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Standard Limitations
This Planning Rationale was prepared by WSP Canada Group Limited (WSP), and Stantec for
Colonnade Bridgeport in accordance with the agreement between WSP and Stantec and the client.
This Planning Rationale is based on information provided to WSP and Stantec which has not been
independently verified.
The disclosure of any information contained in this report is the sole responsibility of the client. The
material in this report, accompanying documents and all information relating to this activity reflect
WSP and Stantec’s judgment in light of the information available to us at the time of preparation of
this report. Any use which a third party makes of this report, or any reliance on or decisions to be
made based on it, are the responsibility of such third parties. WSP and Stantec accept no
responsibility for damages, if any, suffered by a third party as a result of decisions made or actions
based on this report.
WSP and Stantec warrant that it performed services hereunder with that degree of care, skill, and
diligence normally provided in the performance of such services in respect of projects of similar
nature at the time and place those services were rendered. WSP and Stantec disclaim all other
warranties, representations, or conditions, either express or implied, including, without limitation,
warranties, representations, or conditions of merchantability or profitability, or fitness for a particular
purpose.
This Standard Limitations statement is considered part of this report.
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1

Introduction

WSP, in association with Stantec were retained by the client to prepare a Planning Rationale (the
“Report”) in support of a Site Plan Control application for the lands municipally known as 1960 Scott
Street.
This Report is setup as follows:
 Section 2 provides a description of the site location and community context;
 Section 3 provides an explanation of the proposed development;
 Section 4 outlines the policy and regulatory framework applicable to the site and a planning
rationale for the proposed development; and
 Section 5 summarizes the planning opinion.
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2

Site Location & Community Context

The subject property (the “site”) is legally described as Part of 32 Concession 1 (Ottawa Front)
Geographic Township of Nepean now City of Ottawa. It is municipally known as 1960 Scott Street and
is located in Ward 15. The registered owner of the site is McRae Avenue (Ottawa) Development Inc.
(herein referred to as “Colonnade BridgePort,” the Owner).

2.1

Site Location

The site is located at the southeast corner of Scott Street and McRae Avenue north of Richmond Road
in the Westboro Village neighbourhood in the City of Ottawa as illustrated in Figure 1. The site has
approximately 48 m of frontage along Scott Street and 48 m along McRae Avenue with a total site
area of 2304 m² (0.23 hectares, 0.6 acres). The site is relatively flat, square in shape and is fully serviced
by municipal water and sewer.
A site visit was conducted by WSP on July 4, 2017. Photos contained herein are from WSP unless
otherwise stated.

Site

Figure 1 - Site Location

The site was occupied by the former retailer, Trailhead Paddle Shack. The building is now partially
vacant. A hydro corridor exists on the west side of the site as illustrated in Figure 2.
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Figure 2 - 1960 Scott Street (the "site")
Vehicular access is provided via Scott Street and McRae Avenue. The site has excellent transit service
given the existing Transitway running parallel to Scott Street north of the site and the close proximity
of the Westboro Station.

2.2

Community Context

The site is strategically located in the Westboro Village neighbourhood which has and continues to be
an area of transition demonstrated by current and proposed development activity. The site is in close
proximity, approximately 110 m from the Westboro Station providing an attractive opportunity for
redevelopment. The implementation of the City’s Light Rail Transit (LRT) and the policy direction for
more intensive land uses and transit-oriented development will be discussed later in this report. The
following identifies the land uses that surround the site:
North - Metropole, a 32-storey high-rise
apartment building and the Transitway in the
foreground.
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Northwest – Westboro Transit Station.

South – A mixed-use residential,
commercial/office building at 319
McRae Avenue, known as Westboro
Connection, owned by Colonnade
Bridgeport. The building consists of an
8-storey residential tower, with a Farm
Boy, a coffee shop and a day care on
the ground floor. The 6-storey office
tower is occupied by Alterna and
Pythian.

East – To the east is a 2-storey
Buddhist Centre and primarily singledetached dwellings along Clifton
Road.

Source : Google Streetview
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West – is currently occupied by vacant
land and a used car sales lot, and is
the subject of a separate major
Zoning By-law Amendment
application for increased height and
density.

2.3

Community Amenities

The site is located within close proximity to several community amenities as illustrated in Figure 3
including:
 OC Transitway Westboro Station
 Multi use pathways and cycling routes along the Sir John A Macdonald Parkway
 Public parks
 Retail shopping and a range of commercial uses
 Restaurants
 Schools and other community uses

Figure 3 - Community Amenities 600 m around the Site
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2.4

Existing and Future Transportation Network

The timing of the conversion of the City’s existing Westboro and BRT corridor to LRT will be
implemented in two Phases. Currently, construction for Phase I is underway which is the corridor
between the existing Blair transit station and the Tunney’s Pasture station which includes a tunnel
through the City’s Downtown. It is expected that Phase I will be complete by 2018.
Phase II of the LRT construction, which will extend the City’s LRT further east, west and south (further
improving transit within the vicinity of the site), is expected to begin by 2018 and be completed by
2023.
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3

The Proposed Development

Colonnade BridgePort is proposing to construct a 24-storey (74.5 metres) mixed-use building.
Specifically, the building would consist of the following elements:
Ground floor – commercial/retail use of approximately 915 m² gross floor area (GFA). The ground floor
of the building will also include a lobby, loading area, and garbage room.
Floors 2 through 6 and 8 through 24 - residential use. Approximately 246 units (143 one-bedroom and
103 two-bedroom units), in the form of rental apartments with some additional amenity space.
Floors 2 through 6 are the podium.
Floors 7 through 24 are the tower.
The proposed development would consist of 20 surface parking spaces on the west side of the
property and 8 bicycle parking spaces primarily to serve the commercial/retail uses on the ground
floor. Additional parking will be provided by a three-level underground parking garage with
approximately 185 parking spaces, which includes 24 visitor parking spaces, and 136 bicycle parking
spaces. In addition to parking, the underground garage will include storage units, a hydro vault, and
the mechanical and electrical rooms for the building. The underground garage is anticipated to be
built to the edge of the property limits and connected to 319 McRae Avenue at Parking Level P1. In
total, there would be 185 parking spaces (158 Residential + 24 Visitor + 3 Retail) and 136 bicycle parking
spaces (8 + 128). The site would have vehicular access mainly from Scott Street with a potential
secondary access from McRae Avenue while the loading area would only be accessed from McRae
Avenue.
The design provides for an outdoor patio area of approximately 164 m² at the corner of Scott Street
and McRae Avenue. Landscaping along Scott Street and McRae Avenue will provide a natural buffer
from Scott Street and McRae Avenue.
The proposed development will be on full municipal water and sewer systems. Stormwater
management is to be handled through a cistern internal to the proposed building.
Figures 4 to 6 illustrate the proposed development.
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Figure 4 – Site Plan

Figure 5 – North and West Elevations
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Figure 6 – South and East Elevations
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4

Policy and Regulatory Framework

This section describes the Provincial and local planning frameworks applicable, or relevant, to the
proposed development of the site, including: the Provincial Policy Statement; the City’s Official Plan
and Official Plan Amendment No. 150, including the Richmond Road/Westboro Community Design
Plan and Secondary Plan; relevant Urban Design Guidelines; and the City’s Zoning By-law 2008-250.
The proposed development is consistent with the PPS. The proposed development contains a
mix of uses in an efficient cost-effective development, a land use pattern within a settlement
area that uses existing infrastructure, which minimizes land consumption and servicing costs.
The site is located in the City’s urban area – a settlement area and a designated growth area as
guided by the City’s Official Plan, which will be discussed in more detail later in this report. The
site is in an existing area that is transitioning to a more built-up, mixed-use area, which is
supported by existing and future transit improvements.

4.1

Provincial Policy Statement (2014)

The 2014 Provincial Policy Statement (PPS) provides policy direction on matters of Provincial interest
related to land use planning and development, and is issued under the authority of Section 3 of the
Planning Act, which requires decisions on planning matters to be consistent with the PPS.

4.1.1

Building Strong Healthy Communities

Settlement areas are defined in the PPS as urban built up areas within municipalities where
development is concentrated, have a mix of land uses, and include lands designated in an official plan
for development over the long-term planning horizon. The policies for settlement areas are included
in Section 1.1.3 of the PPS. The key policies for the proposed development are noted below:
Policy 1.1.3.1 states that settlement areas “shall be the focus of growth and development, and their
vitality and regeneration shall be promoted.”
Policy 1.1.3.2 states that land use patterns within settlement areas shall be based on:
a) “densities and a mix of land uses which:
—

efficiently use land and resources;

—

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;

—

support active transportation;

—

are transit-supportive, where transit is planned, exists or may be developed.”

b) “a range of uses and opportunities for intensification and redevelopment”.
Policy 1.1.3.3 allows municipalities to identify appropriate locations and opportunities for
intensification and redevelopment.
Policy 1.1.3.6 states that development in designated growth areas “should occur adjacent to the
existing built-up area and shall have a compact form, mix of uses and densities that allow for the
efficient use of land, infrastructure and public service facilities.” The PPS defines “designated growth
areas” as “lands within settlement areas designated in an official plan for growth over the long-term
planning horizon…, but which have not yet been fully developed.”
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Section 1.4 of the PPS includes the following housing policies that are applicable to the proposed
development:
Policy 1.4.3 (c) states that new housing should be directed “towards locations where appropriate levels
of infrastructure…are or will be available to support current and projected needs”;
Policy 1.4.3 (d) promotes densities for new housing which uses land efficiently and “supports the use of
active transportation and transit in areas where it exists or is to be developed”; and
Policy 1.4.3 (e) establishes development standards for “new residential development which minimize
the cost of housing and facilitate compact form”.
The proposed development is consistent with the PPS as it will be built on planned and existing
services, supports active transportation and transit both existing and planned through the OnRoad Cycling Route on Scott Street and the Westboro Transit Station currently served by OC
Transpo buses and will be served by the future LRT. The proposed development provides
residential apartments in the form of rental units and the site has been designed in a compact
form.
The PPS provides policy guidance for the provision of infrastructure such as sewage, water and stormwater
systems as well as transportation systems in Section 1.6. The following policies are applicable to the
proposed development:
Policy 1.6.6.2 states that “[i]ntensification and redevelopment within settlement areas on existing
municipal sewage service and municipal water services should be promoted, wherever feasible.”;
Policy 1.6.6.7 (a) states that stormwater management shall be minimized, or, where possible, prevent
increases in contaminant loads.”;
Policy 1.6.6.7 (d) also suggests to “maximize the extent and function of vegetative and pervious
surfaces”; and
Policy 1.6.6.7 (e) “promotes stormwater management best practices.”
The proposed development is consistent with the PPS since the site is currently serviced and
planned to be serviced by existing municipal water, sewage and stormwater systems.
Stormwater management is to be handled on-site through rooftop flow attenuation, surface,
and subsurface storage. The site will consist of new landscaping features and buffers.
In addition, Section 1.6.7- Transportation Systems of the PPS contains a policy that is relevant to the
proposed development as described below:
Policy 1.6.7.4 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.”
The PPS also contains policies for supporting long-term economic prosperity in Section 1.7. The
following policy applies to the proposed development:
The proposed mixed-use development is consistent with the PPS as it supports the current and
future use of transit given the site’s close proximity to the Westboro Transit Station currently
served by OC Transpo buses and will be served by the future LRT. The proposed development
also supports active transportation by the existing On-Road Cycling Route on Scott Street.
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Policy 1.7.1 (c) states that the economic support will be through "maintaining and, where possible,
enhancing the vitality and viability of downtowns and mainstreets.”
The proposed development is consistent with the PPS given the site’s location on a mainstreet
and in an area of revitalization.

4.1.2 PPS Summary
The proposed mixed-use development is located on a site in a designated growth area within the
City’s urban boundary (i.e. settlement area), as the focus of growth and an opportunity for
redevelopment while contributing to building a strong healthy Westboro Village community. The
proposal promotes efficient and compact development which supports existing and planned:
municipal servicing; roads and cycling facilities; and the existing transit and future LRT network. It is
our opinion that the proposed development is consistent with the land use planning objectives and
policies of the PPS and represents the type of development envisioned in the PPS.

4.2

City of Ottawa Official Plan (2003, Consolidated May 2014)

The City of Ottawa Official Plan (OP) provides a comprehensive vision and policy framework for
managing growth and development to the year 2031. The OP contains policies that address matters
of provincial interest as described in the 2014 PPS, and “is not a tool to limit growth but rather to
anticipate change, manage it and maintain options” (Section 1.1). The site is located within the urban
boundary and is designated General Urban Area and Traditional Mainstreet as illustrated in Figure 7.

Figure 7 - City of Ottawa Official Plan Schedule B - Urban Policy Plan
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Strategic Directions
Section 2.1 – The Challenge Ahead indicates that Ottawa’s growth will be managed in ways that create
complete communities with a balance of facilities and services that meet citizen’s everyday needs
including schools, community facilities, parks, a variety of housing options, and places to work and
shop.
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, as well as to locations with significant development potential. Concentrating
growth within these areas also promotes a pattern and density of development that supports transit,
cycling and walking. This section provides an overall strategy and context for the consideration of
intensification and infill.
Section 2.2.2. – Managing Growth Within the Urban Area identifies that new developing proposed
within low-rise residential and established neighbourhoods are to be designed to complement the
area’s pattern of built form and open space.
Section 2.5.1 – Urban Design and Compatibility speaks to ensuring that the design of a new
development contributes and enhances an area’s sense of community and identity.
General Urban Area – Section 3.6.1
The site is designated General Urban Area. The permitted uses in this designation include residential
through a range and choice of housing types to accommodate the needs of all ages, income levels
and life circumstances, along with conveniently located retail, service, and employment uses. The mix
of permitted uses in this designation assists in creating complete and sustainable communities. The
form of development ranges from ground-oriented single-use to multi-storey mixed-use.
Mainstreets – Section 3.6.3
In addition to the General Urban Area designation, the site is also designated Traditional Mainstreet.
These streets “offer some of the most significant opportunities in the city for intensification through
more compact forms of development, a lively mix of uses and a pedestrian-friendly environment. The
Official Plan encourages intensification along Mainstreets. The permitted uses on Traditional
Mainstreets are broad and include retail, service commercial uses, offices, and residential. These uses
can be mixed in individual buildings (Policy 3.6.3 (5)). The City is committed to development on
Mainstreets and will consider them to be priority locations for increased height and density provisions
(Policy 3.6.3 (15)(f)).
Urban Design and Compatibility – Sections 2.5.1 and 4.11
Development applications, such as the Site Plan Control application submitted by Colonnade
BridgePort for the site is to be evaluated based on the urban design and compatibility criteria
established in Sections 2.5.1 and 4.11. A sensitive approach along with a respect for a community’s
established characteristics need to be considered when new development is introduced into an
existing area, while allowing flexibility in overall site design and built form. The criteria assist in
evaluating a proposed development and the compatibility of the new development with the
surrounding community.
Compatible development is defined in the OP as “development that, although it is not necessarily the
same as or similar to existing buildings in the vicinity, nonetheless enhances an established
community and coexists with causing undue adverse impact on surrounding properties. It ‘fits well’
within its physical context and ‘works well’ among those functions that surround it.”
The City’s urban design objectives and principles are found in Section 2.5.1 of the OP. The proposed
development supports the seven (7) urban design objectives and principles as explained below:
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Design Objective 1. To enhance the sense of community by creating and maintaining places with
their own distinct identity.
The proposed mixed-use development provides an opportunity to contribute to the current and
proposed redevelopment plans that will change the urban fabric, built form and overall identity along
Scott Street and McRae Avenue in the Westboro Village neighbourhood.
The area and places around the Westboro Transit Station are anticipated to change given the Federal,
Provincial, and Municipal financial investment in the overall LRT system.
Design Objective 2. To define quality public and private spaces through development.
The proposed site design includes a landscape buffer, vegetation and an outdoor amenity area that
will clearly define and connect the public and private spaces. The existing trees will be replaced with
new trees and landscaping features, except for the tree located in the Hydro corridor, which will be
retained. The existing trees along Scott Street will be replanted off site.
The spatial delineation of the public spaces will be clearly defined through landscaping materials,
pedestrian walkways from Scott Street to the proposed building, along with setbacks and
architectural elements.
The proposed development will help define the street edge along Scott Street through landscaping
elements and the activity of several store fronts facing Scott Street.
Design Objective 3. To create places that are safe, accessible and are easy to get to, and move
through.
The proposed development will be universally designed for all users to easily access the building from
a sidewalk, pathway, and a parking area.
The landscape treatment, including signage and lighting, will consider safety for all users.
The proposed development is approximately 110 m from the Westboro Transit Station which is served
by numerous OC Transpo routes to areas throughout the City.
Design Objective 4. To ensure that new development respects the character of existing areas.
While the site is located on the south side of Scott Street, there is a landscaped pathway to the north
of Scott Street that extends in an east-west direction running along the Transitway trench.
Immediately north of the trench is the 32-storey Metropole tower.
The area to the south immediately abutting the site is also owned by Colonnade BridgePort, known as
the Westboro Connection, features 8 storeys of residential uses with at-grade retail and 6 storeys of
office and commercial uses.
Immediately to the east of the site is a two-storey institutional use building, which may be
redeveloped in the future.
To the west of the site, a Major Zoning By-law Amendment application has been submitted to the City
to permit: apartment dwelling, high-rise, mixed-use retail, residential and office as a permitted use; a
maximum height of 60 metres (the existing height limit is 18 metres); and allow for variances in the
required minimum and maximum setbacks. The proposal is for a 19-storey mixed-use building at the
northeast corner, two four-storey commercial and residential buildings fronting onto McRae Avenue
beside the 19-storey building, and four townhouses fronting onto Tweedsmuir Avenue.
The proposed development of the site at 1960 Scott Street with a mixed-use building and
landscaping treatments along Scott Street and McRae Avenue respects the character of the existing
and proposed character of the varying uses and heights in the area and will enliven the public realm
for pedestrians and define a street edge particularly along Scott Street.

1960 Scott Street Planning Rationale – Site Plan Control Application
COLONNADE BRIDGEPORT
August 2017

WSP in association with Stantec
Page 15

Design Objective 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 proposed development achieves a more compact form through a mix of uses contained in one
building with at-grade and underground parking.
The proposal for residential units in the form of apartment rentals would accommodate the needs of
a range of people with varying incomes and lifestyles.
Design Objective 6. To understand and respect natural process and features in development
design.
The existing trees will be replaced with new trees and landscaping features, except for the tree
located in the Hydro corridor, which will be retained. The existing trees along Scott Street will be
replanted off site.
Stormwater will be managed on site.
Design Objective 7. To maximize energy-efficiency and promote sustainable design to reduce the
resource consumption, energy use and carbon footprint of the built environment.
The proposed development would benefit from the on-road cycling facility on Scott Street and the
close proximity to the Westboro Transit Station.
The existing tree in the Hydro corridor will be maintained and additional landscape features will be
implemented.
The proposed development includes bicycle parking at grade and underground for the future
residents of the building, which helps to reduce the carbon footprint.
In addition to the Design Objectives described above, development proposals need to be evaluated
against the compatibility criteria set out in Policy 4.11 (2) of the Official Plan. Table 1 provides an
evaluation of the proposed development against the compatibility criteria.
Table 1 – Evaluation of Proposed Development
Evaluation Criteria

Measure of Compatibility

Traffic

An Addendum to the Transportation Brief was prepared by Parsons in
July 31, 2017 which concludes that the proposed development is
anticipated to generate approximately 65 – 70 vehicles during the
weekday morning and afternoon peak hours.
The full movement site driveway connections to Scott Street and
McRae Avenue are projected to operate within City standards. Signal
timing modifications at the Richmond/McRae intersection would
improve the overall signalized intersection when the site is fully
occupied.

Vehicular Access

The site will be accessed from Scott Street and from McRae Avenue.
The loading area will be accessed from McRae Avenue, while the
parking garage will be accessed off of Scott Street.
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Evaluation Criteria

Measure of Compatibility

Parking
Requirements

Approximately 185 parking spaces are proposed for the
commercial/retail, residential uses, and for visitors. According to the
Parsons report and the City’s Zoning By-Law, a minimum of 150
parking spaces should be provided for the proposed development.
Since the site is located in close proximity to the future LRT station
(and existing BRT station) and it is located on a Traditional Mainstreet,
the proposed amount of parking is likely sufficient.
The proposed parking spaces will meet the Zoning By-law
requirements. The majority of spaces are noted as 5.2 m in length and
2.6 m in width, which meet the City’s minimum By-Law requirement. A
small portion of parking spaces are noted as being 2.4 m in width,
which is acceptable with respect to Section 106 in the City’s Zoning Bylaw.

Outdoor Amenity
Areas

A landscaped pathway including a 2.1 m high privacy fence is
proposed along the east side of the site providing a green screen from
the adjacent institutional and residential uses. An outdoor amenity
area is proposed at the corner and at the northwest corner of the site
which would be surrounded by other landscaping features.

Loading Areas,
Service Areas and
Outdoor Storage

The site will require a loading area which will be located at the west
end of the site off of McRae Avenue. The Zoning By-law does not
require any loading spaces for the proposed amount of
commercial/retail uses on the site, the proposed development
provides 1 loading space to facilitate the proposed uses and operations.
The proposed development does not include any outdoor storage
areas. All storage areas are in the underground parking garage.

Lighting

The site’s lighting will adhere to the City’s standards with no
anticipated impacts onto adjacent properties.

Noise and Air Quality According to the Stationary Noise Assessment prepared by Gradient
Wind Engineering Inc. dated August 1, 2017 concludes that the
proposed development will be compatible with existing and future
noise-sensitive land uses.
Sunlight

The SunShade Study prepared by Roderick Lahey Architects (August 1,
2017) illustrates that the shadows would be cast primarily to the south
and southwest-onto McRae Avenue in the morning and to the west,
northwest and north in the afternoon, primarily onto Scott Street and
the Westboro Transit Station.

Microclimate

The results of the Pedestrian-Level Wind Study, indicate that gradelevel areas within and surrounding the development site, including
sidewalks, pathways, and building entrances, will be suitable for the
intended pedestrian uses throughout the year. The outdoor patio area
and the private amenity areas on upper storeys can be designed with
landscaping and strategically-located vertical wind barriers.
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Evaluation Criteria

Measure of Compatibility

Supporting
Neighbourhood
Services

The site is surrounded by a variety of neighbourhood
services/community amenities including parks, retail, gymnastics club,
schools, places of worship, and others as illustrated in Figure 4. The
proposed development will contribute to the neighbourhood services
through the provision of retail uses that will meet the needs and
character of the area.

In addition, Section 4.11 includes policies regarding building heights and profiles and the compatibility
of integrating taller buildings into an area. The proposed 24-storey mixed-use building would be
considered a high-rise building (10-storeys or more) under Policy 4.11 (7). High-rise buildings are
permitted on Traditional Mainstreets as stated in Policy 4.11 (8)(d). Policy 4.11 (9) establishes locational
criteria for developing high-rise buildings which include: areas characterized by high-rise buildings
that have direct access to an arterial road. The proposed development meets this policy given the
location of the site that is surrounded by two streets: Scott Street, a designated arterial road to the
north and by McRae Avenue, a local road to the west; the newly constructed building to the south and
existing low-rise development to the east. The proposed development is within 600 m of a rapid
transit station, and in fact it is located approximately 110 m from the Westboro Transit Station (Policy
4.11 (9)(b)).
Furthermore, Policy 4.11 (11) addresses the architectural treatment of a high-rise building in its own
right and as an element of urban design within a wider context. The proposed development generally
meets the intent of Policy 4.11 (11) by the following:
The scale, massing, and height of the proposed development is located on a site that is bounded by
two roads to the north and west, by a new mid-rise development also owned by Colonnade
BridgePort to the south, a proposed development consisting of 4 buildings (the tallest being 19
storeys) to the west, the Transitway and 32-storey Metropole to the north, and a two-storey
institutional use building to the east that may be redeveloped in the future given the area’s
regeneration and intensification.
The proposed development would provide a landscaped street edge along Scott Street and the
creation of a public realm that would contribute to the greenway system to the north of Scott Street
and provides a transition from the 32-storey Metropole south into the community.
The proposed development consists of commercial/retail on the ground floor, with a podium for
Floors 2 through 6 and a stepped back portion for Floors 7 to 24.
The proposed building could be a new building of significance for the Westboro Village
neighbourhood, along with other new and proposed buildings that are redefining the City’s skyline in
the area.
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Lastly, Policy 4.11 (12) provides direction for building transitions. The proposed development will
include a 5-storey podium along Scott Street, a Traditional Mainstreet. From the pedestrian level, the
proposed cantilever over the ground floor will appear much like a roof and the upper floors will not be
visible, thereby reducing the feeling of a high building. The scale and rhythm of the ground floor,
exterior treatment, use of colour, and complementary building finishes will be characteristic and
complement the building to the south. The northwest corner treatment will consider the proposed
development to the west and provide some visual connectivity and continuity through landscaping
treatments.
The proposed development supports the strategic directions of the OP. It responds to the
existing conditions while recognizing the planned function of the site and surrounding area.
The site presents a redevelopment and intensification opportunity in a neighbourhood that is
transitioning. The site is located in an urban settlement area with full municipal services. It is
strategically situated in close proximity to the Westboro Transit Station, takes advantage of the
existing and proposed infrastructure improvements in the area, and the proposed uses would
contribute to the surrounding community amenities.
The proposed development conforms to the City’s Official Plan goals, policies, and meets the
intent of the urban design objectives and compatibility criteria as established in Sections 2.5.1
and 4.11.

4.3

Official Plan Amendment No. 150

The City conducted a review of its Official Plan and Council adopted Official Plan Amendment No. 150
(“OPA 150”) in 2013. A number of appeals have been filed with the Ontario Municipal Board on OPA
150 which have not been resolved at the time of this report. While OPA 150 is not in full force and
effect, development proposals need to consider the City’s intended policy direction in OPA 150. Under
OPA 150, the site continues to be designed General Urban Area. Residential use continues to be a
permitted use in Section 3.6.1 – General Urban Area in OPA 150. In addition, the City continues to
support intensification in the General Urban Area.
With respect to urban design, the City has maintained the design objectives in Section 2.5.1 which
were described earlier in this Report. The OP defines compatible development as “development that,
although it is not necessarily the same as or similar to existing buildings in the vicinity, nonetheless
enhances an established community and coexists without causing undue adverse impact on
surrounding properties. It ‘fits well’ within its physical context and ‘works well’ among those functions
that surround it.” The definition for compatibility has been slightly revised to clarify that development
needs to fit and work well within its physical context as well as the existing and planned function of
the area with a recognition that the planned function may permit development that is different from
what physically exists today. Proposals for new development will continue to be evaluated by
compatibility criteria which have been revised in Section 4.11 of OPA 150 as an effort to ensure high
quality urban design in the city. The revised compatibility criteria and how the proposed development
meets the criteria are described in Table 2.
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Table 2: OPA 150 Compatibility Criteria
Compatibility
Criteria
Views

Measure of Compatibility
The proposed building is located in an area that is undergoing transition. It
will complement the existing Metropole landmark building given that the
site is immediately south of the Metropole site and therefore contribute to
the Ottawa skyline (Policy 4.11(2)). Policies 4.11 (3 and 4) do not apply to the
site since it is not located in the Central Area.

Building Design The design for the proposed building fits with the existing planned function
of the surrounding area through the following:
Policy 4.11(5):
- Setbacks from the adjacent low-rise residential area, podium base
and tower design, proposed landscape treatment along the street
edge
- Heights: the proposed high-rise is building is 74.5 m in height.
- Transition: The proposed development will include a podium along
Scott Street, a Traditional Mainstreet. From the pedestrian level, the
proposed cantilever over the ground floor will appear much like a
roof and the upper floors will not be visible, thereby reducing the
feeling of a high building. The scale and rhythm of the ground floor,
exterior treatment, use of colour, and complementary building
finishes will be characteristic and complement the building to the
south. The northwest corner treatment considers the proposed
development to the west and provides some visual connectivity and
continuity through landscaping treatments.
- Façade and roofline articulation: Flat roofline with mechanical
penthouse alone.
- Colours and material, architectural elements: Some common
architectural elements that would be carried forward from the
adjacent Westboro Connection development.
- The site is relatively flat. The pre-and post-construction grades on site
would be minimal.
Policy 4.11 (6): The principal façade fronts onto Scott Street which is a
Traditional Mainstreet and an Arterial Road. Windows will be visible from
public spaces and from Scott Street and McRae Avenue.
Policy 4.11 (7): does not apply because McRae Avenue is a Local road and not
a Collector Road.
Policy 4.11 (8): Loading area, mechanical rooftop equipment, metering
devices and vents will be designed and screened to minimize and potential
impacts on the public streets, pedestrian and cycle pathways and adjacent
ground-oriented residences.
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Compatibility
Criteria

Measure of Compatibility

Massing and
Scale

Policy 4.11 (9) is addressed in Section 4.5 Richmond Road/Westboro
Secondary Plan in this report. Policy 4.11 (10) is discussed in Section 4.2 of this
report. Policy 4.11 (11) deals with transition and the integration of the
proposed building and the surrounding area. The depth and width of the
site are approximately 48 metres. The east side abuts three properties: an
institutional use and two residential properties. On the south side is the
newly constructed 8-storey and 6-storey mixed-use Westboro Connection
development. Scott Street, the underground Transitway trench, and the
Metropole are north of the site. McRae Avenue and potential future
redevelopment of the lands to the west of the site. The planned context of
the surrounding area is for intensification and higher densities around the
Westboro Transit Station through the City’s policy direction and vision for
transit-oriented development. The proposed 24-storey building includes
ground floor retail, and 23 floors of residential apartment units. The podium
base from floors 2 through 6 will serve to anchor the building height and
provide a human scale to the tower. The podium will blend with the heights
of the buildings to the south and present a continuous streetscape along
McRae Avenue.

High-Rise
Buildings

The proposed building height conforms with the prevailing building heights
in this area and provides transition between existing buildings. The 24-storey
high-rise building provides a transition from the existing high-rise to the
north and to the newly constructed 8 storey mid-rise building to the south.

Outdoor
Amenity Area

The proposed development includes an outdoor amenity area at the corner
of Scott Street and McRae Avenue which will be designed within a
landscaped area and be buffered from Scott Street and McRae Avenue and
will contribute to the public realm. In addition, a second outdoor amenity
space is proposed in the southeast corner of the site.

Public Art

Public art is not proposed.

Design Priority
Area

Since the subject site is designated Traditional Mainstreet it falls within a
Design Priority Area. Consultation is required with the Urban Design Review
Panel (UDRP) at time of site plan application.
A preconsultation was held with UDRP as part of the rezoning application
process in 2016.

The proposed development conforms to OPA 150’s revised policies for Traditional Mainstreets
for the following reasons: the proposed uses continue to be permitted in the Traditional
Mainstreets designation, meets the general intent of the transit-oriented development policies
for increased height and density at LRT stations (i.e. Westboro Transit Station); and the
reference to Secondary Plan policies permitting high-rise buildings. The proposed
development meets the compatibility criteria and is compatible with the surrounding and
proposed developments in the area.
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4.4

Richmond/Westboro Community Design Plan (CDP) (2007)

This 2007 Council approved CDP establishes the long-term growth and development of the
Richmond-Road/Westboro area and provides guidelines for decision-making on land use planning
matters and sets out the community's priorities for the future. Section 3.12 of the CDP divides the
Richmond/Westboro planning area into Sectors. Specifically, the site is described as:
Sector 7: Scott Street and Westboro Transitway Station Area; and
Sector 9: McRae Avenue and Churchill Avenue.

Figure 8 - Richmond Road/Westboro CDP
Each Sector is described in the CDP with potential challenges and opportunities. Although the
policies for Sector 7 are under appeal, the intended policy direction for Sector 7 that would be
applicable to our site include: a streetscaping strategy that would define the public space on
south side of Scott by providing a sidewalk and street trees; and mixed-use/employment infill
development on Scott to take advantage of the proximity of the existing Westboro Transitway
station. The latter opportunity was also identified for Sector 9. The policies for Sector 9 support
redevelopment on McRae Avenue provided that a consideration is made to the transition to the
adjacent low-rise residential development.
Section 6.8 of the CDP states that the south side of Scott Street should evolve into a mixed-use
environment where people can both live and work. Ground floor uses should be focused on
employment given the close proximity to the Westboro Transitway Station. It is important to note
that the CDP does not contemplate the City’s LRT priority, however when the Secondary Plan was
being prepared, the City had announced its commitment to the LRT. Therefore the Secondary Plan as
described below provides greater flexibility for redevelopment opportunities on land designated
Traditional Mainstreet and in close proximity to rapid transit stations to enable transit-oriented
development.
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4.5

Richmond Road/Westboro Secondary Plan, 2009

The Richmond Road/Westboro Secondary Plan was
adopted by Council in 2009 and was implemented by
Official Plan Amendment 70 (“OPA 70”). The
Secondary Plan is in full force and effect with the
exception of one outstanding site-specific appeal to
320 McRae Avenue which does not impact the
proposed development site at 1960 Scott Street
Reference must be made to both the City of Ottawa
Official Plan and this Secondary Plan for complete
policy direction for the future development of the
Richmond Road/Westboro area.
The Secondary Planning area is divided into 9 Sectors.
The site is located in Sector 7 – Scott Street and
Westboro Transitway Station Area and in Section 9 –
McRae Avenue and Churchill Avenue as illustrated in
Figure 8.
The approved vision for Richmond Road/Westboro,
including Westboro Village, is to become an attractive
and viable place for all who shop, work or live in the
area. The Secondary Plan directs intensification on
Scott Street and adjacent to existing Transitway
stations. One of the key planning principles states
that the “Westboro Transitway Station area has the
Figure 9 - Richmond Road/Westboro Secondary
greatest potential for intensification/high-rise
Plan - Land Use Plan
buildings with appropriate transition to their
surroundings.” While the site is illustrated on Figure 9 –Schedule C to Amendment No. 70, the site is
shown with a building height of 4 to 6 storeys.
The proposed development conforms to the policies and the intended vision of the Richmond
Road/Westboro Secondary Plan. The development is an appropriate use of the land.

4.5.1 Urban Design Guidelines
 The City of Ottawa has three (3) different Design Guidelines documents that apply to the site:
 Development Along Traditional Mainstreets;
 High-Rise Housing; and
 Transit-Oriented Development.
Urban Design Guidelines for Development along Traditional Mainstreets
Urban Design Guidelines for Development Along Traditional Mainstreets was adopted by City Council
contain the following objectives:
 “Promote development that will enhance and reinforce the recognized or planned scale and
character of the streets.”
 “Promote development that is compatible with, and complements its surroundings.”
 “Achieve high-quality built form and strengthen building continuity along Traditional Mainstreets.”
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 “Foster compact, pedestrian-oriented development linked to street level amenities.”
 “Accommodate a broad range of uses including retail, services, commercial uses, offices, resident
and institutional uses where one can live, shop and access amenities.”
The Traditional Mainstreet design guidelines described in Table 3 apply to the proposed development
for the purpose of the Site Plan Control Application.
Table 3 – Traditional Mainstreet Design Guidelines
Traditional Mainstreet Design Guideline

Measure of Applicability

Guideline 1. Align streetwall buildings with the existing
built form or with the average setback of the adjacent
buildings in order to create a visually continuous
streetscape.

The existing Scott Street Traditional
Mainstreet does not have an
existing street edge. The proposed
development will establish the
street edge, a defining feature of a
Mainstreet.

Guideline 2. Plant clusters of trees on the flanking
residential streets, where they meet the mainstreet, for
additional greenspace

Trees and plantings will be located
along Scott Street, McRae Avenue
and along the Hydro corridor.

Guideline 3. Provide or restore a minimum 2.0 metre
wide concrete sidewalk and locate to match approved
streetscape design plans for the area. Where there is no
approved streetscape plan, match the existing context.
Provide a boulevard for street furniture, trees, and
utilities; next to the sidewalk where possible. Provide an
area adjacent to storefronts for canopies, outdoor patios
or special merchant displays (the frontage zone). Create
wider sidewalks for locations with high pedestrian
volumes such as along traditional mainstreets in core
urban areas.

The proposed development will
create a visually continuous
streetscape while ensuring
generous pedestrian space at grade.

Guideline 4. Use periodic breaks in the street wall or
minor variations in building setback and alignment to
add interest to the streetscape, and to provide space for
activities adjacent to the sidewalk.

Periodic breaks in the façade are
incorporated into the proposed
development to add interest to the
streetscape.

Guideline 6. Create attractive public and semi-public
outdoor amenity spaces such as green spaces with trees,
pocket parks, courtyards, outdoor cafés, seating and
decorative pools or fountains.

A public outdoor patio space is
provided at the ground level at the
corner of Scott Street and McRae
Avenue.

Guideline 7. Cluster or group streetscape elements and
utilities wherever possible to minimize clutter.
Coordinate tree and street light locations with above
and below-grade utilities.

The proposed trees in the Hydro
corridor will meet Hydro Ottawa’s
tree planting standards.
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Traditional Mainstreet Design Guideline

Measure of Applicability

Guideline 8. Design quality buildings that are rich in
architectural detail and respect the rhythm and pattern
of the existing or planned, buildings on the street,
through the alignment of elements such as windows,
front doors, cornice lines, and fascias etc.

The proposed building will be rich
in architectural detail and will
respect the rhythm and pattern of
the existing building to the south.

Guideline 9. Ensure sufficient light and privacy for
residential and institutional properties to the rear by
ensuring that new development is compatible and
sensitive with adjacent uses with regard to maximizing
light and minimizing overlook.

The seventh floor of the building is
proposed to have some amenity
area for the residential uses which
would be below the height of the 8storey building to the south.

Guideline 11. Use clear windows and doors, to make the
pedestrian level façade of walls facing the street highly
transparent, and locate active pedestrian-oriented uses
at-grade.

The commercial uses on the ground
floor of the proposed development
will utilize clear windows to aid in
making an active pedestrian
environment.

Guideline 12. Set back the upper floors of taller
The ground floor of the proposed
buildings to help achieve a human scale and more light development is setback to help
on the sidewalks.
achieve a human scale on the
sidewalk.
Guideline 13. Locate residential units above the level of
vehicular traffic in a mixed-use building and provide
shared entrances to residential units, clearly accessible
from the street. (For these units, consider triple glazed
windows and bedrooms located away from the
mainstreet for noise and ventilation concerns).

Residential units are located above
the ground floor.

Guideline 14. Locate mixed-use development by
concentrating height and mass at nodes and gateways.

The mixed-use building is located at
the intersection node of Scott Street
and McRae Avenue.

Guideline 15. Ensure adequate sunlight for sidewalks by Adequate sunlight will be provided
building within a 45-degree angular plane measured
depending on the time of year and
from the opposite sidewalk curb.
time of day.
Guideline 16. Highlight buildings on corner sites, where
two public streets intersect, with special treatment such
as a corner entrance. Continue the same level of
architectural detailing around both sides of the building.
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The proposed building is on a
corner site and will have a corner
feature including an outdoor
amenity area and landscaping
treatments. The same level of
architectural detailing will be
surrounded on both the north side
(Scott Street) and west side (McRae
Avenue) and will incorporate
elements from the 8-storey building
to the south.
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Traditional Mainstreet Design Guideline

Measure of Applicability

Guideline 17. Provide pedestrian weather protection
such as colonnades, individual canopies, awnings and
balconies.

The podium will be cantilevered
over the ground floor which will
provide pedestrian weather
protection.

Guideline 18. Provide sheltered bicycle parking in visible Bicycle parking is provided in visible
locations near building entrances and pedestrian
locations and near building
walkways. Ensure that these locations minimize conflict entrances and pedestrian walkways.
with pedestrians.
Guideline 19. Locate front doors to face the mainstreet
and be directly accessible from the public sidewalk.

Front doors for the retail uses face
Scott Street, a mainstreet, and are
directly accessible from the public
sidewalk.

Guideline 20. Design pedestrian walkways of materials
such as concrete or unit pavers that are easily
maintained for safety.

Concrete and unit pavers are
proposed for the walkways.

Guideline 21. Create inviting, well-lit pedestrian
walkways to link rear parking areas to the public
sidewalk/street.

Pedestrian walkways will be lit.

Guideline 22. Share vehicular access to parking areas
between adjacent properties in order to reduce the
extent of interruption along the sidewalk and the
streetscape.

Shared vehicular access to the
parking area to the south of the site
will be realized since both sites are
owned by Colonnade BridgePort.

Guideline 23. Locate surface parking in the rear yard
with vehicular access off side streets and laneways.

Surface parking will be provided on
the west side of the proposed
building with vehicular access off of
McRae Avenue.

Guideline 25. Provide a minimum 3.0 metre wide
landscape area along the edge of a site where parking
areas, drive lanes or stacking lanes are adjacent to a
public street. Use trees, shrubs and low walls to screen
cars from view while allowing eye level visibility into the
site.

A minimum 3 m wide landscape
area and a 2.1 m high privacy fence
are proposed along the east side of
the site where the property line is
shared with two single-detached
residential uses. A wide landscape
area is provided along the west side
of the site, along with a generous
amount of landscaping particularly
in the northwest corner of the site
to screen the surface parking area
from the street.

Guideline 27. Provide only the minimum number of
required car parking spaces. Consider parking on the
mainstreet.

The parking spaces proposed meet
the minimum zoning requirements.

Guideline 31. Provide a minimum 3.0 metre wide
landscape area, which may include a solid wall or fence
in addition to planting, at the edges of sites adjacent to
residential or institutional properties.

A minimum 3 m wide landscape
area is proposed along the east side
of the site where the property line is
shared with two single-detached
residential uses.
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Traditional Mainstreet Design Guideline

Measure of Applicability

Guideline 33. Design buildings to include defined
spaces to accommodate signs that respect building
scale, architectural features, signage uniformity and
established streetscape design objectives.

An outdoor amenity area is
proposed at the northwest corner of
the site.

Urban Design Guidelines for High-Rise Housing
The 2009 Council adopted Urban Design Guidelines for High-Rise Housing that contain the following
objectives:
 “Address the compatibility and relationship between highrise buildings and their existing or
planned context;
 Coordinate and integrate parking, services, utilities, and public transit into the design of the
building and the site;
 Encourage a mix of uses and open spaces that contribute to the amenities of urban living;
 Create human-scaled, pedestrian-friendly streets, and attractive public spaces that contribute to
liveable, safe and healthy communities;
 Promote high-rise buildings that contribute to views of the skyline and enhance orientation and
the image of the city;
 Promote development that responds to the physical environment and microclimate through
design.”
The High-Rise Housing design guidelines described in Table 4 apply to the proposed development for
the purpose of the Site Plan Control Application.
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Table 4: High-Rise Housing Design Guidelines
High-Rise Housing Design Guideline

Measure of Applicability

Guideline 1a. In an established urban fabric, orient a
high-rise building to:
• Integrate into the context and address compatibility
with the existing or planned context through the
massing, setbacks, transitions in building height, and
through the design qualities and character;
• Maintain a building line along the street that is similar
to neighbouring buildings;
• Complement the existing pattern of streets, blocks,
open spaces, and the building morphology (shape,
structure, colour, pattern, and materials);
• Define the lower portion of the building with a base or
podium that is similar in height, proportions and rhythm
to the neighbouring buildings to visually unify the street;
• Provide direct links to public transit, sidewalks and
streets

The high-rise building is oriented to
the northwest corner of the site and
to Scott Street with lower scale
buildings at the edges which
achieves an appropriate transition
to the Traditional Mainstreet and to
the adjacent residential and mixed
uses. The proposed development
provides direct links to the
Westboro Transitway Station,
through sidewalks and adjacent
streets. The setback of the tower at
the base is similar in height,
proportion and rhythm to the
surrounding neighbourhood
context.
The location of the building to the
northwest corner of the site
provides a greater setback from the
adjacent residential properties in
Clifton. This also provides an
opportunity to establish and define
the corner as a gateway to the
evolving McRae Avenue.

Guideline 1b. In areas of new urban fabric, or when
renewing a disconnected or transitional fabric, orient a
high-rise building to:
• Establish a pattern of development blocks, street
edges, and site circulation that defines a public realm of
streets and open spaces and reflects or integrates the
surrounding street pattern;
• Use the proportions, rhythm and height of the building
base and tower to define relationships to other
buildings;
• Use distinctive design features, building forms and
shapes to contribute to a sense of place;
• Provide direct links to public transit, sidewalks and
streets;
• Create transitions that integrate the new urban fabric
with areas of established urban fabric.
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The high-rise building is oriented in
a grid pattern within the site in
order to provide logical and direct
links to the public realm and
sidewalks on Scott Street and
McRae Avenue. The orientation of
the high-rise building will establish
a strong street edge that defines the
public realm of streets and open
spaces that reflect the desired street
pattern. The building form of the
proposed development contributes
to the sense of place through
distinctive design features such as
the use of varying building materials
and colours and landscaping
treatment.
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High-Rise Housing Design Guideline

Measure of Applicability

Guideline 4. Locate and orient other building
components, such as the base and tower, and various
site elements, to create a sense of transition between
high-rise buildings and existing, adjacent lower profile
areas.
Chose transition techniques appropriate to the context
including:
• Stepping down – incrementally changing the building
height, often using 45 degree angular planes to adjacent
lower development;
• Setbacks & Buffers– separating adjacent development
with landscaped open space, parking, site circulation or
service areas;
• Scale / Massing – placing the taller building
components strategically on the site to reduce visibility;
wrapping the higher rise building with low rise
development or with a building base that defines the
street scale;
• Design & Character – establishing the design qualities
and treatment of the lower component or building base
based on a human scale and ensuring that the ground
floor is active, relevant

A cantilever of five floors in height is
proposed over the ground floor. The
remaining floors will be setback
from the cantilever and will
essentially be hidden from the
pedestrian level at-grade.
Therefore the overall scale and
massing of the building will be
minimized by the projection of the
cantilever over the ground floor.

Guideline 5. Create a sense of transition between highrise buildings and existing adjacent lower-profile areas
through the location and orientation of the building
base or podium and the tower. Create
buffers with landscaped open space, parking, site
circulation, and lower profile buildings and the building
base.

The building setbacks create a
stepping down effect from the highrise building fronting on Scott Street
and the residential neighbourhood
to the east of the site. The ground
floor retail uses would promote an
active pedestrian realm.

Guideline 6. Distribute the building form and massing in
a manner appropriate to the scale and proportion of the
built surroundings. Be sensitive to historic built form and
land use patterns of the existing neighbourhood and the
area’s planned function.

The building is situated in the northwest corner of the site, furthest
away from the residential area on
Clifton Road. The building steps
down to the podium creating a
transition to the adjacent uses on
Clifton Road.

Guideline 8. Design corner sites with inviting open
spaces and pedestrian amenities, and buildings that
wrap around the street corner. Align the building base
with existing setbacks on each of the street frontages.
Corner sites that have design details at the corner and
building frontage on both streets emphasize the
intersection and are prominent focus points or features
in the area.

Substantial landscaping is proposed
to wrap around the Scott/McRae
corner, creating an inviting public
area while creating a prominent
focal point. An outdoor amenity
area that will be accessible by the
public.
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High-Rise Housing Design Guideline

Measure of Applicability

Guideline 10. Orient and shape the building’s tower to
minimize microclimate impacts (such as shadowing,
snow accumulation and winds) on
the site and its near-by areas, and to respond to the
existing natural and built environment that provides its
context. Design each building face to mitigate these
impacts in an energy efficient way. Consider the
relationship to other buildings when evaluating the
cumulative microclimate impacts. Ensure that the
building’s base has direct street frontage.

The high-rise building is oriented to
minimize shadow impact on
adjacent sites, streets and open
spaces.

Guideline 11. Orient, size and locate high-rise towers to
minimize the extent or duration of the shadowing on
adjacent sites, streets and open
spaces. The height, bulk and orientation of the tower are
factors that influence the type of shadow it will cast.

The high-rise building is oriented to
minimize shadow impact on
adjacent sites, streets and open
spaces.

Guideline 12. Establish the building form and massing
that responds to function, site characteristics, the
context, and the type and mix of uses – regardless of
stylistic approaches. A high-rise building has three
primary components or areas of interest that are
integrated into the whole of the design: a base or
podium; a middle or tower, and a top. The base is the
primary interface with the city context and its street,
people, and services. The tower is sized, shaped, oriented
and clad to respond to functional and contextual
requirements, as well as the lifestyle of the residents. The
top
integrates mechanical equipment, and contributes to
sky views.

The proposed high-rise building has
three components – a base and a
five-floor podium with a tower and
a top which will house the
mechanical equipment.

Guideline 13. Design the lower portion of the buildings
to support human-scaled streetscapes, open spaces and
quality pedestrian environments.
This can be achieved with fine-grain architectural design
and detailing, quality materials, and through the use of
human-scaled elements such as landscaping, site
furnishings, awnings, and canopies.

The lower portion of the building
supports human-scale streetscapes
and quality pedestrian
environments through landscaping
and architectural detailing.

Guideline 14. Use clear windows and doors to make the
pedestrian level façade highly transparent and
accessible. Along retail streets, provide a nearly
continuous band of windows. Ensure doorways in glass
walls exhibit sufficient contrast to be clearly visible.

The building details and façade
treatment will be designed to make
the pedestrian level façade highly
transparent and accessible.

Guideline 15. Build higher floor-to-floor heights on the
first few floors for flexibility to accommodate a range of
uses such as retail, office, and institutional uses and be
adaptable over time.

Higher floor to floor heights are
provided on the ground floor.
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High-Rise Housing Design Guideline

Measure of Applicability

Guideline 16. Locate active uses along the street façade
to enhance the building’s relationship to the public
realm. Uses include: lobbies, dining rooms, seating areas,
offices, retail stores, community or institutional uses, and
residences.

Active store-fronts will be on the
ground floor of the proposed
building with building entrances to
the street.

Guideline 17. Ensure that the pedestrian entrance is at- Pedestrian entrances will be at
grade and directly accessible, clear, prominent, weather- grade, accessible and will be
protected with a canopy or
covered by the proposed cantilever.
recessed, and directly linked to the sidewalk. Mark the
entrance with appropriate signage.
Guideline 21. Design the high-rise towers with compact
floor plates to maximise views, light and ventilation for
the interior spaces, to facilitate breezes and light
reaching outdoor spaces; to minimize the perception of
a canyon along the street and in public places, to create
narrow shadows that track quickly across the ground,
and to allow opportunities for sky views.

The proposed building is
anticipated to have varying
floorplates which enables the
residential floors to accommodate 1
and 2-bedroom units. The building
to the south is setback
approximately 12 m from the
building to the south to allow light
to reach outdoor spaces.

Guideline 28. Use arcaded, colonnaded and
cantilevered building bases/podiums to augment the
width of the pedestrian space at grade, adjacent to the
public street, while allowing for greater site coverage,
weather protection and appropriate definition and
framing of the street space.

The podium will be cantilevered
over the ground floor which will
provide pedestrian weather
protection.

Guideline 36. Locate open spaces in coordination with
The outdoor amenity area is located
the tower location and existing buildings to address sun, at the northwest of the building and
wind and views and to create pleasant outdoor spaces. site, in close proximity to the main
entrance of the building and to the
retail entrances.

Transit-Oriented Development Guidelines
The Transit-Oriented Development Guidelines which were approved by Council in 2007, are to be
applied throughout the City for all development within a 600 metre walking distance of a rapid
transit stop or station, in conjunction with the policies of the Official Plan and all other applicable
regulations. These guidelines are used to provide direction on rezoning applications and to
complement considerations in approved secondary plans and community design plans. The
Guidelines provides “a more integrated approach that blends transit with urban planning and will be
particularly important as the City expands its rapid transit network with a focus on increasing transit
ridership when opportunities for Transit-Oriented Development (TOD) are presented.” TOD is
described in the Guidelines as “a mix of moderate to high-density transit-supportive land uses located
within an easy walk of a rapid transit stop or station that is oriented and designed to facilitate transit
use.”
The TOD guidelines described in Table 5 apply to the proposed development for the purpose of the
Site Plan Control Application.

1960 Scott Street Planning Rationale – Site Plan Control Application
COLONNADE BRIDGEPORT
August 2017

WSP in association with Stantec
Page 31

Table 5 - TOD Design Guidelines
TOD Design Guideline

Measure of Applicability

Guideline 1. Provide transit supportive land uses within
a 600 metre walking distance of a rapid transit stop or
station. Transit-supportive land uses encourage transit
use and transportation network efficiency as they:
• Establish high residential and/or employee densities
• Create travel outside of the am/pm peak periods
• Promote reverse-flow travel
• Attract and generate pedestrian and cycling traffic
• Provide extended hours of activity, throughout the
day and week.

The site is located approximately within a 110
m walking distance from the Westboro
Transit Station. The proposed mixed-use
development includes retail uses that are
transit-supported land uses along with
residential uses. The mix of uses would
create extended hours of activity and help to
attract and generate pedestrian and cycling
traffic.

Guideline 2. Discourage non transit-supportive land
uses that are oriented primarily to the automobile and
not the pedestrian, cyclist or transit user. Non transitsupportive land uses are those that:
• Generate exclusively high levels of vehicle activity
• Use large amounts of land with low-density form
• Require extensive surface parking areas and are
oriented towards users arriving by automobile
• Create negative impacts for pedestrians, such as
isolation, windswept walks, and numerous vehicle
crossings on sidewalks
• Typically do not encourage extended hours of activity.

The proposed development will provide
some jobs and housing options close to the
Westboro Transit Station which will increase
ridership. The proposed development is a
transit-supportive land use as described in
the response to the TOD Design Guideline 1.

Guideline 3. Create a multi-purpose destination for
both transit users and local residents through
providing a mix of different land uses that support a
vibrant area community and enable people to meet
many of their daily needs locally, thereby reducing the
need to travel.

The proposed mixed-use development will
create a multi-purpose destination for transit
users. The local and future residents would
also support and create a vibrant community
by enabling people to stay in their
neighbourhood to obtain their daily needs
and to live, work and play in the same area
and reduce the need to travel to other
locations.

Guideline 7. Locate buildings close to each other and
along the front of the street to encourage ease of
walking between buildings and to public transit.
Coordinate the location and integration of transit stops
and shelters early in the design process to ensure
sufficient space and adequate design.

Promoting choices and reprioritizing
pedestrians, cyclists and transit users over
single occupant automobiles. Pedestrian
pathways, cycling routes and existing transit
are easily available in the area and accessible
by users.

Guideline 8. Locate the highest density and mixed
uses (apartments, offices, etc.) immediately adjacent
and as close as possible to the transit station.

The site is located approximately 110 m from
the existing Westboro Transit Station which
is planned to be converted from BRT to LRT.
The site is an ideal location for transitsupportive land uses.
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TOD Design Guideline

Measure of Applicability

Guideline 9. Create transition in scale between higher
intensity development around the transit station and
adjacent lower intensity communities by stepping
down building heights and densities from the transit
station.

The site is in close proximity to an existing
transit station and is in an area of transition
by the high-rise building to the north, the
mid-rise building to the south and to the
low-rise residential area to the east.

Guideline 11. Step back buildings higher than 4 to 5
storeys in order to maintain a more human scale along
the sidewalk and to reduce shadow and wind impacts
on the public street.

A cantilever of five floors in height is
proposed over the ground floor. The
remaining floors will be setback from the
cantilever and will essentially be hidden
from the pedestrian level at-grade.
Therefore the overall scale and massing of
the building will be minimized by the
projection of the cantilever over the ground
floor.

Guideline 13. Set large buildings back between 3.0 and
6.0 metres from the front property line, and from the
side property line for corner sites, in order to define the
street edge and to provide space for pedestrian
activities and landscaping.

The existing Hydro corridor on the west side
of the proposed building provides a
substantial setback greater than 6 metres.
The ground floor of the building is setback
more than 3 m from the property line to
define the street edge and provides space for
landscaping and pedestrian movement.

Guideline 14. Provide architectural variety (windows,
variety of building materials, projections) on the lower
storeys of buildings to provide visual interest to
pedestrians.

The proposed cantilever is proposed to start
at the second storey which will provide visual
interest to pedestrians. The ground floor is
proposed to accommodate retail uses which
will have windows and other building
materials which will be designed further
through the Site Plan process.

Guideline 15. Use clear windows and doors to make
It is anticipated that the ground floor will be
the pedestrian level façade of walls facing the street
animated with clear windows and doors
highly transparent in order provide ease of entrance,
given the proposed commercial/retail uses.
visual interest and increased security through informal
viewing.
Guideline 28. Design ground floors to be appealing to
pedestrians, with such uses as retail, personal service,
restaurants, outdoor cafes, and residences.

Commercial/retail uses are proposed for the
ground floor of the building.

Guideline 29. Provide convenient and attractive
Surface bicycle parking and underground
bicycle parking that is close to building entrances,
bicycle parking are proposed for the site.
protected from the weather, visible from the interior of
the building and that does not impede the movement
of pedestrians.
Guideline 32. Provide no more than the required
number of vehicle parking spaces, as per the Zoning
By-law.
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Since the site is located in close proximity to
the future LRT station (and existing BRT
station) and it is located adjacent to a
Traditional Main Street, the proposed
amount of parking is likely sufficient.
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TOD Design Guideline

Measure of Applicability

Guideline 34. Encourage the sharing of parking spaces The proposed uses enable the sharing of
for uses that have peak parking demands at different
parking for uses at different times of the day.
times of the day, such as offices.
Guideline 36. Design access driveways to be shared
between facilities. This helps 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.

There is a shared driveway and access with
319 McRae Avenue to enable vehicular
parking on the lands south of the site. The
shared driveway will also serve two loading
bays for both the site and 319 McRae Avenue.

Guideline 39. Encourage underground parking or
The proposed development includes an
parking structures over surface parking lots. Locate
underground parking structure which will
parking structures so that they do not impede
not be seen from the street level.
pedestrian flows and design them with active streetlevel facades, including commercial uses and/or
building articulation, non-transparent windows or soft
and hard landscaping.
Guideline 43. Locate loading areas off the street,
behind or underneath buildings. Avoid routing
deliveries through parking areas and across primary
pedestrian, transit and cyclist routes.

The loading area is proposed on the edge of
the site off of McRae Avenue. This will avoid
any routing deliveries through parking areas
or interfere with the proposed surface
parking area.

Guideline 52. Plant shade trees and shrubs and use
permeable surfaces and light coloured hard surfaces
where possible to help reduce urban heat and to
create a more comfortable microclimate.

A Landscape Plan has been prepared and
submitted as part of the Site Plan
application.

Guideline 56: Incorporate signage that respects
building scale, architectural features and the
established design objectives of the streetscape.

Signage will respect the surrounding
neighbourhood and complement the
existing uses and signage.

The proposed design has taken into consideration the applicable urban design guidelines for
Traditional Mainstreets, High-Rise Housing, and Transit-Oriented Development.

4.6

City of Ottawa Comprehensive Zoning By-law 2008-250

The site is zoned Traditional Mainstreet, Subzone 7, Exception 2381 and Schedule 367, TM7[2381]S367,
as illustrated in Figure 15. The general intent of the TM Zone is to:
1.
2.
3.
4.

accommodate a broad range of uses including retail, service commercial, office, residential
and institutional uses, including mixed-use buildings but excluding auto-related uses, in areas
designated Traditional Mainstreet in the Official Plan;
foster and promote compact, mixed-use, pedestrian-oriented development that provide for
access by foot, cycle, transit and automobile;
recognize the function of Business Improvement Areas as primary business or shopping areas;
and
impose development standards that will ensure that street continuity, scale and character is
maintained, and that the uses are compatible and complement surrounding land uses.”
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Subzone 7 permits dwelling units to be located within a building that also contains other permitted
non-residential uses listed in Section 197 (1) of the parent TM Zone which include retail store, office,
bank, medical facility, restaurant, among other uses.
Exception 2381 permits the development of a building with a maximum of 76 metres in height with
retail and residential land uses and associated underground parking.

Figure 10 - City of Ottawa Zoning
Table 6 provides a detailed compliance chart of how the proposed development meets the Zoning
By-law provisions.
Table 6: Zoning Compliance
Zoning Provision
(a) Minimum lot area

Existing Requirement

Compliance

No minimum

Yes – 2,393.0 m²

Table 197(a)
No minimum

(b) Minimum lot width

Yes – 47.98 m

Table 197(b)

(c) Maximum front yard setback

Maximum permitted as per Yes - 1.6 m
Schedule 367.

(d) Interior side yard
setbacks

Minimum permitted as per
Schedule 367.

Yes – 1.85 m

Minimum permitted as per
Schedule 367.

Yes – 1.85 m

(ii) Minimum

(e) Minimum corner side yard setback
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Zoning Provision

Existing Requirement

Compliance

(f) Minimum rear yard setback

Minimum permitted as per
Schedule 367.

Yes – 9.8 m

(g) Maximum
Building height

Maximum permitted as per Yes – 74.5 m
Schedule 367.

(ii) Maximum

(h) Maximum floor space index

No Maximum

Yes – 17,194 m2 (Total gross
area) / 2,393 m2 (Lot area) =
7.2 FSI

(i) Minimum width of (i) abutting a
landscaped area
residential zone

3 m; may be reduced to one
metre where a minimum 1.4
m high opaque fence is
provided

Yes – 2.2 m against parking
garage, then 10.5 m. A 2.1
m opaque fence is
proposed.

Table 197(i)
(ii) in all other cases

(j) Minimum width of landscaped area
around a parking lot

No minimum, except that
Yes – 0 m along rear lot
where a yard is provided
line abutting GM[2065]
and not used for required
(319 McRae Avenue)
driveways, aisles, parking or
loading spaces, the whole
yard must be landscaped
(a) Abutting a street - 3 m

Yes – approximately 3.8 m
abutting McRae Avenue

Landscaping Provisions for
Parking Lots (Sec. 110),
Table 110 (a)(III)

In addition, the Zoning By-law contains provisions for parking as set out in Table 7 below:
Table 7: Parking Provisions
Parking Provision

(a) Residential

Existing Requirement

Compliance

Residential: 0.5 per
dwelling unit

Yes – 158 parking spaces
provided

123 parking spaces required
based on 246 units
Table 101, Row R15 (II)

(i) Minimum number
of parking spaces

Retail Store: 1.25 per 100 m2 No – 3 parking spaces
of gross floor area
provided
(b) Commercial
Retail

12 parking spaces required
based on 915.3 sq.m of
commercial retail space.
Table 101, Row R79 (II)
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Parking Provision

Existing Requirement

Compliance

Apartment, high-rise: 0.1 per No – 24 visitor parking
dwelling unit
spaces required
(ii) Minimum number of visitor parking
spaces

25 visitor parking spaces
required based on 246
units.

Note that the overall
number of parking spaces
provided for the proposed
development meets the
Table 102, Apartment, high- Zoning By-law
rise, (II)
requirements.

(iii) Minimum and maximum dimension
requirements for a motor vehicle parking
space

Up to 45 per cent of the
required parking spaces
may be reduced to a
minimum width of 2.4 m
and a minimum length of
4.6 m

Yes – 33.8% (64 parking
spaces)

(iv) Minimum driveway width

6.0 m

Yes – Driveway and Aisle
width is 6.7 m

Sec. 107 (1)(a)(ii)
(v) Minimum number
of bicycle parking
spaces

0.50 per dwelling unit
(a) Residential

123 bicycle spaces required
based on 246 units.
Table 111A(b)(i)

(b) Commercial
Retail

1 per 250 m² of GFA

Yes – 130 bicycle parking
spaces provided in total

4 bicycle spaces required
based on 818.19 sq. m. of
commercial retail.
Table 111A(e)
vii) Minimum number of vehicle loading spaces

1

Yes - 1

The proposed development meets the general intent of the Traditional Mainstreet, Subzone 7,
Exception 2381 Zone and the zoning provisions, as stated herein.
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5

Summary Opinion

It is the professional opinions of WSP and Stantec that the proposed development represents good
land use planning and is appropriate for the site for the following reasons:
-

The proposed development supports and is consistent with the Provincial Policy Statement.

-

The proposed development conforms to the City’s Official Plan goals, objectives and policies,
particularly by intensifying within the urban area, maintaining a balance of housing diversity in
the City, and promoting compatible urban design.

-

The proposed development conforms to the goals, objectives and policies of the General
Urban Area land use designation by maintaining housing diversity and intensification through
infill development.

-

The proposed development meets several principles under the Urban Design and Objectives,
as well as the Compatibility criteria of Section 4.11, Policy 2.

-

The proposed developed meets the general intent and purpose of the Zoning By-law.

In conclusion, the proposed development and Site Plan Control application to support the
construction and relocation of a group home represents good planning and is in the public interest.
Yours truly,

Nadia De Santi, MCIP, RPP
Senior Project Manager
Planning, Landscape Architecture & Urban Design
WSP
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Nancy Meloshe, MCIP, RPP
Principal
Community Development
Stantec

WSP in association with Stantec
August 2017

