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INTRODUCTION
FOTENN Consultants Inc. has been retained by Claridge Homes to prepare a Planning
Rationale in support of the Zoning By-law Amendment for the lands municipally known
as 137 and 141 George Street and 321 Dalhousie Street. The intent of this rationale is to
assess the proposed development against the applicable policy and regulatory
framework, and determine if the development is appropriate for the site and compatible
with adjacent development and surrounding community.

DEVELOPMENT PROPOSAL
Claridge Homes is proposing to construct a high-rise residential condominium on its
George Street property while retaining and renovating the existing Union of Canada
building on Dalhousie Street in order to convert the building for a boutique hotel use.

View of the hotel and condominium from the East.

View looking west on York Street.

The proposal to convert the Union of Canada building to a hotel use includes increasing
the height by adding 3 usable storeys to the top of the building. The building is proposed
to go from an 11-storey to a 14-storey building plus mechanical penthouse with a total
building height of 56.3 m. The three- storey addition will consist of a light superstructure;
glazing and cladding that will create an interesting building top without appearing
overwhelming at the street level. The top floor of the building and the mechanical
penthouse will be recessed to allow an outdoor area for a rooftop bar/terrace/events
room.
The renovation of the building will see the exterior of the building replaced and updated
without altering the existing building footprint. While the built-out footprint will remain
unchanged, the exterior updates will attempt to create a better street relationship and
more human scale by incorporating materials that will visually give the building a
podium. The first two storeys of the building will be articulated by adding cladding and
awnings that will extend over the entrance to a shared courtyard to the south. An awning
is proposed to be added to the main entrance of the building from Dalhousie Street.
Currently, the main entrance to the building is recessed from the street and not easily
identifiable. By extending the awning over the sidewalk and adding glazing at grade, the
building’s relationship to the street will be greatly improved. The awning is proposed to
extend to the south over the entrance to the courtyard and will match the existing
horizontal reference line of the existing low-profile buildings south of the site.
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Boutique hotel on Dalhousie Street looking north.

View of southeast corner of York and Dalhousie.

The hotel will include approximately 158 rooms and other complimentary uses typically
associated with a hotel such as a spa and a gym, meeting rooms, main lobby and an
approximately 400 m2 restaurant. As mentioned previously, a rooftop lounge is proposed
on the 14th floor of the hotel that will capitalize on the building’s location and views over
the ByWard Market and Chateau Laurier. The spa and gym will be located in the
basement level of the building while the hotel lobby and restaurant will be located on the
ground floor and be directly accessible from Dalhousie Street. To maximize its exposure
and given that it will serve both hotel guests and the general public, the restaurant is
proposed to locate at the corner of Dalhousie and York Streets. Adding an active use to
the corner will allow for ongoing activity throughout day and night helping to enliven and
accentuate this important corner.

View of Dalhousie Street hotel entrance and access
to shared internal courtyard.

Plan view of hotel and residential condominium.

The unique configuration of Claridge’s land holdings allows the two buildings to be offset
while creating an opportunity for a shared internal courtyard serving both the
condominium and hotel. The shared courtyard will be accessible to both vehicles and
pedestrians from Dalhousie Street and from a residential entrance located at the rear of
the George Street condominium. The courtyard will include five (5) short term parking
spaces intended to serve the hotel and will also serve as a drop off area for both the
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hotel guests and the George Street condominium residents. The courtyard will be
landscaped with a combination of soft and hard landscaping and be reminiscent of the
series of courtyards that exist within the ByWard Market.
The high-rise condominium along George Street will replace the existing single-storey
building currently occupied by the Honest Lawyer bar and the adjacent parking lot. The
building is proposed to be 22-storeys with a total height of approximately 70 m and
containing approximately 282 units. The units will range in size and number of bedrooms.
Commercial uses are also proposed at grade to help create a lively and animated
streetscape along George Street.

View of podium and residential tower on George Street looking west.

The condominium will have a three-storey podium with a 19-storey tower on top of the
podium (total of 22 storeys). The podium will largely fill the site providing 0.2 m setback
from both interior and front property boundaries. Providing minimal setbacks to adjacent
properties will help to create a continuous building frontage along George Street and fill
gaps in the urban fabric that exist today. The podium will be designed to match the
existing three-storey building located immediately to the west of the site in terms of
scale, height, massing and materials. The proposed materials include red brick and
glazing with the ground and second floor featuring higher ground to ceiling heights.
The podium will be vertically divided with commercial space flanking the main open air
residential entrance to the building to the west and east. This treatment of the residential
entrance creates visual interest, vertically breaks up the podium and serves as a unique
feature of the development. Both commercial spaces will be directly accessible from the
street. At the rear of the property, the podium will be pulled back approximately 13 m to
create an urban pocket garden. Although the pocket garden is separate from the shared
courtyard, it shares a synergy with the overall development and will be accessible from a
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mid-block pedestrian pathway proposed to the east of the condominium and as well as
from the shared courtyard. The pocket garden will consist predominantly of soft
landscaping. The tower component of the residential condominium will be designed to
reflect its time and place and will have a modern aesthetic. In addition to materials, the
tower and the podium will be distinguished through varying setbacks. The contrast
between the podium and the tower is an intentional design feature. The podium design
reflects the heritage character of the market, while the tower speaks to its evolution.

View of the hotel and residential tower from the
southwest.

View of hotel and residential tower at the corner of
George and Dalhousie Streets.

The façade of the tower has a varying front yard setback resulting from the design. The
western façade of the tower is curved with the eastern façade recessed and more
rectangular in shape. The curved portion of the tower will be pulled back a minimum of
3.5 m from the edge of the podium, with the setback increasing to 5.2 for the rectangular
portion located along the eastern part of the site. This design approach is intended to
visually reduce the mass and footprint of the tower and distinguish the two tower
phases.
The tower will be pulled back approximately 1.8 m front the existing three storey building
to the west, with the setback increasing moving north. As this site has considerable
depth, both of the existing Dalhousie properties back onto this site. In order to provide
enough breathing room between the tower and these low-profile buildings, the tower is
setback between 5.83 m and 6.32 m from the property line. The rear of the building will
be setback in excess of the 10 m from the Union of Canada Building with the eastern
portion of the tower setback an additional 6 m from the edge of the podium that frames
the urban pocket garden (approx. 19 m from the rear property line).
Vehicular access to the condo is provided from George Street to a 4-storey underground
parking structure. A total of 227 parking spaces are proposed in a four level underground
garage. Although the exact arrangement and total number of spaces has yet to be
determined, it is anticipated that some parking will be made available for the hotel use in
the condominium parking garage.

PLANNING RATIONALE: 321 DALHOUSIE, 137 AND 141 GEORGE STREET ZONING BY-LAW
AMENDMENT | CLARIDGE HOMES | DECEMBER 2012 | 6

Both buildings will be designed with light materials to ensure that the development does
not overwhelm the streetscape and is respectful of its surroundings given its location in
the historic ByWard Market. In addition to creating visual interest through architecture,
the proposal incorporates other unique elements that allow for a sense of discovery by
pedestrians and contributing positively to the area. The shared courtyard continues the
tradition of courtyards in the market while the urban pocket garden creates an area of
respite. Overall, this proposal utilizes an existing building, an underutilized site and plays
on the unique configuration of the property to create a cohesive and exciting
development in one the City’s most unique neighbourhoods.

PLANNING APPLICATIONS
In order to proceed with the development proposal as described above, a Minor Zoning
By-law Amendment and Site Plan Control Application will be filed concurrently. Consent
to Sever applications will also be filed with the Committee of Adjustment. The Zoning Bylaw Amendment seeks to amend provisions of the City’s Comprehensive Zoning By-law
2008-250 currently affecting two (2) separate zones.
The sites at 137 and 141 George Street are zoned R5R [235] S76 – Residential Fifth
Density, Subzone R, Urban Exception 235 and Schedule while the site at 321 Dalhousie
Street and a small portion of 137 George Street is zoned MD2 S74 – Mixed-Use
Downtown, Subzone 2 with Schedule and Heritage Overlay in the City’s Comprehensive
Zoning By-law 2008-250. As such the following amendments to the zoning are being
requested:
137 and 141 George Street (Residential Condominium with Commercial at grade):
 To increase the maximum permitted building height to 11.4 metres for the first 6
metres of lot depth and 70 metres for the remainder of the property whereas the
maximum permitted building height as per Schedule 76 of Zoning By-law 2008250 is 10.7 metres for the first 6 metres of lot depth and 50 metres for the
remainder of the property;
 To reduce the required rear yard setback to 0 metres whereas the Zoning By-law
requires a minimum of 7.5 metres;
 To reduce the visitor parking rate for an apartment dwelling high-rise from 0.1
spaces for dwelling unit to 0.083 spaces per dwelling unit.
321 Dalhousie (Hotel Conversion)
 To permit an increase in maximum permitted building height to 56.3 metres
whereas the maximum permitted building height as per Schedule 74 of the Zoning
By-law 2008-250 is 42.1 metres;
 To lift the Heritage Overlay and applicable provisions under Section 60 of the
Zoning By-law;
 To amend landscaping provisions for parking lots as required;
 To reduce the required parking rate for a hotel use from 0.5 spaces per 100 m² of
gross floor area to 0.
Other amendments may be identified following technical circulation and as a result of
Site Plan changes.
In addition to a Zoning By-law Amendment, Claridge will also be filing an Application to
Alter under the Ontario Heritage Act and a Site Plan Control application. All of the
applications are being filed and processed concurrently.
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BACKGROUND
SUBJECT PROPERTIES
The subject properties at 137 and 141 George Street, 321 Dalhousie Street, and 110 York
Street are part of a block that is bound by York Street to the north, Cumberland Street to
the east, George Street to the south, and Dalhousie Street to the west and located on the
easternmost edge of the ByWard Market area. One (1) vehicular access to 137 George
Street is provided from the north side of George Street. One (1) vehicular access to 321
Dalhousie Street is provided from the east side of Dalhousie Street to the existing surface
parking area, and one (1) vehicular access to 110 York Street is provided to the south of
the existing building.
The site consists of four (4) existing lots of record with a total lot area of approximately
4,198.4 m² (1,074.7 m² for 137 George Street, 1,015.3 m² for 141 George Street, 1,092.6 m²
for 321 Dalhousie Street and 1,015.8 m² for 110 York Street).
The property municipally known as 137 George Street is currently vacant, has a frontage
of 22.3 metres and a depth of 48.1 metres, and is used as a surface parking lot with a gate
entrance from George Street and an additional laneway entrance from York Street to the
north.
The property known as 141 George Street is currently occupied by a one (1) storey
building used as The Honest Lawyer bar, has a frontage of approximately 20 metres and
a depth of 67.3 metres.
An eleven (11) storey office building known as the Union du Canada is located at 321
Dalhousie Street, has a frontage of 52.1 metres and depth of 51.6 metres, and has
restaurant uses at grade. Just south of the eleven (11) storey building, there is a small
surface parking lot and gate entrance to accommodate approximately 7-10 cars and can
be accessed from Dalhousie Street. This surface parking lot is blocked off with a concrete
wall to the east which separates it from the parking lot to the east.
The property at 110 York Street has a lot frontage of 20.1 metres and a lot depth of 50.5
metres and is currently occupied by a two and one half (2.5) storey bar known as The
Whiskey Bar. The site is accessed by a private, shared drive aisle located to the east of
the existing building. The entrance is shared with the commercial parking lot at 137
George Street and allows for garbage pick-up to service the existing bar building.

View of the surface parking lot at 137 George Street.

View of the Honest Lawyer at 141 George Street.
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Existing Union of Canada building
At 321 Dalhousie Street.

View of The Whiskey Bar building at 110 York Street.

As evidenced by aerial and site photos, the site is almost entirely devoid of vegetation
with the exception of a row of deciduous trees located between the Honest Lawyer
building and a fence that separate it from an adjacent private parking lot. The trees
appear to be located on the adjacent property. The rest of the site is occupied by the
buildings and hard surfaces.
AREA CONTEXT
The site and surrounding area are located on the easternmost edge of the ByWard
Market area; a popular tourist destination with restaurants, bars, shops, entertainments
uses and other key landmarks. It is also located on the western edge of what is referred
to as ByWard Village and also known as Lowertown. This is a predominantly residential
area intertwined with commercial uses, heritage buildings and social service facilities.
Dalhousie, George, and Rideau Streets serve as main commercial corridors and providing
a range of pedestrian oriented uses.
The surrounding uses vary and consist primarily of mid-high rise residential buildings,
low- rise commercial/retail uses, restaurants, offices, hotel and commercial surface
parking lots. The following identifies the land uses that surround the site:
NORTH:
The lands north of the site include an existing two and one half (2.5) storey building (The
Whiskey Bar), and a commercial surface parking lot to the east of the bar fronting onto
York Street. The north side of York Street consists of low-rise heritage buildings
generally containing commercial/retail uses and high-rise apartment building.
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Looking west along York Street with existing Union of Canada building in the background.

EAST:
Along York Street and to the east of the subject properties there is a commercial surface
parking lot and beyond it a five (5) storey commercial building with retail uses on the
ground floor. The commercial parking lot is located on through lot that has frontage onto
York Street to the north and George Street to the south. Further east, the block consists
of a number of buildings converted to bar uses and three (3) storey residential
townhomes with a high-rise building directly in behind. Along George Street, the same
commercial parking lot can be accessed next the Honest Lawyer bar. Beyond the parking
lot to the east, The Salvation Army building is located at the corner of George and
Cumberland Streets.

Intersection of Dalhousie and York Streets with existing Union of Canada building and 110 York Street at the corner.
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SOUTH:
To the south, the block is bounded by George Street to the north and Rideau Street to
the south. This block functions as a major transit corridor and retail node and is
characterized by a range of commercial uses, residential high-rise apartment building,
restaurant and office uses. The easternmost edge of this block is occupied by a twentyfour (24) storey residential condominium building and an eleven (11) storey office
building.

Looking west from the intersection of Cumberland Street and George Street.

WEST:
The lands to the west of the site are occupied by a three-storey building occupied by a
restaurants use at grade. As this is a corner property, the restaurant use wraps the corner
from George Street onto Dalhousie Street. The west of Dalhousie Street is occupied by
the Marriott Hotel which encompasses the entire block moving north towards York
Street. Beyond the hotel to the west are the ByWard Market building, shops, restaurants,
bars, and other commercial uses.
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Intersection of Dalhousie Street and George Street with existing Union of Canada building in the background.

COMMUNITY AMENITIES
The site’s location on the edge of the ByWard Market corresponds to its proximity a wide
range of amenities located within one (1) kilometer of the site including:
Rapid Transit;
ByWard Market building and surrounding commercial uses;
Retail and commercial uses along George, Dalhousie, Rideau, Clarence and York;
Rideau Centre Shopping Mall;
National Art Gallery;
Routhier Community Centre;
Raphael Brunet Park, Major Hill’s Park, Champagne Bath, Peacekeeping
Monument; and
 Rideau Canal.









ROAD NETWORK AND TRANSIT

Roads

The subject properties are well serviced with respect to the existing road network. They
are located along Dalhousie Street which is identified as an existing Collector Road on
Schedule F – Central Area/Inner City Road Network in the City of Ottawa Official Plan.
The site is also within close proximity to Rideau Street, Sussex Drive, and King Edward
Avenue which are all identified as existing Arterial Roads on Schedule F. The location of
the site allows for convenient access to the bridges towards Quebec, the 417 highway,
and several other character areas in the downtown core.

Transit

The site is within close proximity to several bus routes along Dalhousie, Rideau and
Murray Streets and is within 600 metres of the Mackenzie King station which serves as a
major transit hub along the rapid transit corridor. Rideau Street and King Edward Avenue
are identified as transit priority corridors as per Schedule D – Rapid Transit Network of
the City of Ottawa Official Plan.
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APPROXIMATE LOCATION OF SUBJECT
PROPERTIES

Map of surrounding area road network as shown in Schedule F – Central Area/Inner City Road Network in the City of
Ottawa Official Plan.

APPROXIMATE LOCATION OF SUBJECT
PROPERTIES

Map of surrounding area rapid transit network as shown on Schedule D – Rapid Transit Network in the City of Ottawa
Official Plan.

Future Light Rail Transit (LRT)
In an effort to support the growth of Ottawa’s population projections by 2031 and with
public transit being at near capacity in the downtown core, the City of Ottawa is
introducing a state-of-the-art light rail system that will travel in an east-west direction
from Tunney’s Pasture station to Blair station. Three stations will be located underground
and form part of an underground tunnel system including Downtown East, Downtown
West, and Rideau Street.
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600 m radius around the Light Rail Station proposed along Rideau Street.

Rideau Street has been identified as a LRT Downtown Tunnel and a Rapid Transit Priority
Corridor on Schedule D: Rapid Transit Network of the Official Plan. Rideau Street will
have an underground station with entrances adjacent to the William Street Plaza
pedestrian mall and in the northwest corner of the Rideau Centre at Rideau Street and
Colonel By. The underground station at Rideau is anticipated to be approximately
twenty-six point five (26.5) metres below street level and have underground walkways
connecting entrances to the north and south of Rideau Street to facilitate pedestrian
connections to the ByWard Market.

PLANNING AND REGULATORY FRAMEWORK
PROVINCIAL POLICY STATEMENT (2005)
The Provincial Policy Statement (PPS) came into effect on March 1, 2005. The PPS
provides direction on matters of provincial interest related to land use planning. While
local land use planning authorities are permitted and encouraged to compliment these
provincial policies within their local Official Plans, local planning decisions “shall be
consistent with” the policies of the PPS.
The PPS directs development to locate within built-up areas to efficiently use land with
existing infrastructure and where services and infrastructure are readily available to avoid
the need for unjustified and uneconomic expansions. In order to meet this policy
objective, planning authorities must identify and promote opportunities for intensification
and redevelopment [Policy 1.1.3.3]. The proposal meets the following policies, among
others:


Promotes efficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term [Policy 1.1.1.a];
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Accommodates an appropriate range and mix of residential, employment,
commercial and open space uses to meet long-term needs [Policy 1.1.1.b];



Promotes cost-effective development standards to minimize land consumption
and servicing costs [Policy 1.1.3.2.a];



Directs development of new housing towards locations where appropriate levels
of infrastructure and public service facilities are available to support current and
projected needs [Policy 1.4.3.c];



Promotes densities for new housing which efficiently use land, resources,
infrastructure and public service facilities and support the use of alternative
transportation modes and public transit where it exists or is to be developed
[Policy 1.4.3.d];



Promotes land use patterns, density and mix of uses that minimize the length and
number of vehicle trips and support the development of viable choices and plans
for public transit and other alternative transportation modes, including commuter
rail and bus [Policy 1.6.5.4];



Supports energy efficiency and improves air quality through land use and
development patterns which promote the use of public transit and other
alternative transportation modes and improve the mix of employment and
housing uses to decrease transportation congestion [Policy 1.8.1.b through 1.8.1.c].

The proposed development is consistent with the Provincial Policy Statement in that:


The proposal capitalizes on an infill opportunity of an underutilized site within the
City’s built-up area where services are readily available.



The proposed development proposes to intensify a site situated in proximity to
employment, rapid transit and other amenities contributing to the creation of
complete communities and development patterns that are more sustainable over
the long term.



The proposed development promotes densities that contribute to more
sustainable land use patterns and contribute to the range and mix of residential
housing types.

CITY OF OTTAWA OFFICIAL PLAN (2003, AS AMENDED)
2.1 Challenge Ahead
The City of Ottawa Official Plan is composed of eight Sections, each addressing a
different aspect of the planned function of the City as a whole. Section 2 of the City of
Ottawa Official Plan 2003 provides Strategic Direction for growth and development
within the City. The Plan anticipates that much of the demand for new housing after
2006 will be for smaller units such as apartments. It is expected that two-thirds of the
added housing stock located outside of the Greenbelt will be in the form of singledetached homes, while in the Greenbelt, one-third of housing growth will be in the form
of apartments.
Ottawa expects to support this growth by managing it in ways that support healthy,
liveable communities. Growth will be directed towards key locations with a mix of
housing, shopping, recreation and employment and which are easily accessible by transit.
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The City anticipates that by pursuing a mix of land uses and a compact form of
development, the City will be able to support a high-quality transit service and make
better use of existing roads and other infrastructure.
In order to meet these and other objectives of the Official Plan, the City has committed
to pursuing strategic directions in four (4) key areas, three (3) of which are applicable
and relevant to this proposal.

Managing Growth





The City will manage growth by directing it to the urban area where services
already exist or where they can be provided efficiently.
Growth in the urban area will be directed to areas where it can be accommodated
in compact and mixed-use development, and served with quality transit, walking
and cycling facilities.
Downtown Ottawa will be a vibrant mix of thriving economic and cultural
activities within a setting that celebrates the unique qualities of both the city and
the National Capital.

Creating Liveable Communities






The City will provide opportunities to increase the supply of affordable housing
throughout the rural and urban areas.
Growth will be managed in ways that create complete communities with a good
balance of facilities and services to meet people’s everyday needs, including
schools, community facilities, parks, a variety of housing, and places to work and
shop.
Familiar landscapes and heritage buildings will be maintained despite on-going
change.
Attention to design will help create attractive communities where buildings, open
space and transportation work well together.

2.2.2 Managing Growth within the Urban Area

The policy direction of the City’s Official Plan is to promote an efficient land-use pattern
through intensification of locations that are strategically aligned with the transportation
network and in particular rapid transit. In addition, this section encourages areas around
major transit stations to develop as compact, walkable, mixed-use developments with
densities that support transit use in both directions in which the line runs throughout the
day. In order to accomplish this objective, the Official Plan sets out minimum density
targets and directs growth to locations with significant development potential including
lands designated Central Area. The Central Area contains the highest density
development pattern in the entire city and as such has been assigned a minimum density
target of 500 people and jobs per hectare by 2031. New development located within a
minimum density target area will be required to meet the projected target. The proposed
development will contribute to achieving the density target for this area.
The requirement to meet minimum density targets has to be balanced with an
appreciation for the existing context as well as the need to protect the ByWard Market.
While the scale, profile and density of development permitted will vary, development
proposals must take into account the common characteristics of their setting and
surrounding pattern of development and incorporate materials and finished in their
design that are consistent with the relevant guidelines. Only a portion of the lands is
located within the ByWard Market Heritage Conservation District including the existing
11-storey Union of Canada Building and associated parking area and 110 York Street. With
the exception of a 4-storey addition to the existing 11-storey Union of Canada building,

PLANNING RATIONALE: 321 DALHOUSIE, 137 AND 141 GEORGE STREET ZONING BY-LAW
AMENDMENT | CLARIDGE HOMES | DECEMBER 2012 | 16

no additional structures are being proposed within the Heritage Conservation District.
The exterior of the building will be updated allowing heritage staff the opportunity to
input on the materials and finishes to improve the building’s relationship to the Heritage
District as well as the streetscape. The lands currently used for parking will continue to
serve this function although the surface treatment will be improved with landscaping,
design and through pedestrian connections that will help this area feel more like an
internal courtyard rather than surface parking. The courtyard type feature of this
proposal corresponds with the series of courtyards in existence in the ByWard Market.

3.6.6 Central Area Land Use Designation

APPROXIMATE LOCATION OF SUBJECT

Excerpt of Schedule B- Urban Policy Plan in the City of Ottawa Official Plan.

The subject site is designated Central Area as per Schedule B – Urban Policy Plan in the
City’s Official Plan (2003, as amended). The Central Area is the economic and cultural
heart of the city and the symbolic heart of the nation, based on its unique combination of
employment, government, retail, housing, entertainment and cultural activities.
Policies for the Central Area promote its vital role in the city; protect its distinct identity
and heritage character and the primacy of the Parliament Buildings and other national
symbols. The policies aim to enhance the diversity and attractiveness of the Central Area
by encouraging a broad range of land uses and day/night, year-round activities while
protecting existing residential neighbourhoods in and near the Central Area.
In accordance with the Official Plan, the City will support the Central Area’s role as the
economic and cultural heart of the city by, among others:



Implementing the Central Area Secondary Plan, discussed below;
Implementing the Downtown Ottawa Urban Design Strategy, discussed below;
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Protecting the visual integrity and symbolic primacy of the Parliament Buildings
and other national symbols;
Ensuring that all development has regard for the compatibility criteria in Section
2.5.1, discussed below;
Improving and enhancing the pedestrian environment in the Central Area; and
Giving walking, cycling and public transit priority in the Central Area.

The proposed development will support the Central Area policies in several ways. The
proposed uses include residential, hotel, restaurant and creates opportunity for ground
floor retail, thereby supporting day/night activities while complementing the mixed-use
character of the ByWard Market. The development will enhance the pedestrian
environment along George Street by providing active uses at grade, improving the
existing pedestrian environment by replacing the surface parking area and framing the
street edge with a three-storey podium that creates human scale. The development is
also incorporates publicly accessible open space internal to the proposal.
Increases in Building Heights in the Central Area
The subject site is located within the Area of Background Height Control as per Annex
8A – Central Area Key Views and View Sequences of the Parliament Buildings and other
National Symbols. The Central Area policies protect the visual integrity and symbolic
primacy of the Parliament Buildings and other national symbols. In particular, buildings
constructed in the areas of height control must not rise above the ridgeline of the roof of
the Centre Block, cannot visually mar the silhouette of the Parliament Buildings, and
cannot visually dominate the Parliament Buildings and other national symbols.
The policies further state that in the Central Area, the City’s support for seeking an
increase in building heights will be limited to:




Properties where an angular height plane established in the Annexes does not
apply;
The increased height will not visually mar the silhouette of the Parliament
Buildings or dominate the Parliament Buildings and other national symbols; and
The site has not been the recipient of a transfer of floor space index.

The site is not subject to an angular height plane as per Annex 8B – Central Area
Maximum Building Heights / Angular Plans (refer to Appendix A). The Central Area
policies state that for blocks that do not have an established angular height plane,
maximum permitted building heights must not violate the intent of the visual integrity
policy, must be consistent and compatible with building heights generally in the area
where no height planes apply, and must be in keeping with the intent and aim with the
building height policies in the Central Area Secondary Plan. To determine the appropriate
height for the residential condominium, the angular height plane that applies to adjacent
properties and established by way of heights above sea level was extended to this site
despite the fact that it does not apply. It is understood that the allowable heights above
sea level increase travelling east along Rideau Street as one moves away from Parliament
and decrease as one moves further north into Lowertown. On this basis, the linear
transition downwards was extended over this property to determine that a height of 70
m for this site does not pierce the angular plane (refer to Appendix B) and is appropriate
at this location. This view analysis determined that the proposal will not have any
negative impacts on views of the Parliament Buildings or other national symbols.
Further, the site is located in an area with ranging building profiles. The general pattern
of development has been for high-rise development to locate south and east of the site
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creating a high-profile node with building profiles generally decreasing to low-rise west
of Dalhousie Street and north of York Street. High-profile buildings in the area range
from 24-storeys on the south side of George Street to approximately 14 storeys to the
east of the site of the subject block. The three-phased Urban Capital project located on
the east side of Cumberland Street incorporates building heights of 23-storeys, 8-storeys
and approximately 14-storeys with the taller buildings bookending the site to the north
and south. Given that the subject and surrounding blocks form a high-profile node with a
range of building heights, the proposal at 22-storeys for the residential condominium and
increase to 14-storeys for the existing Union of Canada building is in keeping with the
policy direction for increases in building heights in the Central Area.

2.5.1 Urban Design and Compatibility
Compatibility

Section 2.5.1 addresses Compatibility and Community Design, particularly as it relates to
introduction of new development in established areas. New development must be
sensitive to and compatible with existing communities that have developed over long
periods of time. Introducing new development in existing areas that have developed over
a long period of time requires a sensitive approach and a respect for a communities
established characteristics. In general terms, compatible development means
development that, although it is not necessarily the same as or similar to existing
buildings in the vicinity, nonetheless enhances an established community and coexists
with existing development without causing undue adverse impact on surrounding
properties. It ‘fits well’ within its physical context and ‘works well’ among those functions
that surround it.
The proposed development achieves, among others, the following design objectives and
principles set out in Section 2.5.1:
1) Enhances the sense of community by creating and maintaining places with their own
distinct identity.
Being located at the edge of the ByWard Market, the site plays a key role in supporting
the overall
image of the City. The ByWard Market is mainly a low-profile, heritage area
containing a range of commercial uses. While the site itself is considered to be located in
the Lowertown area, from a pedestrian experience it reads as forming part of the market
area. Given these circumstances, the appropriate design and architectural response are
critical to ensuring this site will fit with and enhance
the site and surrounding area. The
proposal achieves this by incorporating design elements and details that
reflect
the
character of the existing area such a strong three-storey podium base to recreate a
horizontal reference line, use of materials such as brick and incorporating a balanced
architectural rhythm with horizontal and vertical accents.
Although generally considered an anomaly with respect to height and scale of buildings
along Dalhousie Street, the Union of Canada building serves as a marker in time and
punctuates the corner of York Street and Dalhousie Street. This corner is considered a
major point into the ByWard Market. The proposal to retain the existing building will
maintain its role as a local landmark while the planned improvements to the exterior of
the building will help to achieve a better street relationship
and pedestrian oriented
environment at this gateway location.
The protection of views and vistas along George Street, Dalhousie Street and York Street
is a key consideration given the site’s location. The Urban Design analysis that was
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completed for the Urban Design Review Panel demonstrated that the proposed
development will not compromise the integrity of the Parliament Buildings and other
landmarks of national significance. Extracts from the submission have been included as
Appendix C.
2) The proposal defines quality public and private space through development.
The development will replace the existing surface parking lot and single storey
commercial building, contributing to the creation of a continuous building façade
along George Street. The podium of the building will be set tightly and match the
existing height, scale and materiality of the existing three-storey building to the
west. Improvements will also be made to the streetscape through incorporation of
landscaping where possible and animation of the pedestrian realm through
glazing and commercial uses at grade.
The three-storey podium along George Street will frame the street edge, enclosing
the public realm and creating a sense of human scale at grade. The façade of the
podium will be vertically divided to accommodate multiple retail fronts ensuring
that while there is a continuous building front along George Street, it does not
overwhelm the public realm given this project’s extensive frontage. The unique
treatment of the entrance to the residential condominium will further break down
the massing.
The proposal incorporates an urban pocket garden and courtyard interior to the
development. Although privately held, these spaces will be publicly accessible by
a well defined pedestrian pathways connecting from the public sidewalk to these
interior spaces and allowing for a sense of discovery. The building will frame and
enclose these spaces providing a sense of intimacy and allowing from respite from
the busy Byward Market area.
3) The proposal contributes to the creation of a place that is safe, accessible and easy to
get to and move through.
The mix of hotel, residential and range of commercial uses allows for ‘eyes on the
street’ and the internal courtyard and pocked garden throughout the day and
night. The shared courtyard and pocket park will be appropriately lighted and
benefit from continuous activity generated by the hotel use. The shared courtyard
and pocket garden are accessible from both George Street and Dalhousie Street
allowing for fluid pedestrian movement across the site and contributing to a more
porous space.
Entrances to the residential building, hotel and retail uses will be clearly marked,
visible and appropriately lighted. The restaurant use proposed on the ground floor
of the existing Union of Canada building will wrap the corner and allow for
visibility by patrons onto the street.
4) The proposal ensures that new development respects the character of the existing
area.
In preparing the concept plans for this proposal, the architect went through a
thorough urban design analysis that extensively studied the defining elements and
character of the surrounding area (again Appendix 3). The three-storey, brick
podium proposed along George Street is intended to match the horizontal
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reference line, massing, rhythm and materiality of the adjacent building to the
west. The tower is setback from the edge of the podium allowing the podium to
establish a street presence and maintain the human scale established by existing
buildings to the west and continuing along Dalhousie Street.
The re-cladding of the existing building provides an opportunity for a stronger
expression of a two to three-storey podium. As the footprint of the existing
building will remain unchanged, the podium will be expressed through the use of
materials. Establishing a two to three-storey podium will be more consistent with
the existing low-profile character of Dalhousie Street.
The design of the residential tower incorporates numerous elements that help to
achieve a better integration into the existing fabric and mitigate the mass and
height of the building. The mass of the tower has been broken up by
distinguishing the façade. The western façade is curved and located closer to the
street front, while the eastern façade is recessed, more rectangular in shape and
pulled back further from the edge of the podium. The footprint of the tower also
varies. The portion with the curved façade is longer, narrower and extends further
into the rear of the site. The eastern portion of the tower is more rectangular in
shape and has a slightly larger footprint that does not extend as far back as its
western counterpart. The distinguishing design reduces the overall mass of the
building and creates visual interest on all sides of the building.
The development proposes to incorporate generous amount of glazing and light
coloured materials reducing the visual impact of the tower and the existing
building. In particular, the existing Union of Canada building has an imposing
presence of the streetscape. The use of a lightly coloured superstructure and
glazing will help to improve this relationship. Similar materials will be used for
both buildings allowing the two buildings to speak to each other and signaling a
relationship between the two projects.
5) To proposal considers adaptability and diversity by creating places that can adapt and
evolve easily over time and that are characterized by variety and choice.
The proposal will help to achieve a more compact urban form while
accommodating the needs of a range of people by contributing to the choice of
housing in the area.
The conversion from an office to a hotel use represents an adaptive re-use of the
existing building. Rather than demolishing and rebuilding, the proposal will retain
the existing structure and add to what currently exists on site.

4.11 Urban Design and Compatibility
Compatibility

The criteria in Section 4.11 provide a means to objectively evaluate the compatibility of
infill development. The following is an evaluation of the criteria in relation to the
proposed development.
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COMPATIBILITY
CRITERIA
Traffic

Vehicular Access

Parking
Requirements

CONFORMITY


A Traffic Study has been prepared evaluating the impact of
the proposed development on the surrounding area.



Generally, the property is situated within an established road
network and in close proximity to the City’s rapid transit. The
site is situated within proximity to three (3) existing arterial
roads: Rideau Street to the south, Sussex Drive to the west,
and King Edward Avenue to the east. A portion of the site is
also situated on an existing collector road: Dalhousie Street.
The site is located within 600 m of multiple transit stations
located along the Mackenzie King transitway.
Vehicular access to the site will be provided from George
Street and Dalhousie Street. The Dalhousie Street access leads
into the interior courtyard containing five (5) short term
surface parking spaces. This access is intended to serve as a
drop off and pick up area for hotel guests and residents of the
condominium and as a result is anticipated to generate limited
traffic.





Vehicular access to the underground parking garage will be
provided from George Street leading to four levels of
underground parking. As the majority of parking is located
underground, impacts related to noise and headlight glare will
be absorbed internally to the proposal. Further, as the site is
located in an area characterized largely by commercial and
other high-rise residential uses, no negative impacts are
anticipated on surrounding properties as a result of the
proposed location for vehicular access.



A total of 227 parking spaces are being provided to serve the
residents, visitors and hotel guests meeting the By-law
requirement (59 spaces are required for the hotel, 141 for
residents and 27 for visitors). No retail or restaurant parking is
required for this project due to its location in the Central Area.



Although the Zoning Amendment seeks to reduce the hotel
parking to zero spaces, it is anticipated that parking for the
hotel will be provided in the underground parking garage of
the condominium.



As the proposed number of parking spaces meets the By-law
requirement there are no concerns with potential for spillover
parking on the adjacent streets.



The proposed development is anticipated to meet the By-law
requirement for bicycle parking.
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Outdoor Amenity
Areas



The site is bordered largely by other high-rise residential,
retail, office, restaurants, bars, and social services. As such,
there are limited opportunities for the proposed development
to create privacy and overlook issues.

Loading Areas,
Service Areas and
Outdoor Storage



An access lane is provided to the north of the interior
courtyard (south and east of the existing Whiskey Bar
property) and will be shared by both the hotel and bar for
garbage and loading for the proposed hotel building. This
shared arrangement is a more desirable option from a
streetscape perspective. Further, the location of the access
lane is not anticipated to have any negative impacts as the
adjacent site is currently used as a parking lot and in the
future is expected to develop with commercial uses.



Garbage pick-up and loading for the condominium will occur
in the underground parking garage. As a result, no negative
impacts are anticipated.

Lighting



Lighting will meet the City’s standards, with no anticipated
impacts on adjacent development.

Noise and Air
Quality



No significant impacts related to noise or air quality are
anticipated as a result of this proposal.

Sunlight and
Microclimate



The site is currently zoned to permit high-rise development
including the existing 11-storey Union of Canada Building and
approximately 17-storeys on the George Street property.
Given the existing zoning, sunshadowing impacts have been
anticipated by the allowable heights. The additional 3-storeys
being sought for the Union of Canada Building and 5-storeys
for the residential condominium are not anticipated to result in
a significant increase in sunshadowing on adjacent properties.



Further, the site largely abuts commercial uses. There are no
low-rise residential or outdoor amenities immediately adjacent
to the site that would be directly impacted by any increased
shadowing.



A copy of the Sunshadowing Study has been provided in
Appendix C.



The site is well served by existing community amenities. The
site is located in proximity to:
 ByWard Market with retail and commercial uses along
George, Dalhousie, Rideau, Clarence and York;
 Rideau Centre Shopping Mall;
 Rapid Transit;
 National Art Gallery;
 Routhier Community Centre;
 Raphael Brunet Park, Major Hill’s Park, Champagne Bath,
Peacekeeping
Monument;

Supporting
Neighbourhood
Services
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Rideau Canal;
University of Ottawa.

New residents will strengthen existing amenities and will
contribute to the critical mass required to attract other
amenities to the area.

Building Profile

Section 4.11 of the Official Plan includes policies specifically addressing the location,
design and integration of taller buildings. Policies 4.11.8 and 4.11.9 direct taller buildings to
locate:
 On lands designated Central Area;
 Within 600 metres of a rapid transit station;
 Within areas identified for high-rise buildings where these building profiles are
already permitted in the Zoning By-law approved by Council; and
 Within areas where a built form transition is appropriate as prescribed by policy
4.11.12.
As per policy 4.11.12, appropriate transition can be accomplished by incorporating the
following design measures:
a) Incremental changes in building height (e.g. angular planes or stepping building
profile up or down);
b) Massing (e.g. inserting ground-oriented housing adjacent to the street as part of a
high profile development or incorporating podiums along a Mainstreet);
c) Character (e.g. scale and rhythm, exterior treatment, use of colour and
complementary building finishes);
d) Architectural design (e.g. the use of angular, cornice lines); and
e) Building setbacks.

The proposed development conforms to the policies in the Official Plan in that:


The proposed development is consistent with the direction of the Official Plan for
more intensive development to locate on lands designated Central Area
capitalizing on their strategic location in proximity to transit. With the
introduction of a Light Rail Station on Rideau Street, achieving additional density
to support the City’s investment will be critical to its success.



The proposal will contribute to achieving a minimum density target for the Central
Area of 500 people and jobs per hectare by the year 2031.



The Central Area designation permits a range of uses including hotel, restaurant,
residential and retail uses. The mix of uses proposed as part of this proposal will
contribute to achieving the policy objective of creating 24-hour, year round
activity within the Central Area.



The proposed heights are consistent with the policy direction in the Central Area
to protect the visual integrity and symbolic primacy of the Parliament building
and other national symbols. The site is not subject to an angular height or view
plane as described in the Annexes to the Official Plan. Despite this, the proposed
height has been carefully studied to ensure that the proposed buildings will not
have negative visual impact on protected landmarks and view sheds.
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The development meets the compatibility criteria in Section 2.5.1 and 4.11 in the
Official Plan as described above. The proposal will have no undue adverse impact
on adjacent properties.



The proposal meets the criteria for tall buildings in that the site is:
- Designated Central Area in the Official Plan;
- Located within 600 metres of an existing rapid transit station;
- The current zoning permits a high-profile building as of right; and
- Where an appropriate transition can be achieved to existing low-profile
buildings in the area as discussed above in the Compatibility Section.

BYWARD MARKET HERITAGE CONSERVATION DISTRICT
The Dalhousie and York Street property components of the proposed development are
located within the ByWard Market Heritage Conservation District, designated under Part
V of the Ontario Heritage Act. The ByWard Market Heritage Conservation District Study
Design Guidelines provide recommendations for redevelopment proposals in the District.
The purpose of the guidelines is to encourage compatible development that enhances
the overall character of the district. The guidelines for additions to existing buildings or
new development deal with compatible scales and character, traditional patterns on
commercial facades, horizontal scale of development, building heights and setbacks,
location of parking and retention of distinctive features.

The proposed development does not negatively affect the ByWard Market Heritage
Conservation District in that:


A Cultural Heritage Impact Statement was prepared by BRAY Heritage as part of
this application to assess the impact of the proposed development on heritage
resources. As part of the Heritage Conservation District Study, the City of
Ottawa did not consider any of the buildings on the project site to have heritage
value. The study also determined the rehabilitation of the existing 11-storey
building as a suitable intervention and the demolition of 141 George Street as a
suitable response in the context of the heritage design guidelines.

CENTRAL AREA SECONDARY POLICY PLAN
The proposed development is located within the Central Area Secondary Plan, which
constitutes a more detailed policy direction beyond the Official Plan for select areas
within the Central Area of Ottawa. The Central Area Secondary Policy Plan defines areaspecific visions, objectives, and policies for identified Character Areas and Theme Streets.
The proposed development is in the Lowertown Character Area, which is generally
bounded by St. Patrick Street (north), Rideau Street (south), Dalhousie Street (west), and
King Edward Avenue (east). The primary objectives of the Lowertown Character Area
focus on evolving the area to a distinct, predominately residential, pedestrian-oriented
neighbourhood that improves livability, protects heritage character, and ensures new
development is sensitive to the existing character.
Policies in the Lowertown Character Area cover a wide range of design and integration
factors based on the primary objectives, including: residential emphasis, profile of
development, residential design criteria, heritage sensitivity, views, and gateways. The
proposed development meets the policies of the Lowertown Character Area in the
following ways:
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Provides a mixed-use environment, featuring residential uses with active
commercial uses at grade, which provide an effective transition to similar uses in
the ByWard Market (Residential Emphasis Objective);
Provides an appropriate high-profile development in the southern section of
Lowertown (Profile of Development Objective);
Utilizes design features such as varying aesthetic treatments, building setbacks
that create human scale and limit overshadowing, height transitions, an
identifiable entrance, and the provision of outdoor landscaping and treed areas
(Residential Design Criteria Objective);
Does not negatively affect heritage buildings (Heritage Sensitivity Objective);
Does not negatively affect significant public views (Views Objective)

The proposed development is consistent with the Central Area Secondary Plan in that:


The proposed development meets the vision, objectives, and policies of the
Lowertown Character Area by providing a strong residential and commercial
emphasis, appropriate development profile, residential design features such as
transitions and setbacks, multiple open spaces, and heritage and view
sensitivities.



The proposed heights are consistent with the policy direction for a medium to
high rise buildings to locate in the blocks bounded by Rideau Street, York Street,
Dalhousie Street and Cumberland Street.



The intersection of York Street and Dalhousie Street is identified as a distinctive
gateway into the market area. The renovation of the existing building with an
emphasis on creating a two to three- storey podium through the use of varying
materials will improve the streetscape environment and contribute to creating a
more aesthetically pleasing pedestrian environment at this important node.

DOWNTOWN OTTAWA URBAN DESIGN STRATEGY
The proposed development is located within a Design Priority Area subject to the
Downtown Ottawa Urban Design Strategy 2020 (DOUDS), specifically the ByWard
Market Precinct within DOUDS.
A number of strategic and design strategies are proposed for the ByWard Market
Precinct including streetscaping, parks and open space, and built form guidelines. One of
the key strategy directions of the ByWard Market Precinct is to develop a residential
intensification area east of Dalhousie Street, with a goal of that area becoming one of the
primary focuses for re-urbanization in the downtown. More specifically, a targeted
strategy for the Eastern Market Re-urbanization Area is included. The proposed
development meets the targeted strategy in the following ways:




Provides an improvement to an existing low-quality non-Market character building
along Dalhousie Street, while maintaining and enhancing an active commercial
Main Street atmosphere;
Provides high-quality architecture by utilizing design features such as use of
building materials to visually divide the building, building setbacks and transitions
to integrate the buildings into the existing environment, and by providing strong
street frontage features and entrances;
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Providing strong urban street-related qualities by creating active frontages,
building setbacks and transitions that value pedestrian scales and existing
streetscapes, and open space opportunities and linkages.

The proposed conforms to the general intent and objectives of the Downtown Urban
Design Strategy.
DESIGN GUIDELINES FOR TRANSIT-ORIENTED DEVELOPMENT
The intent of these guidelines is to provide an urban design standard for assessing,
promoting and achieving appropriate Transit-Oriented Development (TOD) within the
City of Ottawa. TOD is defined as a mix of moderate to high-density transit-supportive
land uses located within an easy walk of a rapid transit stop or station that is oriented
and designed to facilitate transit use. The guidelines are to be applied for all
development within a 600 m walking distance of a rapid transit stop or station. Not every
guideline will apply to every development and as such, the intent is not to use the
guidelines as a checklist but to demonstrate a general adherence to the design direction
provided in these documents.
The proposed development meets the following applicable design guidelines:











The proposed development provides transit-supportive land uses (apartments,
hotel, restaurant, hotel) within 600 m walking distance of a rapid transit station or
stop (Guideline 1);
Buildings are being located close to each other and along the front of the street to
encourage ease of walking between buildings and transit (Guideline 7);
High density is being located as close as possible to transit (Guideline 8);
The George Street building is stepped back above the 3rd storey, maintaining a
more human scale along the sidewalk and reduce shadow and wind impacts
(Guideline 11);
The proposed development will provide two highly visible landmarks in the
western section of Lowertown (Guideline 12);
Architectural variety has been provided on the lower storeys of the George Street
building to provide visual interest to pedestrians, match the existing streetscape,
and highlight the building entrance (Guideline 14);
Clear windows and doors are being used on the Dalhousie Street building in order
to provide ease of entrance, visual interest and increased security through
informal viewing (Guideline 15);
The proposed development’s ground floors will be appealing to pedestrians by
including active commercial uses (Guideline 28);
The small surface parking lot is located in the rear of the buildings (Guideline 35);
Underground parking is being provided (Guideline 39)

The proposed development generally meets the design direction provided in the
Transit-Oriented Development Guidelines.
URBAN DESIGN GUIDELINES FOR HIGH-RISE HOUSING
The Urban Design Guidelines for High-Rise Housing deal with seven elements of design:
context, built form, pedestrian and public realm, open space, amenities, environmental
considerations, site circulation and parking and services and utilities. Not every guideline
will apply to every development and as such, the intent is not to use the guidelines as a
checklist but to demonstrate a general adherence to the design direction provided in
these documents.
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The proposed development meets the following applicable design guidelines, among
others:





















Reinforces a pattern of development blocks, street edges and site circulation that
defines a public realm of street and open spaces and reflects or integrates the
surrounding street pattern (Guideline 1b);
Uses proportions, rhythm, and height of the building base and tower to define
relationships to other buildings (Guideline 1b);
Provides direct links to public transit, sidewalks and streets (Guideline 1b).
Creates transitions that integrate the new urban fabric with areas of established
fabric (Guideline 1b);
Creates a sense of transition between high-rise building and existing adjacent
lower-profile areas on the George Street building through location and orientation
of the building base and tower (Guideline 5);
Distributes the building form and massing in a manner appropriate to the existing
George Street scale by utilizing a 3-storey base podium with the tower in the
background (Guideline 6);
Proposes a form and massing which responds to the planned function of the area
and the site’s characteristics and context (Guideline 12);
Uses a design for the lower portion of the building that supports human-scaled
streetscapes and quality pedestrian environments (Guideline 13);
Uses clear windows and doors, especially along Dalhousie and George Street to
make the pedestrian level façade transparent and accessible (Guideline 14);
Locates active commercial uses along the street, including restaurants and retail,
to enhance the buildings relationship to the public realm (Guideline 16);
Provides multiple pedestrian entrances at grade which are directly accessible,
clear, and prominent with a direct link to the sidewalk (Guideline 17);
Provides an architecturally detailed façade with no blank or featureless sides
(Guideline 18);
Breaks up the overall bulk of the proposed development buildings into smaller
segments through architectural detailing including changes of material and colour,
contributing to a more slender building (Guideline 19);
Creates separation for light, solar exposure, views, and privacy, between towers
by staggering them (Guideline 20);
Creates an accessible pedestrian link, including a pocket garden, between York
and George Streets (Guideline 29);
Provides views from the residents and guests to the streets and open space
allowing visual surveillance and neighbourliness (Guideline 31);
Provides sufficient amenity spaces for residents (Guideline 40);
Locates the majority of parking and service areas underground (Guideline 56);
Locates and designs garage entry so as not to detract from the streetscape
(Guideline 58).
Locates utilities and services within the building and away from public view and
public areas (Guideline 62)

The proposed development generally meets the design direction provided in the
Guidelines for High-Rise Housing.
CITY OF OTTAWA ZONING BY-LAW 2008-250
The subject properties are zoned as follows in the City of Ottawa Zoning By-law 2008250:
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110 York, 321 Dalhousie Street and a small portion of 137 George Street are zoned
Mixed-Use Downtown Subzone 2 with Schedule and Heritage Overlay [MD2 S74].



The majority of 137 and 141 George Street are zoned Residential Fifth Density,
Subzone 4 with Exception and Schedule [R5R [235] S76].

Zoning Map- City of Ottawa Comprehensive Zoning By-law 2008-250

Mixed-Use Downtown Subzone 2 with Schedule and Heritage Overlay [MD2 S74].
The purpose of the Mixed-Use Downtown zone is to ensure that the central area remains
the region for employment and shopping while also allowing residential, cultural and
entertainment uses, that the Character Areas continue to serve as primary business or
shopping areas and maintain their distinct character and to facilitate more intense,
compatible and complementary development to sustain an active and pedestrianoriented environment at street level.
The Mixed-Use Downtown zone permits a range of commercial and residential uses
including hotel, restaurant and retail uses. Specific to the MD Subzone 2, the provisions
required that 100 percent of the ground floor fronting on a street only be occupied by
limited number of commercial uses including hotel and restaurant. The MD Subzone 2
includes specific provisions limiting the type, maximum width and minimum depth and
limit gross floor area of uses on the ground floor. The maximum width of uses permitted
on the ground floor along Dalhousie Street is 16 m.
Schedule 74 sets out specific building heights for the portion of the block along
Dalhousie Street and York Street. Schedule 74 sets out a height limit 42.1 m for 321
Dalhousie Street.
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Excerpt from Schedule 74 in Zoning By-law 2008-250

The extent of the 42.1 m building height is generally limited to the footprint of the
existing building. The remainder of the block along Dalhousie Street to the south is
limited to a building height of 13.5 m. As no new buildings are being proposed within the
property boundaries of 110 York Street, there are no issues with respect to the existing
height limits also imposed through Schedule 74.
The 321 Dalhousie and 110 York Street properties are subject to the Heritage Overlay
provisions in the Zoning By-law. The Heritage Overlay provisions limit redevelopment
opportunities, restrict location of parking areas as well as the size and location of
additions. The overlay specifies that where a building in a Heritage Overlay is demolished
or destroyed, it must be rebuilt with the same character and at the same scale, massing,
volume, floor area and in the same location as existed prior to its removal. The provisions
do not apply to lots that were vacant prior to April, 1978. The lot at 137 George Street is
believed to have been vacant prior to this date. Further, the provisions limit the size of
additions to 30% of the gross floor area of the building. As the existing building has an
area of approximately 9,405.5 m2, an addition of up to 2821.7 m2 is permitted. The
proposed addition is in keeping with the allowable 30% gross floor area increase at
approximately 2433.1 m2 including mechanical penthouse.
The Mixed-Use Downtown zone does not include any minimum setback requirements as
per the zone provisions summarized in the table below. It only applies a maximum
building height (Schedule 74) and specific landscape provisions for parking lots (Section
110). As the zoning includes no minimum setback requirements and the existing building
footprint is not changing as a result of this proposal, the Zoning Amendment only seeks
to vary the building height to allow the additional three-storeys and to increase the
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maximum width of commercial uses permitted on the ground floor along Dalhousie
Street.
3) Table 193 – MD Zone Provisions Zoning Compliance (321 Dalhousie Street Hotel)
Zoning Mechanism
a) Minimum Lot
Area
b) Minimum Lot
Width
c) Minimum Front
Yard and Corner
Side Yard
d) Minimum
Interior Side
Yard
e) Minimum Rear
Yard
f) Maximum
Building Height
g) Maximum Floor
Space Index
h) Minimum Width
of Landscape
Area

i)

j)

Maximum Width
of Uses
permitted on
the ground floor
along Dalhousie
Street
Heritage
Overlay
Provisions

Provisions
No Minimum

Provided

Compliance
N/A

No Minimum

N/A

No Minimum

N/A

No Minimum

N/A

No Minimum

N/A

42.1 metres
Not applicable unless
otherwise shown
No minimum except
that where a yard is
provided and not
used for required
driveways, aisles,
parking, loading
spaces, or outdoor
commercial patio,
the whole yard must
be landscaped
16 m

Max. 30% of the
gross floor area of
the building (2821.7
m2 )
Side yard setback of
the addition is at
least 60cm. greater
than that of the
building located
closest to the site lot
line
It is located entirely
within the rear yard,

56.3

x
N/A


TBD

2433.1 m2



x

TBD
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or in the interior yard
abutting the rear
yard and complies
with the rear yard
setback of the
underlying zone.

TBD

It is not located in
the front yard.
As the entire building re-clad in a lightly coloured superstructure and a stronger 2 to 3storey podium expression created through the use of varying materials, the requested
height increase is not anticipated to impact negatively on the streetscape or surrounding
properties. The aesthetic improvements will contribute positively to the street and
surrounding area while allowing the building to remain as a marker at this important
entrance into the market.
Residential Fifth Density, Subzone 4 with Exception and Schedule [R5R [235] S76]
The purpose of the R5 – Residential Fifth Density zone, among others, is to allow a wide
mix of residential building forms ranging from mid-high rise apartment to detached,
allow a number of other residential uses to provide additional housing choices within the
fifth density residential areas and to ensure that residential uses predominate in selected
areas of the Central Area while allowing commercial uses. As a result, a range of
residential uses is permitted with the R5 zone including mid-high rise apartment dwelling.
High-rise is defined as any building above 10-storeys in height.
Exception 235 permits additional standalone non-residential uses and stipulates that
front and interior side yard setbacks are not required. Building heights on this site are
controlled by way of Schedule 76.
The Schedule sets out transitional building for these properties by limiting heights to 10.7
m for the first 6 m back from the front lot line and increasing building height to 50 m
beyond the 6 m. The purpose of this Schedule is to establish a low-profile form along the
street to maintain the scale that exists in the ByWard Market while allowing for additional
height and density in behind.
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Excerpt from Schedule 76 in Zoning By-law 2008-250

The applicable Residential Fifth Density zone provisions are summarized in the table
below. Areas of non-compliance with respect to the proposed development have been
identified in the table.
Table 164A – R5R Subzone Provisions Zoning Compliance (137 + 141 George Street
Condominium)
Zoning Mechanism
a) Minimum Lot
Width (m)
b) Minimum Lot
Area (m²)
c) Maximum
Building Height (m)
d) Minimum Front
Yard Setback (m)
e) Minimum Interior
Side Yard Setback
(m)
f) Minimum Rear
Yard Setback (m)

Provisions
18

Provided

540

Compliance



10. 7 (for first 6
metres of lot depth)
then 50 for
remainder
0

11.4 (for first 6
metres of lot
depth) then 69.3

x

0.28

x

0

N/A

N/A

25% percent of lot
depth not to exceed

0m

x
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g) Minimum Area of
Landscaped Open
Space
g) Visitor Parking
Requirements

7.5 m
30%
0.1 spaces per unit
after the first 12 units

TBD



0.083 spaces per
unit after the first
12 units

x

Additional amendments may be identified to both the MD2 and R5R zones following staff
review, technical circulation and as a result of Site Plan revisions.

The proposal meets the general intent of the Zoning By-law as follows:


The proposed hotel, restaurant, retail and high-rise apartment building uses are
permitted and encouraged in both the MD2 and R5R zones that apply to these
properties.



With the exception of building height and a number of other limited zoning
provisions, the proposal meets the majority of applicable zoning provisions in the
By-law.



The development meets the general intent with respect to arrangement of
building heights as set out in the applicable Schedules 74 and 76. The intent is to
maintain the existing footprint of the Union of Canada building and to create
transition in building heights along George Street. Although the proposal seeks to
vary provisions to accommodate for architectural and design considerations,
overall it satisfies this intent.



The size of the proposed addition to the existing Union of Canada building is less
than the 30% of gross floor area of building allowable by the Heritage Overlay
provisions.

PLANNING CONSIDERATIONS & CONCLUSIONS
It is our professional planning opinion that the requested Zoning By-law Amendment
represents good land use planning, is appropriate for the subject property and is in the
public interest for the following reasons:


The proposal is consistent with the Provincial Policy Statement with respect to the
redevelopment of an underutilized, serviced site located within the urban area.
The proposal accommodates a range and mix of uses that contribute to the
creation of complete communities. Further, the proposal to adaptively re-use the
existing building reduces the demand on resource consumption.



A density target of 500 people and jobs per hectare by the year 2031 has been
assigned to lands designated Central Area. The proposed development
contributes to meeting this density target.



The proposed development is consistent with the direction of the Official Plan for
more intensive development to locate on lands designated Central Area
capitalizing on their strategic location in proximity to transit.
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The Central Area designation permits a range of land uses including those
proposed as part of this development. This mix of uses will contribute to creating
24-hour, year round activity within the Central Area.



The proposed heights are consistent with the policy direction in the Central Area
to protect the visual integrity and symbolic primacy of the Parliament building
and other national symbols. The site is not subject to an angular height or view
plane as described in the Annexes to the Official Plan.
The proposed development was evaluated against the compatibility criteria of
Section 2.5.1 and 4.11 and it was determined that the proposed development will
have no undue adverse impacts on the surrounding community with respect to
traffic, parking and sunshadowing among others.





Section 4.11 also includes policies setting out the appropriate location and design
of tall buildings. Tall buildings should locate on sites designated Central Area
among others, within 600 metres of rapid transit and where a built form transition
can be achieved. The subject property is designated Central Area, located within
600 metres of multiple rapid transit stations, is located in an area identified for
high-rise buildings where the building form is already permitted under the Zoning
By-law, and able to provide a built form transition. The site is able to achieve an
appropriate transition through the use of a podium, setbacks and transition in
building heights.



The proposed development meets the vision, objectives, and policies of the
Lowertown Character Area by providing a strong residential and commercial
emphasis, appropriate development profile, residential design features such as
transitions and setbacks, multiple open spaces, and heritage and view
sensitivities.



The York Street and Dalhousie Street intersection forms part of a Gateway
entrance into the ByWard Market. The architecture and design, use of high quality
materials and landscaping improvements where possible will reflect the site’s
prominence. The proposed uses will enhance the area contributing to an
animated, pedestrian-oriented streetscape and desirable pattern of development.



The proposed conforms to the general intent and objectives of the Downtown
Urban Design Strategy.



The proposed development generally meets the design direction provided in the
Transit-Oriented Development Guidelines.



The proposed development generally meets the design direction provided in the
Guidelines for High-Rise Housing.



The proposal meets the general intent of the Zoning By-law. The proposed uses
are permitted and encouraged and the proposal arranges building heights on the
site in keeping with the applicable Zoning Schedules.



The size of the proposed addition to the existing Union of Canada building is less
than the 30% of gross floor area of building allowable by the Heritage Overlay
provisions.
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Overall, the proposed development will improve the street environment with an
update to the existing building, remove an existing parking lot and bar and
replace it with pedestrian oriented active uses that will contribute positively to the
streetscape as well as the surrounding community while sensitively increasing
height and density to meet the City’s goals and policy objectives.

Katherine Grechuta MCIP, RPP, LEED AP
Urban Planner

Phil Busby BAA
Urban Planner & Designer
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Appendix A: Excerpt/ Annex 8B- Central Area Maximum Building Heights/Angular Plane

EXCERPT / ANNEX 8B – CENTRAL AREA MAXIMUM BUILDING HEIGHTS/ANGULAR PLANES
13/11/2012

141 GEORGE STREET, OTTAWA
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Appendix B: Illustration of Official Plan- Annex 8B
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ILLUSTRATION OF OFFICIAL PLAN - ANNEX 8B
13/11/2012

141 GEORGE STREET, OTTAWA
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Appendix C: Excerpts from Urban Design Review Panel Submission including
Sunshadow Study

EAST MARKET

CLARIDGE PLAZA

90 GEORGE

13/11/2012

SURROUNDING CONTEXT - TALL BUILDINGS
141 GEORGE STREET, OTTAWA

2
1

6
3

BYWARD MARKET

1

York Street neighbouring buildings

2

York Street neighbouring buildings

3

York Street east view

4

Dalhousie Street at George

5
4

A

B

C

The Site :
In the heart of the Byward
Market.
A

325 Dalhousie Street:
Union of Canada
11 Storey Office building
B

Private parking lot
+/- 19950 sq.ft.
C

141 George Street:
1 Storey Commercial
building (resto/bar)

10410
10088

5

Site bird’s eye view: Union of Canada building in urban context

6

Union of Canada Insurance building from corner Dalhousie / George Street

Site Location & Existing Urban Context

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012

The Byward Market is :
2

- Mainly a human scale
commercial community.

1

- With strong historical roots.
6
3

- Specific urban typology
emphasizing on large
commercial arteries borded
by pedestrian oriented extra
large sidewalks.

1

3 storey commercial typology

2

Low rise mixed use / Commercial ground floor

3

Pedestrian oriented large sidewalks / human scale buildings

4

Delicate masonary grid open at ground floor

- Low rise (mainly 2-3 storey)
commercial and mixed use
buildings
5
4

- Open at ground floor
welcoming a continuous
pedestrian circulation grid
connecting the entire area.

BYWARD MARKET

- Fluidity, transparency
through a vivid,
diversified and
colorful architectural
fabric.
- Masonary, stone,
precast, generous
glazing at ground floor.
- Harmonious
architectural rythm with
balanced horizontal
and vertical accents.

10410
10088

5

Site bird’s eye view ... In the heart of the Byward Market urban grid

6

Balanced architectural rythm with horizontal and vertical accents

Existing Urban Typology & Architectural Characteristics

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012

A
1 Our

B

D

E

C

Challenges: We are ...

- In the vicinity of Parliament Hill.
- In the heart of the Byward Market.
- In the center of a vivid and strong human
scale environment.
- Facing different streets with distinct
typology, identity and orientation.
- Surrounded by a continuous pedestrian
circulation grid.
- Existing building on site: Union of Canada

2 Our Guidelines:
A - 325 Dalhousie St: Conservation of Union of
B
C
D

1

Prestigious urban context ... In the vicinity of Parliament Hill

E

Canada 11 storey office building converted
to Boutique-Hotel.
- Addition of a 3 storey light superstructure
- 141 George St: Demolition of 1 storey
resto-bar & parking lot
- Replaced by a 3 storey Commercial Mixed
Use Podium on George Street with adjacent
pedestrian path, Urban Pocket Garden &
Interior Courtyard connecting to Dalhousie
& York streets.
- 19 storey Residential Tower on the podium.

3 Our

2

Massing & projects guidelines

Objectives:

4 - Respectful intervention in this highly

10410
10088

3

Urban integration at various scales and levels

prestigious & iconic urban context.
- Reading of the Byward Market essentials
...for the project to blend in harmoniously.
- Human scale perception at street level.
- Strong podium massing.
- Surmounted by light transparent
superstructure for higher floors.
- Distinct architectural vocabulary responding
to different & specific street typologies.
- Sustainability conscious massing.
- Maximization of South-East-West exposure.
- Generous glazing to capture natural light.
- Green roofs.
- Animated open spaces at ground floor
encouraging pedestrian fluidity connecting
4
the project to existing circulation pattern.

Urban Integration & Massing Objectives

Integration to urban grid at ground floor

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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OPTION 1

OPTION 2

OPTION 3

OPTION 4

Various Project Massing Studies / Options 1-2-3-4

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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OPTION 5

Various Project Massing Studies / Option 5

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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OPTION 6

Various Project Massing Studies / Option 6

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Proposed Buildings - Site Plan at Ground Floor

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Hotel & Residential Tower West Bird’e eye View

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Boutique Hotel on Dalhousie Street Looking North

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Dalhousie Street Hotel Entrance & Access to Residential Courtyard

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Hotel at Corner of York and Dalhousie Streets

325 Dalhousie Street
141 George Street
Ottawa, Ontario
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Hotel and Residential Tower South Bird’s Eye View

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Hotel and Residential Tower at Corner of George and Dalhousie Streets

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Podium and Residential Tower on George Street Looking West

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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York Street West View

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Hotel and Residential Tower East Bird’s eye view

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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York Street East View
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Ottawa, Ontario
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Proposed Buildings - Site Plan at Parking Level
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141 George Street
Ottawa, Ontario
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Proposed Buildings - Site Plan at Ground Floor

325 Dalhousie Street
141 George Street
Ottawa, Ontario
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Proposed Buildings - Site Plan at Second Floor

325 Dalhousie Street
141 George Street
Ottawa, Ontario
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Proposed Buildings - Site Plan at Third Floor

325 Dalhousie Street
141 George Street
Ottawa, Ontario
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Proposed Buildings - Site Plan at Typical Floor (4th-22nd)

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Proposed Buildings - Site Plan at Hotel’s 14th Floor

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Proposed Buildings - Site Plan at Roof Level

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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Schematic Cross Section - Residential Tower
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Schematic Cross Section - Hotel

325 Dalhousie Street
141 George Street
Ottawa, Ontario
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* Daylight Saving Time

March 21st 9:00 am*

* Daylight Saving Time

March 21st 3:00 pm*

* Daylight Saving Time

March 21st 12:00 pm*

* Daylight Saving Time

March 21st 6:00 pm*

Sun Study

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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* Daylight Saving Time

June 21st 9:00 am*

* Daylight Saving Time

June 21st 3:00 pm*

* Daylight Saving Time

June 21st 12:00 pm*

* Daylight Saving Time

June 21st 6:00 pm*

Sun Study

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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* Daylight Saving Time

September 21st 9:00 am*

* Daylight Saving Time

September 21st 3:00 pm*

* Daylight Saving Time

September 21st 12:00 pm*

* Daylight Saving Time

September 21st 6:00 pm*

Sun Study

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012
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December 21st 9:00 am

December 21st 3:00 pm

December 21st 12:00 pm

December 21st 6:00 pm

Sun Study

325 Dalhousie Street
141 George Street
Ottawa, Ontario

November.22.2012

