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1.0 INTRODUCTION AND SITE LOCATION
This Planning Rationale and Design Brief has been prepared in support of a Site Plan Control Application for the
development of two new commercial retail buildings within an existing shopping centre located at 1220-1226 Place D’
Orleans Drive. The development proposes the construction of one two-storey mixed retail building with medical offices and
a single-storey restaurant with a drive through facility. This planning rationale and design brief has been prepared to provide
the City with helpful assistance in evaluating the proposed development.
The Site is located at the southwest corner of the eastbound off-ramp of Ottawa Road 174 and its intersection with Place
D’Orleans Drive as illustrated in Error! Reference source not found. below. The site is municipally known as 1220 Place
D’Orleans Drive and includes the properties municipally known as 1226 Place D’Orleans Drive, 6883 Rocque Street, and
1081 St. Pierre Street. These properties are owned by the same landowner and therefore meet the definition of a single
lot for the purposes of the Zoning By-law and this Site Plan Application. Currently there are three existing commercial
buildings within the shopping centre. These buildings consist of a grocery store, dollar store, fitness centre, a medical
centre, and a mixed retail commercial plaza. The northeast corner of the site is vacant and was previously the location of
a single storey commercial retail building.
The adjacent community consists of various land uses. To the south are residential uses on Rocque Street consisting of
single family detached dwellings. West of the Site lies a place of worship at 1080 Rue St. Pierre, the Pierre Rocque
Municipal Park (includes a baseball diamond and tennis courts) and a multi-use pathway connecting to the neighbourhood
of Convent Glen to the west. Commercial uses are adjacent to the south-east portion of the site and front on to Place
D’Orleans Drive. The Site is also adjacent to Ottawa Road 174 to the north and across from the Place D’Orleans Shopping
Centre to the east. The City’s bus transitway lies just north of the off-ramp and the bus rapid transit station is located
approximately 100 metres to the east immediately adjacent to the Place D’Orleans Shopping Centre. The Site is currently
accessed by one, signalized, all movement access at the east side of the Site at Place D’Orleans Drive. A pedestrian
connection to the community currently exists at the south end of the site connecting Rocque Street and Gabriel Street to
the existing medical facility (Orleans Urgent Care Centre) on the Site.
Figure 1: Site Context
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2.0 DEVELOPMENT PROPOSAL
The purpose of the application is to construct two new buildings on the Site. The first new building, labelled and described
as Building B on the attached Site Plan, would be located at the northeast corner of the Site. Displacing an existing parking
area, this proposed building would consist of a two-storey building with 1,558 square metres of retail uses on the ground
floor and a 1,492 square metre medical facility located on the second floor.
The second new building described as Building C on the attached Site Plan, would be located at the southeast corner in
the approximate location of the existing building. This building accommodates an existing medical facility and would be
replaced with a 418 square metre restaurant with a drive through facility. It is intended that the existing medical facility
would be relocated to the second floor of Building B. In total, the proposed development will increase the retail area on the
site to 10,457 square metres (increased from 6,989 square metres). The proposed Site Plan is labeled as A1-10.
In addition to the building and retail improvements to the Site, the development will consist of improved access points for
pedestrians, cyclists, and transit users. These improvements include the development of a new 3.0 metre multi-use
pathway along the northern perimeter of the Site that will create a pedestrian linkage between the Site, the transitway,
Place D’Orleans Drive, Pierre Rocque Park, and the residential neighbourhoods to the west. Improvements also include
modifications to the sidewalk connection on the southern edge of the Site. This sidewalk provides access between Rocque
Street, Gabriel Street, Place D’ Orleans Drive, and links the neighbourhood to the Site, public transit and the Place D’
Orleans Shopping Centre. The connection from this sidewalk to the Site has been realigned to the entranceway of Building
C. Enhanced hatching will be included where the walkway crosses the drive-through lane to alert drivers to the pedestrian
crossing.
Accessibility is improved on site with the inclusion of barrier free curb ramps, tactile plates and additional painted
crosswalks linking buildings and the sidewalk/multiuse pathway. The project provides an overall reduction in vehicular
parking by 97 spaces and will include the introduction of 24 new bicycle parking spaces. Four parking spaces have been
designated for shared car service and car-pooling (two spaces each).

3.0 RATIONALE FOR THE DEVELOPMENT PROPOSAL
3.2 OFFICIAL PLAN (2013, AS AMMENDED)
The Official Plan for the City of Ottawa provides
high-level policy direction for land use planning
in the Municipality in consideration of the
Provincial Policy Statements administered
under the Planning Act. This review of Official
Plan policies for the Site takes into
consideration the council approved changes to
the Official Plan included in OPA 150 and OPA
180.

SITE

The Site is designated as Mixed-Use Centre and
Town Centre on Schedule B as shown with the
“TC” symbol on Figure 2. Mixed Use Centres and
Town Centres are described in Section 3.6.2 as
focal points of activity, both within their
respective communities and within the larger
municipal structure. Compared with the Mixed
Use Centres, Town Centres are more diverse
and have a larger role as centres for the
Figure 2: Official Plan – Schedule B - Urban Policy Plan
communities around them. The City is committed
1220 Place D’ Orleans Drive Site Plan Application– Planning Rationale/Design Brief

2

to maintaining the Town Centres as vital, mixed-use cores of the suburban areas outside the Greenbelt.
The Plan prescribes that Town Centres and Mixed Use Centres occupy strategic locations on the Rapid Transit network and
act as central nodes of activity within the city. Development at Mixed-Use Centres will take advantage of the opportunities
offered by transit for both internal and external commuting and ease of access on foot and bicycle. The Mixed-Use Centre
and Town Centre designation permits a broad variety of transit-supportive land uses including retail, hospitals, and
restaurants subject to relevant policies of the Official Plan. The uses proposed as part of this Site Plan application are
permitted uses within the designation and respond to directions in the Official Plan by proposing the following:
•
•
•
•
•
•
•
•

Adding additional land uses and contributing to the long-term success of the Site by promoting smartly planned
infill development to allow for additional infill over time;
Linking public transit to the Site through multi-use pathways and sidewalks. A multi-use pathway is proposed alongside the Site connecting the Site to adjacent communities and to public transit;
Providing convenient and attractive bicycle parking close to building entrances;
Minimize conflict between pedestrian, cyclists and vehicles by defining pedestrian crossways;
Improving the public realm by incorporating architectural variety and ensuring compatibility with adjacent uses;
Landscaping enhancements are included to further soften the buildings;
Encouraging public transit usage by reducing available parking on the site and providing parking spaces for “ridesharing”; and
Orientating parking lots to the rear of the building and not between public rights of ways and functional entrances.

Development proposals in the Mixed Use and Town Centre designation are reviewed in context of Section 2.5 Urban Design
and Compatibility and Section 4.11 Urban Design and Compatible Development. Compatible development means
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 existing development 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
Official Plan states the following relevant policies that support the proposed development within the Mixed-Use Centre and
Town Centre.
Section 2.5.1 Urban Design and Compatibility
The proposed development meets the intent of Section 2.5.1 by ensuring the relevant compatibility and design
principles. To assist with the meeting the objectives of Section 2.5, Annex 3 of the Official Plan was considered. The
following is a summary of the design objectives that have been incorporated into the design concept:
Design Objective #1: To enhance the sense of community by creating and maintaining places with their own distinct
identity.
•
•

The proposal is a high-quality development and will provide vital community-serving uses.
The development reflects a thorough and sensitive understanding of place, context and setting.

Design Objective #2: To define quality public and private spaces through development
•
•
•
•

The development will define the space by using quality buildings, structures and landscaping.
Continuity of street frontages will be achieved through building form, landscape treatment, and architectural
articulation.
A landscape plan has been prepared to demonstrate that the development will define the space by using quality
landscape features.
The development will contribute to the overall coherency of the urban fabric by locating parking to the rear of the
site and setting the buildings near the street.

Design Objective #3: To create places that are safe, accessible and are easy to get to, and move through.
1220 Place D’ Orleans Drive Site Plan Application– Planning Rationale/Design Brief

3

•
•

The proposed development can be safely accessed by multiple modes of transportation including pedestrians and
cyclists, public transit users, and vehicles.
The inclusion of a multi-use pathway, upgraded sidewalks, and improved pedestrian linkages throughout the site
improve safety are consistent with the City’s Transit-Oriented Development Guidelines.

Design Objective #4: To ensure that new development respects the character of existing areas.
•
•

The proposed development will be integrated, complement and enliven the surrounding area.
Elevations provided demonstrate that the development will complement the massing patterns, building
materials, rhythm, character, and context of the area while considering the intended objectives of the area as a
mixed use centre.

Design Objective #5: To consider adaptability and diversity
•
•
•
•

The development will contribute to a more compact urban form overtime by combining the existing medical
facility within a two-storey building.
The development provides flexibility for buildings and spaces to adapt to a variety of possible uses as the site
characteristics evolve over time.
The development allows for varying stages of maturity, and considers that the buildings and site development
will exhibit different characteristics as they evolve over time.
Accommodates the needs of a range of people of different incomes and lifestyles at various stages in the life
cycle by providing a mix of medical, retail, and restaurant uses on the site.

Design Objective # 6: To understand and respect natural processes and features, and promote environmental
sustainability in development
•
•

A tree inventory study is included in the landscape plan that demonstrates the design will protect and integrate
existing environmental features and landscapes such as trees and hedgerows.
The proposed grading plan and servicing and associated erosion and sediment control measures will ensure
protection of the surrounding land uses and natural features in the area.

Section 4.11 - Urban Design and Compatibility
When evaluating compatibility of development applications, the City will have regard for the policies of the site’s land use
designation, and all applicable Community Design Plans, Secondary Plans, and Plans for Transit-Oriented Development
Areas approved by Council. Compatibility is evaluated based on relevant criteria provided by the Plan. This site plan
application is consistent with these relevant criteria which includes the following: Traffic, Access, Parking, Outdoor
Amenity Areas, Loading Areas, Site Lighting, Noise/Air Quality considerations, Sunlight, Microclimate, and supporting
neighbourhood services. Relevant supporting studies including traffic, storm water management, and landscaping are
included with the application and recommend works to be completed to incorporate the development into the existing
community to ensure no negative impacts on surrounding properties and uses.
The proposed development is within the vicinity of a rapid transit station and has pursued design opportunities to reduce
parking and promote increased walking, cycling and transit use. In accordance with Section 4.3 (Walking, Cycling,
Transit, Roads and Parking Lots) the development is supported by the following:
•

The development will ensure that convenient and direct access is provided between the proposed development, the
transit station, and the adjacent community by providing quality linkages including a new multi-use pathway, a
realigned southern pedestrian access, and improved barrier free access on site;

•

The development will provide a pedestrian-friendly, weather-protected (where possible) environment between the
access point(s) by realigning pathways and providing pedestrian hatching on pavement. Access will be direct and
attractive and will reduce the distances between public sidewalks and building entrances;
1220 Place D’ Orleans Drive Site Plan Application– Planning Rationale/Design Brief

4

•

The development will minimize walking distances from buildings to stations/major transit stops by providing barrier
free linkages to the BRT station (future LRT Station) and to bus stops;

•

The development will provide parking for 24 bicycles in highly visible and lighted areas, near building entrances;

•

The development will reduce the amount of parking available and encourage the use of active and public
transportation. Two of the parking spaces provided will be designated as carpool spaces and two will be designated
as Virtue-Car (car sharing) spaces to further reduce vehicle dependency in the community; and

•

The development will provide sidewalks and crosswalks made of smooth, well-drained walking surfaces of
contrasting materials. Sidewalks and open space areas will be easily accessible through such features as gradual
grade transitions, depressed curbs at street corners and convenient access to extra-wide parking spaces and ramps
for accessible users of the Site.

Transit Orientated Development
Transit-Oriented Development (TOD) is defined as a mix of 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. People are more likely to choose transit
if they can easily walk between many destinations at the beginning and end of their trip. This can be achieved by providing
increased densities, mixed-uses, and pedestrian-oriented design within easy walking distances of high-quality transit.
The City’s Transit Orientated Guidelines have been established to encourage a designed environment where walking and
cycling options are more attractive. In addition to being within 600 metres of the existing transitway, the site will be adjacent
to the future LRT expansion station at Place D’ Orleans.
Transit Orientated Guidelines are to be applied throughout the City for all development within a 600 metre walking distance
of a rapid transit stop or station. The City’s Transit-Oriented Development Guidelines are organized into six general sections
including Land Use, Layout, Built Form, Pedestrians & Cyclists, Vehicles & Parking, and Streetscape and Environment. In
the preparation of this application the City’s Transit-Orientated Development Guidelines have been considered and
incorporated into the site design. The result is an improved site that is consistent with the six sections and the guidelines
located within each section. Improvements provided within the Site Plan include the following:
•

•
•
•
•
•
•
•
•
•
•

The development will attract and generate pedestrian and cycling traffic by improving connections to and within
the site. Improved connections provide access to the surrounding neighbourhoods, adjacent commercial
properties, and transit facilities.
The development will improve the efficient use of land by combining the existing medical facility with retail uses
while reducing surface parking areas and creating pedestrian linkages.
The development will provide land uses that form a multi-purpose destination close to a public transit centre.
The development will provide laneways, pedestrian and cycling connections in a connected network. Pedestrian
and cycling links lead directly to transit services.
The proposed buildings are located close to each other and along the front of the street to encourage walking.
The proposed buildings will provide architectural variety and utilize a variety of materials including a brick façade
and spandrel glass. Retail uses are provided on the ground floor and will appeal to pedestrians.
The development will improve pedestrian connections provide safe, comfortable, easily navigable and barrier free
access to buildings and to transit services.
Convenient bicycle parking is provided close to building entrances.
The development will encourage the use of parking for carpools and car sharing by providing four designated
parking spaces.
Parking lots are located at the rear of buildings and not between the public right of way and the front of buildings;
Loading areas are located off the street and behind Building B.
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3.3

FORMER CITY OF GLOUCESTER - ORLEANS TOWN CENTRE

The Site is located within a Core Activity Areas designated in the Former City of Gloucester Official Plan. Policies pertaining
to Core Activity Areas are provided in Section 7.21.1 of the City of Ottawa Official Plan (Volume 2b –Site Specific Policies).
Core Activity Areas function as major community focal points, providing a concentration of well-integrated high density
mixed-use developments with a variety of compatible commercial, community, recreational and institutional opportunities.
New development with in Core Activity Areas are encouraged to comply with several objectives provided in Section
7.2.1.1.2. The proposed redevelopment of the site is consistent with these objectives by providing enhancements
described in the Section 3.1 and 3.2 above. These enhancements will result in the following benefits:
•

A mixed-use development within a central location that will be achieved by amalgamating an existing medical facility
with new retail uses and adding a restaurant with a drive-through facility;

•

Potential to create employment opportunities outside the Greenbelt by developing and renewing the existing medical
use and expanding the retail and restaurant uses;

•

Maximized pedestrian, bicycle, public transit and vehicular accessibility by improving the pedestrian access to and
within the site. Barrier free pedestrian links that incorporate tactile strips will improve accessibility within the site.
The inclusion of bicycle parking will increase cycling traffic to the site and further promote active transportation;

•

Maximum possible benefit from accessibility to a transitway station by including a multi-use pathway and providing
opportunities for car sharing will encourage the use of public transit to the site; and

•

Within the site a range of medical and retail uses are provided, including the existing grocery store and retail uses.
The development provides an appropriate mix of uses by enabling "one-stop shopping" for a variety of goods and
services and thereby reducing the transportation demand.

Based on these site enhancements, and the improvements described above, it is our opinion that the proposed Site Plan
application is consistent with the objectives and policies of the Official Plan.

3.4 OTTAWA COMPREHENSIVE ZONING BYLAW (2008-250, AS AMENDED)
The Site is zoned Mixed Use Centre MC F (2.0)
H (48) in the City of Ottawa’s Zoning By-Law
2008-250 (as amended) as illustrated in
Error! Reference source not found. Section
191 (1) of the By-law provides that the
purpose of the MC zone is to accommodate a
combination of transit-supportive uses such
as offices, schools, hotels, hospitals, large
institutional buildings, community recreation
and leisure centres, day care centres, retail
uses, entertainment uses and service uses
such as restaurants and personal service
businesses. The proposed retail uses,
medical facility and restaurant are consistent
with the intent of the Zoning By-Law and are
permitted uses within the zone.

*MC F(2.0) H(48)

Table 1 includes relevant zoning provisions in Figure 3: Site Zoning
the MC zone as listed in Table 191 of the By-law. The provisions that would apply to the Site are highlighted. In addition,
site specific zoning on the Site is indicated by the suffix F (2.0) and H (48). These suffixes refer to the maximum floor space
index (FSI) and maximum building height permitted on the site. The purposed development remains within these
requirements with a maximum FSI purposed of 0.37 and a maximum height of 11.16 metres.
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Table 1: Zone Provisions
ZONING MECHANISMS
(a) Minimum lot area
(b) Minimum lot width
(c) Minimum front
(i) abutting a lot in a residential
yard and corner side zone
yard setback
(ii) abutting the rapid transit
corridor
(iii) other cases

Required
No minimum
No minimum
3m

Proposed
Lot area is 4.03 HA
NA
The proposed development is not
abutting a residential zone
Retail B is 18.78 metres from the rapid
transit corridor

2m
No minimum

NA

The Site is located within Area Z on Schedule 1A of the Zoning By-law (Near Major LRT Stations). Schedule 1B provides the
Areas where minimum parking spaces are requirements. Based on the Site’s proximity to the City’s Rapid Transit network,
no parking is required for any uses proposed on the Site. The maximum parking for a Shopping Centre use is 4.0
spaces/100 m² of Gross Leasable Floor Area (GLFA) and therefore based on the total proposed 10,566 m² of GLFA as
noted on the Site Plan, the maximum parking permitted on the Site would be 423 parking spaces. While existing surplus
parking spaces may be retained at 439 spaces, no new parking spaces would be permitted. The proposed development
results in an overall reduction in the number of spaces by 97 from what exists today bringing the Site closer to conformity
with the maximum parking permitted on the Site while balancing the context of the Site and the current need for parking.
A parking space summary is provided in Table 2.
Table 2: Proposed Parking Summary
Use

Gross Leasable Floor Area

Total Provided

Existing Shopping Centre
Area

7,065 m2

536

Proposed Retail Area

3,501 m2

-97

Total

10,566 m2

439

3.5

CITY’S INITIATED ZONING AMENDMENT – BY-LAW 2015-49

The Site is subject to a pending Zoning Amendment as represented by the asterisk (*) on Figure 2. The Site was included
as part of a comprehensive zoning review that proposed the elimination of maximum FSI (which is presently 2.0 on this
Site). The proposed zoning change would require a minimum 4-storey height requirement for office and residential uses.
Neither of these uses are being proposed as part of this development plan. Moreover, this By-law does not take effect until
such time that OPA 150 which includes similar policy changes for the mixed-use centre designation is also in effect and
therefore the proposed development is not subject to this height requirement.
It is our opinion that the proposed Site Plan application is in full conformance with all General and Zone-specific provisions
of the City of Ottawa Comprehensive Zoning By-law.

1220 Place D’ Orleans Drive Site Plan Application– Planning Rationale/Design Brief

7

4.0 DESIGN BRIEF
4.1

EXISTING CONTEXT, BUILDING MASSING AND DESIGN AND PUBLIC REALM ELEMENTS

The Site is presently characterized as a suburban shopping centre which is currently undergoing lifecycle redevelopment.
It is surrounded by existing residential and commercial uses to the east and south, institutional and recreational uses to
the south and west, and is bordered by Ottawa Road 174 (a municipal freeway) and the bus rapid transit corridor to the
north. At this time, the majority of customers are arriving to the Site, and within the mixed use centre in general, by car
including to the Park and Ride Facility located on the north side Ottawa Road 174. The current built environment is
anticipated to change over time as LRT is extended east from downtown to Place D’Orleans Station and beyond. As the
community continues to redevelop, and the modal share of the community shifts, more density is anticipated through
development of vacant parcels and infill on existing properties.
The present built form and the associated public realm environment on the Site and adjacent to the Site are illustrated in
Figures 4 to 10. Buildings on the Site and in the vicinity, are largely one to two-storey buildings with surface parking located
along the street between the street and the building. Entrances to the buildings typically face the parking areas. Drivethrough facilities are also common in the area and are generally located along the street. Sidewalks are provided on both
sides of the street, at the curb, with street trees and landscaping generally provided along the right-of-way and on private
property. Few pedestrian and cycling amenities exist. Building materials in the area include a mixture of masonry, stucco
and with some more recent use of metal and stone finishes. Existing residences along Rocque Street include a mixture of
single-storey bungalows, one-and-half and two-storey homes.
More current examples of infill development on the Place D’Orleans Shopping Centre Site (immediately east of the Site)
are illustrated in Figure 11 and 12. These infill developments (Farm Boy Grocery Store and Mastermind Toys) are singlestorey retail buildings that are located at the street edge with entrances located along the side or facing parking areas. The
buildings have incorporated a range of building materials including stone, masonry, timber and glazing. An additional
commercial pad (future bank) is currently under construction in the northwest corner of the Place D’Orleans Shopping
Centre.
Figure 4: Existing Site, South East Corner, Looking Northwest
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Figure 5: Existing Site, Site Signalized Access, Looking West

Figure 6: Place D’Orleans Drive West – West Side, Existing Commercial Development at St. Joseph Boulevard, Looking North

Figure 7: Place D’Orleans Drive West – West Side, Existing Commercial Development Mid-Block, Looking North
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Figure 8: Place D’Orleans Drive West – West Side, Existing Commercial Development Mid-Block, Looking North

Figure 9: Place D'Orleans Mall, East Side Place D'Orleans Drive West, Looking South

Figure 10: St. Joseph Boulevard at Place D’Orleans Drive, Looking East
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Figure 11: Place D’Orleans Mall – Farm Boy Infill Project, Place D'Orleans Drive at St. Joseph Boulevard, Looking East

Figure 12: Recent Redevelopment, Place D’Orleans Mall

4.2

DESIGN PROPOSAL

The building has been sited and designed, in keeping with more recent development in the area. The development proposal
will provide more of an urban form along Place D’Orleans Drive West and will include improvements to the public realm.
The buildings are sited to provide a buffer between the existing surface parking areas, central to the Site, and the street.
Separate customer entrances are provided for the three proposed uses. Based on the current context of the Site (property
shape, ownership, land uses and relationship to each other and the surrounding community, as well as the internal
functioning of the building), the proponent has chosen the proposed orientation which fosters more interaction between
the uses on the Site. The proposed layout will also allow for future intensification of surface parking areas on the Site over
time.
The City of Ottawa has established design guidelines to access, promote, and achieve appropriate development for uses
in certain areas of the City. These guidelines assist in supporting and achieving the overall goals of the Official Plan while
keeping in mind key elements such as: streetscape, built form, safe pedestrian and cyclist circulation, accessibility
inclusions, connection to the natural environment, appropriate use of signage, services, and utilities. The proposed
1220 Place D’ Orleans Drive Site Plan Application– Planning Rationale/Design Brief
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development at 1220-1226 Place D’Orleans has considered these guidelines in detail including design guidelines and
includes the following features to improve building form on the Site and enhance the adjacent public realm. These elements
include the following:
•
•
•
•
•
•
•
•
•

The building is oriented parallel to the public street for visual connectivity;
A multi-use pathway is included to the north of proposed Building B connecting the Site to an existing pathway and
providing better access and connectivity to the community and the Place D’Orleans Transit Station;
A realigned sidewalk accessing the existing sidewalk to the south of proposed Building C offers better pedestrian
connectivity to the Site and the internal pedestrian network;
Surface parking is located to the west of the proposed Building B and C, and is contained internally to the Site with
no parking located between the public right of ways and functional building entrances;
Bicycle racks and accessible parking is provided near the entrances of the new buildings;
Additional Site amenities proposed include seating areas with benches and waste receptacles;
Pedestrian access through the parking areas are delineated for direction, safety, and include the installation of
tactile strips for improved accessibility;
Vehicular access and circulation patterns including pedestrian crosswalks have been coordinated within the site
to ensure safety; and
Landscape features including plantings along Place D’ Orleans Drive and the north side of the Site.

The design proposal for both the mixed-use building (Building B) and restaurant (Building C) incorporates a mixture of
glazing, masonry, and coloured steel to add visual interest and articulation and to remain compatible with the surrounding
uses. Architectural canopies are also proposed to provide a pedestrian scale to the buildings themselves. Figures 13 and
14 include the coloured elevations for the buildings.
Figure 13: Building Elevations – Building B

West Elevation

South Elevation
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East Elevation

North Elevation

Figure 14: Building Elevations – Building C
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In addition to the urban form proposed as part of this application, the Site will be enhanced with new and replaced
landscaping around the buildings, framing pedestrian areas, softening the building edge and creating a more inviting
adjacent street environment. Figure 15 and 16 provide perspective images of the proposed building massing within its
existing context. The images represent the view from the east side of Place D’Orleans Drive looking to the Site from the
north and south corners and includes the landscape treatment proposed along the street edge. The proposed landscape
plan is shown in Figure 17.
Figure 15: Building Elevations (View North-West)
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Figure 16: Building Elevations (View South-West)

Figure 17: Landscape Plan

In our opinion, the design proposal is a context sensitive design that incorporates building materials that are common in
the area as well as incorporating more contemporary materials. While the main entrance to the new buildings are oriented
towards the existing uses on the site, the building location and massing provides a new building edge along the street,
contributing to a more welcoming public realm than is currently experienced along this street within the Place D’Orleans
mixed use centre. Further, pedestrian connections have been enhanced as part of this proposal as well as the design for
a new multi-use pathway that connects this Site to the adjacent residential communities to the west and to the Place
D’Orleans Transit Station and Place D’Orleans Mall.
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5.0 CONCLUSION
The proposed development includes the demolition of an existing medical facility, the construction of one two-storey retail
building and a new restaurant with a drive through service. The development would increase Gross Leasable Floor Area
from 7,065 square meters to 10,566 square metres and reduce the total amount of vehicle parking available on Site by
97 spaces. In addition, two parking spaces would be designated as carpooling spaces and two as virtue-car spaces to
encourage a reduction of automobile dependency in the community. The mixture of land uses and increased density is
creating a more transit supportive development than currently exists today.
The redevelopment improves accessibility by all modes to the site by improving pedestrian linkages to buildings, public
sidewalks, and public transit. Within the site, accessibility is improved by providing safer, barrier free, pedestrian access to
walkways and buildings, and by providing 24 spaces for bicycle parking which exceeds the by-law requirement.
The proposed development contributes to the public realm by including a multi-use pathway that provides non-vehicle
access from the community to the Site and the Place D’Orleans Transit Station and improved pedestrian circulation on the
Site. The proposed building form is proposed parallel to the street for visual connectivity and provides landscape
improvements to soften the development and create a more welcoming environment for pedestrians and customers of the
Site and along the street.
The proposed development is consistent with polices of the Official Plan including the City’s Urban Design Criteria and
Transit-Orientated Development Guidelines. Further, the accompanying plans and studies demonstrate that the
development is not anticipated to cause adverse impacts on the surrounding environment and community and is
compatible with the adjacent land uses. Based on the analysis conducted, the proposed development is appropriate and
can be adequately accommodated on this property. Therefore, in our opinion, the requested application for a Site Plan
Control Amendment will result in good land use planning, and is recommended for approval.
Respectfully,
Parsons Inc.

Pamela Whyte, MCIP, RPP, LEED AP
Manager of Planning

Matt Coffey, MCIP, RPP
Senior Planner
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