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PROJECT DESCRIPTION

01

Project Description 
The proponent seeks to develop the subject site with a 9-storey 
mixed	use,	mid-rise	building.	 	The	proposed	development	will	be	
predominantly residential in nature with commercial retail uses at 
grade	 fronting	onto	 the	public	 realm.	 	 The	development	proposal	
envisions	 a	 vibrant	 mixed-use	 environment	 animating	 Longfields	
Station.		The	proposed	development	integrates	an	urban	design	into	
a predominantly suburban context by providing higher residential 
densities, neighbourhood commercial amenities and a built form 
massing	 that	 frames	 the	 street	 and	 adjacent	 transit	 plaza.	 	 The	
proposed development also emphasizes pedestrian access to the 
site	and	draws	on	the	strengths	of	an	urban	pattern	of	development.		

The	 proposed	 development	 will	 contain	 90	 dwelling	 units,	 62	 of	
which will be one (1) bedroom units, 27 of which will be two (2) 
bedroom	units,	and	1	will	be	a	three	(3)	bedroom	unit.	The	proposed	
development	 will	 also	 feature	 466	 square	 metres	 of	 ground	
floor	 commercial	 space	which	will	 contribute	 to	 a	mix	 of	 uses	 at	
the	 subject	 property	 and	 enhance	 the	 surrounding	 streetscape.		

Massing and Scale 
The proposed building has been designed with a base-middle-top 
approach.	The	design	incorporates	a	two	(2)	storey	podium	which	
serves	as	 the	primary	 interface	at	 the	 street	 level.	 	 The	podium’s	
materiality	consists	of	a	mix	of	red	brick,	textured	stone,	metal	flashing,	
and	 glazing.	 The	 podium’s	materiality	 helps	 to	 establish	 a	 strong	
visual	base	and	distinguishes	is	from	the	upper	portion	of	the	building.	

The middle portion of the building, which extends from the third 
storey to the ninth story, includes a façade of white and black 
flashing.	The	top	portion	of	the	building	is	then	stepped	back	further,	
which includes a indoor and outdoor communial amenity areas as 
well as mechanical penthouse

Public Realm
The	 proposed	 development’s	 ground	 floor	 will	 serve	 several	
purposes, with space allocated for a lobby, mail room, residential and 
commercial garbage rooms, gym, and commercial space fronting 
onto	Campanale	Avenue.	The	proposed	development’s	ground	floor	
will	 feature	 significant	 glazing	 and	will	 be	 taller	 in	 height	 in	 order	
to	 enhance	 the	 at-grade	 experience	 along	 the	 subject	 property’s	
Campanale	Avenue	frontage	to	the	south.	
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Proposed Minor Variances 

Increased maximum building height from 24 m or 8 storeys to 
27 metres and 9 storeys. 

The increased building height represents a minor deviation from 
the	Zoning	requirement	as	the	ground	floor	heights	are	taller	to	
accommodate	a	more	active	commercial	public	realm	at	grade.	
The building functions like an 8 storey building within the Mid-rise 
built	form	category	with	a	mezzanine	between	the	first	and	second	
floors	to	accommodate	storage	lockers	(one	for	each	unit).	

Indoor rooftop amenity space with height of 3 m and area of 
102 m2 projects above the height limit. 

Section	65	of	the	Zoning	By-law	provides	direction	for	permitted	
projections	above	the	height	limit.	Permitted	projections	include	
elements such as chimneys and clock towers, mechanical and 
service	equipment	penthouses,	stairway	penthouses,	and	rooftop	
patios,	gardens	and	terraces.	Enclosed	interior	amenity	areas	are	
not considered a projection above the height limit as per Section 
65.	

The provisions of the Zoning By-law with respect to height and 
the permitted projections above the height limit are intended to 
accommodate a limited number of uses on the rooftops of new 
buildings,	while	also	mitigating	for	their	visual	impact.

The enclosed rooftop amenity space will provide additional 
amenity space for residents that complements existing outdoor 
amenity	spaces	on	the	property.	The	enclosed	space	provides	
year-round use for residents and is less visually and acoustically 
intrusive	to	abutting	properties.

DESIGN DIRECTION

02

Project Statistics
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Schedule B6 Suburban South Transect 

City of Ottawa Official Plan (2022)
The	Official	Plan	for	the	City	of	Ottawa	was	approved	
November	4,	2022.	The	Plan	provides	a	framework	for	
development	in	the	City	until	2046,	when	it	is	expected	
that	the	City’s	population	will	surpass	1.4	million	people.	
The	Official	Plan	directs	how	the	City	will	accommodate	
this growth over time and sets out the policies to guide the 
development	and	growth	of	the	City.	

Transect and Designation
The subject site is located within the Suburban Transect 
and is designated Neighbourhood with an Evolving 
Neighbourhood	Overlay.		

Neighbourhoods within the Suburban Transect generally 
reflect	a	conventional	suburban	model	of	built	form	and	site	
design and are typically categorized by the separation of land 
uses, stand-along buildings, generous building setbacks and 
low-rise	buildings.		

The	Official	Plan	aims	to	recognize	the	suburban	pattern	of	
built form within these neighbourhoods while supporting 
an	evolution	towards	15-minute	neighbourhoods.	Areas	
identified	by	the	Evolving	Neighbourhood	overlay	are	closer	
to	public	transit	and	are	areas	intended	for	intensification	
towards a more urban built form that supports the shift 
towards	15-minute	neighbourhoods.

Policy	2	of	Section	6.3.1	states	that	permitted	building	
heights in the Neighbourhoods shall be Low-rise, except: 
a) where exisitng zoning or secondary plans allow for greater 
building	heights.	
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Schedule B6 - Suburban (Southwest) Transect
Annexe B6 - Transect Secteur suburbain (sud-ouest)

Official Plan / Plan officiel

Consolidation and Amendments / Amendment au plan directeur approuvré

Planning, Infrastructure and Economic Development Department, Geospatial Analytics, Technology and Solutions
Services de la planification, de l’infrastructure et du développement économique, Analyse géospatiale, technologie et solutions

Suburban Sud / Zone suburbaine sud

6

Expansion lands also form part of this Schedule, and an adjustment to this map will be undertaken at a later time to 
add these lands. In the interim the expansion lands are shown on Schedule C17 - Urban Expansion Areas

Les terrains de la zone d’extension font aussi partie de cette annexe; on mettra au point cette carte à une date ultérieure, 
pour y ajouter ces terrains. D’ici là, les terrains de la zone d’extension sont représentés dans l’annexe C17 - Zones 
d'expansion urbaine.

TC

SPECIAL DISTRICT /
DISTRICT PARTICULIER

Ottawa International Airport Economic District /
District économique de l’Aéroport international d’Ottawa6

TRANSIT

Transfer Station / Station de correspondance

Transitway Station / Station du Transitway

Terminus Station / Station terminus

O-Train Station / Station de l’O-Train

Future O-Train Station / Station de l’O-Train (futur)!Z

!ª

TRANSECT POLICY AREA /
SECTEUR STRATÉGIQUE DU TRANSECT

Suburban / Suburbain

DESIGNATIONS / AFFECTATIONS

Greenspace / Espace vert

Hub / Carrefour

Mixed Industrial / Industrie Mixte

Industrial and Logistics / Industrie et Logistique

Neighbourhood / Quartier

Corridor - Minor / Couloir - Rue principale mineure

Town Centre / Centre villeTC

OVERLAY / AFFECTATION SUPPLÉMENTAIRE
Evolving Neighbourhood / 
Quartier en évolution

TC

0 1 2 3 40.5
km

November 24, 2021

Hub

Corridor - Mainstreet

Corridor - Minor

Evolving Neighbourhood

Neighbourhood

Subject Site

Greenspace

Industrial and Logistics

Mixed Industrial 

O-Train Station

O-Train Station

Transfer Station

Transitway Station

City of Ottawa Official Plan (2022)
Urban Design
Section	4.6	of	the	Official	Plan	sets	out	a	framework	for	
built	form	and	the	public	realm.	Urban	design	plays	an	
important	role	in	supporting	the	City’s	objectives	including	
building 15-minute neighbourhoods, growing the urban tree 
canopy,	and	developing	resilience	to	climate	change.	New	
developments should be designed to make healthier and 
more environmentally sustainable living accessible for people 
of	all	ages,	genders	and	social	statuses.	

The proposed development meets the following Urban Design 
policies, among others:

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	trees,	where	possible.	
Shared 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.

The proposed development internalizes, where possible, 
all servicing areas and has located parking below-grade, 
accessible via a ramp at the rear of the building. 

Policy	2	of	Section	4.6.6	states	that	transitions	between	
Mid-rise and High-rise buildings, and adjacent properties 
designated as Neighbourhood on the B-series of schedules, 
will be achieved by providing a gradual change in height 
and massing, through the stepping down of buildings, and 
setbacks from the Low-rise properties, generally guided 
by the application of an angular plane as may be set in the 
Zoning By-law or by other means in accordance with Council-
approved	Plans	and	design	guidelines.

The proposed development provides an appropriate 
transition across the site to the adjacent neighbourhood 
area through the use of setbacks and stepbacks, guided 
by the implementation of an angular plane.

Policy	4	of	Section	4.6.6	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.

The proposed development includes a variety of amenity 
spaces for residents include both indoor and outdoor 
communal areas as well as private balconies.  An outdoor 
rooftop amenity area is provided as a space for all 
residents to relax outdoors in a communal environment. 

Policy 7 of Section 4.6.6 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, with additional height permitted in the 
Downtown Core Transect; and 

 / Provide	sufficient	setbacks	and	step	backs	to:	
i)	Provide	landscaping	and	adequate	space	for	tree	
planting; 
ii)  Avoid a street canyon effect; and 

iii) Minimize microclimate impacts on the public realm 
and	private	amenity	areas.

The proposed mid-rise development is consistent with 
the built form character of the surrounding context and 
provides for an enhanced public realm along Campanale 
Avenue. The proposed development frames the street and 
adjacent transit plaza with a two (2) storey podium that 
responds to the existing suburban context. 

The overall design conforms to the Urban Design policies 
outlined in section 4.6 of the Official Plan.



8 9

July 2024 July 2024609 Longfields Drive 
Urban Design Brief

609 Longfields Drive 
Urban Design Brief

The Transit Oriented Development (TOD) guidelines provide 
guidance in achieving well-designed and successful Transit-
Oriented	Development.	These	guidelines	are	to	be	applied	
to	all	development	throughout	the	City	within	a	600-metre	
walking distance of a rapid transit stop or station to provide 
guidance to the proper development of these strategically 
located	properties.	

The proposed development has regard for the following 
design guidelines:

Land Use
 / Provides transit supportive land uses and mixed use 

development including high-density residential uses, 
within	a	600-metre	walking	distance	of	a	rapid	transit	
stop or station (Guideline 1);

 / Discourages non transit-supportive land uses that 
are oriented primarily to the automobile and not the 
pedestrian, cyclist or transit user (Guideline 2);

 / Creates a multi-purpose destination for both transit users 
and local residents through providing a mix of different 
land uses that support a vibrant area community, 
including a publicly-accessible amenity space at the 
ground	floor	of	the	west	tower	(Guideline	3);

Layout
 / Lays out new pedestrian connections, permitting 

pedestrian movement throughout the site (Guideline 4);

 / Locates the building along the front of the street to 
encourage ease of walking between buildings and to 
public transit (Guideline 7);

 / Locates the highest density and mixed uses immediately 
adjacent and as close as possible to the proposed transit 
stop	(Guideline	8).

Transit Oriented Development Guidelines
 / Creates transition in scale between higher intensity 

development around the transit station and adjacent 
lower intensity communities by stepping down building 
heights and densities from the transit station (Guideline 
9);

 / Orients buildings towards transit stations and provides 
direct	pedestrian	access	that	minimizes	conflict	with	
vehicles, with buildings oriented toward and pedestrian 
connections to the pathway system that will provide 
access to the future transit system (Guideline 10);

Built Form
 / The proposed building steps back above the 2 storey in 

order to maintain a more human scale along the sidewalk 
and to reduce shadow and wind impacts o the public 
street (Guideline 11); 

Pedestrians & Cyclists
 / The	ground	floors	facing	Campanale	Avenue	hae	

been designed to be appealing to pedestrians, with 
large windows associated with the retail use at grade 
(Guideline 28);

Streetscape & Environment 
 / Locates garbage and recycling containers in the interior 
of	the	site	screened	from	view	(Guideline	54).	

In	November	2020,	the	City	of	Ottawa	approved	design	guidelines	to	ensure	bird	health	is	considered	in	building	design.	
Ottawa’s	Bird-Safe	Design	Guidelines	are	intended	to	be	used	during	the	planning	stage	of	private	or	public	development	
projects	to	minimize	the	potential	risks	to	birds.	

The	guidelines	address	the	design	of	buildings,	lighting	and	landscaping.	During	planning	and	design,	applicants	need	to:

 / Consider	the	environmental	context	and	surroundings.
 / Minimize	the	transparency	and	reflectivity	of	glass.
 / Avoid	or	mitigate	design	traps,	such	as	glass	passageways	or	corners	that	are	invisible	to	birds.
 / Consider	non-glass	structural	features	that	might	pose	a	hazard.
 / Create	bird-friendly	landscaping.
 / Design	exterior	lighting	to	minimize	light	spill	at	night.
 / Minimize	nighttime	light	spill	from	inside	the	building.

In order to minimize the threat of bird collisions, the proposed development is proposing the following design measures: 

 / The	use	of	different	materials	(brick	and	metal	paneling	of	differing	colours)	to	fragment	reflections.
 / Glass	with	integrated	protection	measures	will	be	defined	within	the	first	16	metres	of	height.
 / The	commercial	floors	will	feature	bird-safe	elements	through	the	use	of	commercial	films.	
 / In	coordination	with	the	landscape	architect,	plantings	will	be	located	to	minimize	their	reflection	in	windows.	

Bird-Safe Design Guidelines 
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SITE CONTEXT AND ANALYISIS

03

This section provides a response to comments received 
from Urban Design staff on December 5, 2023, following 
the	pre-consultation	meeting	held	on	November	20,	2023.	
Responses to the remainder of pre-consultation comments 
can	be	found	enclosed	with	the	other	application	materials.

City Comment: This proposal for Block 10 does not run 
along	or	does	not	meet	the	threshold	in	one	of	the	City’s	
Design	Priority	Areas	and	need	not	attend	the	City’s	UDRP.	
Staff will be responsible for evaluating the Urban Design 
Brief	and	providing	design	direction.

Response: Acknowledged.

City	Comment:	Recommend	reviewing	each	site	separately.

Response: Noted. A separate pre-consultation meeting 
was held on March 7, 2024 to discuss the proposal for 
Blocks 5 & 8.  This Urban design brief speaks directly to 
609 Longfields Avenue (block 10). 

City Comment: Policy discussion about density and height 
on	other	blocks	should	follow.

Response: Noted. 

Cilty	Comment:	Will	there	be	a	change	to	requirements	for	
commercial,	parks,	schools,	etc.	available	for	the	increase	in	
density?

Response: The subject site is located within an area that 
includes small-scale retail as well as many local parks 
and public schools that all work to support the proposed 
development’s goal of providing for a 15-minute 
community. 

Response to Pre-Consultation Comments
City	Comment:	We	recommend	a	parking	reduction	for	any	
increase	in	density	above	the	zoning	allotment.

Response: Noted. A parking ratio of 1:1 is proposed 
for this development, which meets the minimum and 
maximum requirement under the Zoning By-law for this 
site, and is lower than the typical suburban minimum 
rate of 1.2 motor vehicle parking spaces/unit.

City	Comment:	Transition	should	be	analyzed	on	all	sites.

Response: The proposal responds to this policy in 
applying the general guidance of the angular plane in 
the consideration of building height and transition. The 
site represents a unique context within proximity to the 
Longfields Transitway Station.  The only immediately 
adjacent low-rise neighbouhood is northeast of the 
subject site along Campanale Drive. Along this side of 
the building a setback of 3 metres is provided along with 
a stepback above the second floor.  The two storey base 
provides for an effective transition in height and mass to 
the adjacent low-rise residential context. 

City Comment: Two storey all around the building to support 
pedestrian	scale	and	neighbourhood	character.	

Response: The stepback above the second floor wraps 
around the building on all sides.

City Comment: Recommend looking for opportunities to 
reduce	parking	requirements.

Response: Noted. Please see response above.
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Site Context
The subject site is rectangular in shape and has a total area of 
approximately	2,270	square	metres.		The	subject	site	fronts	onto	
Campanale Drive, with a lot frontage/width of approximately 54 
metres	and	a	lot	depth	of	approximately	42	metres.	The	site	is	
currently	undeveloped.	

The entirty of the subject site is within 100 metres of the exisitng 
Longfields	Transitway	Station,	which	is	planned	for	future	
conversion	into	a	Light	Rail	Station	(LRT).	A	Multi-Use	Pathway	
(MUP) runs between the subject site and the transitway that 
connects	to	the	City’s	active	transportation	network	and	provides	
for cycling, walking and other forms of active transportation 
throughout	the	immediate	neighbourhood	and	Barrhaven.		
Immediately north of the transitway runs an active rail line operated 
by	Via	Rail.	

North: Approximately 200 metres north of the subject site at 
Holitman	Drive	is	Neil	Nesbit	Park,	an	approximately	3.6-hectare	
park, which features a playground, basketball court, baseball 
diamond,	and	soccer	field.	Surrounding	Neil	Nesbit	Park	is	a	low-
rise residential neighbourhood which includes detached, semi-
detached,	as	well	as	townhouse	dwellings.	North	of	Fallowfield	are	
agricultural	lands	part	of	the	Greenbelt.	

East: East of the subject site along Campanale Avenue are rows 
of	townhouse	dwellings.		East	of	the	subject	site,	fronting	onto	
Longfields	Drive	is	the	Pierre-Elliot	Trudeau	Catholic	Elementary	
School.	Further	east,	approximately	350	metres	from	the	subject	
site	is	Utman	Park,	an	approximately	2.7-hectare	park,	which	
features	a	playground,	baseball	diamond,	and	soccer	field.	South	
of	Utman	Park	is	St.	Mother	Teresa	High	School.	

South: Immediately south of the subject site is a commercial 
building	at	605	Longfields	Drive,	which	features	a	variety	of	small	
business	that	front	onto	the	public	realm.	Businesses	include	
a convenience store, medical clinics, coffee shop and several 
restaurants.	Further	south	along	Longfields	drive	is	a	four	(4)	storey	
mixed	use	builing,	also	developed	by	Campanale	Homes.		On	the	
ground	floor	abutting	Longfields	Drive	there	are	a	variety	of	small	
businesses including a pharmacy, medical clinic, toy store, and 
restaurant.	

Pierre-Elliot Trudeau
Catholic Elementary 

School

Ken 
Ross Park

Neill
Nesbit Park

Subject Site

Longfields Station

Site Context

Subject SiteTransitway

South Continued: South	of	Longfields	Drive	is	Ken	Ross	Park,	an	
approximately 15-hectare park which features three (3) baseball 
diamonds,	a	Soccer	field,	football	field,	woodlot	and	playground.		
South	of	Ken	Ross	Park	is	Longfields-Davidson	Heights	Secondary	
School	and	Berrigan	Elementary	School.	Approximately	350	
metres south of the subject site is the Highbury woodlot, an 
approximately	2.3	hectare	woodlot	owned	by	the	City	of	Ottawa.	

West: 
Immediately	west	of	the	subject	site	is	the	future	Longfields	Station	
Plaza that will be developed by Campanale Homes as part of the 
development	of	the	subject	site.		The	Plaza	is	proposed	to	include	
public bicycle parking, seating areas, public art, all connected by 
walkways	and	stairs	that	lead	to	the	entrance	to	Longfields	Station.	
West	of	the	future	transit	plaza	is	617	Longfields	drive,	a	vacant	
site	that	is	proposed	to	be	developed	by	Campanale	Homes.	
Further west is a Hydro transformer station operated by Hydro 
Ottawa.	The	area	west	of	subject	site	includes	a	mix	of	low-rise	
apartment	buildings	and	back-to-back	townhouse	blocks.	
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Site AnalysisSite Analysis
Transit Network
The	subject	site	is	located	within	100	metres	of	Longfields	
Station.	Rapid	route	#75	runs	along	the	transitway	from	
Barrhaven Centre to Tunneys Pasture stopping at Baseline, 
Iris,	the	Queensway,	Lincoln	Fields,	and	Westboro	stations.		
The	route	then	continues	from	Tunneys	Pasture	to	Gatineau.

Longfields	Station	is	identified	as	a	future	LRT	grade	
separated O-Train Station on Schedule C2 (Transit Network 
-	Ultimate)	of	the	Official	Plan.
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Active Transportation
The subject site is well served by the greater cycling 
network,	as	shown	in	the	image	on	the	right.	A	MUP	runs	
along	the	transitway	from	Strandherd	to	Fallowfield	Station	
where it continues through the Greenbelt to Prince of 
Wales	Drive.	This	MUP	provides	direct	access	to	a	larger	
commercial node at Strandherd and Greenbank within an 
approximate	15-20	minute	walk/5-minute	bicycle	trip.

Longfields	Drive	features	painted	bicycle	lanes	from	
Berrigan	Drive	to	Woodruff	Avenue.	

Schedule C3 - Active Transportation Network

 ̶Annexe C3   Réseau de transport actif
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Note: 
1) This schedule should be read in conjunction with the Transportation Master Plan and Active 
Transportation Plan for a more comprehensive understanding of the entire network.
2) All arterial and collector roads in the urban area are designated cycling routes that will, over time, 
be upgraded with appropriate cycling facilities.  Please refer to Section 4.1 Mobility.
3) Please also refer to GeoOttawa cycling layer for detailed route location information.

Nota :
1) La présente annexe doit être lue de concert avec le Plan directeur des transports et le Plan de 
transport actif pour obtenir une meilleure compréhension du réseau dans son ensemble.
2) Toutes les artères et routes collectrices du secteur urbain sont désignées en tant que voies cyclables.
Au fil du temps, elles seront modernisées en y ajoutant les installations cyclables appropriées. Veuillez
consulter la section 4.1 – Mobilité.
3) Veuillez vous reporter à la carte Vélo dans GeoOttawa pour des renseignements détaillés sur 
l’emplacement des pistes.
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Site Analysis
Urban Road Network
The subject property is well integrated with the existing 
and planned road network of the city and provides easy 
vehicular	access	to	important	circulation	roadways.

 / Campanale Avenue is designated as a Local road 
on Schedule C4 (Urban Road Network) of the City of 
Ottawa	Official	Plan	and	connects	to	Longfields	Drive. 
 

 / Longfields	Drive	is	designated	as	a	Major	Collector	
Major collector roads connect communities and 
distribute	traffic	between	the	arterial	and	local	road	
system.	Longfields	Drive	runs	south	where	it	turns	into	
an Arterial Road at Strandherd Drive (an east-west 
Arterial	Road.	 

 / Greenbank Road, a north-south Arterial Road is 
located	west	of	the	subject	site.	This	north-south	road	
runs north through the greenbelt to Nepean and south 
to	downtown	Barrhaven.	Highway	(HWY	417)	through	
on	and	off	ramps. 

 / Highway	HWY	416)	runs	north-south,	west	of	
Barrhaven.	It	is	the	main	north-south	vehicular	
circulation corridor and serves not only the City of 
Ottawa,	but	the	broader	region.	It	can	be	accessed	
from Strandherd Drive (approximately 4 kilometres 
west	of	the	subject	site).	

Schedule C4 - Urban Road Network
 ̶Annexe C4   Réseau routier urbain

Official Plan / Plan officiel

Planning, Infrastructure and Economic Development Department, Geospatial Analytics, Technology and Solutions
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Design Evolution Response to The Abutting Public Realm Conditions

Block 9 has been designed as a public plaza in the form of a amphitheater 
which	will	provide	a	meeting	place	and	entrance	to	Longfields	Station.		The	
proposed	development	at	609	Longfields	will	front	onto	the	new	public	plaza	
with	a	commercial	patio	proposed	immediately	adjacent	the	plaza.		
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Response to Abutting Public Realm Conditions

The	ground	floor	of	the	proposed	development	will	feature	commercial	space	that	will	front	onto	the	adjacent	
public	plaza	and	Campanale	Drive.		Large	windows	will	create	a	strong	visual	connection	between	the	public	
realm and the interior commercial space, providing a sense of place and sense of security at night with “eyes on 
the	street.”		

Built Form Transition 
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Street Cross Section Sustainability Statement
Campanale’s	Commitment	to	Sustainable	Development	-	Pioneering	Green	Solutions	
for a Sustainable Future

Campanale’s	commitment	to	sustainable	building	practices	ensures	that	you	can	enjoy	a	home	that	not	only	
saves	you	money,	but	also	contributes	to	a	greener	future.

Campanale	has	partnered	with	Better	Than	Code	to	guarantee	the	sustainability	and	energy	efficiency	of	our	
homes	beyond	the	Ontario	Building	Code.	This	organization	rigorously	verifies	the	energy	rating	of	our	builds,	
providing an extra layer of assurance and ensuring we meet a minimum of 15% Better Than Code energy 
rating.

Campanale is proud to be a leader in sustainable home building and contribute to a greener future for 
generations	to	come.

Sustainable Design Features in this project include: 
 / Optimized window-to-wall ratios;
 / Improved glazing system performance;
 / Optimized air tightness;
 / High performance wall assemblies with minimized thermal bridging;
 / Low-flow	water	fixtures;
 / Low-carbon thermal energy heating and cooling; 
 / Water	metering;	and	
 / Low-carbon	emitting	materials	used	on	all	exterior	and	interior	surface	finishes.	
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NOTES:

GENERAL
1. DO NOT SCALE THIS DRAWING.
2. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH RELATED 
ARCHITECTURAL/ENGINEERING DRAWINGS.
3. IT IS THE RESPONSIBILITY OF THE APPROPRIATE CONTRACTOR TO CHECK AND VERIFY ALL 
DIMENSIONS ON SITE AND REPORT ALL ERRORS AND/OR OMISSIONS TO THE LANDSCAPE 
ARCHITECT BEFORE PROCEEDING WITH WORK.
4. CONTRACTOR MUST OBTAIN AND COMPLY WITH ALL PERTINENT CODES AND BY-LAWS. ALL 
PERMITS ARE THE RESPONSIBILITY OF THE CONTRACTOR.
5. THIS DRAWING MUST NOT BE USED FOR CONSTRUCTION UNTIL SIGNED BY THE 
LANDSCAPE ARCHITECT.
6. COPYRIGHT RESERVED.THIS DRAWING IS THE EXCLUSIVE PROPERTY OF THAKAR 
ASSOCIATES DESIGN CONSULTANTS AND SHALL NOT BE USED FOR ANY PURPOSE 
WHATSOEVER WITHOUT WRITTEN CONSENT. GRAPHIC SYMBOLS, DETAILS AND FORMATS 
USED ON THIS DRAWING ARE COPY-RIGHTED AND MAY NOT BE COPIED, ADAPTED OR 
REPRODUCED IN ANY FORM WITHOUT THE WRITTEN CONSENT OF THAKAR ASSOCIATES.
7. CONTRACTOR SHALL NOTIFY LANDSCAPE ARCHITECT  BY PHONE AND FAX AT LEAST 24 
HOURS IN ADVANCE OF THE COMMENCEMENT OF DEMOLITION WORK, REMOVAL OF EXISTING 
VEGETATION AND THE START OF NEW CONSTRUCTION.
8. BASE INFORMATION TAKEN FROM DRAWINGS SUPPLIED BY THE CAMPANALE GROUP.

SITE LAYOUT:
1. CONTRACTOR TO STAKE OUT SITE ELEMENTS AND OBTAIN APPROVAL OF LANDSCAPE 
ARCHITECT BEFORE COMMENCING WORK.
2. ALL HORIZONTAL DIMENSIONS ARE SHOWN IN METRES AND MILLIMETRES.
3. PREMANUFACTURED ITEMS TO BE INSTALLED AS PER MANUFACTURER'S INSTRUCTIONS.
4. ALL FENCING IS TO BE INSTALLED 0.3M INSIDE PRIVATE PROPERTY PARALLEL TO THE 
PROPERTY LINE UNLESS OTHERWISE INDICATED.

DEMOLITION:
1. ALL EXISTING AREAS AND/OR ITEMS INDICATED FOR DEMOLITION AND REMOVAL ARE TO BE 
REMOVED FROM SITE.
2. DEMOLITION RUBBLE OR RUBBISH  IS TO BE REMOVED FROM SITE. BACKFILLING OF 
RUBBLE WILL NOT BE ACCEPTED. ITEMS TO BE REMOVED INCLUDE ASSOCIATED WIRING, 
PIPING, FOOTINGS, AND GRANULAR SUBGRADES UNLESS INDICATED ON THE DRAWINGS AS 
ITEMS TO BE RETAINED.
3. TREES AND SHRUBS INDICATED TO BE REMOVED, ARE ALSO TO BE GRUBBED OUT, 
INCLUDING STUMPS AND ROOTS, TO A MINIMUM OF 400 MM BELOW GRADE.
4. ALL AREAS, ITEMS OR STRUCTURES DESIGNATED FOR RETENTION ON SITE ARE TO BE 
REINSTATED, REPLACED OR REPAIRED AT THE LANDSCAPE ARCHITECT'S OPTION AND TO THE 
LANDSCAPE ARCHITECT'S SATISFACTION SHOULD THESE BE DAMAGED OR DISTURBED 
DURING CONSTRUCTION.

PLANTING/SODDING
1. THE CONTRACTOR IS TO VERIFY THE LOCATION OF ALL UNDER-GROUND UTILITIES  PRIOR 
TO  COMMENCING WORK. PLANTING WHICH CONFLICTS WITH UNDERGROUND UTILITIES IS TO 
BE RELOCATED AT THE DIRECTION OF THE LANDSCAPE ARCHITECT.  
2. ALL STREETSCAPE TREES EXCEPT CONIFERS ARE TO BE LOCATED WITHIN THE MUNICIPAL 
BOULEVARD AT A DISTANCE OF 0.6M FROM THE PROPERTY LINE.
3. NO PLANT MATERIALS SUBSTITUTIONS WILL BE ACCEPTED WITHOUT PRIOR APPROVAL 
FROM THE LANDSCAPE ARCHITECT.
4. ALL PLANT MATERIAL IS TO BE NURSERY GROWN STOCK, AND SHALL MEET OR EXCEED THE 
SPECIFICATIONS OF THE CANADIAN NURSERY TRADES ASSOCIATION.(1995) FOR SIZE, HEIGHT, 
SPREAD, GRADE AND METHOD OF CULTIVATION.
5. ALL EXCAVATED MATERIAL FROM PLANTING PITS TO BE REMOVED FROM SITE. BACKFILL 
PLANTING INSTALLATIONS WITH IMPORTED PREPARED TOPSOIL, OR STOCKPILED TOPSOIL ON 
SITE, SUBJECT TO LANDSCAPE ARCHITECT'S APPROVAL.
6. SODDING AND SEEDING TO BE INSTALLED ON MINIMUM 135 MM AND 150 MM DEEP LAYERS 
RESPECTIVELY  OF PREPARED IMPORTED TOPSOIL.
7. ALL SHRUBS TO BE INSTALLED IN BEDS (EXCEPT ON SLOPES)  WITH MINIMUM DEPTH OF 500 
MM AND MULCHED WITH 75 MM MINIMUM  LAYER OF SHREDDED PINE BARK MULCH UNLESS 
OTHERWISE SPECIFIED.
8. ALL TREES TO BE STAKED ACCORDING TO THE STANDARDS INDICATED ON THE PLANTING 
DETAILS.
9.  ALL AREAS DISTURBED DURING CONSTRUCTION, BEYOND THE PROJECT LIMITS, ARE TO BE 
REINSTATED TO ORIGINAL CONDITIONS AT NO ADDITIONAL EXPENSE.
10. ALL PLANT MATERIAL AND GRASS AREAS INSTALLED UNDER THIS CONTRACT SHALL BE 
WATERED,  WEEDED AND MAINTAINED BY THE CONTRACTOR UNTIL WRITTEN ACCEPTANCE OF 
THE WORK BY THE  LANDSCAPE ARCHITECT.
11. ARRANGEMENT AND SPACING OF PLANT MATERIAL ON SITE TO BE IN ACCORDANCE WITH 
GOOD HORTICULTURAL PRACTICES AND AESTHETIC CRITERIA . CONTRACTOR TO ENSURE 
THAT SPACING AND POSITIONING OF PLANTS ARE  OPTIMIZED FOR BEST VISUAL DISPLAY , 
AND OUTLINES OF SHRUB BEDS AND OTHER AREAS ARE  SMOOTH, UNIFORM AND  SENSITIVE 
TO THE DESIGN INTENT.

NOTE: 
1. Landscape Contractor must advise Project Landscape Architect of the start of construction min. 48 hours by email prior to commencement of work, and obtain 
approval for planting and paving layouts before installation.
2. Landscape Contractor must keep up-to-date record of all changes to landscape installations, including planting, paving and site furniture placement.
3. Landscape Contractor should adhere closely to organic and geometric layouts as shown on landscape plan  to ensure optimum placing, spacing and display 
of plantings.
4. Landscape Contractor to use discretion and judgement and reject trees or plants on site which do not meet minimum size, shape and branch growth criteria 
as specified on this drawing. 
5. Wire baskets and burlap used to hold the root ball and rope that is tied around the root collar are to be removed at the time of the planting of the trees. trees 
planted too deep or too shallow, or without the baskets and rope removed, may be rejected at the time of the f1 inspection regardless of the length of time 
between the date of planting and the date of the inspection.
6. All deciduous street trees  to be planted 0.6 m away from property line and 1.5 m away from any adjacent driveway. coniferous trees to be planted on private 
property and set back as necessary to avoid conflicts sightlines,  especially at daylight triangles.
7. Locations and configurations of driveway and unit footprints are schematic only.
8. Adjust tree locations on site in accordance with utility and easement locations.
9. Before installing, establish correct locations of plant material and fencing on site by checking locations of access easements and other minimum clearances. 
refer to the site plan, survey plan  and engineering drawings prepared by others.
10. Final locations of trees to be adjusted in accordance with building and driveway locations on site.  

                                                  PLANT  LIST                                    PLANT  LIST

KEY NO. BOTANIC NAME ENGLISH NAME SIZE CONDIT. REMARKS TYPE

PS 6 Pinus strobus White Pine 2.0m ht B & B Well branched Large Coniferous Tree

PG 6 Picea glauca White Spruce 2.0m ht B & B Well branched Large Coniferous Tree

AS 4 Acer saccharum Green Mountain Green Mountain Sugar Maple 60mm. cal B & B Well branched Large Deciduous Tree

AR 4 Acer rubrum Red Maple 60mm. cal B & B Well branched Large Deciduous Tree

GT 4 Gleditsia triacanthos Sunburst Sunburst Honeylocust 60mm. cal B & B Well branched Large Deciduous Tree

AL 0 Amelanchier laevis Allegheny Serviceberry 30mm cal Potted Standard, full crown Small Deciduous Tree

SV 4 Syringa vulgaris Common Lilac 11.5m ht Potted Bushy Large Deciduous Shrub

NF 130 Nepeta fassenii Walkers Low Walkers Low Catmint 2 yr old Container Full form Perennial

RF 195 Rudbeckia fulgida Goldsturm Goldsturm Blackeyed Susan 2 yr old Container Full form Perennial

GR 85 Geranium 'Rozanne' Rozanne Geranium 2 yr old Container Full form Perennial

JA 0 Helianthos tuberosus Jerusalem Artichoke 2 yr old Container Plump tubers Perennial

Setbacks
The following setbacks should be maintained between trees and utilities, paved areas, etc:
- Driveways: Deciduous Trees 1.5m / Coniferous Trees 2.5m 
- Buried Utilities (water pipes, storm & sanitary sewers, cables, other buried services): 2.0 m
- Aboveground Structures (streetlights, hydrants, curbs, hydro boxes): 1.5 m

COMPACTED  EARTH

T-RAIL IRON  STAKES  40 x 40 x 5 x 2440
(MAX:3)  TO BE PLACED  AROUND  TREE 
IN A MANNER THAT  PROVIDES  OPTIMUM  
PROTECTION  FROM  PREVAILING  WINDS .
INSERT  STAKES  INTO GROUND  OUTSIDE  
ROOTBALL .

NOTE:  DO NOT CUT OR DAMAGE  LEADER .
PRUNE DEAD OR DAMAGED  BRANCHES  
AND APPLY WOUND  DRESSING  TO
EXPOSED  SURFACES .

SECURE  TRUNK  TO STAKE  WITH  9-GAUGE  
TWISTED  GALVANIZED  WIRE AND 2-PLY 
REINFORCED  RUBBER  HOSE (25MM  Ø)

CREATE  100MM  DEEP SAUCER  AROUND  
BASE OF TREE.

MIN. 200mm OF TOPSOIL  BETWEEN  SIDES
OF PIT AND OUTSIDE  OF ROOTBALL . 

FINISHED  GRADE

FINISHED  GRADE  AT BASE OF TREE TO RETAIN  
SAME RELATIONSHIP  AS ORIGINAL  GRADE  AT
NURSERY. ALLOW  FOR SETTLING  OF TOPSOIL .

CUT AND REMOVE  CORDS  AND BURLAP  FROM  
TOP 1/3 OF ROOTBALL  REMOVE  WIRE CAGE
COMPLETELY  BEFORE  INSTALLING .

SCARIFY  BOTTOM  AND SIDES  OF PIT TO
DEPTH OF 100mm AS SHOWN .

75MM MULCH  LAYER  OF SHREDDED  PINE  BARK

200
MIN.

DECIDUOUS  TREE PLANTING CONIFEROUS TREE PLANTING

2OO MIN. COMPACTED  EARTH

T-RAIL IRON  STAKES  40 x 40 x 5 x 2440
(MAX:3)  TO BE PLACED  AROUND  TREE 
IN A MANNER THAT  PROVIDES  OPTIMUM  
PROTECTION  FROM  PREVAILING  WINDS .
INSERT  STAKES  INTO GROUND  OUTSIDE  
ROOTBALL .

NOTE:  DO NOT CUT OR DAMAGE  LEADER .
PRUNE DEAD OR DAMAGED  BRANCHES  
AND APPLY WOUND  DRESSING  TO
EXPOSED  SURFACES .

SECURE  TRUNK  TO STAKE  WITH  9-GAUGE  
TWISTED  GALVANIZED  WIRE AND 2-PLY 
REINFORCED  RUBBER  HOSE (25MM  Ø)
75MM MULCH  LAYER .

CREATE  100MM  DEEP SAUCER  AROUND  
BASE OF TREE.

MIN. 200mm OF TOPSOIL  BETWEEN  SIDES
OF PIT AND OUTSIDE  OF ROOTBALL . 

FINISHED  GRADE

FINISHED  GRADE  AT BASE OF TREE TO RETAIN  
SAME RELATIONSHIP  AS ORIGINAL  GRADE  AT
NURSERY. ALLOW  FOR SETTLING  OF TOPSOIL .
CUT AND REMOVE  CORDS  AND BURLAP  FROM  
TOP 1/3 OF ROOTBALL  REMOVE  WIRE CAGE
COMPLETELY  BEFORE  INSTALLING .

SCARIFY  BOTTOM  AND SIDES  OF PIT TO
DEPTH OF 100mm AS SHOWN .

CREATE  100MM  DEEP SAUCER  AROUND  
BASE OF TREE.

75 MM MULCH  LAYER  OF SHREDDED  PINE BARK

2.      Site Plan updates June 28/24
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BLOCK 10
MIXED USE DEVELOPMENT

Landscape Architects
54 Bennett Street, Ottawa Ontario K1V 9L4
Tel: (613) 523-7602  Fax (613) 523-2262
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30+30 NF

3.      Minor revisions/municipal  submission July 03/24


