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July 31, 2014
Erin O’Connell
City of Ottawa
110 Laurier Avenue West
Ottawa, ON K1P 1J1
PLANNING REPORT: 488 – 500 BANK STREET SITE PLAN CONTROL APPLICATION

FOTENN Consultants Inc., have been retained by Urban Capital to prepare a Planning
Rationale in support of a Site Plan Control application for the lands located at 488 and
500 Bank Street. These properties are located on the west side of Bank Street, at the
southwest intersection of Bank Street and Flora Street in the southern portion of the
Centretown District of the City of Ottawa.
The Site Plan Control Application is to permit the development of a nine (9) storey
mixed-use condominium building with 151 units and retail at grade. The project includes
below grade resident and visitor parking, as well as private and common amenity space.

APPLICATION HISTORY
In 2012, a Zoning By-law Amendment application along with a Heritage Permit
application were submitted to allow for the demolition of an existing 2-storey mixed-use
building and allow a 9-storey mixed-use building to be constructed on the subject
property. At the time, the building contained 95 units with an estimated Gross Floor Area
(GFA) of 6,454 m2. Following technical circulation, it was the opinion of Planning
Department staff that the proposed mixed-use retail/residential building was an
appropriate addition to the south Centretown neighbourhood with some minor facade
improvements required in order to further respect the heritage qualities of Centretown.
In response to comments received, the proposed development was revised to include
additional brick masonry along the base floor, an increased chamfer at the corner of Bank
and Flora streets as well and larger pilasters to better ground the building.
The application went before the Ottawa Built Heritage Advisory Committee (OBHAC) on
January 17, 2013 and Planning Committee on February 12, 2013 where in both cases it was
recommended for approval. Approval was provided on February 27, 2013 by City Council
for both the proposed Zoning Amendment as well as the Heritage Permit application.
The application did not receive any appeals.

SITE DESCRIPTION
488 Bank Street (referred to herein as “the site”), is located in the south end of the
Centretown neighbourhood on the west side of Bank Street at the southwest intersection
of Bank Street and Flora Street. The Site has an area of approximately 1,217.74 m2 with 40
m of frontage along Bank Street and 30 m along Flora Street. The corner of the site is
currently occupied by a two-storey building built between 1902 and 1912 which housed

URBAN CAPITAL | 488 BANK STREET | JULY 2014 | 2

the former European Glass and Paint store at grade and two (2) residential apartments
on the upper floor. A later addition was built on the west side of the property which
houses a garage. As part of the previous applications, a heritage permit was acquired to
demolish the existing building to allow for development of the current project.

FIGURE 1: SITE LOCATION MAP

As mentioned above, the site is located in the City’s downtown core within a primarily
medium-high density mixed-use area, with a range of smaller-scale, local commercial
uses in proximity. The following is an inventory of the adjacent land uses and buildings:

North
North of the site is a three (3) – storey mixed-use building which contains a pawn shop
with residential units on the second and third storey and single storey commercial
buildings which contain the Berryman’s Pub and a Tommy and Lefebvre Sporting Goods
store.
Further north is a gas station as well as additional mixed-use buildings, including the
Urban Capital “Central” Phase 1 and 2 project along Bank St/Gladstone Ave.

South
Immediately south of the site is a mixed-use building that contains a residential heritage
building, with a single storey of commercial retail uses forming the border of the building.

East
Directly east of the site is a two (2)-storey commercial/office building which contains a
bank, a dentist office a Vistek camera store and additional offices. The Centretown
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United Church is located southeast of the site while Urban Capital’s “Central” Phase 2 is
located northeast of the site and contains an LCBO.
Further east of this subject site are residential as well as additional office buildings
including Studio Argyle loft condominium buildings. This area is comprised of two-and-ahalf storey single-detached houses, low-rise office buildings and mid-high rise residential
buildings.

West
The area west of the site is comprised mostly of two to two-and-a-half storey singledetached residential buildings, a low-rise apartment building, as well two (2) singlestorey commercial/retail buildings along Flora Street immediately opposite the site.

PROPOSED DEVELOPMENT
The proposed development consists of nine (9) storey mixed-use condominium building
containing a total of 151 dwelling units with commercial uses at grade.
Design
The proposed development, named “Smart House Ottawa” is divided into three (3)
distinct sections: The base, the body, and the top; each with unique characteristics which
clearly delineate the three (3) sections. The base of the building fronts on both Bank
Street and Flora Street. Both frontages have a ground floor set back 1.0m from the lot
lines with heavy glazing punctuated and grounded by pilasters and black masonry. The
retail area will be accessed from Bank Street maintaining the general retail character of
Bank Street while the residential units are accessed from an entranceway along Flora
maintaining the residential character of Flora and the area west of the site. At the
southeastern corner of the building, along Bank Street, a 2.0 m recessed portion of the
building provides shelter for those waiting at the existing OC Transpo bus stop (Figure
2).
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FIGURE 2: SITE PLAN

The ground floor is capped by a cornice line which provides a strong visual break for
pedestrians while maintaining the visual rhythm of this portion of Bank Street.
The second section, the body of the building is comprised of a strong black metal grid
pattern with wider vertical components and thinner horizontal lines. The grid pattern
frames the abundant fenestration where central units are provided with patio doors that
will open in the fashion of a French balcony providing for increased air flow and
openness in the units.
The top two (2) floors of the building are set back an additional 1.5m with all units being
provided full terraces. These levels are constructed primarily of glass to add lightness to
the building. This level is also capped by a polished concrete cantilever which provides a
visual break to further ground the building (Figure 3). The original building elevations
contemplated more experimental geometric shapes for the penthouse levels, however in
an effort to reduce structured challenges and achieve a price point that is affordable in
the market some design simplification was required. The built form respects the Zoning
By-law provisions in place.
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FIGURE 3: PROPOSED ELEVATIONS

Overall, the building will contain 474.08 m2 of flexible retail space with 121 studio units, 10
one bedroom units, 2 one bedroom and study units, and 18 two bedroom units. The
increase in units is driven by desire to provide a range of unit types within the
Centretown area where there is an abundance of one and two bedroom units available.
The revised project is focused on delivering an affordable dwelling unit to the market in
the central area which is well served by retail and service options, transit and other
alternate modes of transportation. The new direction of the project is following the
success of a similar project in Toronto where affordable units are provided for young
professionals who seek the amenities present in the downtown core and where
transportation options are varied and focused largely on public transit, cycling and
walking rather than by automobile. Parking for the building is accessed by a double car
garage located along Flora, located nearly 24 m from Bank Street. This garage access
leads to one (1) floor of underground parking, which includes both standard and ‘small
car’ parking stalls. The building also provides a total of 158 bike parking stalls largely on
the main floor and other bike parking areas provided within the garage levels.
Amenity
Amenity space for the building is provided in a number of ways. A total of 498 m2 of
communal space is provided for the residents of the building. The majority of the
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communal space is provided in the form of an outdoor communal terrace located at the
rear of the building, above the first storey. A little more than 180.5 m 2 of space is
accessible to all residents and their guests while plantings and screening will ensure
privacy for both the users of the space and neighbouring properties. The remainder of
the communal amenity space is in the form of an internal party room and an exercise
room, also located on the second floor. In addition to the communal amenity space,
many of the units are provided with private balconies and terraces for a total of 584 m2
of private amenity space (Figure 4).

FIGURE 4: SECOND FLOOR PLAN AND AMENITY SPACE

The building, known as “Smart House Ottawa”, in recognition of the limited space in the
individual units, proposes additional features to ensure residents can maintain their daily
lives in an efficient manner, including access to a product library, a car-share program, 1:1
bicycle parking, etc.
Landscaping
A Landscape Plan was prepare by FOTENN Consultants in order to try and maximize the
limited amount of space available for landscaping on the subject site. The two main areas
where landscaping can be proposed, is along Flora Street and along the rear portion of
the outdoor communal space.
Due to the large amount of infrastructure located within the Flora Street ROW, it was
determined that trees would not survive in the limited amount of space available for soil.
Instead, two (2) large raised planters are provided with Concorde Barberry and
Abbotswood Potentilla plants. Similarly, along the rear of the outdoor amenity space is a
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variety of vegetation help screen the outdoor space and to beatify the amenity space
(Figure 5).

FIGURE 5: PROPOSED LANDSCAPE PLAN

Parking
As noted, the proposal now includes 151 units, increased from the 95 larger units
previously proposed with the Zoning Amendment application. Along with the increase in
the number of units, a decrease in the number of parking spaces is being proposed. This
seemingly counter-intuitive change is as result of a new direction, a philosophy which
now drives the project. This new philosophy for the project aims to promote and
encourage public transit use and multi-modal transit options such as walking and cycling.
With the evolution of housing options in Centretown and the abundance of existing
amenities and services available at the 488 and 500 Bank Street site, a new niche market
is available to support. The project seeks to appeal to young urban professionals who
value efficiently designed units where proximity to the downtown core and alternate
transportation options render the use of personal vehicles obsolete. This notion is not
unique in Canada where a similar project by Urban Capital in Toronto (Smart House
Toronto) saw 195 units sold with only 10 parking spaces sold. In Calgary, as part of the
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East Village development project, Knightbridge Homes is proposing a 300 unit
development which offers no parking. In all cases, including Smart House Ottawa, public
transit, cycling, walking and car share programs are viable alternatives to the traditional
automobile usage. Understanding that Ottawa may not be fully prepared for a zero
parking development at this time, the project provides sixteen (16) residential parking
spaces, a 10.6% ratio, as well as seven (7) visitor parking spaces. Of the 16 residential
spaces, a total of 7 parking spaces have been designed as ‘Small Car’ spaces which
accounts for 43.7% of the residential parking spaces and 30.4% of the total parking
spaces, which is in line with the requirements of the Zoning By-law. In support of this new
direction, 154 residential bicycle parking spaces are provided throughout the building.
With the new concept behind Smart House Ottawa and the constant evolution and
diversification of mobility within the city, the reduced parking supply is considered to be
adequate for the intended residents of this proposal (Figure 6).

FIGURE 6: PROPOSED PARKING GARAGE LAYOUT

URBAN DESIGN RESPONSE
The proposed development was presented to the City of Ottawa’s Urban Design Review
Panel (UDRP) during a Pre-Consultation meeting on June 7, 2012. The UDRP questioned
the strategy along the Flora Street frontage where it was felt that a more sensitive
treatment and transition to the low-rise properties along Flora are situated. Along Bank
Street, the Panel encouraged the applicant to explore at grade designs that would permit
larger Right-of-Way access and potential for street tree growth.
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The Panel also recommended allowing for flexible retail space that can accommodate a
range of retailers, better integration of the various sections of the building and a cut
corner at Bank and Flora to provide a larger pedestrian area and increased mobility.
All of these comments were addressed by the plans approved by Planning Committee
and maintained in the current design. The proposed building also addresses the
importance of an elegant grid pattern through the use of alternating wider vertical lines
and thinner horizontal lines, articulated glazing and recessed upper floors with heavy
glazing and a concrete cap overhang to clearly define the building and tie in with the
ground floor cornice line. As noted earlier, with the heritage permit, additional masonry
and an increased chamfer were also included in the current design of the building.
The proposal is subject to a Formal presentation to the Urban Design Review Panel
through the Site Plan Control.

POLICY AND REGULATORY FRAMEWORK
CITY OF OTTAWA OFFICIAL PLAN (2003)
The Subject Properties are designated “Traditional Mainstreet” on Schedule B of the City
of Ottawa Official Plan (Figure 7).

FIGURE 7: CITY OF OTTAWA OFFICIAL PLAN LAND USE DESIGNATIONS
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The Traditional Mainstreet designation applies to various streets throughout the City,
which are intended to develop over time as vibrant networks with active, mixed-use,
pedestrian oriented development.
Permitted uses within the Traditional Mainstreet designation include retail and service
commercial uses, offices, residential and institutional uses. These uses may be mixed in
individual buildings or occur side by side in separate buildings.
Section 2.5.1 is intended to establish guidelines for introducing new development in
existing areas in an effort to mitigate differences and achieve compatibility of form and
function.
Within this section, various broad Design Objectives are outlined to guide development
throughout all land use designations. Design Principles further describe how the City
hopes to achieve each of the Design Objectives. The Design Objectives were reviewed at
the time of zoning approval and the proposal achieved their direction. To review, the
objectives are supported as follows:

To enhance the sense of community by creating and maintain places with their own
distinct identity.
The Smart House Ottawa project builds upon the existing character of Bank Street and
planned context of this important Traditional Mainstreet with a mid-rise mixed-use
building. The proposed design provides a contemporary building and program which is
grounded by heritage elements and frames the low rise established neighbourhood to
the west which speak directly to history of the site and surrounding context.

To define quality public and private spaces through development.
The proposed building as a context building within the Bank Street Mainstreet corridor
provides active uses along bank street with highly transparent glazing and retail uses.
The design of the building with overhangs, and particularly the bus shelter inlay, provides
some shelter from the elements for pedestrians. The proposal also provides a high quality
outdoor amenity space for the residents of the building.

To create places that are safe, accessible and are easy to get to, and move through.
The proposal benefits from an easily accessible location with transit located just outside
the building and as noted, the building provides a bus enclave for transit users to use
while waiting for the bus.
The heavy glazing and retail uses creates a highly visible corridor and increased safety
along the frontage of the proposed building.

To ensure that new development respects the character of existing areas.
The proposed building provides a sensitive balance between the existing character of the
area while advancing the planned vision for mainstreets in the city of Ottawa. As part of
the heritage application, the proposal provides a chamfer at the northeast corner of the
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building that is reflective and, in fact, larger than the existing chamfer of the existing
building. The proposal also includes black masonry at grade and a strong cornice line
that reflects many of the surrounding properties helping to tie the project in with its
surrounding context.

To consider adaptability and diversity by creating places that can adapt and evolve
easily over time and that area characterized by variety and choice.
This project adds to the diversity of Centretown and the greater city of Ottawa ushering
in a new model of living with smaller more efficiently designed units that can provide
housing at an affordable price point for young first-time buyers as well as elderly
individuals seeking a downsized unit in a central location. The retail space provide at
grade can also be arrange in a manner of configurations and adapt as retailers change in
size requirements.

To maximize energy-efficiency and promote sustainable design to reduce the resource
consumption, energy use and carbon footprint of the built environment.
The concept of the Smart House seeks to support people who use a range of
transportation options with a wide range of retailers, services, and employment located
in easy walking and/or cycling distances. Public transit, including the new LRT line, is also
easily accessible at this site while a number of Vrtucar stations and Ottawa’s Central Bus
Station which are also in close proximity allow residents to access the entire city and
beyond through a variety of means of transport thus reducing the overall carbon
footprint of users of the building.
Section 4.11 builds upon the general principles of compatibility outlined in Section 2.5.1 by
providing the following evaluative criteria: traffic, vehicular access, parking requirements,
building height and massing, pattern of surrounding community, outdoor amenity areas,
loading areas, service areas and outdoor storage, lighting, noise and air quality, sunlight,
microclimate and supporting neighbourhood services. The proposed project attains
these evaluative criteria in the following ways:
Criteria

Conformity

Traffic

A traffic memo has been prepared by Parsons and is being submitted
as part of this application.
The subject property fronts onto an existing arterial (Bank St) and a
local road (Flora St) and is located adjacent to a transit stop which is
served by the #1 and #7 bus routes.
The report concludes that the new building will generate less than 1
new vehicle every 2 minutes during peak hours. This increase is
considered negligible.
In addition, the report concludes that the provided parking is sufficient
for the proposed unit types and that the provided bike parking and
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other Transportation Demand Management initiatives will help to
minimize the reliance of private vehicles.
Vehicular
Access

Vehicular access to the building’s parking area is provided by a single
two-way garage door and driveway located at the northwestern corner
of the building. Access to the garage has been shifted westward in
order to provide the greatest separation distance between the
driveway and the Flora and Bank St. intersection thus reducing any
potential conflicts cars and pedestrians.

Parking
Requirements

All parking is provided within one (1) storey of underground garage,
which is appropriate for this location. A total of sixteen (16) residential
parking spaces are proposed for this site where the zoning does not
require any zoning residential parking. As discussed previously, the
parking ratio is part of the new philosophy of the project.
Seven (7) visitor parking spaces are provided as well in accordance
with the approved zoning for this site. While no retail parking is
provided also in accordance with the approved zoning as the retail at
this location will largely cater to pedestrians, cyclists, and transit users.
Any consumers arriving by vehicle are able to find parking along Bank
Street.

Outdoor
Amenity Areas

The building is setback 6.9 m or greater at the rear of the building
above the 1st floor. Landscaping and opaque fencing will enhance the
development’s 180.5 m2 (1943 ft2) of communal outdoor amenity space
while protecting the privacy adjacent buildings.
The project also includes 584 m2 (6286 ft2) of private amenity space in
the form of balconies and terraces.

Loading Areas

The retail space is not large enough to warrant a designated loading
spaces and it is expected that deliveries will be made by legally
stopping along either Bank Street or Flora Street.
No issues are expected related to loading or unloading at the subject
site.

Lighting

A lighting consultant has been engaged. Light spillage is anticipated
onto Bank and Flora Street given the building envelope. This additional
light will assist in making Bank Street a more vibrant and safer place
throughout all periods of the day.

Noise and Air
Quality

Noise and air quality to be addressed by forthcoming Noise and Wind
study to be prepared by Gradient Wind Engineering Inc.

Sunlight

As the sun shadow analysis shows, the majority of the sun shadowing
will occur in the morning hours. Otherwise, the impact is limited to
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bank street and some commercial properties.
Microclimate

Microclimate conditions to be addressed by forthcoming Noise and
Wind study to be prepared by Gradient Wind Engineering Inc.

Supporting
Neighbourhood
Services

The addition of 151 units in an area well serviced by neighbourhood
retail and services will further support the surrounding communities. In
addition, the proposed retail space included in this project will add to
the variety of retail in the area.

The proposed development contributes to the diversity of dwelling types which
presently exist within the Centretown. The commercial uses at the ground floor will
contribute to the diversity of community serving amenities and provide an active
pedestrian environment along Bank Street.
The proposed development is compatible with the surrounding land uses which vary
from low-mid-rise residential uses and low-rise commercial/office uses. The proposed
building will contribute to the overall range of development within Centertown and the
City of Ottawa.
OFFICIAL PLAN AMENDMENT 150
In 2013, the City of Ottawa reviewed its Official Plan resulting in numerous policy
changes. Ottawa Council adopted Official Plan Amendment (OPA) 150 in December
2013, receiving Ministry of Municipal Affairs and Housing approval April 24, 2014. As
OPA 150 is currently under appeal, the current policies of the City of Ottawa Official Plan
2003, consolidated May 2013 remain in full force and effect and have been reviewed and
analyzed for the proposed development. Despite the above, the relevant policies of
OPA150 have been considered as this is a Council-approved document.
The intent and direction of the Mainstreets designation have been generally maintained
with more emphasis placed on development patterns that result in more valued
pedestrian environments and support the use of transit.
The proposal maintains the intent of the amended Mainstreet designation.
Policies under Section 2.5.1 have been revised in a manner to allow development
proponents to respond in creative ways to the Design Objectives. Responses provided in
the Official Plan section above continue to apply.
Policies under Section 4.11 have been revised and organizes into seven (7) categories.
The relevant revised policies are addressed in the table below:
Compatibility Criteria

Conformity

Views

The proposed building is not in a location or at a height that
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will significantly affect protected views within the city of
Ottawa
Building Design

The design of the development fits with the existing desirable
character and planned function of the surrounding area:


Setbacks: The first floor of the building is set back
slightly from the lot line to provide an increased
pedestrian realm while other strategic points are
setback including the upper two floors along bank and
Flora, and the rear of the building is increasingly set
back to provide light and privacy to neighbouring
properties.



Façade and architectural elements: the façade is
articulated with a variety of cladding types to add
dynamics of the strong grid pattern and lightness of
the fenestration. A cut out is provided along Flora to
visually separate the proposal from neighbouring
properties.

The building fronts on to both Bank and Flora Street with
windows visible from the public realm located along both.
The project provides wider setbacks at grade to provide
larger sidewalks.
Strong architectural design elements are provided by
providing three (3) distinct sections and wrapping the
building along both Bank and Flora.
Loading facilities, service areas, mechanical equipment, vents
and metering devices have been screened so that they
cannot be seen from the public mainstreet.
Massing and Scale

The proposed development fits into the planned context of
the area. The design focuses on the pedestrian realm while
providing a mid-rise building in line with the Traditional
Mainstreet designation.
The proposed development represents an appropriate
transition to the low-rise residential neighbourhood west of
the site with 6.9 m or more of separation at the rear above
the first storey and a 2.0 m cut back at the northwestern
corner above the first storey. These breaks allow for a better
transition to the low rise development along Flora.

Outdoor Amenity Areas

The proposed building includes a variety of amenity spaces
including both indoor and outdoor communal amenity space

URBAN CAPITAL | 488 BANK STREET | JULY 2014 | 15

as well as private amenity space in the form of balconies and
terraces.
The amenity space exceeds the minimum requirement as set
in the Zoning By-law.
The rear yard outdoor amenity space is set back from the rear
lot line and screened with landscaping and architectural
features in order to provide privacy for both the residents of
the building and neighbouring properties.
Design Priority Areas

The site is located within the Bank Street Traditional
Mainstreet Design Priority Area
The first storey is designed to match the height of adjacent
commercial buildings for a total height of 6.0 m with heavy
glazing, and pilasters to punctuate the façade and breakup
the façade into smaller bays. An overhang and strong cornice
line provide shelter from the elements while also providing a
visual break at the pedestrian level.

The proposed development continues to maintain the intent of the policies as set out in
OPA 150 and the amended policies of Section 2.51 and 4.11.

CENTRETOWN SECONDARY PLAN AND COMMUNITY DESIGN PLAN
The Subject Property is located within the “Central” character area of the Centretown
Secondary Plan and Community Design Plan and is primarily designated Traditional
Mainstreet with a portion at the northwest corner designated Residential (Figure 8). The
Plans seek to maintain and enhance the mixed-use nature of the Traditional Mainstreet
designation with the objective of creating retail and commercial areas that appeal both
locally as well as regionally. The residential areas are expected to be maintained as
primarily residential uses with limited intensification occurring. In both cases the
pedestrian realm and mobility is a priority based on connectivity and access to a variety
of modes of transportation.
The site has a maximum height of 9 storeys and seeks medium density buildings which
create a human scale. Pedestrians are to be made a priority in building design to ensure
active pedestrian streetscapes and a livable environment. This can be accomplished
through design features which minimize shadowing and wind, enhance the urban forest
and provide usable indoor and outdoor amenity areas.
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FIGURE 8: CITY OF OTTAWA OFFICIAL PLAN LAND USE DESIGNATIONS

The proposed medium-density mixed-use development is consistent with the policies of
the Central character area and consistent with the policies of the Traditional Mainstreet
designation, which is envisioned as a primarily mixed-use, multi-modal neighbourhood.
The proposal also features a strong pedestrian oriented interface and retail uses which
will add to the range of services available along Bank Street.
URBAN DESIGN GUIDELINES FOR DEVELOPMENT ALONG TRADITIONAL
MAINSTREETS (2004)
The Urban Design Guidelines for Development Along Traditional Mainstreet were
approved by City Council in May 2004. The guidelines apply to any development that is
along a Traditional Mainstreet, as designated within the Official Plan and are intended to
assess, promote and achieve appropriate development along Traditional Mainstreets. The
guidelines address seven elements of Traditional Mainstreet design: streetscape, built
form, pedestrians and cyclists, vehicles and parking, landscape and environment, signs
and servicing and utilities. The intent of these guidelines is not for them to be used as a
checklist, but rather to demonstrate a general adherence to the design direction
provided in these documents.

URBAN CAPITAL | 488 BANK STREET | JULY 2014 | 17

The proposed development has been designed to both reflect the established character
of the neighbourhood while also meeting the planned function of the Bank Street
Mainstreet. As such, the development meets a high degree of the design guidelines,
including but not limited to:


Align streetwall with existing built form in order to create a visually continuous
streetscape;



Design quality buildings that are rich in architectural detail and respect the rhythm
and pattern of the existing or planned, buildings on the street, through the
alignment of elements such as windows, front doors, cornice lines, and fascias;
Use clear windows and doors, to make the pedestrian level facade of walls facing
the street highly transparent, and locate active pedestrian-oriented uses at-grade;
Set back the upper floors of taller building to help achieve a human scale and
more light the sidewalks;
Provide pedestrian weather protection such as colonnades, individual canopies,
awnings and balconies;
Locate front doors to face the mainstreet and be directly accessible from the
public sidewalk;
Provide only a minimum number of required car parking spaces. Consider parking
on the mainstreet; and
Enclose utility equipment within the building.








The proposed development generally meets the design direction provided in the Urban
Design Guidelines for Development Along Traditional Mainstreet.
CITY OF OTTAWA COMPREHENSIVE ZONING BY-LAW (2008-250)

The current zoning for the Subject Site was established through the aforementioned
Zoning By-law Amendment which was approved in 2012. As a result of the Amendment,
the site is currently zoned Traditional Mainstreet, Exception 2016 with a Maximum Height
of 31 m TM [2016] H(31) (Figure 9).

URBAN CAPITAL | 488 BANK STREET | JULY 2014 | 18

FIGURE 9: CITY OF OTTAWA ZONING BY-LAW

The Traditional Mainstreet (TM) permits a wide range of uses including retail, service
commercial, office, residential and institutional uses, including mixed-use buildings but
excluding auto-related uses. The TM zone further seeks to foster and promote compact,
mixed-use, pedestrian-oriented development that provide for access by foot, cycle,
transit and automobile.
Exception 2016 establishes specific provisions for the subject site based on the proposed
development. The provisions established in Exception 2016 as well as the remaining
applicable provisions are listed in the table below. The proposed provisions are also
listed in this table.

ZONING
MECHANISM

REGULATION

PROPOSED

MINIMUM LOT
AREA (Table 197
(a))

No Minimum

1,217.74m2

MINIMUM LOT
WIDTH (Table 197
(b))

No Minimum

40.72m

MAXIMUM
BUILDING HEIGHT

31m

31m
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ZONING
MECHANISM

REGULATION

PROPOSED

MINIMUM FRONT
YARD SETBACK
(Exception 2016)

1.5m for any part of a building
above 25m in height.

2.7m above 25m

MINIMUM
CORNER SIDE
YARD SETBACK
(Exception 2016)

0m
1.5m above 25m in height

0m
2.7m above 25m

MAXIMUM
INTERIOR SIDE
YARD SETBACK
(Table 197 (d)(i))

3m

0m

MINIMUM
INTERIOR SIDE
YARD SETBACK
(Table 197 (d)(ii))

0m

0m

MINIMUM REAR
YARD SETBACK
(Exception 2016)

0m for any part of a building
within 10.8m of Flora Ave

0m

6.9m for any part of a building
beyond 10.8m and above 5.5m in
height and up to 25.0m in height

6.9m

8.7m for any part of a building
10.8m from Flora Ave and above
25.0m in height up to 28.0m in
height

8.7m

10m for any part of a building
beyond 10.8m from Flora Ave
and above 28m in height

10m

0m for any part of a building
beyond 10.8m from Flora Ave
and 5.5m or less in height

0m

0m

0m

MINIMUM WIDTH
OF LANDSCAPED
AREA ABUTTING
A RESIDENTIAL
ZONE (Exception
2016)
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ZONING
MECHANISM

REGULATION

PROPOSED

Total amenity area = 6 m² per
dwelling unit: 906 m2
Communal amenity area = 50%
of total amenity area: 453 m2
Layout = Aggregated into areas
up to 54 m², and where more
than one aggregated area is
provided, at least one must be a
minimum of 54 m².

Total amenity area = 1082 m2

AMENITY SPACE
LOCATION
(Exception 2016)

An above grade outdoor
amenity space may be located in
a rear yard up to the lot lines

Outdoor amenity space located
in the rear yard and up to the lot
lines

MINIMUM
PARKING SPACE
REQUIREMENT
(Table 101 (d)(ii))

Residential: None

16 spaces

MINIMUM VISITOR
PARKING
(Exception 2016)

7

7 spaces

MINIMUM
PARKING
REQUIRED FOR
NONRESIDENTIAL
USES (Exception
2016)

0

0

MINIMUM
PARKING SPACE
PROVISIONS

Standard Parking Space:
Minimum of 2.6 m in width and
5.2 m in length

16 parking spaces (69.5%) are
2.6 m in width and 5.2 m in
length

Reduced parking space
provisions of up to 40% of the
required parking spaces may be
reduced to 2.4 m in width and
4.6 m in length where the
parking spaces are located in a
parking garage containing more
than 20 spaces.

7 parking spaces (30.4%) are 2.4
m in width and 4.6 m in length

Residential use: 0.50/dwelling =
76
Retail use: 1 per 250 m² GFA = 2

156 residential bike spaces

MINIMUM
AMENITY AREA

MINIMUM
BICYCLE
PARKING

Communal amenity area = 498
m2

4 retail bike spaces
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ZONING
MECHANISM
MINIMUM AISLE
WIDTH

REGULATION

PROPOSED

6.0 m for a driveway leading to
20 or more parking spaces.

6.0 m driveway

6.7 m minimum aisle width.

6.7 m aisle widths

The proposed building is a permitted use on within the TM zone and meets all of the
required zoning provisions. The parking ratio proposed will satisfy the parking demand of
the proposed development. The proposed development complies, as a result of the
previously approved zoning with all requirements of the zones including yard setbacks,
landscape areas, building height and amenity space.

CONCLUSION
The proposed Site Plan Amendment complies with the policies and objectives of the
Official Plan, including applicable design guidelines, and meets all required zoning
provisions.
We look forward to the opportunity to discuss this application further with you once you
have had the opportunity to review the revised plans. Please do not hesitate to contact
us if you have any questions regarding any aspect of the application.

Thank you in advance for your consideration,

Sarah Millar, MCIP RPP
Senior Planner

Mike Szilagyi, MCIP RPP
Planner

