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INTRODUCTION
FoTenn Consultants Inc. have been engaged by Domicile Developments Inc., Owners, to assess the
appropriateness of the proposed multi-storey mixed use development and the requested Minor
Zoning By-law Amendment in the context of the surrounding community and the applicable policy
and regulatory framework.
On the properties municipally known as 222 Beechwood Avenue, 9 Marquette Avenue, and 8 Jolliet
Avenue, Domicile is proposing a five (5) and ten (10) storey residential building with at-grade
commercial uses (retail, restaurant) and below-grade parking. This Planning Rationale has been
prepared in support of the Zoning By-law Amendment, and a request to revise site-specific policies
of the Beechwood Community Design Plan (2006).

PURPOSE OF ZONING BY-LAW AMENDMENT
The subject property is currently zoned Traditional Mainstreet Zone, Subzone 8 with a site specific
height schedule (TM8 S241) in the City of Ottawa Comprehensive Zoning By-law (2008-250). The
two (2) additional residential lots are zoned TM8 H (15).
The TM zone permits a broad range of uses including retail, service commercial, office, residential
and institutional uses, including mixed-use buildings, all contributing to a complete and continuous
traditional mainstreet environment along Beechwood Avenue. Specifically, the TM and TM8
Subzone allows low, mid and high rise apartment dwellings, retirement home, office, restaurant and
retail uses.
Schedule 241 divides the subject property into three (3) areas with Area A representing the view
corridor from Beechwood Cemetery to the Parliament Buildings, Area B occupying the majority of
the remainder of the site, and Area C being a 2m wide strip of land located along the rear property
line. The maximum permitted heights in Areas A, B, and C is 77m above sea level, 20m, and 16m
respectively. The two (2) additional TM properties are permitted a maximum building height of
15m.
The requested Minor Zoning By-law Amendment would revise the provisions of the Traditional
Mainstreet Zone, Subzone 8, as follows:
•
•

Increase the maximum permitted height for the rear portion of the building to ten (10)
storeys (37m), revising Schedule 241. The additional height does not impact the protected
view corridor identified in Section 3.6.3, and Annex 12 of the Official Plan.
Reduce the required visitor parking space rate from 0.2 to 0.1 spaces per unit. Resident
parking is provided at a rate of 1.0 space per unit, above the 0.5 spaces required by the Bylaw.
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•
•
•

Reduce parking related to the at-grade commercial tenant space. Domicile is requesting the
use of a portion (south) of the Joliette Avenue Right-of-Way (ROW) to allow angled-parking
associated with the at-grade retail uses.
Reduce the required driveway width of 6.7m to 5.5m for the vehicle access along Joliette
Avenue, to minimize interruptions for pedestrian movements and the visibility of the vehicle
area.
Revise the Beechwood Avenue front yard and corner side yard setbacks subject to a ROW
widening, as per the proposed building drawings.

The development proposal complies with the remaining zone provisions including minimum
landscape open space and amenity area requirements.

Beechwood Community Design Plan (2006) Reconsideration
The properties are subject to the Beechwood Community Design Plan (2006). The CDP notes that
intensification should be encouraged in the range of 4 to 6-storey buildings with greater height
allowed at nodes. The subject property and surrounding lands are identified as a "minor node" and
"mid-rise, mixed-use" area in the CDP.
Section 2.4.1 of the CDP notes that high-rise buildings are not contemplated within the CDP area, to
disperse density and to minimize the localized impacts of traffic, shadowing and microclimate.
Nodes support mid-rise buildings.
Although the CDP does not define mid and high-rise buildings, Section 4.11, Policy 7 of the Ottawa
Official Plan defines a medium profile building as a building in the 5 to 9 storey range, whereas a
high-profile building is ten (10) storeys and greater.
The rear portion of the building, at ten (10) storeys, is defined as high-rise building. For this reason,
in addition to the Minor Zoning By-law Amendment, consistent with Section 1 of the CDP, Domicile
is requesting to revise Section 2.4.1 of the Beechwood Community Design Plan to allow a ten (10)
storey building for the rear portion of the property.
A medium-profile building, 9-storeys in height, would not require a revision to the CDP document.
As discussed in greater detail in this Rationale, the additional building height is reasonable and
appropriate, and in keeping with the direction of the CDP for the following reasons:
•
•
•
•

The portion of the building with additional height does not impact the protected view
corridor identified in the Official Plan;
The portion of the property along Beechwood Avenue impacted by the view corridor only
permits a five (5) storey building. The additional height is as a result of a re-distribution of
building volume to the rear of the property, outside the view corridor.
The re-distribution of building area does not contribute to a meaningful increase in project
density, but rather a building design that responds well to policy direction; and
The building has been designed to address concerns related to shadowing and microclimate,
including a significant setback / separation from the ten (10) storey portion of the building
to residential dwellings on the north side of Beechwood Avenue.
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SUBJECT PROPERTY AND SURROUNDING AREA
Subject Property
The subject properties are located at the northern end of Beechwood Avenue, a Traditional
Mainstreet located northeast of downtown Ottawa. Beechwood Avenue serves as the border / edge
between the communities of Lindenlea-New Edinburgh and Rockcliffe Park to the north and Vanier
to the south. The rectangular shaped property, located on the south side of the street, has
approximately 65m of frontage along Beechwood Avenue, 38m of frontage along Marquette
Avenue, and 55m of frontage along Joliette Avenue for a total area of 3,050m2 (0.75 acres).
The property municipally known as 222 Beechwood Avenue is currently occupied by a full service
ESSO gas station and associated autobody shop. A one-storey building and gas pump canopy are the
only structures located on the site. The majority of the property is paved, with areas of landscaping,
comprised of grass and a total of 15 deciduous trees, located along the perimeter of the site. Access
is generally uncontrolled, with numerous access points. Please find below site and area
photographs (Figure 1).

Figure 1: Site and Community Context Photographs
The properties municipally known as 9 Marquette Avenue and 8 Jolliet Avenue are each currently
occupied by a single-detached dwelling and associated secondary structures and landscaping.
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Surrounding Area
Beechwood Avenue is generally characterized by low-profile residential and commercial buildings
(up to 3 storeys). Two medium-rise buildings are located at the south end of the Beechwood
corridor, including:




New Edinburgh Square, located at the northeast corner of Beechwood Avenue and
Charlevoix Street/Mackay Street, is 9 storeys in height with a 2-3 storey commercial base
and a residential tower above which is setback from the corner.
Immediately east of New Edinburgh Square is a 5-storey office building which is occupied by
a High Commission.

Land uses located in the area surrounding the subject property include:
North
A vacant lot located to the immediate north of the subject properties. This vacant lot, which has
frontage along both Beechwood and Jolliet Avenues, is paved and appears to be used for surface
parking. To the north of the vacant lot is a 2-storey commercial building and four (4), 3-storey
apartment buildings, beyond which is the Beechwood Cemetery.
East
To the east of the subject properties is a low-to-medium-density residential neighbourhood (Vanier)
comprised of single- and multiple-unit residential buildings.
South
To the immediate south of subject properties is a one-storey fire station. Further south are a
number of multiple-unit residential buildings which front onto Beechwood Avenue, beyond which is
the Beechwood commercial area. The Beechwood commercial area is characterized by retail stores,
a medium-format grocery store, restaurants, gas station, coffee shops, and service establishments.
West
To the west of the subject properties is the former Village of Rockcliffe Park, a low-density
residential neighbourhood which is designated a Heritage Conservation District (Part V of the
Ontario Heritage Act).
With regards to community amenities, two (2) municipal parks are located in close proximity to the
subject properties, including Optimiste Park to the south, which offers skating and swimming
facilities, and Lindenlea Park to the west, which offers skating, swimming, tennis, and sliding hill
opportunities. Richelieu Park, a 2 hectare site which contains the Richelieu Community Centre, the
Vanier branch of the Ottawa Public Library, a sugar bush, sliding hills, and soccer and baseball
facilities is located approximately 450 metres to the east of the subject properties in Vanier.
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Figure 2: Community Amenity Map

PROPOSED DEVELOPMENT
Domicile is proposing the construction of a five (5) and ten (10)-storey, 13,911 m2 mixed-use
building with commercial uses (retail, restaurant) at-grade and apartment condominium units on
the 2nd through 10th storey. The proposed building along Beechwood Avenue is set back at the 2nd
and 5th storeys, in keeping with typical mainstreet building profiles, including the Beechwood
Corridor.
The proposed “C”-shaped building fronts onto Beechwood Avenue, and incorporates an at-grade
landscaped courtyard to supplement the 1,155 m2 of commercial uses. The main pedestrian
entrance for the commercial component of the building is from Beechwood Avenue. A total of 132
one- and two-bedroom apartment units are proposed, with the main pedestrian entrance to the
residential component of the building off of Marquette Avenue.

Figure 3: Preliminary Site Plan

The courtyard will function as a design feature, creating both visual interest and a community focal
point and functional amenity area for the commercial uses. The courtyard configuration also breaks
up the building façade and massing, creating the appearance of two (2) smaller, narrower buildings.
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As previously noted, the primary access to the building is located off of Beechwood Avenue, at the
east end of the proposed open space. Additional accesses include entrances into the commercial
uses proposed at the northern and southern ends of the building, an access for residents located off
of Marquette Avenue, and two additional accesses located near the rear of the site, at the north and
south ends of the building.
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Figure 4: Building Renderings, views along Beechwood Avenue and Joliette Avenue

A total of 145 vehicular parking spaces are proposed, including eight (8) visitor parking spaces on the
ground level (underneath the 2nd through 8th storeys) and 137 spaces accommodated in two floors
of underground parking. Vehicle access to the below-grade parking will be located off of Jolliet
Avenue, a safe and sufficient distance from the intersection of Beechwood Avenue and Jolliet
Avenue. A total of 70 bicycle parking spaces are provided underground and at-grade.
In addition to the landscaped open space proposed in the centre of the site, hard and soft
landscaping is proposed along the entire southern, western, and northern perimeters of the site.
Street Parking
In conjunction with a pending Site Plan Control application, it is Domicile’s intent to install angled
parking on the south side of the Joliette Avenue Right-of-Way (ROW) to contribute to the viability of
the at-grade commercial. The angled parking was previously identified in the Beechwood
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Community Design Plan. If possible, Domicile would also explore parallel parking spaces along the
east side of Beechwood Avenue, which would contribute to traffic calming.

POLICY AND REGULATORY ENVIRONMENT
Provincial Policy Statement 2005 (PPS)
The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning Act
and in effect since March 1st, 2005, 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 emphasizes densities and a mix of land uses which efficiently use land and resources.
Further, the PPS promotes the use of available or planned infrastructure and public service facilities
in order to avoid the need for their unjustified and/or uneconomical expansion. The proposed
Domicile development intensifies and revitalizes an area with existing infrastructure and public
service facilities and as such is consistent with the PPS.
Through the PPS, planning authorities are obligated to provide for an appropriate range of housing
types and densities and facilitate all forms of residential intensification and redevelopment (Policy
1.4.3.b.2). The proposed development will contribute to the range of housing available in the
Beechwood area.
Key Provincial Policy Statement Principles
The Provincial Policy Statement seeks to strike a balance between the province’s economic, social
and environmental interests through the following:
a) Promoting cost effective and efficient development patterns which stimulate economic
growth;
b) Protecting resources for their economic use and/or environmental benefits; and
c) Directing development away from areas where there is a risk to public health and safety or
of property damage.
Building Strong Communities (Section 1.0)
The relevant policies in Section 1.1 – Managing and Directing Land Use to Achieve Efficient
Development and Land Use Patterns:
Healthy, liveable and safe communities are sustained by (Policy 1.1.1):
a) Promoting efficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term. (Policy 1.1.1.a)
b) Accommodating an appropriate range and mix of residential, employment (including
industrial, commercial and institutional uses), recreational and open space to meet
long-term needs. (Policy 1.1.1.b)
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c) Avoiding development and land use patterns that would prevent the efficient
expansion of settlement areas in those areas which are adjacent or close to
settlement areas. (Policy 1.1.1.d)
d) Promoting cost-effective development standards to minimize land consumption and
servicing costs. (Policy 1.1.1.e)
e) Ensuring that necessary infrastructure and public service facilities are or will be
available to meet current and projected needs. (Policy 1.1.1.g)
f)

Sufficient land shall be made available through intensification and redevelopment
and if necessary, designated growth areas, to accommodate an appropriate range
and mix of employment opportunities, housing, and other land uses to meet
projected needs for a time horizon of up to 20 years. (Policy 1.1.2)

g) Settlement areas shall be the focus of growth and their vitality and regeneration
shall be promoted. (Policy 1.1.3.1)
h) Land use patterns within settlement areas shall be based on (Policy 1.1.3.2.):
a) densities and mix of land uses which:
1. efficiently use land and resources;
2. are appropriate for, and efficiently use, the infrastructure and public
service facilities which are planned or available, and avoid the need
for their unjustified and/or uneconomical expansion; and
3. minimize negative impacts to air quality and climate change, and
promote energy efficiency in accordance with policy 1.8; and
b) a range of uses and opportunities for intensification and
redevelopment in accordance with the criteria in policy 1.1.3.3.
i)

Planning authorities shall identify and promote opportunities for intensification and
redevelopment where this can be accommodated taking into account existing
building stock or areas, including brownfield sites, and the availability of suitable
existing or planned infrastructure and public service facilities required to
accommodate projected needs. (Policy 1.1.3.3)

j)

New development taking place in designated growth areas should occur adjacent to
the existing built-up area and shall have a compact form, mix of uses and densities
that allow for the efficient use of land, infrastructure and public service facilities.
(Policy 1.1.3.7)

Housing (Section 1.4)
The relevant policies in Section 1.4 – Housing include:
k) Planning authorities shall provide for an appropriate range of housing types and
densities to meet projected requirements of current and future residents of the
regional market area by:
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i. Establishing and implementing minimum targets for the provision of
housing which is affordable to low and moderate income households.
(Policy 1.4.3.a);
ii. Permitting and facilitating:
1. all forms of housing required to meet the social, health and wellbeing requirements of current and future residents, including
special needs requirements; and
2. all forms of residential intensification and redevelopment in
accordance with policy 1.1.3.3. (Policy 1.4.3.b)
iii. 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. (Policy 1.4.3.c)
iv. Promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of alternative
transportation modes and public transit in areas where it exists or is to be
developed. (Policy 1.4.3.d)
v. 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. (Policy 1.4.3.e)
The 132 residential unit proposal conforms to the Provincial Policy Statement (2005). The
proposal promotes an efficient, cost effective pattern of development, stimulates economic
growth and takes full advantage of existing infrastructure (Preamble).
The proposal promotes healthy, liveable and safe communities by encouraging a range of choice
in housing types and densities within the neighbourhood (Policies 1.1.1a, b, d, and e).
The PPS (2005) promotes intensification and redevelopment opportunities within built up areas
where existing or planned infrastructure can support development (Policies 1.1.3.3 and Policy
1.1.3.7). The proposal takes full advantage of an available opportunity to appropriately redevelop
and revitalize lands within an established neighbourhood in the City of Ottawa.

Official Plan (2003, 2007) and Official Plan Amendment 76
The City of Ottawa recently undertook a 5-year review of their Official Plan, which resulted in the
passing of Official Plan Amendment (OPA) 76 on June 24, 2009. OPA 76 was subsequently approved
by the Ministry of Municipal Affairs and Housing on December 24th, 2009, subject to several
modifications. Several appeals to the Official Plan Amendment have been filed with the Ontario
Municipal Board; those sections that were not appealed or have been settled are now in effect.
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Designation
The subject property is designated Traditional Mainstreet in the City of Ottawa Official Plan (OP)
(2003) (Figure 5). Traditional Mainstreets are characterized in the Official Plan as:
"Set within a tightly knit urban fabric, with buildings that are often small-scale, with narrow
frontages and set close to and addressing the street, resulting in a more pedestrian-oriented
and transit friendly environment." Section 3.6.3

Figure 5: Schedule B- Urban Policy Plan of the Official Plan (2003)

A wide range of uses are permitted on Traditional Mainstreets, including retail and service
commercial uses, offices, residential and institutional uses. A mixture of uses in encouraged, either
within the same building or side by side in individual buildings. The proposed apartment
condominum building with ground floor retail is a permitted use in the Traditional Mainstreet
designation.
The preamble to Section 3.6.3-Mainstreets notes that the OP encourages intensification along
Mainstreets and that it is most likely to occur through the redevelopment of sites, including gas
station sites. Policy 6 of Section 3.6.3 reiterates that existing gas bars and service stations are
"encouraged to redevelop over time in a manner that achieves the street's planned function and
character". The proposed development would re-develop a gas station site.
With respect to permitted building heights, the Official Plan supports buildings heights "in the range
of four to six storeys" along Traditional Mainstreets and Official Plan Amendment 76 supports
building heights of "up to six storeys" on Traditional Mainstreets. Greater building heights will be
considered in a number of circumstances, including when the development fosters the creation of a
community focus where the proposal is on a corner lot, or at a gateway location. The subject
property is a corner through lot located at the northern gateway to the Beechwood community.
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Further, a public open space is proposed in the centre of the development, creating a community
focus.
Section 3.6.3 of the Official Plan also addresses views of the Parliament Buildings from two (2)
locations in Beechwood Cemetery, which are depicted in Annex 12. This section states that "A
building or structure is deemed to obstruct the view if it visually blocks the foreground view or
visually mars the background silhouette view of the Parliament Buildings". Further, "For each
property in the viewshed, no zoning by-law amendment or minor variance shall be permitted that
would obstruct the view." The proposed building is designed to transfer height and density from
the portion of the site that is in the view plane of the Parliament Buildings to the rear of the site,
resulting in an overall higher profile building and no encroachment into the view corridor.
Intensification
Official Plan Amendment 76 amends Section 2.2.2-Managing Growth within the Urban Area of the
OP to identify target areas for intensification, provide density targets, and establish policies on how
intensification proposals will be evaluated. Mainstreets are identified as target areas for
intensification; however, the Beechwood Mainstreet in particular has not been identified as a
priority intensification area and therefore has not been assigned a minimum density target. Section
2.2.2, Policy 8 of OPA 76 notes that the City will eventually establish minimum residential targets for
Traditional Mainstreets that are currently not identified.
Policy 13 of Section 2.2.2 of OPA 76 identifies situations in which intensification will be promoted by
the City, including sites that are:
•
•
•
•
•

within 600m of an existing or future rapid transit station;
lands that are no longer viable for the purpose they were intended;
lands where new development can be accommodated on an underutilized site;
lands currently or formally used for parking lots; and
lands that are contaminated.

The gas station currently located on the subject property is no longer viable. The proposed
building will make more efficient use of the currently underutilized property.
Compatibility and Community Design
Section 2.5.1 of the Official Plan provides guidance on how to appropriately incorporate infill
development into existing built up areas. According to the definition provided in the Official Plan,
‘compatible development’ is development that is not necessarily the same as or similar to existing
buildings but that enhances and coexists with existing development without undue adverse impacts.
It is development that ‘fits well’ and ‘works well’ with its surroundings. The Official Plan emphasizes
that the above objectives are achievable without designing a development to be the same as
existing developments.
Within Section 2.5.1, various Design Objectives and associated principles are outlined to guide
development. The following are considered most applicable objectives to the proposed
development:
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To enhance the sense of community by creating and maintaining places with their own
distinct identity.
The proposed development removes a gas station use from a Traditional Mainstreet and
introduces a new, attractive, high-quality mixed-use building with a publically- accessible
courtyard located along the property's Beechwood Avenue frontage.



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 development achieves a more compact urban form than currently exists on
the subject property, which is consistent with a number of Provincial Policy Statement and
complies with Official Plan policies.
The development also contributes to the variety of housing choices that are available in the
Beechwood area, allowing for the accommodation of a broader range of incomes and
lifestyles.

Urban Design and Compatibility Criteria (4.11)
Section 4.11 of the Official Plan sets out the criteria which are used to evaluate the compatibility of
proposed developments. The proposed development satisfies these compatibility criteria as follows:
Traffic:
A Transportation Impact Study prepared by Delcan Corporation concludes that the existing capacity
of the road network is sufficient to safely accommodate the traffic generated by the proposed
development. Beechwood Avenue is an arterial road which currently operates at an acceptable
Level of Service (LOS) and is served by regular bus transit service.
Vehicular Access:
The subject property will be accessed via a vehicular entrance on the north side of the building,
along Joliette Avenue, with pedestrian access on both Beechwood Avenue and Marquette Avenue.
The narrow, single vehicle access (5.5m) will minimize interruptions for pedestrian movements and
reduce the visibility of the vehicle area.
Given that the site is currently a full-service gas station and auto repair facility with largely
uncontrolled access, the proposed development and access will improve the existing conditions,
reduce noise and vehicular emissions, now contained within the underground parking structure
Noise and headlight glare impacts will be absorbed internally and mitigated on adjacent properties
through a landscape buffer.
Parking Requirements:
The Zoning Amendment would reduce the required visitor parking space rate from 0.2 to 0.1 spaces
per unit. Resident parking would be provided at a rate of 1.0 space per unit, above the 0.5 spaces
required by the By-law. Sufficient parking would be available to meet the needs of the
development, given proximity to available services, amenities and transit. A total of 145 parking
spaces are provided for the residents and visitors, combined.
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Given opportunities for on-street, angled parking, and the local-serving nature of the proposed
commercial space, a reduction of required commercial parking is reasonable and appropriate.
Pattern of Surrounding Community:
The areas to the east and west are characterized by low-profile residential neighbourhoods.
Beechwood Avenue is a mixed-use corridor, characterized by low-profile commercial buildings (up
to 3 storeys). Two medium-rise buildings are located at the south end of the Beechwood corridor.
The proposed “C”-shaped building incorporates a five (5) storey building along Joliette Avenue,
functioning as a five (5) podium, broken up into two (2) narrower sections by the internal, street
facing courtyard. The narrower building sections replicated the rhythm of smaller buildings along
Mainstreets.
The higher ten (10) storey building is located on the rear and south portion of the property, recessed
from Beechwood Avenue. The orientation of the building minimizes visual and shadowing impacts
on the low-rise community to the east.
The portion of the property along Beechwood Avenue impacted by the view corridor only permits a
five (5) storey building. The additional height is as a result of a re-distribution of building volume to
the rear of the property, outside the view corridor.
The at-grade commercial further enhances the commercial character and function of Beechwood
Avenue, providing an opportunity for a larger commercial node on the north end of Beechwood
Avenue. The large building footprint and commercial space (approximately 1,155 m2) is well-suited
for a larger commercial tenant (or mix of tenants), anchoring the section of Beechwood Avenue.
Outdoor Amenity Area:
The proposed development respects the outdoor amenity area of adjacent residences, namely those
to the immediate west and east of the subject property, by recessing the rear of the building, in
particular in the centre portion of the building, and upper floors, and recessing balconies to
minimize potential views.
Sufficient indoor and outdoor amenity spaces, including balconies are provided to meet the needs of
new residents.
Loading Areas, Service Areas and Outdoor Storage:
Services and storage for the proposed development will be contained both internally in each unit
and in a proposed below-grade parking garage, where resident’s bicycle storage and lockers will be
located. Operational activities will be minimal, limited to garbage pick up and snow removal in the
winter.
The covered parking area in the rear of the building, accessible from Joliette Street, will be available
to service the at-grade commercial uses.
Lighting:
Lighting will be designed and installed to provide a safe and secure environment, without impacting
(glaring) onto adjacent properties.
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Noise and Air Quality:
No noise impacts have been identified. The proposed use is not considered a significant noise
generator.
Sunlight:
Shadows from the proposed development will be cast northwards, across Beechwood and Jolliet
Avenues, where a vacant lot used for surface parking and single/multi-unit residences are located.
The shadows will largely fall on the front of the properties, minimizing shadow impacts on rear yard
amenity space.

Figure 6: Shadow Study (excerpt) September 21, 2011 10:00am and 2:00pm

Microclimate:
No microclimate conditions have been identified.
Supporting Neighbourhood Services:
The proposed development is located within 1 km of a number of parks, a public primary school (St.
Brigid) and two private schools (Ashbury College and Elmwood School), community facilities
(Richelieu and Rockcliffe Park Community Centres and Vanier and Rockcliffe Park libraries), and local
commercial establishments located along Beechwood Avenue, including but not limited to retail
stores, services, a grocery store, restaurants, pubs, and coffee shops. An increase in density helps to
support existing neighbourhood services and bring others into the area.
The proposed development will incorporate a gym/fitness area for use by residents.
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Building Height and Massing:
Official Plan Amendment no. 76 (OPA no. 76) provides additional directions for higher-profile
buildings along Traditional Mainstreets. According to Section 4.11, Policy 8: High-rise buildings may
be considered on lands within the following designations as defined on Schedule B of this Plan,
provided all other policies of this Plan are met:
a. Central Area;
b. Mixed-use Centres and Town Centres;
c. Employment Areas that are principally prestige business parks and Enterprise Areas, subject
to the provision of appropriate built form transitions between the Employment or
Enterprise Area and adjacent residential communities built at lower profiles; and
d. Traditional and Arterial Mainstreets, provided the provisions of policy 10 (9) are satisfied.
As noted in Policy 10 (9), high-rise buildings may be considered in the following locations, provided
all other policies of this Plan have been met:
c. Where a community design plan, secondary plan, or other similar Council-approved
planning document identifies locations suitable for the creation of a community focus on a
strategic corner lot, or at a gateway location or on a terminating site to strategic view, or a
site that frames important open spaces, or at a location where there are significant
opportunities to support transit at a transit stop or station by providing a pedestrian and
transit-oriented mix of uses and activities, or;
As per the Beechwood CDP, the large corner site, framed by three (3) roadways including an Arterial
Road, located on the curvature of Beechwood Avenue is strategically located to function as a visible,
recognizable community focal point. The building has been designed to take advantage of the
significant nature of the property, and it’s role along the Beechwood Corridor. The design of the
building, both architecturally and from a massing and form perspective, create an at-grade
courtyard oriented to Beechwood Avenue.
Policy 12 provides direction for building transition and design. Integrating taller buildings within an
area characterized by a lower built form is an important urban design consideration, particularly in
association with intensification.
The policy acknowledges a need for compatibility and integration with surrounding land uses by
ensuring that an effective transition in built form is provided between areas of different
development profile. Transitions in built form links the proposed development with both planned,
as well as existing uses, thereby acknowledging that the planned function of an area, in this case a
Traditional Mainstreet.
Transitions should be accomplished through a variety of means, including measures such as:
a. Incremental changes in building height (e.g. angular planes or stepping building
profile up or down);
b. Massing (e.g. inserting ground-oriented housing adjacent to the street as part of a
high profile development or incorporating podiums along a Mainstreet);
c. Character (e.g. scale and rhythm, exterior treatment, use of colour and
complementary building finishes);
d. Architectural design (e.g. the use of angular planes, cornice lines); and
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e. Building setbacks.
The proposed development in a “C”-shaped building with a mostly five (5) storey building along
Joliette Avenue, functioning as a five (5) storey podium, broken up into two (2) narrower sections by
the internal, street facing courtyard. The narrower building sections replicated the rhythm of
smaller buildings along Mainstreets.
The proposed building along Beechwood Avenue is set back at the 2nd and 5th storeys, in keeping
with typical mainstreet building profiles, including the Beechwood Corridor.
The higher ten (10) storey building is located on the rear and south portion of the property, with
varying degrees of separation from Beechwood Avenue.
The properties municipally known as 9 Marquette Avenue and 8 Jolliet Avenue were recently
acquired by Domicile in response to direction from City Staff and the Urban Design Review Panel.
The additional approximately 10.5 m wide properties are zoned Traditional Mainstreet, with a
permitted building height of 15 m (TM H(15)). Integrated into the project, the additional properties
allow for a staggered building and additional separation for the lower and in particular upper
floors. The separation of the revised building (above the second floor) is approximately 6.2 m, and
7.4 m for the balcony recesses. The upper floors of the building are also recessed to increase
separation and create a partial courtyard to maximize sun exposure for the southwest facing units.

Figure 7: Building Rendering, view along Joliette Avenue
Abutting the two (2) newly acquired lots are two (2) additional lots which are also zoned TM, with a
similar 15 m building height. Once redeveloped, these remaining TM properties will continue to
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provide a transition in building height to the 2 and 2.5 storey residential dwellings located along
Marquette and Joliette Avenues.
In our opinion, the building design responds well to the direction of the Urban Design Review Panel
and provides an appropriate and desired transition to the rear lot line and the residential
community to the southeast. Sufficient and appropriate building setbacks will preserve privacy
and sufficient distance between abutting buildings.
The proposed development, in accordance with Annex 3 of the Official Plan promotes good design
through the employment of varying materiality and through building design which will create a
landmark within the neighbourhood and continue to provide a distinguished entry point into the
neighbourhood. Landscaping and the use of a mid-rise pedestal will contribute to the improvement
of the public realm and the relationship between the site and the pedestrian realm.
The at-grade treatment, including interesting design features and enhanced landscaping features
will contribute to a sense of human scale and enhanced user comfort.
Transportation Considerations
Beechwood Avenue is designated an Existing Arterial Road and Jolliet and Marquette Avenues are
identified as local roads in Schedule E- Urban Road Network of the Official Plan.
Annex 1 of the Official Plan and Official Plan Amendment 76 identify a 23m wide protected Right-ofWay (ROW) along Beechwood Avenue from Vanier Parkway to Joliette Avenue. According to eMaps,
the existing ROW width in front of the subject property varies from 18 to 19m. Section 2, Policy 3 of
Annex 1 of the Official Plan states:
"Under certain situations the City may decide to reduce or waive the requirements
shown in this Plan for the acquisition of lands for a road widening from adjacent
properties. This may be done to reflect site constraints, existing physical
development or encroachment, placement of buildings, heritage structures, scale of
proposed development and pedestrian safety."
Domicile is requesting that the City waive the requirement for a ROW widening along the properties
Beechwood Avenue frontage. The Beechwood CDP did not contemplate a roadway widening on this
segment of Beechwood Avenue, with the exception of sidewalk and bicycle lane improvements
(Beechwood Avenue Transportation Review, NCE, January 19th, 2009). The intent is to achieve a
more positive urban design treatment, with a development integrated to the municipal sidewalk,
and efforts for traffic calming.
With respect to transit, one (1) regular bus route (Route 7) currently services Beechwood
Avenue/Hemlock Road and one (1) additional regular route (Route 5) is located a few blocks to the
west. The Official Plan and Transportation Plan (2008) do not plan for additional transit services
along this corridor.
The proposed development complies with the policy direction of the Traditional Mainstreet
designation in the Ottawa Official Plan. Both residential and retail/commercial uses are
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permitted within the designation. The designation encourages infill development, in this case a
medium to a high-rise residential building.
The proposed project fulfills the Official Plan’s intent to sponsor intensification by connecting and
using existing municipal infrastructure (water, sanitary and storm services and roads) and on the
ability for the development to access and use existing community facilities and services (parks,
schools, retail, etc.).
The proposed units contribute to the maintenance and achievement of a balance of housing types
and tenures to provide a full range of housing for a variety of demographic profiles throughout the
City.
The subject site is a corner through lot located at the northern gateway to the Beechwood
community. Further, the proposed development incorporates a public open space and respects the
view corridor protected through Annex 12 of the Official Plan. As such, the proposed increase in
height is considered reasonable and appropriate.
The proposed development will not generate undue adverse impact on the neighbouring
properties and fulfill the compatibility objectives and principles outlined in Section 2.5.1 and the
compatibility criteria outlined in Section 4.11, including policies related to Building Height and
Massing.

Urban Design Guidelines for Development along Traditional Mainstreets
In May, 2006, the City approved Design Guidelines which addresses development along Traditional
Mainstreets. The guidelines apply to all streets throughout the City, identified as a Traditional
Mainstreet within the Official Plan and provide guidance to the proper development of these
important streets. The guidelines address seven (7) components including: Streetscape, built form,
pedestrians and cyclists, vehicles and parking, landscape and environment, signs, and servicing and
utilities.
The proposed development meets the following applicable design guidelines, among others:








accommodates a broad range of uses including retail, services, commercial uses, and
residential where one can live, shop and access amenities
Aligns the building with the existing average setback of adjacent buildings in order to create
a visually continuous streetscape.
Uses periodic breaks in the street wall or minor variations in building setback and alignment
to add interest to the streetscape.
Ensures sufficient light and privacy for residential properties by ensuring that new
development is compatible and sensitive with adjacent uses with regard to maximizing light
and minimizing overlook.
Sets back the upper floors of taller buildings to help achieve human scale and more light on
the sidewalks.
Highlights the building at the corner with special treatment such as a corner feature while
continuing the same level of architectural detailing around both sides of the building.
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The front door is located to face the mainstreet and be directly accessible from the public
sidewalk.
Shared vehicular access to parking areas reduces the extent of interruption along the
sidewalk and streetscape.

The proposed development conforms to the intent and provisions of the Urban Design Guidelines
for Development along Traditional Mainstreets. Although not identical to the existing adjacent
dwellings, the proposed building provides an infill opportunity that respects the pattern of
development and character of the neighbourhood and achieves a good fit in terms of form and
design.

Beechwood Community Design Plan (2006)
The Beechwood Community Design Plan was approved by Ottawa Council in 2006, providing
additional policy direction for the re-development of the Corridor.
Permitted Heights
Section 1.0 of the CDP states that "intensification should be encouraged in the range of 4 to 6-storey
buildings with greater height allowed at nodes". The subject property and surrounding lands are
identified as a "minor node" and "mid-rise, mixed-use" area in Figure 5 of the CDP (Figure 8). The
CDP contemplates intensification, and building profiles greater than currently existing along the
Corridor.

Site

Figure 8: Figure 5 of the Beechwood Community Design Plan

Section 2.4.5 of the CDP outlines the criteria that will be used to evaluate development projects
which propose levels of intensification beyond what is envisioned in the CDP. These criteria include:
• safeguarding exposure to sunlight,
• complementing the existing village character,
• having no significant effects on surrounding properties, and
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• designing the lower portions of buildings with vertical distinctions to reflect and attract small
village stores.
Given 1) identification of the lands as part of a minor node, 2) consideration for greater building
height at the node, and 3) Official Plan direction for Traditional Mainstreets, it is FoTenn's opinion
that the proposed building height of five (5) storeys along Beechwood Avenue and ten (10) storeys
for a portion of the development to the rear, setback from Beechwood Avenue is reasonable and
appropriate.
Design
Section 2.2.3 of the CDP, which specifically applies to the Rockcliffe Sector, states that: added
building setbacks should be applied above three (3) storeys; that there should be ground floor
commercial; and that larger buildings should be designed as a collection of smaller buildings.
Further, Section 3.3.8 of the CDP, which describes and illustrates the future of the "Rockcliffe Node",
makes reference to the intersection of Jolliet and Beechwood Avenues and proposes potentially a
two (2) -storey medium-format commercial building at the southwest corner with at-grade parking
behind the building. Although conflicting, the CDP acknowledges retail opportunities on the subject
site.
The proposed “C”-shaped building incorporates a five (5) storey building along Joliette Avenue,
functioning as a five (5) podium, broken up into two (2) narrower sections by the internal, street
facing courtyard. The narrower building sections replicated the rhythm of smaller buildings along
Mainstreets.
The portion of the property along Beechwood Avenue impacted by the view corridor only permits
a five (5) storey building. The additional height is as a result of a re-distribution of building
volume to the rear of the property, outside the view corridor.
The proposed 13,911 m2 mixed-use building incorporates approximately 1,155 m2 of at-grade,
pedestrian-oriented commercial uses (retail, restaurant).
Section 2.3.1 also contains design direction, in particular that principal entries for uses should face
Beechwood Avenue and at least half of the facades facing Beechwood and any side streets should
consist of door and window openings. Finally, Sections 2.4.2 and 2.4.3 indicate that buildings should
be built close to the street and close to each other in order to create a continuous street frontage.
The proposed development exhibits additional setbacks from Beechwood Avenue at the 2nd and
5th floors.
Open Space
The subject property is identified as "open space and plazas" on Figure 5 of the CDP and in Section
2.2.3 of the CDP. According to the Section, "three locations were identified at the Design Workshop
as having potential to be plaza-style open spaces". No further rationale is provided for the selection
of these sites. This open space plan for the subject property is not mentioned or illustrated
anywhere else in the CDP. Nonetheless, the proposed development incorporates a public open
space along Beechwood Avenue, in the centre of the building.
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Automobile Service Stations
Section 2.3.3 of the CDP specifically addresses automobile service stations in the CDP study area.
The preference of the community is to have at least one (1) and no more than two (2) service
stations along Beechwood Avenue. At present, two (2) service stations exist along Beechwood
Avenue; one on the subject property and one at the southeast corner of Beechwood Avenue and
Charlesvoix Street.
Increased Height and Density
Despite the inconsistencies in whether the planned height of the subject property is low or mediumrise, Section 2.4.1 of the CDP makes it clear that high-rise buildings are not permitted anywhere in
the CDP study area:
"Buildings at nodes should be no higher than mid-rise in height. High-rise buildings
should not be permitted anywhere in the Planning Area so as to disperse density and to
minimize the localized impacts of traffic, shadowing and microclimate." (page 33)
Section 1 of the CDP outlines the process by which increases in planned building heights will be
considered:
"Development applications that propose major increased in the level of intensification or
major changes to the land use provisions as contained in Sections 2.1 to 2.4 shall not be
permitted without amending this Plan".
Although the CDP does not define mid and high-rise buildings, the Section 4.11, Policy 7 of the
Ottawa Official Plan defines a medium profile building as a building in the 5 to 9 storey range,
whereas a high-profile building is ten (10) storeys and greater.
The rear portion of the building, at ten (10) storeys, is defined as high-rise building. For this reason,
in addition to the Minor Zoning By-law Amendment, consistent with Section 1 of the CDP, Domicile
is requesting to revise Section 2.4.1 of the Beechwood Community Design Plan to allow a ten (10)
storey building for a portion of the property. Section 1 of the CDP contemplates amendments where
appropriate.
The additional building height is reasonable and appropriate, and in keeping with the direction of
the CDP for the following reasons:
•
•
•
•

The portion of the building with additional height does not impact the protected view
corridor identified in the Official Plan;
The portion of the property along Beechwood Avenue impacted by the view corridor only
permits a five (5) storey building. The additional height is as a result of a re-distribution of
building volume to the rear of the property, outside the view corridor.
The re-distribution of building area does not contribute to a meaningful increase in project
density, but rather a building design that responds well to policy direction; and
The building has been designed to address concerns related to shadowing and microclimate,
including a significant setback / separation from the ten 910) storey portion of the building
to residential dwellings on the north side of Beechwood Avenue.
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The development proposal, subject property and surrounding lands are identified as a "minor node"
and "mid-rise, mixed-use" area in the Beechwood Community Design Plan (2006). The CDP
encourages intensification with building heights greater than 6 storeys at nodes. An amendment to
the CDP is requested to permit a portion of the project, defined as a high-rise building (10 storeys)

Comprehensive Zoning By-Law (2008-250)
The subject property is zoned Traditional Mainstreet Zone, Subzone 8 with a site specific height
schedule (TM8 S241) in the City of Ottawa Comprehensive Zoning By-law (2008-250) (Figure 7. 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 autorelated uses, in areas designated Traditional Mainstreet in the Official Plan"
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Figure 9: Comprehensive Zoning By-law (2008-250)

The TM zone permits a broad range of uses including retail, service commercial, office, residential
and institutional uses, including mixed-use buildings, all contributing to a complete and continuous
traditional mainstreet environment along Beechwood Avenue. Specifically, the TM and TM8
Subzone allow low, mid and high rise apartment dwellings, retirement home, office, restaurant and
retail uses.
Schedule 241 divides the subject property into three (3) areas with Area A representing the view
corridor from Beechwood Cemetery to the Parliament Buildings, Area B occupying the majority of
the remainder of the site, and Area C being a 2 metre wide strip of land located along the rear
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property line. The maximum permitted heights in Areas A, B, and C is 77m above sea level, 20m, and
16m respectively.
The four (4) properties located to the rear of the subject property are zoned Traditional Mainstreet
Zone, Subzone 8 with a site specific height of 15 metres (TM8 H(15)). These properties are currently
occupied by single-detached dwellings; however, the existing zoning confirms that the planned
function of these properties is to provide a transition from future development along Beechwood
Avenue to the low-density residential neighbourhood to the south.
The following table summarizes required TM8 zone provisions:

Front yard setback

Rear yard setback
Corner side yard
setback
Height

Amenity Area

Minimum of 0 metres for the first three storeys and above the third storey, a
minimum of 2 metres more than the setback of the first three storeys, no maximum
above the third storey.
No minimum
For the first three storeys, a minimum of 1 metre and a maximum of 3
metres; above the third storey, a minimum of 2 metres more than the setback of
the first three storeys
Area A: 77 metres above sea level
Area B: 20 metres
Area C: 16 metres
TM8 lands: 15m
2
6m per dwelling unit, and 10% of the gross floor area of each rooming unit.
A minimum of 50% of the required total amenity area must be communal amenity
area.
2

Aggregated into areas up to 54 m , and where more than one aggregated area is
2
provided, at least one must be a minimum of 54 m .

REQUIRED ZONING BY-LAW AMENDMENT
The requested Minor Zoning By-law Amendment would revise the provisions of the Traditional
Mainstreet Zone, Subzone 8, as follows:
•

•
•
•

Increase the maximum permitted height for the rear portion of the building to ten (10)
storeys (37m), revising Schedule 241. The additional height does not impact the protected
view corridor identified in Section 3.6.3, and Annex 12 of the Official Plan. Reduce the
required visitor parking space rate from 0.2 to 0.1 spaces per unit. Resident parking is
provided at a rate of 1.0 space per unit, above the 0.5 spaces required by the By-law.
Reduce parking related to the at-grade commercial tenant space. Domicile is requesting the
use of a portion (south) of the Joliette Avenue Right-of-Way (ROW) to allow angled-parking
associated with the at-grade retail uses.
Reduce the required driveway width of 6.7m to 5.5m for the vehicle access along Joliette
Avenue, to minimize interruptions for pedestrian movements and the visibility of the vehicle
area.
Revise the Beechwood Avenue front yard and corner side yard setbacks subject to a ROW
widening, as per the proposed building drawings.
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It is proposed that the existing TM8 S241 zoning be retained and revised to reflect the proposed
building profile, additional lands and confirming the transition to the lands to the east, and setbacks
and varying heights from Beechwood Avenue.
The development proposal complies with the remaining zone provisions including minimum
landscape open space and amenity area requirements.
MUNICIPAL AND COMMUNITY CONSULTATION
In addition to on-going discussions with Municipal Staff, a previous building concept, six (6) and nine
(9) storeys in height with the landscape courtyard was reviewed by the City’s Urban Design Review
Panel (UDRP) on May 11th, 2011.
The UDRP’s comments were generally positive, focusing on the streetscape, building treatment and
street courtyard. The UDRP made recommendations for building transition, encouraging Domicile
to purchase the additional TM properties to the east (9 Marquette Avenue and 8 Jolliet Avenue), to
better respond to the transition.
In anticipation of the applications, Domicile and the project Architect and Consultants have
consulted with the Ward Councillor, and representatives of both the Rockcliffe Community
Association and the Vanier Community Association (VCA). The building concepts were reviewed and
discussed with the VCA on November 15th, 2011.

SUPPORTING STUDIES
In addition to this Planning Rationale, the following Studies and Plans were prepared in support of
the Zoning By-law Amendment application, summaries below:

•
•
•

Concept Plan / Preliminary Site and Landscape Plan prepared by Roderick Lahey Architects,
dated December 20th, 2011;
Architectural building elevations and renderings, including ground floor, typical residential floors
and below-grade parking layout Roderick Lahey Architects, dated December 20th, 2011;
Sun-Shadow Study Roderick Lahey Architects, dated December 20th, 2011;

The following Studies, not discussed in this Rationale are summarized below in greater detail:
Transportation Overview prepared by Delcan Corporation, dated December 21st, 2011
A Transportation Overview was prepared by Delcan Corporation in support of this development
assessing a number of traffic-oriented issues. The report demonstrates that the study area
intersections are projected to operate at an acceptable overall Levels-of-Service (LOSs) during
weekday morning and afternoon peak hours. The un-signalized, full-movement entrance to the site
is projected to operate at an acceptable LOS. The overall impact is considered negligible with the
projected increase not being significant in comparison to current traffic volumes.
The re-development of the property and the elimination of existing access will improve local road
circulation, and improve pedestrian and cycling movements.
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Site Serviceability Study prepared by Erion Associates Consulting Civil Engineers, dated December
19th, 2011
A Site Serviceability Study was prepared assessing municipal servicing in light of the Zoning By-law
Amendment application. The report concludes that there is sufficient and adequate municipal
servicing capacity (potable water, sanitary sewer and stormwater facilities) and servicing options
available to accommodate the proposed development.
A composite utility plan will be prepared at Site Plan Control, confirming the design and installation
of all required private utilities.
Phase 1 and 2 Environmental Site Assessment prepared by Patersongroup, dated June 15th, 2011
In support of the application, a Phase 1 and 2 Environmental Site Assessment (ESA) was prepared in
June 2011. The ESA provides an inventory of previous land uses on the property and documents and
assesses the potential for site contamination and environmental constraints, including sources from
on-site adjacent properties.
Given that the property has historically been used as an automotive service station and gas bar, the
report makes recommendations for soil remediation.

CONCLUSIONS
In considering the proposed development, the supporting studies, and applicable policy framework,
it is FoTenn’s professional opinion that the proposed development represents good planning and is
in the public interest for the following reasons:
1) Consistent with Provincial Policy Statement
The proposed development is consistent with the Provincial Policy Statement which promotes
efficient development of serviced, underutilized lands located within the city. The development of
the Parkway property will achieve greater density and mix of land uses in a pattern that efficiently
uses available infrastructure.
2) Conforms to the City of Ottawa Official Plan 2003, Consolidated January 2007
The subject site is designated Traditional Mainstreet in the City of Ottawa Official Plan (OP) (2003,
2007). Both residential and retail/commercial uses are permitted within this designation. The
designation encourages infill development, in this case a medium to a high-rise residential building.
The proposed project fulfills the Official Plan’s intent to sponsor intensification by connecting and
using existing municipal infrastructure (water, sanitary and storm services and roads) and on the
ability for the development to access and use existing community facilities and services (parks,
schools, retail, etc.).
The proposed units contribute to the maintenance and achievement of a balance of housing types
and tenures to provide a full range of housing for a variety of demographic profiles throughout the
City.
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The subject site is a corner through lot located at the northern gateway to the Beechwood
community. Further, the proposed development incorporates a public open space and respects the
view corridor protected through Annex 12 of the Official Plan. As such, the proposed increase in
height is considered reasonable and appropriate.
The proposed development will not generate undue adverse impact on the neighbouring properties
and fulfill the compatibility objectives and principles outlined in Section 2.5.1 and the compatibility
criteria outlined in Section 4.11, including policies related to Building Height and Massing.
The proposed “C”-shaped building incorporates a five (5) storey building along Joliette Avenue,
functioning as a five (5) storey podium, broken up into two (2) narrower sections by the internal,
street facing courtyard. The narrower building sections replicated the rhythm of smaller buildings
along Mainstreets.
The higher ten (10) storey building is located on the rear and south portion of the property, recessed
from Beechwood Avenue. The orientation of the building minimizes visual and shadowing impacts
on the low-rise community to the east.
The subject property and surrounding lands are identified as a "minor node" and "mid-rise, mixeduse" area in the Beechwood Community Design Plan (2006). The CDP encourages intensification
with building heights greater than 6 storeys at nodes. An amendment to the CDP is requested to
permit a portion of the project, defined as a high-rise building (10 storeys)
3) Meets Applicable Design Guidelines
The proposed development conforms to the intent and provisions of the Urban Design Guidelines
for Development along Traditional Mainstreets. The proposed building provides an infill opportunity
to achieve a good fit in terms of form and design.
5) Maintains General Intent of the Zoning By-law
The subject site is zoned Traditional Mainstreet Zone, Subzone 8 with a site specific height schedule
(TM8 S241) and TM8 H (15) in the City of Ottawa Comprehensive Zoning By-law (2008-250). Both
residential and retail/commercial uses are permitted within this zone.
The proposed development maintains the general intent of the City of Ottawa Comprehensive
Zoning By-law 2008-250. The proposed five (5) and ten (10) storey building responds and respects
the building height restrictions implemented to protect view corridors.
Aside from the provisions which will be amended as part of this application, the proposal will meet
the majority of the zoning provisions that apply to the subject lands. The Amendment will have
minimal impacts in terms of community impact and parking requirements.
6) Supported by Studies
A number of independent studies were completed evaluating: traffic generation and road capacity,
servicing capacity. The studies did not identify any potential impacts/issues resulting from the
proposed development.
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7) Represents Good Planning
Overall, the proposed development complies with and advances several key policy objectives at the
Provincial and Municipal levels including: optimized use of serviced lands within the existing urban
boundary capitalizes on the proximity of public transit, contributes to the range and availability of
housing for all ages and incomes. The parking necessary to serve the development is located within
the building where it does not visually impact on the pedestrian experience.

Based on the above analysis, the proposed development represents good planning and is therefore
in the public interest.

Miguel Tremblay, MCIP RPP
Senior Planner, Manager / Development Planning
FoTenn Consultants Inc.
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