entrances to all buildings and
for residents in the underground garage.

Vehicles and Parking




Guideline 32 – A total of 365 vehicle spaces have been provided underground which is
significantly lower than the maximum limits set in By-law 2008-250 which is 576 spaces to
encourage alternate travel modes.
Guideline 36, 39 & 43 – The project has been designed to share a single underground parking
structure with only one point of access on Bay Street. This will help to improve the pedestrian
environment by limiting the number of depressed curbs across public sidewalks and reduces
potential points of conflict between pedestrians and vehicles. As well all truck loading and
service functions are located in the underground parking structure which will minimize conflicts
with vehicle movements on adjacent streets and with pedestrian activities on the street level.

Streetscape and Environment



Guideline 48 – The development will provide quality benches, tree guards, street lighting,
bicycle racks, and garbage receptacles to support and enhance the streetscape.
Guideline 52 – Street trees will be planted along Slater as well as the affected frontages on
Albert and Lyon to provide shade and protection from the elements for pedestrians. As well,
trees will be planted internal to the site to protect the pathway linkage to Lyon and the midblock connection between Slater and Albert.

Downtown Moves: Transforming Ottawa’s Streets
Downtown Moves is an Urban Design and Transportation Study that identifies ways to create more
vibrant, inclusive, safe and accessible streets for residents, workers and visitors of all ages and abilities
across Ottawa’s Central Business District (CBD). The overall aim is to make walking, cycling and transit
use more comfortable and convenient by redistributing and improving the streetscape environment.
The Study informs the City on how to best capitalize on the transformative opportunities presented by
the implementation of the Confederation Line light rail transit (LRT) project, and seamlessly integrate
the future stations at street level.
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This study provided design direction for this development due to the site’s proximity to the Lyon LRT
station and the current mixed traffic use of Albert and Slater Streets. Lyon and Albert Streets were
identified as ‘Business Streets’ while Slater and Bay Streets were identified as ‘Downtown
Neighbourhood’ in character. This study also called for a mid-block pedestrian connection through this
site. All four streets were identified for separated cycling facilities.
To address the directions found in this study, the following things were incorporated into the design of
this project:






A mid-block connection between Slater and Albert that is fully accessible
A link between the central open space to connect with Lyon and the potential to link with other
proposed connections moving easterly in adjacent blocks
A separated cycling lane on the north side of Slater
Enhanced street tree planting
Restricted vehicle access to one location for a shared parking garage and ensured adequate
setbacks and ramp grades at the sidewalk crossing point to ensure safe sight lines.

Urban Design Review Panel
The Urban Design Review Panel (UDRP) is a panel made up design professionals to provide peer review
and guidance during the site plan approval process for affected developments as identified in the
Official Plan. There are two opportunities for this to occur with the first being in the form of preconsultative advice during design development and the second as a formal review following submission
of a site plan application.
The subject proposal was required to undertake a pre-consultative review by UDRP and this took place
on September 1, 2016. The following recommendations arose from this meeting.
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Following this meeting, further work was undertaken on the building and site design which was
presented to a subcommittee of UDRP as requested in the initial recommendations. This meeting took
place on December 7, 2016 with the following recommendations being the result.
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Prior to filing the formal application for rezoning and site plan, the following changes were made to the
design proposal to address the UDRP recommendations:








The massing and height of the podium was generally increased to 6 storeys to provide a
stronger street edge along Slater and Lyon and allow for the opportunity for second storey retail
use, particularly in Building C at the corner of Lyon and Slater.
The central open space was increased in size, opened up to Slater and the pedestrian links were
better defined through the site.
The two 27 storey buildings were re-designed as small footprint point blocks for better
separation and made equal in height.
Building A on Albert Street was re-designed as a 10 storey building to provide a better transition
from the taller towers and to provide a backdrop to the central open space.
The podium on Building C was stepped starting at 4 storeys adjacent the central open space to 6
storeys to open up the views of the central open space and increase sunlight penetration.
As previously noted, the design directions from the Downtown Moves Study were incorporated.

Based on these changes and subject to the formal review of the plan by UDRP, it is felt that the current
proposal has adequately addressed the urban and architectural design recommendations and policies of
the Official Plan.
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7.

Summary Opinion

Based my review of the proposed development applications as outlined in this Planning Rationale, it is
my professional opinion that the proposal represents good land use planning, are appropriate for the
site, and are in the public interest for the following reasons:












The proposed development is consistent with the Provincial Policy Statement 2014 which
promotes efficient and appropriate development on lands within the urban boundary. The
proposal capitalizes on an infill opportunity within a built up area where services are readily
available; promotes intensification and new housing in an area where public transportation is
readily available; and promotes densities that contribute to more sustainable land use patterns
and contribute to the range and mix of residential housing types.
The proposed development achieves the goals, policies, and objectives of the City of Ottawa
Official Plan, specifically the applicable policies of the Central Area designation and Sections
2.5.1 and 4.11 relating to Urban Design and Compatibility.
The proposed development is in conformity with the intent of the Central Area Secondary Plan.
The proposed addition of a ‘hotel’ land use is complementary to the existing land use context of
the area and can be supported as the balance of the development is predominately residential
as required by the Secondary Plan.
The development is in keeping with Section 2 of the OP - Strategic Directions as it is intensifying
a key site in the downtown in close proximity to a new LRT station and in built form that is
compatible with the neighbourhood context.
The application is supported by a number of independent studies completed in accordance with
the Official Plan requirements, all of which support the proposed development and
demonstrate that it is appropriate within the subject site’s context.
Overall, the proposed development is a well-designed, high-density mixed use redevelopment
of an underutilized site. It will contribute to the streetscape by introducing active at-grade uses
while sensitively increasing the site’s height and density to meet the City of Ottawa’s
intensification goals and policy objectives of managing growth. It achieves a good fit within the
Central Area’s planned function and represents good planning that is within the public interest.

If there are further questions or a need for clarification on the contents of this report, you may contact
the writer at 613-729-3773.

Dennis Jacobs, MCIP RPP
Principal Planner
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APPENDIX
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