
domicile

 398 - 406 ROOSEVELT - MIXED-USE DEVELOPMENT

FEBRUARY 14th, 2018

FORMAL REVIEW - CITY OF OTTAWA URBAN DESIGN REVIEW PANEL



398 - 406 Roosevelt Avenue
Urban Design Brief

The following is an urban design brief for the proposed mixed-use development located at 398-406 Roosevelt Avenue in the heart of the Westboro
Community of Ottawa.

1.0 Application of the Official Plan
As per the policies of the Official Plan, the boundary of the Traditional Mainstreet designation is flexible depending on site circumstance and lot
configuration, but generally applies to those properties fronting on the road so designated. It may also include properties on abutting side streets that exist
within the same corridor.  Although the property is currently designated General Urban Area in the Official Plan and given that it does not immediately abut
Richmond Road, it is the intent to interpret and expand the Traditional Mainstreet designation to the Domicile lands on Roosevelt Avenue, wrapping around
the corner as an entranceway to the low-rise community to the north. The Traditional Mainstreet currently extends into Roosevelt Avenue across the street
by way of the Tubman Funeral Home Property.

Although the proposed building height of four (4) and six (6) storeys and the mixed use approach of the project are generally permitted under current
Official Plan policies for the General Urban Area designation, the interpretation of the Traditional Mainstreet designation to the lands is more in keeping
with the mixed use approach of the project and furthers the City's objectives for development in proximity to Mainstreets. The Traditional Mainstreet
designation allows the City to apply a higher urban design standard to the project and encourage synergies with development occurring on a Mainstreet,
and abutting lands.

The site consolidates several properties adjacent to the Traditional Mainstreet at a depth along Roosevelt Avenue similar to the adjacent Tubman Funeral
Home, which is designated and zoned Traditional Mainstreet. As noted previously, extending the Traditional Mainstreet designation onto the lands allows
greater coordination and integration to the development pattern typical along Richmond Road and allows the property to function as a transition, both in
terms of built form and use (medium density residential, community serving commercial at grade, etc.)

The subject site is in a residential community characterized by buildings of a variety of sizes and styles, from low to high-rise. As the subject site consists of
consolidated properties, its current condition represents an opportunity for development that provides a transition from the stable, inner-area of the
neighbourhood in the General Urban Area designation to the Traditional Mainstreet along Richmond Road.

2.0 Application of the Richmond Road/Westboro Secondary Plan
As in the CDP, the first objective of the Secondary Plan is intensification, which includes contributing to the restoration of urban fabric, transit-supportive
development, and building heights of up to six storeys.

The proposed development is a six (6) storey mixed use building located close to the street. The building features ground floor commercial uses with
residential uses on the upper floors. Parking is located in the rear yard and underground to ensure the proposed building actively contributes to and fosters
the pedestrian-friendly environment found on Traditional Mainstreets and adjacent areas.

Careful siting and design of the proposed building provides exposure to sunlight along sidewalks, and based on the results of the shadow impact study, does
not create negative visual or shadowing effects on neighbouring properties. Finally, a transportation impact assessment was undertaken to analyze the
effect of the project on the neighbouring road network. The study found that the traffic generated by the proposed development would not negatively
affect the existing road network.

3.0 Application of the Richmond Road/Westboro Community Design Plan
Although not considered a gateway property or intersection, the Domicile lands provide a sufficient opportunity for a reasonable and effective transition to
abutting properties, including dwellings along Berkley Avenue. While the property at 415 Richmond Road is currently developed with a 2-storey mixed use
building, the planned function and development context would support a building in the range of 4 to 9 storeys, subject to building design and form.

Given existing high rise buildings to the west, building profiles on the north and south sides of Richmond Road and redevelopment opportunities on both the
Tubman property and 415 Richmond Road the proposed 6-storey Domicile building is not out of character or scale as it transitions to toward the low-profile
area north of Richmond Road.

As the site is planned as an extension of the Traditional Mainstreet designation, a building height of six storeys is in keeping with intent of Sector 5,
Westboro Village, of the CDP.

4.0 City of Ottawa Urban Design Guidelines
A.FOR DEVELOPMENT ALONG TRADITIONAL MAINSTREETS

Key objectives of the Urban Design Guidelines for Development along Traditional Mainstreets are to:

· To promote development that will enhance and reinforce the recognized or planned scale and character of the street;
· To promote development that is compatible with, and complements its surroundings;
· To achieve high-quality built form and strengthen building continuity along Traditional Mainstreets;
· To foster compact, pedestrian-oriented development linked to street level amenities;
· To accommodate a broad range of uses including retail, services, commercial uses, offices, residential and institutional uses where one can live, shop

and access amenities.

The proposed development is consistent with the above guidelines as the built form is in keeping with the planned scale and character of the Traditional
Mainstreet. It is compatible with the surrounding uses as it is a mixed use building with ground floor commercial uses, which fosters a more compact,
pedestrian-oriented community. The building height and scale is similar to other buildings in the community and reflects the sites close proximity to transit
and other amenities.

Overall, the proposed development generally meets the design direction provided in the Urban Design Guidelines for Development along Traditional
Mainstreets.

B. FOR TRANSIT-ORIENTED DEVELOPMENT

Transit-Oriented Development (TOD) is a mix of moderate to high-density transit supportive land uses located within an easy walk of a rapid transit stop or
station that is oriented and designed to facilitate transit use. The guidelines for TOD are to be applied to all development within a 600 metre walking
distance of a rapid transit stop. The proposed development is in the area of influence of Dominion Station, located approximately 450 metres walking
distance from the subject site.

The TOD Guidelines encourage transit-supportive land uses, such as high residential densities that will attract and generate pedestrian traffic.
Multi-purpose destinations are to be created through the provision of a mix of different land uses that enable people to meet their daily needs locally -
elements of this include a variety of housing types, local services and amenities within close proximity of one another.

The proposed mixed use development positively contributes to the mix of uses and dwelling types in the area, and meets the land use guidelines for TOD.

5.0 Review of Zoning-By Law
Consistent with the direction of the policies of the Official Plan and Secondary Plan, the purpose of the TM zone is to:

· Accommodate a broad range of uses including retail, service commercial, office, residential and institutional uses, including mixed-use buildings but
excluding auto-related uses, in areas designated Traditional Mainstreet in the Official Plan;

· Foster and promote compact mixed use, pedestrian-oriented development that provide for access by foot, cycle, transit and automobile;
· Recognize the function of Business Improvement Areas as primary business or shopping areas; and,
· Impose development standards that will ensure that street continuity, scale and character are maintained and that the uses are compatible and

complement surrounding land uses.

The proposed building height exceeds the height limit in place for the existing zoning, but a six (6) storey height is supported by the current policy
framework. As such, a 21 metres height limit is being requested as part of the zoning amendment. The 7.5 metre rear yard setback will provide sufficient
separation and transition to abutting dwellings along Berkley Avenue, reducing the need for an angular plane consideration.

The north interior side yard setback (1.2m) is less than the required 3m. The reduction is required to accommodate the two vehicular accesses, to the rear
yard parking area and the underground parking garage.

The minimum width of the landscaped area of the rear yard parking area does not meet the required 3m adjacent to the rear lot line. The rear lot line will
include a solid wood fence to mitigate headlight glare and other potential impacts of the parking lot on adjacent properties.
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6.0 Urban Design Guidelines - Building Design Response
Guideline No.1:  Align the streetwall with existing built form in order to create a visually continuous streetscape.  The proposed development provides a

2-storey building face along the street frontage to promote a continuous streetscape and relationship to the pedestrian sidewalk.

Guideline No.2: Provide a 2.0m wide concrete sidewalk to be compatible with mainstreets and pedestrian flow.  The proposed development provides a
new 3.0m wide pedestrian sidewalk with landscape planters to promote pedestrian flow to and from Richmond Road along Roosevelt
Avenue where currently no sidewalk exists.

Guideline No.3: Building wall should have minor variations in building setback and alignment to add interest to the streetscape .  The building design
has minor variations in the exterior wall including a recessed building entrance, recessed commercial entrances, and brick pilaster
details.

Guideline No.8: Design quality buildings, rich in architectural detail, to respect the rhythm and patterns of the existing, or planned buildings on the
street, through the alignment of element such as windows, front doors, cornice lines and fascia.  The building design utilizes brick and
precast detailing for the entire perimeter of the building including a rhythm of brick pilasters for a Traditional Mainstreet 
appearance.

Guideline No.10: Locate mixed-use development by concentrating height and mass at nodes and gateways.  The intersection of  Richmond and Roosevelt
is not considered a gateway; however with the Starbucks Café at the intersection of the streets coupled with the extension of 
pedestrian circulation from Richmond to Roosevelt a concentrated mass with a 2-storey podium is appropriate for this location.

Guideline No.12 Setback upper floors of taller buildings to help achieve a human scale and more light on the sidewalks.  The building has provided a
setback from the 3rd to the 6th floors from the lower 2-storey podium.  In addition, the upper storeys have additional setbacks from
the residential and commercial zones.

Guideline No.13 Ensure sufficient light and privacy for residential and institutional properties to the rear by ensuring that new development is 
compatible and sensitive with adjacent uses with regard to  maximizing light and minimizing overlook.  The proposed building has
provided the required zoning setback of 7.5m from the residential zone at the rear of the property.

Guideline No.14: Use clear windows and doors to make the pedestrian level façade of the walls facing the street highly transparent, and locate active
pedestrian-oriented uses at grade.  The building design will use clear storefront glazing along Roosevelt Avenue frontage for all
ground level retail uses.

Guideline No.15: Highlight buildings at corner sites where two public streets intersect, with the same level of architectural detailing around both sides of
the building.  The building design has emphasized the same level of architectural treatment for the corners of the building as is front.
The south-west elevation facing Richmond Road acknowledges the open space at the intersection of the 2 streets as well as providing
design compatible to the Mainstreet.

Guideline No.17: Locate residential units above vehicular traffic in a mixed-use building and provide shared entrances to residential units, clearly 
accessible from the street.  Residential units are located above vehicular traffic with a shared common entrance to the residential
portion of the building.

Guideline No.18: Located front doors to face the Mainstreet and be directly accessible from the public.  The main entrance doors to the ground floor
commercial as well as the main residential entrance are directly accessible from the public sidewalk.

Guideline No.19: Design pedestrian walkways of materials such as concrete or unit pavers that are easily maintained for safety.  The main pedestrian
walkway in front of the building will be designed as a concrete sidewalk meeting the requirements of the City of Ottawa.

Guideline No.20: Provide sheltered bicycle parking in visible locations near building entrances and pedestrian walkways.  The project has provided 
exterior bicycle parking at the front of the building for use by the public.

Guideline No.21 Create inviting well-lit pedestrian walkways to link rear parking areas to the public sidewalk/street.  The rear parking is for commercial
tenants with a total of 9 parking spaces.  The access to the rear parking is through a well-lite and open arched porte-cochere 
vehicular passageway.

Guideline No.22 Locate surface parking in the rear yard with vehicular access off side streets and laneways.  The rear surface parking is away from
view of the public street and the laneway is through an arched porte-cochere.

Guideline No.25: Where properties are landlocked in the middle of the block and no other alternative exist, vehicular driveways can be provided off the
Mainstreet.  The main vehicular entrance to the underground parking and the rear parking is directly off of Roosevelt Avenue.

Guideline No.26: Provide only the minimum number of required car parking spaces.  Consider parking on the Mainstreet.  The parking has been kept to
a minimum and on-street parking has also been provided directly in front of the building.

Guideline No.33: Design buildings to include defined spaces to accommodate signs that respect building scale, architectural features, signage uniformity
and established streetscape design objectives.  The main storefront elevation includes heritage like signage with gooseneck lighting
to resemble Traditional Mainstreet buildings.

Guideline No.34: Design sign illumination to be task oriented and avoid glare/light spillover towards adjacent land uses.  Gooseneck lighting specific to
each storefront sign will be designed to limit light spillover.

Guideline No. 35: Eliminate visual clutter.  The proposed streetscape elevation ensures a continuous streetscape appearance with no visual clutter.

Guideline No.38: Enclose all utility equipment within buildings or screen them from both the Traditional Mainstreet and private properties to the rear.
All building services are enclosed within the building and screened from the Mainstreet and surrounding properties.

Guideline No.40: Design lighting so that there is no glare or light spilling onto surrounding uses.  The general building lighting will be designed to avoid
lighting spilling over to surrounding areas.

Guideline No.41: Provide lighting that is appropriate to the street character and Mainstreet ground floor use, with a focus on pedestrian areas.  
Traditional gooseneck lighting has been provided for the retail storefronts with a focus on pedestrian areas.

VIEW OF STREETSCAPE ALONG ROOSEVELT AVENUE
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