WESTGATE REDEVELOPMENT PHASE 1
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The Westgate Lands & Application History

The Westgate Shopping Centre, known municipally as 1309 Carling Avenue, is located in the Carlington Neighbourhood of the City
of Ottawa. The property is irreqular in shape and has an area of 368 992m* with 220 metres of frantage along Carling Avenue and
213 metres of frontage along Merivale Road. The property is currently occupied by the Shopping Centre and surface parking.
Phase 1 of the Westgate redevelopment will replace the existing restaurant pad at the cormer of Carling Avenue and Merivale Road
with a mixed-use 24-storey bullding with below grade parking.

In 2015, an Official Plan Amendment and Zoning By-law Amendment application was submitted by Fotenn Consultants on benhalf of
RioCan Management for the entire Westgate site. The applications proposed the adoption of the Westgate Secondary Plan, with
site-specific policies and zoning to enable the redevelopment of the lands based on a phased develepment that would enable
greater building heights and densities. The Westgate Secondary Plan and Zoning By-law Amendment were approved by Council
and have been in-effect since May 2017.

The recently submitted Site Plan Control application proposes minor changes to the site layout and building elevations from the
original concept plan. While the Phase 1 Site Plan reflects a change in tower orientation, it maintains conformity with the Secondary
Plan pelicies and zoning compliance.

The Surrounding Area

Located to the north of Phase 1 lands is the existing of the Westgate Shopping Centre. Further north of the Westgate Shopping
Centre is Highway 417, Hampton Park and NCC-managed open space and the community of Hampton Park, and Westhoro.

Directly east of the Phase 1 lands is a Hydro utility plant. Further to the east is the Ottawa Civic Hospital campus and the
Experimental Farm, as well as low-rise residential areas, including the Civic Hospital neighbourhood.

On the south side of Carling Avenue are mid- to high- rise buildings with associated surface parking currently used for residential
and hotel uses. The City of Ottawa has received several development applications for lands to the south of Carling Avenue.

Directly west of the Phase 1 lands is surface parking associated with the Westgate Shopping Centre (future POPS), and 1335
Carling Avenue, a 8-storey office building.
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Proposed Development

RioGan Management has submitted a Site Plan Control application to permit the development of a 24-storey mixed-use building on
the subject property with ground floor retail/commercial uses and 216 dwelling units above. The mixed-use building, including a 4-
storey podium, will contribute to ah active and animated frontage with direct access to both Metivale Road and Carling Avenue;
helping to achieve the policy goals of the Official Plan and Westgate Secondary Plan. Vehicular access to the building will be
provided via existing entrances from both Carling Avenue and Merivale Road, whereas access/egress to the parking garage will be
located along the north facing elevation, away from the Carling Avenue frontage.

Since approval of the Westgate Secondary Plan, RieCan has proposed minor changes to the site design and building layout. The
tower orientation has been modified from the original concept design in order to minimize views on the existing hydro utility plant to
the east. Additionally, above-grade parking has been reconsidered and moved to two underground parking levels.

Policy & Regulatory Framework
The City of Ottawa Official Plan
~ Hnseimsnd
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The subject property is designated as Arterial Mainstreet on Schedule B — Urban Policy Plan of the City's Official Plan, The Official
Plan identifies the Mainstreet designation as streets that offer some of the most significant opportunities in the City for compact
and pedestrian orientad forms of intensification. As a result, a broad range of uses are permitted in the Arterial Mainstreet
designation.

In general, higher densities and a mix of uses can be introduced where appropriate. For example. surface parking lots offer
opportunities for redevelopment, and will help to improve the pedestrian environment. The Mainstreet designation permits greater
building heights through a Secondary Planning Process,

The Official Plan identifies several criteria for urban design and compatibility in Sections 2.5.1 and 4.11 of the Plan. Phase 1 of the
Westgate redevelopment has been designed to the be consistent with and address the criteria identified by the Official Plan.

QOverall, the proposed development conforms to the policies of the City of Ottawa Official Plan. It achieves the goals of the Arterial
Mainstreet designation, by redeveloping an underutilized surface parking lot to create a well-defined street edge and pedsstrian
environmeant through the transit-oriented development.

The Westgate Secondary Plan
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The Westgate Secondary Plan established guiding principles to inform the redevelopment of the Westgate Shopping Centre. These
principles are meant to: enhance the public realm; create active and transit-supportive uses; suppott the various roles of Carling
Avenue; ensure high-quality urban design; and, create an active frontage along Carling Avenue. Additional design principles noted
in the Secondary Plan include:

The interior of the site (Phase 1 lands) may contain active frontage retail uses that extend the main street atmosphere into
the site without detracting from the Garling Avenue frontage as the dominant frontage that connects the site to the rest of
the corridor.

/ Establish a central location for the Westgate POPS and public uses that respond to the needs and services the community
envisioned within the area.

! Ensure direct, convenient, safe, attractive walking and cycling connections within the Westgate Lands, to the surrounding
community and future transit station.

/  Establish a range of land uses, with the tallest buildings located along Highway 417, with high-rise buildings (15-24 storeys)
along Carling Avenue and in proximity to the future rapid transit station

The Phase 1 lands have been identified to have a maximum of 24 storeys, ensuring that future development in this node will
transition te the low-profile residential area located south of Carling Avenue. Overall, the proposal for Phase 1 meets the building
heights identified in the Secondary Plan.

The building and tower location are in conformity with the direction identified in the Westgate Secondary Plan and will contribute
positively to the Carling Avenue frontage. Parking will be located underground and will have minimal visual impacts to the
surrounding area.

Phase 1 of the Westgate redevelopment will enhance the public realm by introducing direct, safe and attractive access for
pedestrians to the retail / commercial uses located in the building podium. The four {4) storey mixed-use building podium will
create a strong street edge all the while contributing the human-scale along Carling Avenue and Merivale Road.

Future phases of the Westgate redevelopment will facilitate the developiment of the Privately-Owned Public Space (POPS) and
pedestrian realm plan identified during the Secondary Planning Process.

City of Ottawa Urban Design Guidelines

The proposal meets the intent and design directions of the City's Urban Design Guidelines along Arterial Mainstreets. The following
guidelines are of relevance to the Phase 1 proposal:

/' Locate new buildings along the public street edge and provide a minimum 2m wide pedestrian sidewalk;

/- Utilize buildings and landscaping to create a continuous streetscape;

! Landscape the area in front of a building wall and using projections, awning, colours and textures to reduce the visual
impact of any unglazed walls;

/ Connect pedestrian walkways between properties to facilitate pedestrian circulation between sites;

/' Provide direct, safe, continucus and clearly defined pedestrian access from public sidewalks te building entrances;

/ Share vehicular access to parking area with the adjacent property to reduce the extent of interruption along the sidewalk
and the streetscape;
Locate surface parking areas at the side or rear of buildings;

/ Orient parking spaces to minimize the number of traffic aisles that pedestrians must cross;

' Provide a minimum three (3) metre wide landscape area along the edge of the property where parking areas are adjacent to
the public street and using trees and shrubs to screen cars from view while allowing eye level visibility into the site;

/ Design buildings to accommodate signs that respect building scale and architectural features;

/ Screen utility equipment, loading areas, and garbage collection areas from view of the Arterial Mainstreet and the adjacent
properties;

/" Design lighting so that there is no glare or light spilling onto surrounding uses; and,

/ Providing lighting that is appropriate to the street character and mainstreet ground floor use with a focus on pedestrian
areas.

The proposal meets the intent and design directions of the City's Urban Design Guidelines for High-rise Buildings. The follawing
guidelines are of relevance to the Phase 1 proposal:

/" When a high-rise building or group of high-rise buildings are proposed within an identified growth area, design the buildings
nearer the edge of the growth area to be progressively lower in height than those in the “centre”;

! Include base buildings that relate directly to the height and typology of the existing or planned streetwall context;

/ The lot should abut the public realm, including streets, parks, plazas, and privately-owned public spaces (POPS) on at least
two sides;

/ Enhance and create the overall pedestrian experience in the immediate surrounding public spaces (including POPS) through
the design of the lower portion, typically the base;

/" Enhance and create the image of a community and a city through the design of the upper portion of the building, which is
often comprised of a middle and a top that: protects and/or creates views and landmarks; and respects and/or enriches
urban fabric and skylines;

Place the base of a high-rise building to form continuous building edges along streets, parks, and public spaces or Privately
Owned Public Space (POPS): where there is an existing context of street wall buildings, align the facades of the base with
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adjacent huilding facades; in the absence of an existing context of street wall buildings, create a new street wall condition City of Ottawa Zoning By-law

to allow for phased development and evolution: , . . . , . ,
The subject property is Arterial Mainstreet, Subzone 10, Urban Exception 2392, Maximum Height as per Schedule 368 (AM10[2392]

The minimum height of the base should be 2 storeys; . . . 2 _
{ Respect the character and vertical rhythm of the adjacent properties and create a comfortable pedestrian scale by: breaking 5263) in the City of Ottawa Comprehensive Zoning By-law (2008-250).

up a long fagade vertically through massing and architectural articulation to fit into the existing finer grain built form context The Arterial Mainstreet zone accommodates a broad range of uses including retall, service commercial, offices, residential and
and introducing multiple entrances, where possible; through creative store layout and organization where a large format institutional uses in mixed-use buildings or side by side in separate buildings in areas designated Arterial Mainstreet.
retail use is located on the ground floor; : s - ; . ; i .
/' Use high-quality, durable, and environmentally sustainable materials, an appropriate variety in texture, and carefully erafted ihile:thp:abi1 A zengsats out ot specific pravisians; te Liian Exeaptianiand the Scherlulsioullings sitsspaciic Zoning
details to achieve visual interest and longevity for the facade: provisions, as sought out in the 2015 Zoning By-law Amendment Application.
/ The ground floor of the base should be animated and highly transparent; The proposed development is a permitted use within AM10[2392] S283 zone and complies with the applicable provisions of the
/" Encourage small tower floor plates to minimize shadow and wind impacts, loss of skyviews, and allow for the passage of Zoning By-law. The proposed 24 storey building respects the maximum building height and complies with the required yvard
natural light into interior spaces; setbacks, parking rates, glazing requirements, and landscape and amenity areas of the Arterial Mainstreet Zone.

/ Step back the tower, including the balconies, from the base to allow the base to be the primary defining element for the site
and the adjacent public realm;

/ Orient and shape the tower to minimize shadow and wind impacts on the public and private spaces;

/[ Articulate the tower with high-quality, sustainable materials and finishes to promote design excellence, innovation, and
building longevity:

{  Fora background building, create a fenestration pattern, and apply colour and texture on the facades that are consistent
with and complement the surrounding context;

/' Integrate roof-top mechanical or telecommunications equipment, signage, and amenity spaces into the design and massing
of the upper floors;

/ The public spaces should: complement and be integrated into the existing network of public streets, pathways, parks, and
open space; provide direct visual and physical connections to the surrounding public streets, pathways, parks, and open
spaces;

/' Locate the main pedestrian entrance at the street with a seamless connection to the sidewalk

/' Locate parking underground or at the rear of the building;

/ Internalize and integrate servicing, loading, and other required utilities into the design of the base of the building, where
possible; and, - !

/ Coordinate, and where possible integrate, public transit stap elements such as benches and shelters within the site and i)
building design.
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