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1.0
INTRODUCTION
Fotenn Consultants has been retained by Minto
Properties Inc. to assess the appropriateness of
the proposed redevelopment of their property at 99
Fifth Avenue, along Bank Street, between Fourth
and Fifth Avenue in the Glebe.
The subject property is currently occupied by a
two (2) storey retail and commercial development
with street-oriented retail, restaurant, and personal
service uses on the ground floor and restaurant,
office, and medical centre uses above. The existing
building is made up of two distinct buildings,
connected by a glass atrium. The older of the two
buildings abuts the east side of Bank Street and
has a depth of approximately 14 metres. A newer
two (2) storey building is located further east,
abutting Fifth Avenue. On the north side of the
subject property is a small surface parking area,
and access to the underground parking garage.
A one-way lane crosses the back of the subject
property, between Fourth and Fifth Avenue.
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A Minor Zoning By-law Amendment application
is being submitted to facilitate the redevelopment
of the subject lands. The subject property is
currently zoned “Traditional Mainstreet, Exception
93, Maximum Height 15 metres (TM[93] H(15))”.
The proposed Zoning By-law Amendment seeks
to revise special exception 93 to address built
form, height, and setbacks. The following specific
amendments are anticipated to the zone provisions:
//

//

To recognize the existing condition on site,
by permitting a minimum corner side yard
setback of 0 metres abutting Fourth Avenue
for the retained commercial building whereas
the By-law requires a setback of 3 metres;

//

To amend the stepback provisions to permit
a stepback of 2.0 metres after the fifth storey
or 15.8 metres, whereas the By-law requires
a stepback after the fourth storey or 15
metres (whichever is lesser);

//

To permit a building height of 26 metres,
whereas the By-law permits a building height
of 15 metres;

//

To permit an angular plane of 46.6 degrees
measured from a height of 15.8 metres and
a setback of 7.5 metres, whereas the By-law
requires a 45 degree angular plane measured
from a height of 15 metres or the top of

1.1 Purpose of the Applications

The purpose of the Zoning By-law Amendment is to
permit the redevelopment and intensification of the
subject property with a mixed-use development.
The proposal includes 124 dwelling units in a new
eight (8) storey building located behind the retained
two (2) storey commercial building along Bank
Street. The proposed development intensifies the
property while providing a sensitive transition to the
adjacent residential neighbourhood, preserving the
character and scale of the existing context.
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To recognize the existing condition on site,
by permitting a maximum front yard setback
of 19.52 metres for approximately 7 metres
of the frontage whereas the By-law requires a
maximum front yard setback of 2 metres;

the fourth storey, whichever is less, and a
setback of 7.5 metres;
//

To recognize the existing condition on site by
permitting a 0 metre landscaped buffer in the
rear yard abutting a residential zone, whereas
the By-law requires a 3 metre landscpaed
buffer (or 1 metre buffer with a 1.4 metre
opaque fence);

//

To require five (5) residential visitor parking
spaces for the proposed development,
whereas the By-law requires 11 spaces; and,

//

To require six (6) parking spaces for any nonresidential uses on the property, whereas the
By-law currently requires 79 spaces.

A Site Plan Control application will be forthcoming
to determine matters such as landscaped
treatment, pedestrian access, and drainage control.

99 Fifth Avenue
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Figure 1: Proposed Development (looking north from Fifth Avenue)
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2.0
SITE CONTEXT
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2.1 Existing Conditions

The subject property is located on the east side of
Bank Street, occupying the entire block between
Fourth and Fifth Avenue. The subject property has
a total area of approximately 0.37 hectares (0.92
acres) with approximately 64 metres of frontage
along Bank Street, 54.5 metres of frontage on
Fourth Avenue, and 64 metres of frontage on Fifth
Avenue.
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In 1976, the subject property was vacant aside
from the commercial buildings abutting Bank
Street, with a large surface parking area in the
rear. In or around 1980, the subject property was
redeveloped to its current form, adding the two
(2) storey commercial building at the rear of the
subject property with an underground parking
garage below. The two buildings were connected
via a covered atrium, accessible from both Fourth
and Fifth Avenue. The atrium opens into a larger
indoor courtyard in the centre of the property with
commercial uses on both floors accessible from
within.
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The property is currently occupied by a two
(2) storey mixed-use building containing retail,
restaurant, personal service, and office uses. As
noted in Section 1.0, the oldest part of the existing
building abuts Bank Street. The two (2) storey
structure is in fact three separate buildings clad
in similar red brick and built in phases over time,
appearing as a single continuous structure today.
The building features a range of smaller retail
and commercial spaces on the ground floor with
direct access to the street. On the second floor are
offices, a restaurant, and personal service uses.
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Figure 2: Site Context
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As noted, the 1980 renovation included the
addition of an underground parking garage which
provides the subject property with approximately
68 parking spaces. The parking garage is currently
accessed with a ramp at the north end of the
subject property, directly abutting Fourth Avenue.
Approximately 15 additional surface parking
spaces are provided in a surface parking lot at the
north end of the subject property (abutting Fourth
Avenue) and as parallel spaces along the rear lane
which abuts the east property line.

2.2 Surrounding Area

The area surrounding the subject property is
characterized by a range of land uses and building
forms. Bank Street is a Traditional Mainstreet
running through the Glebe neighbourhood of the
City and features a series of older, low-profile retail
buildings, as well as some redevelopment projects
to the south, including Lansdowne Park which is
a shopping and entertainment district anchored
by a large public park and major urban facility (TD
Place).
Properties fronting onto Bank Street are generally
shallow in depth and/or have limited land areas.
Intensification along Bank Street, north of the
Rideau Canal has most notably occurred at
Lansdowne Park and on properties that have wide
frontages along Bank Street, despite their shallow
depth. Outside of the subject property, no lands,
with the exception of the Lansdowne Park , has a
comparable depth. The closest is 900 Bank Street
which has a slightly smaller area and shallower
depth. This property was the subject of recent
Planning Rationale and Design Brief

development approvals and is located southwest of
the subject property.
The surrounding uses can be described as follows:
North: On the north side of Fourth Avenue,
abutting Bank Street, is a continuation of the two
(2) storey built form. Along Fourth Avenue, facing
the subject property are three (3) storey townhouse
units that have been converted into offices and
restaurants. Northeast of the subject property are
two (2) and three (3) storey detached and semidetached homes, interspersed with multi-unit, lowrise apartment buildings and mixed-use buildings.
East: East of the subject property, is a low-rise
residential community with two (2) and three (3)
storey detached and semi-detached dwellings,
interspersed with multi-unit converted houses
and new build multi-unit dwellings. Further east
is the Rideau Canal and the Queen Elizabeth
Driveway. Sylvia Holden Park provides a major
neighbourhood park for the community abutting the
Rideau Canal and Fifth Avenue. O’Connor Avenue,
is approximately 297 metres east of the subject
property and is a major route into the downtown
core. The roadway has been recently upgraded
with north-south cycle tracks that provide a
connection from Lansdowne Park north to the
downtown core.

of smaller restaurant and retail tenants. The one (1)
and two (2) storey retail form continues down both
sides of Bank Street until Holmwood Avenue where
a high-rise retirement home and mixed-use building
occupy the southwest and southeast corners
respectively. The property at 900 Bank Street
(currently occupied by the Beer Store), located
just north of Holmwood Avenue, has recently
been approved for an eight (8) storey mixed-use
redevelopment.
West: West of the subject property are one, two
and three-storey buildings abutting Bank Street
all with retail uses at-grade and residential units
above. Further west is a low-rise neighbourhood
featuring a mix of detached, semi-detached, and
converted dwellings, together with institutional
uses (schools, community centre, and churches).

South: To the immediate south of the subject
property is a recently reconstructed single-storey
retail plaza abutting Bank Street. Previously
destroyed by fire, the new building includes a range
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3.0
SITE PHOTOS
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4.0
SITE INVENTORY AND ANALYSIS
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4.1 Transit Network

The subject property is located adjacent to Bank
Street - a designated Transit Priority Corridor in the
City of Ottawa’s Official Plan.
Route 7 runs along Bank Street between St.
Laurent Shopping Centre and Carleton University.
The route has 15 minute headways throughout the
day.

56

Fourth Ave

Bank S

t

Route 6 also runs along Bank Street between
Greenboro Station and Rockcliffe Park. Route 6
also has 15 minute headways throughout the day.

Fifth Ave

O’Connor St

56

7
6

Figure 3: Transit Network
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4.2 Cycling Routes and Multi-Use
Pathways

Fifth Ave

O’Connor St

Fourth Ave

Bank S

Major park space in proximity to the site includes
Sylvia Holden Park and Lionel Britton Park at the
east end of Fifth Avenue, and Lansdowne Park
further south. These outdoor spaces provide a
range of amenities including wading pools, play
structures, baseball diamonds, basketball courts,
skating rinks, a skateboard park and more.

t

The site is located in proximity to existing cycling
infrastructure including the new O’Connor
bike lanes that access from Fifth Avenue and
Lansdowne Park into the downtown core. Multiuse pathway connections along the Rideau Canal
also provides access to the downtown core, and
to Dow’s Lake and further path systems to the
southwest.

Construction has also recently begun on the Fifth
Avenue pedestrian bridge across the canal, linking
Fifth Avenue in the west with Clegg Street in the
east. The crossing is scheduled for completion in
August 2019.

Multi-Use Pathway
Cycle Lanes
Park
Future Rideau Canal
Crossing
Figure 4: Parks, Pathways, and Cycling Routes
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4.3 Road Network

Fifth Ave

O’Connor St

Fourth Ave

Bank S

t

Bank Street is designated as an Arterial Road in
the City of Ottawa Official Plan while Fifth Avenue
is designated as a collector. Arterial roads are
intended to carry large volumes of traffic over
the longest distance. Collector roads connect
communities and distribute traffic between the
arterial and local roads.

Existing Arterial
Existing Collector
Existing Federally
Owned Road
Figure 5: Road Network
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5.0
PROPOSED DEVELOPMENT
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The subject property represents one of the most
significant opportunities for intensification along the
Bank Street corridor in the Glebe. The proposed
development provides for an intensification of the
lands that carefully considers the impacts on both
the mainstreet, and the surrounding uses.
The subject property plan can be divided into two
relatively distinct, though related components.
The first, is the retained two (2) storey retained
building along the western edge of the property,
abutting Bank Street. The second, which occupies
the balance of the subject property, consists of
an eight (8) storey residential building containing
124 units. Together, the two create a coordinated
redevelopment that supports and maintains the
existing mainstreet character of Bank Street while
achieving the City’s objectives for intensification
along Mainstreets throughout the City.
The retained two (2) storey retail building abuts
Bank Street across nearly the entire frontage
and includes approximately 16,000 square feet
(1,483 square metres) of non-residential space
(7,984 square feet (742 square metres) per floor).
The ground floor is presently occupied by a
range of small, individually articulated groundfloor retail, restaurant and personal service uses
characteristic of a Mainstreet, and second-storey
restaurant, medical centre, and office space. This
building will not be significantly altered through the
redevelopment of the lands.
The new mid-rise building at the rear of the
subject property is proposed as an eight (8) storey
Figure 6: Proposed Development (looking northeast from Bank Street)
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building having a “U” shape and featuring a highly
articulated building form. The building provides a
7.5 metre setback from the rear (east) property line
and the abutting low-rise residential uses as well
as a 3 metre setback along both Fourth and Fifth
Avenue to the north and south.
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for floors 6, 7 and 8. The existing retail outdoor
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Along Fourth Avenue, the north facade of the new
building has a 15 metre (five (5) storey) podium
abutting the street, before stepping back for floors
6, 7 and 8. The ground floor is articulated with
ground-oriented, two (2) storey units accessed
directly from the sidewalk and featuring front yard
terraces to animate the street.
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The west facade of the new building follows the
angle of Bank Street and provides a staggered
elevation with varying balcony depths and
treatment.
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Figure 7: Ground Floor Plan
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of the building is the access to the redesigned
underground parking garage.
The rear (east) facade of the building incorporates
a significant number of setbacks and stepbacks to
get as close as possible to achieving the angular
plane as defined by the Traditional Mainstreet
zoning. The first 15 metres of building height are
generally setback a minimum of 7.5 metres from
the rear property line. The ground floor is setback
further, to at least 9.68 metres to accommodate
at-grade visitor parking and access. Above the
fifth storey, the building incorporates a number of
stepbacks:
// At the 6th storey, the building steps back
3.61 metres from the floor below;
// At the 7th storey, the building steps back an
additional 3.0 metres from the floor below;
and finally,
// At the 8th storey, the building steps back an
additional 3.0 metres.
The east facade of the building also incorporates
a greater setback at the centre of the building,
creating the afore-mentioned U-shape. The
indentation of the building has been aligned to the
rear yards of the adjacent low-rise residential uses.
All floors of the building incorporate this greater
setback providing 15.23 metres of separation
between the rear property line at the ground floor
and increasing to 17.27 metres for all floors above.
Pedestrian access to the retained building will
be remain from Bank street. An existing outdoor
commercial plaza at the northeast corner of the
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retained building, currently serving Von’s Bistro, will
be retained as will the patio at the south end of the
retained building, currently utilized by Pure Gelato.
The main pedestrian access to the new building,
and to the second storey of the retained building
will be provided via a new lobby located at the
southwest corner of the retained building. The two
(2) storey lobby will provide an attractive primary
entrance for visitors and residents.

total of 648 square metres of indoor and outdoor
communal amenity area is provided. This includes
a common room, kitchen, movie room, and gym as
well as outdoor amenity at-grade and on the roof.
Bike storage is provided on the ground floor, and
on both levels of underground parking. A total of
83 spaces have been provided. An additional 108
storage lockers are provided in the parking garage
and integrated onto floors 2 through 6 of the
building.

The proposed development maintains the existing
rear lane within the 7.5 metre setback from the
adjacent properties, reversing the direction as it
exists today and allowing cars to proceed north
to south only (i.e. from Fourth Avenue through to
Fifth Avenue). Five (5) angled parking spaces have
been provided along the west side of this lane for
visitors to the residential units, with an additional
six (6) parallel spaces along the east side reserved
for users of the commercial and retail space. A
designated drop-off/lay-by is also provided along
this east side.
A new, two (2) storey underground parking
garage is proposed to serve the new residential
building. The parking garage is accessed from
Fifth Avenue, and provides 111 additional parking
spaces. Together, a total of 122 parking spaces are
provided as part of the redevelopment.
Several units include balconies and terraces as
private outdoor amenity areas. The building as a
whole is also served by both indoor and outdoor
amenity areas at-grade and on the rooftop. A
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6.0
POLICY AND REGULATORY FRAMEWORK
6.1 Provincial Policy Statement

The Provincial Policy Statement (PPS) was issued
under Section 3 of the Planning Act in April 2014. It
provides direction on matters of provincial interest
related to land use planning and development.
The Planning Act requires that decisions affecting
planning matters “shall be consistent with” policy
statements issued under the Act.
The PPS recognizes that “the long-term prosperity
and social well-being of Ontarians depends on
maintaining strong communities, a clean and
healthy environment and a strong economy”. To
this end, the PPS generally promotes the creation
of “healthy, liveable and safe communities”,
through efficient land use patterns based on
densities and a mix of land uses that efficiently use
land, resources, infrastructure, and public service
facilities, minimize air quality impacts, promote
energy efficiency, support active transportation,
are transit and freight supportive, and include a
range of uses and opportunities for redevelopment
and intensification. Planning authorities are to
identify appropriate locations for intensification and
redevelopment taking into account the existing
building stock and the availability of suitable
existing or planned infrastructure and public service
facilities (Policy 1.1.3.3).
New development is to have a compact form, and a
mix of uses and densities that allow for the efficient
use of land, infrastructure and public service
facilities.
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Section 1.4 contains policies specific to housing
and states that planning authorities shall provide
for an appropriate range of housing types and
densities to meet projected requirements of current
and future residents. This to be accomplished by:
// 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 that
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;
// Establishing development standards for
residential intensification, redevelopment,
and new residential development which
minimize the cost of housing and facilitate
compact form, while maintaining appropriate
levels of public health and safety.
Healthy, active communities should be promoted
by planning public streets, spaces and facilities
to be safe, meet the needs of pedestrians, foster
social interaction and facilitate active transportation
and community connectivity. The PPS also states
that efficient use should be made of existing and
planned transportation systems, including rapid
transit and cycling infrastructure. Policy 1.6.7.4
states that land use patterns, densities and a mix
of uses should be promoted that minimize the
length and number of vehicle trips and supports the
development of viable choices and plans for public
transit and other alternative transportation modes.
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The proposed development intensifies a
property along an existing urban corridor,
where public services, infrastructure, and
community amenities are already in place to
support the new development. The proposed
density and compact built form are appropriate
for a targeted intensification area such as a
Traditional Mainstreet. The new development
will support existing and planned investments
into the transit and cycling infrastructure in the
surrounding area.

6.2 City of Ottawa Official Plan

The City of Ottawa Official Plan is composed of
eight sections, each addressing a different aspect
of the planned function of the City as a whole.
Section 2 of the Official Plan provides Strategic
Directions for growth and development within the
City.
Ottawa’s population is projected to grow by
up to 30 percent by 2031. At the same time,
it is anticipated that the number of people per
household will decline, resulting in the need for
approximately 145,000 new homes in Ottawa by
2031. One third of housing growth is anticipated
to occur within the Greenbelt with much of the
demand for new housing being in the form of
smaller units such as apartments or condominiums.
The City plans to meet this growth challenge
by managing it in ways that support liveable
communities and healthy environments. More
specifically, the Official Plan pursues strategic

99 Fifth Avenue
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directions in four key areas, two of which are
relevant to the proposal:
1. Managing Growth
// The City will manage growth by directing it to
the urban area where services already exist
or where they can be provided efficiently;
// Growth in the urban area will be directed
to areas where it can be accommodated
in compact and mixed-use development,
and served with quality transit, walking and
cycling facilities.
2. Creating Liveable Communities
// Growth will be managed in ways that
create complete communities with a good
balance of facilities and services to meet
people’s everyday needs, including schools,
community facilities, parks, a variety of
housing and places to work and shop;
// Familiar landscapes and heritage buildings
will be maintained despite ongoing change;
// Attention to design will help create attractive
communities where buildings, open space,
and transportation work well together;
These strategic directions are developed further in
the policies of Section 2.2 (Managing Growth) and
2.5 (Building Liveable Communities), as discussed
below.
6.2.1 Managing Growth
The City anticipates that approximately 90
percent of the growth in population, jobs and
housing will be accommodated within the urban
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area. Concentrating growth within the urban
area makes efficient use of existing services and
infrastructure and allows for a pattern and density
of development that supports transit, cycling, and
walking as viable and attractive alternatives to
private automobiles.
Section 2.2.2 deals specifically with the
management of growth within the urban area and
recognizes that intensification is generally the
most cost-effective pattern of development for
the provision of municipal services, transit, and
other infrastructure. The pattern of intensification
described by the Official Plan is one of a series
of nodes and corridors. The Central Area is
the focus and contains the highest density
development pattern in the City. Radiating out from
the downtown is a linear network of Mainstreets
which carry cross-town commuters and also act
as the primary service corridors, meeting places,
and residence for the neighbourhoods they cross.
Additional intensification areas are focused around
the rapid transit network, within Mixed-Use Centres
and Town Centres.
Consequently, the Plan directs growth to locations
with significant development potential, specifically
those designated as Central Area, Mixed-Use
Centres, Employment Areas, Enterprise Areas,
Developing Communities, and Mainstreets. These
are areas that are focused on the rapid transit
network, major roads, busy commercial streets,
and large tracts of vacant land. By directing growth
to the specific land use designations, the stability

of neighbourhoods within the General Urban Area
designation is enhanced.
With the expectation for intensification comes a
recognition of the importance for public spaces
and buildings to be well-designed to achieve
compatibility between the existing and planned
built form.
Residential intensification is broadly defined in
Section 2.2.2, Policy 1 as the intensification of
a property, building or area that results in a net
increase in residential units or accommodation and
can include:
// Redevelopment (creation of new units, uses
or lots on previously developed land in
existing communities);
// The development of vacant or under-utilized
lots within previously developed areas;
// Infill development; and,
// The conversion or expansion of existing
commercial buildings for residential uses.
The proposed redevelopment of the subject
lands with a mixed-use building and an
increased number of dwelling units is residential
intensification, as defined in the Official Plan.
Policy 4 of Section 2.2.2 identifies target areas for
intensification including the Central Area, MixedUse Centres, Mainstreets, and Town Centres.
Policy 9 notes that the City will eventually establish
minimum residential density targets for Traditional
Mainstreets. To date, these targets have not been
defined.
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The additional height and density proposed
for the subject property is in conformity with
the intent of the Official Plan policies on
managing growth within the City. The Official
Plan identifies Traditional Mainstreets, like Bank
Street, as a target area for intensification.
6.2.2 Land Use Designation
The subject property is designated “Traditional
Mainstreet” on Schedule B of the City of Ottawa’s
Official Plan.
Traditional Mainstreets are corridors that generally
developed prior to 1945 and are typically set
within a tightly knit urban fabric with buildings that
are often small-scale with narrow frontages, and
that are set close to and addressing the street.
Traditional Mainstreets are planned as compact,
mixed-use, pedestrian-oriented streets that provide
for access by foot, cycle, transit and automobile.
Mainstreets function as mixed-use corridors with
the ability to provide a range of goods and services
for neighbouring communities and beyond. It is
the intent of the Official Plan that intensification
General Urban Area
Employment Area
Major Open Space
Urban Natural Features
Mixed Use Centre
Arterial Mainstreet
Traditional Mainstreet
Subject Property

Figure 8: City of Ottawa Official Plan - Schedule B
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continue to focus on nodes and corridors (Mixed
Use Centres and Mainstreets) to support the public
transit system, to create an essential community
focus, to allow for minimum travel, and to minimize
disruption in existing stable neighbourhoods.
A broad range of uses is permitted on Traditional
Mainstreets including retail, service and commercial
uses, offices, residential and institutional uses.
Uses may be mixed in individual buildings or occur
side by side in separate buildings.
Policy 8 of section 3.6.3 states that “redevelopment
and infill are encouraged on Traditional and Arterial
Mainstreet in order to optimize the use of land
through intensification, in a building format that
encloses and defines the street edge and provides
direct pedestrian access to the sidewalk”.
The Official Plan supports building heights up to
six (6) storeys on Traditional Mainstreets. Greater
building heights may be considered in accordance
with policies 8 through 14 of Section 4.11,
discussed in section 6.2.7 of this report.
The proposed redevelopment of the subject
property achieves the City’s objectives for
Traditional Mainstreet by intensifying the
subject lands with a mixed-use development in
a compatible manner. The mix of commercial
uses with the retained building abutting Bank
Street and the new residential building at the
rear of the subject property contribute to the
mix of uses and vibrant pedestrian environment
along Bank Street. The additional height on
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the new building has been carefully designed
to appropriately transition to the low-rise
community to the east, consistent with Section
4.11.

The following objectives are considered the most
applicable to the proposed development:
//

6.2.3 Building Liveable Communities
Section 2.5 of the Official Plan states that Ottawa’s
communities should be built on the basics of good
housing, employment, ample greenspace, and a
sense of history and culture, but also focusing on
community design and by engaging in collaborative
community building – especially in and around
Mixed-Use Centres and Mainstreets where there is
the greatest potential for growth.

The proposed development will contribute
to the vibrancy of Bank Street by
intensifying the existing property with
a mixed-use development. The existing
community focused around the Bank
Street corridor will be strengthened with
the addition of new residential units. The
retention of the existing building along
Bank Street maintains the existing identity
of the street and the additional residents
will further support the retail and service
commercial uses along the street.

Section 2.5.1 provides guidance as to how to
achieve compatibility between form and function
when introducing new development into existing
areas.
Compatible development means development that,
although not necessarily the same as or similar
to existing buildings in the vicinity, nonetheless
enhances an established community and coexists
with existing development without causing undue
adverse impact on surrounding properties. It “fits
well” within its physical context and “works well”
among those functions that surround it.
Section 2.5.1 provides design objectives and
associated principles to guide development to
achieve a good fit within the existing context. New
development is evaluated at five scales: Citywide, neighbourhood, street, subject property, and
building.

To enhance the sense of community by
creating and maintaining places with their
own distinct identity.

//

To define quality public and private spaces
through development.
The proposed development maintains a
continuous street frontage along Fourth
Avenue, Fifth Avenue and Bank Street and
animates the frontages with active retail
(Bank Street) and residential entrances
(Fourth and Fifth Avenues). The groundoriented units on the side-streets will
contribute positively to the streetscape
and, in the case of Fourth Avenue, will
replace the existing surface parking area
and parking garage ramp with active
entrances.
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The existing commercial patios at the
corner of Fifth Avenue and Bank Street
(for the Pure Gelato) and behind the
retained building along Fourth Avenue (for
Von’s Bistro) will be retained as part of the
redevelopment.
A private outdoor amenity area is
provided internal to the subject property,
between the retained building and the
new construction. This space will be well
used by residents as it is adjacent to the
internal amenity spaces. Further outdoor
amenity areas for residents are provided
on the rooftop.
The private and public spaces are defined
and enclosed by the building and will
be activated by the surrounding uses to
create a vibrant pedestrian realm.
//

To create places that are safe, accessible and
are easy to get to.
The proposed development prioritizes
the three street frontages, addressing
them with retail uses along Bank Street
and ground-floor residential units on
both Fourth and Fifth Avenue. The
intensification of the subject property
supports the Transit Priority Corridor
designation along Bank Street, adding
residents in a built form that will
encourage transit use and other active
modes of transportation.
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//

In addition to the stepbacks and setbacks,
the proposed development addresses the
side streets with ground-oriented units
and a five (5) storey podium to create a
pedestrian scale. The ground-oriented
units provide a rhythm and scale of unit
similar to that of a typical street and act as
a transition zone from the retail mainstreet
into the residential community.

To ensure that new development respects the
character of existing areas.
As noted above, Traditional Mainstreets
like Bank Street are target areas for
intensification radiating out from the City’s
central area. The subject property is the
largest development parcel in the vicinity,
with a depth greater than any other
property along Bank Street between the
Rideau Canal and the Queensway (outside
of Lansdowne Park). This greater depth
allows for an appropriate transition from
the low-rise neighbourhood to the east
and the mainstreet.
The building has a U-shape, where the
north and south wings are generally
located adjacent to the neighbouring
residential buildings and the indentation
generally aligns with the rear yards of
these dwellings. The two wings achieve
an angular plane of 46.6 degrees from
a height of 15.8 metres at a setback of
7.5 metres across 59% of the lot width.
The Traditional Mainstreet zone typically
requires an angular plane of 45 degrees
from a height of 15 metres at a setback
of 7.5 metres. For the balance of the
lot width (41%) including the 20 metre
wide indentation, the proposed building
achieves the 45 degree angular plane as
set out in the TM zone. The result is a
building the transitions smoothly into the
neighbouring community.

On Bank Street, the retained two (2) storey
building will maintain the same character
as exists on Bank Street today.
The proposed development has been
carefully designed to respect the
character of the existing area.
//

To consider adaptability and diversity by
creating places that can adapt and evolve
easily over time and that are characterized by
variety and choice.
The proposed redevelopment of the
subject property will intensify the subject
property, achieving a more compact
urban form and creating a mixeduse development on the mainstreet.
The redevelopment represents the
intensification of the property over time,
which has transitioned from a retail
building with rear parking area, to a
mixed-use retail and office development,
and now to a higher density, more
compact mixed-use development with
residential uses.
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in similar brick, are not currently designated as
individual heritage resources, nor are they part of a
heritage conservation district, or listed on the City
of Ottawa’s heritage register. However, the block is
one of the older blocks in the area and is expected
to be of heritage interest.

Traffic

Policy 11 of Section 4.6.1 states that where
development is proposed adjacent to, or across
the street from a building on the Heritage Resource
List, the applicant shall demonstrate the proposal’s
compatibility with that heritage resource and it’s
streetscape.
The Heritage Considerations Report, prepared
by MTBA provides a detailed review of the
potential impact of the proposed development
on the retained building(s) along Bank Street.
The recommendations of that report have been
considered as part of the current Zoning By-law
Amendment application.
6.2.6 Compatibility
To arrive at a compatibility of scale and
use requires a careful design response that
appropriately addresses impact generated by
infill or intensification. Policy 2 of Section 4.11
establishes criteria to evaluate the compatibility
of development applications. The proposed
development meets these criteria as follows:
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The subject property is located south of the downtown, along the Bank Street
Traditional Mainstreet, and benefits from excellent proximity to the Central Area,
direct transit access to the downtown, and pedestrian and cycling infrastructure
that provide commuter and recreational access to other areas of the City. Given
this, it is anticipated that the proposed development will generate fewer vehicle
trips.
The subject property fronts onto Bank Street - a designated arterial roadway
intended to carry high volumes of traffic distances. The vehicular access
to the parking garage will be from Fifth Avenue, which has a full movement
intersection with Bank Street. A traffic study prepared in support of the
current application to evaluate the capacity of the existing road network and
recommended approval of the project from a transportation perspective.

Vehicular Access

Vehicular access for the development is proposed via Fourth and Fifth Avenue.
From Fourth Avenue, a one-way driveway will connect to Fifth Avenue,
providing access to five (5) residential visitor parking spaces and six (6)
commercial visitor parking spaces. The rear laneway will also be where service
vehicles (garbage, etc.) service the building. The parking garage access is from
Fifth Avenue. The garage access has been located here given its proximity to
the signalized, full movement intersection at Bank Street.

Parking
Requirements

From the access on Fifth Avenue, two (2) levels of underground parking provide
a total of 111 parking spaces, all for the residential units in the building. The
at-grade parking spaces, accessible from the rear laneway provide residential
visitor parking, and parking for the commercial uses. In total, the building
provide 122 parking spaces. An amendment to the Zoning By-law for the
residential visitor parking requirement is requested to reduce the required
number of spaces from 11 to 5.
A total of 83 bicycle parking spaces are provided in the building. Spaces
are provided at the ground floor, and throughout the parking garage. No
amendments are requested with respect to the number of bicycle parking
spaces.
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Outdoor Amenity
Areas

The affected outdoor amenity areas will be those of the adjacent residential uses immediately east of the subject
property. Careful attention has been paid to this relationship which has led to the proposed U-shaped building.
The two wings of the building are generally aligned with the adjacent dwellings (Figure 9), while the indentation,
which provides a minimum of 15.23 metres of separation from the shared property line, abuts the adjacent outdoor
amenity areas. The wings of the building achieve an angular plane of 46.6 degrees from a height of 15.8 metres and
a setback of 7.5 metres, while the indented portion of the building achieves an angular plane of 45 degrees from a
height of 15 metres and a setback of 7.5 metres. Together, these measures will mitigate potential overlook impacts
on the adjacent outdoor amenity areas.

Loading and Service
Areas, Outdoor
Storage

The commercial uses abutting Bank Street will be loaded from the street and do not require dedicated loading
facilities. The residential building services (garbage, etc.) will be from the rear lane with all storage located internal to
the building. Trucks will travel from Fourth Avenue to Fifth Avenue.

Lighting

Lighting will be designed and installed to provide a safe and secure environment while meeting the City’s
requirements and ensuring no significant impacts on adjacent properties. This lighting plan will be secured through
Site Plan Approval.

Noise and Air Quality

Gradient Wind Engineering Inc. prepared a Roadway Traffic Noise Assessment for the proposed development
application which found that noise levels are not out of typical ranges, and that upgraded building components
would sufficiently mitigate noise impacts for the residential use. No significant impacts related to noise or air quality
are expected as a result of the proposed development.

Sunlight

The impacts of shadowing on adjacent properties has been evaluated in a shadow study completed by TACT
Architecture. The study shows that the shadows cast by the building are generally cast across Fourth Avenue with
limited impacts on the rear yards of the immediately adjacent dwellings. During the summer, when amenity areas
are more likely to be used, shadows will not affect these yards. In the other seasons, shadows will be cast onto the
adjacent yards in the late afternoon. The shadow impacts are considered appropriate for the urban context. The
setbacks and stepbacks integrated into the building will ensure no shadow impacts in the summer months, when
outdoor amenity is used most.

Microclimate

A Wind Assessment was prepared by Gradient Wind Engineering Inc. in support of the proposed development
application. The assessment was intended to evaluate the wind impacts both on the street. The assessment found
that there were no unacceptable adverse impacts on pedestrians along either of the three (3) streets. The building is
not anticipated to create any significant microclimate impacts on surrounding properties.

Supporting
Neighbourhood
Services

The subject property is located in proximity to several existing amenities including schools, parks, shopping areas
(Bank Street, Lansdowne Park, etc.), cycling infrastructure and multi-use pathways. Pathways, cycle lanes, and
transit service along Bank Street provide excellent connectivity to the downtown core.
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6.2.7 Building Profile
Policy 7 of Section 4.11 defines building profiles
including low-rise buildings as up to four (4)
storeys, mid-rise as between five (5) and nine (9)
storeys, and high-rise as anything ten (10) storeys
or above.

The proposed development for the subject
property implements several of these measures
in an effort to achieve appropriate transition
to the surrounding uses, particularly to the
abutting residential along Fourth and Fifth
Avenue.

The proposed mixed-use development is an
eight (8) storey building and is therefore a midrise building as defined by the policies of the
Official Plan.

A 7.5 metre setback is incorporated along
the rear property line, providing a significant
separation between the neighbouring dwellings
and the proposed buildings. As noted, the
U-shape of the buildings means that the north
and south wings are generally aligned to the
residential dwellings. In the centre of the subject
property, the stepback is doubled to provide 15
metres of separation between the building and
those uses. Each of the wings incorporates a
series of stepbacks and increasing setbacks to
achieve the angular plane above the 5th storey
(15.8 metres) and ensure adequate transition.
The result is an appropriate transition from the
mid-rise building into the neighbourhood.

Policy 10 states that greater building heights
along Traditional Mainstreets can be considered
in specific instances, listed in policy 9. These
instances include proximity to rapid transit stations,
areas characterized by high-rise buildings, or within
areas where a built form transition described in
policy 12 is appropriate.
Policy 12 suggests the following measures for
achieving transition:
// Incremental change in building height (e.g.
angular planes or stepping building profile up
or down);
// Massing (e.g. inserting ground-oriented
housing adjacent to the street as part of a
high profile development or incorporating
podiums along a Mainstreet);
// Character (e.g. scale and rhythm, exterior
treatment, use of colour and complementary
building finishes);
// Architectural design (e.g. the use of angular
planes, cornice lines); and
// Building setbacks.
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and utilizes limestone on the exterior,
complementing the red brick of the retained
building. The scale and the mass of the building
is broken down by horizontal and vertical
reveals throughout the exterior of the building.

The massing of the building incorporates the
retained two (2) storey building along Bank
Street, maintaining the existing pedestrian scale
on the street and providing a “podium” for the
new building. As the development returns along
Fourth and Fifth Avenue, ground-oriented units
are accessed directly from the sidewalk. A five
(5) storey podium on both these streets also
provides a pedestrian scale for the street.
Finally, the design of the building responds
to the masonry that is typical in the area
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6.3 City of Ottawa Official Plan
Amendment No. 150

In 2013, the City of Ottawa reviewed its Official
Plan resulting in numerous policy changes. Ottawa
Council adopted Official Plan Amendment (OPA)
150 in December 2013, receiving Ministry of
Municipal Affairs and Housing approval April 24,
2014. As OPA 150 is currently under appeal, the
current policies of the City of Ottawa Official Plan
2003, consolidated May 2013 remain in full force
and effect and have been used to review and
evaluate the proposed development.
Although OPA 150 is not in full force and effect, the
new policies relevant to the proposed development
have been considered as the intended direction of
City Council and are described below.
Section 2.2.2 of the Official Plan which was entitled
“Managing Growth”, is amended in OPA 150 to
“Managing Intensification with the Urban Area”.
This section has been revised to better reflect
the general focus on intensification throughout
the urban area where there are opportunities to
accommodate more jobs and housing and to
increase transit use. Intensification is to be directed
to target areas which have the potential to develop
at moderate to high densities in a compact form.
Mainstreets remain as target areas of intensification
given their location on the Rapid Transit and
Transit Priority Network as identified on Schedule
D. Schedule D identifies Bank Street as a Transit
Priority Corridor (Isolated Measures) abutting the
subject property.
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The City has established minimum residential
intensification targets to reside outside the Plan
(in the Residential Land Strategy or subsequent
study) for areas designated on Schedule ‘B’ of the
Plan as Mixed Use Centre, Town Centre, Traditional
Mainstreet and Arterial Mainstreet. These targets
are intended to inform the community design
plan process, infrastructure planning, growth
projections, and other planning processes and
policies. Density targets are not proposed for
Traditional Mainstreets at this time. It is anticipated
that Staff, in subsequent reviews of the OP and
implementing Zoning By-laws will establish clear
direction for Mainstreets.
Policy 2.2.2(10) states that taller buildings should
be located in areas that support the rapid transit
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 a secondary plan. The
distribution of appropriate building heights will be
determined by the location in a target area and
the design and compatibility of the development
with the surrounding existing context and planning
function, as detailed in section 4.11.
The Traditional Mainstreet policies of Section 3.6.3
have been revised. Specifically, a revised policy
12 states that on Traditional Mainstreets the plan
supports mid-rise buildings up to six (6) storeys,
unless a Secondary Plan states otherwise. Building
heights greater than six (6) storeys will only be
permitted through a Secondary Plan.
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The subject property is located along a
Traditional Mainstreet, within a target area for
intensification per OPA 150. The proposed eight
(8) storey building height is greater than the six
(6) storey building height permitted in Section
3.6.3. While a Secondary Plan for Bank Street
has not been completed, in our opinion the
subject property would be an ideal candidate
for consideration of greater height, given its size
and depth.
In a recently completed update of the Uptown
Rideau Community Design Plan for the
Rideau Street Traditional Mainstreet, the
largest properties were recognized as having
greater potential for intensification than other
properties. They were assigned a greater
maximum floor space index and greater heights
accordingly.
While OPA 150 is not in full force and effect, and
no secondary plan is proposed for Bank Street,
the proposed development demonstrates the
opportunity for meaningful intensification that
is compatible with the character of the existing
community and provides appropriate transition
between the mainstreet and the residential
neighbourhood to the east, while also achieving
the objectives for Traditional Mainstreets of
achieving a pedestrian scale along the street
and intensifying the corridors in proximity to a
Transit Priority Corridor.
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Revisions to Section 4.11, renamed Urban Design
and Compatible Development, contain more robust
policies related to building and site design.
Policies 5 through 8 have regard for the design
of buildings. Policy 5 requires proponents to also
demonstrate how the design of the development
fits with the existing desirable character and
planned function. Policy 6 contains new design
requirements for principal entrances being
oriented towards the street, windows, and other
architectural elements.
Policy 7 recognizes the gateway function that sites
at the intersection of arterial and collector roads
can play and notes that these areas can support
high levels of pedestrian and vehicular traffic, the
greatest density of housing, etc.
Finally, policy 8 requires that loading facilities,
service areas, mechanical equipment, vents, and
metering devices should be visually screened from
the public street, pedestrian and cycle pathways or
adjacent ground-oriented residences.
The subject property is located at the corner of
an Arterial Road (Bank Street) and a collector
road (Fifth Avenue). Given this, the main
residential entrance has been oriented towards
this intersection. The subject property is also
appropriate for the greatest intensity of housing,
further supporting the suggestion that the
subject property’s size and depth make it wellsuited for greater building heights.

Policies 9 through 12 speak to the massing and
scale of new development. Policy 9 states that
proposals will be assessed based on Councilapproved design guidelines, as well as:
//

//

//

Building height, massing and scale
permitted by the planned function of
adjacent properties as well as the character
established by the prevailing pattern of
abutting development and development that
is across the street;
Prevailing patterns of rear and side
yard setbacks, building separation and
landscaped open spaces and outdoor
amenity areas, as established by existing
zoning where that pattern is different from the
existing pattern of development;
The need to provide a transition between
areas of different development intensity and
scale.

Policies 11 and 12 outline compatibility with
regards to transition. Policy 11 states that
proposals for buildings that are taller than the
existing or planned context are required to
demonstrate that and effective transition can be
achieved such as a stepping down or variation in
building form.
Policy 12 specifies that building height and
massing transitions will be accomplished through a
variety of means, including incremental changes in
building height, massing, or building stepbacks and
step-backs.
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TA

As detailed in the discussion on the current
City of Ottawa Official Plan, the proposed
development integrates several setbacks and
stepbacks to achieve an appropriate transition
and to provide variation in the built form. The
result is an appropriate transition between the
higher intensity Bank Street corridor and the
lower intensity residential neighbourhood.
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Policies 15 and 16 address outdoor amenity areas.
Policy 15 deals specifically with the impacts on
any outdoor amenity areas of adjacent properties,
while policy 16 encourages well-designed, usable
amenity areas appropriate to the size, location and
type of development.
The proposed development includes indoor
and outdoor communal amenity areas at-grade,
as well as communal outdoor amenity on the
rooftop. Private balconies and terraces also
provide private amenity areas for units within
the building.
Finally, policies 18 through 20 deal specifically with
Design Priority Areas, referring specifically to the
importance of high-quality design standards for
the facades of these buildings that abut the public
realm.
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Figure 10: Proposed Building Stepbacks along East Property Line (looking northwest from Fifth Avenue)
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6.4 Urban Design Guidelines for
Development Along Traditional
Mainstreets

The City of Ottawa’s Guidelines for Development
along Traditional Mainstreets provide urban
design guidance at the planning application stage
to assess, promote, and achieve appropriate
development for proposed developments on
Traditional Mainstreets.

//

//

The proposed development supports several of the
Traditional Mainstreet guidelines. In particular it:
//

Aligns and maintains the existing streetwall
along Bank Street (Guideline 1);

//

Retains existing trees and adds new
ones along both Fourth and Fifth Avenue
(Guideline 2);

//

Maintains a 2.0 metre wide sidewalk along
Bank Street (Guideline 3);

//

Creates public and semi-public outdoor
amenity space at the corner of Bank Street
and Fifth Avenue (Guideline 6);

//

Provides a quality building design that is
rich in architectural detail and respects the
rhythm and pattern of the existing or planned
buildings on the street through the alignment
of the windows and front doors (Guideline 8);

//

Pays careful attention to the residential
properties to the rear with a compatible
built form that is sensitive with regards to
maximizing light and minimizing overlook
(Guideline 9);
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Utilizes an appropriate ratio of building
height to road corridor width of 1:1.4 along
Bank Street and Fourth Avenue, and 1:1.3
along Fifth Avenue, proposing a height of
25.95 metres as compared to the rightof-way width of 18 metres for Bank Street
and Fourth Avenue, and 20 metres for Fifth
Avenue (Guideline 10).
Uses clear windows and doors to make the
pedestrian level façade of walls facing the
street highly transparent and locates active
pedestrian-oriented uses at-grade (Guideline
11);

//

Proposes setbacks to the upper floors of the
building to help achieve a human scale and
add more light to the sidewalks (Guideline
12);

//

Locates residential units above the level
of vehicular traffic along the Mainstreet
(Guideline 13);

//

Locates a mixed-use development by
concentrating height and mass at nodes and
gateways (Guideline #14); in this case the
node is represented by the intersection of
Bank Street and Fifth Avenue;

//

Ensures adequate sunlight for sidewalks by
building within a 45 angular plane measured
from the opposite sidewalk curb along Bank
Street (Guideline 15);

//

Locates front doors to face the mainstreet
and be directly accessible from the public
sidewalk (Guideline 19);

//

Uses materials such as concrete or unit

pavers for pedestrian sidewalks that are
easily maintained for safety (Guideline 20);
//

Locates surface parking in the rear yard
with vehicular access off side streets and
laneways (Guideline 23);

//

Proposes shared service and utility areas for
the development (Guideline 37); and,

//

Will design lighting so that there is no glare or
light spilling onto surrounding uses (Guideline
40).

The proposed development is consistent with
the design direction provided in the Urban
Design Guidelines for Development Along
Traditional Mainstreets.
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6.5 City of Ottawa Comprehensive
Zoning By-law (2008-250)
The subject property is zoned “Traditional
Mainstreet, Exception 93, Maximum Height
15 metres (TM[93] H(15))”. The purpose of the
Traditional Mainstreet zone is to accommodate a
broad range of uses, including retail and residential
in a compact mixed-use pedestrian-friendly
environment. Permitted uses in the TM zone
include retail, service commercial, office, residential
and institutional uses.

The lands are also subject to Interim Control By-law
2017-278 which affects lands in the Glebe south of
Third Avenue, west and north of the Rideau Canal,
and east of Bronson Avenue. This interim control
by-law deals specifically with lands zoned R1, R2,
R3 and R4 within this area and limits the number of
bedrooms within a building.

The table below outlines the required standard
provisions of the TM[93] H(15) zone and those for
the proposed development.

Interim Control By-law 2017-278 does not affect
the subject property.

Exception 93 contains site specific provisions,
including:
// Maximum 550 sm gross floor area permitted
for medical facility;
// Maximum cumulative total of 915 sm gross
floor area permitted for restaurant uses;
// Maximum cumulative total of 1,100 sm gross
floor area permitted for a retail food store,
retail store use
// Maximum 3,660 sm of gross floor area
permitted for all non-residential uses
// 79 parking spaces are required for the nonresidential uses; and,
// Despite Section 197(1)(c) internal ground
floor uses without direct access to Bank
Street are permitted.
The purpose of the minor rezoning application is to
amend specific performance provisions in order to
permit the development as planned.
Figure 12: City of Ottawa Zoning By-law
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Table 1: Zoning Provisions

Minimum Lot Area

Required

Proposed

No minimum

3,698 square metres

Minimum Lot Width

No minimum

63.5 metres

Maximum Front Yard (Bank
Street) Setback

2 metres

0 metres
At the southwest corner of the subject property, the
setback increases to 19.52 metres *

Minimum Corner Side Yard
(Fourth and Fifth Avenue)
Setback

3 metres, except for any part of a building above 15 metres
for which an additional 2 metre setback must be provided

0 metres, where the retained building abuts Fourth
Avenue *
3 metres in all other cases
2 metre stepback at 15.8 metres

Minimum Rear Yard Setback

7.5 metres

7.5 metres

Minimum Building Height

6.7 metres for a distance of 20 metres from the front lot line

> 6.7 metres

Maximum Building Height

15 metres
Where the building height is greater than four (4) storeys
or 15 metres, at and above the fourth storey or 15 metres
(whichever is lesser) the building must be setback a
minimum of 2 metres more than the provided setback from
the front and corner side lot lines.

25.95 metres
Above the fifth storey/15.8 metres, the building steps
back and additional 2 metres from Fourth and Fifth
Avenue

Angular Plane

Provides a 46.6 degree angular plane measured at a
No part of a building on a lot with a rear lot line abutting
height of 15.8 metres from a point 7.5 metres from the
an R1, R2, R3 or R4 Zone may project above a 45 degree
rear lot line, project upwards towards the front lot line
angular plane measured at a height of 4 storeys or 15
metres (whichever is lesser) from a point 7.5 metres from
the rear lot line, projecting upwards towards the front lot line

Minimum Width of Landscaped
Area Abutting a Residential
Zone

3 metres, may be reduced to one metre where a 1.4 metre
high opaque fence is provided

0 metres *

Minimum Aisle and Driveway
Width

3 metres for driveway accessing the parking lot
3.5 metres for aisle accessing perpendicular spaces
4.3 metres for aisle accessing 45 degree angular spaces
6 metres for driveway accessing and aisle within the parking
garage

4.5 metres for driveway and aisle accessing the rear parking
area, including parallel and angled parking spaces
6 metres for driveway accessing and aisle within the parking
garage

* denotes existing condition
Planning Rationale and Design Brief
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Required

Proposed

Restriction on Uses Abutting
Mainstreet

Where in a commercial or mixed use building and located
on the ground floor abutting a street having direct
pedestrian access to that street, residential, office and
research and development centre uses must not be located
within a depth of six metres of the front wall of the main
building abutting the street

No residential office, or research and development centre
uses are proposed within the first 6 metres of the front wall
of the main building abutting the street. Residential uses are
located in the new building behind the retained commercial
building, and office uses are on the second storey of the
retained commercial building.

Ground Floor Activation

Greater than 50% of the ground floor facade contains
A minimum of 50% of the ground floor façade facing the
main street, measured from the average grade to a height of glazing with several active entrances directly onto Bank
4.5 metres, must comprise transparent windows and active Street.
entrances; and where an active entrance is angled on the
corner of the building, such that it faces the intersection of
the main street and an intersecting side street, it is deemed
to face the main street
*Note: Exception 93 states that internal ground floor uses
without direct access to Bank Street are permitted

Storage

Storage must be completely enclosed within a building

No outdoor storage is proposed.

Maximum Gross Floor Area

For Restaurant Uses: 915 square metres
For Retail Uses: 1,100 square metres
Non-Residential Uses: 3,660 square metres

No change proposed along Bank Street. Total gross floor
area for non-residential uses is 1,482 square metres.

* denotes existing condition
Planning Rationale and Design Brief

99 Fifth Avenue

30

Minimum Parking Requirements
Residential:
First 12 units: None required
Other: 0.5 spaces/dwelling
unit
Residential Visitor:
First 12 units: None required
Other: 0.1 spaces/dwelling
unit
Maximum 30 spaces
Retail: 1.25 spaces/100 sm of
GFA
Restaurant: 5 spaces/100 sm of
GFA
Office: 1 spaces/100 sm of GFA

Required

Proposed

Residential: 56 spaces
Residential Visitor: 11 spaces
Retail (second floor): 7 spaces

Residential: 111 spaces
Residential Visitor: 5 spaces
Retail (second floor): 6 spaces

Total: 76 spaces

Total: 122 spaces

Residential: 62 spaces
Retail/Restaurant/Office: 6 spaces

Residential: 77 spaces
Retail/Restaurant/Office: 6 spaces

Total: 69 spaces

Total: 83 spaces

*Note: Where a non-residential
use located partly or entirely
on the ground floor has a gross
floor area of 200 sm or less, no
off-street parking is required to
be provided
Exception 93 requires 79 parking
spaces for all non-residential
uses
Bicycle Parking Requirements
0.5 spaces/dwelling unit
1 space/250 sm of GFA for
restaurant, retail and office

* denotes existing condition
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7.0
PROPOSED ZONING BY-LAW AMENDMENT
7.1 Proposed Amendments

The current application is for a minor Zoning Bylaw Amendment to facilitate the development of the
lands as proposed. The proposed amendments are
as follows:
//

//

//

To recognize the existing condition on site,
by permitting a maximum front yard setback
of 19.52 metres for approximately 7 metres
of the frontage whereas the By-law requires a
maximum front yard setback of 2 metres;
To recognize the existing condition on site,
by permitting a minimum corner side yard
setback of 0 metres abutting Fourth Avenue
for the retained commercial building whereas
the By-law requires a setback of 3 metres;
To amend the stepback provisions to permit
a stepback of 2 metres after the fifth storey or
15.8 metres, whereas the By-law requires a
stepback after the fourth storey or 15 metres
(whichever is lesser);

//

To permit a building height of 26 metres,
whereas the By-law permits a building height
of 15 metres;

//

To permit an angular plane of 46.6 degrees
measured from a height of 15.8 metres and
a setback of 7.5 metres, whereas the By-law
requires a 45 degree angular plane measured
from a height of 15 metres or the top of
the fourth storey, whichever is less, and a
setback of 7.5 metres;

//

To recognize the existing condition on site by
permitting a 0 metre landscaped buffer in the
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rear yard abutting a residential zone, whereas
the By-law requires a 3 metre landscaped
buffer (or 1 metre buffer with a 1.4 metre
opaque fence);
//

To require five (5) residential visitor parking
spaces for the proposed development,
whereas the By-law requires 11 spaces; and,

//

To require six (6) parking spaces for any nonresidential uses on the property, whereas the
By-law currently requires 79 spaces.

7.2 Discussion

7.2.1 Maximum Front Yard Setback
The proposed development maintains the existing
condition along Bank Street. The retained building
occupies the majority of the lot frontage along
Bank Street with only the south end of the subject
property, adjacent to Fifth Avenue, being setback
the greater distance of 19.52 metres.
The minimal existing void in the continuous
street wall along Bank Street is occupied by
an outdoor commercial patio which serves to
animate the street and contributes positively
to the vibrancy of the Traditional Mainstreet.
In our opinion, the requested amendment is
appropriate in this context.
7.2.2 Minimum Corner Side Yard Setback
The retention of the existing two (2) storey nonresidential building abutting Bank Street means
that the existing condition at the corner of Bank
Street and Fourth Avenue will remain unchanged.
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Currently, the north end of this building is located at
a 0 metre setback from the corner side lot line.

15 metres. The 0.8 metre difference will be
generally imperceptible from street level.

The retention of the existing building along
Bank Street is an important element of the
design and helps to maintain the existing scale
and character of the street. While the retained
building has a 0 metre setback from the corner
lot line, the wide sidewalk at this corner
provides ample space for infrastructure, and
street furniture without obstructing pedestrian
flows. Further, the reduced setback contributes
to the continuity of the street wall along Bank
Street, consistent with the objectives of the
Traditional Mainstreet zone.

Along Fourth Avenue, which has an 18 metre
right-of-way, the building above the step back
has no balconies which serves to reduce the
impact on the street and the mass of the upper
storeys.

7.2.3 Building Step Back Above the Fourth
Storey
For buildings higher than four storeys, the
Traditional Mainstreet zone requires a 2 metre
stepback above the fourth storey or 15 metres,
whichever is lesser, from the setback of the building
below. The intent of this policy is to create maintain
a pedestrian scale along the street and provide for
sunlight to reach the sidewalk on the street.
The proposed development provides a 2 metre
stepback at 15.8 metres, above the fifth storey.
In our opinion, the proposed stepback above the
fifth storey and at 15. 8 metres still achieves the
intent of the zoning to create a pedestrian scale
on the street. The podium, or first five-storeys of
the building, have a height of 15.8 metres which
is only minimally greater than the permitted
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The proposed amendment still achieves the
intent of the zoning and is appropriate.
7.2.4 Building Height
As noted in the table above and discussed at
length throughout this report, the proposed
development has a height of eight (8) storeys,
or 25.95 metres which exceeds the currently
permitted building height for the subject property
(15 metres) and exceeds what is to be generally
supported building height along Traditional
Mainstreets of six (6) storeys.
With regards to the Official Plan direction for
building height, the policies recognize that while
the generally permitted height is six (6) storeys
for Traditional Mainstreets, greater building
heights may be appropriate in specific instances
to help in the intensification of these corridors.
One such instance is the ability to appropriately
transition the built form between the taller
building and the adjacent neighbourhood.
As described in earlier sections of this report,
the proposed development provides a sensitive
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PROPERTY LINE

and appropriate response to the surrounding
neighbourhood from the eight (8) storey height.
Transition is achieved as follows:
// The building incorporates a number
of setbacks and stepbacks from the
rear property line that contribute to the
achievement of a 46.6 degree angular
plane from 15.8 metres across 59% of
the lot width, whereas the Zoning Bylaw requires a 45 degree angular plane
measured from a height of 15 metres or
four storeys, whichever is lesser. The
remaining 41% of the lot width achieves
the 45 degree angular plane from 15
metres.
The additional height from which
Roof
+25.95
the angular plane is measured will have no
perceivable
impacts on the surrounding
8F
+22.30
land uses and will provide an appropriate
transition
into the community from the
7F
+19.05
higher density mainstreet.
// The
6F U-shape of the building responds
+15.80
to the surrounding context. Specifically,
5F indentation at the centre of the
the
+12.85
subject property generally aligns with the
4F
DEGREE
permitted
rear facade45
of
the residences
+9.90
ANGULAR
along Fourth and FifthPLANE,
Avenue.
The
FROM CURB
3F
result is a 7.5 setback adjacent to the
+6.95
neighbouring
dwellings, and an over 15
2F
+4.00
metre setback from the adjacent rear
yards. This approach mitigates concerns COMMERCIAL BUILDING
Ground Floor
with privacy and overlook of the adjacent
±0.00
outdoor
amenity areas.
P1
// -2.80
Similarly, the retention of the two (2) storey
P2
building
along Bank Street provides the
-5.60
scale and character envisioned for the
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mainstreet with the taller building set
back.

yard is parallel parking, limiting the impact of
headlights on the adjacent property.

It is also worth noting that the Traditional
Mainstreet policies would support a six (6)
storey office building, with retail uses at-grade,
which would typically have a height in the range
of 24 metres.

7.2.6 Minimum Parking Requirements
The existing site-specific exception to the zoning
states that 79 total parking spaces are required
for the non-residential uses on the property.
The proposed amendment will remove this total
requirement.

The proposed eight (8) storey built form
achieves the intent of the policies in the
Traditional Mainstreet zone that would typically
dictate a six (6) storey building. As a result, the
additional building height is appropriate.
7.2.5 Landscaped Buffer Abutting Residential
Zone
The proposed development provides a 7.5 metre
setback from the rear yard, but retains the existing
rear lane and 0 metre landscaped buffer along the
rear property line.
The proposed development maintains the
existing rear lane along the east edge of the
property. The intent of the landscaped buffer is
to provide screening between a parking area
in the rear yard and the adjacent residential
uses. The By-law permits a reduction of the
buffer to 1 metre where a 1.4 metre opaque
fence is provided along the lot line. As part of
the proposed development, an opaque fence
will be provided along the property line to
screen the parking area, both visually and from
headlights. Further, the parking abutting the rear
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In total 122 parking spaces are provided on the
subject property - 111 spaces below grade to
serve the residential uses and 11 spaces at-grade
for residential and commercial visitors. While the
total number of spaces required by the By-law are
provided on the subject property, the distribution of
spaces is the subject of the proposed amendment.
The subject property is located within Area Y
on Schedule 1A of the Zoning By-law, an area
applied to Inner Urban Mainstreets throughout
the City. The parking provisions for Area Y state
the following:
// Where a residential use is located in a
building of five or more storeys, no vehicle
parking is required to be provided for the
first 12 residential units;
//

Where a non-residential uses is located
partly or entirely on the ground floor or in
the basement:
-- In the cases of a restaurant with a
gross floor area of 350 square metres
or less, no off-street vehicle parking is
required to be provided; and,
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--

In the case of any other non-residential
use with a gross floor area of 500
square metres or less, no off-street
motor vehicle parking is required to be
provided.

The retained building along Bank Street
contains ground floor retail uses, each with
access to the street and an area under 350
square metres in the case of restaurant uses,
and 500 square metres in other cases. The
second floor uses include a restaurant with a
vestibule and access from Bank Street, and
a range of other uses accessed internally.
Parking is required for the other second uses.
The proposed amendment seeks to reduce the
number of spaces required from 7 spaces to 6.

A total of five (5) residential visitor parking
spaces are provided at-grade for the 124 units.
The Zoning By-law would require 11 spaces to
serve the proposed 124 units. The reduction is,
in our opinion, reasonable given the availability
of on-street parking in the immediate area and
the recently constructed Glebe parking garage,
located approximately 150 metres from the
subject property at 170 Second Avenue. This
parking garage provides 141 parking spaces for
vehicles. Parking off-site and walking to visit a
residential building is appropriate in the context
of a Traditional Mainstreet.
The distribution of parking spaces reflects
Minto’s recent experience in other Traditional
Mainstreet intensification projects and is what’s
expected to satisfy market demands.

Despite the above, the existing zoning for the
subject property, which includes exception 93,
states that 79 parking spaces are required for
non-residential uses.
It should be noted that, were the building four
storeys or less, then no parking would be
required for any second floor office use. The
proposed development is a single building,
given the common lobby along Fifth Avenue, but
in reality functions as two separate buildings.
The request to reduce the office parking from
7 spaces to 6 is reasonable and appropriate
given the Traditional Mainstreet policies and the
parking provisions for Area Y.
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A rear lane is maintained along the eastern edge
of the property with limited surface parking for
residential and commercial visitors. The lane is
reversed in direction from its current configuration,
allowing vehicles now to travel north to south, from
Fourth Avenue to Fifth Avenue.

8.48

2.

The two building components of the project are
connected by a common lobby entrance located
at the southwest corner of the site. The lobby
will provide the primary access to the residential
building while also providing access to the second
storey uses within the retained building.

The pedestrian access is located on Fifth Avenue
to take advantage of the existing setbacks and the
node created by the intersection of Bank Street
and Fifth Avenue. This node will be strengthened
through the future Rideau Canal crossing currently
under construction which will connect Fifth Avenue
and Clegg Street with a pedestrian and cycling
connection.

A V E N U E

3.00

The proposed site plan for the redevelopment of
the lands retains the existing two (2) storey building
adjacent to Bank Street. This building is actually
made up of three older buildings, all clad in similar
red brick. The building features ground floor retail
and restaurant uses, and second floor offices and
a restaurant. The intensification of the subject
property is proposed for the balance of the site,
setback from the retained building.

WAY

8.1 Site Plan

5.22

A V E N U E
Figure 15: Site Plan
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8.2 Massing

The proposed development retains the existing
two (2) storey commercial building along Bank
Street and focuses on creating a transition to the
neighbourhood to the east. The as-of-right six (6)
storey massing has been reconfigured to arrive at
the proposed built form and massing.

1: Policy As-of-right Six (6) Storey Building

1
1

2

3: Shifting the As-of-Right Massing from the
Retained Block to the back of the Subject Property
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4: Redistributed Eight (8) Storey Mass

3

4
4

2:
Consider the retained two (2) storey commercial
1
building
along Bank Street
1

2

4

5

5: Articulated Eight (8) Storey Mass Including
4
U-Shape to Address Rear Yard Setback
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8.3 Elevations

The proposed elevations and materiality respond
to the masonry materials that are prevalent in
the surrounding community. Rather than copying
the present cladding of the retained commercial
building, the new building uses limestone to
compliment the facade.

TAC

The stepped back rear (east) facade acknowledges
and addresses the buildings context and the
abutting residential neighbourhood.

Revision:

3A

3B

4

5

6

The Bank Street facade is designed to be vibrant, +25.95
Roof
like the street itself. The west facade of the new
building achieves this through the staggered
+22.30
8F
elevation and varying balcony depths and
+19.05
treatments.
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The scale and mass of the building is broken down
with horizontal and vertical reveals on the exterior.
A transition from masonry on the building base
to glass on the upper storeys create a smooth
transition between the two.
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Figure 18: Side (North) Elevation
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Figure 19: Rear (East) Elevation
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8.4 Transition and Angular Plane
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The depth of the north
and south wings have
a depth of 21.4 metres
from the lot line, leaving
stepping back for 10
metres of adjacent
outdoor amenity area.

Projection from Proposed Building Wall
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The result is a building the transitions smoothly into
the neighbouring community.
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The two wings achieve an angular plane of 46.6
degrees from a height of 15.8 metres at a setback
of 7.5 metres across 59% of the lot width. The
Traditional Mainstreet zone typically requires an
angular plane of 45 degrees from a height of 15
metres or four (4) storeys, whichever is lesser, at a
setback of 7.5 metres (Figure 21).

For the balance of the lot width (41%) including the
20 metre wide indentation, the proposed building
achieves a 45 degree angular plane from a height
of 15 metres (Figure 22).
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The building has a U-shape, where the north
and south wings are generally located adjacent
to the neighbouring residential buildings and the
indentation generally aligns with the rear yards of
these dwellings (Figure 20).

The greater stepback
in the centre of the
building corresponds
to the outdoor amenity
areas of the adjacent
dwellings
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Figure 20: The U-Shaped Building Responds to the Surrounding Context
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8.5 Perspective Views

The proposed development has been designed to
provide a sensitive transition to the surrounding
community and to respect the character of the
existing community while recognizing the potential
for intensification on the lands.

Figure 24: Looking Northwest (from Fifth Avenue)
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Figure 27: Looking Southeast (from the intersection of Fourth Avenue and Bank Street)
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8.6 Shadow Analysis
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The impacts of shadowing on adjacent properties
has been evaluated in a shadow study completed
by TACT Architecture.
The study shows that the shadows cast by
the building are generally cast across Fourth
Avenue with limited impacts on the rear yards of
the immediately adjacent dwellings. During the
summer, when amenity areas are more likely to
be used, shadows will not affect these yards. In
the other seasons, shadows will be cast onto the
adjacent yards in the late afternoon. The shadow
impacts are considered appropriate for the urban
context. The setbacks and stepbacks integrated
into the building will ensure no shadow impacts in
the summer months, when outdoor amenity is used
most.

June 21 - 9:18am

TA

June 21 - 11:18am

Revision:

June 09:18

June
June
09:18
10:18

June
June
10:18
11:18

No.

Date

TACT
Arc
01
24.11.2

660R College
Toronto, ON M
(416) 516-194
info@tactdesig

Note: This dr
are the sole a
Architecture In
drawing in wh
any way what
consent of
prohibited. D
date: Thursda

Þle: 819 Ba
[server.local]

job title

99 Fifth A

client

TA

Minto Co

September 21 - 9:18am

September 21 - 11:18am

sheet title

June 21
Revision:

September 09:18

September
September
09:18
10:18

September
September
10:18
11:18

June 12:18

June
June
12:18
13:18

June
June
13:18
14:18

No.
Date
TACT
Arc

01
24.11.2
660R College
drawn
by
Toronto, ON M
AS/AK
(416) 516-194
info@tactdesig
issue date

Thursday

Note: This dr
scale
are the sole a
Architecture In
drawing in wh
job
any number
way what
consent of
1716
prohibited. D
date: Thursda

Þle: 819 Ba
[server.local]

job title

99 Fifth A

client

Minto Co

March 21 - 9:18am
March 09:18

Planning Rationale and Design Brief

September 12:18

March 21 - 11:18am
March
March
09:18
10:18
September
September
12:18
13:18
99 Fifth
Avenue

sheet title

Sept 21

March
March
10:18
11:18
September
September
13:18
14:18

TACT Arc

drawn by
660R College
AS/AK
Toronto, ON M
(416) 516-194
issue date
info@tactdesig

Thursday

scale
Note: This dr
are the sole a
Architecture In
job number
drawing
in wh

52

proposed

TACT
existing

N

TA

Revision:

June 09:18

June 10:18

June 11:18

No.

Date

Revision

TACT
Architecture
01
24.11.2017
INITIAL ZBAInc.
660R College St [Rear Lane]
Toronto, ON M6G 1B8
(416) 516-1949
info@tactdesign.ca

Revision:
No.

Date

01

24.11.2

Note: This drawing and all copyright therein
are the sole and exclusive property of TACT
Architecture Inc. Reproduction or use of this
drawing in whole or in part by any means or in
any way whatsoever without the prior written
consent of TACT Architecture is strictly
prohibited. Do not scale this drawing. Print
date: Thursday, November 23, 2017.
Þle: 819 Bank v13_Option N- 171123
[server.local]

job title

99 Fifth Avenue Ottawa
proposed
client

existing

TACT

Minto Communities

N

TA

sheet title

June 21

September 09:18

June 21 - 1:18pm

June 12:18

September 10:18

June 21 - 2:18pm

June 21Inc.- 4:18pm

Revision:

September 11:18

June 13:18
June 15:18

No.
Date
Revision
TACT
Architecture

01
24.11.2017
INITIAL
660R College
St [Rear
Lane]ZBA
drawn
by
Toronto, ON M6G 1B8
AS/AK
(416) 516-1949
info@tactdesign.ca
issue date

checked by

Revision:

PJ

JuneJune
14:18
June
15:1816:18

JuneJune
16:1817:18

Note: This drawing and all copyright therein
scale
are the sole and exclusive property of TACT
Architecture Inc. Reproduction or use of this
drawing in whole or in part by any means or in
job
any number
way whatsoever without the prior written
consent of TACT Architecture is strictly
1716
prohibited. Do not scale this drawing. Print
date: Thursday, November 23, 2017.

A5.5

99 Fifth Avenue Ottawa

Þle: 819 Ba
[server.local]

job title

proposed

client

Date

TACT
Arc
01
24.11.2

Note: This dr
are the sole a
Architecture In
drawing in wh
any way what
consent of
prohibited. D
date: Thursda

Þle: 819 Bank v13_Option N- 171123
[server.local]

job title

No.

660R College
Toronto, ON M
(416) 516-194
info@tactdesig

Thursday, November 24, 2017

99 Fifth A

Minto Communities
existing

N

client

TA

Minto Co

sheet title

Sept 21

March 09:18

September 21 - 1:18pm

September 12:18

March 10:18

September 21 - 3:18pm

September
13:18 15:18
September

March 11:18

September 21 - 5:18pm

sheet title

TACT Architecture Inc.
drawn by
660R College St [Rear Lane]
AS/AK
Toronto, ON M6G 1B8
(416) 516-1949
issue date
info@tactdesign.ca

June 21

checked by

PJ

September
14:18
September
September
15:1816:18

Revision:

September
September
16:1817:18

Thursday, November 24, 2017
scale
Note: This drawing and all copyright therein
are the sole and exclusive property of TACT
Architecture Inc. Reproduction or use of this
job number
drawing
in whole or in part by any means or in
any way whatsoever without the prior written
1716
consent of TACT Architecture is strictly
prohibited. Do not scale this drawing. Print
date: Thursday, November 23, 2017.

01
24.11.2
660R College
drawn
by
Toronto, ON M
AS/AK
(416) 516-194
info@tactdesig
issue date

Thursday

Note: This dr
scale
are the sole a
Architecture In
drawing in wh
job
any number
way what
consent of
1716
prohibited. D
date: Thursda

A5.1

Þle: 819 Bank v13_Option N- 171123
[server.local]

job title

No.
Date
TACT
Arc

Þle: 819 Ba
[server.local]

99 Fifth Avenue Ottawa

job title

99 Fifth A
client

Minto Communities
client

Minto Co
sheet title

March 21 - 1:18pm

March 21 - 3:18pm

March 21

March 21 - 5:18pm

drawn by

March 12:18

Planning Rationale and Design Brief

March 13:18
March 15:18

AS/AK

March
14:18
March
March
15:1816:18
issue date

PJ

Thursday, November 24, 2017

99 Fifth Avenue
scale

job number

1716

sheet title

Sept 21

checked by

March
March
16:1817:18

TACT Arc

drawn by
660R College
AS/AK
Toronto, ON M
(416) 516-194
issue date
info@tactdesig

Thursday

scale
Note: This dr
are the sole a
Architecture In
job number
drawing
in wh

9.0
CONCLUSIONS
In considering the proposed development and
applicable policy framework, it is our 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. The
proposed development on the subject property will
achieve a greater density and mix of land uses in a
pattern that efficiently uses available infrastructure
and transit services, and supports existing
neighbourhood amenities.
Conforms to the City of Ottawa Official Plan
The subject property is designated “Traditional
Mainstreet” in the Official Plan. The proposed
residential and commercial uses are permitted
and encouraged along Traditional Mainstreets in a
compact, mixed-use and pedestrian-oriented form.
Traditional Mainstreets are an identified as
important intensification corridors in the Official
Plan. Redevelopment and infill along Traditional
Mainstreets in encouraged to optimize the use of
land through intensification, in a building format
that encloses and defines the street edge, and
provides direct pedestrian access to the sidewalk.
The Official Plan generally supports building
heights up to six (6) storeys on Traditional
Mainstreets, but identifies specific instances where
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greater building height may be appropriate. These
instances include when built form transition can be
achieved on the lands.
As has been discussed in detail within this
report, the proposed development form has
been designed with a careful sensitivity to the
surrounding community and land uses. The result
is a U-shaped building that aligns generally with
the adjacent residential buildings and steps back
to provide significant separation from adjacent
outdoor amenity areas.
The proposed development also incorporates
ground-oriented units and multiple setbacks and
stepbacks to achieve an appropriate transition from
the higher intensity Traditional Mainstreet into the
adjacent neighbourhood. The depth of the property
allows for the development to achieve an angular
plane that achieves the intent of the policies
contained in the Zoning By-law.
The proposed development will not generate undue
adverse impacts on the neighbouring properties
and fulfills the compatibility objectives and design
principles outlined in Section 2.5.1 and the
compatibility criteria outlined in Section 4.11.
Has Regard for Official Plan Amendment No.
150
The proposed development supports the vision of
intensification within a target area of Official Plan
Amendment No. 150 in a compatible manner. The
sensitivity to the surrounding context and careful
articulation of the built form allows the building

to achieve an appropriate transition into the
surrounding community.
Meets Applicable Design Guidelines
The proposed development generally meets the
design direction provided in the Urban Design
Guidelines for Development Along Traditional
Mainstreets. The proposed building takes
advantage of an under-utilized property and
achieves a compatible building in terms of form
and design.
Maintains the General Intent of the Zoning ByLaw
A Minor Zoning By-law Amendment is requested to
address site-specific provisions that will facilitate
the redevelopment of the subject lands. The
proposed amendments recognize the existing site
conditions (with regards to building setbacks and
landscaped buffer) and proposed amendments to
the policies regarding building height and parking.
The building height achieves a 46.6 degree angular
plane, measured from a height of 15.8 metres
and a setback of 7.5 metres across 59% of the
lot width. For the balance of the lands, including
the indentation within the U-shaped building, the
proposed development achieves the typically
required 45 degree angular plane, measured at a
height of 15 metres and a setback of 7.5 metres.
The proposed eight (8) storey built form achieves
the intent of the Traditional Mainstreet zoning which
would typically require a six (6) storey building,
largely given the size and depth of the subject
property.
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The proposed parking amendments are reasonable and appropriate given the context, the availability of
on-street parking and the proximity of a municipal parking garage.
Represents Good Planning
Overall, the proposed development advances several key policy objectives at the Provincial and Municipal
levels including: optimizing the use of serviced lands within the existing urban boundary, encouraging
growth within the urban boundary, intensification along an identified corridor and transit priority corridor,
and contributing to the range and availability of housing for all ages and incomes.
Based on the above analysis, it is our opinion that the proposed development represents good planning
and is therefore in the public interest.

Paul Black, MCIP RPP
Senior Planner
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