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SITE AND NEIGHBOURHOOD CONTEXT

This Planning Rational was prepared in support of a Site Plan Control application for the lands municipality known
as 667 Bank Street. As illustrated in Figure 1, the subject property is located on the northwest corner of Bank Street
and Clemow Avenue. The property is zoned TM H (15) and is located on the periphery of the Clemow Estate East
HCD.

THE SITE

The subject properties (known herein as “the site”) consist of one (1) lot of record identified municipality as 667
Bank Street The property is located on the east side of Bank Street and north side of Clemow Avenue. The site has
approximately 24.24m meters of frontage along Bank Street, a lot depth of 19.89 meters (varies), and a total lot area
of approximately 450.2 square meters. The site is currently occupied by surface parking which is accessible from
Clemow Avenue. The site was occupied by a former gas station which was built in 1926 and removed in 1992.

COMMUMITY CONTEXT

The site is located in the Glebe neighbourhood in the City of Ottawa and is bounded by Bank Street to the west,
Clemow Avenue to the south, an R3 zone to the east consisting of single family residences and a municipal park
to the north. The neighbourhood is currently in transition with a recently updated Secondary Plan and a planning
direction to develop with a mix of uses, including medium profile residential and commercial uses within the
Traditional Mainstreet zone on Bank Street.

The surrounding area uses vary, but consist primarily of low-rise detached, semi-detached, townhouse and
medium density residential uses, open space, commercial, institutional and office uses. The following identities
the land uses that surround the site:

North: Central Park is located directly to the north of the site and fronts Bank Street to the west. The park extends
eastward to the Rideau Canal and the properties along the north side of Clemow Avenue beck onto the park. The
existing Bank Street right-of-way is located directly west of the park. North of the park there are a series of mixed
use buildings, restaurants and commercial uses on the west side of Bank Street.

South: To the south, the site abuts Clemow Avenue right of way which is 26m in width. The property across
Clemow Avenue directly to the south continues within the Traditional Mainstreet Zone with a single storey restaurant
with a parking lot surrounding the building. Beyond this site is a three storey mixed use building further south on
Bank Street at First Avenue.

East: To the east is an R3 Zone consisting primarily of single family residences with and without apartments on
both the north and south side of Clemow Avenue.

West: The site fronts Bank Street which is a 18.1m right of way with a centre line of road setback of 11.456m (to
the east) which reduced the lot depth by 2.362m and 2.375m at the north end of the property fronting Bank Street.
The uses across Bank Street to the west are within the TM Zone and consists of mixed use, commercial and
residential apartment buildings. North of the park and fronting Bank Street is an apartment building within an R4P
(1196) zone. Beyond the TM Zone to the west is an R1 and R3 Zone consisting of single family and low rise
residential uses.

DESIGN STATEMENT

General Comments
Summary of Proposed Development

Milito Investments is proposing to construct a five storey mixed use building which is terraced to two storeys and one storey.
The ground floor consists of commercial uses and an entrance lobby for the apartments on floors 2 to 5. An enclosed
bicycle parking and garbage room is located towards the rear of the property in an accessory building. There is 177.22 sm of
retail uses on the ground floor and a total of 12 apartments above the ground floor retail. The building is terraced to the north
to address an existing elm tree projecting into the site from the park. (refer to Arborist report).

The building massing terraces to the east from five storeys to one storey along the east property line offering transition to the
neighbouring property. The neighbouring property to the east 29 Clemow Avenue is a two storey residence which side yard
abuts the property and sits 0.5m above the subject property. The neighboring side yard is an asphalt driveway which
provides access to a rear parking garage. The area of the driveway is utilized for vehicular circulation in front of the garage
which abuts the north east side of the park. The remainder of Clemow Avenue is characterized by single family residences
with garages between the residences and a driveway serving the garages between the homes.

Design Statement
Program

The owner is proposing a mixed use building fronting Bank Street at five storeys in height at 16.65m in the Traditional Main
Street Zone which transitions down to 3.6m at the rear yard to the east. To improve the streetscape and public realm the
building provides a deeper side walk along Bank Street. Clemow Avenue enjoys a wide apron space to the edge of the
roadway and public seating and public art are located within the right of way. A terrace will be provided adjacent to the
building face further animating the public realm and providing pedestrian access to the apartments.

The building is stepped back at the fifth floor above a continuous cornice treatment at the top of the fourth floor.
Furthermore, additional step backs are provided for recessed balconies for the fifth floor apartments facing Bank Street. The
ground floor retail has large openings consistent with retail storefronts along Bank Street and extend along the Clemow
Avenue frontage. An entrance to the residential apartment lobby is located along the Clemow Avenue frontage and a
canopy projects over this entrance with large glazed openings above to distinguish the entrance from the retail base. A
corner entrance to the ground floor retail is located on a 45 degree angular plane addressing the Bank Street and Clemow
Avenue intersection. There is further emphasis placed on this entrance through the placement of balconies above and within
a symmetrical body framed in masonry which wraps the corner. This design approach is consistent with corner buildings
along Bank Street and reflects the heritage character found within the neighbourhood. The cadence and size of window
openings placed in the primary elevations reinforce the classical nature yet remain a contemporary expression. The facade
facing Bank Street & Clemow Avenue has a ledge on the fifth floor which step backs 0.5m (14.2m above grade) to reduce
the massing. The building massing further transitions to the rear yard to one storey accessory building. An existing American
EIm occupies the adjacent park to the north and the building massing respects the tree canopy through step backs on the
third, fourth and fifth floor. The opening yielded by the step backs further reduces the massing adjacent to the side and rear
yard of residential property to the east and to the park.

Discussions with the City yielded a desire to address the canopy of the tree and transition down to the north and east
through a terracing of the building massing from five storeys to three storeys to two storeys and to one storey in the
northeast corner of the property. A chamfered corner and the balcony configuration present a strong form to the corner of
the intersection.



Site and Massing Concept

The Urban Design response is predicated on the principle to reinforce the corner at the
intersection of Bank Street and Clemow Avenue. The placement of ground floor retail
with a 4.5m ceiling height animates the existing retail uses along Bank Street and the
limited foot print accommodates 3 residential suites per floor over 4 floors above the
retail. The suites primary view is to the west overlooking Bank Street with the end suites
A . # offering secondary views to the park and Clemow Ave_nl_Je. The use of Arriscr_afF Sto_ne

: on the base, masonry on the body and metal panel siding on the top floor distinguish

i ; J y: ’ the ground oriented retail from the apartment use and visually reduce the building
i massing and height. The step back of the top floor along Bank Street and Clemow

reinforces the four storey expression and down plays the fifth floor. The symmetrical
framing of the corner element reinforces the corner intersection. The terracing of the
massing along the rear yard addresses the single family residence to the east and the
a step back along the park addresses the existing elm tree to the north. This step back
~ i S S further reduces the massing to the rear yard. The size and cadence of window openings

The Farmteam

Bcocinouse enasar i ' provides a classical framework for the contemporary expression..

The driveway provides access to the bicycle storage and garbage room in the
accessory building.

The pedestrian streets are treated with interlocking pavers to reinforce the pedestrian
hierarchy and the public realm is further animated with outdoor sitting areas and plant
material.

Architecture

The use of a tri-partite division within the facade reduces the scale and is generally
characterized by the use of renaissance stone as a base material which defines the first
storey of the building. The body of the mid rise building is masonry as well with an
articulated precast cornice to cap off the body at the fourth floor roof line. The retail
o base is provided with tall glazed curtain wall store fronts and a combination of curtain
J e " B Ty . wall and punched aluminum windows within the body of the apartments above. The fifth
4 " i floor envelope is clad with metal panels set within an angular orientation.
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TOP VIEW — PREVIOUS SUBMISSION

CHANGES FROM LAST SUBMISSION
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VIEW FROM CLEMOW AVE.— PREVIOUS SUBMISSION

CHANGES FROM LAST SUBMISSION

667 BANK STREET, OTTAWA
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TOP VIEW — PROPOSED VINCENT P.
COLIZZA
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VIEW FROM THE PARK VINCENT P.
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ELEVATION BUILDING MATERIALS

METAL CLADDING ON
TOP FLOOR

ARRISCRAFT STONE BASE

ALUMINUM CANOPY OVER
ENTRANCE

BRICK MASONRY AND GUARD
RAILING
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ZONING INFORMATION
ZONE DESIGNATION
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TM H(15) - TRADITIONAL MAINSTREET ZONE (Sec.197-198)
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PARKING REQUIREMENTS

RESIDENTIAL: NO PARKING REQUIRED FOR 12 DWELLING UNITS OR LESS
RETAIL: NO PARKING REQUIRED UPTO 150 SQ M PER CRU
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SCHEDULE OF EXISTING TREES

GENERAL NOTES
(Inventory conducted May 13, 2016)

1
[[CODE | SPECIES SIZE (dia.in cm) | CONDITION / TREATMENT / REMARKS
1

LEGEND / SYMBOL

This drawing shall be read in conjunction with all relevant

Where limbs of trees are removed to accommodate

construction work, they shall be done in accordance with

accepted arboricultural practice.

Where root systems become exposed due to excavation,

carefully trim damaged roots and provide temporary

mulch until backfill is undertaken. Keep roots moist at all

times.

Construct wells or retaining walls if grades around trees

are to be modified. Root feed all existing trees after
construction.

Contractor shall advise Consultant a minimum of 48hrs.

prior to proceeding landscape work and any required
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g EXISTING TREE
A and related Drawings and #F \ TO BE RETAINED
Documents. [ a0 ) (Refer to Schedule)
Ginkgo biloba (Maidenhair) 5 good / retain / protect 2 Refer to Engineering Drawings for Grading and \ /
2 Ulmus americana ‘Princeton’ (Elm) | 5 00d / retain / protect Servicing. K Rz (Crtcal oot Zone)
3 Refer to Architectural Drawings for Site layout. e
4 Contractor shall provide the location(s) of all
TAPERED RET. WALL i by Municipal and
3 @ X TAINING W/ Utility companies and shall be responsible for adequate O PROPOSED DECIDUOUS TREE
EX. RETAINING WALL protection from damage during construction.
A : 5 Plant material shall be No.1 Grade and shall comply with
PLANT MATERIAL SCHEDULE the Metric Guide Specifications For Nursery Stock (latest ~
]_CODE BOTANICAL NAME [ COMMON NAME [ary. | :dmon). published by the Canadian Nursery Trades ‘ﬁ. PROPOSED GROUNDCOVER
DECIDUOUSTREES 6 Pls:nolc;:lcerl"ml locations are Schematic / Approximate
| [UAP___ | ULMUS AMERICANA ‘PRINCETON’ | PRINCETON ELM [1 [ 50mm cal | B&B. Single Stem | 2 P
! PERENNIALS onlrr Contractor shall stake out locations on site prior to - PROPOSED UNIT PAVERS
fem2 | HEMEROCALLIS "Hyperion” Hyperion DAYLILY 119 15 cm pot | _plant 50cm olc o . " m DETAIL 1/L1.01
3Hos 3cal-l 3cal=! 3cal-l 3cal- 3cal~ 3ca- 3cal |r o5 —THOSTA ‘Big Dacdy “Big Daddy’ HOSTA T } e oo ole ] 7 Contracior shal guarantee all plant matstia for @ period
3Cal 3cal @ | Rud | "RUDBECKIA "hirta * BROWN-EYED SUSAN 25 15 cm pot | plant 50cmolc | of one (1) full year from the date of final acceptance. PROPOSED 1,8 WIDE CONGRETE
3Cal [Sed SEDUM spectabilis ‘Autumn Joy" STONECROP 115 [ 15 cm pot | plant 50cmolc | 8 Perennials and Ornamental Grasses shall be planted SIDEWALK PER CITY OF OTTAWA
@__é ORNAMENTAL GRASSES in a continuous prepared bed of 450mm depth planting DWG. SC4
3Hos ROOF OVER GROUND FLOOR 3Cal [Cal CALAMAGROSTIS x acutifiora KARL FOERSTER REED GRASS | 43 | 15cm pot ] plant 75cm olc | soil mix covered over with 75Smm depth composted pine
wl “Karl Foerster' mulch to finish grade.(NO WEED CONTROL FABRIC), PROPOSED WOOD SCREEN
| as specdled DETAIL 2/L.1.01
SOD D 9 Reinstate all areas damaged or disturbed beyond the
1 ] b Z fimit of Work.
I 3Hos ¢ 1UAP \u 10 Plant Material substitutions shall not be permitted without PROPOSED DECORATIVE
= written approval from the Consultant. AGGREGATE
| 3 > 1 Provide protection for existing trees to be retained.
8 Install fencing to dripiine (canopy) of each tree or
I 3Hos 4 groupings of trees (if close together). No excavation, PROROBED.C LPCONCRETE PLANTER)
] § filling, storage of materials, disposal of chemicals or
3 ; waste, vehicle traffic or other activity which could cause
| é root zone disturbance or compaction, shall take place 1220mm x 610mm x 460mm (443
3Hos & =] u O within the protected area.
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1. ALL DIMENSIONS ARE SHOWN IN MILLIMETERS (mm),
UNLESS NOTED OTHERWISE

1b) UNIT PAVING/
{{1:0%/ CURB SECTION

/ 1"\ UNIT PAVING

2. ALL WOOD TO BE PRESSURE TREATED PINE

AND FREE OF RXCESSIVE CHIPS, CRACKS, WARPS
OR KNOTS.
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Front Yard Setback:

The minimum is 0 m, stepback to
accommodate the hydro poles from floors
2-5.

Minimum Interior Side Yard Setback
Minimum Corner Side Yard Setback
Minimum Rear Yard Setback
Maximum Building Height

Balcony projections

Accessory Building: Setback from Corner Side Lot
Line

Accessory Building: Setback from Rear Lot Line
Accessory Building: Minimum Distance from Any
Other Building on the Lot

Accessory Building: Maximum Permitted Height
Maximum Permitted Size

Maximum Number of Accessory Buildings on a Lot
Roof Terrace

No minimum when abutting park
3m

7.5m

15 m

There would not be an angular plane
consideration, because it only applies above
15 metres, which would exceed the as-of-right
height limit.

2 metres, to a maximum of 1 metre from any
lot line
Om

0.6 m (abutting a residential zone)
Om

(This implies that the as-of-right accessory
building would abut the main building)

6 m

No restriction

No restriction

Not counted in height limit




MASSING COMPARISON = AS OF RIGHT VS PROPOSED

AS OF RIGHT — TOP VIEW PROPOSED - TOP VIEW
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MASSING COMPARISON = AS OF RIGHT VS PROPOSED

AS OF RIGHT — AERIAL VIEW
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AS OF RIGHT - VIEW FROM CLEMOW
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PROPOSED - VIEW FROM CLEMOW
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