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ZONING BY-LAW AMENDMENT- 159, 163, 167 PARKDALE AVENUE

PLANNING RATIONALE

1.0 INTRODUCTION
FoTenn Consultants Inc. has been retained by Richcraft Homes to prepare a Planning Rationale in
support of the Zoning By-Law Amendment for lands located at 159, 163 and 167 Parkdale Avenue.
The purpose of this planning rationale is to assess how the proposed development achieves and
conforms to the objectives of the applicable policy and regulatory framework, determine if the
development is appropriate for the site, and evaluate its compatibility with adjacent development
and the surrounding community.
1.1 Development Proposal
The property owner proposes to develop a contemporary 28-storey residential condominium
building at the corner of Parkdale Avenue and Lyndale Avenue. The building will contain
approximately 196 residential units including a number of ground-floor oriented units and
approximately 155 m2 of commercial space for a total above-grade building area of 17,883 m2. A
total of 130 vehicular spaces are being provided underground to serve the proposed development.
This includes residential, visitor and commercial parking. In addition to vehicular parking, a total of
98 bicycle parking spaces are also being provided to serve the development. All of the required
bicycle parking will also be provided within the building and largely accommodated on the ground
floor.
The architecture and design of the 28-storey building incorporates elements typically associated
with high-rise developments. The building includes a podium, tower and top. The tower and top of
the building will sit on a three (3) storey podium which will serve as the primary interface at street
level. To articulate the podium, the tower has been stepped back at the 4th floor, creating a strong
base that frames the streetscape and visually reduces the building’s mass at grade. The podium will
incorporate three (3) two (2) storey townhouses, the building’s main residential entrance along
Parkdale Avenue, and retail/commercial space at the corner of Parkdale and Lyndale Avenues. The
townhouse units will have direct access to Parkdale Avenue ensuring that both frontages maintain
an active and animated street front.
The experience at grade will be enhanced through the use of hard and soft landscaping. Both the
Parkdale Avenue and Lyndale Avenue frontages will be planted with a combination of shrubs and
trees that will soften the podium and other hard building elements. Further, the building has been
pulled back from the Parkdale/Lyndale corner, opening up the space for a potential outdoor patio
associated with the proposed commercial use. Vehicular access to the site has been provided at the
edge of the property adjacent to the existing City-owned laneway, ensuring that the pedestrian
experience around the building and landscaping is uninterrupted.
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Podium of the Proposed Building

The proposed tower will be set back from the edges of the podium and rise a further 25 storeys with
storeys 5 through 25 forming the tower component. It will be set back approximately 11.2 m from
the northern property boundary, approximately 4 m from the municipally owned laneway to the
east, 3 m from Lyndale Avenue and approximately 4 m from Parkdale Avenue. Pulling the tower
from the edges of the podium reduces the visual impact of the building at grade, and allows for light
and air between the proposed development and adjacent sites.
Column (Tower) of the Proposed Building
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Building materials for the tower will be composed primarily of a combination of glass and masonry,
further subduing the presence of the tower in the sky. The four facades of the building have all been
designed to have an individual and unique building faces to create visual interest. The south
elevation is composed almost entirely of glass and balconies. The west and north elevations
incorporate glass and masonry and project from the rest of the tower. The west elevation is
composed entirely of balconies while the north elevation includes a combination of balconies,
heavier use of masonry, and asymmetrical window placement. Although all of the building faces
have been given distinct details and architectural treatment, the use of consistent materials ensures
that the building reads as one, overall development.
In addition to communal amenity areas within the building, balconies provide private outdoor
amenity areas. The balconies have been incorporated on each of the building’s facades, performing
functional and ornamental roles. The balconies are large enough to serve as usable outdoor space
and break up the building’s horizontal mass.
Proposed building elevations

Storeys 26 through 28 form the top of the building. To distinguish the top three floors from the rest
of the tower, the top will be pulled back an additional 6 m from the northern property boundary and
offset from the tower along the western property boundary. The top of the building will also be
composed of a combination of glass and masonry, with the masonry used to create a framing effect.
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Top of the Proposed Building

The structure’s tower and top have been sensitively designed to reduce the perception of the
building’s size. The development achieves appropriate transitions by incorporating a 3-storey
podium and staggering the building heights of the tower to fit the existing context of Parkdale
Avenue. Ground-oriented townhouses with direct access to the street and the proposed
commercial/retail uses help animate the streetscape. The proposed landscaping will also soften the
overall mass of the tower and enhance the pedestrian environment. Overall, the site will function
harmoniously within the surrounding context and while introducing an architecturally interesting
building into the community.
1.2 Planning Application
In order to proceed with the development proposal as described, a Zoning By-law Amendment
application is being filed for the subject site.
The Zoning By-law Amendment seeks to rezone the site from its existing Residential Fifth Density,
Subzone B, with a Maximum Building Height of 37 metres [R5B H(37)] to either Residential Fifth
Density, Subzone B or a Mixed-Use Centre with Exception that captures site specific performance
standards to address the following:
Permit a commercial/retail use at grade, and;
Establish new zoning provisions to accommodate the proposed development
including (among others):
 Increasing the maximum building height to 85 m;
 Permitting a reduced rear yard setback of 0.315 m;
 Permitting a reduced interior yard setback of 1.545 m;
 Permitting a reduction in the percentage of landscape open space to 28.6%
and;
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Permitting a reduction in required Resident Parking to 91.

Other provisions may require varying and will be identified as the project moves through the
municipal process.
2.0 BACKGROUND
2.1 Site Context
The subject property is located at the corner of Parkdale Avenue and Lyndale Avenue and comprised
of three separate lots known municipally as 159, 163 and 167 Parkdale Avenue. Collectively, the
three (3) lots have approximately 46 m of frontage onto Parkdale Avenue, approximately 30 m of
frontage onto Lyndale Avenue and a total land area of 1,373.5 m2.

The site is currently occupied by three (3) different buildings and uses. The site known municipally as
159 Parkdale Avenue is occupied by a single-storey detached dwelling and detached garage. The
detached garage is located at the rear of the property and accessed via a paved driveway along the
southern property line. The landscaping includes three (3) mature trees buffering the site from the
property to the north.

159 Parkdale Avenue

View from rear of property looking south
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The property at 163 Parkdale Avenue is currently occupied by a vacant restaurant and associated
outdoor patio oriented towards Parkdale Avenue. Parking for the restaurant was previously located
at the rear of the property and accessed via a City-owned laneway abutting the property to the east.

163 Parkdale Avenue

159 & 163 Parkdale Avenue

The property at the corner of Parkdale Avenue and Lyndale Avenue, known municipally as 167
Parkdale Avenue, is occupied by a two-and-a-half-storey apartment building. The building is sited on
the western portion of the property and oriented towards Parkdale Avenue. The rear portion of the
site has been paved and serves as surface parking.

167 Parkdale Avenue

View of 167 Parkdale Ave. from Lyndale Ave.
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Looking North East from the corner of Parkdale Avenue and Lyndale Avenue – 159, 163, & 167 Parkdale Ave.

2.2 Surrounding Area
The surrounding area varies in character and built form and can be described as follows:
North
The lands to the north of the subject property consist of low, medium, and high profile residential
development. The block immediately to the north between the subject property and Burnside
Avenue includes an 8-storey residential condominium, two-storey detached home and a 6-storey
residential development on the corner.
The block north of Burnside Avenue accommodates a range of building profiles. The lands at the
corner of Burnside Avenue and Parkdale Avenue consist of two-storey single detached dwellings and
two-and-a-half-storey low-rise residential apartments. Further north, a number of high-profile
buildings are located east of Parkdale Avenue including an 11-storey building at the corner of
Forward Avenue and Burnside Avenue, a 10-storey building at the corner of Emerson Avenue and
Parkdale Avenue, and an approximately 12-storey building at the corner of Emerson Avenue and
Forward Avenue. Other high-profile buildings include a 14-storey building bound by Forward Avenue
to the west, Burnside Avenue to the south, and Hinchey Avenue to the east.
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High-profile buildings north of Forward and Burnside intersection.

East
Immediately to the east of the subject site is a municipally-owned public laneway approximately 6 m
in width. The area beyond the public lane is characterized by low-rise residential development
including a two-storey detached home situated mid-block on Lyndale Avenue. The lands at the
corner of Lyndale Avenue and Forward Avenue have been developed with a 4-storey townhouse
development.

Low-rise development abutting municipal laneway.

Established low-rise neighbourhood to the east of site.

Beyond the townhouse development and further east, the area can be described as an existing
established low-rise residential community.
South
The lands to the south have been developed with a 7-storey residential development. Further south,
the block also accommodates a newly constructed 15-storey building and a 14-storey building
known as Parkdale Terrace.
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Rapid Transit Corridor along the north side of Scott Street.

The City’s rapid transit corridor runs along the north side of Scott Street.
West
The lands to the west, across Parkdale Avenue, accommodate a large federal government complex
known as Tunney’s Pasture. This large employment node includes several buildings, including two
(2) high-profile buildings in the 10- to 27-storey range and a large surface parking area. Further west
is the Tunney’s Pasture Rapid Transit Station.

2.3 Community Amenities
In addition to rapid transit and a large federal employment complex, the site is situated within
walking distance to a number of community amenities.
Holland Cross, a large mixed-use complex with ground floor commercial is situated to the west of
the site along Scott Street. To the south of the intersection of Parkdale Avenue and Scott Street and
within a 1 km distance to the site are the Parkdale Park and Market and Wellington Street.
Wellington Street accommodates a range of commercial uses including numerous restaurants and
retail stores.
The site is also located in close proximity to the Ottawa River Parkway and Scott Street, both of
which are considered major recreational pathways. In addition, Scott Street is considered a cycling
route providing direct access to the City’s Central Business District. Laroche Park is located to the
east of the site.
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2.4 Transportation
2.4.1 Transit
The site is situated in an area with an established road network and close proximity to rapid transit.
Schedule D: Rapid Transit Network

Subject Site

The site is located within 600 metres of the Tunney’s Pasture Transit station, which is currently
served by Bus Rapid Transit. In the future, this existing rapid transit corridor will be converted from
bus to light rail increasing accessibility to the Central Business District.
2.4.2 Road Network
The site is situated along a well-developed roadway system. The Ottawa River Parkway, which
provides direct access to the Central Business District, is located to the north of the site and
classified as a Federally Owned Road on Schedule E of the Official Plan.
Parkdale Avenue to the west and Scott Street to the south are both classified as existing Arterial
Roads. Arterial Roads are major roads in the City that carry large volumes of traffic over the longest
distances. These roads function as major public corridors accommodating car and truck traffic as
well as pedestrians, cyclists and public transit.
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Schedule E: Urban Road Network

Subject Site

Highway 417, the intra-city provincially-owned highway, is located further to the south and
accessible via Parkdale Avenue.
2.4.3 Road Widening Requirement
Annex 1 of the City’s Official Plan protects for a Right-of-Way (ROW) width of 26 m measured from
the existing centreline of the road for Parkdale Avenue between the Ottawa River Parkway to
Wellington Street. During the pre-consultation, City staff advised that a dedication along this stretch
of Parkdale Avenue would likely be required.

3.0 POLICY FRAMEWORK
3.1 Provincial Policy Statement
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest
related to land use planning. Decisions affecting planning matters shall be consistent with the
Provincial Planning Policies.
The PPS promotes intensification of built-up areas to efficiently use land where existing
infrastructure and public service facilities are readily available to avoid unjustified and uneconomic
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expansions. Planning authorities must identify and promote opportunities for intensification and
redevelopment [Policy 1.1.3.3]. In addition to meeting the fundamental objective of concentrating
growth within established and serviced urban areas, the proposed development meets the following
policy interests:


Promotes 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];



Accommodates an appropriate range and mix of residential, employment, recreational and
open space uses to meet long-term needs [Policy 1.1.1.b];



Promotes cost-effective development standards to minimize land consumption and
servicing costs [Policy 1.1.3.2.a];



Directs 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];



Promotes 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 where it exists or is to be developed [Policy 1.4.3.d];



Promotes land use patterns, density and mix of uses that minimize the length and number
of vehicle trips and support the development of viable choices and plans for public transit
and other alternative transportation modes, including commuter rail and bus [Policy
1.6.5.4];



Supports energy efficiency and improves air quality through land use and development
patterns which promote the use of public transit and other alternative transportation
modes and improve the mix of employment and housing uses to decrease transportation
congestion [Policy 1.8.1.b through 1.8.1.c].

The proposed development is consistent with the Provincial Policy Statement:


The proposal capitalizes on an infill opportunity of an underutilized site within the City’s
built-up area where services are readily available.



The proposed development proposes to intensify a site situated in proximity to
employment, rapid transit and other amenities contributing to the creation of complete
communities and development patterns that are more sustainable over the long term.



The proposed development promotes densities that contribute to more sustainable land
use patterns and contribute to the range and mix of residential housing types.
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3.2 City of Ottawa Official Plan (Consolidation October 2011)
In accordance with the Ontario Planning Act, the City of Ottawa recently conducted a 5-Year review
of their Official Plan and adopted an update in the form of Official Plan Amendment 76 (OPA 76).
The update has a planning horizon of 2031 and was coordinated with updates to other key
documents including the City’s Transportation Master Plan (TMP), and Infrastructure Master Plan
(IMP).
OPA 76 was subsequently appealed to the Ontario Municipal Board and the appeals have largely
been resolved with respect to the policies applicable to this site. The property continues to be
designated Mixed-Use Centre and the applicable policies are discussed below.
Managing Growth within the Urban Area (Section 2.2.2)
The Official Plan promotes efficient land-use patterns through intensification of locations
strategically aligned with the transportation network and in particular the rapid transit network.
Lands designated Mixed-Use Centre are identified as key components of this growth strategy.
Mixed-Use Centres and Town Centres act as mini downtowns and seek to take full advantage of the
volume of transit riders that pass through by providing complementary high-density, high-rise
employment and residential development opportunities. As such, the Official Plan encourages areas
around major transit stations to develop as compact, walkable, mixed-use developments with
densities that support transit use in both directions.
In order to accomplish this objective, the Official Plan sets out minimum density targets for lands
designated Mixed-Use Centre. The subject property is located within the Tunney’s-Quad Mixed-Use
Centre which has a density target of 250 people and jobs per hectare by the year 2031. New
development located within an area subject to a minimum density target will be required to meet
the minimum density targets. The proposed development will contribute to achieving the density
target for this area.
Intensification must be balanced with an appreciation for the existing context and a full
understanding of the impacts the proposal will have on both the immediate and wider surroundings.
To ensure that new development integrates well within the existing context, emphasis will be placed
on good urban design and architecture. As such, the proposed development will be evaluated
against the policies of Section 2.5.1. Urban Design and Compatibility and 4.11 Urban Design and
Compatibility to ensure it achieves a good fit with the existing contexts and does not create undue
adverse impacts on the adjacent community.
Land Use Designations (Section 3.2.1)
Mixed-Use Centre Designation
The subject site is designated Mixed-Use Centre on Schedule B: Urban Policy Plan in the Official
Plan. Lands designated Mixed-Use Centre are strategically located on the rapid-transit network,
adjacent to major roads, and act as focal points of activity – both locally and regionally. Lands
designated Mixed-Use Centre are key to the City’s strategy of accommodating growth and are
intended to support intensification to achieve compact and mixed-use development. Intensification
in Mixed-Use Centres will support the public transit system, create an essential community focus,
allow for minimum travel, and minimize disruption in existing stable neighbourhoods.
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Subject Site

A broad range of uses is permitted in the Mixed-Use Centre designation including office, retail and
high- and medium-density residential uses. Residential development must be provided in the form
of apartments and other multiples at a medium to high density. The policies direct the densest
development to locate within 400 m of a rapid transit station, and a portion of the site is located
within this 400 m radius. High-density development outside of the 400 m radius is also permitted,
provided it is located along an arterial road with all-day transit.
The proposed development is consistent with the policies for the Mixed-Use Centre in that:


The subject site benefits from close proximity to the rapid-transit network (Tunney’s
Pasture) and is located along an arterial road (Parkdale Avenue), making it an ideal
location for increased intensification.



High-profile residential is a permitted use in the Mixed-Use Centre designation. Further,
the policies require residential development to be provided in the form of apartments or
multiples at a medium-high density.



Mixed-Use Centres are key to the City’s strategy of accommodating growth and
intensification while developing as “good places” in their own right. The proposed
development meets the City’s objective of intensifying within the Mixed-Use Centre while
the architecture and building design will contribute to creating visual interest along
Parkdale Avenue.



The opportunities to accommodate high-profile, intensive residential development within
this Mixed-Use Centre are limited, especially within 400 m of the rapid transit station as
directed by the Official. The majority of lands that fall within the 400 m radius consist of
employment lands and the existing low-profile residential community south of Scott
Street, located outside of the Mixed-Use Centre designation and not intended to
accommodate this type of intensive development. The number of vacant sites available for
redevelopment within the 400 m radius and designated Mixed-use Centre are limited and
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the potential of these sites should be maximized to achieve the Official Plan policies for
Mixed-Use Centres. A portion of the subject site falls within the 400 m radius and is one of
the few properties available to accommodate high profile residential development.
Compatibility & Community Design (Section 2.5.1 and Annex 3)
Section 2.5.1 addresses Compatibility and Community Design, particularly as it relates to infill
development in established areas. Development must be sensitive to and compatible with existing
communities that have developed over long periods of time. Compatible development is defined as
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. Compatible development ‘fits
well’ within the physical context and ‘works well’ among those functions that surround it.
The proposed development achieves, among others, the following design objective and principles
set out in Section 2.5.1 and Annex 3:
1. The proposal enhances the sense of community by creating and maintaining places with
their own distinct identity.
City-wide scale:
The development contributes to establishing neighbourhoods and communities of finite
sizes that are easily traversed on foot and include areas of distinctive character, use and
identity through a lively and varied mix of uses. The east side of Parkdale Avenue developed
largely as a residential area with more intensive form of development along Parkdale and
immediately adjacent streets. The west side of Parkdale Avenue has a distinct identity as a
government employment node. The proposed development maintains this division of
Parkdale Avenue while contributing additional residential density and uses that will
enliven the street and bring new people into the area.
Neighbourhood scale:
Respecting and reflecting historical design elements, development patterns and cultural
landscapes of the surrounding area. The proposed development is located along Parkdale
Avenue, which has historically accommodated more intensive forms of development and
land uses. Historically, the pattern of residential development and preferred building
typology has been shorter, bulkier buildings largely built out to the lot lines that create a
continuous built edge environment along Parkdale Avenue without necessarily
contributing to the streetscape at grade. The proposed development maintains the
existing pattern of development while introducing a more modern aesthetic with respect
to the treatment and design of tall buildings. The proposal for a podium with a smaller,
more compact floor plate will create a continuous built edge condition that contributes to
the streetscape of Parkdale Avenue while a smaller, more compact tower pulled
away from the edge of the podium will ensure that the proposed height does not
overwhelm the street.
Protecting, enhancing, or providing vistas of significant natural features, landmark places,
major greenspaces, points of interest, and other important symbols of community identity.
The site is located in proximity to major open space including the Ottawa River Parkway
pathway and will have views of the Ottawa River and Gatineau. The proposed
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development will have no impact on views of these natural features at grade along
Parkdale Avenue.
Enhancing or creating nodes of activity within communities or districts at important
junctions and points of interaction where a distinctive urban design character is created,
such as through the erection of landmark buildings, and where residential densities support
the provision of public transportation and a vital mix of uses and activities. The proposed
development will contribute to an area that has developed as a node and includes
employment uses, proximity to rapid transit and a well-established residential
neighbourhood. The proposed development will contribute to the residential densities
necessary to support the provision of public transportation and the City’s planned
infrastructure upgrades including the introduction of light rail. Further, the proposed
development reflects the character of the area which includes higher, denser pattern of
development.
Enhancing place-making by locating the majority of the community’s population within
walking distance of functionally-integrated neighbourhood services, such as community
facilities, parks, schools, neighbourhood retail centres and employment centres. The
proposed development is ideally located with respect to proximity to open spaces, parks,
retail, employment and transit. More residents to the area will ensure that this
neighbourhood will continue to thrive and create the incentive for other neighbourhood
retail uses to locate in the area.
Street-scale:
Supporting the role of the street as a vibrant public space through means such as creating or
reinforcing a pattern of building, activity, landscape, and amenity that will attract the public.
The proposed development will include a larger sidewalk in front of the building
complemented by street trees. In addition to enhancing the public realm through
streetscaping, the proposed development includes commercial uses at grade that will
attract the public.
Site-scale:
Considering adjoining buildings, topography, and the general pattern of height in the area to
determine the scale, massing and height of the development. The existing buildings and
general pattern of height in the area reflect the evolution in building design and
architecture. Existing low-rise development along Parkdale Avenue represents the area’s
previous character as a predominantly low-rise community. More intensive forms of
development were introduced in a medium- to high-profile format in a bulkier
architectural form that resulted in slab, box-like buildings. Existing buildings heights east
of Parkdale Avenue range from two-storey, single-detached homes to 15-storey
apartment buildings.
As the area evolves, so does the architecture and the arrangement of height and density.
In response to the high-rise architecture of the past, tall buildings typically include a
podium to create a relationship at the street-level, tend to be more compact with smaller
floor plates, and are generally taller. Despite being taller, smaller floor plates allow for
more light and air penetration and narrower shadows. The proposed building reflects this
trend in high-rise development and will contribute to the architectural history of the area.
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At 28 storeys, the proposed building is taller than any existing residential buildings in the
area, while having less of an impact on the surrounding community than existing
development and creating a positive relationship at the streetscape. The podium breaks
up the overall building mass and allows for street level interaction through the provision
of active uses, the incorporation of better landscaping, and the use of transparent
materials. While the tower is taller than existing buildings, the arrangement of height and
density into a smaller, more compact format allows for retention of existing views, more
light and air penetration, and results in narrower shadows. The proposal also marks the
evolution of both architecture and the area.
Building-scale:
Incorporating architectural and functional excellence to create distinctive places, enhance
local identity and assist in public interaction. The proposed development will enhance the
existing public realm at grade by providing increased soft and hard landscaping and
adding commercial neighbourhood uses that create space for public interaction by
providing. The podium has been designed to interface with the street by providing
entrances at grade, through the use of transparent materials, and by articulating the front
façade.
2. To define quality public and private spaces through development.
City-wide scale:
Tying patterns of land use together through means such as providing a continuity and
consistency of streetscape and landscape treatment, pedestrian and cycling routes, building
setbacks, building heights, signage and lighting treatment. The existing pattern of
development along the east side of Parkdale Avenue consists of buildings situated close to
the street, limited sidewalk space and landscaping. The proposed development will build
upon this pattern of existing development and enhance these elements along its frontage.
The building is setback further from the front lot line than existing development to
accommodate the required road widening allowing for a wider sidewalk and more street
plantings.
Street-scale:
Using buildings and trees to define streets, squares, parks and other spaces and generally
relating their height and massing to the scale and importance of the space they enclose. The
proposed development incorporates a podium and street trees to help to frame the street.
Creating a continuous street-oriented building form around a street block perimeter. As this
is a corner property, the podium and landscape treatment will wrap the corner and
continue along Lyndale Avenue. The building base is placed parallel to the street to create
a continuous building façade along Parkdale Avenue.
Site-scale:
Clearly expressing the difference between public and private space through a variety of
means, such as the provision of walls, fences…and changes in surface texture and pattern.
The proposal incorporates changes in surface textures and patterns to distinguish the site
from the public concrete sidewalk. The development will use different types of pavers to
distinguish the residential entrance to the building from the commercial use proposed at
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the corner. Soft landscaping will also be used to visually separate the building’s private
outdoor amenity area from publicly accessible portions of the site. The proposal will
provide new high quality streetscape along each of the frontages and provide space for an
outdoor patio area in front of the commercial use that will further enhance the
streetscape.
Reducing the amount of area devoted to parking by considering means such as alternatives
to surface parking (structures, below grade). All of the required and provided parking will
located underground.
Building-scale:
Orienting the principal façade and entrances of main buildings to the street. The principal
entrance into the building has been oriented towards Parkdale Avenue. This includes the
entrance to the residential lobby, as well as the three-townhouse units each with an
individual entrance directly to the street. The entrance to the commercial component is
located at the corner of Parkdale Avenue and Lyndale Avenue.
Avoiding blank, windowless walls that are visible from public spaces. The three-storey
podium incorporates a high-degree of fenestration on facades that face public streets.
Using architectural elements, massing, and landscaping to accentuate main building
entrances and connecting the entrance to the sidewalk with a well-defined pedestrian way.
The main entrance has been strategically recessed, distinguishing it from the remainder of
the building. A direct walkway is being provided from the building entrance to the
municipal sidewalk, and will be differentiated from the rest of the site through the use of
coloured pavers.
3. Create places that are safe, accessible, and are easy to get to and move through.
Street-scale:
Providing the primary site and building access directly from the street in ways that are
clearly identifiable, barrier free and incorporate safe, attractive pedestrian routes. The
proposal incorporates a clearly distinguished and identifiable entrance to the building.
Further, the site design prioritizes pedestrian movements over vehicular movements by
locating the vehicular entrance to the underground parking garage away from areas
where pedestrian activity takes place on the site, such as the main building entrance and
outdoor patio associated with the commercial use.
Site-scale:
Defining clear, continuous pedestrian circulation that does not conflict with vehicular
movement. The vehicular access to the underground parking structure is proposed along
Lyndale Avenue and away from main entrances to the building and retail. The driveway
will be differentiated from the rest of the site through a material change at grade.
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4. To ensure new development respects the character of existing areas.
City-wide:
Recognizing that the City is a collection of communities, each with its own history, character
and sense of place within the larger fabric. The area along Parkdale Avenue, north of Scott
Street, has a distinct community character defined by the presence of a large, government
employer and a medium- to high-profile residential community. Parkdale Avenue currently
functions as the divider between employment and residential uses and the proposed
development maintains this division.
Neighbourhood-scale:
Considering infill and redevelopment as opportunities to enliven and create a sense of visual
interest and delight. The architecture and built form will enliven the street and create
visual interest. The three-storey podium, use of ground-oriented units and addition of a
small, neighbourhood commercial use at grade contribute to the animation of the
streetscape. The tower is pulled back from the edges of the podium and each of the
building faces has been designed as unique and distinguishable from the others.
Facilitating the evolution of existing neighbourhood and communities towards the vision set
out in Council-approved area or community plans. The area is identified in the City’s Official
Plan as an area intended to accommodate growth and intensification and support transit.
It requires residential development in the form of multiples or apartments at a medium
and high density. The proposal aligns with the vision set out for this site in City-approved
plans.
Incorporating lot area and yard dimensions that respect the existing pattern of development.
The development incorporates lot area and yard dimension that respect the existing
pattern of development. The podium has a larger footprint than the tower in order to fill
the site at grade, creating a desirable and continuous built edge condition along the
street. The tower and top of the building are smaller and narrower and in keeping with the
standard for tall buildings as set out in the urban design guidelines for high-rise buildings.
Street-scale:
Addressing the impact of the height/tall buildings by maintaining lower building profiles
adjacent to streets and open spaces, while setting back the upper storeys across the front
façade. The development maintains a lower building profile adjacent to the street by
incorporating a three-storey podium and setting the tower back from the edges of the
podium. As the site is bound by two public streets and a municipally owned laneway, it
only interfaces with an adjacent property to the north. The tower has been sited to
respond to this condition and has been setback approximately 11 m from the northern
property boundary. This approach allows for the reasonable development of the adjacent
lot should the lot redevelop and penetration of light and air to adjacent properties.
Site-scale:
Providing transitions to ameliorate negative impacts of large differences in scale between
and existing development. The proposed development incorporates elements such as
increased setbacks for the tower and change in materials. The tower has been massed
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using materials including intersecting solids, masonry with punched windows, and
curtain wall expression to achieve transition and to visually narrow the building.
Addressing the impact of the height of medium/tall buildings by means such as: incremental
changes in height. The building has been broken into three distinct components: podium,
tower and top. Creating three, distinct building segments reduces the overall building
mass and breaks up the building height. Further, the tower is pulled back approximately
11 m from the northern property boundary to allow for air and light between the proposed
and existing building. Finally, the building incorporates staggered building height, with a
three-storey podium, step-backed 25-storey tower, and a further step back at the 26th
storey to create the top.
Building-scale:
Creating a sense of human scale and visual interest with the first three-floors of a building by
means such as: the use of architectural massing and detailing; the use of materials, colour,
finishes and/or other similar design treatment; the use of a high percentage of clear
glazing/transparency; the provision of pedestrian-oriented uses at grade. The development
incorporates a three-storey podium to create a sense of human scale at grade and to
establish a positive relationship with the street. The podium incorporates a highpercentage of glazing throughout, individual entrances at grade, balconies on the second
and third floor, and strategic recessing.
5. To consider adaptability and diversity by creating places that can adapt and evolve easily
over time and that are characterized by variety and choice.
City-wide scale:
Optimizing choice and availability of options in housing, employment, services and
transportation for future occupants in the design of neighbourhoods and communities. The
Parkdale Avenue area benefits from the presence of a large, government employer that
acts as an anchor in the community. The federal government intends to relocate jobs to
this location and expand the existing facilities. The community that has developed around
the Tunney’s Pasture federal government complex includes all types and densities of
residential development. The area is also well-served by public transit, which will be
upgraded from bus rapid transit to light rail in the coming years. Given these existing
conditions, the proposed development fits well within this existing context and will
support the continued function of this node.
Neighbourhood-scale:
Integrating a variety of building forms throughout larger areas. The larger area is
characterized by a variety of building forms ranging from single detached to high-profile
residential and commercial buildings. The proposed development will contribute to the
range of building heights and profiles that currently exist along Parkdale Avenue.
Street-scale:
Designing development to infill empty spaces between buildings, and between buildings and
the street edge, over time through such means as phased building expansion, the location of
parking and on-site circulation, landscape treatment, fencing and site features. The three
lots are currently occupied by three different buildings and an existing driveway. The
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proposed development will create a continuous street edge, introduce a more extensive
pedestrian realm with wider sidewalks and landscape treatment and locate all the
vehicular parking underground.
6. To understand and respect natural processes and features, and promote environmental
sustainability in development.
City-wide scale:
Maximizing the planting of public and private areas, utilizing native species where
appropriate and using a diversity of species for overall environmental quality. The proposed
development will introduce a meaningful amount of landscaping at grade including street
trees, shrubs and grass.
A study of the proposed development in the existing community context has been provided in
Appendix C.
Urban Design and Compatibility Criteria (Section 4.11)
When developing individual properties, issues such as noise, spillover of light, accommodation of
parking and access, shadowing and micro-climatic conditions are all prominent considerations when
assessing the relationship between the proposal and the surrounding existing neighbourhood. As
such, ‘context’ is important as it relates to compatibility and design.
Infill development on consolidated lots that are vacant or underdeveloped is encouraged in the
Official Plan. New developments that are similar in use and size with adjacent buildings are easier to
justify, however, compatibility could be more difficult to achieve in other situations. The Official Plan
states that areas adjacent to roads and located at the periphery of neighbourhoods and in close
proximity to transit stations may allow for more intensive development.
The proposal for 159, 163 & 167 Parkdale corresponds to the aforementioned criteria and a change
in the zoning is being sought in order to take advantage of the sites unique location.
The criteria set out in Section 4.11 provide the means to objectively evaluate the compatibility of
infill development. The following table is an evaluation of the criteria in relation to the proposed
development.
COMPATIBILITY
CRITERIA
TRAFFIC

CONFORMITY



A traffic study was prepared evaluating the impact of the
proposed development on the surrounding area and should be
referred to for a full overview.



In addition to the above, the subject property is located within
an established road network and in close proximity to the City’s
rapid transit system. Scott Street and Parkdale Avenue are both
Arterial Roads situated within proximity to the site. The
Tunney’s Pasture Rapid Transit Station is located less than 600 m
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from the proposed development. The site is also located in close
proximity to employment lands and within walking distance to
Parkdale Market and other commercial amenities. The site’s
proximity to transit, employment and local amenities are
anticipated to reduce the amount of traffic generated by the
proposed development.


As all of the required parking is located underground, the
majority of impacts related to noise and headlight glare will be
absorbed internally.



Egress/ingress will be buffered from the adjacent residential
dwelling to the east by the existing municipal laneway
approximately 6 m in width.

PARKING
REQUIREMENTS



A total of 130 parking spaces are being provided: 91 for
residents; 35 for visitors, and; 4 for the commercial component.
The proposed number of parking spaces exceeds the By-law
requirement. As the site is located within 600 m of a rapid
transit station, it is also subject to a maximum parking
requirement. The proposed number of parking spaces is well
below the permitted maximum number. This will ensure that all
parking demands will be accommodated on site, thereby
avoiding any potential spillover parking on the adjacent
residential streets while ensuring that the site is not overparked.

OUTDOOR AMENITY
AREAS



The location of the site, the orientation of the tower and the
surrounding uses create little opportunity for overlook into
adjacent private amenity areas.



Existing development along Parkdale Avenue consists largely of
other medium to high profile development, the majority of
which benefit from private balconies similar to what is proposed
on the subject property.



The development immediately to the north of the subject site
has balconies along the western and eastern building facades
with no balconies along its southern wall. As such, the balconies
of the proposed development will not directly face the balconies
of the adjacent building.



The southern facing balconies of the proposed development will
face the existing balconies of the development to the south,
however, the buildings are separated by Lyndale Avenue
creating a reasonable distance separation between the existing
and proposed balconies.

VEHICULAR ACCESS
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The existing low-profile development to the east of the site has
limited outdoor amenity area. In addition, the proposed
development is separated from these homes by the existing
municipal laneway.



Finally, the site is currently zoned for a high-profile building in
the 12-storey range and located in an area intended to
accommodate other high-profile development. As such, the
proposed development is not creating any undue adverse
impacts with respect to overlook that isn’t considerable
reasonable given the planned function of the area and the
existing zoning.

LOADING
AREAS,
SERVICES AREAS AND
OUTDOOR STORAGE



Service Areas and Outdoor Storage are not proposed as part of
this development. The size of the proposed commercial use will
not require a loading area.

LIGHTING



The lighting of this site will meet the City’s standards, with no
anticipated impacts on adjacent development.



There are no anticipated significant impacts related to noise or
air quality as a result of this proposal.



A Sunshadowing Study has been provided in Appendix B.



Again, this site is located in an area designated and zoned to
accommodate high-profile development and as such,
sunshadowing is considered reasonable.



The sun shadow study illustrates that shadows are cast primarily
north and east of the subject site. These properties would be
impacted by sunshadowing if the site were to redevelop within
the permitted 12 storey height limit. The smaller footprint of
the tower will ensure that sunshadowing is narrower and moves
quicker across the affected properties.

MICROCLIMATE



No undue adverse microclimate impacts are anticipated as a
result of this proposal.

SUPPORTING
NEIGHBOURHOOD
SERVICES



The site is well served by existing community amenities,
including, but not limited to:
Several nearby childcare facilities
Senior housing facilities
Laroche Park (baseball diamond & Community Centre)
Ottawa River Parkway and the NCC pathway system
Carruthers-Stirling Park
Multi-use pathway located along Scott St.

NOISE
AND
QUALITY
SUNLIGHT

AIR
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The Parkdale Market and Park
The Rosemont Library
Caunnaught Public School
École Saint-Francoise d’Assise
Hintonburg Community Centre and gym


New residents will strengthen existing amenities and will
contribute to the critical mass required to attract other
amenities to the surrounding area.

Locations for High Rise Buildings
New policies have been incorporated to specifically address the location, design and integration of
taller buildings. Of particular interest, policies 4.11.8 and 4.11.9 state that high-profile buildings can
be considered on lands:
a) Designated Mixed-Use Centre (among others);
b) Located within 600 m of rapid transit station;
c) Where a community design plan, secondary plan or other similar Council-approved planning
documents 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 space, 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.
d) Within areas where a built form transition as described by Policy 12 below can be provided.
As per Policy 4.11.12, Building Transitions, the integration of taller buildings within an area
characterized by a lower built form is an important design consideration. Development proposals
must address issues of compatibility and integration with surrounding land uses by ensuring an
effective transition in built form will serve to link the proposed development with both planned and
existing uses. In particular, transitions can be accomplished through a variety of means including
such measures 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);
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, cornice lines), and;
e) Building Setbacks.
The proposed development is consistent with the policies for Urban Design and Compatibility in
that:


The Official Plan (and OPA 76) directs high-rise buildings to lands designated Mixed-Use
Centre; areas in which taller buildings already exist and have access to an arterial road,
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and; areas within 600 m of a rapid transit station. The proposed development is located on
Parkdale Avenue, an existing Arterial Road with existing medium- to high- profile
buildings, is within 600 metres of the Tunney’s Pasture rapid transit station, and careful
consideration has been paid to the arrangement of built form and density on the site to
ensure an appropriate transition.


The proposal incorporates low-profile, ground-oriented units to create an active and
animated streetscape. Further, the use of a podium will effectively create a sense of
human scale and help foster a strong street presence.



To achieve an appropriate transition, the building’s design includes incremental changes in
building height. This is achieved through a combination of step backs and further recessing
of the tallest portions of the building. The three-storey podium creates a sense of human
scale at grade and the tower is pulled back from the edges of the podium to reduce its
visual impact and massing at grade. Further, the site abuts a municipal laneway to the
east which provides distance separation to the low-profile development beyond.



The proposed uses, the amount of landscaped open space along with the arrangement of
buildings and density on site enhances the development and ensures successful integration
into the existing community.

3.3 Urban Design Guidelines
3.3.1 Transit-Oriented Development Guidelines
The Urban Design Guidelines for Transit-Oriented Development document was approved by Council
on September 26, 2007. The guidelines apply to all development throughout the City within a 600 m
walking distance of a rapid transit stop or station to provide guidance to the proper development of
these strategically located properties. The guidelines address six (6) components including: Land
use; Layout; Built Form; Pedestrians and Cyclists; Vehicles and Parking, and; Streetscape and
Environment.
The proposed development meets the following applicable design guidelines, among others:








The proposed development includes transit-supportive land uses within a 600 m walking
distance of a rapid transit station or stop including apartments (condominiums).
The proposal creates a multi-purpose destination by contributing a mix of housing types to
the area where residents can meet many of their daily needs locally, thereby reducing the
need to travel.
The proposed development meets the intent of the Transit-Oriented Development Guidelines
by providing for a high form of density as close as possible to the rapid transit network.
The building steps back at the 4th storey in order to maintain a more human scale along the
sidewalk and to reduce shadow and wind impacts on the public street.
The proposed building’s design has been conceived to create a highly visible landmark
through its distinct design.
The proposal respects a building setback of 3 metres along both Parkdale and Lyndale
Avenue thereby defining the street edge and providing space for pedestrian activity and
landscaping.
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The building provides architectural variety on the lower storeys of buildings to provide visual
interest to pedestrians.
The development incorporates windows and doors to make the pedestrian level façade of
walls facing the street highly transparent in order to provide ease of entrance, visual interest
and increased security through informal viewing.
The design and location of the entrance to the underground parking lot minimizes the
number of vehicle crossings over primary pedestrian routes and will not impede pedestrian
flow.

3.3.2 Urban Design Guidelines for High-Rise Housing
The Urban Design Guidelines for High-Rise Housing document was approved by Council on October
28, 2009. The guidelines apply to all proposed high-rise development throughout the City of Ottawa
in order to promote and achieve appropriate high-rise development. The guidelines address seven
(7) components including: Context, Built Form, Pedestrian and the Public Realm, Open Space and
Amenities, Environmental Considerations, Site Servicing and Parking, and Services and Utilities.
The proposed development meets the following applicable design guidelines, among others:














The proposed building integrates into the surrounding context through the proper massing,
setbacks, transitions in building height, and through appropriate design qualities and
character. The building line along the street will be maintained, and as such is consistent
with the neighbouring buildings fronting on both Parkdale Avenue and Lyndale Avenue.
Further, the lower portion of the building will feature a podium thereby providing the context
for a human-scaled streetscape.
The transition techniques (stepping down, setbacks and buffer, scale & massing, and design
& character) are appropriate to the site context.
The distribution of the building’s form and massing are appropriate to the scale and
proportion of the built surroundings.
The orientation, size, and location of the tower have been conceived to minimize the extent
and duration of shadowing on adjacent sites and streets.
The proposed building has the three essential elements to achieve an appropriate building
form and mass: a podium, a tower and a top.
The proposed building’s podium supports human-scaled streetscape and quality pedestrian
environment through architectural design, quality materials, and landscaping.
The active uses, such as the building’s commercial component, will be located along the
street facade and will effectively enhance the building’s relationship to the public realm.
The tower of the building is meant to break up the bulk into smaller segments, while
reducing the perception of massing will be achieved through architectural detailing and
changes in material and color.
The ‘top’ of the proposed building will be distinctive and will help to achieve opportunities for
sky views.
Along both Parkdale Avenue and Lyndale Avenue, trees will be planted 6-8 metres apart in
order to enhance the pedestrian and public realm.
The proposed building will also feature fluid connections to destinations such as the street,
transit and other community destinations, thereby helping to achieve safe, accessible and
barrier- free pedestrian linkages
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The provisions of outdoor amenity space for both communal and private areas (such as
balconies) have been integrated into the building’s design.
The proposed development will incorporate progressive environmental considerations such
as: the building’s orientation to take advantage of passive solar gain; the maximization of
resource and energy efficiency through environmental site design principles and techniques;
through the use of quality materials that are durable and conserve energy, and; treated
glass that minimizes any further negative impacts.
Parkdale Avenue and Lyndale Avenue will maintain a 3-metre wide pedestrian walkway to
ensure a direct, safe and continuous link to public sidewalks and other nearby destinations.
The location of the parking garage is to be accessed from the City-owned laneway so as to
not interfere with pedestrian flow. Its discreet location prevents it from being a prominent
feature along the streetscape.
All parking for the site will be located underground within the interior of the site.
Bicycle parking is to be located so that it is easily accessible to the street and protected from
the weather element.
The mechanical and electrical equipment have been integrated into the building’s design.
Other utilities and services areas will be located away from public view and away from
adjacent properties.

The proposed development has regard for and meets the majority of applicable design guidelines.
4.0 REGULATORY FRAMEWORK
4.1 City of Ottawa Comprehensive Zoning By-law (2008-250)
The property is zoned R5B H(37) – Residential Fifth Density Subzone B, Maximum Building Height of
37m. The purpose of the Residential Fifth Density zone is to allow a wide mix of residential building
forms including mid-high rise apartment dwellings in areas designated as Mixed-Use Centre. The R5
Zone also permits ancillary uses to the principal residential use to allow residents to work at home
and to accommodate convenience retail and service uses of limited size.
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R5B H(37)

City of Ottawa eMaps – R5B H(37) Zone for 159, 163 & 167 Parkdale Avenue

A range of residential uses is permitted within the R5B zoning including Apartment Dwelling, MidHigh Rise which is defined in the By-law as:
A residential use building of more than four storeys in height containing four or more
principal dwelling units, other than a Multiple Attached Dwelling.
Other lands east of Parkdale Avenue, located to the north and south of the subject lands are also
zoned R5B H(37). Lands to the east are predominantly zoned R4S - Residential Fourth Density
Subzone S, permitting low-profile, multiple-unit residential uses, with a typical height of 11m to
14.5m.
The Tunney’s Pasture lands to the west are zoned MC F (1.75) - Mixed-Use Centre zone with no
maximum building height, but a Floor Space Index restriction of 1.75.
4.2 Requested Zoning By-law Amendment
An application has been filed with the City of Ottawa to amend the current R5B H(37) zone and
introduce site specific zoning provisions either under the current R5B zone or through the
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introduction of a Mixed-Use zoning. The Zoning By-law Amendment includes the addition of a
commercial/retail use at grade and the establishment of new performance standards. The table
below summarizes the provisions of the R5B H(37) Zone and compares them against the proposed
development. Areas of non-compliance are identified in red under the ‘proposed’ heading.
PROVISION

REQUIREMENT

PROPOSED

Lot Area (min)

675 m²

1,373.5 m²

Lot Width (min)

22.5 m

29.9 m

Building Height (max)

37 m

85 m

Front Yard Setback (min)

3m

3m

Corner Yard Setback (min)

3m

3m

Interior Yard Setback (min)

If located within 21 m of the 1.545 m
front lot line: 1.5 m

Rear Yard Setback (min)

If located further than 21 m
from the front lot line: 6 m
7.5 m
0.315 m

Landscape Area (min)

30%

28.6%

Residential

0.5 spaces per unit = 95

91

Visitor

0.2 spaces per unit (after 12 35
units) = 35

Commercial

2.5 per 100m² of GFA = 4

4

Total = 134

Total= 130

Parking Requirement

Additional amendments may be identified following staff review, technical circulation and as a
result of revisions to the Site Plan.
The consolidation of these three separate parcels of land has resulted in a re-interpretation of yards.
Whereas previously, the front yard of all three lots was Parkdale Avenue, currently Lyndale Avenue
is considered the front yard for By-law purposes (shortest property boundary abutting a street). As
such, the remainder of the yards have been interpreted as follows:


Rear lot line is the northern lot line abutting 151 Parkdale Avenue;
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Corner lot line abuts Parkdale Avenue;
Interior lot line abuts the City laneway.

Based on the above, the typically required 7.5 m rear yard setback would create an undesirable
condition along Parkdale Avenue by creating a considerable gap between proposed and existing
development. With respect to the interior lot line, a reduction to 1.545 m is reasonable and
desirable given the existence of a 6 m wide municipal laneway. Between the setback to the laneway
and the width of the laneway, the podium is setback approximately 7 m and the tower
approximately 10 m from the adjacent lower profile uses to the east. This distance separation is in
excess of what is typically required for an interior side yard and considered reasonable and
appropriate given the planned function of this area as a compact, mixed-use, development intensive
neighbourhood.
5.0 CONCLUSION
The requested Zoning By-law Amendment for 159, 163 & 167 Parkdale Avenue is intended to help
facilitate and achieve the City’s intensification targets in the form of apartments that are in close
proximity to the rapid transit network. It is our professional planning opinion that a sensitivelydesigned 28-storey building of represents good land use planning, is appropriate for the subject site,
and is in the public interest for the following reasons:


The proposal is consistent with the intent of the Provincial Policy Statement. The proposal
capitalizes on an infill opportunity of an underutilized site within the City’s built-up area
where services are available.



The development proposes to intensify a site situated in proximity to employment, rapid
transit, and other amenities contributing to the creation of complete communities and
development patterns that are more sustainable over the long term.



The proposed development will help to achieve the City’s density targets by contributing
196 new residential units to the Tunney’s Quad Mixed-Use Centre.



The proposal conforms to the goals, objectives and policies of the Mixed-Use Centre
designation in the Official Plan. The Mixed-Use Centre designation supports compact,
mixed-use development and as such permits a range of uses including commercial and
residential uses. Residential development is required at a medium to high density. Building
heights above those permitted in the current zoning are possible in instances where the
proposal is in proximity to transit and where compatibility with the surrounding
community can be demonstrated.



Within the Mixed-Use Centre designation, the greatest densities are to be located within
400 m of rapid transit in order to support the public transit system. A portion of the site is
located within the 400 m radius of the Tunney’s Pasture Rapid Transit Station and the
increased density will contribute to the density required to ensuring the success of transit
in this area.



The proposed building height and massing are consistent with the planned function of the
area as set out in the Mixed-Use Centre designation and with the existing and approved
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building heights along Parkdale Avenue. Recently constructed and approved development
along Parkdale Avenue exceeds the current height restrictions of 12 storeys. New
development applications have been submitted to the City for a similar building height as
the proposed building on Parkdale and Lyndale Avenue. The Tunney’s Pasture Office
Complex also features two high-profile buildings, one of which is approximately 27
storeys.


Further, it has been demonstrated that the proposed development is compatible with the
surrounding community and meets the design objective of the Official Plan. Appropriate
transition is achieved through the introduction of a podium, the incorporation of groundoriented units, setbacks and step backs of the tower, and the careful siting of the building
on-site. An analysis of the proposed building within the community context is provided in
Appendix C.



The proposal will improve the character of the existing area through quality architecture
and sensitive design. The development will replace three derelict buildings that contribute
little to the surrounding area and replace it with a high density development of quality
design. The proposed residential units and commercial/retail at grade along Parkdale and
Lyndale Avenue will enhance the streetscape and introduce uses that are entirely with the
residential community immediately to the east of the proposed development.



The proposal meets the intent and spirit of the City’s Urban Design Guidelines for Transit
Oriented Development and High-Rise Housing. The proposal meets the key design
consideration related to building design, location and orientation, animating and
addressing the street, pedestrian routes and accessibility, human scale and meaningful
landscaped open space.



The existing residential zoning allows for a high-profile building as of right. A Zoning Bylaw Amendment is being sought to add a complementary retail use, to increase the
maximum building height in order to allow the sculpting of the building resulting in a
better building design and to modify a number of performance standards to recognize the
unique lot configuration and allow for appropriate development.



The requested increase in height from the current 12-storeys to the proposed 28-storeys is
not anticipated to have significant difference in impact on the surrounding community.
The proposed building design ensures that that the surrounding properties continue to
have access to light and air and allows for the rationale redevelopment of surrounding
properties in the instance they should redevelop.



The proposal will also bring the site into conformity with the Official Plan which requires
that residential development in the Mixed-Use Centre designation occur at medium to
high densities and in the form of apartment or other multiples.



Overall, the proposed development achieves a good fit with the exiting neighbourhood.
The development will contribute positively to the streetscape as well as the surrounding
community, all the while sensitively increasing the height and density to meet the City’s
goals and policy objectives.
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Appendix A: Preliminary Site Plan
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Appendix B: Sunshadowing Study
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Appendix C: Proposed Development and Community Context Study
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