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1.0 INTRODUCTION

INTRODUCTION
Westgate Mixed Use Community Planning Rationale + Design Brief

1.1 DEVELOPMENT VISION
The redevelopment plan for the Westgate Mixed Use Community focuses on
realizing the highest and best-use opportunities for the existing shopping centre
and office. The redevelopment of the Westgate Shopping Centre will not only add
material value to the property, but will contribute positively to the public realm of the
City of Ottawa, supporting the redefinition of the City as set forth in the rapid transit
extension and intensification goals set out in the Transportation Master Plan and
Official Plan.
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Westgate Mixed Use Community will serve
as the thriving heart of this West End
community and become another first in
Ottawa, setting a precedent for sustainable,
mixed use development within the City.

1.2 PURPOSE OF THE APPLICATION
RIOCAN Real Estate Investment Trust (RIOCAN), owner of 1309 Carling Avenue
(Westgate Shopping Centre), and Investors Group, owner of 1335 Carling Avenue,
have partnered together to submit an Official Plan Amendment (OPA) Application
to the City of Ottawa. The Official Plan Amendment proposes the adoption of a
Secondary Plan which will enable site specific policies that recognize the suitability
of these properties for greater building height and density. For the purpose of this
Planning Rationale, these lands are described as the ‘subject properties’.
Further to the OPA application and as part of the development on the Westgate site,
RIOCAN has also submitted a concurrent Zoning By-law Amendment Application.
The proposed Zoning By-law Amendment Application and supporting materials
address only the Westgate site as further described in this Planning Rationale.
Investors Group will submit a Zoning By-law Amendment Application at a later date
in keeping with the approach of this Secondary Planning process.

Figure 1: Development Concept
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1.2.1 OFFICIAL PLAN AMENDMENT
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// The development meets urban
design and compatibility criteria; and,

7
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IV

// The development provides a
community amenity;

On December 11th, 2013, Ottawa
Council adopted Official Plan
Amendment No. 150 (OPA No. 150),
a Comprehensive Five-Year Review
of the current Official Plan. Following
the Ministry of Municipal Affairs and
Housing’s review and approval of
OPA No. 150 in April 2014, numerous
appeals to the Ontario Municipal Board
(OMB) were filed. The appeals deal
with both City-wide and area specific
policies.

ER

Official Plan Amendment 150, approved
in early 2014 and presently under
appeal, sets a maximum building
height of 12 storeys on an Arterial
Mainstreet (subject to a Zoning By-law
Amendment) where:

M

// Within areas where a built form
transition is appropriate, including:
incremental changes in building
height, massing, character,
architectural design, and building
setbacks.

Although it is FOTENN`s opinion
that the Official Plan policies of
Sections 2, 3 and 4 support the
building heights associated with the
proposed development, an Official
Plan Amendment (OPA) has been filed
to introduce site-specific policies that
recognize the suitability of the subject
site for greater building height. The OPA
is submitted to secure strategic and sitespecific policy direction to City Council in
assessing the zoning application, and to
provide transparency and coherency to
a changing policy context.

It is FOTENN`s opinion that the
combined OPA and ZBLA and
supporting documents, including but
not limited to, detailed urban design
and architectural materials submitted
by Roderick Lahey Architects (RLA),
provide an appropriate basis on
which Staff and Council may make an
informed decision on the suitability of
the additional building height.
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// Within 600 metres of a rapid transit
station; or

Under OPA 150, Heights over 12
storeys cannot be considered on Arterial
Mainstreets without completing a
Secondary Plan.

Given these policy changes as well
as ongoing studies, an Official Plan
Amendment is being filed concurrently
with the Zoning By-law Amendment
to provide clarity and consistency,
and to process a Secondary Planning
Process that will establish a guiding
vision for 1335 Carling Avenue and
the Westgate Shopping Centre lands.
The OPA application would allow Staff
and Council to consider the Westgate
Zoning By-law Amendment application
concurrent with the proposed Secondary
Plan.

G
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// Within areas characterized by highrise buildings (10+ storeys) that have
direct access to an arterial road;

// Where the site is located within 400
metres of a transit station.
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The subject properties are designated
Arterial Mainstreet on Schedule B of
the City of Ottawa Official Plan. The
Mainstreet designation encourages
pedestrian and transit supportive,
compact mixed-use development.
The policies of the Arterial Mainstreet
designation support building heights of 9
storeys, and greater than 9 storeys may
be considered:
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Figure 2: Properties Subject to the Official Plan Amendment
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Policy 4.11.9 of the current Official
Plan allows the City to consider greater
height in certain locations. The proposed
Official Plan Amendment filed on behalf
of RIOCAN and Investors Group would
recognize that the subject properties are
well-suited for greater height, as part
of a significant mixed-use development
that fosters and advances the City’s
policy direction for the Carling Arterial
Mainstreet.
The Official Plan Amendment (OPA)
proposes to add site-specific policies to
Section 3.6.3; as generally noted below:
For the lands known municipally
as 1335 Carling Avenue and 1309
Carling Avenue, located at the
northwest corner of the intersection
of Carling Avenue and Merivale
Road, high-profile buildings up to 12
storeys at 1335 Carling Avenue and
22 and 36 storeys at 1309 Carling
Avenue in height shall be permitted
in a mixed-use format with retail
uses at grade. Redevelopment of
the site as a high-profile building
shall accommodate the following
considerations:
// A high quality of urban design
and architectural treatment of the
buildings that reflect the emerging
role of Carling Avenue as an
important mixed use corridor;

// Significant retail uses / active
land uses at-grade along Carling
Avenue with direct pedestrian
access to the street;
// Carling Avenue and Merivale
Road facades that are
appropriately scaled for
pedestrians;
// The creation of a publicallyaccessible open space located
mid-block along Carling Avenue,
to animate the street and provide
functional amenity area for
new residents and the existing
surrounding communities;
// Improvement of the Carling
Avenue pedestrian corridor with
streetscape elements to enhance
pedestrian connectivity to existing
residential areas; and,
// Distribute building heights within
the property to not be impactful
to abutting communities, with
greater heights along Highway
417.

The above policy direction is based
on FOTENN’s urban design analysis,
development concepts prepared by
RLA, RIOCAN’s vision for the lands,
consultation with the City’s Urban
Design Review Panel (UDRP), and
preliminary consultations with the
following Community Associations:
// Island Park Community Association;
// Hampton Iona Community
Association;
// Civic Hospital Community
Association; and,
// Wellington Village Community
Association.
This planning rationale intends to initiate
further discussions with the City of
Ottawa and engage the Community,
including City Councillors, Community
Associations and interested parties on
the future, and long-term redevelopment
vision of the subject properties. The
intent of the applications is to stimulate
dialogue through a Secondary Planning
Process, and refine a strategic direction
for the lands.
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In considering the site-specific policies
of the OPA, FOTENN’s Planning
Rationale concludes that the OPA is
supportable and appropriate given
considerations of the below, including
but not limited to:
// Conformity with current Official Plan
policies, including the emerging
policy direction of OPA No. 150;
// Introducing multi-modal supportive
land uses and densities, and
encouraging increased transit use,
cycling and pedestrian mobility;
// Project design that is consistent with
the City’s direction for the transition
and form of mixed use buildings with
a defined street-oriented podium, and
enhanced architectural treatment.
// The site location/size and number
of street frontages make the site
suitable for a large mixed-use project;
and,
// Opportunities for community benefits,
including the creation of new public
amenity space, pedestrian-oriented
streetscape improvements and,
roadway intersection and related
streetscape improvements.
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1.2.2 ZONING BY-LAW AMENDMENT
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// Provide for a minimum amount
of transparent glazing and active
customer and residential entrances at
grade;

ER

By-law 2015-45 rezoned the lands
from Arterial Mainstreet (AM) Zone to
an Arterial Mainstreet, Subzone 10
(AM10). The by-law also introduced new
maximum building heights for all lands
zoned AM, restricting building heights to
a maximum 30 metres, no greater than
nine storeys, or as shown on the zoning
map. This provision limits the maximum
building height to 9 storeys throughout
the Westgate site.

// Located buildings with ‘active
entrances’ at or close to the front and
corner side lot lines;

M

The Westgate property is currently
zoned Arterial Mainstreet and is subject
to By-law 2015-45, a by-law which
implements the Arterial Mainstreet
Policies of OPA 150 (approved by
Council on February 25, 2015). Appeals
to OPA 150 were received and until
these appeals are resolved, any
development application must have
regard for the Council-approved zoning.

The AM10 subzone also introduces
‘Active Street Frontage’ provisions in
order to meet the design objectives of
OPA 150. In addition to the AM zone
provisions in Table 185 of By-law 2008250, the AM10 subzone introduces new
provisions designed to:

HI

Concurrent to the Secondary Planning
process, only the Westgate Shopping
Centre property (1309 Carling Avenue)
is subject to the Zoning By-law
Amendment Application.

// Appropriately phase new
developments through the Site Plan
Control process; and,
// Provide greater separation to abutting
residential uses.
The AM10 zone by-law was initiated to
implement the policy direction of OPA
150. The By-law was prepared without
consultation with RIOCAN and does
not fully refelct RIOCAN’s vision for the
property. Although the findings of the
Secondary Plan process coincide with
many of the provisions of the AM10
zone, additional height and parking
considerations should be addressed in a
site-specific by-law.
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Figure 3: Property Subject to the Zoning By-law Amendment
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10900

ZONE 'B'

6680

Additional amendments related to
zone provisions (drive aisles widths,
parking space dimensions, etc.) may
be requested subject to the technical
circulation and building design
refinements.

200745

ZONE 'A'
LINE OF ROAD WIDENING ALLOWANCE

231925
ZONING INFORMATION
ZONE 'A'

Height Limit:

76.0M

ZONE 'B'

Height Limit:
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Maximum Height 76m (22 storeys)

The Westgate proposal and Zoning
By-law Amendment is seeking sitespecific zone provisions which would
revise the current AM zoning of the
Westgate lands and address the
proposed AM10 zone to include:

SCALE 1: 500

Maximum Height 120m (36 storeys)
SCALE: 1:500
PLOT DATE: Monday, December 21, 2015
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// A maximum permitted building
height of 120 metres (36 storeys)
for buildings located adjacent to
Highway 417 and located within
the site.
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65465

76195

19165

ZONE 'A'

58975

// A maximum permitted building
height of 76 metres (22 storeys)
for buildings fronting along Carling
Avenue.

LINE OF ROAD WIDENING ALLOWANCE

// A blended minimum parking rate
for visitor and commercial parking.

231925

ZONING INFORMATION
ZONE 'A'

Height Limit:

76.0M

ZONE 'B'

Height Limit:

120.0M

19165

0m

10

20

Figure 4: Proposed Building Heights
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Maximum Height 76m (22 storeys)
SCALE 1: 500

Maximum Height 120m (36 storeys)
SCALE: 1:500
PLOT DATE: Monday, December 21, 2015

58975

76195

65465

The AM zone permits a broad range
of uses including retail, service
commercial, offices, residential and
institutional uses in mixed-use buildings
or side by side in separate buildings.
The purpose of the AM zone is to
impose development standards that will
promote intensification, while ensuring
that they are compatible with the
surrounding uses.

245455

625

304
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1.3 DEVELOPMENT
PROPOSAL & PHASING
PHASE II

The strategy behind the proposed
redevelopment of the existing Westgate
Shopping Centre is threefold.

PHASE I
The first phase (Figures 5 & 6) will
remove the existing commercial space
at the south-east corner of the site
(north-west corner of Carling Avenue
& Merivale Road) and construct a new
mixed-use building with:

Figure 5: Phase I Demolition

// Approximately 1,850 m² of leasable
commercial area on the ground floor;
// Two (2) levels of above-grade
parking; and,
// A multi-height residential tower,
varying in height from a main podium
base of approximately 32m (9
stories) and a point tower height of
approximately 76m (22 storeys).
The tower will contain approximately
192 units of one (1) and two (2)
bedroom rental apartments. Parking
for the residents will be located within
an underground parking garage. It is
anticipated Phase I will be constructed
within the next 5 year time frame.

Figure 6: Phase I Massing

Phase II (Figures 7 & 8) includes
removing approximately 4,026 m² of the
existing commercial mall at the southwest corner of the site and replacing
it with a mixed-use building similar in
building design and height to Phase
I, effectively bookending the Carling
Avenue frontage. This Phase will include
approximately 2,694 m² of ground
floor commercial area and 192 rental
apartments above. The construction of
this phase will allow for the creation of
a significant open space area between
the two buildings fronting along Carling
Avenue. The approximate 800 m²
central public/private amenity space will
consist of a park and plaza network.
The hard and soft treatment provides
flexible programming opportunities
and key amenities for site users. It is
anticipated Phase II will be constructed
in the 5 to 10 year range.

Figure 7: Phase II Demolition

Figure 8: Phase II Massing
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PHASE III
The third and final Phase (Figure 9)
of the proposed development will
remove what remains of the Westgate
Shopping Centre (approximately 12,306
m² leasable area) and replace it with
three (3) mixed-use buildings situated
along the northerly edge of the property
abutting the Ottawa Hydro and Hydro
One lands and Highway 417. While the
most westerly building is proposed to be
similar in height to Phases I and II (22
storeys), the remaining two (2) towers
are proposed to be 36 storeys (120 m)
in height. Overall, Phase III will include
approximately 752 residential units,
3,679 m² of leasable commercial space
and approximately 435 parking spaces.
As part of the final phase of
development, the central public/private
amenity space will be enlarged to
approximately 3,950 m², or 11% of the
total site area to meet the needs of the
new residents, commercial users of
the site and the broader community.
In all phases, the gradually expanding
amentiy area is an organizing element
for the redevelopment of the shopping
centre, functioning as a central feature
and also contributes to interrupting the
massing along Carling Avenue.

Upon project completion, the proposed
development will include approximately
8,230 m² of commercial space,
resulting in an overall net reduction of
approximately 7,100 m² of commercial
area from the existing mall. Within the
new building podiums, RIOCAN intends
to offer various sized commercial
occupancies, ranging from 500 square
feet to 25,000 square feet, providing
residents with their everyday needs.
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It should also be noted that the Hydro
lands will continue to be utilized for
vehicular parking. These lands are
owned by Hydro One and Ottawa Hydro
and are not subject to the Official Plan
Amendment and Zoning Amendment
application. The lands serve an
important network wide distribution
function and will not be interfered with
as part of the redevelopment.

Overall, the three phases will yield
approximately 1,146 new residential
rental units and 487 parking spaces
for residents. All residential and visitor
parking is proposed to be contained
within the building, either above-grade
or below-grade, thereby reducing
the opportunity for at-grade surface
parking. The internal roadway system
will provide access to a further 111
short-term surface parking spaces,
adding to the supply of on-site parking.
Where possible, parking areas will be
surrounded by landscaped buffers as a
means to further soften and ‘green’ the
site.

Figure 9: Phase III Massing
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FUTURE REDEVELOPMENT
The future development at 1335
Carling Avenue will introduce a 12
storey office building with retail uses
located at-grade. The future office
development will include approximately
14,860 m² of commercial space. The
majority of the 560 parking spaces will
be located below and above grade,
with approximately 35 surface parking
spaces located behind the building. This
development is anticipated to occur in
the 15 to 20 year range. The Secondary
Planning process concludes that a 12
storey office building is appropriate, but
that greater height can be considered
subject to a more detailed building and
massing analyses.

INTRODUCTION
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The Westgate site redevelopment is an opportunity to build a
sustainable community in proximity to the heart of the City where
residents can live, work and play.

The Westgate redevelopment
anticipates capitalizing on the City’s
future rapid transit initiative for Carling
Avenue. Identified as a ‘Transit Priority
Corridor’ in the Official Plan, Carling
Avenue will evolve into a transit
supportive artery linking to other
planned rapid transit station within the
City. In addition to supporting transit
use, the development will encourage
and facilitate alternative modes of
transportation, including cycling and
walking.
Figure 10: Future Phases Concept
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1.4 SITE CONTEXT
1.4.1 REGIONAL CONTEXT
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The subject properties are located in
the Nation’s Capital, the City of Ottawa,
in eastern Ontario. The Westgate
Shopping Centre is well served by the
existing regional public transportation
network and will have direct connections
to the future rapid transit.
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Figure 11: Site In Relation to the Wider City

INTRODUCTION
Westgate Mixed Use Community Planning Rationale + Design Brief

PKY

PKY

LD

VE

VE

EA

EA

ST

AL

LD

SIR

SIR

ET

S
ER

WEST
M
SO
WEST
CENTRETOWN
CENTRETOWN
HINTONBURG HINTONBURG MECHANICSVILLE
MECHANICSVILLE

AY

41

7

AY

W

T

GH

TS

HI

T
CO

S

41

W

GH

HI

E

ISL
AN

G
LIN

AV

E

R

CA

NG

AV

I

RL

CA

R

KD

AR

R

VE

DA

VE

KD

AR

DP

DP

DA

OO

KW

AN

OO

KW

KIR

KIR
CH
ILL
AV
E

1

1
4

4

LAURENTIAN
LAURENTIAN

VE

RA

L
AR

2

HE

1 km

G

IN

R

CARLINGTON
CARLINGTON

W
GH
HI

GH

W

AY

AY

41

7

41

7

C

HI

CA

0m

5

FIS

0

G
LIN

100

E
AV

2

VE

0

E

AV

5m

RA

OPA Subject Property
OPA Subject Property
ZBLA Subject Property
ZBLA Subject Property
Neighbourhood Boundary
Neighbourhood Boundary
Open Space
Open Space
Park
Park
Experimental Farm
Experimental Farm
500m / 10min Walking Distance
500m / 10min Walking Distance
1000m / 20min Walking Distance
1000m / 20min Walking Distance

500

HE

MERIVALE RD

CIVIC HOSPITAL
CIVIC HOSPITAL
- CENTRAL PARK
- CENTRAL PARK

FIS

Alexander Park

UR

5

CH

E

Harrold Place Park

M

CH

RI

AV

4

RD

ILL

Ottawa River Pathway

D
ON

CH

3

UR

Central Experimental Farm

CH

2

HM

C

RI

KEY OPEN SPACES + PARKS
Hampton Park + NCC

AL

AL

WESTBORO
WESTBORO

Laurentian
Westboro
Island Park
Hintonburg-Mechanicsville
Civic Hospital - Central Park
Carlington
West Centretown

1

T

OT

RD

T

TS

SE

R
ME

SO

7

ST

SC

D
ON

T

TS

R
BE

ISLAND PARK
ISLAND PARK

A 3
ON
D
NA
C
. MA
DO
A
C
N
A
M
JOH
N A.
JOH

ADJACENT NEIGHBOURHOODS

ST

A

D
RK

D
RK

3

ISL

The subject properties are located in
proximity to various parks and open
spaces. The largest park within walking
distance, Hampton Park, is located
immediately north of Highway 417 and
includes amenities such as playgrounds,
a dog park and sports fields. Future
development provides an opportunity to
better connect the community to these
outdoor features and amenities.
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Figure 12: Neighbourhood and Open Space
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1.4.3 KEY AMENITIES, LANDMARKS AND DESTINATIONS
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Westgate Shopping Centre provides
retail options for long and short-term
visitors from surrounding hotels,
community centres, educational
institutions and the Ottawa Civic
Hospital. Future development will
sustain and enhance these services
while incorporating complimentary
amenities to the surrounding context.
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Figure 13: Amenities
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1.4.4 PUBLIC TRANSIT
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Within a 1000m radius of the subject
properties are six (6) existing bus
routes that extend across the urban
area. Carling Avenue is identified
as a ‘Transit Priority Corridor’ in the
Ottawa Transportation Master Plan
and Official Plan. More specifically,
Schedule D of the City`s OP designates
Carling Avenue as an ‘Intensive
Transit - Rail’ corridor with future transit
stations identified at the intersection of
Carling Avenue and Kirkwood Avenue
(approximately 400 metres west) and
the intersection of Carling Avenue and
Merivale Road (approximately 75 metres
east). These Rapid Transit Stations will
likely bring further intensification and
a larger population to the surrounding
area. Transit connectivity provides a
platform for Transit Oriented Design
as well as commuter accessibility for
varying income levels.
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Figure 14: Public Transit
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1.4.5 CYCLING ROUTES + MULTI-USE PATHWAYS
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The subject properties have various
bicycle lanes and multi-use pathways
north of Carling Avenue, extending
to Westboro and the NCC pathway.
There is a lack of bike lanes and multiuse pathways south of Carling Avenue
making the access more difficult from
Carlington and the Experimental Farm.
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Figure 15: Cycling Routes and Multi-Use Pathways
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1.4.6 ROAD NETWORK
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The subject properties are framed by
two (2) arterial roads (Merivale Road
and Carling Avenue) and are located
immediately beside a Provincial
Highway (Highway 417). Both
Carling Avenue and Merivale Road
are designated as Existing Arterial
Roadways on Schedule E of the City’s
Official Plan. Further, the subject lands
are well-serviced with east and westbound interchange access to Highway
417.
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The Westgate Shopping Centre is an
accessible node between these three
(3) major transportation corridors.
Future development should promote
the importance of this intersection by
enhancing views and retaining multiple
entry points into the site.
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Figure 16: Road Network
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1.4.7 SITE LOCATION
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The subject properties are located at
1309 and 1335 Carling Avenue and are
bordered to the east by Merivale Road,
to the south by Carling Avenue and a
21-storey residential building and a twostorey retail development, to the west by
a six (6) storey office building, and to the
north by Highway 417.
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Figure 17: Site Location
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Figure 18: Site Location
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There were a number of buildings being
built and replaced on the property of
1335 Carling Avenue prior to 1976. The
1958 aerial image shows a several lowrise buildings of small footprint and a
hedge on the north edge of the property.
The hydro towers had been established
along the Highway, which was under
construction around this time.

41
AY
W
GH
HI

Originally billed as “Another First
in Ottawa’s March to the Future”,
Westgate Shopping Centre first
opened its doors to the public in May
1955. It was immediately popular with
residents who up until this point had
relied on the traditional commercial
areas of the Byward Market, Sparks
Street and Bank Street as their primary
shopping destinations. For the first
time in Ottawa’s history, Westgate
Shopping Centre offered residents a
one-stop shopping experience with the
convenience of large free parking areas.

7

1.5 EVOLUTION OF THE SITE

WESTGATE
SHOPPING
CENTRE

E

G

IN
RL

AV

CA

1335
CARLING

Figure 19: Aerial 1958

Figure 20: Westgate Shopping Centre
Advertisement, The Ottawa Citizen, 11 May, 1955

21

INTRODUCTION
Westgate Mixed Use Community Planning Rationale + Design Brief

In the transformation of the Westgate
Shopping Centre, its immediate
neighbouring property 1335 Carling
Avenue is taken into consideration as
a wholesome community improvement
plan, aiming to achieve efficient
vehicular and pedestrian circulations,
reduction of hard surfaced areas and
reciprocally increase public amenity
spaces, mix of uses and densification.
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Now, after faithfully serving Ottawa for
60 years, Westgate Shopping Centre is
in need of substantial physical renewal
to meet the changing needs of the
surrounding communities and consumer
and retail markets, and to better reflect
contemporary planning, architectural
and urban design principles.

GH

The current six (6) storey office building
on 1335 Carling Avenue was built in
1976. A hard surface parking lot was
established around the building, while
the Shopping Centre parking extended
to the north of 1335 Carling Avenue.

For over 60 years, Westgate Shopping Centre has been the
place where residents have shopped, banked, met friends and
neighbours and enjoyed the convenience of a community-based
shopping facility in the heart of Ottawa’s West End.

HI

The Highway takes the current form in
the 1965 aerial image, with the on-ramp
wrapping around the property of 1335
Carling Avenue. A larger building had
been built diagonally on the centre of the
property.
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Figure 21: Aerial 1965

Figure 22: Aerial 1976
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After over 60 years of
operation, the shopping
centre has become part of
Ottawa’s expanding urban
core and is subject to
surrounding intensification
and revitalization.
Figure 23: Carling Avenue Looking East from
Merivale Road, 1920

Figure 25: Steinberg’s Westgate Shopping
Centre, 1955

Figure 24: Carling Avenue Looking East From
Merivale Road 2015

Figure 26: Westgate Mall Shoppers Drug
Mart and adjacent 21-storey building 2015
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1.6 LONG TERM DEVELOPMENT OBJECTIVES
mix oftouses
The proposed development represents an important opportunity
begin the
transformation of the area on an Arterial Mainstreet into a pedestrian-friendly and
mixed-use community. The following development objectives have been established
to implement the overall vision for the site, and are based on the City’s policies and
Urban Design Guidelines for Arterial Mainstreets and High-Rise Housing.
mix of uses

enhance
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formmovement
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1.7 THE SITE TODAY

The ground floor structure of Westgate
Shopping Centre is dedicated to retail,
restaurant and office uses. The major
anchor tenants, Shoppers Drug Mart,
RBC Royal Bank, Service Ontario, TD
Canada Trust and Canada Post are all
located on the ground floor. The RBC
is notably the only original tenant from
1955. Several stores can be accessed
from separate, exterior entries or from
an interior double-loaded corridor with
four exterior entries. The second floor
of the shopping mall is located on the
eastern side of the structure and can
be accessed by public escalators and
stairways. Units on the upper floor are
primarily dedicated to office uses.
The current building gross area of the
Shopping Centre totals 15,407 square
metres, and that of the adjacent office
building totals 6,454 square metres.

Official Plan Amendment
Subject Property
Zoning By-law Amendment
Subject Property

EXISTING
OFFICE
BUILDING

TD CANADA
TRUST
SERVICE
ONTARIO

SHOPPERS
DRUG MART

OFFICE
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HIGHW

AY 41
7

CA

RLI
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The subject properties are presently
developed with a one-storey shopping
centre with a second storey office
portion at the east end, a stand-alone
restaurant pad located on the southeast corner of the lot fronting Carling
Avenue, and the adjacent office building
on the west end abutting the on-ramp
to the Highway. Surface parking lots
surrounding the Shopping Centre (731
parking spaces) and the office building
occupy approximately 66% of the site.
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Figure 27: Existing Site Condition
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1.7.1 EXISTING LAND USE
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The majority of the surrounding area
is occupied by low density housing.
Carling Avenue and Highway 417 are
predominantly fronted by commercial
and institutional uses. There is a clear
distinction between residential and
commercial use, and a lack of mixeduse centres in the area.
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Figure 28: Existing Land Use
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1.7.2 EXISTING BUILDING HEIGHTS
RD
N D D RD
LLA AN
HO HOLL

The surrounding building fabric is
predominantly characterized by 1 to 4
storey buildings with a lack of density
and variety. On the southern side of
Carling Avenue, some mid and highrise buildings exist. A new development
offers the opportunity to provide mid to
high-rise structures to increase density
and activity in the area.
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Figure 29: Existing Building Heights
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1.7.3 PENDING ZONING BY-LAW AMENDMENT
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The site is subject to Zoning By-law
Amendment by By-Law 2015-49 which
was approved by Council, but does not
come into action until the Official Plan
Amendment No.150 comes into effect.
The new AM10 zone restricts the
permitted building height, removes the
FSI and adds an “Active Street Frontage
Subzone” that applies to all lot lines
abutting a public street.
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The following map depicts the potential
increase in building heights established
by the pending Zoning By-Law
Amendment.
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Figure 30: Permitted Building Height In The AM10 Zone
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1.7.4 SERVICING, EASEMENTS + ROW
The L-shaped property to the north and
east of the site is owned and occupied
by Hydro One. The property owners use
the easement land for parking.

.5m

44

.5m

44

The narrow strip of land that runs
parallel north of the subject land is an
east-west Hydro Ottawa line. Hydro
One can require a 15 metre radius at
each tower with concrete barriers for
tower protection. This distance can
be reduced according to the type of
proposed development as well as use,
and is determined on a case-by-case
basis. Any proposed development within
the hydro lands is subject to Hydro One
and provincial review.
The Official Plan requires a ROW of
44.5 metres on Carling Avenue and a
30 metre ROW on Merivale Avenue.
The Ministry of Transportation of
Ontario requires a 14 metre setback
from provincial highways.

30m

30m
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Figure 31: Servicing, Easement and ROW
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1.7.5 SITE CIRCULATION
The existing site circulation of the
Shopping Centre is vehicular oriented
with pedestrian paths isolated to the
perimeter of the property and the
exterior of the mall. The lot is accessed
by vehicles from four (4) signalized
intersections and the bus route 151
circulates through the interior of the site.
The site circulation of 1335 Carling
Avenue is also vehicular oriented,
having one access point from Carling
Avenue. The north and east edges of
the property abut the parking lot and
loading zone of the Shopping Centre,
and the west edge is wrapped by the
Highway on-ramp, where the pedestrian
sidewalk along Carling Avenue ends.
A new development provides the
opportunity to create a more pedestrian
friendly environment while capitalizing
on multiple signalized entries.
Subject Site
Subject Site
Vehicular Circulation
Vehicular Circulation
Pedestrian Circulation
Pedestrian Circulation
Loading Zone
Loading Zone
Parking
Parking
Bus Stop
Bus Stop
0
0

100 m
100 m

Figure 32: Site Circulation
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1.7.6 SITE PHOTOS
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Images of Carling Avenue streetscape along
southern edge of Subject Properties.
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Figure 33: Site Photos 1 - 8 Key Map
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Images of hydro and transmission lines and
easement located along north and east edge of
subject properties.
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Figure 34: Site Photos 9 - 16 Key Map
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1.7.7 OPPORTUNITIES AND CONSTRAINTS
NW
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OPPORTUNITIES

NW
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PE

// Greater building heights can be
supported subject to a number of
policy considerations:

PE

// Lack of mixed-use centres on Carling
Avenue.

CONSTRAINTS
// There are no rapid transit stations
currently within 600 metres of the site.
// Existing hydro agreements and
potential setback requirements.
// Potential impact of road widening
along Carling Avenue and Merivale
Road.
// Lack of pedestrian connectivity to and
from the north.
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// Proximity to Ottawa Civic Hospital
attracts medical professionals and
families of patients.

Low Density Residential

HY

// Lack of larger format retail to service
the area to the north.
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// Carling Avenue identified as Transit
Priority Corridor.
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2.1 PROVINCIAL
POLICY STATEMENT
The Provincial Policy Statement (PPS)
was issued under Section 3 of the
Planning Act and came into effect April
30, 2014, replacing the PPS issued
March 1, 2005. The Provincial Policy
Statement provides policy direction on
matters of provincial interest related to
land use planning and development.
As a key part of Ontario’s policy-led
planning system, the Provincial Policy
Statement sets the policy foundation for
regulating the development and use of
land.
The Provincial Policy Statement
provides for appropriate development
while protecting resources of provincial
interest, public health and safety, and
the quality of the natural and built
environment. The Provincial Policy
Statement supports improved land
use planning and management, which
contributes to a more effective and
efficient land use planning system. The
following policies of the PPS are of
relevance to the proposed development:

SECTION 1.1.3 SETTLEMENT
AREAS
Policy 1.1.3.2 states:
Land use patterns within settlement areas
shall be based on:
// Densities and a mix of land uses
which:
-- Efficiently use land and resources;
-- Are appropriate for, and efficiently
use, the infrastructure and public
service facilities which are planned
or available, and avoid the
need for their unjustified and/or
uneconomical expansion;
-- Minimize negative impacts to air
quality and climate change, and
promote energy efficiency;
-- Support active transportation;
-- Are transit-supportive, where
transit is planned, exists or may be
developed; and
// A range of uses and opportunities
for intensification and redevelopment
in accordance with the criteria in
policy 1.1.3.3, where this can be
accommodated.

Policy 1.1.3.3 states:

SECTION 1.3 EMPLOYMENT

Planning authorities shall identify
appropriate locations and promote
opportunities for intensification and
redevelopment where this can be
accommodated taking into account
existing building stock or areas,
including brownfield sites, and the
availability of suitable existing or
planned infrastructure and public service
facilities required to accommodate
projected needs.

Policy 1.3.1 states:

The proposed development is
located within in a Settlement
Area and will efficiently use land
as well as available infrastructure
and public service facilities. Given
the existing planned context, the
re-development of the Westgate
site will justify and support future
transit initiatives. Due to its strategic
location, it will also support active
modes of transportation. This
unique redevelopment opportunity
of a brownfield site will provide for a
range of land uses consistent with
the direction set out in the Provincial
Policy Statement.

Planning authorities shall promote
economic development and
competitiveness by:
// Providing for an appropriate mix and
range of employment and institutional
uses to meet long-term needs;
// Providing opportunities for a
diversified economic base, including
maintaining a range and choice
of suitable sites for employment
uses which support a wide range
of economic activities and ancillary
uses, and take into account the
needs of existing and future
businesses;
// Encouraging compact, mixed-use
development that incorporates
compatible employment uses
to support liveable and resilient
communities; and
// Ensuring the necessary infrastructure
is provided to support current and
projected needs.
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In addition to residential uses, the redevelopment of Westgate will consist
of an appropriate mix and range of
employment and commercial uses
in order to meet long-term needs.
Given the existing zoning and
planned function of this ‘Mainstreet’,
a compact and mixed-use
development will provide additional
opportunities for a diversified
economy. A mixed-use node of this
scale that incorporates compatible
employment will help to support a
liveable and resilient community.

SECTION 1.4 HOUSING
Policy 1.4.3 states:
Planning authorities shall provide for an
appropriate range and mix of housing
types and densities to meet projected
requirements of current and future
residents of the regional market area by:
// Permitting and facilitating:
-- All forms of housing required
to meet the social, health and
wellbeing requirements of current
and future residents, including
special needs requirements; and
-- All forms of residential
intensification, including second
units, and redevelopment in
accordance with policy 1.1.3.3;
// Directing the development of new
housing towards locations where
appropriate levels of infrastructure
and public service facilities are or will
be available to support current and
projected needs;

// Promoting densities for new housing
which efficiently use land, resources,
infrastructure and public service
facilities, and support the use of
active transportation and transit
in areas where it exists or is to be
developed.
The redevelopment of the Westgate
site includes residential uses, adding
to the appropriate range and mix
of housing types in the regional
market. The new residential units will
be located in an area where there
are existing available infrastructure
and public service facilities. In
addition, residential intensification
will efficiently use land and help to
support the existing and planned
active transportation and transit
networks.

SECTION 1.6 INFRASTRUCTURE
AND PUBLIC SERVICE FACILITIES
Policy 1.6.3 states:
Before consideration is given to
developing new infrastructure and public
service facilities:
// The use of existing infrastructure and
public service facilities should be
optimized.
Policy 1.6.6.2 states:
Municipal sewage services and
municipal water services are the
preferred form of servicing for
settlement areas. Intensification and
redevelopment within settlement areas
on existing municipal sewage services
and municipal water services should be
promoted, wherever feasible.

The redevelopment of the subject
properties, including 1335 Carling
Avenue, presents an opportunity to
capitalize on existing infrastructure,
including existing municipal sewage
and water services.
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SECTION 1.6.7 TRANSPORTATION
SYSTEMS
Policy 1.6.7.4 states:
A land use pattern, density and mix of
uses should be promoted that minimize
the length and number of vehicle trips
and support current and future use of
transit and active transportation.
Policy 1.6.8.3 states:
Planning authorities shall not permit
development in planned corridors that
could preclude or negatively affect the
use of the corridor for the purpose(s)
for which it was identified. New
development proposed on adjacent
lands to existing or planned corridors
and transportation facilities should be
compatible with, and supportive of, the
long-term purposes of the corridor and
should be designed to avoid, mitigate or
minimize negative impacts on and from
the corridor and transportation facilities.
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The proposed development is
situated in excellent proximity to
the existing transportation network,
including access to the 417 and
major Arterial roads. In addition,
the site is adjacent to a Cityidentified ‘Transit Priority Corridor
and Station’. Given the planned
context of the site, the proposed
redevelopment of the subject
properties will be compatible with,
and support, the long-term transit
corridor identified in the City’s
Official Plan and Transportation
Master Plan.

SECTION 1.7 LONG-TERM
ECONOMIC PROSPERITY
Policy 1.7.1 states:
Long-term economic prosperity should
be supported by:
// Optimizing the long-term availability
and use of land, resources,
infrastructure, electricity generation
facilities and transmission and
distribution systems, and public
service facilities;
// Maintaining and, where possible,
enhancing the vitality and viability of
downtowns and mainstreets;
// Promoting the redevelopment of
brownfield sites;
// Minimizing negative impacts from a
changing climate and considering
the ecological benefits provided by
nature.

This redevelopment opportunity
will optimize the long-term use
of existing land, resources,
infrastructure and public service
facilities. The development will
add to the vitality of the Mainstreet
(Carling Avenue) and enhance its
overall viability. Given the historical
uses of the site, this redevelopment
opportunity will allow for the cleanup
an existing Brownfield site.

I
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Figure 36: Official Plan Schedule B - Urban Policy Plan
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OPA 150 anticipates that Mainstreets,
including Arterial Mainstreets, will
evolve to include a mix of uses and
support walking cycling and transit.
Arterial Mainstreets are expected to
change gradually, potentially through
redevelopment of large parking areas. In
addition to improved public infrastructure
to improve walking, cycling and access
to transit, over time, new residential and
employment uses should be introduced
at higher densities.
Consistent with the primary
objectives of the Arterial Mainstreet
designation, the Westgate site
redevelopment presents an
excellent opportunity to fulfill the
vision for the Arterial Mainstreet.
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Policy 4 of Section 3.6.3 of the Official
Plan provides direction for a coordinated
approach to site planning and
development. This criteria includes:
// Multi modal (pedestrian, cycling,
transit and vehicular) access between
the site and public street(s),
// Attractive, safe and usable pedestrian
and cycle connections between the
site and adjacent communities,
// An enhanced interconnected
pedestrian environment that links
individual uses on the site, transit
stops and continuous sidewalks on
the adjoining streets, and which is
generally distinct from internal vehicle
routes,
// Measures of sufficient size and
quality to relieve the visual impact of
surface parking areas,
// The provisions of adequate
landscaped areas, particularly trees,
along the perimeter of the site and
street frontages,
// The provision of coordinated signage,
and
// Over time, a development that is
oriented towards the Mainstreet.

The Westgate Secondary Planning
process and proposed phased
redevelopment will implement
the noted policy considerations.
In an effort to generate the multimodal objectives, the owners are
relocating surface parking within
the building as a means to create
a more pedestrian-friendly and
transit-oriented development and
to relieve the visual impacts of
surface parking. A primary objective
of the proposal is to create an
attractive and safe pedestrian and
cycling connections within the site
and adjacent areas. Integration
of the future transit service is
also an important aspect of the
redevelopment. A coordinated
landscape plan and private/public
space will be an integral feature
of the site, while signage and
other wayfinding measures will be
reflective of the appropriate scale of
the development. The provision of
street trees will also help to soften
and improve upon the streetscape
design.

Policy 10 of the Official Plan
expands on the above policy stating
that ‘redevelopment and infill are
encouraged on Mainstreets in order
to optimize the use of land through
intensification, in a building format that
encloses and defines the street edge
with active frontage that provide direct
pedestrian access to the sidewalk’.
The Westgate site redevelopment
proposes to infill and intensify the
parking area abutting the street in
a building format that will define
the streetscape and include active
frontages with direct links to the
public sidewalk and realm.
OPA 150 introduces a new policy
related to building height stating: ‘On
Arterial Mainstreets, unless a secondary
plan states otherwise, building heights
up to 9 storeys will predominate. The
tallest buildings will be located at the
(following) nodes:
// Within 400 metres walking distance
of a Rapid Transit Station;
// Directly abutting an intersection of the
Mainstreet with another Mainstreet or
a Transit Priority Corridor; or,
// Directly abutting a Major Urban
Facility.
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OPA 150 proposes more
prescriptive language relating to
building height, stating that unless
an approved secondary plan
states otherwise, the maximum
building height is 9 to 12 storeys
along Arterial Mainstreets. Given
the strategic direction of OPA 150
and the need for additional policy,
RIOCAN and Investors Group
have submitted an Official Plan
Amendment Application to adopt
a Secondary Plan specific to the
subject properties redevelopment
(Westgate site and 1335 Carling
Avenue).

!
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It should be noted that the policies
of OPA 150 permit building heights
greater than 12 storeys provided a
secondary plan is prepared. There
is also precedent for height in the
surrounding area, including a 21
storey residential tower directly
across the street at 1316 Carling
Avenue. Schedule D of the Official
Plan identifies Carling Avenue for
Intensive Transit – Rail, with a transit
stop proposed at the intersection of
Merivale Road and Carling Avenue.
This location is designated as part
of the City’s Transit Priority Network.
Given the site’s strategic location
relative to serving future transit
and redevelopment potential, the
owners are proposing a site-specific
secondary planning process resulting
in a ‘secondary plan’ as described in
Section 2.5.6 of the OPA 150.

KIRKWOO

Policy 11 also states that ‘subject to
a zoning amendment, taller buildings
up to a maximum of 12 storeys may
be considered where development
provides a community amenity and
where it is demonstrated that the
development meets the urban design
and compatibility policies’ of the Official
Plan.
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Figure 37: Official Plan Schedule D - Rapid Transit Network
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2.2.2 COLLABORATIVE
COMMUNITY BUILDING AND
SECONDARY PLANNING PROCESS
The policies of the OP provide direction
on the approach to collaborative
community building that ensures that
the planning decisions are inclusive and
creative, resulting in community plans
that implement the policies of the Official
Plan. The primary purpose of secondary
plans and processes is to implement
the principles and policies of the Official
Plan at the community or site scale.
Section 2.5.6 of the Official Plan,
entitled Collaborative Community
Building and Community Design
Plans, has been aptly renamed
‘Collaborative Community Building
and Secondary Planning Process’ in
OPA 150. Significant changes to this
section have been proposed through
the implementation of OPA 150, with a
renewed emphasis on the Secondary
Planning process to guide development
of large redevelopment sites or whole
communities. The Secondary Planning
process can also yield a Community
Design Plan (CDP), a transit-oriented
development plan and/or a concept
plan showing proposed land uses and
landscaping that provides direction
to a smaller area and addresses only
strategic issues within the planning
area. Collaboration with the surrounding

community and other interested parties
remains an important feature in the
planning process.
The Official Plan promotes opportunities
for intensification in proximity to
existing or future rapid-transit station
through the creation of transit-oriented
development plans. These plans set
the stage for future transit-supportive
development by creating opportunities
for additional land uses and increased
densities. These plans also provide for
an arrangement of density and mix of
uses such that pedestrians and cyclists
can readily access transit and the transit
trip can serve multiple purposes, such
as employment and shopping. Typically,
but not always, the plans concentrate
the greatest density close to the transit
station and require close attention to
public areas.

The redevelopment of the subject
properties will capitalize on future
capital expenditures in rapid transit,
and recognizes existing roadways
and transit facilities, thereby justifying
an increase height an density at the
Westgate node.

OPA 150 removes the policy stating the
City will initiate the CDP process and
instead places an emphasis on property
owners to initiate a CDP or Secondary
Planning process. These Plans will
continue to be undertaken jointly by
the City, residents, property owners,
business and other stakeholders and
will continue to provide opportunities
for local community members and other
interested parties to participate in the
planning process. Policy 2 of OPA 150
now states that property owners may
initiate a CDP or another study leading
to the adoption of a secondary plan.

Figure 38: Dec. 16 2015 Open House (Photo By Kate Porter, CBC)
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The property owners have initiated
a secondary planning process in
collaboration with City Staff, local
residents, and other interested
parties. As noted, the owner-initiated
public process included consultation
with community associations and
ward councillors. Furthermore,
RIOCAN and the consulting team
organized and attended a public
open house on December 16, 2015.
The open house event provided
the public with an opportunity
to comment on the proposed
redevelopment during the preapplication phase. This event was
well attended and the proposal was
generally well-received.

Although many of the policies and
requirements outlined in the OP remain
in place, the policies of OPA 150 refine
the criteria used to develop CDPs and
Secondary Plans, including additional
provisions for transit, design strategies
and other requirements. A key policy to
note is the introduction of Policy 8 which
states:
// A secondary plan to implement a
(an area specific) plan is required to
apply provisions for building height
and density and may include other
elements (...). This approach will
ensure that proposed changes in
the plan for individual development
parcels are considered within the
context of the planning area and the
plan’s objectives are achieved over
time.

Given the proposed height and
density of the Westgate site
redevelopment, the proponents
have submitted an Official Plan
Amendment Application in order
to implement an owner-initiated
Secondary Plan supplemented
with adopting a zoning by-law
amendment. This approach
ensures that the proposed
changes to the Westgate site are
consistent with the direction set
out in the Official Plan and the
proposed policy changes reflected
in OPA 150.
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In addition, OPA 150 proposes specific
language related to high-rise buildings in
the 10 to 30 storey range and high-rise
buildings 30+ storeys in height. Policy
13 states that secondary plans:
// Should locate high-rise buildings
within proximity of a rapid transit
station;
// Cluster with other buildings of similar
height.
// Provide building transition as
the distance from transit station
increases, consistent with the policies
related to the urban design and
compatibility.

Figure 39: Building Height Transition toward Carlington Low-Rise Residential Neighbourhood
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As per above, part of the planning
justification for additional height and
density on the Westgate site relates
to the planned rapid transit network
and station proposed adjacent to the
site.
The buildings will be clustered with
other buildings of a similar height
and a transitioning will occur to
the established low-rise areas.
The tallest buildings (30+ storeys)
will abut Highway 417, and these
buildings will not have any adverse
negative impacts on the nearby lowrise neighbourhood, particularly as
it relates to sun shadowing to the
south of Carling Avenue.
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Policy 15 of OPA 150 proposes
additional criteria when determining
location for high-rise buildings 30+
storeys in height, including:
// Prominent locations fronting on
streets, public open space and other
public land (preferable on three
sides);
// Potential for negative shadow or
microclimate impacts;
// Provision for a mix of uses within the
area or within the building;
// Appropriate transportation access
and position with appropriate buffers
to mitigate impact on established lowrise neighbourhoods.
The Westgate lands proposal for the
two (2) 36-storeys buildings abutting
the Highway 417 corridor consider
and adhere to the above criteria in
that:
// The Westgate site will develop
into a prominent location with
public frontage and a significant
amount of public and private open
space;

// The 30+ storey buildings will
not have any negative shadow
or microclimate impacts on
adjacent areas;
// The proposal provides for a mix
of uses within the buildings; and,
// The existing and planned
transportation network, including
future rapid transit, will provide
for appropriate buffers thereby
reducing impacts on established
low-rise neighbourhoods.
Lastly, once the subject properties
are fully constructed, the Westgate
area will once again become a
regional destination for Ottawa.
By creating an architecturally
interesting skyline, Westgate will
become a City-wide focal point and
destination, re-establishing the site
to its former 1950s prestige as the
Westgate Shopping Centre.
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2.2.3 MANAGING GROWTH IN
THE URBAN AREA
Section 2.2.2 of the Official Plan, entitled
Managing Growth within the Urban
Area, includes policies related to ‘Target
Areas for Intensification’. Policy 4 states:
Target Areas for intensification are
focused on major elements of the rapid
transit network (and include, among
others):
// Arterial Mainstreets inside the
Greenbelt as supplementary rapid
transit corridors.
Given the site’s designation as an
Arterial Mainstreet, the intent of the
Official Plan policies is ‘to guide
development towards denser and
more urban forms that will support
frequent transit service and prepare
them for the high level of transit
that is planned for Supplementary
Rapid Transit corridors in the
future’.
OPA 150 maintains the Mainstreet
designation where located on the Rapid
Transit and Priority Network, as a target
area for intensification.

The Official Plan sets out minimum
density targets in Policy 6 as expressed
in jobs and people per gross hectare
in Figure 2.3 of the OP. On the Carling
Avenue Arterial Mainstreet, the OP
targets a minimum density of 200 jobs/
people per gross hectare by 2031.
Additional policies in Section 2.2.2 of
the Official Plan support the minimum
intensification and density targets
for lands in the target destinations,
including Policy 12 which states:
// Community Design Plans and
Secondary Plans related to the target
areas will be prepared or reviewed
and, if necessary, amended to
enable achievement of the minimum
targets. (These) amendments will be
carried out in consultation with the
neighbourhood involved.
The proposed Westgate site
redevelopment has initiated
consultation and neighbourhood
involvement as part of the
Secondary Plan process. In addition
to meeting with key stakeholders,
including the ward councillors and
community associations, RIOCAN
and the consulting team hosted an
open house meeting with the public
on December 16, 2015.

OPA 150 strengthens the language of
the policy by changing the Minimum
Density Targets to Minimum Density
Requirements. The OPA also updates
the current density from the former 2006
person/job per gross hectare to the 2012
person/job per gross hectare.
Policy 13 of the Official Plan provides
criteria to promote compact, mixed-use
development, stating that the City will:
// Lead discussions with all internal
and external stakeholders (including
school boards and public utilities)
with a view to addressing technical,
regulatory and design matters
in a way that will allow the City’s
intensification strategy to be
successful;
// Investigate financial incentives for
residential development within mixeduse projects;
// Strategically review the use of
municipally-owned lands, except land
zoned for environmental or leisure
uses;
// Consider how to reduce the amount
of land used for parking, through
such measures as reductions in
parking standards and the creation of
municipal parking structures;

// Establish maximum limits for
the provision of on-site parking,
consider waiving minimum parking
requirements, maximize opportunities
for on-street parking, and consider
target designations as priorities for
the creation of municipal parking
structures;
// Initiate partnerships with others in
building commercial and residential
development over transit stations,
municipal parking structures,
municipal offices and facilities, or
locations where density targets are
set out;
// Negotiate an increase in building
density or height in exchange for
developing municipal facilities, transit
stations, and public cultural facilities;
// Focus the delivery and coordination
of enhanced pedestrian environments
in and around the City’s design
priority areas identified in (the
Official) Plan;
// Identify the target areas as a priority
for the provision of increased public
transit service;
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// When carrying out community design
plans and plans for Transit-Oriented
Development Areas as approved
by City Council set priorities and
funding sources for the delivery of
public facilities such as community
centres, parks and various municipal
programs that may be required to
support intensification;
// Will consider the achievement of
minimum intensification targets on
Arterial Mainstreets to represent
a longer-term potential, and those
Arterial Mainstreets located inside
the Greenbelt will be considered to
have priority for municipal upgrades
over those outside the Greenbelt.
On Arterial Mainstreets, carry out
measures to enhance the pedestrian
environment and public realm, such
as tree planting, improved sidewalks,
and other streetscape improvements,
as well as traffic calming measures
to help transform these streets from
wide, automobile-oriented streets,
to urban avenues that exhibit more
liveable conditions;
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OPA 150 proposes to amend the
above policy by removing several of
the above policies and re-wording
other policies. However, where
possible, the Westgate proposal
has considered all the noted criteria
by; leading discussions with key
stakeholders; reducing the amount
of surface parking and the provision
of structured parking; enhancing
the pedestrian environment along
the Carling Design Priority Area;
identifying linkages to the future
rapid transit station; creating a
public/private open space area, and
intensifying and re-qualifying the
Carling Mainstreet as a City-wide
destination.

OPA 150 proposes new policies related
to ‘Intensification and Building Height’,
some of which are provided below:
Proposed Policy 10 states that ‘taller
buildings should be located in areas
that support the Rapid Transit and
Transit Priority network, in areas with
a mix of uses, and in areas that can
accommodate large scale intensification.
Building heights and densities for
different areas may be established
through (the OP) or a secondary plan
and will be implemented through zoning.
A secondary planning process, identified
in Section 2.5.6 and undertaken for a
specific area may recommend new or
changes to an existing secondary plan
to establish different building heights.’
Proposed Policy 12 states that
secondary plans ‘may specify greater
or lesser building heights than
those established (by the land use
designation) where those heights are
consistent with the strategic direction of
the (OP)’

As part of the planning process a
secondary plan has been proposed
as a means to secure strategic
and site-specific policy direction
to City Council in assessing the
zoning application, and to provide
transparency and coherency to a
changing policy context.
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2.2.4 TRANSPORTATION
Section 2.3.1 of the Official Plan, entitled
Transportation, provides direction and
policies related to guide the operation
of the City’s day-to-day transportation
programs in the Transportation Master
Plan (TMP). A clear objective of the
TMP and OP is a substantial increase
in the use of public transit among other
modes of transportation. In policy 9 of
OPA 150, the City is to protect corridors
and develop the rapid transit network
of existing and proposed corridors on
Schedule D of the Official Plan. This
‘network operates on grade-separated,
fully exclusive rights-of-ways such as
light rail corridors, as well as segregated
lanes within a road right-of-way.’
Policy 10 of OPA 150 expands on the
preceding policy in stating:
The City will also protect corridors for
and develop the Transit Priority Network
on Schedule D. The Transit Priority
Network is a system of arterial and
collector roads where frequent, all day
transit service is provided now or in the
future. Transit Priority measures, such
as dedicated bus lanes within a shared
right-of-way or advance signals that
allow transit to proceed ahead of other
vehicles serve to increase the speed
and reliability of transit service.’

As demonstrated, the subject
properties abut a planned Rapid
Transit Station. The redevelopment
of the site is dependent upon
the City’s implementation of the
TMP as this site forms part of
the Transit Priority Network. The
proposed redevelopment will not
preclude the development of the
rapid transit network, but hopes to
integrate the station and network
within the redevelopment scheme.

PARKING
The Official Plan and OPA 150 also
contain policies related to parking in
areas with intensification requirements
and areas served by the Transit Priority
Network as a means to achieve the
following, among other, objectives:
// To produce short-term parking
that supports the needs of local
businesses, residents, institutions
and tourism;
// To support intensification and
minimize the amount of land devoted
to parking through measures such as
providing parking underground or in
structures incorporating other uses
and arrangements to share parking
among land users;

// To continue to regulate both the
minimum and maximum parking
requirements for development
within 800 metres walking distance
of existing and future rapid transit
stations. Regulations may vary and
respond to the requirements of
specific sites and areas.
The redevelopment of Westgate
and Investors Group site will
include short-term parking within
the proposed on-site street network
to support the needs of businesses
and residents. In addition, the
proposal includes an above-grade
parking structures contained within
the mix-use buildings, thereby
minimizing the amount of land
devoted to surface parking. A
shared or blended commercial
and visitor parking arrangement
is also being proposed in order to
maximize on the number of spaces
throughout all times of the day, as
commercial uses typically require
parking throughout the daytime and
visitor parking demand increases
during the evening. FOTENN and
RIOCAN are of the opinion that the
overlap and staggered approach
will minimize the amount of required
on-site parking, thereby increasing
the sustainability of the project.

OPA 150 introduces a policy (Policy
30) regarding on-street parking in
intensification areas stating that it will be
‘pursued to facilitate local shopping and
economic activity through such means
as reducing the number, location and
width of vehicle access routes and by
combining access to parking and service
areas from side streets or service lanes.’
On-street parking is proposed as
a means to facilitate local, and
short-term shopping and economic
activity. The vehicular access
routes to parking and service areas
will be shared with the abutting
land owner thereby increasing
synergy between sites.
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2.2.5 URBAN DESIGN AND
COMPATIBILITY
DESIGN PRIORITY AREAS
The subject site is located on an
Arterial Mainstreet and is therefore
considered to be a Design Priority
Area. As discussed, the objective of
the Official Plan is to direct growth and
intensification to identified rapid transit
and transit priority locations and to
develop those areas with a mix of uses.
Good urban design is key in making
these areas enjoyable places to live,
work and socialize. New development
must enhance the existing character and
the way they function.
As part of the pre-application
phase of the redevelopment of
Westgate Shopping Centre, the
project team consulted with the
City`s Urban Design Review Panel
on November 5, 2015. The panel`s
recommendations were considered
as part of the Westgate proposal.

In Design Priority Areas, all projects
within and adjacent to the public realm
are to be reviewed for their contribution
to an enhanced pedestrian environment
and their response to the distinct
character and unique opportunities of
the area. The public realm refers to all of
those private and publicly-owned spaces
and places which are freely available to
the public to see and use. Within these
areas, creative and enhanced design
measures and amenities such as: wider
sidewalks, shade trees, coordinated
furnishings and utilities enhanced
transit stops, decorative lighting, public
art, median planting and treatments,
enhanced pedestrian surfaces, traffic
calming, natural public spaces, compact
development, quality architecture and
facade treatments, seasonal plantings,
distinct signage, pedestrian connections,
entrance features and seasonal
decorations, will be used to encourage
greater pedestrian use and increase
social interaction.

OPA 150 policies (Policy 5d) related to
the public realm states that the City will
partner with development proponents
to achieve design excellence through
coordination and development of capital
improvements within the public realm
as development and redevelopment
activities on adjacent properties
proceed.
The City has recently undertaken
capital improvements along Carling
Avenue with renewed infrastructure,
including new watermain and
sanitary sewers. In addition, the
City also refurbished and renovated
Carling Avenue as a complete
street that includes improvements
to facilitate active transportation
measures. The redevelopment of
Westgate area proposes further
improvements to the public/private
realm with the inclusion of wider
sidewalks, buildings that frame the
street edge, landscaping measures
and other enhanced design and
amenities. In addition to building
on the newly renovated Carling
Avenue, the proposal will integrate
transit and also provide a public/
private space that will become a
focal point within the site.

POLICY + REGULATORY FRAMEWORK
Westgate Mixed Use Community Planning Rationale + Design Brief

COMPATIBILITY
Compatibility of scale and use requires a careful design response that appropriately
addresses impacts generated by infill or intensification. Policy 2 of Section 4.11
builds upon the general principles of compatibility outlined in Section 2.5.1 and
establishes criteria to evaluate the development applications.

Vehicular Access

Overall, the proposed development will continue to provide
vehicular access and egress from both Carling Avenue and
Merivale Road. The existing signalized access from Carling
Avenue and Merivale Road will continue function as part of the
proposed development. Additional secondary access driveways
will be located further west on Carling Avenue, similar in
location to the existing access/egress of the Westgate site.
A shared access with 1335 Carling Avenue will continue to
function as part of the future redevelopment of both sites.

Parking
Requirements

Upon full build-out, the proposed development will provide a
total of approximately 1,114 parking spaces. While the majority
of these parking spaces will be located below and above grade,
‘on-street’ parking will be provided internal to the site.
Given the nature of commercial and visitor parking, the
zoning by-law amendment requests a blended parking rate to
accommodate vehicles.

Outdoor Amenity
Areas

Given the location of the proposed development, no impacts on
adjacent outdoor amenity areas are anticipated. Through future
development phases, tower separation has been provided
to reduce the impacts between buildings, and the outdoor
landscaped open space at-grade will feature enhanced safety
as a result of the overlook from the apartment buildings.

Loading and
Service Areas,
Outdoor Storage

All loading and service areas for the proposed development
have been located internal to the parking structure and as a
result will not impact surrounding properties.

Lighting

Lighting will be designed and installed to provide a safe and
secure environment while meeting the City’s requirement and
ensuring no significant impacts on adjacent properties.

The proposed development meets the compatibility criteria of the Official Plan as
follows:

Traffic

A Community Transportation Study was prepared by Parsons
assessing the existing road network and its potential to
accommodate traffic generated by the proposed development.
The study area intersections indicate a range in the level of
service during peak hours.
Upon completion of Phase I and at full site build-out, the
study area intersections ‘as a whole’ are projected to operate
similar to the existing conditions. The Study offers some
mitigation measures to help improve projected intersection
performance at some of the study area intersections. Overall,
the Study concludes that the proposed development fits well
into the context of the surrounding transportation network,
and its location and design serves to promote the use of
walking, cycling and transit modes thus supporting the City’s
policies, goals and objectives with respect to redevelopment,
intensification and modal share.
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Noise and Air
Quality

The proposed development will not have any significant impacts
related to noise or air quality. A noise study was prepared by
Gradient Wind Engineering. This study provides mitigation
measures for outdoor living areas in proximity to Carling
Avenue. In addition, the noise study recommends a warning
clause and restrictive covenant on all Agreements of Lease,
Purchase and Sale.

Sunlight

A sun shadow study has been prepared by Roderick Lahey
Architects. The tall and slender building design will ensure
that the shadows move quickly across the site and adjacent
properties, in this case mostly limited to Highway 417. Given
there are no adjacent residential properties, there will not be
any undue adverse impacts as a result of the height increase.

Microclimate

No significant microclimate impacts are anticipated as a result
of the proposed development. A Pedestrian Level Wind Study
was prepared by Gradient Wind Engineering for the project.
This Study evaluated the impact of the buildings on the microclimate at-grade. Building design and other mitigative measure
will ensure a pleasant pedestrian experience at ground level.

Supporting
Neighbourhood
Services

As described in a previous section of this report, the subject
property is located in close proximity to several neighbourhood
amenities, including schools, parks, daycares, hospitals and
commercial services. New residents will strengthen existing
local amenities and services and will contribute to the critical
mass required to attract other amenities and services to the
surrounding area.

Figure 40: View from South-East

Figure 41: Phase II and Park Concept

O1P
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AM

2.3 CITY OF OTTAWA
ZONING BY-LAW 2008-250
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The AM10 subzone also introduces
‘Active Street Frontage’ provisions in
order to meet the design objectives of
OPA 150. In addition to the AM zone
provisions in Table 185 of By-law 2008250, the AM10 subzone introduces new
provisions designed to:

I2 F(1.5)
ZBLA Subject Property
Area of Inﬂuence
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// Located buildings with ‘active
entrances’ at or close to the front and
AM
corner side lot lines;

*_AM1
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// Provide for a minimum amount
of transparent glazing and active
customer and residential entrances at
grade;
ZBLA Subject
// Appropriately phase
new Property
Area of Inﬂuence
developments through
the Site Plan
Control process;Zone
and,

// Provide greater 0separation to100
abutting
m
residential uses.
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*_AM1

]
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By-law 2015-45 rezoned the lands
from Arterial Mainstreet (AM) Zone to
an Arterial Mainstreet, Subzone 10
(AM10). The by-law also introduced new
maximum building heights for all lands
zoned AM, restricting building heights
to a maximum ‘30 metres, but in no
case greater than nine storeys, or as
shown on the zoning map.’ This newly
introduced provision limits the maximum
building height to 9 storeys throughout
the Westgate site. Even though the
policies of the AM designation speak
to a maximum building height of 12
storeys, a zoning by-law amendment
would be required for additional building
height.

The AM zone permits a broad range
of uses including retail, service
commercial, offices, residential and
institutional uses in mixed-use buildingsEP
or side by side in separate buildings.
The purpose of the AM zone is to
impose development standards that will
promote intensification, while ensuring
that they are compatible with the
surrounding uses.

R4N

*_AM1

R4N[811
]

As previously described, the Westgate
site (1309 Carling Avenue) is subject
to a Zoning By-law Amendment
Application, however, the subject
properties are both currently zoned
Arterial Mainstreet. Both properties
are subject to By-law 2015-45, a bylaw which implemented the Arterial
Mainstreet Policies of OPA 150
(approved by Council on February
25, 2015). Appeals to OPA 150 were
received and until these appeals are
resolved, any development application
must have regard for the Councilapproved zoning.

*_R1S

TM

R2G

Figure 42: Zoning By-law 2008-250
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The provisions of the AM10 Zone
applicable to the subject site and
proposed development are shown in the
following table:
Additional provisions of the AM10 Zone
include:
// Any portion of a building located
within 10 metres of a front lot line
or corner lot line must satisfy the
following minimum building heights:
-- the ground floor requires a
minimum height of 4.5 metres; and
-- the minimum building height
required is 7.5 metres and must
contain at least two storeys.
// The ground floor façade facing a
public street of a building located
within 4.5 metres of the front lot line
or corner side lot line must include:
-- a minimum of one active entrance
from each individual occupancy in
the case of non-residential uses,
and;
-- a minimum of one active entrance
in the case of a residential use
building.

POLICY + REGULATORY FRAMEWORK
Westgate Mixed Use Community Planning Rationale + Design Brief

// Where an active entrance is angled
on the corner of the building, such
that it faces the intersection of the
arterial mainstreet and a side street
intersecting the arterial mainstreet,
it is deemed to face both streets.
// A minimum of 50% of the surface
area of the ground floor façade,
measured from the average grade
up to a height of 4.5 metres, facing
a public street must be comprised
of transparent glazing and active
customer or resident entrance access
doors.
Other applicable provisions are found
in Part 2 (General Provisions), Part 3
(Special Use Provisions) and Part 4
(Parking and Loading Provisions) of Bylaw 2008-250.

MECHANISM

PROVISION

Minimum Lot Area

No Minimum

Minimum Lot Width

No Minimum

Minimum Front and Corner Side Yard

Minimum Interior Side Yard Abutting A
Non-residential Zone
Minimum Rear Yard Abutting A Nonresidential Zone
Maximum Building Height
Maximum Floor Space Index

0m; and
At least 50% of the frontage along the lot line
must be occupied by building walls located
within 3 metres for a mixed-use building
No Minimum
No Minimum
30m, but in no case greater than nine
storeys, or as shown on the zoning map
No Maximum

Minimum Width of Landscaped Area

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.

Minimum Width of Landscaped Area
Around A Parking Lot

Abutting a street: 3m
Table 1: AM10 Zone Provisions
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2.4 RELEVANT CITY
OF OTTAWA URBAN
DESIGN GUIDELINES
The City of Ottawa Design and Planning
Guidelines are intended to translate
the Official Plan’s broad framework into
detailed principles for development.
These guidelines are meant to play an
integral role in achieving high-quality
design throughout the City.
At this stage of the development
process, the Urban Design Guidelines
provide high-level direction for the
planning and design of the Westgate site
re-development. Many of the detailed
guidelines are not applicable and have
not yet been considered at the early
stage of planning and design. A more
thorough and detailed analysis will
occur during the Site Plan stage of the
development process.
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2.4.1 DEVELOPMENT ALONG
ARTERIAL MAINSTREETS
GUIDELINES
The following guidelines are of
relevance at this stage of the
development process:
// The development proposal includes
two new buildings located along
the street edge. In addition, a wide
sidewalk will provide an opportunity
for trees and other landscaping
measures, thereby creating a
continuous streetscape along Carling
Avenue.
// The Carling Avenue frontage will
include a 3+ metre setback from the
property line, which will define the
street edge and provide space for
pedestrian activities and opportunities
for landscaping.

Figure 43: Corner Treatment Design Concept at Intersection

// The base of the podium at the corner
of Carling Avenue and Merivale Road
will be architecturally articulated to
help emphasise the importance of the
intersection and enhance the overall
streetscape on both street frontages.

// The proposed development intends
to take full advantage of the future
rapid transit network located adjacent
to the site. As a result, the site
will feature public amenities in the
appropriate areas on-site.

// The street section will utilize a ratio of
1:2 appropriate for Carling Avenue as
an Arterial Roadway.

// The development proposes a high
amount of glazing at the pedestrian
level facing the street, adding to
the animation and liveliness of the
Arterial Mainstreet.

// The proposed site layout and
internal circulation pattern will allow
fluidity of movement throughout the
site (including abutting property to
the west) and does not preclude
intensification over time.

// There is one primary vehicular
access drive aisle to the at-grade
parking area between the buildings,
thereby reducing the interruption
along the sidewalk and streetscape.

Figure 44: Arterial Mainstreet Design Concept

52

POLICY + REGULATORY FRAMEWORK
Westgate Mixed Use Community Planning Rationale + Design Brief

2.4.2 HIGH-RISE HOUSING
DESIGN GUIDELINES
// Where possible, the site layout will
include linkage(s) with the abutting
property to the west to allow an
improved synergy between sites.
// The location of the proposed above
grade podium parking will be away
from public view as the commercial
and retail uses will be prevalent from
the street. A 6 metre high ground
floor does not preclude the addition
of a mezzanine level.
// Landscaping features will be an
integral element of the site layout
and design. Where appropriate, a
coordinated and integrated landscape
plan will respond existing utilities,
including street lighting and existing
hydro installations.
// The proposed development will
include hard and soft landscaping
measures between buildings and the
public sidewalk.
// Signage and way finding will respect
building scale, architectural features
and the established streetscape
measures.

The following guidelines are of
relevance at this stage of the
development process:
// The proposed development is located
in an established urban fabric and the
proposed orientation of the high-rise
building(s) will have a well-defined
podium as a means to visually unify
the street. Direct links with transit,
sidewalks and Carling Avenue will be
maintained and/or enhanced.
// The proposed built form will facilitate
and define a human-scaled street
space with a ratio of 1:2
// The development proposal includes
two (2) 22 storey buildings which
effectively bookend the Carling
Avenue frontage. The proposal
includes transition techniques,
described as:
-- ‘Stepping Down’ – The two
mirrored 22 storey towers step
down at the 10th storey, and
again at the 4th storey, providing a
continuity in design.
-- ‘Setbacks and Buffers’ – The
proposed buildings and adjacent
developments include an
appropriate building-to-building
separation by strategically
employing open spaces, parking
and site circulation.

-- ‘Scale and Massing’ – The
tallest portion of the buildings
are strategically located at the
east and west corner of the site
and include a building base that
defines the street edge.
-- ‘Design and Character’ – The 6m
floor-to-ceiling ground level will
ensure a human scale experience
that is active and enhances the
overall appeal from the street.

// Pedestrian entrances at grade will be
direct, accessible, clearly identified
and directly linked with the public
sidewalk.
// The middle segment of the building
(4th to 9th storey portion of the
building) will break up the bulk into
smaller, distinct segments.

// The articulation of the building at
the Carling and Merivale corner
will facilitate an inviting pedestrian
environment and will introduce a new
and prominent focal point in the area.
// The proposed location and floor plate
(750m2) of the high-rise towers will
minimize microclimate impacts on the
site and on adjacent properties.
// The lower portion of the buildings will
support a human-scaled streetscape,
open spaces and quality pedestrian
environment through architectural
design and detailing. This will include
active uses at grade with a high
amount of glazing and a larger than
normal floor-to-ceiling height (6
metres).

Figure 45: Building Massing and Stepbacks
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// The building towers have been
designed with compact floor plates in
order to maximize views, light and air
circulation. In addition, the separation
between towers will minimize any
canyon effect along the street and
other public spaces and will provide
additional sky views.
// The top of the podium has been
designed to provide the opportunity
for outdoor communal amenity space.
// The proposed buildings along
Carling Avenue will incorporate wide
sidewalks for pedestrians, street
furniture, signage and tree planting,
all contributing to an improved public
realm.

// The development proposal will
include opportunities for outdoor
amenities adjacent to the public rightof-way, consisting of landscaping,
sitting areas and other on-site
amenities.
// Where possible, the public transit
stop(s) will be coordinated and
integrated into the site design.
// The proposed towers will frame the
street edge along Carling Avenue,
resulting in an opportunity to create a
high-quality public space in between
the buildings.

Figure 46: Tower Separation

// The proposed commercial uses in the
podium of the towers (restaurants,
stores, coffee shops, etc.) will help to
further animate the surrounding open
spaces.
// In addition to at-grade parking,
the majority of the parking will be
contained within the building inside
two levels of the podium for a
maximum of 6 metres in height. The
podium parking will be screened
through measures such as tinted
windows, decorative grills and soft
and hard landscaping measures.
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// Where parking is proposed at grade
and in proximity to the public street, a
sizeable landscape buffer, including
trees, shrubs and other decorative
landscaping elements, will be
featured.
// The parking garage entrances will
be located internal to the site and
away from the public street. Where
feasible, the design of the garage will
include screening and landscaping
to soften the appearance of this
functional feature.

Figure 47: Ground Level and Pedestrian Experience

3.0 DESIGN PROPOSAL
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3.1 SITE PLAN
The proposed site plan for the subject
properties includes a central park
block and six (6) high-rise mixed-use
building blocks. In addition to on-street
short-term parking, podium parking
is incorporated in each building to
minimize the amount of surface parking
on site. A significant amount of existing
surface parking along the hydro corridor
will remain for overflow parking.
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The proposed buildings are orientated
around a central Publically Owned
Private (POP) space as a key public
amenity of the development.

CARLING AVENUE
Figure 48: Site Plan
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3.2 FUNCTIONAL PLANS
3.2.1 GROUND FLOOR USE
The ground floor use focuses on
establishing an active frontage along
Carling Avenue and Merivale Road
and in future phases, along the interior
roadways. Parking is not provided at
grade along Carling Avenue, and in the
case of 1335 Carling, is restricted to the
rear of the property.
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RIOCAN intends to offer a range of
commercial occupancies within the
proposed development. In addition to
larger format retail spaces, such as
a Shoppers Drug Mart, the site will
feature local and service oriented retail
space to offer residents. The AM zoning
permits a range of uses, including retail,
restaurants and office uses, allowing
residents to meet their day-today needs.

CARLING AVENUE
Figure 49: Ground Floor Functional Plan
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3.2.2 SITE LEVEL USE
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Property Line
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Building Footprint
Vehicular access to the site is
maintained from Merivale Road andParking
Carling Avenue. Surface parking isPublic Space
maintained along the north and northeast of the site. Convenience and Primary
short-Vehicular Circulation
term parking is provided at key locations
Secondary Vehicular Circulation
within the site to support ground floor
Pedestrian Circulation
retail use. The framework of flexible
public space supports a pedestrian
friendly environment and a continuous
pedestrian circulation network
connecting to the active transportation
network along Carling Avenue and
Merivale Road.

Property Line
Building Footprint
Parking
Public Space
Primary Vehicular Circulation
Secondary Vehicular Circulation
Pedestrian Circulation

CARLING AVENUE
Figure 50: Site Level Functional Plan
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3.3 LANDSCAPE PLAN

The landscape treatment will ensure that
the Westgate Mixed Use Community
will be another first in Ottawa; one
wherein a high quality public realm,
with a successful green treatment, can
be realized. The plan features ample
plantings including buffer plantings of
shrubs and perennials along the hydro
corridor to provide screening and buffers
to the arterial roads.

H

W
IGH

A

17
4
Y

LE ROA
D

The landscape plan for the final phase
of development establishes a central
public/private amenity space, consisting
of a park and plaza network. The hard
and soft landscaping treatment provides
flexible programming opportunities and
key amenities for site users.

MERIVA

FUTURE PHASES

The final phase of the development
establishes a green street treatment
along Merivale Road and Carling
Avenue, further reinforcing the high
quality public realm of this mixed use
community.
1335 CARLING
AVENUE

PHASE 2

PHASE 1

CARLING AVENUE
Figure 51: Landscape Plan
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3.4 FLOOR PLANS
PHASE 1 FLOOR PLANS
New Commercial Gross Floor Area: 19,050 sq.ft.
10% DN

Parking Provided:
Commercial:		 165
Residential:		97
Total:				262
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10% UP

18% UP

18% UP

GFA: 38605 SQ. FT.
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Figure 52: Floor Plans Phase I
SCALE: 1:250

PLOT DATE: Monday, December 21, 2015
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PHASE 2 FLOOR PLANS

18% DN

28,800 sq.ft
10% DN

10% UP

Parking Provided:
Commercial:		 185
Residential:		96
Total:				281

18% DN

18% UP
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UP

GFA: 43105 SQ. FT.

UP
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New Commercial Gross Floor Area:
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SCALE: 1:250

PLOT DATE: Monday, December 21, 2015
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Figure 53: Floor Plans Phase II
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3.5 MASSING STUDY
3.5.1 BUILDING MASSING
The tower setback from the podium
reduces the overall massing and
aligns the development with the City’s
Guidelines for High-Rise Housing
The buildings are composed of three
distinct layers to break down the overall
height of the building, achieving a
well-defined base, tower and top. The
articulation and materiality of the ground
level is different from that of the podium
and the podium is different from that of
the tower.
Building articulation and careful use
of different materials will reduce the
mass of the tower and contribute to the
creation of a sense of place. The layout
and orientation of the buildings is based
on minimizing the impact on adjacent
residential communities and the quality
of outdoor amenity space.

Figure 54: Development Concept
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The clearly defined podium serves to
break down the scale of the building and
relate the development to a more human
proportion and scale. The podium also
mitigates vertical wind shear along the
face of the building, creating a more
comfortable pedestrian environment.
The ground floor is double in height
(6m) and is composed with large areas
of glazing, activating pedestrians’ visual
interests. Glazing is generously used in
the tower portion as well to maximize
natural lighting. Coloured panels
of various widths are inserted and
positioned at an angle in some places to
form alternating pattern with the glazing
panels while creating a relief effect to
further break down the facade areas.
Balconies are projected and inset to
create depths to the facade plains, while
offsetting the private outdoor spaces
from one another to provide additional
privacy.
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3.5.2 ELEVATIONS

Figure 55: Phase I Elevations
PLOT DATE: Tuesday, December 22, 2015
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The greenroofs above the podium not
only contributes to sustainable building
design, but establishes a visual link with
the ground level landscaping, creating
a coherent language of softscape
and building materials throughout the
site. Plantings on the greenroof also
contributes to breaking down the overall
building mass as viewed from the street
level.
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Figure 56: Phase II Elevations
PLOT DATE: Wednesday, January 06, 2016
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3.5.3 BUILDING SEPARATION
The site layout creates and maximizes
separation between towers to allow for
adequate light, solar exposure, views
and privacy for people in the building as
well as people on the street.
The phased approach to the Westgate
redevelopment allows for an opportunity
to coordinate the location and
appropriate separation between towers.
As prescribed by the City’s guidelines
and Section 4.11 of OPA 150, an
acceptable building-to-building
separation is typically in the 20
to 23 metre range. The proposed
development includes tower separation
in the 30+ metre range, exceeding City
standards.

A

30.2m

12m
58.3m

120m

120m
12m

12m

76m

12m

65.3m

LE ROA
D

36.8m

12m

45m
34.0m

157.8m

76m
28m

82.2m

12m

76m

28m

MERIVA

28m

44.0m

Overall, the building separation provides
a comfortable distance when primary
living spaces, large windows and
balconies face each other.

H

W
IGH

17
4
Y

77.6m

CARLING AVENUE
Figure 57: Building Separation
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3.5.4 BUILDING TRANSITION
The tallest buildings (36 storeys) have
been strategically placed along the
northern property line, adjacent the
Highway 417. In doing so, it allows
for an appropriate building transition,
or ‘stepping down’, to occur moving
through the Westgate site and across
Carling Avenue towards the south.
The planned function of the AM10 zone
(9 to 12 storey buildings) along the
south side of Carling Avenue allows for
greater building height on the Westgate
site, creating an effective transition
in built form as demonstrated by the
angular plane.

LOW PROFILE
1-4 STOREY

MEDIUM PROFILE
9-12 STOREY

HIGH PROFILE
22 STOREY

HIGH PROFILE
36 STOREY

Consistent with the policies of Section
4.11 of the Official Plan, the 9-12
storey building height along the south
side of Carling Avenue allows for
an appropriate transition and ‘step
down’ to the low-profile Carlington
neighbourhood.
The inclusion of open spaces, parking
and circulation areas, the 44m Carling
Avenue ROW and incremental changes
in building height creates buffers and
reinforces the building transition.

Figure 58: Building Transition
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3.5.5 VIEWS
The Phase I and II towers establish
a dialogue with the planned function
of the AM10 zone and existing highrise building located across Carling
Avenue. The development will reinforce
a continuous street elevation along
Carling Avenue, filling the gap created
by the current large parking lot.

Figure 59: Looking West Along Carling Avenue
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New street trees and active ground
floors transform the arterial road into
a walkable and more pleasant street.
The corner treatment of the podium
addresses the Carling and Merivale
intersection by providing visual
transparency to capture pedestrians
approaching from all directions. The
creation of a continuous street edge will
contribute to animating the street.

Figure 60: Looking North from Merivale Road
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The proposed Westgate redevelopment
will become a new landmark in the
City. The buildings will be seen from
different vanatge points across the City,
re-establishing Westgate as a regional
destination for residents of Ottawa and
visitors to the City.

The Westgate
redevelopment
is a unique infill
opportunity that will
create a new and
distinct landmark
and destination
within the City.

Figure 61: Looking East Along Carling Avenue

PLOT DATE: Monday, December 21, 2015

cember 21, 2015
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The building’s massing distribution and
the articulation of the facade are well
illustrated in this view, addressing its
relationship to the public realm. Towers
are set back away from the public street
and the central amenity area so that the
ground floor retail, landscape features
and tree canopies come forward as the
main focus within the pedestrians’ field
of view.

Figure 62: Looking West Along Carling Avenue
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3.5.6 SHADOW ANALYSIS
Throughout the year, sun shadows are
primarily cast over Highway 417 and
the hydro lands surface parking area.
In addition, the shadows have a partial
impact on the property of Hydro Ottawa
across Merivale Road in the months of
Fall to Spring.
The tall and slender design of the
building towers ensures that the
shadows will move quickly across the
affected areas.
Given the strategic location of the
Westgate site, sun shadows caused
by the proposed development are not
considered impactful.

Figure 63: Shadow Analysis

PLOT DATE: Monday, December 21, 2015

DESIGN PROPOSAL
Westgate Mixed Use Community Planning Rationale + Design Brief

71

3.6 PUBLIC REALM

Figure 64: Streetscape Character

Figure 65: Parks and Plaza Character

Figure 66: Public Art Character

STREETSCAPE

PARKS + PLAZAS

PUBLIC ART

The podium features double-height commercial /
retail storeys (6m) with opportunity for retail spill out,
fostering an active street edge. This portion is highly
glazed, providing strong visual permeability and
connection to interior uses. The street trees provide
natural shading and a noise / visual buffer for the
pedestrians from vehicular traffic.

The central public / private amenity space features
hard and soft landscaping and provides flexible
programming opportunities. The network of plazas and
paths enhances pedestrian movements throughout the
site, allowing active and passive uses.

The development incorporates a series of key points
along the main pedestrian circulation, featuring public
art as a way-finding around the central amenity area.
Public art pieces are not only visual tools but are
interactive attributes of the amenity space for resting
and playing.
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3.7 ARCHITECTURE
CHARACTER PALETTE
Residential
Towers

Podium

CommercialResidential

Feature
Residential
Tower
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3.8 PUBLIC REALM
CHARACTER PALETTE
Streetscape

Plaza

Central
Green
Amenity

Features

73

74

DESIGN PROPOSAL
Westgate Mixed Use Community Planning Rationale + Design Brief

3.9 DEVELOPMENT
PHASING

Figure 67: Development Phasing
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3.10

PARKING STRATEGY

3.10.1 EXISTING PARKING

The following table provides an overview
of the existing parking condition at the
Westgate Mall:

REQUIRED on
Westgate Lands

526

PROVIDED on
Westgate Lands

405
Property Line

PROVIDED on Hydro
Lands
TOTAL PROVIDED on
Westgate and Hydro
Lands

Building Footprint

326
Surface Parking

Property Line
Building Footprint

731

Table 2: Existing Parking Statistics

As demonstrated in the above table, the
existing Shopping Centre fails to meet
the minimum required parking spaces
by approximately 121 spaces. The 121
parking spaces benefit from immunity
from the regulatory provisions of By-law
2008-250 because they are considered
legal non-complying. However, given
the proposed changes to the existing
site conditions, the Westgate Shopping
centre can no longer benefit from the
legal non-complying parking on these
lands.

Surface Parking

HIG

HW

417
Y
A
LE ROA
D

RIOCAN, Ottawa Hydro and Hydro One
have negotiated a parking agreement
on the lands owned by both Ottawa
Hydro and Hydro One (otherwise known
as the ‘hydro lands’). As a result of this
agreement, the Westgate Shopping Mall
has the benefit of approximately 326
parking spaces to service the existing
mall. It is important to highlight the hydro
lands parking are not considered as part
of the ‘provided’ parking requirements
as part of the proposed redevelopment.

PROVISION

Commercial
(15,485 m²)
(Shopping Centre
Rate 3.4/100 m²)

MERIVA

The existing two (2) storey Westgate
Shopping Mall has approximately 166,
670 square feet (15, 485 m²) of total
Gross Leasable Floor Area (GLFA).
This area includes the entire area of
the mall, measured from the interiors
of outside walls and includes floor area
occupied by interior walls. It should be
noted that the area excludes the floor
area related to: common hallways,
corridors, stairwells; common storage
and washroom facilities that serve the
building; and, common amenity areas all
contained within the building.

CARLING AVENUE

Figure 68: Existing Parking Layout
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3.10.2 PROPOSED PARKING AND PHASING
Given the short to long-term phasing of the Westgate redevelopment, it is important
to highlight how the parking will function according to each phase of development.
Again, the following breakdown does not include the parking spaces allotted to the
hydro lands.

PHASE I
Phase I of the Westgate redevelopment will remove the approximate 400 m² (4,298
sq.ft.) of stand-alone restaurant space known as ‘Monkey Joes’ at the south-east
corner of the site. This phase will introduce 192 residential units and approximately
20,000 sq. ft. (1,858m²) of leasable commercial area. The Westgate Shopping Mall
will remain intact during the construction of Phase I, thereby leaving approximately
15,000 m² of commercial space. Table 3 demonstrates the proposed and existing
parking per use:

PHASE II
Phase II of the Westgate redevelopment will remove approximately 4,026 m² (43,342
sq.ft.) of GLFA from the existing Westgate Shopping Mall. Some of the notable
tenants to be relocated include Shoppers Drug Mart, TD Canada Trust and the Dollar
Mart. This phase will introduce 192 residential units and approximately 29,000 sq. ft.
(2,694 m²) of leasable commercial area.
The remainder of the Westgate Shopping Mall will remain intact during the
construction of Phase II, thereby leaving approximately 12,306 m² (132,461 sq.ft.) of
commercial space. Table 4 demonstrates the proposed and existing parking per use:

* Phase I parking will remain unaffected (273 parking spaces).
PROVISION
Proposed Residential (0.5/unit)
Proposed Visitor
(0 for the first 12, 0.2/unit)
Proposed Commercial (1,858 m²)
(Shopping Centre rate 3.4/100m²)

REQUIRED

PROVIDED

96

96 (below grade)
36 (above grade)

36
63

141 (above grade)

Total Phase I Parking

195

273 (A/G + B/G)

Existing Commercial (15,000 m²)

510

388 (surface)

Total Parking

705

661
Table 3: Phase I Parking Statistics

PROVISION

REQUIRED

PROVIDED

Proposed Residential (0.5/unit)

96

96 (below grade)

Proposed Visitor
(0 for the first 12, 0.2/unit)

36

36 (above grade)

Proposed Commercial (2,694 m²)
(Shopping Centre rate 3.4/100m²)

92

170 (above grade)

Total Phase II Parking

224

302 (A/G + B/G)

Existing Commercial (12,306 m²)

418

301 (surface)

Total Parking

642

603

Table 4: Phase II Parking Statistics
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PHASE III
Phase III of the Westgate redevelopment will remove the remaining approximate
12,306 m² of GLFA and introduce three (3) new buildings with a total of 752
residential units and approximately 3,679 m² (39,600 sq. ft.) of commercial space.
Table 5 demonstrates the proposed and existing parking per use:
* Phase I and Phase II parking will remain unaffected (273 and 302 parking spaces
respectively).
PROVISION
Proposed Residential (0.5/unit)
Proposed Visitor
(0 for the first 12, 0.2/unit)

REQUIRED

PROVIDED

367

295 (A/G & B/G)

60

40 (above grade)

Proposed Commercial (3,679 m²)
(Shopping Centre rate 3.4/100m²)

125

100 (above grade)

Total Phase III Parking

552

435

Table 5: Phase III Parking Statistics
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The proposed parking structures for Phase III of the Westgate redevelopment
falls short of providing the required number of parking spaces by approximately
117 parking spaces. However, upon the final build-out, including drive aisles and
circulation areas, the Westgate site will also include approximately 104 surface
parking spaces. In addition to the surplus of parking spaces contained within Phases
I and II of the Westgate site redevelopment, the approximate 104 parking spaces will
increase the supply of parking on the Westgate site.
Table 6 illustrates the required and provided parking per phase.
PROVISION

REQUIRED PROVIDED

Phase I

195

273

Phase II

224

302

552

435

Surface Parking

N/A

104

Total

971

1114

Phase III

Table 6: Overall Parking Statistics
Overall, the proposed Westgate redevelopment will include a sufficient and
appropriate amount of parking to satisfy the City’s By-law requirements.
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Property Line

Podium Parking
Vehicular Access

Building Footprint
Surface Parking
Podium Parking
Vehicular Access

HIG

H

Y
WA

417

LE ROA
D

Surface Parking

Property Line

MERIVA

Building Footprint

CARLING AVENUE

Figure 69: Location of Parking Structure and Entrances

4.0 REQUESTED AMENDMENTS
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4.1 OFFICIAL PLAN
AMENDMENT
On December 11th, 2013, Ottawa
Council adopted Official Plan
Amendment No. 150 (OPA No. 150),
a Comprehensive Five-Year Review
of the current Official Plan. Following
the Ministry of Municipal Affairs and
Housing’s review and approval of
OPA No. 150 in April 2014, numerous
appeals to the Ontario Municipal Board
(OMB) were filed. The appeals deal
with both City-wide and area specific
policies.
Given these policy changes as well
as ongoing studies, an Official Plan
Amendment is being filed concurrently
with the Zoning By-law Amendment to
provide clarity and consistency, and to
process a Secondary Planning Process
that will establish a guiding vision for
1335 Carling Avenue and the Westgate
Shopping Centre lands. The OPA
application allows Staff and Council to
consider the Westgate Zoning By-law
Amendment application concurrent with
the proposed Secondary Plan.

It is FOTENN opinion that the combined
OPA and ZBLA and the supporting
documents, including but not limited to,
detailed urban design and architectural
materials submitted by Roderick Lahey
Architects (RLA), provide an appropriate
basis on which Staff and Council may
make an informed decision on the
suitability of the additional building
height.
Policy 4.11.9 of the current Official
Plan allows the City to consider greater
height in certain locations. The proposed
Official Plan Amendment filed on
behalf of RIOCAN and Investors Group
recognize that the subject properties are
well-suited for greater height, as part
of a significant mixed-use development
that fosters and advances the City’s
policy direction for the Westgate Arterial
Mainstreet.

The Official Plan Amendment (OPA)
proposes to add site-specific policies to
Section 3.6.3; as generally noted below:
For the lands known municipally
as 1335 Carling Avenue and 1309
Carling Avenue, located at the
northwest corner of the intersection
of Carling Avenue and Merivale
Road, high-profile buildings up
to 12 storeys at 1335 Carling
Avenue and 22 and 36 storeys
at 1309 Carling Avenue in height
shall be permitted in a mixed-use
format with retail uses at grade.
Redevelopment of the Westgate
node for high-profile buildings
shall accommodate the following
considerations:
// A high quality of urban design
and architectural treatment of
the buildings that reflect the
emerging role of Carling Avenue
as an important mixed-use
corridor;
// Significant retail uses / active
land uses at-grade along Carling
Avenue with direct pedestrian
access to the street;

// Carling Avenue and Merivale
Road facades that are
appropriately scaled for
pedestrians;
// The creation of a publicallyaccessible open space located
mid-block along Carling Avenue,
to animate the street and provide
functional amenity area for
new residents and the existing
surrounding communities;
// Improvement of the Carling
Avenue pedestrian corridor with
streetscape elements to enhance
pedestrian connectivity to
existing residential areas; and,
// Distribute building heights within
the property to not be impactful
to abutting communities, with
greater heights along Highway
417.
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4.2 ZONING BY-LAW
AMENDMENT

MECHANISM
625

No Minimum

ü

No Minimum

ü

0m; and
At least 50% of the frontage along
the lot line must be occupied by
building walls located within 3
metres for a mixed-use building

ü

Minimum Interior Side Yard
Abutting A Non-residential
19165
Zone

No Minimum

ü

Minimum Rear Yard Abutting A
Non-residential Zone

No Minimum

ü

30m, but in no case greater than
nine storeys, or as shown on the
zoning map

Area A: 76m
Area B: 120m

No Maximum

ü

Minimum Width of Landscaped
Area

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.

ü

Minimum Width of Landscaped
Area Around A Parking Lot

Abutting a street: 3m

ü

Bicycle Parking

Residential 0.5 / unit (573)
Non-residential: TBD

ü

Amenity

50% the total amenity area
(3,438 m²)

ü

Yard Setback

6680

200745

65465

// A maximum permitted building
height of 120 metres (36 storeys)
for buildings located adjacent to
Highway 417 and located within the
site (Area B).

ZONE 'A'

58975

76195

Maximum Building Height

LINE OF ROAD WIDENING ALLOWANCE

231925

Maximum Floor Space Index

ZONING INFORMATION
ZONE 'A'

Height Limit:

76.0M

ZONE 'B'

Height Limit:

120.0M

0m

10

20

50

Maximum Height 76m (22 storeys)
SCALE 1: 500

625

304

138625

SCALE: 1:500
PLOT DATE: Monday, December 21, 2015

245455

Maximum Height 120m (36 storeys)

6680

10900

ZONE 'B'

19165

ZONE 'A'

58975

200745

65465

76195

LINE OF ROAD WIDENING ALLOWANCE

231925
ZONING INFORMATION
ZONE 'A'

Height Limit:

76.0M

ZONE 'B'

Height Limit:

120.0M

0m

10

20

Table 7: Zoning Height Schedule

50

SCALE
1: 500
Maximum Height 76m (22
storeys)

Maximum Height 120m (36 storeys)
SCALE: 1:500
PLOT DATE: Monday, December 21, 2015

245455

138625

The provisions of the AM10 Zone
Minimum Lot Width
applicable to the subject site and
proposed development are shown in the
following table:
ZONE 'B'
Minimum Front and Corner Side

10900

// A maximum permitted building
height of 76 metres (22 storeys)
for buildings fronting along Carling
Avenue (Area A).

PROVIDED

Minimum Lot Area

304

The Westgate proposal and Zoning Bylaw Amendment is seeking site specific
zone provisions which would revise the
zoning of the Westgate lands (1309
Carling Avenue) to include:

PROVISION

Table 8: AM10 Zone Compliance
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The zoning by-law amendment
application seeks relief from the
required number of non-residential
parking spaces for visitor parking. Due
to the nature of visitor and commercial
use parking, there is an opportunity
to provide for a shared parking
arrangement. Typically, commercial
uses will require parking spaces
throughout the day, whereas visitor
parking will require spaces during the
evening. A shared parking arrangement
represents a better employment of the
required parking spaces. As such, the
proposed zoning by-law amendment
requests a blended commercial and
visitor parking rate, consistent with the
‘shopping centre’ parking requirements
of 3.4/100 m². The following table
provides the visitor and commercial
parking requirements per phase:

PROVISION

Additional amendments related to
zone provisions (drive aisles widths,
parking space dimensions, etc.) may
be requested subject to the technical
circulation and building design
refinements.

Commericial

Visitor

Total

Proposed

Phase I

63

36

99

63

Phase II

92

36

128

92

125

60

185

125

280

102

382

280

Phase III

Total

Table 9: Commercial and Visitor Parking Statistics

5.0 CONCLUSION
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5.1 SUMMARY OF RECOMMENDATIONS
In consideration of the proposed
development applications and applicable
policy and regulatory framework, it is
FOTENNs professional opinion that the
proposed development represents good
planning and is in the public interest for
the following reasons:
CONSISTENT WITH THE PROVINCIAL
POLICY STATEMENT

The proposed development is
consistent with the Provincial Policy
Statement which promotes the efficient
development of serviced, underutilized
lands located within settlement areas,
with an emphasis on large surface
parking areas. The development
of the subject lands and proposed
development applications will achieve a
greater density and mix of land uses in a
pattern that efficiently uses available and
planned infrastructure.

CONFORMS TO THE CITY OF OTTAWA
OFFICIAL PLAN

The subject property is designated
Arterial Mainstreet in the City of
Ottawa’s Official Plan, a designation
that offers significant opportunities for
intensification through more compact
forms of development, a lively mix
of uses and a pedestrian-friendly
environment. Arterial Mainstreets
include nodes of activity at various
scales, including shopping centres. The
Official Plan and OPA 150 anticipates
that change gradually occurs through
the redevelopment of large parking area
and evolve to include a mix of uses that
are supportive of walking, cycling and
transit.
As discussed, the subject property has
been identified as a suitable site for
intensification given its planned function
and proximity to future rapid transit. The
proposed Official Plan Amendment and
Zoning By-law Amendment applications
will implement a vision for the mixed-use
development by improving pedestrian
and cycling access and by providing
opportunities for additional types of
development at transit supportive
densities.

In addition, the proposed development
will not generate undue adverse impacts
on the neighbouring properties and
fulfills the compatibility criteria and
design principles of the Official Plan,
including policies related to building
height, transition and massing.
MEETS THE APPLICABLE DESIGN
GUIDELINES

The proposed development generally
meet the applicable design guidelines
related to High-rise Housing and Arterial
Mainstreets. The proposed buildings will
take advantage of an infill opportunity
and achieve compatibility in terms of
form and design, all the while improving
the streetscape by creating a distinct
urban edge along both Carling Avenue
and Merivale Road.
MAINTAINS THE GENERAL INTENT OF THE
ZONING BY-LAW

The proposed Zoning by-law
Amendment will implement the OP
policies of the Arterial Mainstreet
designation, by intensifying the subject
property into a mixed-use node. The
increase in the permitted building height
is also justified by the future rapid
transit station to be located adjacent the
subject lands.

REPRESENTS GOOD PLANNING

Overall, the proposed development
advances several key policy objectives
of the Province and Municipality,
including, but not limited to: optimizing
the use of serviced lands within the
existing urban boundary, encouraging
growth within the urban boundary,
capitalizing on proximity to planned
rapid transit, contributing to a mix
of uses and providing a range and
availability of housing choices.
Based on this analysis, the proposed
development represents good planning
and is therefore in the public interest.
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