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THE SITE
1354 CARLING AVENUE
The subject property is at a key gateway to the Carlington Neighbourhood, and when combined
with future redevelopment projects, will represent an exciting evolution of the area into a mixeduse, transit-supportive village.
Located on the south side of Carling Avenue, south of Highway 417 and west of Merivale Road, the property occupies
the entire frontage along Carling Avenue between Archibald Street in the east and Meath Street in the west. The site is
within close walking distance of several parks and open spaces. The largest park within walking distance, Hampton Park,
is located immediately north of Highway 417 and includes amenities such as playgrounds and sports fields.
The site is highly-accessible by public transit, with six existing bus routes within a 1000 metre radius. The subject
property is within 400 metres of planned rapid transit stations at Carling/Merivale, and Carling/Kirkwood. Carling Avenue
is also a Transit Priority Corridor in the City, which will further support intensification, and the evolution of the site and
surrounding context into a vibrant and healthy neighbourhood. Bus access is enhanced through multiple bike lanes
and multi-use pathways north of Carling Avenue, extending to the Westboro neighbourhood and the National Capital
Commission (NCC) pathway system.
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1354 Carling Avenue - Proposal (View from Thames St)

THE SITE
EVOLUTION OF THE PLAN
The following diagrams represent the evolution of the plan, from the as-of-right permissions that exist on the site today,
to the organization of built form and site plan elements to reflect best practices in placemaking and urban design, and
the comments received through ongoing discussions with the City’s Urban Design Review Panel.
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Through two presentation to the City’s UDRP, the project has evolved to reflect a balanced approach to building and
open space planning, and the distribution of density, that enhances the pedestrian experience on Carling Avenue,
provides a critical mass of people on a key Bus Rapid Transit route, provides ample open space for residents and
visitors, and ensures appropriate transitions to adjacent neighbourhoods.

9
storeys

1. AS-OF-RIGHT PERMISSIONS

2. DEFINE WALKABLE BLOCKS

20
storeys

3. TRANSITION TO ADJACENT
NEIGHBOURHOODS

04
6 6
storeys
storeys

20 20
storeys
storeys
6 6
storeys
storeys

4 4
storeys
storeys

4 4
storeys
storeys

18 18
storeys
storeys

et
re t
st eg e
f- krein nc
of -asrt tirnag ce
pf nk n
of aer tra
pn
e

4. 1st UDRP SUBMISSION
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5. 2nd UDRP SUBMISSION

6. FINAL RESUBMISSION

THE SITE
RESPONSE TO UDRP
Fotenn and the applicants met with a working group of the City of Ottawa’s Urban
Design Review Panel on September 7, 2017. James Parakh and Emanuelle van Rutten
were present from the UDRP, as well as municipal staff from planning, heritage, and
urban design. The meeting included presentations by David Maloney on the heritage of
the existing Hotel (the Talisman), and by members of the UDRP that provided precedent
images, an urban design study of the site, and suggested design principles. These
principles were presented as follows:

SITE
// Vehicle/pedestrian/landscaped zone on north-south and east-west axes;
// Buffer on southern edge of site adjacent to neighbours;
// Retention of heritage character elements on site;

URBAN
// Grade-related units and scale of built form strengthening north-south streets;
// Strong base along Carling Avenue;
// Breaking up and terracing of the masses on site (south bar);

ARCHITECTURAL
// Towers with individual characters and heights – promoting skyline articulation; and,
// Architectural expression consistency with variations to create identity.

Fotenn has been working with the applicants and the consultant team to prepare a design
response to these comments the working session sketch, and the working session notes
(provided November 16, 2017). The following pages provide a written response to the
major comments/themes, and should be read together with the updated plan.

HERITAGE
David Maloney’s presentation outlined the original character of the hotel when it
was constructed in 1963, and the history of additions and renovations to date.
Recommendations from Mr. Maloney and the UDRP working group focused on:
// Retaining and incorporate the original U-shape hotel buildings into new development;
// Keeping the Japanese garden, or elements of it, as a focal point of new landscaping
interventions; and,
// Conserve the pyramid structure and re-purpose the building, potentially as private or
public amenity space.
Following the working session, Holloway engaged a Cultural Heritage Management
Specialist to assess the cultural heritage interest of the subject lands. The Travelodge
complex was assessed to be of low value, and no recommendation was made to
conserve or preserve it in part, or in its entirety. Given this, the proposed redevelopment
plan outlined in this document proposes to remove the pavilion entirely.
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PODIUMS AND TOWERS

Recommendations from the working session included:
// Podium and towers should be differentiated through changes in materiality and a
generous stepback above the base.
// Tower height should be varied to differentiate the buildings and provide visual interest
to the skyline.
// On the north-south axis and side streets, maintain the scale of the neighbourhood
through a modest podium that wraps the tower components to mask the density
above.
The site plan and massing has been significantly revised since the submissions in April
and August 2017, in keeping generally with the comments of the working group while
also integrating changes since the working session. The proposed changes to the built
form are summarized as follows:
// A 1,458 square metre public park has been added in the southwest corner in response
to City parks staff comments. The park serves as a major organizing element on the
site.
// Building D and E have been adjusted in size, and reduced in height to eight (8) storeys.
The buildings also incorporate a three (3) storey podium which features groundoriented units on the north side abutting the east-west internal street, on the east
façade of Building E, abutting Archibald Street, and along the west façade of Building
D, abutting the public park. These two buildings are L-shaped, returning to frame
Archibald Street and the park space and creating interior courtyards.

// The three (3) storey portions of the building provide separation from the south property
line, with the taller, eight (8) storey sections set back approximately 20 metres from the
southerly lot line. The resultant separation creates a positive transition from the lowrise neighbourhood to the south to the Arterial Mainstreet along Carling Avenue.
// A pathway along the south end of the property provides pedestrian access between
Archibald and Meath Streets. This green buffer allows for landscaping along the
southerly property line and provides a visual screen between the uses.
// Buildings A and B are proposed at 18 and 20 storeys respectively, each with a six
(6) storey podium. The space between these buildings, which was previously a
connected podium, is now open space acting as a landscaped plaza that will provide
opportunities for commercial patios and recreation on the site. The wide plaza
between the buildings also provides a wide pedestrian access to the site from Carling
Avenue and connection and views to the internal east-west street and the public park
space.
// Building C is proposed as an eighteen (18) storey building with a six (6) storey
podium. The building has an L-shape, addressing the corner of Carling Avenue and
Archibald Street. The south façade of the building includes an outdoor plaza space to
complement the retail uses and the residences.
// The six (6) storey podiums along Carling Avenue activate the street and contribute to
an appropriate scale for pedestrians and cyclists. The podiums wrap the corners at
Archibald and Meath Streets to the east-west internal street.

THE SITE RESPONSE TO UDRP

The proposed revisions to the site layout reflect the discussions at the working session.
The rear buildings are now less than nine (9) storeys, and retain a large setback to provide
appropriate transition to the residential uses to the south. The three (3) storey podium will
create a pedestrian scale along the internal street, and along Archibald Street, consistent
with the comments from the Panel.
Along Carling Avenue, the reorientation of the buildings creates increased permeability to,
and through, the site from the street. The internal plaza spaces will be activated through
ground floor residential uses and will use materials and planting that provide historical
reference to the Japanese influences of the original hotel.
The materiality of the buildings and towers has been revised, consistent with the
working group’s comments, to provide a heavier podium, with lighter towers above. The
varied heights of the towers provide opportunities to articulate the skyline, and provide
differentiation in the architecture of each tower.
CONNECTIVITY AND PUBLIC SPACE
The comments from the working session desired the main axes that run through the site
to read as public streets, lined with parallel parking and framed by human-scale buildings
with grade-related units. There was agreement around the internal east-west street midway through the site as a defining element. Similarly, the north-south connection from
Carling Avenue into the site was recognized as important.

The proposed revisions to the plan reflect these comments and create the feel of a public
street on the internal east-west street. A three (3) storey podium along the south side
of the street provides the human scale and ground-oriented units to activate the street
edge. Parallel parking provides a “public street feel” along this edge. Along the north
side of the street, perpendicular parking has been integrated into the plan to service the
retail uses along Carling Avenue. The north side of the street has intermittent building
frontages, broken up by plaza spaces and north-south connections to Carling Avenue.
The resulting plan incorporates additional public space between Buildings A and B,
and south of Buildings D and E. These spaces link to the public park and will provide
connectivity between Carling Avenue and the surrounding community. The proposed
revisions to the site enhance permeability with active and varied public spaces to
contribute to the vibrancy of the redeveloped site and along the Arterial Mainstreet.
TRANSITION
Though not specifically referenced in the comments from the working session, transition
from the Arterial Mainstreet to the surrounding neighbourhood impacts most of the
themes discussed above. The proposed plan includes high-rise buildings (18 and 20
storeys) along Carling Avenue, with eight (8) storey buildings south of the internal street.
In both cases, the buildings have podiums that contribute to the creation of a pedestrian
scale at street-level, and provide transition to the surrounding uses.
The City of Ottawa Official Plan suggests the following as options for built form transition
in Section 4.11, policy 12:
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a. Incremental changes in building height (e.g. angular planes or stepping building profile
up or down);
b. Massing (e.g. inserting ground-oriented housing adjacent to the street as part of a high
profile development or incorporating podiums along a Mainstreet);
c. Character (e.g. scale and rhythm, exterior treatment, use of colour and complementary
building finishes);
d. Architectural design (e.g. the use of angular planes, cornice lines); and,
e. Building setbacks.
The proposed development utilizes these elements to provide an appropriate transition
to the surrounding area. The buildings use podiums and changes in building height to
create a pedestrian scale along the street, and provide a gradual increase in height from
the rear property line shared with the residential uses along Thames Street.
Ground-oriented units have been incorporated on Buildings D and E, on the north side
(abutting the internal street, adjacent to the park on the west side, and abutting Archibald
Street on the east side). These ground-oriented units will have direct access from the
sidewalk and will provide a scale and character consistent with the character of the
surrounding community.
Materiality and finishes on the building will draw from more recent surrounding
developments and will include references to the materials and built form of the original
hotel. Angular planes from Thames Street and the southerly property line have been used
to determine the appropriateness of the transition from abutting uses. In both cases, the
proposed buildings are under the typically applied 45 degree angular plane.

The eight (8) storey buildings at the rear of the site are set back approximately 20 metres
from the southerly shared property line. The height of these buildings allows for greater
setbacks at-grade to provide additional public spaces. Stepbacks provide the transition
from three (3) storeys up to eight (8) storeys, and up to the taller buildings along Carling
Avenue.
CONCLUSIONS AND NEXT STEPS
In Fotenn’s opinion, the proposed revisions to the building height, placement and
orientation outlined throughout this document provides a design for the site that is
appropriate for the context and conforms to the policies of the Official Plan with regards
to compatible intensification along Arterial Mainstreets (identified in the Official Plan
as a priority area for intensification) and around future transit service (with rapid transit
planned for Carling Avenue).
Our intent is to resolve the site layout and design so that we can then revise the full site
plan control package for review by the City. As discussed, the intent will be to rezone the
entirety of the subject lands, and approve a phased site plan for the redevelopment of the
lands in phases.

SITE PLAN
THE VISION
The proposed development at 1354 Carling Avenue establishes a strong transition from The
Queensway, and an engaging gateway to the Carlington Neighbourhood. Higher density, mixed-use
buildings support an active and vibrant community, while accommodating a significant amount of
residents along a major planned Bus Rapid Transit route.
A series of buildings frame Carling Avenue, activating the corner at Meath Street and supporting a vibrant streetscape
through continuous and active at-grade uses, including spill-out retail and contemporary plaza space. Buildings are set
back from Carling Avenue, providing ample space to accommodate attractive pedestrian boulevards, including seating,
street trees, landscaping, public art, and high-quality paving. A 6-storey podium height on Carling Avenue defines a
continuous human-scaled streetwall while anchoring taller building elements through the use of heavier, predominantly
masonry materials. Above this podium, taller building elements (up to 20-storeys) reinforce the gateway character of the
site, providing an attractive and varied skyline, while mitigating the perceived height through the use of light, attractive
materials.
At the rear of the site, lower-density buildings (up to 8-storeys) create a transition in height from Carling Avenue to the
adjacent stable residential neighbourhoods, reinforced through lower 3-storey podiums with garden-style apartments
that directly address Meath Street and Archibald Street.
Internally, a balanced approach to building design and site planning ensures an animated public realm. A mix of open
spaces, including retail plazas, a larger neighbourhood park, and residential amenity spaces (including rooftop terraces)
are complemented by active residential building frontages with individual at-grade entrances and private landscaping
opportunities to enhance the character of the internal street network.
Consolidating access, including single entry points from Carling Avenue, Meath Street and Archibald Street, create a safe
and continuous public realm, minimizing potential pedestrian/vehicle conflicts, and maximizing opportunities for active
transportation.

1354 Carling Avenue - Site Plan
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SITE PLAN
DEVELOPMENT STATISTICS
The Site Plan on the opposite page demonstrates the key features of the proposed
development, and the relationship between the built form and the public realm. Key
features of the plan include:

1

Residential Towers

7

Commercial Patio

2

Garden Units

8

Visitor/Accessible Parking

3

Retail Plaza

9

Traffic Calming Measures

4

Residential Plaza

10

Water Feature

5

Residential Amenity

11

Public Art Opportunity

6

Neighbourhood Park

DEVELOPMENT STATISTICS
Zoning: AM10; Total Site Area: 18,559m2
Building A: 195 units
Building B: 195 units
Building C: 233 units
Building D: 103 units
Building E: 103 units
TOTAL: ~829 units
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DESIGN OBJECTIVES
In response to comments received through ongoing discussions with City Staff and the Urban Design Review Panel
working group, the proposed development at 1354 Carling Avenue has been revised to strengthen its connection to
Carling Avenue, increase public access and amenities, and enhance compatibility with, and transitions to the adjacent
neighbourhood. Through the development of the plan, a series of five key Design Objectives have been used to inform
the evolution of the concept.
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ENSURE SAFE
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DESIGN OBJECTIVES
CREATE A GATEWAY AT CARLING AVENUE
Complementing the planned redevelopment at City Park, the proposed development will create a strong gateway at
Carling Avenue (from the Queensway), and will define a major entrance to the Carlington Neighbourhood. The tallest
tower elements on site (up to 20-storeys) at Carling Avenue and Meath Street will frame the corner, and establish an
iconic presence at this key corner site. At the pedestrian-scale, a wide and well-landscaped boulevard establishes a
grand entrance to the site, providing ample opportunity for spill-out retail uses, and informal gatherings. This active
podium continues between the two corner buildings, with a large retail plaza that supports the significance of the site,
while providing a key open space for new and existing residents, as well as visitors to the area.

1354 Carling Avenue - Commercial Plaza
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DESIGN OBJECTIVES
ACTIVATE THE PUBLIC REALM & OPEN SPACE
Key to the creation of a safe and vibrant mixed-use community is the development of active edges throughout the
site. The proposed development utilizes a mix of built form and site design elements to ensure a strong public/private
interface and to promote safety and vitality throughout the site. Wide boulevards on Carling Avenue will support spill-out
retail and informal gathering opportunities. A mix of public open spaces, including a large retail plaza off Carling Avenue
(between Buildings A and B), a secondary retail plaza behind Building C, and a large Community Park off Meath Street,
will accommodate a range of informal recreation and social gathering opportunities, while reinforcing safety through
casual surveillance. This active open space is further supported by two private amenity areas associated with Building
D and E. Internally, ground related garden-units will face onto the proposed east-west connecting street, providing an
attractive and engaging transition between the public and private realm through private landscaping and gardens, and
the orientation of active indoor uses.
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Active recessed ground floor retail
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Garden Units
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DESIGN OBJECTIVES
PROMOTE DESIGN EXCELLENCE
Given its gateway location, integration within an established neighbourhood, and historic context, the proposed
development promotes design excellence through both built form and site design. At the podium level, a heavy masonry
finish anchors the buildings, providing a sense of strength and permanency. Above these podiums, the buildings utilize
lighter materials to soften the character and perceived height as the buildings rise. Throughout the development, highquality materials are used in both the building and site design to reinforce the significance of the site, while also providing
a clear link to the historic character of the site through subtle architectural details and the design and programming of the
key open spaces.

Masonry podiums anchor the building and reinforce a human-scale presence at street level
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Point-towers and upper storeys are treated with a mix of glazing and masonry accents

DESIGN OBJECTIVES PROMOTE DESIGN EXCELLENCE
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Green roof
Amenity space
Architectural detail

Design Excellence: Built Form

Soffit detail for underside of
balconies

Ground elevation
glazing detail

Soffit detail for underside of
groundfloor
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Tree lined path
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Retail plaza

3

Neighbourhood park
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Design Excellence: Public Realm

Use of tree species from
previously existing Japanese
Garden landscape architecture

Ground floor amenity space inspired
by previously existing Japanese
Garden landscape architecture

Park space inspired by
previously existing Japanese
Garden landscape architecture

DESIGN OBJECTIVES
RESPECT ESTABLISHED CONTEXT
The proposed development is located within an established residential neighbourhood, and a number of design elements
are used to ensure the building is well-integrated within this context. On Archibald Street and Meath Street (addressing
the park), 3-storey ground-related garden style units provide a build form transition that reflects the adjacent residential
uses, including individual unit entrances and private landscaping to create a strong presence along the street. As built
form transitions south from Carling Avenue, building heights step down significantly (from 20 to 8-storeys) to provide an
appropriate transition to adjacent residential dwellings. The 8-storey building components are well set back from the rear
property line. Where built form is located closer to the property line, heights are limited to the 3-storey podium, closely
reflecting the established context.

Ground-related garden units create a strong transition to adjacent streets
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Building transition to scale of adjacent residential properties

DESIGN OBJECTIVES
ENSURE SAFE ACCESS & CIRCULATION
To ensure a safe, accessible and vibrant public realm, the proposed development consolidates vehicle access to a single
point on Carling Avenue, Meath Street and Archibald Street. This ensures a continuous public realm, and supports active
transportation by minimizing the potential for pedestrian and vehicle conflicts. Supporting this, a range of connections,
including public plazas and linear open spaces, as well as a continuous east-west thoroughfare, maximizes permeability
throughout the site. When combined with ground-related garden suites, this internal street will become a major
pedestrian connection. To facilitate this, curb extensions and speed tables have been strategically located to slow traffic
and reinforce pedestrian priority and safety.
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LEGEND
Pedestrian Path
Bicycle Path
Public Park

DESIGN OBJECTIVES ENSURE SAFE ACCESS AND CIRCULATION
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1. Curb extension plus speed table on Archibald Street and Meath Street

2. Speed table on East-West interior street

APPENDIX
DIMENSIONED SITE PLAN

