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1.0 INTRODUCTION
Park River Properties, owners of 200 Baribeau Street, are proposing to redevelop the
subject site, identified on the location plan below, in order to construct a new residential
development. The existing use is a former school. The site, located in Vanier towards the
east end of the inner urban area of Ottawa, is situated in a low-rise, medium density
neighbourhood, containing a mix of infill and older homes.

Figure 1: Location Plan

The property was purchased in March 2019. It is a large site, fronting onto Baribeau
Street to the east and Landry Street to the north. It currently has a Minor Institutional
Zone attributed to it which allows the existing school, along with other institutional uses.
However, the area is also identified as an Area of Reduced Flood Risk and is located
within the Floodplain Overlay. In this designation, at all levels of policy, institutional uses
such as the existing school, are prohibited for safety reasons. Residential, however, is
permitted.
This Planning + Design Rationale was prepared on behalf of Park River Properties in
order to review and analyze the merits of the proposal against the context, policy
framework, technical reports, and applicable guidelines. The following sets out this
report.
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1.1 PROJECT
The proposal is for a Planned Unit Development (PUD) featuring internal private streets to
serve the proposed residential development of 92 townhomes in a mix of regular style
townhomes along with back-to-back style townhomes identified for the interior of the site.
Part of this proposal will include an expansion of St. Ambroise Park.
1.2 REQUIRED APPROVALS
Due to the existing institutional zoning and the flood plain overlay that currently applies to
the site, a Zoning Amendment Application is required, as well as a separate application to
the Rideau Valley Conservation Authority in order to address the technical aspects of
developing in this special provision flood plain area. Lastly, a Site Plan Control application
is required to approve the details of the proposed development.
A copy of the RVCA submission letter is attached to this document as an appendix for
reference purposes. The purpose of the RVCA application is to propose a grade change
on the site which will have the effect of removing the subject site from the applicable
flood plain overlay. The technical merits of this grade change have been reviewed and
approved in principle from the RVCA but the proposed grade change also required
approval from a policy perspective. This latter component required attendance at the
RVCA Executive Hearing Committee. At the meeting of August 13, 2020, the Approval in
Principle for the development, including the grade raise and the exemption from one of
the policies, was approved.
The procedural timeline for this development is identified below.

RVCA Process
Submitted June 3 2020

Exec Hearing August 13

Site Plan Control & Zoning Amendment
Submission August 2020

March 2021

Building Permit and Construction
Est. Start Spring 2021
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2.0 SITE & CONTEXT
2.1 SITE
The proposed site, 200 Baribeau Street, is a rectangular parcel of land (shown below) that
has frontage on Baribeau Street (east) and on Landry Street (north). The majority of the
site is paved or occupied by building. There is some minor vegetation along the front yard
facing Baribeau Street, and a small patch of yard in the rear southwest corner of the site.

Figure 2: Subject Site

The following presents the site statistics.
[

Site Area: 12,704 m2

[

Site Frontage: 95 m (Landry Street), 130 m (Baribeau Street)

[

Site Depth: ~ 95 m east-west, ~133 m north-south

[

Legal Description: Part of Block A, Registered Plan M-44, City of Ottawa

On the following page, images of the site are provided.
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Figure 3: View of site from Baribeau, looking north west into the site

Figure 4: View of site from the west property line on Baribeau Street

Figure 5: View of site from the intersection of Baribeau Street and Landry Street, looking northwest into the site.
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Figure 6: View into the site from Landry Street, looking west

Figure 7: Birds eye view of subject site
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2.2 CONTEXT
The subject site, as noted, is situated within the community of Vanier North, a
neighbourhood located at the east end of the inner urban area of Ottawa, as shown on
the map below. This area contains a large francophone community, and despite the size
of the neighbourhood, the population density is representative of an inner urban
community.

Figure 8: Location of Context (Vanier North)

The subject site, within Vanier North, is situated east of Vanier Parkway, north of Montreal
Road, and south of Beechwood Avenue. Due to its proximity to the east bank of the
Rideau River, it is captured within a flood plain overlay. Despite the flood plain overlay
identified for this area, it is densely built up with ground-oriented residential.
Development in this special flood plain area is possible due to it being classified as an
area of reduced flood risk, for the reason that there is a structured berm (NCC Pathway)
west of Kingsview Park that offers protection from flood events caused by a rising Rideau
River.
Lot and Road Pattern

The community presents a fairly standard grid pattern of roads and blocks, some angled.
Lots are typically 330 m2, with 10-12 metres frontages. This lot pattern enables the twostorey single detached home with a side yard driveway and parking space that is typical of
this community.
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Architectural Style

The architectural style and materiality of Vanier North is due to its historical status as a
working-class community. Along the nearby street of Dagmar Avenue, for example, the
original style and cladding of homes is truly representative of the communities past.
Typical dwellings have peaked roofs, white siding, occasionally beige brick or other light
stone-type material. It is also common to see red brick facades on multi-unit residential
buildings.
Infill development has provided variety of architectural style and offered a greater variety
of unit types, such as the infusion of more triplexes and semi-detached dwellings.
2.3 PEDESTRIAN AND TRANSIT NETWORK
The pedestrian and transit network is representative of an inner urban neighbourhood
which consists of local and collector roads. The following diagram depicts where roads
have sidewalks on both sides, and all cycling routes. A 500 m radius is the equivalent of a
less than 10-minute walk. The map on the following page identifies the nearest bus stops.

Figure 9: Map showing 500 m radius of Pedestrian and Cycling Context
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Figure 10: GIS Map showing OC Transpo Bus Stops within 500 m Radius
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3.0 PROPOSAL
3.1 OVERVIEW
The proposed development is for 92 units in a mix of standard style townhomes (50) and
back-to-back townhomes (42). It will be designed as a Planned Unit Development (PUD)
with private roadways that meet the minimum of 6.0 metres as per Section 131 of the
Zoning By-law. See the proposed 3D plan prepared by Hobin Architects below. Full Site
Plan and elevations are provided as Appendix A.

Figure 11: 3D Render of Proposed Site Plan

In addition to raising the grade to allow for the safe development of this project, the
proposed residential infill will be constructed as slab-on-grade, and will meet all floodproofing standards as well as safe access standards.
The underside of the slab will be at least 300 mm above the 1:100 year flood level in
accordance with RVCA policies. Further, safe access for the private roadways will meet
RVCA requirements and ensure water levels are never greater than 0.30 m.
All accesses to the dwellings, included front entryways and garages will be 300 mm above
the 1:100 year flood level.

14

Figure 12: Site Plan prepared by Hobin Architecture
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3.2 STATISTICS
The chart on the following page details the statistics of the proposal, park size, number of
roads and access points, as well as specifying the gross building area and total
landscaped area, which includes the park.
Table 1: Development Statistics

Units
Park
Roads
Gross Building Area
Landscaped Area

NO.

SIZE / GFA

92
1
6
4,540 m2 (35.7 %)
5,281 m2 (42%)

12,591 m2
0.09 ha
4,652 m2

3.3 ZONING REVIEW
In comparing required and proposed zoning statistics, the table below assumes the
zoning amendment, as being requested, to be a standard R4 zone where a Planned Unit
Development (PUD) is permitted. Where the proposed development does not meet any
of the R4 provisions, it has been noted in bolded text.
Table 2: Zoning Review

Lot Area
Lot Width
Maximum Building Height
Front Yard Setback
Corner Yard Setback
Minimum Rear Yard Setback
(south and west yards)

Minimum Interior Yard
Setback

Minimum Width of Private
Way

REQUIRED
1400 m2
n/a
11 m
3m
3m
7.5 m (As per R4K,
Table 162B- Note 4)

PROPOSED
12,704 m2
n/a

1.2 m (As per R4K,
Table 162B – Note
1(a) – As per
dwelling type
proposed
6.0 m

1.2 m and 5.2 m

2.72 m (Baribeau)
3.3 m (Landry)
4m

6.0 m

NOTES

Townhomes in R4K are
required to provide 25%
of lot depth. The
average lot depth is 16
m, resulting in a
required setback of 4 m.
Lots that are a depth of
15 m or less must have a
minimum of 4.0 m rear
yard.
Areas where this
provision is applicable is
north end of Block 7 and
west end of Block 6
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Minimum setback for any
wall of a residential use
building to a private way

1.8 m

1.2 m

Minimum Setback of a
garage or carport entrance
from a Private Way
Minimum Separation
between buildings in a PUD

5.2 m

5.2 m

1.2 m

1.82

200 BARIBEAU STREET
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The 1.2 m setback from
building to a private way
only applies directly at
the corners. The interior
corner yard setbacks
from private ways
exceeds 1.8 m

Please note that this
setback is applied
between the buildings
in a PUD and not the
interior yard setback
provision
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3.4 ACCESS AND CONNECTIVITY
The proposed development features two vehicular access points (green arrows), as
identified below. Both are positioned as far away from the intersection of Baribeau Street
and Landry Street as feasible to minimize conflict of vehicular movements and any
queueing that may occur during peak periods. There is an existing sidewalk (red dashed
line) along Baribeau Street which is to be maintained and reinstated following
construction as needed. Proposed sidewalk locations (black dashed line) will be along
Landry Street where no sidewalk currently exists and along Private Way No. 3 where it
passes the park and continues south to connect to an existing pathway in the abutting
PUD development to the west.

Figure 13: Site Plan Markup showing Accesses and Connectivity
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4.0 POLICY AND REGULATORY CONTEXT
4.1 PROVINCIAL POLICY STATEMENT
Section 1.1.1 of the PPS sets out the parameters for establishing healthy, liveable and safe
communities. The overarching theme of these policies is to promote efficiency, both
financially and environmentally, and to accommodate housing to meet long term needs of
the municipality. See the detailed list of criteria for achieving a healthy, liveable and safe
community:
[

The promotion of efficient development that supports financial stability;

[

Accommodating an appropriate range and mix of residential and other uses;

[

Avoiding unsafe or unhealthy development patterns;

[

Cost-effective developments;

[

Promoting growth management and transit-supportive development, intensification
and infrastructure planning to achieve cost-effective development patterns.

[

Improving accessibility;

[

Conserving biodiversity; and

[

Preparing for regional and local impacts of a changing climate

Comment

|

The proposed development remedies an unsafe, non-compliant situation and provides an
opportunity for residential infill in an existing built community where new development
can benefit from existing infrastructure.
Quality, well designed intensification at this location is a way to achieve the items
identified in Section 1.1.1 of the PPS 2020. Most notably, the pursuit of growth
management. The City of Ottawa has recently approved an expansion to the current
urban boundary. In order to reduce the demand for extension of settlement areas,
intensification should be promoted and supported within existing built communities
where land is available.
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Section 1.4 - Housing
In Section 1.4, Housing, municipalities must maintain at all times the ability to
accommodate growth for a minimum of 10 years through intensification and
redevelopment primarily. Only, if necessary, should a municipality designate land
available for growth. Further, this accommodation of growth should occur in a way that
offers a range and mix of housing options and densities.
As noted in Section 2.2 of this report, the majority of existing unit types in this community
are two-storey single-detached homes, with some semi-detached buildings, triplexes, and
fourplexes. While new development and redevelopment have broadened the availability
of other dwelling types, there is still opportunity to offer greater variety which translates to
a range of affordability.
Further, the proposed development conforms to the PPS by providing redevelopment
and intensifying a parcel of land within existing infrastructure that does not create an
unsafe situation, but remedies one. Elevating the site out of the 1:100 year flood level is a
non-issue due to the fact that the current area is protected by the existing NCC Pathway
which has been constructed above the 1:100 flood level. There is existing development in
the area currently, and by removing a school from the flood plain, the situation is being
improved.
Section 1.7 Long-term Economic Prosperity
In this section, provision (f) promotes the redevelopment of contaminated sites. This
subject property, as noted in the Phase I/II ESA contains some contamination from the oil
furnace of the former school and, therefore, cleanup is required.
Section 3.1 Natural Hazards
Policy 3.1.5 indicates that certain development shall not be permitted to locate in
hazardous lands (e.g. hazardous lands adjacent to river, stream and small inland lake
systems which are impacted by flooding hazards and/or erosion hazards) where the use is
a) an institutional use, such as a school.
While the Kingsview Park area may not be entirely considered hazardous lands due to the
special provision area being an Area of Reduced Flood Risk, there is still a moderate risk
and if any use is to be present on this site, a school is one of the least acceptable uses to
be established.
The proposed residential development, and necessary grade-raise for the site, is more
compliant with the intents and purposes of the PPS policies than the existing situation.
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4.2 CITY OF OTTAWA OFFICIAL PLAN
The site is designated General Urban Area. Section 3.6.1 of the Official Plan sets out the
policies for this designation. Policy 5, noted below, states that the City supports
intensification in the General Urban Area where it will complement the existing pattern
and scale of development and planned function for the area. The predominant form of
development and intensification is to be ground-oriented multi-unit housing.
Section 3.6.1 – General Urban Area
Policy 5 | The City supports intensification in the General Urban Area where it will

complement the existing pattern and scale of development and planned function of the
area. The predominant form of development and intensification will be semi-detached
and other ground-oriented multiple unit housing. When considering a proposal for
residential intensification through infill or redevelopment in the General Urban Area, the
City will:
1) Assess the compatibility of new development as it relates to existing
community character so that it enhances and builds upon desirable
established patterns of built form and open spaces;
2) Consider its contribution to the maintenance and achievement of a balance
of housing types and tenures to provide a full range of housing for a variety
of demographic profiles throughout the General Urban Area; [Amendment
#150, LPAT July 18, 2019]
Comment

|

The proposed townhouse development is comparable density to the existing area. It is a
proposed R4 zone. Surrounding zones consist of R4 and R5 in some cases. Further, it is
notable that the City is currently looking to expand the permissions of the R4 zones in
order to promote suitable increases in density. The proposed development offers suitable
density in a unit type that will provide additional residential variety to an existing built
community in the inner urban area.
The proposed design of the townhomes is representative of existing colours and textures
used in the area. Further, there are few examples of townhomes in the Vanier community.
In order to be consistent with Policy 5 as identified above, providing more variety of
ground-oriented homes is recommended.
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Section 2.2.2 Managing Intensification Within the Urban Area
“[…] The policy direction of this Plan is to promote an efficient land-use pattern within the
urban area through intensification […].
The applicable policies to the proposed development include:
Policy 1 | “Residential intensification means intensification of a property, building or area

that results in a net increase in residential units or accommodation and includes:
b. The development of vacant or underutilized lots within previously developed areas,
being defined as adjacent areas that were developed four or more years prior to
new intensification; and,
c. Infill development.
Policy 3 | All intensification will occur in accordance with the provisions of Section 2.5.1,

Urban Design and Compatibility, and 4.11, Urban Design and Compatibility, and with
Section 4.6.1, Heritage Buildings and Areas.”
Intensification Outside of Target Areas
Policy 22 | “The City also supports compatible intensification within the urban boundary,

including areas designated General Urban Area. The City will promote opportunities for
intensification in areas determined by the policies in Section 3.6.1. Intensification that is
compatible with the surrounding context will also be supported on: brownfield sites that
have been remediated; on underdeveloped sites such as current or former parking lots; in
extensive areas previously used for outside storage; sites that are no longer viable for the
purpose for which they were originally used or intended; and on sites of exhausted pits

and quarries in the urban area where the urban design. [Amendment #150, LPAT July 18,
2019]” [emphasis added]
Policy 23 | “The interior portions of established low-rise residential neighbourhoods will

continue to be characterized by low-rise buildings (as defined in Figure 2.4). The City
supports intensification in the General Urban Area where it will enhance and complement
its desirable characteristics and long-term renewal. Generally, new development,
including redevelopment, proposed within the interior of established neighbourhoods will
be designed to complement the area's desirable character reflected in the pattern of built
form and open spaces. The character of a community may be expressed in its built
environment and features such as building height, massing, the setback of buildings from
the property line, the use and treatment of lands abutting the front lot line, amenity area
landscaped rear yards, and the location of parking and vehicular access to individual
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properties. The City will consider these attributes in its assessment of the compatibility of
new development within the surrounding community when reviewing development
applications or undertaking comprehensive zoning studies. [Amendment #150 LPAT July
18, 2019]”
Comment

|

As per policy 22, the proposed development is being planned on an underutilized former
school site, to which the former use (e.g. a school) is no longer a viable use or a preferred
use given the existing constraints of the area being within the 1:100 flood overlay zone.
Further, the site requires remediation and will be remediated to permit the proposed
residential development.
In response to Policy 23, the proposed development is considered a low-rise, groundoriented residential use which is compatible with the existing density of the Kingsview
Park neighbourhood. The neighbourhood is a tighter knit lot fabric but contains minimal
variety of townhome dwelling types which allow for an alternate form of intensification and
options for residents of a city looking to buy into a community where a single family
dwelling (SFD) exceeds their budget. Townhomes are typically a more affordable option
than either SFDs or semi-detached units.
In terms of compatibility, the proposed development offers front yard setbacks that are
notably similar to the those in the existing community, as demonstrated in the images
below of a nearby street on Carillon.

Figure 14: Image identifying front yard setback context in Vanier
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Figure 15: Image 2 identifying front yard setback context in Vanier

Section 2.5.1 Urban Design and Compatibility
This section states the following: “[t]he Design Objectives of this Plan are qualitative
statements of how the City wants to influence the built environment as the city matures
and evolves. These Design Objectives are broadly stated, and are to be applied within all
land use designations, either at the citywide level or on a site-specific basis. Design
Principles further describe how the City hopes to achieve each of the Design Objectives,
but may not be achieved or be achievable in all cases; these objectives include:”
[
[
[
[
[

[
[

To enhance the sense of community by creating and maintaining places with their
own distinct identity;
To define quality public and private spaces through development;
To create places that are safe, accessible and are easy to get to, and move through;
To ensure that new development respects the character of existing areas;
To consider adaptability and diversity by creating places that can adapt and evolve
easily over time and that are characterized by variety and choice. [OMB decision
#2649, September 21, 2006];
To understand and respect natural processes and features in development design;
To maximize energy-efficiency and promote sustainable design to reduce the
resource consumption, energy use, and carbon footprint of the built environment.”

|

Comment The Park River towns development is aiming to establish its own distinct
identity by offering more textured design and an infusion of red brick industrial style to
recognize some of the existing older red-brick fourplexes in the area. The provision of a
park with functional uses and proposed sidewalks ensure the development offers safe
amenities and accessibility. The park is being designed and constructed in conjunction
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with the proposed development to ensure a quality public space is available to meet the
demands of a moderately increased neighbourhood population.
The following present some visuals of comparable design and architectural style. The
upper set of images are the proposed renders of the project and the lower set of images
are existing buildings within the area.

Figure 16: Design Compatibility Comparison of Proposed and Existing

Section 4.11 Urban Design and Compatibility
This section states that, “[a]t the city-wide scale, issues of compatibility are addressed in
the Official Plan through the appropriate designation of land and associated policies that
direct where and how certain categories of land use should be permitted to develop…
“At the scale of neighbourhoods or individual properties, issues such as noise, spillover of
light, accommodation of parking and access, shadowing, and micro-climatic conditions
are prominent considerations when assessing the relationships between new and existing
development. Often, to arrive at compatibility of scale and use will demand a careful
design response, one that appropriately addresses the impact generated by infill or
intensification. Consequently, the issue of ‘context’ is a dominant theme of this Plan where
it speaks to compatibility and design”.
The applicable Design Review items are discussed below.
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Building Design

| The proposed development offers comparable front yard setbacks,

which are minimal and create a common street edge, framing the public realm. Front
porch’s descend steps to a walkway that connects to the public sidewalk, similar to other
residential front yard patterns in the area. Vehicle parking and driveways are not provided
in the areas facing Baribeau Street or Landry Street. This is too ensure the highest degree
of neighbourhood character. Further, where driveways and garages are proposed
internally to the PUD, their presence has been minimized by projecting the entrances
towards the street and with the provision of balconies that project over the driveway
space. This is an identified method of minimizing driveways and garage presences as
identified in the Low-Rise Residential Infill Guidelines document.
The roof lines are flat which are consistent with the existing fourplexes in the area. The
noted red brick facades of the existing fourplexes in Vanier have also been reflected in a
modern interpretation within the proposed design.
Massing and Scale

| The proposed townhomes are a similar density to nearby

residential, where R4 and R5 zones exist. The proposed R4 zone and resulting
development scale is appropriate for the context.
Outdoor Amenity Areas

| In addition to the yards, front porches, and balconies

provided with the proposed towns, the project provides for an extension and addition to
the existing park which will serve the proposed development as well as the overall
community.
Public Art

| Public art is being considered for the Park River development.

Section 4.8 Protection of Health and Safety
Section 4.8.1 of the City of Ottawa Official Plan deals with Floodplain areas. Development
in floodplains is permitted where new development with any site alteration does not have
a negative effect on flooding, and where development and any site alteration is approved
by the appropriate conservation authority.
This section essentially sets the stage for transferring authority of approvals of
development within any floodplain areas towards the applicable conservation authority.
Policy 6, indicates that schools (and other institutional uses) are prohibited in the
floodplain. Notwithstanding the fact that this use is likely legally non-conforming given the
date of establishment, it does not detract from the fact that it is identified as an unsafe
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situation and therefore should be remediated through redevelopment to a more
preferable land use.
Lastly, we note that Approval in Principle from the RVCA has been provided for the
proposed development.
4.3 CITY OF OTTAWA ZONING BY-LAW
As the current Institutional zoning is not a desired use for lands within the floodplain zone
and requires a Zoning Amendment to permit the proposed residential, this policy section
reviews the policies of Section 58 - Floodplain Overlay only.
Provision (3) notes that schools (among other institutional and sensitive uses) are not
permitted in a flood plain overlay (including those areas of floodplain overlay identified in
provision (4).
Provision (4) notes that despite the restrictions to floodplains in Provisions (1) and (2),
development other than a coach house may be permitted so long as it is carried out in
accordance with flood proofing standards, protection works standards, and access
standards and is approved by the appropriate Conservation Authority.
This proposed residential development, will meet the flood-proofing standards,
protection works standards, and access standards. Further, it will uphold the tenants of
the Conservation Authorities principles of ensuring there are no negative impacts on
pollution, erosion, flooding, or conservation of land.
4.4 URBAN DESIGN GUIDELINES FOR LOW-RISE INFILL HOUSING
The City of Ottawa’s guidelines for the development of low-rise residential infill are
structured into four main review sections: Streetscapes, Landscape, Building Design, and
Parking and Garages.
The purpose and objectives of these guidelines is to

[
[
[
[
[

[
[

Enhance streetscapes
Support and extend established landscaping
Be a more compact urban form to consume less land and natural resources
Achieve a good fit into an existing neighbourhood, respecting its character, and its
architectural and landscape heritage
Provide new housing designs that offer variety, quality and a sense of identity
Emphasize front doors and windows rather than garages
Include more soft landscaping and less asphalt in front yards
200 BARIBEAU STREET
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[
[

Create at grade living spaces that promote interaction with the street
Incorporate environmental innovation and sustainability

Section 2.0 – Streetscape Guidelines

[

Contribute to an inviting, safe, and accessible streetscape: The proposed

development achieves this by having principal entrances face the street and
providing porches facing the street as well. Proposed sidewalks internally and
externally contribute to a safe and accessible streetscape.
[

Reflect desireable aspects of established streetscape character: The desirable

established character is represented by not locating any driveways or parking on
the frontages facing Baribeau Street or Landry Street. Where driveways and
garages exist internally to the development, their presence is offset by projected
entrance porches and balconies.
[

Landscaping along street: Trees are proposed where soil volume and depth is

available and generous landscaping provided everywhere possible, including
locations for container planters.
Section 3.0 - Landscape

[

Reflect landscaping pattern and materials of surrounding homes: The current

pattern and materials for the front yard patterns are a mix of soft landscaping and
porches in very small front yard setbacks. There are also a fair number of instances
of front yard parking in this community. The proposed porches and careful
landscaping of shrubs and planter beds, along with trees where possible, is a
desirable landscape pattern and character for the area.
[

Plant trees, shrubs, and ground cover adjacent to the public street and sidewalk
for an attractive sidewalk edge: The project provides trees, shrubs and other

landscaping components along the public streets to improve the sidewalk edge
condition.
[

In order to enhance a sense of separation when infill is close to the street, use
planting and/or low fencing to define the boundary between the public space of
the street and the semi-public space of the front yard: The proposed grade

change towards the edges of the site necessitate a situation of a porch, stairs, and
a lowered planting bed area. The low retaining wall provides definition to the
boundary between the private and public spaces.
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Section 4.0 – Building Design and Built Form

[

Siting: As identified in other sections of this report, the proposed development has

been sited to respect setbacks and character present in the neighbourhood.
Notably, through reduced front yard setbacks of about 3 metres, where front
porches are provided. Removing driveways and garages from the main local roads
improves the character of the building’s orientation and framing of the public
realm. The comparisons in Figures 13 and 14 in the Design Guideline document
are similarly represented for the back-to-back townhomes proposed internally.
Projected balconies and entrances that protrude beyond the garage access ensure
compatible and aesthetically pleasing site and design configurations.
[

Mass/height : The proposed mass and height are comparable to a nearby PUD

development. Further, the three-storey townhomes provide a compatible
intensification representative of a more urban-context style while still being able to
suitably integrate into the existing community.
[

Architectural Style and Facades : As noted the architectural style is a reflection of

the multi-unit buildings that exist in this community already that are typically flatroofed and red-bricked. This style has been represented with modern influences to
set it apart while ensuring it integrates compatibility.
Section 5.0 – Parking and Garages

The overarching theme for this section, reiterated through several related points it to minimize
the presence of driveways and parking and to mitigate the visual presence of front-facing
garages. Use permeable pavers where possible.
The proposed development directs garages and driveways internally to the PUD
development, and where they do exist, they are the minimum standard for width and length,
occupying as little space as possible. Further, access to garages has been mitigated and
visually reduced through the presence of extruded porches and accesses, along with the
projection of balconies over the driveway accessing the garage parking space.
The proposed driveways and garages incorporate the design guidelines effectively to
minimize their presence and visual representation.
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5.0 PROPOSED ZONING AMENDMENT
The proposed Zoning Amendment is to amend the zoning from the current I1A – Minor
Institutional Zone, subzone A, to a R4K Exception Zone – Residential Fourth Density,
along with a separate O1 zone to acknowledge the expansion of the existing park. The
details of the proposed R4K Zoning Exception are provided below. Also provided is a
proposed zoning map.
Urban Exceptions 2001-3000

Exception Provisions

I
Exception
Number

II
Applicable
Zones

III
Additional Land
Uses Permitted

IV
Land Uses
Prohibited

V
Provisions

XXXX

R4K[XXXX]

-

O1

R4K[XXXX]

PROPOSED ZONING AMENDMENTS

Permitted front or corner yard setback
to be a minimum of 2.9 m
Permitted distance from a building wall
to a private way in a Planned Unit
Development to be 1.2 m.
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6.0 PLANNING AND URBAN DESIGN ANALYSIS
6.1 INTENSIFICATION
The proposed development is reflective of the PPS 2020 policies regarding housing and
meeting the demands of population growth.
Further, the existing site is highly underutilized and does not efficiently use the available
infrastructure.
The surrounding densities, reflected by the applicable zoning, are R4 and R5 typically. It is
also important to note that the City of Ottawa is pursuing changes to the R4 zone in order
to permit greater unit densities within currently permitted building scales and forms.
The residential PUD proposed, Park River Properties, is consistent with the majority of the
zoning provisions and PUD provisions, with the exception of the front yard setback facing
Baribeau Street and the distance between the corners of the internal blocks from the
edge of the proposed Private Ways.
The residential intensification offers additional variety of unit type not well represented in
this community offering opportunities for buy-in to the Vanier Community that may not
otherwise exist for some segments of the population unable to afford single family homes
located in an inner urban setting such as this.
Pressure of housing demand is a major concern and the proposed development serves to
offer 92 dwellings in an inner urban setting, aligning with both provincial and municipal
directions for growth management.
6.2 LAND USE
The proposed residential land use is positive change from the current institutional uses
that are generally prohibited within an Area of Reduced Flood Risk in municipal policy as
well as the policies of the Rideau Valley Conservation Authority.
6.3 DESIGN BRIEF
Vanier, once a gritty industrial neighbourhood, was bisected by a busy train track now
replaced with the Vanier Parkway. Multiple industrial uses were scattered along this line,
one of these lumberyards being directly on Landry Street. The design of these buildings
borrows various historical elements from this period. This is reflected in many of the
materials, such as heritage brick, rustic wood accents, and raw board formed concrete
retaining walls. Mixed in with the brick cladding are large metal clad architectural
200 BARIBEAU STREET
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elements that contrast some of these historical elements yet maintain the industrial
theme. The window frames and mullions are black and the patterning suggests one similar
to historical industrial buildings found throughout the neighbourhood. The use of these
various elements not only draw on the historical context of the area, but reflect the
present eclectic nature of the neighbourhood that this development tries to celebrate.
The three-dimensional massing of this townhouse development is compact as it recreates
a village of its own but at the same time embraces the exposures to both Baribeau and
Landry streets with front yard outdoor terraces and front entrances. Garages are tucked
away at the rear served by private driveways.
This development offers a variety of townhome designs that will provide a much needed
stimulus to the area’s housing market.
As it replaces a former institutional use this project will provide a new level of sustained
activity and contribute to an already existing cohesive community.
The existing City park will be expanded into the proposed development contributing to
the overall improvement of the neighbourhood.
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7.0 PUBLIC CONSULTATION STRATEGY
The public consultation strategy is to conduct a public open house and community
information session prior to responding to the first round of comments and
recommendations provided by City and technical staff in order to allow a comprehensive
response approach.
The proposed public meeting will demonstrate the proposed concept of the
development to the community and request their input on components they feel reflect a
desirable development and components they have concerns about.
SCHEDULED DATE FOR VIRTUAL COMMUNITY INFORMATION SESSION

|

SEPTEMBER 23TH AT 6:30 PM

Tools proposed for quality and engaged public consultation
[

Interactive website (www.200baribeau.ca) where comments can be submitted

[

Facilitated communication and open door policy with development team, Councillor,
and Community Association group.

[

Community Information Session / Open House – September 23, 2020 @ 6:30 pm

[

Dedicated email for public comments and input.
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8.0 SUPPORTING PLANS AND STUDIES
8.1 PHASE I/II ESA
Due to the assumed presence of contamination from the former school’s oil furnace noted
in the Phase I ESA, a Phase II ESA was prepared. The latter report was prepared by
Paterson Group, dated July 5, 2019. This document outlines the type and scope of
contamination and identifies that remediation will occur. Specifically, the report
concludes, “Based on the findings of the Phase II ESA, fill impacted with Metals and PAHs
is present on the western portion of the Phase II Property at concentrations which exceed
the MECP Table 3 standards. It is our understanding that the subject site is to be
redeveloped with multiple residential townhomes. It is our recommendation that an
environmental site remediation program, involving the removal of all contaminated soil,
be completed concurrently with the site redevelopment. Prior to off-site disposal at a
registered landfill site, a representative sample of the impacted soil will require a leachate
analysis, in accordance with Ontario Regulation 558, to confirm the material is nonhazardous. It is also recommended that a member of this firm be present at the time of
the removal of the impacted soil in order to provide direction and to obtain confirmatory
soil samples upon the completion of the remediation program.”
8.2 TRAFFIC STUDY
A TIA screening report with regards to analysis of Trip Generation was prepared by
Novatech, dated August 31, 2020, to determine if the project required a full
Transportation Impact Assessment and it did not meet the City requirements in order to
necessitate a full TIA report. As such, it is clear that there is no measurable impact of
vehicles and trip generation on the surrounding community.
Schools typically add notable trip generations during peak hours and therefore the
comparison of existing use versus proposed is negligible.
8.3 SITE SERVICING REPORT
A Servicing Design Brief was prepared by Novatech Engineering, dated August 24, 2020,
which assessed the servicing infrastructure capacity for stormwater, watermains, sewers,
and fire-fighting capacities and pressures. “The report conclusions are as follows:
[

The proposed storm system will control post-development flow to the allowable
release rate of 135.6 L/s. All runoff volume from the 100-year storm event is stored
on-site using underground and surface storage.

[

The proposed sanitary sewer conforms to City design criteria and provides a
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gravity outlet for the development site. There is capacity in the downstream
sanitary sewers to accommodate the design flow into the Baribeau Street sanitary
sewers.
[

Connection to the watermains in Baribeau Street and Landry Street will provide
municipal water service to the development.

[

There is adequate fire protection for the proposed development, in accordance
with the Fire Underwriter’s Survey.

[

The proposed infrastructure (sanitary, storm and water) complies with City of
Ottawa design standards.”
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9.0 CONCLUSION
The proposed residential development of Park River Properties to construct 92 townhome
units on an underutilized lot in an inner urban setting is recommended from a land use
planning perspective for the reasons detailed in this report.
The proposed density is compatible with the surrounding designations and zones (i.e. R4
and R5). Design and architectural style provide a reflection of colours and materials used
in other dwelling types in this community.
The proposed rezoning from a generally prohibited use to a preferred, safer, and
permitted use is a positive planning direction for this site.
An expansion of St. Ambroise Park and the inclusion of proposed sidewalks along Landry
Street and internally to the proposal offer improved amenities and accessibility for
existing and future residents.
The proposed development has obtained Approval in Principle from the relevant
conservation authority for the proposed site alteration being requested and the raising of
the grade to elevate the site above the 1:100 year flood level. The proposal will meet all
flood-proofing construction standards required as per the RVCA policies and will also
meet the required Safe Access standards for the entire development, which is not
presently the case today.
The development will improve the streetscape condition for this site, adding vibrancy,
suitable infill, and forming a positive streetscape character by incorporating design
techniques such as reorienting driveways and garages internally to the development, and
where present internally, their visual presence is further mitigated by extruding pedestrian
entrances and balconies.
After careful review of the proposal, documents, policies, and context, the proposed
development is recommended from a planning perspective.

36

Prepared by :

Christine McCuaig, MCIP RPP
www.q9planning.com
Ottawa, ON

200 BARIBEAU STREET

P : +613 850 8345
E: christine@q9planning.com

PLANNING RATIONALE

SEPTEMBER 2 2020

APPENDICES
APPENDIX A - SURVEY
APPENDIX B - SITE PLAN AND ARCHITECTURAL PACKAGE
APPENDIX C – LANDSCAPE PLAN

APPENDIX A – SURVEY

APPENDIX B – SITE PLAN AND ARCHITECTURAL
PACKAGE

F

B

ELEVATIONS

E

B

A

A

A-B)

A

A

200 BARIBEAU STREET TO NS

10-12 (U

A

B

SCALE = 1:100
JUL 15 , 2020

S

ELEVATIONS

E

B

A-B)
B

B

200 BARIBEAU STREET TO NS

10-12 (U

SCALE = 1:100
JUL 15 , 2020

F

D

ELEVATIONS

E

B

C

C-D)

C

C

200 BARIBEAU STREET TO NS

C

9 (U

C

C

D

SCALE = 1:100
JUL 15 , 2020

R

D

ELEVATIONS

E

B

C-D)

C

C

C

200 BARIBEAU STREET TO NS

C

9 (U

C

C

D

SCALE = 1:100
JUL 15 , 2020

S

ELEVATIONS

E

B

C-D)

D

200 BARIBEAU STREET TO NS

9 (U

SCALE = 1:100
JUL 15 , 2020

F

ELEVATIONS

E

B

E-F)

E

E

E

200 BARIBEAU STREET TO NS

F

1-4 (U

F

SCALE = 1:100
JUL 15 , 2020

R

ELEVATIONS

E

B

E-F)

E

E

E

200 BARIBEAU STREET TO NS

F

1-4 (U

F

SCALE = 1:100
JUL 15 , 2020

S

ELEVATIONS

E

B

E-F)

F

200 BARIBEAU STREET TO NS

1-4 (U

SCALE = 1:100
JUL 15 , 2020

F

ELEVATIONS

E

B

G

G-H)

G

G

200 BARIBEAU STREET TO NS

5-7 (U

G

SCALE = 1:100
JUL 15 , 2020

R

ELEVATIONS

E

B

G

G-H)

G

G

200 BARIBEAU STREET TO NS

5-7 (U

G

SCALE = 1:100
JUL 15 , 2020

S

ELEVATIONS

E

B

G-H)

200 BARIBEAU STREET TO NS

5-7 (U

SCALE = 1:100
JUL 15 , 2020

IE

E DE I G

AE IA

I G

200 BA IBEA

H

EE
15 , 2020

B

A-B

E DE I G

C

200 BA IBEA

EE
15 , 2020

B

A-B

E DE I G

C

200 BA IBEA

EE
15 , 2020

B

C-D

E DE I G

C

200 BA IBEA

EE
15 , 2020

B

C-D - BA IBEA

E DE I G

C

A

200 BA IBEA

EE

EE
15 , 2020

B

E-F

E DE I G

C

200 BA IBEA

EE
15 , 2020

B

E-F

E DE I G

C

EE

IE

200 BA IBEA

EE
15 , 2020

B

G-H

E DE I G

C

200 BA IBEA

EE
15 , 2020

B

G-H

E DE I G

C

200 BA IBEA

EE
15 , 2020

IE

E DE I G

AE IA

I G

200 BA IBEA

H

EE
15 , 2020

I E LA
/
JEC A EA

H D

200 BA IBEA

- AE IAL IE

EE
J

E 23 D, 2020

I E LA
/
JEC A EA

H D

200 BA IBEA

- AE IAL IE

-

EE

I

2

J

E 23 D, 2020

I E LA
/
JEC A EA

H D

-

2

200 BA IBEA

I

EE
J

E 23 D, 2020

I E LA
/
JEC A EA

H D

-

2

200 BA IBEA

I

EE
J

E 23 D, 2020

APPENDIX C – LANDSCAPE PLAN

300

WM

LANDRY STREET

BLOCK 8

C
C

C
C

M

D
WM

D
WM
200

9m BUILDING HEIGHT
57.00 GS ELEV.
66.00 ROOF ELEV.

E
E F
BLOCK 1

200

M
M

F

WM

A A
A A
200

M

B

9m BUILDING HEIGHT
56.95 GS ELEV.
65.95 ROOF ELEV.

E E
E
BLOCK 2

B

A A
F

A A
A A

9m BUILDING HEIGHT
57.01 GS ELEV.
66.01 ROOF ELEV.

A A
A A

B B
BLOCK 9
WM
200

F

200

200

WM

200

BLOCK 7

9m BUILDING HEIGHT
56.93 GS ELEV.
65.93 ROOF ELEV.

A A
A A

9m BUILDING HEIGHT
56.92 GS ELEV.
65.92 ROOF ELEV.

9m BUILDING HEIGHT
56.90 GS ELEV.
65.90 ROOF ELEV.

E E
E
BLOCK 3
F
M
M

F

G G

WM

M

B
B

A A

B B
BLOCK 10
WM

H

200

200

WM

M

B

A A
A A
A A

A A
A A

9m BUILDING HEIGHT
56.90 GS ELEV.
65.90 ROOF ELEV.

B B
BLOCK 11

WM

9m BUILDING HEIGHT
56.85 GS ELEV.
65.85 ROOF ELEV.

E E
E
BLOCK 4
F

WM
200
WM
200

G
G

BLOCK 6

G G
T
9m BUILDING HEIGH
56.88 GS ELEV.
65.88 ROOF ELEV.

G G

WM

200

200
WM

WM

WM

F

B

G
150

200

200

150

9m BUILDING HEIGHT
57.00 GS ELEV.
66.00 ROOF ELEV.

C
C

H
WM

T
9m BUILDING HEIGH
56.93 GS ELEV.
65.93 ROOF ELEV.

.09Ha
park
200

G
G

G
G
BLOCK 5

9/3/2020 9:01:20 AM

Last Save:

File Location: Z:\Projects\2053-01 200 Baribeau Street\Drawings\SPA\2053-01 200 Baribeau Street_SPA03(Landscape).dwg

WM

0

5

10

25

50

75 Meters

Key Plan

No.

North:

319
McRae
AvenuS
e5,tu0O
i2a,tw
tO
a,K
o
n
a,i1
trZ
0B9
Tel: (613) 729-4536

Revision

Stamp:

Landscape Architecture

Site Planning

Urban Design

Date

Recreation and Park Planning

Project Management

1. All measurements in millimeters unless specified
otherwise. Do not scale drawing. All drawings to
be read in conjunction with written specifications.

2. Copyright reserved. This drawing is the exclusive
property of CSW Landscape Architects Ltd. and
shall not be used without the consent thereof.

3. This Drawing may not be used for construction until
signed by the landscape architect. It is the
responsibility of the contractor to:
check and verify all dimensions on site;
report all errors and/or omissions to the
landscape architect;
comply with all pertinent codes and by-laws;
check and verify locations of all underground
services with all local utilities prior to any digging.

Project:

200 BARIBEAU STREET
RESIDENTIAL DEVELOPMENT

200 BARIBEAU STREET
OTTAWA., ONTARIO

Design By:

Scale:

Sheet Number:

Drawn By:

Date:

L 1.0

LANDSCAPE LAYOUT

Drawing:

Project Number:

H
M

G
G

G
G

H

M

H

H

WM

9/3/2020 9:01:20 AM

9m BUILDING HEIGHT
57.01 GS ELEV.
66.01 ROOF ELEV.

BLOCK 9

9m BUILDING HEIGHT
56.95 GS ELEV.
65.95 ROOF ELEV.

E
BLOCK 2

150

WM

200

B
WM

E F
BLOCK 1
200

9m BUILDING HEIGHT
57.00 GS ELEV.
66.00 ROOF ELEV.

F
200

WM

M

M

D

200

WM

C
C

Last Save:

File Location: Z:\Projects\2053-01 200 Baribeau Street\Drawings\SPA\2053-01 200 Baribeau Street_SPA03(Landscape).dwg

Key Plan

No.

North:

319
McRae
AvenuS
e5,tu0O
i2a,tw
tO
a,K
o
n
a,i1
trZ
0B9
Tel: (613) 729-4536

Revision

Stamp:

Landscape Architecture

Site Planning

Urban Design

Date

Recreation and Park Planning

Project Management

1. All measurements in millimeters unless specified
otherwise. Do not scale drawing. All drawings to
be read in conjunction with written specifications.

2. Copyright reserved. This drawing is the exclusive
property of CSW Landscape Architects Ltd. and
shall not be used without the consent thereof.

3. This Drawing may not be used for construction until
signed by the landscape architect. It is the
responsibility of the contractor to:
check and verify all dimensions on site;
report all errors and/or omissions to the
landscape architect;
comply with all pertinent codes and by-laws;
check and verify locations of all underground
services with all local utilities prior to any digging.

Project:

200 BARIBEAU STREET
RESIDENTIAL DEVELOPMENT

200 BARIBEAU STREET
OTTAWA., ONTARIO

Design By:

Scale:

Sheet Number:

Drawn By:

Date:

L 1.1

LANDSCAPE LAYOUT

Drawing:

Project Number:

A
A
66.00 ROOF ELEV.

9m BUILDING HEIGHT

BLOCK 1
G G

A
WM

M

M

H

M

H

9/3/2020 9:00:12 AM

Last Save:

File Location: Z:\Projects\2053-01 200 Baribeau Street\Drawings\SPA\2053-01 200 Baribeau Street_SPA03 (Details).dwg

Key Plan

No.

North:

319
McRae
AvenuS
e5,tu0O
i2a,tw
tO
a,K
o
n
a,i1
trZ
0B9
Tel: (613) 729-4536

Revision

Stamp:

Landscape Architecture

Site Planning

Urban Design

Date

Recreation and Park Planning

Project Management

1. All measurements in millimeters unless specified
otherwise. Do not scale drawing. All drawings to
be read in conjunction with written specifications.

2. Copyright reserved. This drawing is the exclusive
property of CSW Landscape Architects Ltd. and
shall not be used without the consent thereof.

3. This Drawing may not be used for construction until
signed by the landscape architect. It is the
responsibility of the contractor to:
check and verify all dimensions on site;
report all errors and/or omissions to the
landscape architect;
comply with all pertinent codes and by-laws;
check and verify locations of all underground
services with all local utilities prior to any digging.

Project:

200 BARIBEAU STREET
RESIDENTIAL DEVELOPMENT

200 BARIBEAU STREET
OTTAWA., ONTARIO

Design By:

Scale:

Sheet Number:

Drawn By:

Date:

L 2.0

LANDSCAPE DETAILS

Drawing:

Project Number:

9/3/2020 9:00:12 AM

Last Save:

File Location: Z:\Projects\2053-01 200 Baribeau Street\Drawings\SPA\2053-01 200 Baribeau Street_SPA03 (Details).dwg

Key Plan

No.

North:

319
McRae
AvenuS
e5,tu0O
i2a,tw
tO
a,K
o
n
a,i1
trZ
0B9
Tel: (613) 729-4536

Revision

Stamp:

Landscape Architecture

Site Planning

Urban Design

Date

Recreation and Park Planning

Project Management

1. All measurements in millimeters unless specified
otherwise. Do not scale drawing. All drawings to
be read in conjunction with written specifications.

2. Copyright reserved. This drawing is the exclusive
property of CSW Landscape Architects Ltd. and
shall not be used without the consent thereof.

3. This Drawing may not be used for construction until
signed by the landscape architect. It is the
responsibility of the contractor to:
check and verify all dimensions on site;
report all errors and/or omissions to the
landscape architect;
comply with all pertinent codes and by-laws;
check and verify locations of all underground
services with all local utilities prior to any digging.

Project:

200 BARIBEAU STREET
RESIDENTIAL DEVELOPMENT

200 BARIBEAU STREET
OTTAWA., ONTARIO

Design By:

Scale:

Sheet Number:

Drawn By:

Date:

L 2.1

LANDSCAPE SECTIONS

Drawing:

Project Number:

