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PROJECT DESCRIPTION

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 amix 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 facade 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.
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City of Ottawa Official Plan (2022)

O

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.

July 2024

o)

3 Neighbourhood
Hub
@ Corridor - Mainstreet
e Corridor - Minor
:=» Evolving Neighbourhood

Greenspace
Mixed Industrial
Industrial and Logistics

R SNUEMETIVIE
,/'-

.-“'A, h

O-Train Station
O-Train Station
Transfer Station
Transitway Station

609 Londfields Drive
Urban Design Brief

R

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.
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City of Ottawa Official Plan (2022)

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;
i) Avoid a street canyon effect; and
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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.

609 Londfields Drive
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Transit Oriented Development Guidelines

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).

July 2024

/ 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).

609 Londfields Drive
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Bird-Safe Design Guidelines

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.

N~ OSSN YN N YN N

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.

July 2024
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Response to Pre-Consultation Comments

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.

July 2024

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.

609 Londfields Drive
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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 subiject 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.
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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 Context Site Photos
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Site 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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Site Analysis

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.
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Urban Road Network 7 | RN ) DESIG N RES EARCH
The subject property is well integrated with the existing
and planned road network of the city and provides easy
— Subject Site " '
J——’ "’ 73 '
/ Greenbank Road, a north-south Arterial Road is
located west of the subject site. This north-south road

vehicular access to important circulation roadways.
runs north through the greenbelt to Nepean and south {

/ 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.

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

to downtown Barrhaven. Highway (HWY 417) through

(/
on and off ramps L +
/  Highway HWY 416) runs north-south, west of \
Barrhaven. It is the main north-south vehicular = — b S
circulation corridor and serves not only the City of ~J k
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Design Evolution 24 Design Evolution 25
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Design Evolution 26 Response to The Abutting Public Realm Conditions 27
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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 28 Built Form Transition 29
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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.”
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Street Cross Section 30 Sustainability Statement 31

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
-« BLOCK 10 »— CANMPANALE AVE —> 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.

TRANSITWAY

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.

EXISTING RECREATIVE PATHWAY
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ADDITIONAL MATERIALS

Site Plan
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Landscape Plan

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 e o e o s

AL 0 Amelanchier laevis Allegheny Serviceberry 30mm cal Potted Standard, full crown  Small Deciduous Tree —— 1 PRESLSINE BIBMMINS I comuncTion wink neLaTED
> > Lo L HERNOERYS? RS conmrmeron to creck o vemiey AL

SV 4 Syringa vulgaris Common Lilac 11.5m ht Potted Bushy Large Deciduous Shrub Jo— i s RPN EERRE
ERRIRRY . F

NF 130 Nepeta fassenii Walkers Low Walkers Low Catmint 2 yrold Container Full form Perennial e i A ARG IIECT e oG 15 THE EXCLUSIVE PAOPERTY OF THAKAR
e ASEBCIATES i LonaUTATS A5 SALE RS HELEARRSE AT 26 THaKa
S ST R A P B BN RS s

58 ‘OF THE COMMENCEMENT OF DEMOLITION WORK, REMOVAL OF EXISTING.
GR 85 Geranium 'Rozanne’ Rozanne Geranium 2 yrold Container Full form Perennial DECIDUOUS TREE PLANTING CONIFEROUS TREE PLANTING R N e R i T es ov e cosemnais arowe.
@7 @7 sme Lavour:
0  Helianthos tuberosus Jerusalem Artichoke 2 yrold Container Plump tubers Perennial FEi o ms e grema e oot arercun or Lunsce
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RF 195 Rudbeckia fulgida Goldsturm Goldsturm Blackeyed Susan 2 yrold Container Full form Perennial

ceomon
Projoct Landscape Architect of the start of construction min. 48 hours by emall prior to commencement of work, and obtain EOUTION:  AreAS AND/OR ITEMS INDICATED FO DEMOLITION AND REMOVAL ARE T0 8E
nod oo . orion R S, oo musen 1o o e mewoven o
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T . othor buried servicesy: 2.0 m B Conlactor Thould adnoro Cowey 1o Sroanc A GoomauIc 1ot % SHEW O LIGSE3ps PR 16 Sheura SPHA PG, Spacing and display
+ hydro boxes): 1.5 m . 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

Trieg on s drawin
i rops that s tied around the root oliarare to b ramoved at the tims of the planting of the ress. tress

nt too deep or too shallow, the ba: ts and rope removed, may be rejected af ime of the f1 inspection regardiess of the length of time
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3 to be ted Iud-s m'-"wd- 'T".'.'.'urm""" line ?IM :: m -v.:‘-‘llrom 'y adjacent driveway. coniferous trees to be planted on private

OAMINGS AF O ARMD 3F 41, FREFARED BY QODAERT YWODODMARM SRECHITECT e ations and contigurations oFdriveway and unit footprimte are denemetic only. o 1and!

8 Adjust tree locations on site in accordance with tility and easement

9. Bofore installing, establish correct locations of plant material and fencing on site by checking locations of access easements and other minimum clearances.

réfer to pian, survey pian and engineering drawings prepared by others.

0. Final locations of trees to be adjusted in accordance with bullding and driveway locations on site.
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