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INTRODUCTION
This Planning Rationale has been prepared by FOTENN Consultants Inc. on behalf of Toth
Equity Ltd. in support of an Official Plan Amendment (OPA) and a major Zoning By-law
Amendment (ZBLA) for the property municipally known as 180 Metcalfe Street. The
purpose of the following document is to assess the appropriateness of the proposed
high-rise mixed-use development and the requested OPA and ZBLA in the context of the
surrounding community and the applicable policy and regulatory framework.

OVERVIEW
THE SITE
The site is legally described as Lots 47 to 49, Registered Plan 2996 City of Ottawa and is
municipally known as 180 Metcalfe Street (referred to herein as “the site”). The site has
approximately 30.2 m (99 ft) of frontage with a depth of 60.4 m (198 ft) for a total site
area of 1821.1 m2 and is rectangular in shape. The site is currently occupied by a six (6)
storey, heritage designated commercial building. The site also contains a surface parking
lot on its western portion which is delineated by a wrought-iron fence. There are several
trees located along the Nepean Street frontage.
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SITE LOCATION
The site is located in the north end of Centretown, at the intersection of Metcalfe Street
and Nepean Street (Fig. 1). Metcalfe Street is an arterial road that is book-ended at its
south end by the Museum of Nature and at its north end by Parliament Hill. Centretown is
the City’s central residential district with defined commercial corridors along arterial
roads. Centretown is a pedestrian friendly community with many amenities in close
proximity and a variety of transportation options easily accessible.

FIGURE 1 – LOCATION MAP

The surrounding uses vary and can be described as follows:
North:
Immediately north of the site is a seven (7) storey mixed-use building containing office
space, as well as commercial and personal service uses at grade. In addition, north of the
site are the sites 89 and 91 Nepean Street which are currently vacant and used as parking
and a sales centre for the Claridge’s Tribeca development. Both of those sites have been
recently rezoned to permit a 27-storey condominium. Further north of the site is
Ottawa’s Central Business District containing a wide range of office, commercial, retail
and mixed-use buildings.
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FIGURE 2 – VIEW OF PROPERTIES NORTH OF THE SUBJECT SITE

East:
The lands to the east of the site currently contain two (2) 27-storey towers which are
currently under construction. This project will also include a 7-storey mid-rise portion and
a Sobeys grocery store located at grade. Further east are additional high-rise residential
and office buildings. Elgin Street is located one street east of the site with its variety of
retail/commercial and mixed-use buildings including the 27-storey Place Bell Building.
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FIGURE 3 – VIEW OF PROPERTIES ALONG METCALFE STREET, EAST OF THE SITE

South:
Immediately south of the site is a twelve (12)-storey apartment building while further
south are a mix of low-, mid- and small high-rise buildings. In addition, there are several
single-detached dwellings which have been converted to residential/commercial units.
The majority of the land uses south of the site are residential, however there are a
number of commercial office buildings as well.
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FIGURE 4 – VIEWS OF MID AND HIGH-RISE BUILDINGS SOUTH OF THE SUBJECT SITE

West:
West of the site is a low-rise apartment building as well as a large surface parking lot, a
portion of which has been rezoned to accommodate a 27-storey condominium. Further
west are additional low and mid-rise buildings with a variety of residential and
commercial/retail properties. In addition, west of the site is Bank Street, a central
commercial corridor with a variety of shops, restaurants, and mixed-use buildings.

FIGURE 5 – LOW RISE APARTMENT & PARKING LOT (ZONED FOR 27 STOREYS) WEST OF SITE

180 METCALFE STREET |TOTH EQUITY LTD. | SEPTEMBER 2014 | 6

COMMUNITY AMENITIES:
The site is located in the Centretown community of the City of Ottawa. As such, there are
a number of community amenities located within 600 m of the site including:









Jack Purcell Park, Saint Luke’s Park, Minto Park and Confederation Park;
Rideau Canal and Pathways;
Ottawa Central Public Library;
Jack Purcell Community Centre;
National Arts Centre;
Elgin Street Public School and Lisgar Collegiate;
World Exchange Plaza; and
Retail and Commercial uses along Elgin Street and Bank Street.

ROAD NETWORK AND TRANSIT:
Roads:
The site is well serviced with respect to the existing road network. The site is located on
Metcalfe Street, which is a one-way northbound arterial connecting from Highway 417 to
Wellington Street, with connections to Gladstone Avenue, Somerset Street and Laurier
Avenue.

FIGURE 6 – SCHEDULE F – CENTRAL AREA/INNER CITY ROAD NETWORK
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Transit:
This site is ideally situated with respect to proximity to transit. The site is located within
500 metres of the Metcalfe Transitway Stations and future Downtown East LRT Station
and is also in close proximity to several OC Transpo regular service routes including
routes #1, 2, 5, 7 and 14 and Peak Route #6.

DEVELOPMENT PROPOSAL
Toth Equity Ltd. is proposing to construct a twenty-seven (27) storey, 83 m, mixed-use
building. The application proposes to maintain 80% of the existing heritage building,
including both the Metcalfe and Nepean Street facades, and integrate it into the new
development. The development will include a six (6) storey podium, matching the
existing heritage building, and a twenty-one (21) storey tower. At this point the final uses
for the future development have not been fully determined. While the applications seek
to allow a combination of at-grade retail with either residential, office, or hotel, or some
combination thereof, the concept plan contains 206 residential units, 140 hotel suites,
and 261.58 m2 of retail located at grade.
The building will be set back 1.0 m from Metcalfe Street (Front Yard) and 1.5 m from
Nepean Street (Corner Side Yard), matching the existing setbacks of the heritage
building. The setbacks along Metcalfe and Nepean Streets permit the provision of both
hard and soft landscaping for an improved pedestrian realm. The podium will also be set
back 3.4 m from the neighbouring property to the south (Interior Side Yard) and 1.5 m
from the property to the west (Rear Yard). The tower portion of the proposal is set back
12.51 m from the Metcalfe Street façade, 3.63 m from Nepean Street, 6.39 m from the
southern lot line and 8.27 m from the western lot line (Fig 2); effectively achieving 20 m
separation distances from the adjacent existing and proposed high-rise buildings.

FIGURE 7 - PROPOSED SITE PLAN
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A 6.7 m wide driveway is located at the western end of the building along Nepean Street
which leads to the underground parking garage. The driveway leads to a drive aisle
ranging from 6.2 to 6.7 m in width, and to a total of 154 parking spaces. The parking
garage is comprised of 103 residential parking spaces, 16 visitor/commercial retail
parking spaces, and 35 hotel parking spaces. The parking garage also includes 120
interior bicycle parking spaces.
The hotel entrance will be provided from the retained portion of the existing heritage
building while the residential and retail portions of the building will be accessed via an
entrance off Nepean Street. The residential access is recessed and situated along Nepean
Street at the junction of the retained heritage portion and the newly designed podium in
order to provide an exclusive entrance for residents of the building. The proposed
organization permits a clear distinction between the different uses proposed.
The proposed development presents three (3) distinct portions, some of which has been
discussed previously. The base of the building, as noted, is comprised of the retained six
(6) storey heritage building and a modern dark masonry and aluminum extension along
Nepean Street. The majority of the building, the tower, will rise twenty-one (21) storeys
and will be comprised of light metal paneling, staggered pattern windows and a mix of
recessed and standard balconies, which will help to break up the mass of the tower and
minimize the visual impact while adding a playfulness to the design and to the Ottawa
skyline. Finally, the top of the building, which largely conceals the mechanical roof and a
roof terrace rises like a veil above the uppermost residential floors. The design of the
upper storeys aims to conceal the mechanical and functional elements of the building
while framing the top and rooftop amenity space of the proposed development (Fig 3).

FIGURE 8 - PROPOSED FRONT AND REAR ELEVATION

A total of 3,235 m2 of amenity space is provided throughout the building in the form of
both private and communal amenity space. The application proposes a total of 835 m2 of
communal amenity space, largely in the form of a rooftop terrace on the 6th and 27th
floor, 270 m2 of interior hotel amenity space and 2,130 m2 of private amenity space in the
form of balconies.
The 180 Metcalfe site presents unique circumstances with both opportunities and
constraints, which the proposal responds to accordingly. The site contains a formidable
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heritage component which adds context and distinction to the project. The physical and
regulatory context add greater relevance and opportunity for intensification while easy
access to services, amenities and public transit offer incentive to develop a project that
will both benefit from these facilities and be a benefit to their continued success. Overall,
the proposed development will intensify a site located at the edge of an established
community in Ottawa’s central core. A unique and innovative design coupled with an
ideal location make this site appropriate for the proposed development.

PLANNING APPLICATIONS
In order to proceed with the development proposal as described above, an Official Plan
Amendment (OPA) and a Major Zoning By-law Amendment (ZBLA) are being submitted.

OFFICIAL PLAN AMENDMENT
The Official Plan Amendment seeks to amend the Centretown Secondary Plan
(introduced as OPA 117; currently under appeal). The subject property is designated
Apartment Neighbourhood in the Secondary Plan (Policy 3.9.2.1). The Apartment
Neighbourhood designation encourages primarily residential development in the form of
apartment buildings and townhouses as well as public open spaces and small-scale,
neighbourhood-oriented commercial uses. Non-residential uses in this designation are
restricted to the first two floors of a building and cannot occupy more than 50% of its
gross floor area (GFA) in R4 and R5 zoned areas. The Secondary Plan also includes
several urban design criteria for towers taller than ten (10) storeys in height.
It is FOTENN’s opinion that the proposed development generally meets the policies in
the Secondary Plan (see Secondary Plan section below), in particular those relating to
urban design. However, an OPA is required in order to permit the proposed development
and the range of anticipated uses. As such, the following amendments to the Secondary
Plan are requested:




To permit Office and Hotel as permitted uses;
To permit non-residential uses on any floor of a building; and
To permit non-residential uses to exceed 50% of the building’s GFA.

ZONING BY-LAW AMENDMENT
The Zoning By-law Amendment seeks to amend the provisions of the City’s
Comprehensive Zoning By-law 2008-250, which currently zones the site Residential Fifth
Density Subzone B with Exception 850 and a height limit of 37 m - R5B [850] H(37). As
such, the following amendments to the site specific zoning are being requested:







To permit Hotel, Office and Retail uses as a permitted use*.
To permit a maximum height of 87.0 metres whereas there is a 37 metre height
limit.
To permit a front yard setback of 1.0 metres whereas Table 164A requires a
minimum front yard setback of 3.0 metres**.
To permit a reduced corner side yard setback of 1.5 metres along the north side
lot line whereas Table 164A requires a minimum of 3.0 metres.
To permit a minimum interior side yard setback of 3.4 metres after 21 metres of
depth whereas Table 164A requires a minimum of 6.0 metres for any part of a
building beyond 21 metres from the front yard lot line.
To permit a minimum rear yard setback of 1.5 metres whereas Section 164A
requires a minimum of 7.5 metres.
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To permit a driveway width of 2.98 metres for single-lane traffic whereas Section
107 of the By-law calls for a driveway width of 6.7 metres for double-lane traffic.
To permit a drive aisle width that ranges from 6.2 metres to 6.7 metres whereas
Section 107 requires a minimum of 6.7 metres for a drive aisle width for parking
spaces angled at 90 degrees from a drive aisle.
To permit a reduction in required visitor parking spaces to 16 (combined with
retail parking) whereas Section 102 requires 39.
To permit a reduction in required retail parking spaces to 16 (combined with
visitor parking) whereas Section 101 requires 7 spaces.
To permit a reduction in required hotel guest parking spaces to 35 whereas
Section 101 requires 57.
To permit a reduction in required Landscape Area to 19.48% whereas Section 163
(9) requires 30%.

* Note that the existing zoning permits office, medical facility, personal service business limited to barber shop,
beauty parlour, or dry cleaner’s distribution centre, retail store limited to a drug store, florist shop, or newsstand and
a restaurant.
** Note that the existing building benefits legal/non-complying front setback nights

POLICY AND REGULATORY FRAMEWORK
PROVINCIAL POLICY STATEMENT (2014)
The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the
Planning Act has recently been updated and came into effect as of April 30th, 2014. This
updated PPS replaces the Statement which has been in place since March 1, 2005. The
PPS provides policy direction on matters of provincial interest related to land use
planning. As such, decisions affecting planning matters shall be consistent with policy
statements issued under the act.
A fundamental tenet of the PPS is the intensification of built-up areas to efficiently use
land with existing infrastructure and public service facilities to avoid the need for
unjustified and uneconomic expansion. As a result, planning authorities must identify and
promote opportunities for intensification and redevelopment [Policy 1.1.3.3].In addition to
meeting the fundamental tenet of the PPS of concentrating growth within the urban area
where infrastructure is available, the proposed development meets the following
Provincial 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];
Promotes cost-effective development standards to minimize land consumption
and servicing costs [Policy 1.1.1.e];
Efficiently uses the infrastructure and public service facilities which are planned or
available [Policy 1.1.3.2a];
Identifies and promotes opportunities for intensification and redevelopment
where this can be accommodated taking into account existing building stock and
areas [Policy 1.1.3.3];
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 in areas where it exists or is to be
developed [Policy 1.4.3.d];
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Promotes land use patterns, density and mix of uses that minimize the length and
number of vehicle trips and support current and future use of transit and active
transportation [Policy 1.6.7.4];
Long-term economic prosperity should be supported by encouraging a sense of
place, by promoting well-designated built form and cultural planning, and by
conserving features that help define character, including built heritage resources
and cultural heritage landscapes [Policy 1.7,1 (d)];
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 improving the mix of employment and
housing uses to decrease transportation congestion [Policy 1.8.1.b through 1.8.1.c];
Significant built heritage resources and significant cultural heritage landscapes
shall be conserved [Policy 2.6.1];
Planning authorities shall not permit development and sire alteration on adjacent
lands to protected heritage property except where the proposed development
and site alteration has been evaluated and it has been demonstrated that the
heritage attributes of the protected heritage property will be conserved [Policy
2.6.3].

The proposed development is consistent with the Provincial Policy Statement as:






The proposal capitalizes on an opportunity for redevelopment and intensification
within the City’s built-up area where services are readily available.
The proposed development promotes intensification and new housing in an area
where public transit is currently available.
The proposed development promotes densities that contribute to more
sustainable land use patterns and contribute to the range and mix of residential
housing types.
The proposed development promotes the preservation of a significant heritage
resource.

CITY OF OTTAWA OFFICIAL PLAN (2003, AS AMENDED )
The City of Ottawa Official Plan is composed of eight Sections, each addressing a
different aspect of the planned function of the City as a whole. Section 2 of the City of
Ottawa Official Plan 2003 provides Strategic Direction for growth and development
within the City. The Plan anticipates that much of the demand for new housing after
2006 will be for smaller units such as apartments. It is expected that two-thirds of the
added housing stock located outside of the Greenbelt will be in the form of singledetached homes, while in the Greenbelt, one-third of housing growth will be in the form
of apartments.
Ottawa expects to support this growth by managing it in ways that support healthy,
liveable communities. Growth will be directed towards key locations with a mix of
housing, shopping, recreation and employment and which are easily accessible by transit.
The City anticipates that by pursuing a mix of land uses and a compact form of
development, the City will be able to support a high-quality transit service and make
better use of existing roads and other infrastructure.
In order to meet these and other objectives of the Official Plan, the City has committed
to pursuing strategic directions in four (4) key areas, two (2) of which are applicable and
relevant to this proposal.
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Managing Growth



The City will manage growth by directing it to the urban area where services
already exist or where they can be provided efficiently.
Growth in the urban area will be directed to areas where it can be accommodated
in compact and mixed-use development, and served with quality transit, walking
and cycling facilities.

Creating Liveable Communities





The City will provide opportunities to increase the supply of affordable housing
throughout the rural and urban areas.
Growth will be managed in ways that create complete communities with a good
balance of facilities and services to meet people’s everyday needs, including
schools, community facilities, parks, a variety of housing, and places to work and
shop.
Attention to design will help create attractive communities where buildings, open
space and transportation work well together.

2.2.2 Managing Growth within the Urban Area
The policy direction of the City’s Official Plan is to promote an efficient land-use pattern
through intensification of locations that are strategically aligned with the transportation
network and in particular the rapid transit network. This section discusses the
opportunities that exist for intensification and generally that the City will support such
intensification, although such opportunities generally occur at a much smaller scale in the
General Urban Area.
The scale of intensification in the General Urban Area will depend on factors such as
existing built context and proximity to major roads and transit, although much of the
major intensification will happen along Mainstreets, and within Mixed-Use Centres and
Town Centres. To achieve compatibility between existing and planned built form,
emphasis will be placed on good urban design and architecture.
3.0 Land Use Designations
The property is designated General Urban Area on Schedule B – Urban Policy Plan (Fig
4) in the City of Ottawa Official Plan. The General Urban Area designation permits the
development of a range and choice of housing types to meet the need of all ages,
incomes and life circumstances, in combination with conveniently located employment,
retail, service, cultural, leisure, entertainment and institutional uses. The purpose of this
designation is to facilitate the development of complete and sustainable communities.
The OP supports infill development within the General Urban Area, subject to the
following policies:
 Recognize the importance of new development relating to existing community
character so that it enhances and builds upon desirable established patterns and
built form;
 Apply the policies of Section 2.5.1 (Compatibility and Community Design) and
Section 4.11 (Compatibility); and
 Consider the development’s contribution to the maintenance and achievement of
a balance of housing types and tenures to provide a full range of housing.
As stated in the above noted policy, applications in the General Urban Area will be
evaluated according to the criteria of Section 2.5.1 – Compatibility and Community
Design and Section 4.11 – Urban Design Compatibility. Further to these policies the
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proposed development should relate to the existing community character to enhance
desirable established patterns and built form.

The proposed development conforms to the policies of City of Ottawa Official Plan as:






The proposal achieves development that takes advantage of existing
infrastructure, quality transit service, and is situated in an area that promotes a
complete community with a good balance of facilities and services.
The proposal builds upon desirable established patterns and built form and
contributes to the variety of housing options available in the neighbourhood. This
site, at the border of the City’s Central Business District, maintains the high density
and high-quality development while supporting the large variety of land uses
surrounding the site. The site and surrounding lands are zoned Residential Fifth
Density – R5 and Mixed-Use Downtown which both permit high-rise apartment
buildings.
The proposal considers the development’s contribution to the maintenance and
achievement of a balance of housing types and tenures to provide a full range of
housing.

FIGURE 9 - SCHEDULE B: URBAN POLICY PLAN IN THE CITY OF OTTAWA OFFICIAL PLAN
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2.5.1 and 4.11 Urban Design and Compatibility
Section 2.5.1 provides urban design guidance and on how to appropriately incorporate
infill development into existing built up areas. According to the definition provided in the
OP, ‘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 OP emphasizes that the above objectives are achievable without
designing a development to be the same as existing developments.
Within Section 2.5.1 a variety of design principles are presented to guide development.
The most applicable principles for this development include:














Recognize and reflect on the history of the city of community.
Promote quality consistent with a major metropolis, and a prime business and
tourist destination.
Create distinctive places and appreciate local identity in patterns of development,
landscape and culture.
Recognizing every building as being part of a greater whole that contributes to
the overall coherency of the urban fabric.
Encourage a continuity of street frontages.
Address the relationship between buildings and between buildings and the street.
Integrate new development to complement and enliven the surroundings.
Allow the built form to evolve through architectural style and innovation.
Complement the massing patterns, rhythm, character, and context.
Achieve a more compact urban form over time.
Provide flexibility for buildings and spaces to adapt to a variety of possible uses in
response to changing social, economic and technologic conditions.
Allow for varying stages of maturity in different areas of the city, and recognize
that buildings and site development will exhibit different characteristics as they
evolve over time.
Accommodate the needs of a range of people of different incomes and lifestyles
at various stages in the life cycles.

The above noted principles support the seven (7) design objectives presented in Section
2.5.1. The proposed development meets the applicable objectives including:





Enhance the sense of community by creating and maintaining places with their
own distinct identity;
Define quality public and private spaces through development;
Ensure that new development respects the character of existing areas; and
Consider adaptability and diversity by creating places that can adapt and evolve
easily over time and that are characterized by variety and choice.

Section 4.11 of the Official Plan sets out criteria which are used to evaluate the
compatibility of proposed developments. These criteria include: traffic, vehicular access,
parking requirements, outdoor amenity areas, loading areas, service areas and outdoor
storage, lighting, noise and air quality, sunlight, microclimate, supporting neighbourhood
services. Not all of these items apply to this particular proposal.
The most applicable compatibility criteria are discussed below:
1. Traffic: The Transportation Brief has been prepared by Delcan Coprotation and
concludes that surrounding intersections currently operate at an acceptab;le Level
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of Service (LoS) during peak hours. The proposed development would result in a
net increase of approximately one (1) new vehicle per minute which would
maintain the acceptable LoS surrounding the site.

2.

3.

4.

5.

6.
7.

8.
9.

According to the report, the proposed amount of parking is sufficient to meet the
needs of the development. The access to the underground parking garage, though
located in an acceptable position, should include more appropriate transition
grades throughout the ramp.
Vehicular access: The entrance for the underground parking garage is set back
50.85 m from Metcalfe Street. The proposed development reduces the number of
existing driveway access points from two (2) to one (1) thus reducing the
potential for pedestrian/vehicular conflicts and increasing potential for street front
landscaping and building animation.
Parking requirements: The proposed development will provide 103 spaces which
will meet the minimum requirement for residential parking spaces. There will be a
reduction of visitor parking providing 16 spaces which will also be combined with
retail parking. This visitor parking ratio is similar to the former City of Ottawa rate
of 0.083 visitor spaces (The project also provides 35 hotel parking spaces, a ratio
of 0.25, where the project requires 57 spaces). The reduction in visitor/retail and
hotel parking responds to the project’s formidable location close to a range of
amenities and easily accessible by public transit.
Outdoor amenity areas: The proposal exceeds the requirement for both communal
amenity area and private amenity area providing for a total of 835 m2 of
communal space, largely in the format of a 6th storey rooftop terrace as well as a
27th storey outdoor rooftop terrace. rear yard patio area. In both instances, the
outdoor amenity spaces will be screened by landscaping and glass screening.
Loading Areas, Service Areas and Outdoor Storage: The proposal includes one (1)
loading space which exceeds the requirements of the Zoning By-law. The loading
space and loading area is proposed to be located at the south end of the building
away from the main pedestrian access points. The loading areas are also proposed
to be comprised of hard landscaped pavers so as to improve the visual aesthetic
of the loading area and to reduce the impact of the loading areas.
Lighting: Lighting will be designed and installed to provide a safe and secure
environment while meeting the City’s requirements and without impacting
adjacent properties.
Sunlight: A sunshadow study has been prepared and is included in the supporting
architectural plans. The proposed tower will result in increased shadowing.
However, the proposed tower design, with a minimal building footprint and
increased setbacks, will allow for ample sunlight penetration and quick moving
shadows, particularly during the summer months.
Microclimate: A wind and snow loading study will be provided with any future Site
Plan Control Application to ensure that any microclimate considerations are
appropriately addressed through design.
Supporting neighbourhood services: The subject property is situated in a location
that is very well served by a range of amenities and services. This includes shops
and restaurants along Elgin Street and Bank Street, various parks, the Central
Branch of the Ottawa Library, the Transitway and future LRT service line all
located in close proximity. The development will further improve the services
offered in the neighbourhood by adding over 260 m2 of commercial/retail space
to the Centretown community.

Building Profile
Section 4.11 of the Official Plan includes policies addressing the location, design and
integration of tall buildings into the existing urban fabric. Tall buildings are defined as
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buildings 10 storeys or greater. Policy 4.11.9 allows consideration of high-rise buildings
within areas characterized by high-rise buildings that have direct access to an arterial
road, within 600 m of a rapid transit station, where a community design plan, secondary
plan or other similar Council-approved planning document identifies locations 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, within areas
identified for high-rise buildings where building profiles are already permitted in the
Zoning By-law or within areas where a built form transition as described in policy 12
below.

The proposed development is located in an area with an abundance of existing and
approved high-rise buildings and on a site fronting on an Arterial Road (Metcalfe Street).
The Centretown Community Design Plan and Secondary Plan both designate this site as
being within an area appropriate for high-rise development (this will be discussed in a
later section). In addition, the proposed development with its range of uses
(commercial/retail, hotel and residential) are ideal for supporting and utilizing the various
transit services located in close proximity.
Building Profile and Transition
When considering the proposals compatibility and “fit” within the existing community,
regard must be given to Policy 11 which states that high-rise buildings will be considered
as both an example of architecture in its own right and as an element of urban design
within a wider context. The following measures will be considered in evaluating high-rise
proposals:
a. How the scale, massing and height of the proposed development relates to
adjoining buildings and the existing and planned context for the surrounding area
in which it is located;
b. How the proposal enhances existing or creates new views, vistas and landmarks;
c. The effect on the skyline of the design of the top of the building;
d. The quality of architecture and urban design, particularly as expressed in Councilapproved design guidelines; and
e. How the proposal enhances the public realm, including contribution to and
interaction with its surroundings at street level (e.g. the provision of publicly
accessible landscaped area, amenity space and pedestrian respite areas, street
trees public art, active land use frontages, legible entrances and views to the
street, canopies, awnings and colonnades for continuous weather protection).
Policy 12, as noted previously, provides direction on how to successfully achieve
transition in areas with varying development profiles and built form. Implementing the
following design measures will achieve the desired transition and help new development
better integrate into the existing urban fabric:
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
e. Building setbacks.
The proposed building incorporates a six (6)–storey podium, matching the existing
heritage building and providing a more pedestrian oriented experience along both
Nepean and Metcalfe Streets. Heavy glazing as well as the use of a glazed “gasket”
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recessed from the original building, distinct materiality and a consistent vertical rhythm,
continued from the heritage building, help to break up the façade, and maintain a strong
yet comfortable streetscape for the proposed development. These elements along with
landscaping help to maintain a ground-oriented development where emphasis is clearly
on the pedestrian realm.
The tower portion of the building is designed as a large curtain wall with motion and
variability coming from the heavy fenestration, patterned punctuation of the window and
numerous recessed balconies which helps to break up the mass of the tower. The light
materials and thin east/west profiles further seek to minimize the visual impact of the
proposed tower.
The tower is setback from all edges of the podium, particularly along Metcalfe Street,
emphasizing the podium as the prevailing element and the existing heritage building as
the dominant feature along Metcalfe Street. The tower is setback 11.42 m from the base
along Metcalfe Street, 2.36 m along Nepean Street, 6.55 m along the western end and
2.99 m along the southern facade. These setbacks reduce the visual impact of the tower
at grade and help to achieve a better transition between neighbouring sites.
The high architectural quality of the proposed building creates a new element within
central Ottawa signifying the growth of the future while maintaining prominence over its
history and past development. Further, the building contributes to creating a continuous
street front and invites activity and animation to the site through the provision of soft
and hard landscaping and commercial uses at grade.

The development incorporates design elements which allow the building to integrate
successfully into the existing urban fabric and achieve appropriate transition. The
retention of the heritage building, establishment and extension of the six (6)-storey
podium and setting back of the tower from all four sides of the podium allows the
building to successfully maintain a pedestrian oriented nature. The use of fenestration
and strong vertical design elements help to break up the overall mass of the building.
The site benefits from its location at the northern end of Centretown, bordering on the
City’s Central Business District separate from most small-scale development. Overall, the
proposed development generally conforms to the policies of General Urban Area in the
City’s Official Plan, to the Urban Design and Compatibility criteria in Sections 2.5.1. and
4.11 as identified above.

CITY OF OTTAWA OFFICIAL PLAN AMENDMENT 150 (2013)
Official Plan Amendment 150 (OPA 150) has recently been approved by both Ottawa City
Council and the Ministry of Municipal Affairs and Housing. The OPA is currently under
appeal. Though not in full force and effect, all new applications must “have regard’ for
the revised policies of OPA 150. This section summarizes the applicable revised policies.

Section 3.6.1 – General Urban Area
The proposed policies of the General Urban Area seek to support building heights that
are compatible with the existing or planned context and where the tallest buildings
should be encouraged on land fronting Arterial Roads. The revised policies enforce a
greater emphasis on low–rise development and further limit the opportunities for
increased height and density with the General Urban Area. The policies of the revised
Section 3.6.1 generally supports heights up to four (4) storeys except in the following
circumstances and where the urban design and compatible development policies in
Section 4.11 are met:

180 METCALFE STREET |TOTH EQUITY LTD. | SEPTEMBER 2014 | 18



Subject to a zoning amendment for infill up to a height that does not exceed the
height permitted by adjacent existing development or planned function and where
all of the following criteria are met:
a. The site is within 800 metre walking distance of a Rapid Transit station or
400 metres walking distance of a Transit Priority corridor; and
b. The site is between two properties within the General Urban Area, and
adjacent to or across a public street from at least one property that has
existing zoning or a building that exceeds four storeys.
The revised General Urban Area section further refers to Section 2.2.2 – Managing
Intensification Within the Urban Area, where the following policies apply to the proposed
development and support increased height where Secondary Plans establishes
appropriate locations:




Taller buildings should be located in areas that support the Rapid Transit and
Transit Priority network, in areas with a mix of uses, and in areas that can
accommodate large-scale intensification. Building heights and densities may be
established through this plan or a secondary plan and will be implemented
through zoning. [Policy 10]; and
Building heights are established in Section 3 (Designations and Land Use)…
however, secondary plans, including site-specific policies…may specify greater or
lesser building heights than those established in Section 3 where htose heights
are consistent with the strategic directions of Section 2 (Strategic Directions).
[Policy 12].

Intensification in the General Urban Area is still encouraged where it will complement the
existing pattern and scale of development and planned function of the area. The
predominant form of development and intensification will be semi-detached and other
ground-oriented multiple unit housing.

Section 2.5.1 – Designing Ottawa
This Section has been revised to simply address urban design and revises the Section to
present the earlier noted “Design Principles” as the seven (7) design objectives of how
the City wants to influence the built environment. The majority of the portions related to
compatibility have been left to Section 4.11.

Section 4.11 - Urban Design and Compatible Development
Section 4.11 continues to guide the design of development in conjunction with Section
2.5.1. Section 4.11 primarily aims to encourage high quality urban design and compatibility
within the city’s neighbourhoods. With regards to the application at hand, this revised
section focuses on good building design that successfully contributes to the skyline of
the city and the neighbourhood through proper integration, compatibility with the
surrounding context and building design elements such as massing and scale.
Depending on its location, such as in or around the Central Area of the city, applications
for high-rise buildings will be evaluated in part on its contribution to and enhancement of
the skyline while also ensuring that any protected views are maintained.

This proposed design with staggered fenestration and strong vertical lines brought about
from the location and type of balconies, will as a punctuated veil when viewed from the
south. The 27 storey height limit will also ensure that the proposal does not mar the
silhouette of the parliamentary buildings.
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In developing compatible development, particularly with high-rise buildings, there are
several important compatibility factors that Section 4.11 highlights as being necessary to
achieve proper integration including:







Setbacks, heights and transition;
Façade and roofline articulation;
Colours and materials;
Architectural elements, including windows, doors and projections;
Pre- and post-construction grades on site; and
Incorporating elements and details of common characteristics of the area.

In particular, high-rise buildings should orient the principle façade and entrances to the
street and where a building abuts more than one street, the building should be oriented
in order of priority to the arterial and include windows that are visible from public spaces
as well as other architectural elements, massing, and landscaping to accentuate main
building entrances. Furthermore, buildings should employ strategies such as incremental
changes in height, or incorporating podiums or building setbacks and step-backs to
improve compatibility with its surrounding context.
In keeping with the new policies of section 4.11, the proposed development maintains
entrances along both Metcalfe and Nepean Streets. Given the particular circumstance of
this development, the Metcalfe façade has a unique treatment due to the retention of the
heritage building. Along Nepean Street, fenestration, and hard and soft landscaping
provide an entrance which provides access but maintains the predominance of the
original heritage entranceway. The podium is setback 1.5 m from Nepean Street and 1.0 m
from Metcalfe Street, the existing setback, which provides a healthy pedestrian character
for the podium. Façade articulation and heavy glazing helps to break up the façade and
separate the various unique components of this development; the original heritage
structure, the new podium portion and the tower. Furthermore, materiality has been
carefully selected to achieve a successful design process wherein light materials, dark
masonry and glass are utilized to clearly separate the existing yellow brick of the
heritage component and signify the new modern podium portion. The mass of the tower
portion is diminished through the use of staggered windows, strong vertical lines and airy
and open uppermost storeys to frame the rooftop terrace and block the view of the
mechanical penthouse.

Overall, the proposed development also conforms to the revised policies of OPA 150
including Section3.6.1 - General Urban Area in the City’s Official Plan, as well as Section
2.5.1 – Designing Ottawa and 4.11 – Urban Design and Compatible Development.

URBAN DESIGN GUIDELINES FOR HIGH-RISE HOUSING
The City of Ottawa Urban Design Guidelines for High-rise Housing which was adopted in
October 2009 and addresses seven (7) elements of design: Context, Built Form,
Pedestrians and the Public Realm, Open Space and Amenities, Environmental
Considerations, Site Circulation and Parking, and Services and Utilities.
The proposal meets the overall intent as well as the following applicable guidelines:
 Integrated into the context and addresses compatibility with the existing and
planned context through the massing, setbacks, transitions in building height, and
through the design qualities and character.
 Maintains a building line along the street that is similar to neighbouring buildings.
 Defined lower portion with a base that is similar in height, proportions and rhythm
to the neighbouring buildings to visually unify the street.
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Maintains a similar form and design as surrounding buildings.
Provides amenities and services to meet the needs of the local area.
Creates a sense of transition through the use of setbacks, design, and stepping
down.
Located to preserve and not block or detract views to Parliament Buildings.
Uses clear windows and doors to make the pedestrian level façade highly
transparent and accessible.
Building has architecturally detailed facades, where publicly visible, with no blank
or featureless sides.
Provides wide sidewalks to accommodate an improved streetscape.
Creates accessible, barrier-free pedestrian links that connects to the public street.
Provides required amenity space and integrates balconies into the design.
Provides amenities at building entrances.
Provides a direct, safe, continuous and clearly defined pedestrian walkway to the
public sidewalk.
Public sidewalk is continuous and vehicles do not interfere with pedestrian
priority.
Walkways are distinguished from driving surfaces.
Parking is provided within the building and below grade.
Garage entrance driveway is located internal to the block while the garage door is
set deep into the site so as to reduce the physical and visual impact on the
pedestrian realm.

The proposed development meets the general direction and overall intent of the
applicable policies within the High-Rise Guidelines.

TRANSIT-ORIENTED DEVELOPMENT DESIGN GUIDELINES
The City of Ottawa Urban Design Guidelines for Transit-Oriented Development which
was adopted in September 2007 and addresses six (6) elements of design: Land Use,
Layout, Built Form, Pedestrians & Cyclists, Vehicles & Parking, and Streetscape &
Environment.
The proposal meets the overall intent as well as the following applicable guidelines:
 Provides transit supportive land uses within a 600 m walking distance of a rapid
transit stop or station.
 Creates a multi-purpose destination for both transit users and local residents
through providing a mix of different land uses.
 Locates building close to other buildings and along the front of the street to
encourage ease of walking.
 Building is stepped back above the 6th storey in order to maintain a more human
sale along the sidewalk.
 Provides architectural variety through windows, projections and building materials
along the podium and throughout the building.
 Uses clear windows and doors to make the pedestrian level façade of walls facing
the street highly transparent.
 Ground floor is designed to be appealing to pedestrians, with retail/commercial
uses at grade.
 Provides shared parking for retail and visitor parking.
 All parking is provided underground.
 Landscaping along the façade will improve the pedestrian realm.
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The proposed development meets the general direction and overall intent of the
applicable policies within the Transit-Oriented Development Guidelines.

CENTRETOWN SECONDARY PLAN & COMMUNITY DESIGN PLAN (2013)
The property is subject to the Centretown Secondary Plan and the Centretown
Community Design Plan which were approved by Council May 8, 2013. The Centretown
Secondary Plan is currently subject to an Ontario Municipal Board appeal.
Principles & Objectives
The Secondary Plan includes seven principles with associated objectives. The proposed
development will contribute to achieving these objectives:
o

Maintain and respect the Character of Centretown’s neighbourhoods (Section 3.4.1)
 The proposal respects the character of surrounding heritage through setbacks

and the use of a human-scaled, six-storey podium that creates a continuous
street wall with the preserved heritage building;
o

Accommodate residential growth (Section 3.4.2)
 The proposed high-density development helps Centretown achieve its minimum

intensification target, while having no adverse impacts on established, low-rise
neighbourhoods, identified as being located west of Kent and east of Elgin;
o

Accommodate a diverse population (Section 3.4.3)
 The proposal accommodates a diverse population with a variety of unit types and

sizes (1, 1+1, and 2 bedroom), will reinforce commercial activity on Metcalfe Street
with small locally-oriented retail uses, and provide additional accommodations
for visitors to Ottawa’s downtown in the hotel portion.
o

Reinforce and promote commercial activity (Section 3.4.4)
 Limited space for retail (261.58 m2) is proposed to enhance the streetscape with

o

Enhance the public realm (Section 3.4.5)
 The proposal enhances the public realm by framing Nepean and Metcalfe Streets,

active uses while maintaining a primarily residential component.
effectively placing additional ‘eyes on the street’ and adding at-grade uses to
activate the frontages;
o

Encourage walking, cycling and transit use (Section 3.4.6)
 The proposal encourages active transportation by providing a reduced parking

ratio, additional pedestrian and cycling amenities and providing welcoming
pedestrian environments on both frontages.
o

Promote design excellence (Section 3.4.7)
 The proposed development is well designed and built with high-quality, long-

lasting materials.
As per Annex 1, 180 Metcalfe Street is located in the Northern Character Area. The
Northern Character Area comprises several land use designations including but not
limited to Apartment Neighbourhood, the Subject Property’s designation (Fig 10). The
Northern Character Area is intended to accommodate primarily apartment buildings and
townhouses, as well as public open spaces and small-scale, neighbourhood-oriented
commercial uses. Non-residential uses are restricted to the first two floors of a building
and are not to occupy more than 50% of its GFA (Policy 3.9.2.1).
Policy 3.9.2.3 includes several policies that buildings in the Northern Character Area are
to meet:
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The maximum height on the subject property, as per Schedule H2 (Fig 11), is 83
metres or 27 storeys;
Buildings taller than 10 storeys are to generally shall take a podium and tower
form;
The Built Form Guidelines in the Centretown CDP apply in order to moderate
shadow, sky view and privacy impacts.
Towers are generally expected to:
o be stepped back from the podium edge;
o have a maximum floor plate of 750 square metres;
o and, be spaced a minimum of 20 metres apart from one another.
Buildings shall generally be set back from the front lot line 3 metres.
Generally, neighbouring towers on a block or across the street from one another
shall be staggered.
The placement of towers shall consider the potential of adjacent properties to
accommodate a tall building;
Generally, towers shall be set back a minimum of 9 metres from rear lot lines.

FIGURE 10 – EXCERPT FROM THE CENTRETOWN SECONDARY PLAN SCH. H1, LAND USE
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FIGURE 11 – CENTRETOWN SECONDARY PLAN SCH. H2, MAXIMUM BUILDING HEIGHTS

The proposed development generally meets the policies of the Apartment
Neighbourhood designation, in that:









The maximum building height is 27 storeys and 83 metres;
The building takes a podium and tower form;
The building meets the general intent of the Built Form Guidelines in the
Centretown CDP (see next section);
The tower is stepped back from the podium edge by over two (2) metres on
Nepean Street, and almost twelve (12) metres on Metcalfe Street;
The tower has a maximum floor plate of 723.7 square metres;
The tower is spaced a minimum of 20 metres from surrounding existing and
proposed towers;
Though the building is not set back 3 metres from the lot lines on Metcalfe and
Nepean Streets, the existing heritage structure’s setback is maintained; and
The proposed development considers the potential of the adjacent property to
the west to accommodate a tall building by setting the tower back from the lot
line and podium and providing sufficient separation.

As discussed in the Planning Applications section above, the proposed development
requires an OPA to permit office, retail and hotel uses throughout the building, without
GFA restrictions. Despite introducing non-residential uses, the proposal would maintain
the intent of the Apartment Neighbourhood designation by generally meeting its urban
design principles, and still incorporating a significant residential component. Again, it
should also be stated that the existing site zoning permits offices on this property and
the existing building has historically accommodated such uses.
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CENTRETOWN COMMUNITY DESIGN PLAN (2013)
The Centretown Community Design Plan (CDP) builds upon the policies of the Secondary
Plan. As with the Secondary Plan, the subject site is located within the “High Rise – 27
Storey (83 m)” area, which permits buildings of 27 storeys in height. The existing building
at 180 Metcalfe is identified as a Group 2 heritage building in the CDP (Fig 12). This
designation is discussed in more detail in the following section. The CDP applies specific
design guidelines for high-rise development. The guidelines are divided amongst the
three portions of a building: the Podium, Tower, and Top. The applicable guidelines
include:
Podium
 The podium height does not exceed six (6) storeys.
 The ground floor façade is transparent (except for the retained heritage building)
and articulated.
 The building has a grained rhythm to reflect the retained heritage building.
 The podium street façades is well articulated and large blank areas or walls are
avoided.
Tower
 The tower sits on the podium with strategic setback utilized.
 The tower is setback more than 1.5 m from the podium.
 There are no blank walls.
 There are a variety of materials, with plenty of articulation to assist with the mass
of the building.
Top


The mechanical penthouse is architecturally integrated with the building design
and is consistent with the overall character of the tower.

The proposed tower with three (3) distinct sections, podium, tower, and top, meets the
majority of the design guidelines.
 The podium utilizes heavy glazing and articulations in the building façade to break
up the six (6) storey podium.
 The tower again uses varying materials, heavy fenestration and balconies to
create interest and to reduce the mass of the building.
 The tower portion utilizes systematic randomization of materials to break up the
mass of the tower and link itself to the two other sections of the building.
 Finally, the top maintains the controlled variation in spacing to add interest to the
top, add a lightness to the building and to mask the mechanical penthouse of the
building.
Heritage
The site is located outside the Centretown Heritage conservation District however it is
considered a “Group 2 – Heritage Interest” building. As such, the CDP calls for the
protection integration and adaptive re-use of the existing building. Furthermore, the CDP
presents several guidelines to be applied when integrating a heritage structure into a
high-rise building. The applicable guidelines include:
 The development respects and sensitively integrates the existing heritage
building.
 The new development respects many heritage elements such as the setbacks,
rhythm and articulation of the existing building.
 The podium respects the height of the existing building.

180 METCALFE STREET |TOTH EQUITY LTD. | SEPTEMBER 2014 | 25

FIGURE 12 – EXISTING BUILDING IDENTIFIED AS GROUP 2 IN CENTRETOWN CDP

As discussed in the accompanying Cultural Heritage Impact Statement, prepared by
Robertson Martin Architects, the proposal successfully integrates and celebrates the
existing heritage structure through adaptive re-use and maintaining a number of existing
heritage characteristics such as rhythm and articulation. The new portion of the
development is clearly distinct and modern to both emphasize the existing building and
accentuate the heritage characteristics thus achieving the goals of the CDP.

CITY OF OTTAWA ZONING BY-LAW 2008-250
The site is zoned Residential Fifth Density Subzone B with Exception 850 and a height
limit of 37 m - R5B [850] H(37) in the City of Ottawa’s Comprehensive Zoning By-law
2008-250. Subzone B identifies specific subzone provisions for development in this zone
(Fig 5).
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FIGURE 13 – ZONING MAP

The R5B [850] H(37) zone permits a wide range of residential uses including: apartment
dwelling high-rise, bed and breakfast, detached dwelling, duplex and three dwelling units,
semi-detached, stacked, multiple attached, and planned unit development.
The purpose of the R5 zone is to:
1)

2)
3)
4)
5)

6)

Allow a wide mix of residential building forms ranging from detached to mid-high
rise apartment dwellings in areas designated as General Urban Area, Mixed Use
Centre or Central Area in the Official Plan;
Allow a number of other residential uses to provide additional housing choices
within the fourth density residential areas;
Permit 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;
Ensure that residential uses predominate in selected areas of the Central Area,
while allowing limited commercial uses;
Regulate development in a manner that is compatible with existing land use
patterns so that the mixed building form, residential character of a neighbourhood
is maintained or enhanced: and
Permit different development standards, identified in the Z subzone, primarily for
areas designated as Developing Communities, which promote efficient land use
and compact form while showcasing newer design approaches.

The uses permitted within the R5 zone include but not limited to:
 Apartment dwelling, high rise
 Bed and breakfast
 Home-based business
 Residential care facility
 Retirement home
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While Exception 850 permits:
 Office and medical facility permitted only at 180 Metcalfe Street
 Personal service business limited to barber shop, beauty parlour or dry cleaners
distribution station (restricted to the ground floor and the basement)
 Retail store limited to a drug florist shop or newsstand(restricted to the ground
floor and the basement)
 Restaurant (restricted to the ground floor and the basement)
Provision

Minimum Lot
Width (m)
Minimum Lot
Area (m²)
Maximum
Building Height
(m)
Minimum Front
Yard Setback
(m)
Minimum Rear
Yard Setback
(m)
Minimum
Corner Side
Yard Setback
(m)
Minimum
Interior Side
Yard Setback
(m)

Table 2: Zoning Conformity for Apartment Low-Rise
Requirement
Proposed
Compliance ( or )
(based on
R5B[850] H(37)
zone)
22.5
30.20

675

1826.82



37

83.0



3

1.00 (existing)



7.5

1.5



3

1.5



Varies (any part of
the building located
within 21 m of the
front lot line;
setback is 1.5 m,

3.395



If located further
than 21 m from the
lot line, setback is 6
m

3.395
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Amenity Area
(Section 137)

Landscape Area
(Section 163
#9)
Minimum
Parking Space
Rates (Section
101)
Minimum Visitor
Parking Spaces
(Section 102)
Minimum
Commercial
Retail Parking
Spaces (Section
101)
Minimum Hotel
Parking Spaces
(Section 101)

Loading Space
(Section 113)
Driveway Width
(Section 107)
Aisle Width
(Section 107)
Bicycle Parking
(Section 111)

Total Amenity Area:
6 m² per dwelling
unit (1236 m2).

3,235 m2

Communal Amenity
Area:
Minimum of 50% of
the required total
amenity area (618
m2).
30 %

1105 m2

19.48 %



0.5 spaces per
dwelling unit (Area
B on Schedule 1)
Total of 103 spaces
0 for the first 12
dwelling units.
0.2 after 12. Total of
39 visitor parking
spaces.
2.5 per 100 m2 of
GFA. Total of 7
parking spaces.

103 spaces



16 (rate of 0.083 per
unit after 12 units)



0 combined with
visitor parking



1 per guest unit for
up to 40 guest
units, and 1 per 6
guest units over 40
guest units. Total of
57 parking spaces.
0

35



1



6.7 m for double
lane traffic
For 90 degree
parking spaces – 6.7
m
0.5 spaces per
dwelling unit (118
spaces)

6.7 m



Ranges from 6.2 m to
6.7 m



120 spaces

1 per 250 m2 of GFA
(1)

10 spaces
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As noted in the Zoning Amendment section, the ZBLA also seeks to add office, retail and
hotel uses as permitted uses in the R5 zone.

SUPPORTING PLANS & STUDIES
A number of independent plans and studies (in addition to the Site Plan and Elevations)
have been prepared in support of the proposed OPA and ZBLA. Please refer to these
plans/studies in the submission package.






Topographic Survey Plan, prepared by Annis, O’Sullivan, Vollebekk Ltd. Nov. 2014;
Assessment of Adequacy of Public Services, prepared by David Schaeffer
Engineering Ltd., dated May 2014;
Preliminary Geotechnical Investigation, prepared by exp., dated May, 2014;
Phase 1 Environmental Site Assessment, prepared by exp., dated December 2013;
Cultural Heritage Impact Statement, prepared by Robertson Martin Architects,
dated September 2014;

CONCLUSIONS
In assessing the appropriateness of the proposed Official Plan Amendment and Zoning
By-law Amendment, it is FOTENN’s professional opinion that the applications represent
good land use planning, are appropriate for the site, and are in the public interest for the
following reasons:


The proposed development is consistent with the Provincial Policy Statement
which promotes efficient and appropriate development on lands within the urban
boundary. The proposal capitalizes on an infill opportunity within a built up area
where services are readily available, promotes intensification and new housing in
an area where public transportation is readily available, and promotes densities
that contribute to more sustainable land use patterns and contribute to the range
and mix of residential housing types and retains a valuable heritage resource.



The proposed development achieves the goals, policies, and objectives of the City
of Ottawa Official Plan, specifically the applicable policies of the Gener al Urban
designation sections 2.2.2, 2.5.1, and 4.11 which encourage compatible
intensification within existing neighbourhoods.



The proposed development is also appropriate under the revised policies of OPA
150.



The proposed development meets the general intent of the City’s Urban Design
Guidelines for High-Rise Housing and for Transit-Oriented Development.



The proposed development complies with the general intent of the policies and
direction of the Centertown Secondary Plan and Community Design Plan. The
proposal generally meets the urban design guidelines for Apartment
Neighbourhoods and the CDP’s tower guidelines with a distinct modern building
which successfully integrates the existing heritage structure.
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The proposed development meets the vast majority of the performance standards
and meets the purpose and intent of the R5B zoning, which supports high-rise
apartment dwellings and development that is compatible with existing land use
patterns so as to maintain the residential character of a neighbourhood with
ancillary uses.



The application is supported by a number of independent studies completed in
accordance with the Official Plan requirements, all of which support the proposed
development and demonstrate that it is appropriate within the subject site’s
context.



Overall, the proposed development is a well-designed, high-density building that
successfully integrates and celebrates an under-utilized existing heritage building.
It achieves a good fit within Centretown’s planned function. It will contribute to
the streetscape by introducing active at-grade uses while sensitively increasing
the site’s height and density to meet the City of Ottawa’s intensification goals and
policy objectives of managing growth.

Should you have any questions regarding this Planning Rationale or any other submission
materials, please do not hesitate to contact the undersigned at 613-730—5709 x 235 or
casagrande@fotenn.com.
Yours truly,

Brian Casagrande, MCIP RPP
Senior Planner and Manager | Development Planning
FOTENN Consultants Inc.

