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This report has been prepared on behalf of Bridor Developments in support of
Site Plan Control and Zoning By-law Amendment Applications for their lands at
1592 10th Line in Orleans. The legal description of the property is Part of Lot B,
Concession 11, former Geographic Township of Gloucester, now in the City of
Ottawa.

The property is located on the west side of 10th Line across from the City’s Ray
Friel Complex and it also has frontage on Phoenix Crescent to the west as it is a
through lot (see area location plan below with the property outlined in red).

Area location plan
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Lands to the north contain an open space block connecting Phoenix Crescent to
the west with 10th Line. Further to the north of the open space block is a
residential property which is in an R3 zone. To the east is 10th Line Road which
has 2 lanes plus a left turn lane in its southbound direction in front of the subject
property and 2 lanes plus a merging lane in its northbound direction. On the east
side of 10th Line opposite from the property is the Ray Friel Centre which
contains a recreational complex and a library and further to the north of that is a
preschool centre and a high school. On the east side of 10th Line, south of the
subject property is a shopping plaza containing a number of shops including a
large supermarket and pharmacy.

To the west the area is predominantly residential in nature and there is also a
network of pedestrian/cycling paths that connect some of the streets in the area
and there is also a large area with two schools and a large park.

The property contains a residential property that contains 5 rental apartments
within it at the present time.

100 Palomino Drive, Ottawa, Ontario K2M 1N3
Phone: 613 599 9216
Email: probinson@probinsonconsulting.com



P. H. Robinson Consulting
Urban Planning, Consulting and Project Management

View of subject property from 10th Line
i

View of subject property from Phoenix Crescent

The lands at 1592 10th Line have approximately 32 m of frontage (106’) on both
10th Line on the east side of the property and also similar frontage on Phoenix
Crescent on the west side. Due to the fact that the narrower frontage is along
Phoenix Crescent, for zoning purposes, it is considered the front lot line and 10th
Line would be considered as the rear lot line. The depth of the property is
approximately 46 m (151”) and the lot area is approximately 1486 m2 (15995
ft2) . See the attached survey plan (in the Appendix section) for further details.

The intent of the development application is to build two 3 storey rental stacked
unit buildings with underground parking . (see Site Plan and Underground
Parking Plan in the Appendix Section). The proposal calls for 30 rental units in
total (all 1 bedroom units) with 18 units in the building facing Phoenix Crescent
and 12 units in the building facing 10th Line.

3
100 Palomino Drive, Ottawa, Ontario K2M 1N3
Phone: 613 599 9216
Email: probinson@probinsonconsulting.com



P. H. Robinson Consulting
Urban Planning, Consulting and Project Management

e A CENRRNBOFROND. oo e e e

Site Plan

An area for bicycle storage containing 18 spaces will be provided in the
underground parking level and there will also be 6 surface bicycle parking at the
ground level .

The proposal calls for 31 parking spaces and they are all fully underground
parking spaces.

The proposed 30 unit stacked unit development seeks to achieve a residential
aesthetic which builds upon the existing low-rise context while augmenting the
level of materiality and finish quality. This is manifested through the use of large,
punched windows, vernacular cladding choices including masonry, siding and
cement panel.

High quality landscape integration exhibited in the use of concrete entrance
steps, walkways and masonry building base contributes to the desired character,
the porticos also offer a human-scale and greater privacy for each dwelling and
pull from neighbourhood examples.

Despite the necessity of a relatively compact floor plate, interest is developed in

the massing via the stepping in and out of entrances and unit glazing fronting

both streets, but also in the playful integration of materials and layering across
4
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the faces. See images on this page and the following page showing views of
the building from 10th Line and Phoenix Crescent. Full size versions are being
submitted with the application.
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View of the property from 10th Line Road (looking to the west)

The massing maintains a low profile articulated to integrate within the adjacent
neighbourhood.

The access to the underground parking area will be through a ramp adjacent to
the south east corner of the lot along 10th Line.  Staircases connect the
underground parking level with the residential levels of the buildings. The
staircases have louvres that provide privacy and screen the doors to the units
from the outside.

The designs call for balconies/terraces for all units facing the two frontage streets
There will be landscaped areas along both frontages of the property, between the
two buildings and new landscaping/planting will be located between the two
property lines along the frontages and the edge of the frontage roads.
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The new buildings will have a building footprint of approximately 627 m2 (6750
ft2) and a total building area of approximately 1881 m2 (20247 ft2). The overall
height of the building is 10.8 m.

z . VIEW FROM THE WEET { CROISSANT PFHORMX CRESCENT]

View of the property from Phoenix Crescent (looking to the east)

Below the footprint of the proposed buildings will be 1 level of underground
parking with 31 parking spaces

In addition to the underground parking spaces, this level will contain the garbage
room, some tenant locker areas and area for the majority of the bicycle parking
being provided. The plans call for 24 bicycle parking spaces for the
development which is in excess of the zoning requirement of 15 spaces. The
entrance to the underground parking along the south side of the 10th Line
frontage serves both buildings.

Background studies addressing soils, environmental issues and civil engineering
design are being filed as part of this Site Plan application. A full set of
engineering, architectural, surveying and landscaping plans are also being filed
with this site plan submission. No major issues or concerns were identified in
these studies.
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Consultation

We had a formal pre consultation meeting on July 16 2020 with City Staff and on
April 19 2021 we had a video conference meeting with Councillor Luloff to
introduce the project to him and to discuss the details of the project.

A meeting with community representatives/neighbours will be held in the near
future and this was discussed at our video meeting with the City Councillor.

Zoning

Under Zoning By-law 2008-250 the subject lands are zoned R3Z [1186]
(Residential Third Density Zone) . This is a zone which permits units up to a
triplex on the property. In order to permit stacked units, it is necessary to request
a rezoning to an R4 zone. It should be noted that these units are similar to size
and appearance to triplex units which are permitted in the current zoning.
However, when units which are separated horizontally are adjacent to other units
that are also horizontally separated they are considered to be stacked dwellings
which is not permitted in the R3 zone. Triplex units and townhouse units are
permitted in the R3 zone but the R4 zoning category is the zone that is required
in order to permit ‘stacked’ units.

The [1186] exception allows for uses permitted in the R1U, R2A and R3Z
subzones.

It should also be noted that there is a similar sized lot on the north side of the
open space block (immediately north of the subject property) that is also in an
R3Z subzone and it has frontage on both 10th Line and Phoenix Crescent.

The intent is to rezone the lands to an R4Z subzone with an exception zoning.
The exception zoning would allow for a reduced parking count for the property.
With 30 units being proposed and all parking spaces being located underground
the parking requirements for the site are 38 parking spaces and 31 parking
spaces are being proposed. It should be noted that all of the units for this
project are 1 bedroom units which would be targeted at single people or young
couples without children and as a result not all units will require a dedicated
parking space.

There are public transit options along 10th Line and nearby streets such as
Charlemagne and Prestwick that provide a good level of service to the property.
Many of these bus routes connect to the transitway options at Place D’Orleans
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and in the near future the LRT extension into Orleans will provide faster public
transit connectivity to Orleans and will make the subject property closer to
improved transit connections.

The proposed uses of the site require a zoning change from an R3Z zone to an
R4 exception zone that will recognize the parking that is being proposed for the
building. The setbacks, building height and landscaped areas of the proposed
development meet the applicable comparable performance standards in the R4Z
zone (setbacks, building height, landscaped areas) .

The following are the R4Z zone provisions and how the proposed development
meets these requirements.

REQUIREMENT PROPOSED/PROVIDED

Minimum frontage 18 m 32.3m

Minimum Lot Area 450 m2 1186 m2
Minimum front yard 3m 3.5 m(to Phoenix)
Minimum interior side yard 1.5 m/6m 1.5/6 m

Minimum Rear yard 6m 6m

Maximum Building Height 11 m 10.8 m

Parking 38 spaces 31 spaces
Landscaped Area 30% 42%

Amenity Area 120 m2 603 m2

Provincial Policy Statement

The current Provincial Policy Statement (PPS) came into effect in 2020 and it
outlines the key matters of Provincial planning interest with respect to land use
planning decisions made by municipal approval authorities. Any decisions that
are made by municipal approval authorities must be consistent with the policies
of the PPS.

The following are sections of the PPS that are applicable to the proposed
development at 1592 10th Line:

e 1.1.1 Healthy, liveable and safe communities are sustained by:

e a) promoting efficient development and land use patterns which sustain
the financial well-being of the Province and municipalities over the long
term; The proposed development on the site represents an efficient
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intensification of the site and will not create inefficient land use patterns in
the area.

e) promoting cost-effective development standards to minimize land
consumption and servicing costs. The intensification of the site will be
achieved through two new 3 storey new buildings on the site and all of
the provided parking for the development will be through underground
parking. We have ensured that efficient building designs have been
proposed based on the fact that the property is a through lot with frontage
on 10th Line and Phoenix Crescent. The existing infrastructure within the
City Right of Way will be connected to the new buildings.

1.1.3.1 Settlement areas shall be the focus of growth and their vitality and
regeneration shall be promoted. The property is within a settlement area
of the City of Ottawa.

1.1.3.2 Land Use Patterns within seftlement areas shall be based on:

a) densities and a mix of land uses which: 1) efficiently use land and
resources. This redevelopment of the property is an efficient use of the
land and will allow for a sensitive infill development within City height
limits for this use and with underground parking to ensure that there is a
maximum of greenspace maintained on the site. 2) are appropriate for,
and efficiently use, the infrastructure and public service facilities which are
planned or available, and avoid the need for their unjustified and/or
uneconomical expansion; The proposed new development on the
property will efficiently utilize the existing infrastructure available within
the City Right of Way.

1.4.3 Planning authorities shall provide for an appropriate range of
housing types and densities to meet projected requirements of current
and future residents of the regional market area by:

c) directing the development of new housing towards locations where
appropriate levels of infrastructure and public service facilities are or will
be available to support current and projected needs. The proposed
stacked units buildings are within an established neighbourhood with
nearby infrastructure, public transit on a number of routes within a short
walking distance and nearby parks, community facilities, retail space and
schools for residents’ needs.

d) promoting densities for new housing which efficiently use land,
resources, infrastructure and public service facilities, and support the use
of alternative transportation nodes and public transit in areas where it
exists or is to be developed; This development proposal represents an
efficient use of land on the property, allows for passive and active open
space areas within the site, utilizes existing infrastructure and is located
close to OC Transpo bus routes and other public facilities including
recreational facilities and parkland.
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Official Plan Designation — City of Ottawa Official Plan

The site is designated General Urban Area in the Urban Policy Plan of the City of
Ottawa Official Plan.

This designation permits the ‘development of a full range and choice of housing

types

to meet the needs of all ages, incomes and life circumstances, in

combination with conveniently located employment, retail, service, cultural,
leisure, entertainment and institutional uses’.

Key policies within the General Urban Area designation that are applicable to this
infill development are:

3.6.1.3 When considering a proposal for residential intensification through
infill or redevelopment in the General Urban Area, the City will:

a) Recognize the importance of new development relating to existing
community character so that it enhances and builds upon desirable
established patterns and built form; The proposed development will result
in a continuation of the residential nature of the west side of 10th Line and
Phoenix Crescent and will allow for new development to address both
streets that will not create undue negative impact on surrounding
properties. The overall setbacks and maximum building height are within
the allowable zoning requirements for the R4 zone and due to the
proximity of this site to nearby transit that will connect to the future
extension of the LRT, parks and institutional facilities (community centre
and library across the road) and significant retail also across the road , it
represents a sensitive new development to the surrounding
neighbourhood. All of the provided parking for the development will be in
an underground parking level. Landscaping along the side, rear and front
lot lines will minimize the impact of the new building on adjacent properties
and provide some of the total amenity areas for residents of this new
development. The proposed development will complement and enhance
the street frontage.

Apply the policies of Sections 2.5.1 and 4.11 of the Official Plan. Note that
these sections are related to Urban Design and Compatibility. The
proposed infill development meets the compatibility criteria in Section
4.11.2 of the Official Plan:

4.11.2.a) Traffic. Road should adequately serve the development with
sufficient capacity to accommodate the anticipated traffic generated. The
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number of units proposed for this development does not trigger any of the
TIA Guidelines and the main vehicular entrance/exit will be via the
underground parking access point and will lead directly to 10th Line Road,
a road with sufficient vehicular capacity for this development. With the
only vehicular access via 10th Line there will not be vehicular spillover on
to Phoenix Crescent for cars accessing the underground parking level.
4.11.2.b) Vehicular access. The location and orientation of vehicle access
and egress should address matters such as the impact of noise, headlight
glare and loss of privacy on development adjacent or immediately
opposite. The main vehicular access to the site will be via the
underground parking ramp. This will eliminate noise and headlight glare
to any adjacent residential properties. For exiting cars from the
underground parking ramp, there are no impacts on the eastside of 10th
Line as it is opposite to a large surface parking lot that is for the Ray Friel
Community Centre and library and the entrance for the visitor
parking/surface parking spaces will not create lighting impacts on nearby
residential properties.

4.11.2.c) Parking requirements. The development should have adequate
on-site parking to minimize the potential for spillover parking on adjacent
areas. All parking for the proposed building will be provided in one large
underground parking area with one means of access directly from 10th
Line.  The parking being provided (31 spaces) is a reduced amount
versus the City parking requirements (38 spaces) under the zoning
by-law. However, all units are 1 bedroom units which it is expected that
the amount of parking being provided will match the demand for parking.
The provided bicycle parking count for the development is 24 spaces )0.8
spaces/unit) which is in excess of the by-law requirements of 15 spaces
(0.5 spaces/unit). All residents will be aware of the on site parking being
provided when they formalize their rental agreements for a unit. With
nearby recreational and retail facilities located immediately across the
road, and OC Transpo routes on 10th Line and some other routes within
walking distance, the amount of parking being provided is felt to be
appropriate based on the size and bedroom count for the units in the
development..

4.11.2.d) Outdoor amenity areas. The development should respect the
privacy of outdoor amenity areas of adjacent residential units and
minimize any undesirable impacts through the siting and design of the
buildings and the use of screening, lighting, landscaping or other
mitigative design measures. The outdoor amenity areas are to be located
primarily adjacent to both frontage roads and between the two residential
buildings. There is an open space block to the north that is owned by the
City of Ottawa and there will be landscaping and a walkway connection
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adjacent to this open space block. All site lighting is to be designed to
avoid spillover onto adjacent properties.

4.11.2.e) Loading Areas, Service Areas and Outdoor Storage. The
operational characteristics and visual appearance of loading facilities,
service areas (including garbage), parking and areas for the outdoor
storage of goods or materials should be mitigated using a variety of
methods. These uses should be located away from residences where
possible. All garbage areas will be within the building and there will be no
outdoor storage. There are no loading areas proposed.

4.11.2.f) Lighting. The potential for light spill over or glare from any
lighting source onto adjacent light-sensitive areas should be avoided or
mitigated. All external site lighting will have sharp cut off lighting to ensure
that there will not be spill over or glare onto adjacent properties.

4.11.2.g) Noise and Air Quality. The development should be located and
designed to minimize the potential for significant adverse effects on
adjacent sensitive uses. The mechanical and electrical rooms are to be
internal and part of the underground parking area .

Conclusions

The proposed development of a new 3 storey stacked unit rental building on the
property is consistent with many planning policies for these lands.

The site represents a sensitive infill development that will allow for:

a well designed contemporary building to be located within an established
neighbourhood that will add to the character of the street and the
neighbourhood

a centralized underground parking facility which results in all of the
provided parking on the site being underground and also will serve as the
location for the maijority of the bicycle parking for the development. This
allows for additional areas to be for landscaped areas rather than being
occupied by surface parking.

a new development that meets current zoning regulations in terms of
setbacks, building height, landscaping and amenity areas being provided
buffering through vegetation and setbacks to adjacent properties .

through the rezoning application being filed it will allow for ‘stacked’ units
which is a housing type that is permitted in the R4 zone but not the R3
zone that the lands are currently zoned for.

a parking count that reflects its proposed use for relatively small
residential units that are all 1 bedroom units in an area with public transit
routes immediately adjacent to the property and significant
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recreational/institutional and retail uses immediately across the road from
the property.

Through the site plan process there are a number of key engineering studies and
drawings required in support of the development. These studies show that the
site can be serviced through existing service connections along Phoenix
Crescent. The overall site drainage and grading has been designed based on
current City guidelines and will utilize roof top storage in order to control the
peak post development flows to the allowable release rate.

Landscaping will be provided along the side, front and rear yards and between
the two buildings to provide screening and buffering to adjacent properties and
to also enhance the amenity areas for residents of this development. The
proposed building height of this development is less than the permitted maximum
building height as outlined in the zoning by-law and privacy and noise issues will
be mitigated through building design.

It is our opinion that the proposed development is consistent with the Provincial
Policy Statement and the City of Ottawa Official Plan and relevant performance
standards in the Zoning By-law and site design standards. It is being proposed
at an appropriate scale of development and will be compatible with surrounding
land uses and will contribute to the overall housing supply in the community
surrounding the property.

The proposed development represents good land use planning that is in the
public interest and it is recommended for approval.

Should you have any questions or require anything further, please do not hesitate
to contact the undersigned.

P H Robinson Consulting

Yo

Paul Robinson RPP

P
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APPENDIX

LOCATION PLAN

SURVEY PLAN

SITE PLAN

UNDERGROUND PARKING PLAN

ARCHITECTURAL PLANS AND RENDERING OF THE PROPERTY FROM 10th LINE
AND PHOENIX CRESCENT

LANDSCAPE PLAN

SITE PHOTOS
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Site location. 10th Line to the east with Ray Friel Community Centre/Library on the east
side of 10th Line. Open space connection between Phoenix Crescent (to the west of
the subject property) and 10th Line to the immediate north of the subject property.

LOCATION PLAN
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GENERAL NOTES:

1. It is the responsibility of the appropriate contractor or
official to report any errors, omissions or discrepancies on
this plan with actual site conditions to the Landscape
Architect before proceeding with construction.

2. The contractor is to notify all utility companies and

authorities prior to any excavation and ascertain locations
underground services.

3. The contractor is to reinstate all areas and items
damaged as a result of construction activity.

4. The contractor is to comply with all pertinent codes and
by-laws.

5. The contractor is to maintain a positive surface run-off
throughout the entire construction period.

6. The Landscape Architect is not responsible for
subsurface conditions.

7. The contractor is to identify all existing trees to remain on
site with the Landscape Architect prior to construction.

8. The contractor is to stake the proposed location of all

plant material in conjunction with the Landscape Architect
prior to excavation.

9. Minimum distances for selected deciduous trees are as
follows:

- Building Foundations 7.5m
- Sidewalks 1.5m
- Public Streets 2.5m

- Underground Infrastructure 2.0m

10. All trees within 1m of underground utility trenches are to
be excavated by hand.

11. Remove all protective wrapping from tree trunks after
installation.

12. Staking of trees shall only be performed if necessary.

13. Ensure that muich is pulled back a min. distance of
75mm from base of tree trunk.
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w SCALE: NTS
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PLAN VIEW - NTS
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/"3, TREE PROTECTION FENCE
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PROTECTION
FENCING AS PER

POSTS TO BE
" SPACED AT 2.4m

REUIREMENT #3

REQUIREMENT #3

0.C. MAX. AS PER

GRADE

PROPOSED PLANT LIST

KEY | arv.

BOTANICAL NAME

COMMON NAME

SIZE

CONDITION

REMARKS

TREE

S

HL | 3
JL 3

TREE PROTECTION REQUIREMENTS:

1. PRIOR TO ANY WORK ACTIVITY WITHIN THE CRITICAL
ROOT ZONE (CRZ = 10X DIAMETER) OF A TREE, TREE
PROTECTION FENCING MUST BE INSTALLED
SURROUNDING THE CRITICAL ROOT ZONE AND REMAIN
IN PLACE UNTIL THE WORK IS COMPLETE.

2. UNLESS PLANS ARE APPROVED BY CITY FORESTRY
STAFF, FOR WORK WITHIN THE CRZ:
- DO NOT PLACE ANY MATERIAL OR EQUIPMENT
INCLUDING OUTHOUSES;
- DO NOT ATTACH ANY SIGNS, NOTICES OR
POSTERS TO ANY TREE;
- DO NOT RAISE OR LOWER THE EXISTING GRADE;
- TUNNEL OR BORE WHEN DIGGING;
- DO NOT DAMAGE THE ROOT SYSTEM, TRUNK,
OR BUNCHES OR ANY TREE;
- ENSURE THAT EXHAUST FUMES FROM ALL
EQUIPMENT ARE NOT DIRECTED TOWARD ANY
TREE CANOPY.
- DO NOT EXTEND HARD SURFACE OR
SIGNIFICANTLY CHANGE LANDSCAPING

3.TREE PROTECTION FENCING MUST BE AT LEAST 1.2m
IN HEIGHT, AND BE CONSTRUCTED OF RIGID OR
FRAMED MATERIALS (E.G. MODULOC « STEEL,PLYWOOD
HOARDING, OR SNOW FENCE ON A 2"X4" WOOD FRAME)
WITH POSTS 2.4m APART, SUCH THAT THE FENCE

Gleditsia triacanthos 'Draves'
Syringa reticulata

Japanese Tree Lilac

Street Keeper Honey Locust

60mm cal.
60mm cal.

B&B
B&B

Single leader

LOCATION CANNOT BE ALTERED. ALL SUPPORTS AND

BRACING MUST BE PLACED OUTSIDE OF THE CRZ, AND

INSTALLATION MUST MINIMISE DAMAGE TO EXISTING
ROOTS. (SEE DETAIL)

4. THE LOCATION OF THE TREE PROTECTION FENCING
MUST BE DETERMINED BY AN ARBORIST AND DETAILED
ON ANY ASSOCIATED PLANS FOR THE SITE.( E.G. TREE
CONSERVATION REPORT, TREE DISCLOSURE REPORT,

KEY

EXISTING TREE LIST

BOTANICAL NAME

QTY.
KEY

ETC). THE PLAN AND CONSTRUCTED FENCING MUST BE
APPROVED BY CITY FORESTRY STAFF PRIOR TO THE
COMMENCEMENT OF WORK.

COMMON NAME

SIZE

CONDITION

REMARKS

QTY.
5. IF THE FENCED TREE PROTECTION AREA MUST BE

TREES
REDUCED TO FACILITATE CONSTRUCTION, MITIGATION

*

MEASURES MUST BE PRESCRIBED BY AN ARBORIST AG
AND APPROVED BY CITY FORESTRY STAFF. THESE MAY AN
INCLUDE THE PLACEMENT OF PLYWOOD, WOOD CHIPS

OR STEEL PLATING OVER THE ROOTS FOR PROTECTION AP
OR THE PROPER PRUNING AND CARE OF ROOTS

WHERE ENCOUNTERED. MA

BY-LAWS: TC

AR AN D

ALL CITY-OWNED TREES ARE PROTECTED UNDER THE TO
MUNICIPAL TREES AND NATURAL AREAS PROTECTION UA
BY-LAW (2006-279). WITHIN THE URBAN AREA,

—_

PRIVATELY-OWNED TREES GREATER THAN 50cm IN

Acer ginnala
Acer negundo
Acer platanoides
Malus sp.

Tilia cordata
Thuja occidentalis
Ulmus americana

Amur Maple
Manitoba Maple
Freeman's Maple
Crabapple
Littleleaf Linden
White Cedar
American EIm

100mm dbh
150-400mm dbh
250mm dbh
200mm dbh
200-300mm dbh
100-200mm dbh
2x400-450mm dbh

Good
Fair-Good
Good
Good
Fair-Good
Good
Good

To be removed
See plan

To be removed
To be removed
See plan

To remain

To remain

DIAMETER ON LOTS 1 HECTARE IN SIZE OR LESS, AND
TREES GREATER THAN 10cm IN DIAMETER ON LOTS

GREATER THAN 1 HECTARE, ARE PROTECTED UNDER
THE URBAN TREE CONSERVATION BY-LAW (2009-200).

*DENOTES NUMEROUS
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View of the subject property from 10th Line (top photo) and from Phoenix Crescent
(bottom photo)
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