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1.0  
Introduction 
Fotenn Planning + Design (“Fotenn”) has been retained by Smart Living Properties & Forum Asset 
Management (“Forum/SLP”) to prepare this Planning Rationale and Design Brief in support of 
concurrent Zoning By-law Amendment and Site Plan Control applications to facilitate the proposed 
development on the lands municipally known as 15 & 17 des Oblats Avenue in the City of Ottawa. 
 
1.1 Application Overview 

Smart Living Properties and Forum Asset Management (Forum/SLP) purchased the property in April of 2021. Forum / SLP 
intends to retrofit the existing former vacant convent building and develop an addition on the northwest portion of the 
property located at 15 (17) des Oblats Avenue, the former site of the Convent of the Sisters of the Sacred Heart of Jesus 
Order. The proposed development consists of the adaptive reuse of the former convent into residential units, and a four 
(4) storey building addition on the northwest portion of the property that provides continuous connectivity to the existing 
T-shape building. The proposed retrofit and addition will contain a total of 284 residential rental units in 9,700 square 
metres of gross floor area, which includes 572 square metres of interior amenity space. The proposed development also 
includes 1,970 square metres of landscape area and 615 square metres for parkland dedication. 

 
To facilitate the development, concurrent Zoning By-law Amendment and Site Plan Control applications are being 
submitted. The property is currently split zoned Residential Fourth Density, Subzone UD, Urban Exception 1848 with a 
holding zone (R4UD[1848]-h) on the northern portion of the property and Residential Fifth Density, Subzone B, Urban 
Exception [1846]-h (R5B[1846]-h) on the southern portion. The Zoning By-law Amendment proposes to rezone the 
property to Residential Fifth Density, Subzone B with site-specific zoning provisions to permit the built form of the 
development as proposed, a height schedule and will remove the holding symbol (R5B[XXXX] H(XX)).  
 
This Planning Rationale and Design Brief will assess the proposed development at 15(17) des Oblats Avenue against the 
applicable policy and regulatory framework to determine if the development is appropriate for the site and compatible 
with adjacent developments and the surrounding community.  
 
1.2 Application History 

A motion was brought forward at the March 9th, 2021, Built Heritage Committee to add 15 des Oblats Avenue to the City 
of Ottawa Heritage Register and for staff to review the property to determine if it meets the criteria under Ontario 
Regulation 9/06 for designation under part IV of the Ontario Heritage Act. This motion was amended to reflect the 
submitted Cultural Heritage Opinion Letter prepared by Robertson Martin Architects, in which staff agreed that the subject 
property was not a strong candidate for heritage designation. The amended motion directed staff to explore meaningful 
commemoration of the role and contribution of the Sisters of the Sacred Heart of Jesus through the Site Plan Control 
process. Honouring these women and their work in education, health care and social services should reflect but not be 
limited to the direction contained in the Ottawa East Secondary Plan to retain the grove of trees and statue of the Blessed 
Virgin located to the west of the existing convent.  

 
A pre-application consultation meeting was held on May 27, 2021, where comments were provided by City Staff on June 
7, 2021, and changes to the plan were made based on these comments. Upon completion of the recommended changes, 
an engagement process commenced, which included two (2) meetings with Councillor Menard and select members of the 
Old Ottawa East Community Association (OOECA), one (1) meeting with the OOECA Planning Committee, and one (1) public 
meeting facilitated by Councillor Menard that included the broader public.  
 
The initial meeting with Councillor Menard, held on March 29, 2022, provided an overview of the application. As a result 
of this initial meeting, Forum / SLP and Fotenn presented the proposed development at the OOECA monthly Planning 
Committee meeting on April 5, 2022, and a subsequent Mainstreeter article was written about the proposal. A second 
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meeting requested and facilitated by Councillor Menard was held on May 17, 2022. Finally, a public meeting open to the 
broader community was held on June 28, 2022, where the proposed development was presented, outlining the changes 
from the initial meeting with Councillor Menard and the OOECA Planning Committee.  
 
Comments have been received from members of the public and OOECA, which have been considered in the refinement of 
the proposed development, as outlined below.  
 
Comments Response  

Relocation of the Virgin Mary Statue  The existing Virgin Mary statue will be relocated to the 
northeast side of the property along Springhurst Avenue 
within lands that are proposed to be dedicated as parkland 
to the City. This ensures that the statue is in a public space 
accessible to the community. The relocation of the statue 
has been supported by City of Ottawa Heritage Staff in the 
Pre-Application Consultation meeting.   

Location of the addition in proximity to the properties 
along the western property line  

The main wall of the proposed addition will be setback 5.69 
metres, with a portion of the addition closest to Springhurst 
Avenue setback 4.17 metres. The existing zoning requires a 
setback of 1.5 metres. The proposed setbacks are greater 
than what is required as of right, and in doing so ensures 
that the addition to the existing building creates a cohesive 
street wall with adjacent developed properties.  

Overlook and nuisance from the rooftop amenity space The enclosed rooftop amenity space was originally 
proposed on the Oblats frontage. In response to comments, 
the rooftop amenity was relocated to the westerly portion 
of the proposed addition and a 4.0 metre setback has been 
provided away from the western limit of the proposed 
addition.  This will screen the outdoor roof-top amenity 
area from the existing units to the west. The enclosed 
rooftop amenity space will also include windows on the 
north, south and eastern face of the projection, with no 
windows proposed on the western face. Further, the 
rooftop amenity space has been located away from the 
northern edge of the addition, located in line with the 
southern portion of the addition. The rooftop amenity 
space will look over the proposed internal courtyard. A 
green buffer will be provided between amenity spaces and 
the edges of the building, providing additional space to the 
nearby properties and will prevent overlook from those 
enjoying the space.    

Level of density compared to the surrounding 
developments (135 units at The Corners on Main and 235 
units at Milieu/Ballantyne)  

The Secondary Plan sets out a minimum number of new 
dwelling units and jobs for the Oblats Lands, Sacre Coeur 
area of 1,000 units.  While the density is more than the 
neighbouring condominium buildings, the proposal 
provides smaller, more efficient rental units that have 
access to appropriate amenity spaces. The smaller units 
add much needed housing supply and inherently, more 
attainable rental rates. The site can support the density as 
proposed. 
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Proposed pathway along the west property line is too 
narrow and is seen as an area where people can cause a 
nuisance  

The width of the pathway is determined by the existing 
building and its proximity to the western property line. A 
1.5 metre mid-block connection has been provided along 
this property line, as it is the only location on the site with 
sufficient space to formalize this needed link. Units along 
this mid-block connection will provide for passive 
surveillance of the area.   

Parking concerns with the reduced parking amount  Measures such as increased bicycle parking has been 
considered when reducing parking on site. A total of 291 
interior and 8 exterior bicycle spaces are proposed. 
Additionally, some of the proposed parking spaces are 
proposed to be used for car-sharing services which 
provides an alternative travel mode for individuals without 
personal vehicles. At the time of rental, it will be clearly 
stated that there is no parking available for tenants.  

Target demographic of students and young professionals 
is of concern due to the transient community and yearly 
turnover  

The proposed development would provide 284 rental units 
in an established community with existing infrastructure, 
community amenities and proximity to transit, jobs and 
resources. The demographics of residents will depend on 
the market and who finds this form, cost, and location of 
housing desirable.  The length of tenure will be no less than 
a year. 

Concern over loss of natural light and shadows from the 
proposed development  

As the proposal is for a four storey low-rise apartment, City 
Staff have not required a shadow study to be submitted as 
part of this application.  
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2.0  
Site Context and Surrounding Area 
The subject property, municipally knows as 15 des Oblats Avenue, is located on the north side of des Oblats Avenue, east 
of Main Street (Ward 17), south of Springhurst Avenue and west of Parish Private in the City of Ottawa. The subject 
property has approximately 98.8 metres of frontage on des Oblats Avenue and 99.9 metres of frontage on Springhurst 
Avenue, with a total site area of approximately 6,777 square metres (0.68 hectares) (Figure 1).  
 

 
Figure 1. Aerial image of the subject property, surrounding area and proximity to transit.  
 
The subject property is currently developed with an existing vacant four (4) storey T-shaped building. The original building 
along Oblats Avenue was constructed in 1915, with additional floors added to the building in 1926 and the back wing 
creating the T-shape along Springhurst Avenue added to the building in 1954. Prior to dividing the land into two sites in 
2008, the parcel of land that the existing building is situated on extended further west to Main Street. Upon Domicile’s 
purchase and eventual development on the new lot to the west, the Statue of the Blessed Virgin Mary was relocated to 
its current location.  
 
The existing building is currently vacant and proposed to undergo internal renovation. A parkette which contains the statue 
of the Blessed Virgin Mary and associated grove trees is located along Springhurst Avenue behind the west wing of the 
building. Surface parking is located off Springhurst Avenue, to the east and west side of the middle portion of the existing 
building. Additional surface parking is located along des Oblats Avenue, in front of the main entrance to the existing 
building. Approximately 50 parking spaces are currently located on the subject property.   
 
Access and egress to and from the site is from Springhurst Avenue and des Oblats Avenue. The access on Springhurst 
provides a direct connection to the surface parking lot at the rear of the building, while the access on des Oblats Avenue 
provides a direct connection to the surface parking lot at the front of the building. There is no curb in front of the surface 
parking on des Oblats Avenue, and as such the parking area appears as if it is a continuation of the road right-of-way. Some 
of these parking spaces appear to be located within the City’s right-of-way.   
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Despite a large portion of the property being developed with the existing T-shaped building and hardscaped parking, there 
are some grassed areas, as well as several mature trees located across the site. There is a cluster of trees located at the 
front of the west wing of the building on des Oblats Avenue, a large tree at the rear of the existing building and east of the 
current commemorative park and statue, and two large trees behind the east wing of the existing building. The trees 
located at the rear of the property are included in the City’s Urban Tree Canopy.  
 

 
Figure 2. Images of the subject property and surrounding area 
 
2.1 Surrounding Area 

The subject property is in the Old Ottawa East neighbourhood, between the Rideau Canal and the Rideau River. Main 
Street, a major north-south arterial road within Old Ottawa East is located approximately 110 metres west of the subject 
property, while the Rideau River and its adjacent pathways are located approximately 200 metres east of the subject 
property. The area surrounding the property is characterized by a broad mix of uses and building typologies including low 
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and mid-rise residential and mixed-use buildings, commercial buildings and institutional uses. Gradual infilling of the 
surrounding neighbourhood has occurred, as seen along Main Street and throughout the residential area north of the 
subject property.  
 

 
Figure 3. Site and Surrounding Area 
 
The surrounding uses can be described as follows:  
 
North: Across Springhurst Avenue, to the north of the subject property are residential dwellings. These dwellings appear 
to be primarily detached dwellings, although there is one semi-detached dwelling located directly across from the subject 
property. These dwellings range in height from single-storey structures up to 3-storey structures. Further north of the site 
is a residential neighbourhood, bound by Highway 417. The neighbourhood is made up primarily of residential dwellings 
that range in form, from detached and semi-detached dwellings to low-rise apartment buildings. Building heights of up to 
11 metres are permitted in this neighbourhood. Hawthorne Avenue Parkland is located at the edge of this neighbourhood, 
just south of Highway 417, with Lees Avenue, an east-west arterial road, located approximately 200 metres north of the 
subject property. Approximately 750 metres northeast of the subject property is the University of Ottawa – Lees Campus 
and the Lees LRT Station, which provides efficient transit connections throughout the City and to the main campus of the 
University of Ottawa.  

 
East: Directly abutting the subject property to the east are townhouses that front onto Springhurst Avenue. The subject 
property also abuts Parish Private, a private road that is included as part of the Greystone Village development. Across 
from Parish Private, to the east, are newly constructed townhouses. Further east of the site is another portion of the 
Greystone Village development, specifically the Greystone Village Retirement building, the Rideau River and associated 
Rideau River Nature Trail.   
 
South: The subject property abuts des Oblats Avenue to the south. Across from des Oblats Avenue is Deschatelets Avenue 
and a portion of Greystone Village under construction. In the future, a mid-rise apartment building will be located at this 
intersection of des Oblats Avenue and Deschatelets Avenue. The remainder of the Greystone Village that will be 
constructed south of the subject property will be a mix of low and mid-rise buildings. The development will feature 
residential, mixed-use, and commercial uses. Further south of the site, approximately 180 metres away, is the Saint Paul 
University campus, and south of that is a residential neighbourhood. This neighbourhood includes a park along the Rideau 
River that includes a baseball diamond, tennis court, swimming pool, playground and skating rink, among other features.  
 
West: Abutting the subject property to the west is a residential apartment building with a mid-rise profile along Oblats 
Avenue and low-rise profile along Springhurst Avenue Connected to that building via enclosed walkway is a mixed-use 
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building with heights ranging from low- to mid-rise, and a mix of commercial uses at grade with residential on the upper 
floors. Further west of the site are several schools, such as Immaculata High School, École élémentaire catholique Au Coeur 
d’Ottawa, and St. Nicholas Adult High School Central. There are also many religious institutions, such as the Sagrada Family 
Parish/Holy Family Parish, Church of the Ascension, Ottawa Chinese Bible Church, among others. Many of these schools 
and religious institutions are located on Main Street, a designated Traditional Mainstreet and arterial road that runs down 
the center of the Old Ottawa East neighbourhood. Lastly, the Old Ottawa East neighbourhood, in general, is bound by the 
Rideau Canal to the west.   
 
2.2 Road Network  

The subject property is located approximately 110 metres east of Main Street and 210 metres south of Lees Avenue, which 
are both designated as Arterial Roads pursuant to Schedule E (Urban Road Network) in the City of Ottawa’s Official Plan 
(Figure 4). Arterial roads are intended to move traffic through the city in conjunction with lower-order roads. As Arterial 
Roads, Main Street and Lees Avenue provide efficient vehicular connections to the Downtown Core (via Colonel By Drive), 
the Provincial Highway, and to surrounding neighbourhoods.  
 

 
Figure 4. Extract of Schedule E – Urban Road Network, from the City of Ottawa’s Official Plan 
 
2.3 Transportation  

Pursuant to Schedule D (Rapid Transit and Transit Priority Network) of the Official Plan, the property is in close proximity 
to existing transit. The entirety of the property is within an 850 metre (approx. 820 metre walking distance) radius of the 
existing Lees LRT Station. The Lees Transit Station was part of Phase 1 of the Confederation Line which provides efficient 
connections between Tunney’s Pasture at its west end and Blair Station at its terminus to the east. Additionally, Schedule 
D identifies a Transit Priority Corridor with isolated measures just south of Highway 417, approximately 350 metres from 
the subject property (Figure 5).  
 



 

August 2022  15 & 17 des Oblats Avenue 
Planning Rationale + Design Brief 

 

The subject property is also well served by local bus transit, with three bus stops located at the corner of Main Street and 
des Oblats Avenue, approximately 110 metres walking distance west of the property. These bus stops service OCTranspo 
Bus Routes #5, #16, and #55. Stations are located on both the east and west side of Main Street. Bus Route #5 generally 
runs in a north-south direction and provides a connection from Billings Bridge at its south end and Laurier Avenue East at 
its north terminus. Bus Route #16 currently travels in an east-west direction and provides a connection from Main Street 
and des Oblats Avenue in the east to Tunney’s Pasture/Westboro at its west terminus. Additionally, Bus Route #55 
generally runs in an east-west direction as well, with the Elmvale Shopping Centre at its terminus to the east and Westgate 
Shopping Centre at its terminus to the west.  

 

 
Figure 5. Extract of Schedule D - Rapid Transit and Transit Priority Network, of the City of Ottawa’s Official Plan 
 
2.4 Active Transportation  

The subject property is well-served by the greater cycling network (Figure 6). Pursuant to Schedule C (Primary Urban 
Cycling Network) of the Official Plan, Main Street and Lees Avenue are identified as cycling spine routes providing increased 
access to the greater cycling network. This allows cyclists to connect to various other routes throughout that city and rapid 
transit, promoting multi-modal transportation.  
 
The site is also well serviced by city-wide and community-level multi-use pathways along the Rideau Canal pathway and 
the Rideau River Nature Trail, as identified on Schedule C. Additionally, the site is located approximately 850 metre walking 
distance from an identified Cross-Town Bikeway, which provides continuous connectivity of cycling infrastructure over 
long distances, as well as on-road and off-road facilities to provide comfort for cyclists.  
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Figure 6. Extract of Schedule C - Primary Urban Cycling Network, of the City of Ottawa’s Official Plan 
 
2.5 Neighbourhood Amenities 

The subject property is in the established Old Ottawa East neighbourhood, between the Rideau Canal and the Rideau River. 
The subject property enjoys proximity to many neighbourhood amenities including a variety of small and locally oriented 
commercial uses such as restaurants, coffee shops, and retail shops. The neighbourhood also benefits from access to one 
(1) large grocery store, Loblaw’s at 64 Isabella Street, located west of the Rideau Canal (approx. 900 metre walking distance 
from the site). A smaller grocery store is located within an approximate 150 metre walking distance from the subject 
property.  
 
As outlined in Figure 3 above, the site is well-served with respect to parks, community facilities and institutions being 
within walking distance of the following:   

/ Immaculata High School;  

/ Calvary Baptist Church;  

/ Lady Evelyn Alternative School;  

/ Rainbow Kidschool;  

/ Church of the Ascension;  

/ St. Nicholas Adult High School, Central;  

/ Ecole elementaire catholique Au Coeur 
d’Ottawa; 

/ Riverside Montessori Pre-School;  

/ Saint Paul University Campus;  

/ Ottawa East Community Garden;  

/ Brantwood Park; and  

/ Springhurst Park. 
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3.0  
Proposed Development and Design Brief 
3.1 Proposed Development  

Forum / SLP is proposing to renovate the interior of the existing building and construct a four (4) storey residential L-
shaped addition (Figure 7). The interior renovations and addition will result in a total of 284 units of varying sizes. The unit 
size breakdown includes 227 studio units, 13 one-bedroom units, 19 two-bedroom units, and 25 three-bedroom units. The 
proposed addition has a total height of 14.5 metres, with a 3.5 metre projection above the fourth floor devoted to amenity 
space only.  
 
The development proposes to maintain the existing building while locating the addition on the northwestern portion of 
the property, connecting to the west wing of the existing building. The proposed addition will replace the existing park 
that contains the statue of the Blessed Virgin Mary, as well as a surface parking lot. This open space will be relocated to 
the northeast side of the property, east of the proposed surface parking lot by way of parkland dedication.  
 
The proposed development will include 20 vehicle parking spaces which will be in the existing surface parking lot located 
off Springhurst Avenue. It is proposed that the eight (8) parking spaces that currently exist along des Oblats Avenue will 
be reconfigured into on-street lay-by parking including on loading space for deliveries or larger vehicles. A total of 291 
interior bicycle parking spaces will be located at the basement level as part of the proposed development and 8 exterior 
bicycle parking spaces will be provided at the building entrance off Springhurst Avenue, providing a greater than 1:1 ratio 
of bicycle parking spaces to units. Access to the interior bicycle parking will be from the ground floor through an elevator. 
The proposed development will also be designed to included geothermal energy, which will contribute to the sustainability 
of the adaptive reuse project.  

 
As a co-living housing typology, emphasis has been given to quality and quantity of amenity space. Common amenity space 
is located throughout the building with a lounge on each floor, as well as the indoor amenity space above the fourth storey. 
Outdoor amenity space is provided for on the rooftop of the new addition and within the courtyard created by connecting 
the addition to the existing building. A total of 1,034 square metres of indoor amenity space is proposed, while 1,800 
square metres of soft landscaping at-grade will be provided. In total, 2,834 square metres of amenity space is proposed as 
part of this development.  
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Figure 7. Illustrative Site Plan, extracted from the submitted architectural Site Plan  
 
3.2 Site & Building Design  

In designing the proposed development, many components were considered to respond to the existing and planned 
context, and to ensure liveability for future residents of the development. The following sections outline and describe 
these considerations.  
 
3.2.1 Building Massing and Scale  
The proposed addition respects the existing neighbourhood context by locating residential units within the proposed 
addition within the first four-storeys of the building. The enclosed rooftop amenity space of the proposed development 
has been stepped back 2.7 metres from the northern edge and 4.0 metres from the western edge of the addition. The 
design of the indoor amenity space and building stepbacks provides for a transition between the nearby residential 
dwellings to the north and the abutting mid-rise residential building to the west (Figure 8).  
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Figure 8. Birdseye perspective of the proposed addition from the northeast 
  
In addition to the use of stepbacks for the proposed indoor amenity space, the mass of the proposed addition has been 
located in an area already characterized by building mass and density along the western property line, a “landscape 
boarder” feature has been located along the edge of the roof. Locating new units in this location provides a transition to 
the low-rise residential to the east. The proposed addition’s massing will be broken up using fenestration and materiality. 
The west wall of the enclosed rooftop amenity space will not contain any windows, mitigating any overlook concerns. An 
increased setback from the front lot line on Springhurst Avenue than what is required in the R5B zone is proposed (3.5 
metres proposed vs. 3.0 metres required), providing additional transition between the low-rise residential neighbourhood 
to the north, and additional opportunities for greenspace on the property.  

 
 

 
Figure 9. North elevation of the proposed addition 
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Figure 10. south elevation of the proposed development 
 

 
Figure 11. East elevation of the proposed addition 

 
Figure 12. West elevation of the proposed development 
   
3.2.2 Views 
The addition’s location along Springhurst Avenue is clearly visible, however the addition does not overpower the roofline 
of the existing convent building or the surrounding buildings, particularly the low-rise apartment building to the west. 
Increased fenestration on the proposed addition as compared to the existing building is visually interesting. The projecting 
enclosed amenity space has been stepped back from the western and northern edge of the addition, providing an area for 
a green buffer that will limit overlook onto the abutting and adjacent neighbours. Similarly, the rooftop amenity space on 
top of the fourth floor has also been stepped back from the northern edge of the addition and will have a green buffer 
limiting overlook on the properties north of Springhurst Avenue. No windows are proposed on west façade of the enclosed, 
rooftop amenity space. 
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Figure 13. View along Springhurst Avenue from the northeast 
 

 
Figure 14. View along Springhurst Avenue from the northwest 
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Figure 15. Landscape Plan, outlining the rooftop amenity space and interior courtyard  
 
 

 
Figure 16. View from des Oblats Avenue 
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3.2.3 Alternative Building Layouts 
The design of the proposed addition went through several iterations, including designs that proposed the building mass 
across most of the Springhurst frontage. Other designs included the projecting amenity space and rooftop amenity space 
on the top of the east wing of the existing structure, which was larger in area, however these designs removed space at-
grade for landscaping and at-grade amenities.  
 

 
Figure 17. Development Concepts prior to pre-application consultation meeting in May 2021 
 

 
Figure 18. Development Concept presented at the pre-application consultation meeting in May 2021 
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Figure 19. Development Concept presented to the Old Ottawa East Community Association in March 2022 
 
Considering the different concepts and the comments received, it was decided to proceed with a development, with 
reduced massing along Springhurst Avenue, maintaining the low-rise interface along this street to blend in with what 
already exists along the south side of Springhurst Avenue. Additionally, the reduction in massing along Springhurst Avenue 
provides a larger area for the relocation of the statue of the Blessed Virgin Mary among retained trees that would be 
protected for in a new public park.  
 
In response to the comments received during the public consultation the amenity space was moved to the addition and 
reduced in size to limit overlook on the townhouses to the east of the proposed development, limit the construction 
impact of an addition on the existing structure and provide for a screen to the outdoor amenity area on the addition. 
 
3.2.4 Sustainability  
The proposed development will be serviced with geothermal energy, a renewable energy resource. Geothermal energy is 
generated within the Earth, that is then harvested using boreholes, for human use to heat buildings and provide electricity. 
The geothermal system is an efficient system that uses approximately 60% to 75% less energy than conventional heating 
and cooling systems. Geothermal is considered a long-term solution for sustainability, which has been identified as a 
priority by the City of Ottawa.  
 
On a large, city-scale, the use of geothermal energy for this project contributes to greener and more sustainable projects 
within Ottawa. On a site-specific scale the use of a geothermal system creates additional rooftop space by removing 
traditional HVAC components from the mechanical penthouse. The additional rooftop space is being utilized for the 
projecting amenity space and the outdoor rooftop amenity space, contributing to the quality amenity space that is 
emphasized in the co-living housing model. The use of geothermal energy also contributes to natural snow removal 
through snow melt, as opposed to removal using snow ploughs and other gas powered machinery.  
 
Additional sustainability features of the proposed development include the adaptive reuse of an existing structure instead 
of demolition. Maintaining the existing building will result in less waste being contributed to City of Ottawa landfills.   
 
3.3 Pedestrian Experience and Public Realm  

The proposed development includes the relocation of the statue of the Blessed Virgin Mary from the northwest corner of 
the property to the northeast corner of the property. The proposed relocation will place it in the new park to be easily 
accessible from Springhurst Avenue and the greater neighbourhood. The park has been placed in this area of the property 
to preserve the existing mature trees on the property. During the Pre-Application Consultation the City identified mature 
trees on the property that should not be removed, and as such the proposed development has ensured that no residential 
addition is built in this area and instead the commemorative park for the Sisters of the Sacred Heart of Jesus and the statue 
of the Blessed Virgin Mary are relocated to this portion of the property.  
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The proposed development also includes a pedestrian walkway (referenced as the mid-block connection) along the 
western property line between the proposed development and the abutting The Corners on Main development, as 
outlined in Figure 20. This mid-block connection provides direct access between des Oblats Avenue and Springhurst 
Avenue.  
 
Passive surveillance of the proposed pedestrian mid-block connection will occur through the location of dwelling units on 
both sides, with the addition and existing building on the east side of the pathway also providing lighting to this space. 
Through this development application, the walkway is becoming a formalized feature of the neighbourhood, as it is 
something that is already being used. By properly planning this mid-block connection, through this development will 
ensure that proper maintenance is provided along with the appropriate safety considerations (signage, bollards, lighting) 
for this desired community link.  

 
Figure 20. Cross Section (left) of Proposed Mid-Block Connection indicated on the Site Plan (right)  
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4.0  
Policy and Regulatory Framework 
4.1 Provincial Policy Statement, 2020 

The Provincial Policy Statement, 2020 (PPS) provides direction on matters of provincial interest related to land use planning 
and development. The Planning Act requires hat decisions affecting planning matters “shall be consistent with” policy 
statements issued under the Act, which includes the PPS.  
 
The PPS supports the goal of enhancing the quality of life for residents of Ontario, including the protection of public health 
and safety, the quality of the natural and built environment, and resources of provincial interest. The PPS also recognizes 
that the “long-term prosperity and social well-being of Ontario depends upon planning for strong, sustainable and 
resilient communities for people of all ages…”. The policies of the PPS support building strong healthy 
communities, wise use and management of resources, and protecting public health and safety. The following 
PPS policies are applicable to the proposed development.  
 
4.1.1 Section 1.0 – Building Strong Healthy Communities 
Section 1.0 of the PPS recognizes that “efficient land use and development patterns support sustainability by promoting 
strong, liveable, healthy and resilient communities…” and provides policies to achieve these healthy communities 
throughout Ontario. Within this section, the policies applicable to the site and proposed development are as follows: 

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

a) promoting efficient development and land use patterns…; 

b) accommodating an appropriate affordable and market-based range and mix of residential types, 
employment,…, and other uses to meet long-term needs; 

e) promoting the integration of land use planning, growth management, transit-supportive 
development, intensification, and infrastructure planning to achieve cost-effective development 
patterns…; and 

g) ensuring that necessary infrastructure and public service facilities are or will be available…. 

 

/ 1.1.3.2: Land use patterns within settlement areas shall be based on densities and a mix of land uses which: 
a) efficiently use land and resources;  

b) are appropriate for, and efficiently use, the infrastructure and public service facilities which are 
planned or available…; 

e) support active transportation; and 

f) are transit-supportive, where transit is planned, exists or may be developed. 
 

/ 1.1.3.3: Planning authorities shall identify appropriate locations and promote opportunities for transit-
supportive development, accommodating a significant supply and range of housing options through 
intensification and redevelopment where this can be accommodated taking into account existing building 
stock or areas, including brownfield sites, and the availability of suitable existing or planned infrastructure 
and public service facilities required to accommodate projected needs. 

 

/ 1.4.3: Planning authorities shall provide for an appropriate range and mix of housing options and densities to 
meet projected market-based and affordable housing needs of current and future residents of the regional 
market area by: 
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b) permitting and facilitating: 1. all housing options required to meet the social, health, economic and 
well-being requirements of current and future residents, including special needs requirements and 
needs arising from demographic changes and employment opportunities; and 2. all types of 
residential intensification, including additional residential units, and redevelopment in accordance 
with policy 1.1.3.3; 

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; 

d) promoting densities for new housing which efficiently use land, resources, infrastructure, and public 
service facilities, and support the use of active transportation and transit in areas where it exists or 
is to be developed; 

e) requiring transit-supportive development and prioritizing intensification, including potential air 
rights development, in proximity to transit, including corridors and stations; and 

f) establishing development standards for residential intensification, redevelopment and new 
residential development which minimize the cost of housing and facilitate compact form, while 
maintaining appropriate levels of public health and safety. 

 

/ 1.5.1: Healthy, active communities should be promoted by: 

a) planning public streets, spaces, and facilities to be safe, meet the needs of pedestrians, foster social 
interaction, and facilitate active transportation and community connectivity; 

 

/ 1.7.1: Long-term economic prosperity should be supported by: 

b) encouraging residential uses to respond to dynamic market-based needs and provide necessary 
housing supply and range of housing options for a diverse workforce; 

d) maintaining and, where possible, enhancing the vitality and viability of downtowns and mainstreets; 
and 

e) encouraging a sense of place, by promoting well-designed built form and cultural planning, and by 
conserving features that help define character, including built heritage resources and cultural 
heritage landscapes. 

 

/ 1.8: Planning authorities shall support energy conservation and efficiency, improved air quality, reduced 
greenhouse gas emissions, and preparing for the impacts of a changing climate through land use and 
development patterns which: 

a) promote compact form and a structure of nodes and corridors; 

b) promote the use of active transportation and transit in and between residential, employment 
(including commercial and industrial) and institutional uses and other areas; and 

e) encourage transit-supportive development and intensification to improve the mix of employment 
and housing uses to shorten commute journeys and decrease transportation congestion. 

 

/ Section 2.6 of the PPS provides policy direction related to Cultural Heritage and Archeology and states: 

− Significant built heritage resources and significant cultural heritage landscapes shall be conserved (2.6.1); 
and, 

− Planning authorities shall not permit development and site alteration on adjacent lands to protected 
heritage property except where the proposed development and site alteration has been evaluated and 
it has been demonstrated that the heritage attributes of the protected heritage property will be 
conserved (2.6.3). 
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The proposed development is consistent with the Provincial Policy Statement. As a property located in an established 
neighbourhood and within proximity of a Transit Priority Corridor and LRT Station, the proposed addition advances the 
provincial goals of healthy, liveable, and safe communities that efficiently use infrastructure, improve the range and 
mix of housing types, and support transit use. This is done while honouring the heritage resources and recognizing the 
cultural contributions of the past uses on the subject site. 
 
4.2 City of Ottawa Official Plan  

The Official Plan promotes efficient land-use patterns through intensification of locations strategically aligned with the 
transportation network and specifically the rapid transit network. Section 2.2.2 addresses the management of growth 
within the urban area and recognizes that intensification is generally the most cost-effective pattern of development for 
the provision of municipal services, transit, and other infrastructure. Consequently, the Plan directs growth to locations 
with significant development potential. 
 
Policy 1 of Section 2.2.2 defines residential intensification as the “intensification of a property, building or area that results 
in a net increase in residential units or accommodation and includes:  

/ Redevelopment (the creation of new units, uses or lots on previously developed land in existing 
communities), including the redevelopment of Brownfield sites; 

/ 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; 

/ The conversion or expansion of existing industrial, commercial and institutional buildings for residential use; 
and, 

/ The conversion or expansion of existing residential buildings to create new residential units or 
accommodation, including secondary dwelling units and rooming houses.” 

 
The proposed development represents residential intensification as defined by Section 2.2.2, Policy 1 of the Official 
Plan.  
 
Policy 10 of Section 2.2.2 states that intensification may occur in a variety of built forms provided urban design and 
compatibility objectives are met. Policy 11 states that the distribution of appropriate building heights will be determined 
by:  

/ The location in a target area for intensification or by proximity to a rapid transit station or transit priority 
corridor, with the greatest height and the tallest building heights being located closest to the station or 
corridor; and  

/ The design and compatibility of the development with the surrounding context and planned function as 
detailed in Section 4.11 (discussed below), with buildings clustered with other buildings of similar height.  

 
While the Official Plan identifies specific land use designations as target areas for intensification, Policy 22 of Section 2.2.2 
states that the City also supports compatible intensification in other locations 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, discussed in further detail below.  
 
The proposed development achieves residential intensification through the conversion and expansion of the existing 
building on the property into additional residential units. Though not located in an identified Target Area for 
Intensification, the subject property can support the proposed addition due to the context, configuration and size of 
the property. The subject property is located in an area with a variety of uses and building heights in the General Urban 
Area. Main Street consists of a variety of commercial uses, while Lees Avenue and Hawthorne Avenue to the north are 
identified as Corridors which expand upon the uses of the area as well. The development provides a design that is 
compatible with the adjacent existing development and provides an appropriate building height and form.  
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The proposed use for the site conforms to the intent of the Official Plan policies on managing growth within the City, 
where intensification in the General Urban Area is to relate to the existing community character and contribute to a 
balance of housing types and tenures. The proposed development is consistent with the existing and planned scale and 
character of development in the area.  
 
4.2.1 Land Use Designation  
 
The subject property is designated General Urban Area on Schedule B (Urban Policy Plan) in the City of Ottawa Official 
Plan (Figure 21). The General Urban Area designation permits the development of a range and choice of housing types to 
meet the need of all ages, incomes and life circumstances, in combination with conveniently located employment, retail, 
service, cultural, leisure, entertainment and institutional uses. The intent of the General Urban Area is to contribute to the 
formation of healthy and complete neighbourhoods.  
 

 
Figure 21. Extract of Schedule B – Urban Policy Area, of the Official Plan 
 
Policy 1 of Section 3.6.1 notes the General Urban Area designation permits many types of densities of housing, as well as 
employment, retail uses, service, industrial, cultural, leisure, greenspace, entertainment, and institutional uses.  
 
Policy 2 states that new development must follow the design and compatibility directives included in Section 2.5.1 and 
Section 4.11 of the Official Plan.  
 
Policy 3 states that building height in the General Urban Area will continue to be predominantly low-rise (up to four 
storeys), however secondary plans or zoning may permit building heights greater than four storeys.  
 
Furthermore, Policy 4 outlines that notwithstanding Policy 3, new taller buildings may be considered for sites that:  

/ Front an Arterial Road on Schedule E or F of this Plan and which are:  

− Within 800 metres walking distance of a Rapid Transit Station on Schedule D of this Plan, or  
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− On a Transit Priority Corridor on Schedule D of this Plan;  

/ Are in an area characterised by taller buildings or sites zoned to permit taller buildings.   
 
Policy 5 states that intensification within the urban area is supported where it complements the existing pattern and scale 
of development and planned function of the area. When considering a proposal for residential intensification through infill 
or redevelopment in the General Urban Area, the City will:  

/ Assess the compatibility of new development as it relates to existing community character so that it enhances 
and builds upon established patterns of built form and open spaces;  

/ Consider its contribute 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 

 
The proposed development seeks to redevelop the subject property with a compatible built form that fits well within 
the existing community through its low- rise profile. The proposed development maintains the existing convent building, 
renovating the inside of the building with residential units. The proposed addition is considered low-rise with the indoor 
amenity space located within a permitted projection above the height limit. The immediate context of the surrounding 
area consists of buildings that range in height from low-rise (along Springhurst Avenue) to mid-rise (along des Oblats 
Avenue). The heights along Springhurst range from two to three storey single detached dwellings on the north side of 
Springhurst Avenue and four to six storey residential and mixed-use buildings on the south side of Springhurst Avenue. 
The heights along Oblats Avenue range from three storey townhouses to six storey mixed-use residential apartment 
buildings on the north side of Oblats Avenue and six-storey to nine-storey residential and mixed-use buildings on the 
south side of Oblats Avenue.  

 
The proposed development maintains the character of the retained convent building by matching the exterior 
materiality for the addition and will contribute to the variety of housing types and tenures in a desirable location that 
is walkable to many amenities and services within the inner urban area of the City. The proposed development will 
consist of 284 rental units that range in size from studio units to three-bedroom units. The breakdown of units consists 
of 227 studio units (11 barrier free), 13 one-bedroom units (4 barrier free), 19 two-bedroom units (2 barrier free), and 
25 three-bedroom units (9 barrier free).  
 
4.2.2 Urban Design, Liveable Communities  
Section 2.5 of the Official Plan describes the basics of liveable communities – good housing, employment, ample 
greenspace, and a sense of history and culture – and proposed to create more liveable communities by focusing on 
community design and collaborative community building. Community design engages with the details of how buildings 
and landscapes relate. The Official Plan states that compatible development is development that is not necessarily the 
same as or similar to existing buildings, but that enhances and coexists with existing development without undue adverse 
impacts on surrounding properties. It is development that fits well and works well with its surroundings. Broadly applicable 
design objectives are outlined in Section 2.5.1 of the Official Plan, while more specific compatibility criteria are set out in 
Section 4.11 of the Official Plan.  

 
The proposed development is of a compatible form and typology. The proposed development is an adaptive re-use 
project that is maintaining the existing structure, with any new additions maintaining a low-rise building form (four-
storeys). Consideration has been taken to design elements of the addition and the property in general to mitigate 
negative impacts on the adjacent neighbourhoods, as described in greater detail below.  
 
The proposed development responds to the design objectives of Section 2.5.1 in the following ways:  
 
1. It enhances the sense of community and creates a sense of identity:  

/ The proposed development will enhance the sense of community by locating an attractive building façade 
along the des Oblats Avenue frontage and along the Springhurst Avenue frontage.  

/ The proposed development maintains the exterior of the existing convent of the Sisters of Sacred Heart of 
Jesus, which ensures the identity of the site remains.  
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2. It defines quality public and private spaces through development:  

/ The development proposes a new pathway between des Oblats Avenue and Springhurst Avenue.  

/ The development proposes a new location for the statue of the Blessed Virgin Mary along with a park to 
commemorate the Sisters of the Sacred Heart of Jesus convent, on the northeast portion of the property 
along Springhurst Avenue. 

/ The proposed development provides residents with quality amenity space proposed throughout the building, 
upon the rooftop and at-grade.  

/ Undesirable overlook impacts on existing properties are minimized by setbacks. The communal amenity 
spaces have been strategically located such that there are minimal overlook impacts.  

3. It creates places that are safe, accessible and are easy to get to, and move through:  

/ The proposed pathway will provide for passive surveillance and be lit to ensure crime prevention through 
urban design. 

/ Lighting for the proposed development will be strategically located and oriented to ensure safety for building 
residents at all points of ingress and egress.  

/ The proposal is in proximity to existing pedestrian and cycling facilities, encouraging active transportation to 
and from the property.  

4. It respects the character of existing areas:  

/ The proposed development respects the building heights that are currently present or under construction in 
the immediate area. The proposed development is four-storeys in height, with a permitted projection above 
the high limit which will accommodate interior amenity space.  

/ The proposed development maintains a low-profile built form along the streetscape, creating a sense of 
human scale.  

/ By maintaining and reusing the convent of the Sisters of Sacred Heart of Jesus, the building which has defined 
the character of the area since 1915 will remain. 

5. The proposal considers adaptability and diversity by creating places that can adapt and evolve easily over time 
and that are characterized by variety and choice:  

/ The proposed development is an example of an adaptive re-use project which converts an existing convent 
building into residential units.  

/ The proposed development includes a range of unit sizes and is a purpose-built rental building, providing 
diversity in housing types and tenures to the Old Ottawa East neighbourhood.  

6. The proposal maximizes energy efficiency and promotes sustainable design to reduce the resource 
consumption, energy use, and carbon footprint of the built environment:  

/ The proposed development will use geothermal energy to service the development. Geothermal energy is a 
renewable resource which is efficient and uses approximately 60% to 75% less energy than conventional 
heating and cooling systems.   

 
The subject property is located outside of the Main Street Traditional Mainstreet Design Priority Area and is not subject 
to review by the Urban Design Review Panel (UDRP).  
 
The proposed development addresses the Design Objectives through a design that intensifies the residential use on the 
site. The proposed addition is distinctive from the existing building in its materiality but is still complementary in its 
architectural design. The proposed development will contribute to a sense of place within the community and will 
maintain the existing identity of the site by retaining the convent for the Sisters of the Sacred Heart of Jesus and through 
the new public, commemorative park containing the statue of the Blessed Virgin Mary.  
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4.2.3 Urban Design and Compatibility  
Compatibility of scale and use are to be carefully understood to mitigate the design impacts of intensification. Like Section 
2.5.1 of the Official Plan, Section 4.11 outlines a set of criteria that can be used to objectively measure the compatibility 
of a development proposal. At the scale of neighbourhoods or individual properties, consideration for noise, spillover of 
light, accommodation of parking and access, microclimatic conditions, views, design, massing, and amenity space, among 
others, are key factors for assessing the relationship between new and existing development. The following table provides 
an analysis of how the proposed development meets the applicable policies of Section 4.11. 
 
Policy  Proposed Development  

Building Design  

5. Design of the portions of the structure adjacent 
to existing buildings and/or facing the public realm 
will achieve compatibility though design of:  

/ Setbacks, heights and transition; 

/ Façade and roofline articulation;  

/ Colours and materials;  

/ Architectural elements, including 
windows, doors and projections;  

/ Pre-and post construction grades on site; 
and  

/ Incorporating elements and details of 
common characteristics of the area. 

The architectural articulation and building facades create visual 
interest and are compatible with the built form of the surrounding 
context. Intentional setbacks along the western and northern 
property lines have been maximized to ensure sufficient 
separation from the existing low-rise apartment building and low-
rise dwellings.   

6. Orient the principal façade and entrances to the 
street, include windows on the building elevations 
that are adjacent to public spaces, and use 
architectural elements, massing, and landscaping 
to accentuate main building entrances. 

Principal entrances are oriented towards the street, improving 
the interaction with the public realm. The principal entrance on 
des Oblats Avenue has been redesigned to accentuate the 
entrance, protect from weather and have additional fenestration.   
 
A secondary entrance and building lobby are oriented towards the 
surface parking lot off Springhurst Avenue, however the entrance 
is visible from the street. To maintain the existing structure and 
identity of the building, the existing window shape and 
fenestration are remaining as they currently exist.  

8. To maintain a high quality, obstacle free 
pedestrian environment, all servicing, loading 
areas, and other required mechanical equipment 
and utilities should be internalized and integrated 
into the design of the base of the building where 
possible. The location and operation these areas 
and equipment should be designed to maintain a 
pedestrian friendly environment and not impede 
public use of the sidewalk.  

Servicing, loading areas, and mechanical equipment are generally 
located internal to the site and away from the public realm.  

9. Rooftop mechanical or telecommunications 
equipment, signage, and amenity spaces should be 
incorporated into the design and massing of the 
upper floors.  

Service equipment has been incorporated into the building.  

Massing and Scale  
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10. Where a secondary planning process 
establishes criteria for compatibility of new 
development or redevelopment in terms of the 
character of the surrounding area, the City will 
assess the appropriateness of the development 
using the criteria for massing and scale established 
in the Plan.  

The Old Ottawa East Secondary Plan provides policies that 
encourage a mix of low- and mid-rise mixed-use development 
within the Old Ottawa East neighbourhood of Ottawa, including 
the subject property. The proposed development respects the 
intended scale of development for the area. The Secondary Plan 
and CDP are discussed in greater detail below.  
 

12. Transition refers to the integration of buildings 
that have greater height or massing than their 
surroundings. Transition is an important building 
design element to minimize conflicts when 
development that is higher or has greater massing 
is proposed abutting established or planned areas 
of Low-Rise development. Proponents for 
developments that are taller in height than the 
existing or planned context or are adjacent to a 
public open space or street shall demonstrate that 
an effective transition in height and massing, that 
respects the surrounding planned context, such as 
a stepping down or variation in building form has 
been incorporated into the design.  

The proposed development is located in an area that is 
characterized by low-rise residential dwellings to the north and 
east, and low- to mid-rise apartment buildings to the south (under 
construction) and west. The proposed development is located on 
the northwest portion of the subject property and is designed 
with a setback of 5.7 metres from the property line along 
Springhurst Avenue, which is greater than the required setback of 
3 metres. The interior amenity space which is located within a 
permitted projection above the height limit on the addition is 
setback from the northern and western building edges, providing 
additional transition to the adjacent properties.   

Outdoor Amenity Areas  

19. Applicants will demonstrate that the 
development minimizes undesirable impacts on the 
existing private amenity spaces of adjacent 
residential units through the siting and design of 
the new building(s). Design measures include the 
use of transitions or terracing and the use of 
screening, lighting, landscaping, or other design 
measures that achieve the same objective.  

The proposed development has strategically located the 
communal amenity spaces to mitigate overlook onto the private 
amenity spaces of adjacent properties, particularly the properties 
to the north and to the west. This has been achieved through the 
2.7 metre and 4.0 metre stepbacks from the north and west edges 
of the roof edge, respectively, filled with a landscape boarder. It 
is important to note that the property immediately abutting the 
proposed development to the west does not have private 
balconies and therefore concerns of overlook onto private 
amenity areas on this side of the building are minimal.   

20. Applications to develop residential or mixed-
use buildings incorporating residences will include 
well-designed, usable amenity areas for the 
residents that meet the requirements of the Zoning 
By-law, and are appropriate to the size, location 
and type of development. These areas may include 
private amenity areas and communal amenity 
spaces such as: balconies or terraces, rooftop 
patios, and communal outdoor at-grade spaces 
(e.g. plazas, courtyards, squares, yards). The 
specific requirements for the private amenity areas 
and the communal amenity spaces shall be 
determined by the City and implemented through 
the Zoning By-law and site plan agreement.   

Amenity space is provided as indoor and outdoor communal 
amenity spaces. The indoor amenity space is proposed above the 
fourth storey within a permitted projection above the height 
limit, in addition to the lounges located on every floor. The 
outdoor communal amenity space is located at-grade in the 
courtyard of the proposed addition as well as on the rooftop of 
the fourth storey.  
 
The proposed development also includes the commemorative 
park that will contain the statue of the Blessed Virgin Mary and 
will be a public space for residents of the proposed development 
and the greater neighbourhood.  

 
The proposed development conforms to the policy direction of Section 4.11. The proposed development will positively 
contribute to the established surrounding neighbourhood through high quality design of a low- rise built form. The 
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addition has been designed in a manner that will minimize impacts to the surrounding properties by providing an 
appropriate height and sufficient setbacks, and internalizing services.  
 
4.3 Old Ottawa East Secondary Plan  

The Old Ottawa East Secondary Plan provides a framework for change that will see the area develop towards the vision 
that the community desires while meeting the planning objectives of the City’s Official Plan. The planning area of this Plan 
includes the entire land area between the Rideau Canal and Rideau River, from Sandy Hill on the north to Riverdale on the 
south.  
 
The subject property is split-designated as Residential Medium-Rise (along des Oblats Avenue) and Residential Low-Rise 
(along Springhurst Avenue) in Schedule A of the Old Ottawa East Secondary Plan (Figure 22).  
 

 
Figure 22. Extract of Schedule A - Land Use, from the Old Ottawa East Secondary Plan  
 
4.3.1 General Land Use and Design  
Section 10.2 provides general land use and design policies for the entire Secondary Plan area. The following policies are 
applicable to the subject property and proposed development:  

/ Policy 2 of Section 10.2.1 states that no buildings will be allowed higher than six storeys and 20 metres within 
the Secondary Plan area, other than the areas identified on the maximum building height schedules.  

/ Policy 4 states that building heights within the low-rise area will not exceed four storeys.  

/ Section 10.2.4 speaks to affordable housing and states that 25% of all new rental housing is to be affordable 
to households up to the 30th income percentile. This section states that these affordable housing policies 
which are found in Section 2.5.2.2 of the Official Plan will be applied to all new housing built annually in Old 
Ottawa East to ensure the annual targets are being reached.  
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The proposed development proposes a four-storey addition to the existing convent building, which will be devoted to 
a mix of residential unit types. Above the fourth floor will be an enclosed interior amenity space. This amenity space is 
located within a projection above the height limit and is setback from the edges of the addition. The proposed 
development is considered to be attainable in price as compared to similar unit types and products within Ottawa that 
are fully furnished and all inclusive.  
 
4.3.2 Neighbourhood and Precinct Policies  
Section 10.3.4 provides policy direction for properties within the neighbourhood on the east side of Main Street between 
Springhurst Avenue and Clegg Street. The following policies are applicable to the subject property and proposed 
development:  

/ Policy 2 states that a Demonstration Plan has been prepared for this precinct which illustrates how these 
lands could be developed over time in conformity with the community’s vision as set out in Section 1.5 of the 
CDP (Figure 23). While the land may not develop as illustrated, its purpose is to provide guidance for the 
redevelopment of these lands, establish the basis for the preparation of an implementing Zoning By-law and 
ensure consistency with the policy framework that follows.  

 

 
Figure 23. Demonstration Plan from the Old Ottawa East Community Design Plan 

/ Policy 4a states that a variety of residential building types and tenures should be provided for a rich and 
diverse community to accommodate a full demographic profile of households. A range of housing options are 
needed to ensure affordability and accommodate a variety of users including families, seniors, empty nesters, 
single room occupancy and smaller households.  

/ Policy 4b encourages a diverse mix of uses that contributes to the overall self-sufficiency and sustainability 
of Old Ottawa East. These include a broad range of housing types, live-work units, public/civic uses, 
commercial uses that contribute to the vibrancy of Main Street, and a strengthening of the institutional 
presence of St. Paul University.  

/ Policy 4c encourages a complementary architectural treatment of buildings, including finish, colour and 
materials, together with a consistent design treatment of common elements on the property, such as fencing, 
landscaping, gateway features, street lighting and signage. 

/ Policy 4d seeks to achieve compatibility with existing lower profile neighbourhoods bordering the subject 
lands by ensuring an appropriate transition of use and built form as set out in Section 4.11 of the Official Plan. 
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/ Policy 4e seeks to extend the surrounding public street grid and axial views to order and deploy the built form 
in the redevelopment of these properties. However, primary vehicular access/egress within the site shall be 
oriented to Main Street. Vehicular access/egress to Clegg Street shall be secondary. 

/ Policy 4f states a range of building heights between five to nine storeys should be provided in the Residential 
Medium-Rise designation. The related zoning will reflect a gradual transition between the heights in this 
range and buildings in proximity of lower height.  

/ Policy 4g states that parking for the medium-rise buildings should primarily be located below grade. Where 
necessary, surface parking related to all development in this precinct should be obscured from view by means 
such as placement behind buildings and landscaping. 

/ Policy 4h states that a range of buildings heights between three and nine storeys should be provided in the 
Mixed Use Medium-Rise designation as shown on Schedule C to this Plan.  The related zoning will reflect a 
gradual transition between the heights in this range and buildings in proximity of lower height.  In areas with 
height reference included on Schedule C, projections will be permitted above the maximum height, including 
but no limited to mechanical and service equipment penthouses, elevator or stairway penthouses, 
landscaped areas, roof-top gardens, terraces and associated safety guards, access structures, and washrooms 

/ Policy 5a seeks to create a pedestrian-friendly environment along street frontages and main facades with 
primary doors at ground level facing the street and accessible from the public sidewalk.  

/ Policy 6a seeks to recognize, support and commemorate the presence of the existing institutions as part of 
the community in the redevelopment of these lands.  

/ Policy 6f states that the statue of the Blessed Virgin and associated grove trees will be retained to 
commemorate the Sisters of the Sacred Heart.  

 
The proposed development conforms with the policies of the Old Ottawa East Secondary Plan. The proposed 
development will include a variety of unit types and contribute to the mix of housing tenure in the neighbourhood, 
while also contributing a new public space that commemorates the Sisters of the Sacred Heart of Jesus. The proposed 
development is compatible with the existing development in the neighbourhood, as well as with the developments 
currently under construction. The proposed surface parking associated with the development will be located out of view 
from des Oblats Avenue and will have landscaping that shields the parking lot from view of Springhurst Avenue.  
 
4.4 Old Ottawa East Community Design Plan  

The Old Ottawa East Community Design Plan (CDP) was initiated by the community of Old Ottawa East (OOE) due to 
concern with recent development activity along the Main Street corridor, which could degrade the present and future role 
of Main Street as a unifying element essential to the evolving community. The study area is defined by the Rideau River to 
the East, the Rideau Canal to the west, and extends the full length of Main Street from Colonel By Drive to the north and 
McIlraith Bridge to the south. This CDP form the basis for the Secondary Plan.    
 
Section 3.5 of the CDP provides land use and design strategies for the east side of Main Street from Springhurst Avenue to 
Clegg Street. This portion of the CDP study area has been planned in greater detail due to its potential for redevelopment 
and the extensive public consultation that ensued as the land owners engaged in the planning process. This sub-area 
extends along Main Street, south of Sprinhurst Avenue, including St. Paul University, the Convent of the Sisters of the 
Sacred Heart and the property of the Oblate Fathers. This area is intended to develop as a Mainstreet with an adjoining 
mixed-use neighbourhood extending east to the river.  
 
The direction contained within this CDP has been captured in the Old Ottawa East Secondary Plan as policy that can 
only be amended through and Official Plan Amendment. The CDP has been reviewed to ensure the proposed 
development has captured the direction outlined in the CDP that may not have been included in the Old Ottawa East 
Secondary Plan. The proposed development conforms with the policies of the Secondary Plan and the direction outlined 
in the CDP.  
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4.5 City of Ottawa New Official Plan (adopted October 2021 by Council)  

The City of Ottawa has adopted a new Official Plan on October 27th, 2021 that will place for a 25-year time horizon. The 
New Official Plan is currently undergoing review by the Ministry of Municipal Affairs and Housing (MMAH) and is 
anticipated to receive final Ministerial approval later in 2022. While this Official Plan is not yet in full force and effect, the 
policy directions adopted and approved by City Council have been considered. The version of the New Official Plan that 
was reviewed for the purposes of this Report was the version adopted by Council on November 24th, 2021, as By-law 2021-
386.    
 
The City has the goal of becoming the most liveable mid-size city in North America. By 2046, the population is expected to 
hit 1.4 million people. The City has drafted an Official Plan that is intended to create a flexible, resilient city where people 
want to live, work and play. Th main thrust of the plan is to achieve more growth by intensification than by greenfield 
development. 
 
Preliminary policy directions include:  

/ Achieve an intensification target of 60% by 2046;  

/ Orient land use designations around nodes, corridors and neighbourhoods;  

/ Evolve to denser, walkable, 15-minute neighbourhoods;  

/ A renewed emphasis on building form; and  

/ Establishing minimum densities for new developments in proximity to important rapid transit stations.  
 
4.5.1 Transect Policy Areas  
Schedule A – Transect Policy Areas of the New Official Plan divides the City into six (6) concentric policy areas called 
Transects. Each Transect represents a different gradation in the type and evolution of built environment and planned 
function of the lands within it, from most urban (the Downtown Core) to least urban (Rural). Throughout the Transect 
policies, references are made to urban and suburban built form and site design. The Transect Policies provide direction on 
minimum and maximum height based on context through the type of Transect and designation.  
 
The subject property is located in the Inner Urban Transect (Figure 24), which includes pre-World War II neighbourhoods 
that immediately surround the Downtown core, and the earliest post-World War II areas directly adjacent to them. 
Generally, the older neighbourhoods reflect the urban built form, while the post-war neighbourhoods reflect suburban 
characteristics.  
 

 
Figure 24. Extract of Schedule A – Transect Policy Area, from the New Official Plan 
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Section 5.2.1 speaks to enhancing and establishing an urban pattern of built form, site design and mix of uses within the 
Inner Urban Transect. Policy 1 states that the built form and site design of the Inner Urban Area is intended to be urban.  
 
Policy 3 of Section 5.2.1 states the Inner Urban Transect is generally planned for mid- to high-density development, subject 
to:  

/ Proximity and access to frequent street transit or rapid transit;  

/ Limits on building heights and massing, as per the underlying functional designation, and the separation of 
tower elements, established through secondary plans or area-specific policy, the functional designation and 
urban design policies in Subsection 4.6, or as a result of the application of heritage conservation policies in 
Subsection 4.5; and  

/ Resolution of any constraints in water, sewer and stormwater capacity.  
 
Policy 5 of Section 5.2.4 states that Neighbourhoods located in the Inner Urban area and within a short walking distance 
of Hubs and Corridors shall accommodate residential growth to meet the Growth Management Framework in Subsection 
3.2, Table 3 of the Official Plan.  
 
The proposed development is in an appropriate location to accommodate residential growth to meet the target 
residential densities for Neighbourhoods. The subject property is located in close proximity to Main Street, an identified 
Mainstreet Corridor. Table 3b of the New Official Plan provides a target density of 60 to 80 residential dwellings per net 
hectare, which is exceeded when considering the conversion of residential units of the existing convent and the 
addition. When considering the addition on its own, 109 units are proposed, making up 38% of the units proposed. 
Additionally, Table 3b also provides a target of 5% of large household dwelling units for mid-rise buildings within the 
Neighbourhood designation. The proposed development currently has a unit mix that contains 8.8% large household 
dwelling units (three bedroom+), more than the identified target.   
 
4.5.2 Urban Designation  
Within each Transect, designations further articulate maximum building heights and minimum densities. The four 
designations are Hubs, Mainstreet Corridors, Minor Corridors, and Neighbourhoods. Each designation represents a 
different progression in the type and evolution of built environment and development heights and densities, from taller 
and denser (Hubs) to lower and less dense (Neighbourhoods).  
 

 
Figure 25. Extract of Schedule B2 - Inner Urban Transect, form the New Official Plan 
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The subject property is designated as Neighbourhood, with an Evolving Neighbourhood Overlay, on Schedule B2 – Inner 
Urban Transect of the New Official Plan (Figure 25). Neighbourhoods are contiguous urban areas that constitute the heart 
of communities. Neighbourhoods are intended to permit a mix of building forms and densities, while reinforcing the 
elements of a 15-minute neighbourhood.  
 
Policy 2 of Section 6.3.1 states that permitted building heights in Neighbourhoods shall be Low-rise, except:  

/ Where existing Zoning or Secondary Plans allow for greater building heights; or  

/ In areas already characterized by taller buildings.  
 
Policy 3 states that development in the Neighbourhood designation which seeks additional height beyond 4 storeys:  

/ May be evaluated through a Zoning By-law Amendment, without the need to amend this Plan, in cases that 
fall under the provisions of Subsection 6.3.1 Policy 2, but where the zoning does not provide corresponding 
permissions; and  

/ In all other cases, require an area-specific policy through an amendment to this Plan.  
 
Policy 4 states that the Zoning By-law and approvals under the Planning Act shall allow a range of residential and non-
residential built forms within the Neighbourhood designation, including:  

/ Generally, a full range of Low-rise housing options sufficient to meet or exceed the goals of Table 2 and Table 
3b;  

/ Housing options with the predominant new building form being missing middle housing, which meet the 
intent of Subsection 6.3.2, Policy 1; …  

 
Policy 5 states that the Zoning By-law will distribute permitted densities in the Neighbourhood by:  

/ Allowing higher densities and permitted heights, including predominantly apartment and shared 
accommodation forms, in areas closer to, but not limited to, rapid-transit stations, Corridors and major 
neighbourhood amenities;  

/ Allowing lower densities and predominantly ground-oriented dwelling forms further away from rapid-transit 
stations, Corridors and major neighbourhood amenities; and  

/ Provide for a gradation and transition in permitted densities and mix of housing types between the areas 
described in a) and b).  

 
Policy 9 of Section 6.3.3 states that where lots within residential neighbourhoods have through-lot access fronting onto 
two public rights of way, the Zoning By-law and approvals under the Planning Act shall allow development that establishes 
separate residential use buildings so as, on separate lots to allow for independent services, to front on both public rights 
of way while leaving a portion of the internal lot without buildings or structures. The intent of this policy is to frame the 
public right of way with buildings and structures and to prohibit development that turns its back to a public right of way.  
 
The proposed four-storey addition is appropriate as it is located in an area that is characterized by buildings four (4) 
storeys and taller and is in proximity to a Mainstreet Corridor. The proposed development provides a housing type (co-
living) that is new to the Old Ottawa East neighbourhood, providing a mix of housing in the immediate area. 
Additionally, the subject property is a through-lot, which has been considered in the design of the addition. The 
proposed development fronts both sides of the property, providing an animated public realm on Springhurst Avenue as 
well as on des Oblats Avenue.  
 
4.5.3 Urban Design  
Urban Design is the process of giving form and context to our city to create the theatre of public life. It concerns the 
design of both the built form and the public realm. Urban design plays an important role in supporting the City’s 
objectives such as building healthy 15-minute neighbourhoods, growing the urban tree canopy and developing 
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resilience to climate change. New development should be designed to make healthier, more environmentally 
sustainable living accessible for people of all ages, genders and social statuses.  
 
Section 4.6 of the New Official Plan contemplates an urban design framework to outline the City’s urban design program. 
The proposed development meets the following Urban Design policies among others: 
 
Policy 1 of Section 4.6.4 states that innovative, sustainable and resilient design practices and technologies in site planning 
and building design will be supported by the High-performance Development Standard, which will apply to site plans, draft 
plans of subdivision and local plans in accordance with Subsection 11.1, Policy 3. The Standard addresses matters of 
exterior sustainable design and will align urban design with climate change mitigation and adaptation goals and objectives.  
 
Policy 2 states that the City shall assess opportunities to conserve energy, reduce peak demand and provide resilience to 
power disruptions as part of new development. Local integrated energy solutions that incorporate renewable energy such 
as district energy in high-thermal density areas, geothermal and waste heat energy capturing systems and energy storage 
are supported.  
 
Policy 3 of Section 4.6.5 states that development shall minimize conflict between vehicles and pedestrians and improve 
the attractiveness of the public realm by internalizing all servicing, loading areas, mechanical equipment and utilities into 
the design of the building, and by accommodating space on the site for tres, where possible. Share service areas, and 
accesses should be used to limit interruptions along sidewalks. Where underground parking is not viable, surface parking 
must be visually screened from the public realm.  
 
Policy 1 of Section 4.6.6 states that to minimize impacts on neighbouring properties and on the public realm, transition in 
building heights shall be designed in accordance with applicable design guidelines. In addition, the Zoning By-law shall 
include transition requirements for Mid-rise and High-rise buildings, as follows:  

/ Between existing buildings of different heights;  

/ Where the planned context anticipates the adjacency of buildings of different heights;  

/ Within a designation that is the target for intensification, specifically:  

− Built form transition between a Hub and a surrounding Low-rise area should occur within the Hub; and  

− Built form transition between a Corridor and a surrounding Low-rise area should occur within the 
Corridor.  

 
Policy 4 states that amenity areas shall be provided in residential development in accordance with the Zoning By-law and 
applicable design guidelines. These areas should serve the needs of all age groups, and consider all four seasons, taking 
into account future climate conditions. The following amenity area requirements apply for mid-rise and high-rise 
residential:  

/ Provide protection from heat, wind, extreme weather, noise and air pollution; and  

/ With respect to indoor amenity areas, be multi-functional spaces, including some with access to natural light 
and also designed to support residents during extreme heat events, power outages or other emergencies.  

 
Policy 7 states that mid-rise buildings shall be designed to respond to context, and transect area policies, and should:  

/ Frame the street block and provide mid-block connections to break up large blocks;  

/ Include a base with active frontages, and a middle portion that relates to the scale and character of the 
surrounding buildings, or, planned context;  

/ Be generally proportionate in height to the width of the right of way as illustrated in the Figure below, with 
additional height permitted in the Downtown Core Transect; and d) Provide sufficient setbacks and step backs 
to:  

− Provide landscaping and adequate space for tree planting;  
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− Avoid a street canyon effect; and  

− Minimize microclimate impacts on the public realm and private amenity areas 
 
The proposed development responds to its immediate context and has proposed an addition that is similar in height to 
the building on the abutting property to the west. The addition frames Springhurst Avenue, while the existing building 
is unchanged and maintains the historic streetscape along des Oblats Avenue. The addition has been setback greater 
than the required three (3) metre setback on Springhurst Avenue, with a stepback located above the fourth floor along 
the western and northern edge of addition. The proposed setbacks and stepbacks provide a sufficient transition to the 
surrounding properties.  
 
As part of the proposed development, communal indoor and outdoor amenity space has been provided. The 
combination of indoor and outdoor amenity space provides year-round amenity space for the residents of the building. 
Additionally, the amenity space provided in the courtyard is a protected space that will protect from wind and noise, 
among other concerns.  
 
4.6 Old Ottawa East Secondary Plan (New Official Plan)  

The Old Ottawa East Secondary Plan is intended to manage the redevelopment of properties fronting Main Street and to 
preserve and enhance the liveability of the Old Ottawa East neighbourhoods, the use of land, building and landscape 
design, transportation, greenspace network and improvement projects.  
 
The subject property is designated as Neighbourhood Mid-Rise on the portion of land that abuts des Oblats Avenue and 
Neighbourhood Low-Rise on the portion of land that abuts Springhurst Avenue on Schedule A – Designation Plan, of the 
Old Ottawa East Secondary Plan (Figure 26). The Neighbourhood Mid-Rise designation permits maximum building heights 
of 3 to 9 storeys, while the Neighbourhood Low-Rise designation permits maximum building heights of 4 storeys, as per 
the policies in Section 3.3 and Section 2, respectively.  
 
The subject property is also located within Policy Area 3 on Schedule A. The Secondary Plan has established specific policies 
for this area, as well as intensification targets. Carried over from the existing Old Ottawa East Secondary Plan, the 
intensification target for Policy Area 3 as identified in Section 2.4 is 1000 dwelling units on the former property of the 
Oblate Fathers (Greystone Village Development) and the Sacre Coeur (includes the subject property).  
 

 
Figure 26. Extract of Schedule A - Designation Plan, from the New Old Ottawa East Secondary Plan 
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The policies of the existing Old Ottawa East Secondary Plan for Policy Area 3 – East side of Main Street, Springhurst 
Avenue to Clegg Street have been carried over into the updated Secondary Plan. These policies have been outlined in 
Section 4.3 of this Report.  
 
4.7 Urban Design Guidelines for Low-rise Infill Housing  

The City of Ottawa’s Urban Design Guidelines for Low-rise Infill Housing are a series of design guidelines that provide the 
basic framework for the physical layout, massing, functioning and relationship of infill buildings to their neighbours. Infill 
housing optimizes the efficient use of serviced lands adjacent to existing infrastructure and transportation modes. 
Design guidelines are a working tool to help developers, designers, property owners, utility providers, community 
groups, builders, Council and City staff implement policies of the Official Plan and facilitate the approvals process by 
highlighting the desired type of development,  
 
The guidelines have targets and attributes that guide the development of streetscapes, landscape, building design, 
parking and service elements. The following guidelines are met by the proposed addition:  
 
Streetscapes  

/ Contribute to an inviting, safe, and accessible streetscape [Guideline 2.1]  

/ Reflect the desirable aspects of the established streetscape character [Guideline 2.2]  
 
Landscape 

/ Landscape the front yard and right-of-way to blend with the landscape pattern and materials of the 
surrounding homes [Guideline 3.1]  

/ Design buildings and parking solutions to retain established trees located in the right-of-way, on adjacent 
properties, and on the infill site [Guideline 3.3]  

/ For energy conservation, plant deciduous trees to shad south and south-west windows from the summer 
sun [Guideline 3.5]  

/ Support sustainability and improve environmental performance by creating landscaped green roofs that are 
functional and have aesthetic value [Guideline 3.6]  

 
Building Design 

/ Ensure new infill faces and animates the public streets [Guideline 4.1.1] 

/ Locate and build infill in a manner that reflects the existing or desirable planned neighbourhood pattern of 
development [Guideline 4.1.2] 

/ Orient buildings so that their amenity spaces do not require sound attenuation walls and that noise impacts 
are minimized [Guideline 4.1.4] 

/ Contribute to the amenity, safety and enjoyment of open spaces by offering living spaces that face them 
[Guideline 4.1.6] 

/ Avoid the arrangement of units where the front of one dwelling faces the back of another [Guideline 4.1.7] 

/ Respect the grades and characteristic first floor heights of the neighbourhood [Guideline 4.1.11] 

/ Create a transition in building heights through the harmonization and manipulation of mass [Guideline 
4.2.3]  

/ Locate roof projections so that height impacts are reduced [Guideline 4.2.4]  

/ Provide primary building entrances that are inviting and visible from the street [Guidelines 4.3.3] 
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Parking and Garages 

/ Limit the area occupied by driveways and parking spaces to allow for greater amounts of soft landscaping 
[Guideline 5.1]  

/ Limit the number and width of access depressions (curb cuts), and share driveways in order to maintain as 
much on-street parking as possible [Guideline 5.8]  

 
Service Elements  

/ Integrate and screen service elements into the design of the building so that they are not visible from the 
street and/or adjacent public spaces [Guideline 7.1] 

 
4.8 Bird Safe Design Guidelines  

The Bird Safe Design Guidelines were approved by City Council in November 2020 and serve to “inform building, landscape 
and lighting design at the planning stage of private or public development projects to minimize the threat of bird 
collisions”.  
 
The document requires development to consider a total of seven Bird Safe Guidelines. They are as follows: 

/ Consider the environmental context;  

/ Minimize the transparency and reflectivity of glazing;  

/ Avoid or mitigate design traps;  

/ Consider other structural features;  

/ Create safe bird-friendly landscaping;  

/ Design exterior lighting to minimize light trespass at night; and 

/ Avid nighttime light trespass from the building’s interior.  
 
The proposed development will consider the above noted guidelines as the proposed development is refined through 
the application process.   
 
4.9 City of Ottawa Zoning By-law (2008-250) 

The subject property is split zoned Residential Fifth Density, Subzone B, Exception 1846, Holding Zone (R5B[1846]-h) on 
the southern portion of the property and Residential Fourth Density, Subzone UD, Exception 1848, Holding Zone 
(R4UD[1848]-h) on the northern portion of the property (Figure 27). The R5 zone permits a wide range of residential 
building forms from detached dwellings to mid- and high-rise apartment dwellings, among others, while the R4 zone 
permits a smaller range of residential building forms from detached dwellings to low-rise apartment dwellings.  
 
The proposed development is also located within the boundaries of the Mature Neighbourhoods Overlay, which includes 
zone provisions intended to ensure that new infill development complements and reinforces the established 
neighbourhood character as seen along each street. Despite being located within the overlay boundary, the provisions of 
the overlay do not generally apply, as any proposed addition will be located at the rear of the property.  
 
The R5B zone permits apartment dwelling, low-rise and apartment dwelling, mid-rise and the R4UD zone permits 
apartment dwelling, low-rise.  
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Figure 27. Existing Zoning Map 
 
4.9.1 Zone Provisions and Analysis  
The proposed Zoning By-law Amendment for the subject property is to rezone it entirely to Residential Fifth Density, 
Subzone B with site-specific provisions including a maximum building height of 14.5 metres to address the proposed 
development (R5B [XXXX] H[XX]).  
 
Table 1 provides a summary of the existing applicable zoning, Residential Fourth Density, Subzone UD and Residential Fifth 
Density, Subzone B as detailed in Zoning By-law 2008-250. The table also outlines the requirements of the requested new, 
combined zoning (R5B) in the shaded blue column.  Any deviation requiring site-specific relief from the parent R5B zone 
is in red.  

Table 1. Zoning Summary of Existing Split-Zoning and Proposed Development   

Zoning Mechanism Existing Zoning 
Provisions – R4UD 
Apartment, Low-Rise  
Springhurst Avenue 
  

Existing Zoning 
Provisions – R5B  
Apartment, Mid-Rise   
Oblats Avenue  

Zoning Provisions – 
R5B  
Apartment, Low-Rise   
Full Site  

Proposed (Addition 
and Existing Building)  

Minimum Lot Width  15 m   22.5 m 18 m  Oblats Ave. – 99.7 m  
 
Springhurst Ave. – 
100.4 m  

Minimum Lot Area  450 m2 675 m2  540 m2 6,776 m2  

Maximum Building 
Height  

14.5 m  20 m   14.5 m  14.5 m  

Minimum Front Yard 
Setback 

4.5 m   3.0 m  3.0 m Oblats Ave. – 4.88 m 
(to existing building)  
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Springhurst Ave. – 3.6 
m (to retaining wall) 

Minimum Corner 
Side Yard Setback  

4.5 m  3.0 m  3.0 m N/A  

Minimum Rear Yard 
Setback  
 

4.5 m 
  

3.0 m  3.0 m  As per Section 135 – 
Through lots in 
Residential Zones, same 
as front yard setback  

Minimum Interior 
Side Yard Setback  

All interior lot lines: 
1.5 m   

North Property Line: 
6 m 
 
East Property Line: 
7.5 m  
 
West Property Line: 
Within 21m of the 
front lot line – 1.5 m  
 
Further than 21 m 
from the front lot line 
– 6 m 
 
 

North Property Line: 
6 m  
 
East Property Line: 
Further than 21 m 
from the front lot line 
(Springhurst Ave) - 6 
m   
 
West Property Line: 
Within 21 m of the 
front lot line 
(Springhurst Ave) – 
2.5 m  
 
Further than 21 m of 
the front lot line – 6 
m   

North Property Line: 
N/A  
 
East Property Line: 
0.03 m (existing 
building) 
 
 
 
West Property Line: 
1.88 m (proposed 
addition retaining 
wall which is part of 
the foundation) 
 

Amenity Area 
Section 137  

Not required  Total: 6 m2 per 
dwelling unit (1,704 
m2)  
 
Communal: A 
minimum of 50% of 
the required total 
amenity area (852 
m2)    

Total: 15 m2 per 
dwelling unit up to 
eight units, plus 6 m2 
per unit in excess of 8 
(1,776 m2)  
 
Communal: 100% of 
the amenity area for 
the first eight units 
(120 m2) 

Total: 2,834 m2  
 
Communal: 1,034 m2 

Landscaped Area – 
total lot area  

30% 30%  30% 30.2%  

Permitted 
Projections Above 
the Height Limit  
Section 64 

The maximum height limits do not apply to the structures listed below 
or to any other similar structures that may require a height in excess of 
maximum height limits in order to serve their intended purpose, unless 
otherwise specified in the by-law and provided these structures are 
erected only to such height or area as is necessary to accomplish the 
purpose they are to serve and that is necessary to operate effectively 
and safely:  

/ barn, silo, or other farm-related buildings or structures  

/ bridge 

Enclosed rooftop 
amenity area to be 
recognized as a 
permitted projection 
in Section 64. 
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/ chimney or smokestack  

/ clock tower, church spire, steeple or belfry  

/ construction equipment during the construction process  

/ mechanical and service equipment penthouse, elevator or 
stairway penthouse  

/ flag pole  

/ communication transmission and distribution towers 
forming part or all of a utility installation  

/ landscaped areas, roof-top gardens and terraces and 
associated safety guards and access structures (pursuant 
to Table 55, Row 8) 

/ ornamental dome, skylight, cupola or parapet  

/ solar panels  

/ utility poles  

/ water tower  

Urban Exceptions  Urban Exception 1848:  
the lands zoned 
TM7[1841], R4M[1848] 
and R5B[1846] are 
considered one lot for 
zoning purposes 
the lot line abutting 
Main Street is deemed 
the front lot line 
minimum rear yard 
setback: 3 m 
the holding symbol 
may not be removed 
until such time as an 
application for Site Plan 
Control has been 
approved 

Urban Exception 1846:  
maximum permitted number of storeys for an 
apartment dwelling mid rise: 6 
maximum permitted height of an apartment 
dwelling mid rise: 20 m 
the lands zoned TM7[1841], R4M[1848] and 
R5B[1846] are considered one lot for zoning 
purposes 
the lot line abutting Main Street is deemed 
the front lot line 
minimum rear yard setback: 3 m 
the holding symbol may not be removed until 
such time as an application for Site Plan 
Control has been approved 

New exception zone 
to be created.  

 
The following table summarizes the applicable parking, aisle and driveway provisions from Zoning By-law 2008-250 that 
are applicable to the project. The proposal’s compliance with the current zoning is noted with a ““ and areas of non-
compliance are noted with an ““.  

Table 2 - Parking, Aisle and Driveway Provisions 

Parking  Required   Proposed  Compliance  

Vehicle Parking Spaces 
Area X  
Residential: 0.5 spaces/dwelling 
until after the first 12 
Visitor: 0.1 spaces/dwelling unit 
after the first 12 

Residential:136 spaces  
  
Visitor: 27 spaces  
 
Total: 163 spaces  

Total: 20   
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Bicycle Parking Spaces  0.5 spaces/dwelling unit  
= 142 spaces  

Total: 291   

Minimum Width of Landscaped 
Buffer of Parking Lot  
For 11-99 spaces  

3 m  East side of entrance: 3m  
 
West side of entrance: 0m  

 
 
 

Landscaped Area – Parking Lot  15%  5.08%   
Minimum Width of a Driveway  6.0 m for double traffic lane 3.6 m  
Minimum Width of an Aisle 
Providing Access to Parking 
Space 

6.7 m 6.7 m  

 
The proposal meets the general intent of the provisions of the Residential Fifth Density zone; however relief will be 
required from the parent zoning provisions.  The below outlines the site specific exceptions requested to the R5B zone 
to accommodate the development as proposed. As the current zoning also includes a Holding Zone symbol, it is Fotenn 
and Forum/SLP’s understanding that the holding symbol will be removed as a result of approval of the 
Zoning By-law Amendment and Site Plan Control applications.  
 
4.9.2 Proposed Zoning By-law Amendment  
The Zoning By-law Amendment proposes to maintain the Residential Fifth Density, Subzone B (R5B) zoning of the property 
and to introduce a new site-specific exception to address additional uses within a permitted projection above the 
maximum building height, interior side yard setbacks, vehicle parking and landscaped area and buffer of parking lots. The 
following is appropriate for the proposed development.  

/ Minimum Interior Side Yard Setback: As shown on the site plan and described in the table above, the zoning 
requires minimum interior side yard setbacks ranging from 1.5 metres to 7.5 metres, however the proposed 
development requires relief to permit setbacks ranging from 0.03 meters to 1.88 metres.  

The proposed minimum interior side yard setback along the east side of the property is 0.03 metres.  Although 
no new development is occurring along the east property line, the existing building and property line is 
irregular and is required to have the interior side yard setbacks amended to be in compliance with the Zoning 
By-law.  

The proposed minimum interior side yard setback along the west side of the property is 1.88 metres. The 
addition is proposed to be built with a retaining wall that is part of its foundation, which is required to be 
located closer to the property line. Without the retaining wall, the setback to the addition would be 4.1 
metres, which would comply with the R5B zoning. The subject property is currently split-zoned, with the north 
portion of the property zoned as R4UD. Under the R4UD zoning, the proposed setback would comply with 
the required 1.5 metre setback, however, as part of this proposal, the subject property is being rezoned to a 
single zone, simplifying the zoning requirements, as discussed with City Staff at the pre-application 
consultation meeting. As part of this rezoning, the addition needs to comply with the R5B zoning provisions 
as outlined in the above table. As the proposed minimum interior side yard setback would comply if the 
zoning of the property were to remain split-zoned, the proposed setback is appropriate and consistent with 
the interior side yard setback of the abutting property to the west.  

The proposed interior side yard setback north of the east wing to the proposed park block is 1.5 metres. 
Similar to the side yard setbacks outlined above for the east property line, the existing building is located in 
close proximity to the proposed park block that is to be dedicated to the City through this development 
application. As part of the proposed park block, a large, mature tree is being retained. The portion of the 
existing building subject to this setback is within the portion of the property currently designated R4UD. If 
the zoning on the site were to remain split-zoned, the proposed setback would comply with the R4UD 
provisions of a 1.5 metre setback for all interior side lot lines. As discussed above, the subject property is 



 

August 2022  15 & 17 des Oblats Avenue 
Planning Rationale + Design Brief 

 

being rezoned to a single zone for consistency and to simplify the zoning. To meet the required setback as 
per the R5B zone, the park block would need to be reduced, which limits the programmability of the subject 
property. As the location of the tree and soft landscaping in proximity to the existing building is an existing 
condition, the proposed setback is appropriate.  

/ Minimum Vehicle Parking Spaces: As shown on the site plan and described in the table above, the zoning 
requires a minimum of 136 resident parking spaces and 27 visitor parking spaces, however the proposed 
development requires a reduction in minimum vehicle parking spaces by 143 spaces to permit a total of 20 
vehicle parking spaces – a parking rate of 0.07 spaces / dwelling unit. The proposed development is located 
in an area that is well served by pedestrian and cycling facilities, and the development will include a total of 
291 bike parking spaces – a bicycle parking rate of 1.03 spaces / dwelling unit. The proposed parking spaces 
are intended to be used for car sharing services and short-term parking spaces. The reduction in vehicle 
parking spaces is based on SLP/Forum’s previous experience in Ottawa, with the target demographic for the 
proposed development typically not having vehicles. In the lease agreements for the proposed development, 
it would be clearly stated that parking is unavailable.  

/ Permitted Projection Above the Height Limit: As shown on the site plan, an enclosed amenity space is 
provided above the fourth floor of the proposed addition. Section 64 of the Zoning By-law permits specific 
structures to project above the permitted height limit to serve their intended purpose. Mechanical and 
service equipment penthouse, elevator or stairway penthouses are considered permitted projections, 
however an enclosed amenity space with a washroom is not. This amendment seeks to add an enclosed 
amenity space that is 350 square metres in size and 3.5 metres in height to be a permitted projection above 
the height limit. This proposed projection above the height limit will not contain any residential units and will 
only contain communal amenity space for residents of the building, a communal kitchen as well as a 
washroom. The true apartment use of the proposed addition is contained within four-storeys, which is 
permitted within the Old Ottawa East Secondary Plan. To ensure that the enclosed amenity space is not 
enlarged, the specific dimensions of the projection will be outlined on a height schedule as part of this 
amendment.  

/ Landscaped Area and Buffer of Parking Lot: As shown on the site plan and described in the table above, the 
zoning requires a minimum of 15% of landscaped area in a surface parking lot and a minimum landscaped 
buffer of 3 metres between the parking lot and the street. The proposed development proposes a landscaped 
area of 5.08% for the surface parking lot, with a 3 metre landscaped buffer along the east side of the 
entrance/egress to/from the surface parking lot and a 0 metre landscaped buffer along the west side. The 
reduced landscaped buffer between the street and the surface parking lot is as a result of the configuration 
of the accessible parking spaces. Additionally, the surface parking lot immediately abuts the proposed park, 
additional at-grade landscaping around the existing building, and makes use of an existing surface parking 
lot. The proposed development has maintained many of the existing features of the site, including the 
Convent building, mature trees and surface parking. To provide additional on-site parking impacts the ability 
to maintain valuable features of the subject property, and as such, the relief requested in appropriate. 

/ Minimum Width of a Driveway: A driveway providing access to a parking lot (4 or more spaces) must have a 
minimum width of 6.0 metres for a double traffic lane.  The proposal has provided for 3.6 metres to 
accommodate an existing utility pole.  While this is not sufficient for two cars to pass along side one another, 
the minimal number of spaces and infrequency of trips by vehicles will have this driveway operating as one-
way.  The design of the parking lot and alignment of the driveway provide adequate sightlines for people 
leaving and arriving to avoid any conflicts.  Please see accompanying Transportation Impact Assessment for 
additional details.   
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5.0  
Supporting Studies  
5.1 Site Servicing Report, prepared by WSP, dated August 3rd, 2022   

WSP has prepared the Site Servicing Report that provides servicing, grading and stormwater management design in 
support of the Site Plan approval for the proposed development.  
 
The report identifies that the sanitary demand will be serviced through a new connection to the development. The service 
will have a minimum slope of 1% to the 450mm sanitary sewer on Springhurst Avenue. The City has confirmed that the 
existing 450mm sanitary sewer on Springhurst Avenue has the capacity to take 5.59 L/s from the proposed development.  
 
The report also notes that the development will be serviced by a connection discharging to the existing 1350mm storm 
sewer on Springhurst Avenue.  
 
The report notes that it is not possible to conclude whether the proposed development can meet all provided servicing 
constraints and associated requirements given that the existing utility survey has not been received by WSP, nor have the 
boundary conditions from the City. Upon receipt of these items, the design will be adjusted as necessary so that a 
recommendation can be made. 
 
5.2 Transportation Impact Assessment, prepared by CGH Transportation, dated August 22nd, 2022  

CGH Transportation has prepared the Transportation Impact Assessment dated March 2022 for the proposed development 
which found that the proposed development forecasts 114 two-way people trips and 28 two-way vehicle trips during the 
AM peak hour and 113 two-way people trips and 28 two-way vehicle trips during the PM peak hour. Of the forecasted 
trips, 15% are anticipated to travel north, 30% to the south, 10% to the east and 45% to the west.  
 
The report has provided supportive TDM measures to be included within the proposed development, such as providing 
multimodal travel option information packages to new residents; contracts with providers to install on-site bikeshare, 
scootershare, and carshare spaces; and inclusion of a 1-year Presto card for the first-time new apartment rental, with a 
set time frame for the offer.  
 
Overall, the report recommends that the proposed development applications proceed from a transportation perspective.  
 
 
5.3 Stormwater Management Report, prepared by WSP, dated August 3rd, 2022  

WSP has prepared the Stormwater Management Report that examines the potential water quality and quantity impacts 
of the proposed development and summaries how each will be addressed.  
 
The report identifies that controlled runoff from the site will be detained in a 142.2 m3 underground storage unit and 
released at a controlled rate using a 135 mm orifice type ICD.  
 
The report also identifies that as per correspondence with the RVCA, no water quality infrastructure is required. All 
parking areas will be treated with an OGS unit sized to achieve 80% TSS removal.  
 
Overall, the report notes that the proposed stormwater management strategy will address stormwater management 
related impacts from the proposed project and will meet the applicable design requirements.  
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5.4 Geotechnical Study, prepared by Paterson Group, dated May 27th, 2020  

Paterson Group has prepared a geotechnical investigation to determine the subsoil and groundwater conditions at the 
subject property by means of boreholes and provide geotechnical recommendations for the design of the proposed 
development including construction considerations which may affect the design. The report makes several 
recommendations for the construction of any redevelopment on the lands.  
 
These recommendations include:  

/ A review of the final grading plan should be completed from a geotechnical perspective.  

/ Observation of all bearing surfaces prior to the placement of concrete.  

/ Sampling and testing of the concrete and fill materials uses.  

/ Periodic observation of the condition of unsupported excavation side slopes in excess of 3m in height, if 
applicable.  

/ Observation of all subgrades prior to backfilling.  

/ Field density tests to determine the level of compaction achieved.  

/ Sampling and testing of the bituminous concrete including mix design reviews.  
 
 
5.5 Phase One Environmental Site Assessment, prepared by Pinchin Ltd., dated December 18th, 

2020  

Pinchin Ltd. completed the Phase One Environmental Site Assessment (ESA) for the subject property, researching the past 
and current use of the site and study are to identify any environmental concerns. Based on the findings of the Phase One 
ESA, Pinchin identified two (2) potentially contaminating activities (PCAs) on site, and one PCA off-site. The on site PCAs 
represent areas of potential environmental concern (APECs). 
 
As a result of these findings, Pinchin recommends that a Phase Two ESA be conducted at the Phase One Property. Pinchin 
concludes that one or more contaminants originating from PCAs located on the Phase One Property and within the Phase 
One Study Area may have affected land or water on, in, or under the Phase One Property.  
 
 
5.6 Phase Two Environmental Site Assessment, prepared by Pinchin Ltd., dated February 22nd, 2021  

Pinchin Ltd. completed a Phase Two Environmental Site Assessment (Phase Two ESA) dated February 22, 2021. The Phase 
Two ESA was conducted to assess the soil and groundwater quality in relation to two areas of potential environmental 
concern (APECs) and related potentially contaminating activities (PCAs) and contaminants of potential concern (COPCs) 
identified in the previously completed Phase One ESA.  
 
It is Pinchin’s opinion that given the nature of the impacts with respect to limited migration behaviours and relative 
absence of volatilization, the reported soil impacts would not likely represent a significant environmental concern to on-
going site operations and/or future occupancy. At the time of redevelopment, the impacted fill material should be 
addressed.  
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5.7 Roadway Traffic Noise Assessment, prepared by Gradient Wind Engineers & Scientists, dated 
July 27th, 2022  

Gradient Wind has prepared a Roadway Traffic Noise Assessment for the proposed development to calculate the future 
noise levels on the study buildings produced by local roadway traffic, and ensure that interior and exterior noise levels 
do not exceed the allowable limits specific by the City of Ottawa’s Environmental Noise Control Guidelines.  
 
The result of the current noise analysis indicates that noise levels will range between 38 and 55 dBA during the daytime 
period and between 30 and 47 dBA during the nighttime period. The highest noise level occurs at the north façade, 
which is nearest and most exposed to Highway 417.  
 
Results of the calculations indicate that standard building components will be sufficient. The building will not require 
upgraded ventilation for noise mitigation purposes as noise levels at the facades are not expected to exceed 55 dBA. The 
report notes that the building is expected to have air conditioning for occupant comfort purposes.  
 
Noise levels at the rooftop amenity area are expected to fall below 60 dBA during the daytime period. As such, no 
acoustic mitigation is required.  
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6.0  
Public Consultation Strategy  
In partnership with the City of Ottawa, all public engagement activities will comply with Planning Act requirements, 
including circulation of notices and the Statutory Public Meeting. The following Public Engagement steps and activities 
have already been undertaken in preparation of this application submission or will be undertaken in the following months 
after the application has been submitted.  

/ Pre-Application Consultation Meeting  

o A Pre-Application Consultation Meeting was held with City Staff and the applicant team on May 27, 2021. 
Two members of the Old Ottawa East Community Association were present and provided comments. 
Upon the completion of the recommended changes from the pre-application consultation meeting, an 
engagement process started as outlined below. City comments from the pre-application meeting have 
been attached as Appendix A of this Report.  

/ Notification of Ward Councillor, Councillor Shawn Menard  

o The Ward Councillor has been notified of the proposed development for the subject property.   

o An information session was held with Councillor Menard and members of the Old Ottawa East 
Community Association to provide an overview of the updated site plan and proposed development on 
March 29th, 2022.  

o An additional meeting was held with Councillor Menard and members of the Old Ottawa East Community 
Association to provide an update on the proposed development on May 17th, 2022.  

/ Community “Heads Up” to local registered Community Associations 

o A ‘heads up’ notification to local registered community associations will be completed by City of Ottawa 
during the application process.  

/ Community Information Session  

o As requested by the Old Ottawa East Community Association, Forum/SLP and Fotenn presented the 
proposed development at the Community Association Planning Committee meeting on April 5th, 2022. A 
subsequent Mainstreet article was written about the proposal.  

o A community information session was held on June 21st via Zoom, as requested and hosted by Councillor 
Menard. Residents of the Old Ottawa East neighbourhood and surrounding area, as well as residents of 
The Corners on Main were in attendance and provided the opportunity to ask questions and provide 
comments to the applicant team.  

/ Planning Committee Meeting Advertisement and Report Mail-out to Public  

o Notification for the statutory public meeting will be undertaken by the City of Ottawa.  

/ Statutory Public Meeting for Zoning By-law Amendment – Planning Committee 
o The statutory public meeting will take place at the City of Ottawa Planning Committee.   
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7.0  
Conclusions 
It is our professional opinion that the proposed Zoning By-law Amendment and Site Plan Applications to permit the 
proposed development on the subject property constitutes good planning and is in the public interest. As outlined 
in the preceding sections:  

/ The proposed development is consistent with the Provincial Policy Statement (2020) by providing residential 
development that will provide increase choices for housing within an existing and established neighbourhood.  

/ The proposed development conforms to the Official Plan’s vision for managing growth in the urban area. The 
proposal responds to its context by proposing a mid-rise building in an area characterised by existing low- 
and mid-rise buildings. The proposal also responds to its context by proposing transitional building elements 
in the design, to ease the compatibility with the low-rise neighbourhood to the north. The proposed 
development meets the urban design and compatibility objectives, principles, and policies in Sections 2.5.1 
and 4.11 of the Official Plan.  

/ The proposed development conforms to the Old Ottawa East Secondary Plan’s vision for low-rise 
development on the north portion of the subject property. A low-rise, four (4) storey addition is being added 
to the existing building, maintaining the character of the Oblates Lands and Sacre Coeur east of Main Street.  

/ The proposed development conforms to the New Official Plan’s vision for managing growth and 
intensification. The proposal responds to its context within the Inner Urban Transect, proposing a 
low-rise apartment building on a portion of under-utilized land. Appropriate setbacks between the 
surrounding buildings have been provided.  

/ The proposed development responds strongly to the Urban Design Guidelines for Low-rise Infill Housing by 
reflecting the established streetscape character and designing the building and open spaces to a similar level 
of quality and detail.  

/ The proposed development meets several of the applicable requirements in the Comprehensive Zoning By-
law 2008-250. The requested amendments are appropriate and will not create undue negative impacts on 
the community or surrounding properties.  

/ The proposed development is supported by technical studies submitted as part of this application.  
 
 
Sincerely,  
 
 

        
Lisa Dalla Rosa, RPP, MCIP     Patricia Warren, M.Pl 
Associate       Planner  
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8.0  
Appendix A  
Pre-Application Consolation Meeting Notes 
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