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1.0
Introduction

1

Fotenn Planning + Design (“Fotenn”) has been retained by Osgoode Properties to prepare this Planning
Rationale and Design Brief in support of an Official Plan and Zoning By-law Amendment to facilitate the
proposed development on the lands municipally known as 2025 Othello Avenue (the “subject property”) in the
City of Ottawa.
The proposed development intends to establish a redevelopment of the site incorporating a 27-storey residential
apartment building and an 18-storey residential apartment building established in two (2) phases respectively.
The buildings will be massed towards St. Laurent Boulevard. Two (2) 9-storey buildings presently exist on-site
and will be retained as part of this project.
A total 376 units are presently on-site. Phase 1 intends to add 284 units, and Phase 2 will add another 214
residential units for a net 874 units on-site at full buildout. The project will be supported by 786 parking spaces
(77% below-grade) and 255 bicycle parking spaces.
As a community amenity, a proportion of the subject lands will be converted from surface parking to public
parklands.

1.1

Required Applications

In order to proceed with the development as envisioned, the following planning applications are required:
Official Plan Amendment
A site-specific Official Plan Amendment (“OPA”) is proposed to the Official Plan. The OPA would permit a
maximum of 27 storeys on the subject property. Specifically,
/

Add 2025 Othello Avenue to Volume 2B of the Official Plan, listing a site-specific policy permitting a
building height of 27 storeys (84 metres).

Zoning By-law Amendment
The proposed Zoning By-law Amendment proposes to amend the existing zoning, Arterial Mainstreet, Subzone
10, Exception 2210, denoted as AM10 [2210] to facilitate increased building heights on the lands. A new sitespecific zoning schedule will establish permitted building heights as required for the development as proposed.

1.2

Public Consultation Strategy

All public engagement activities will comply with Planning Act requirements, including circulation of notices and
the Statutory Public Meeting. The following Public Engagement steps and activities have already been
undertaken in preparation of this application submission or will be undertaken in the following months after the
application has been submitted:
/

Notification of Ward Councillor, Councillor Jean Cloutier
-

/

Notification to residents and local registered Community Associations
-

/

The Ward Councillor will be notified by the City of Ottawa’s “Heads Up” e-mail once the application
is received.
Will be completed by the City of Ottawa pursuant to the Planning Act and the City of Ottawa’s Public
Notification Policy.

Community Information Session
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/

-

If requested by the Ward Councillor, a community information session will be held to discuss the
proposed development.

-

It is anticipated that, due to current COVID-19 restrictions, the community information session would
be held in an online webinar format organized and moderated by the Ward Councillor and their staff
members.

Urban Design Review Panel Informal Consultation
-

/

Planning Committee Meeting Advertisement and Report Mail out to Public
-

/

A Formal review of the proposed development will be undertaken by the Urban Design Review
Panel as part of the development application process.
Notification for the statutory public meeting will be undertaken by the City of Ottawa.

Statutory Public Meeting for Official Plan and Zoning By-law Amendments – Planning Committee
-

October 2021
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2.0
Site Context and Surrounding Area
2.1

3

Site Description

The site is an irregularly shaped property with frontage on St. Laurent Boulevard, Pleasant Park Road, and
Othello Avenue. The site is currently occupied by two 9-storey apartment buildings (total 376 units) and
associated surface parking. Archived satellite photo interpretation suggests the site was originally developed
circa 1970.
The existing site has an approximate total area of 25,250 square metres (6.2 ac.) with roughly 170 metres of
frontage on St. Laurent Boulevard, 140 metres of frontage along Pleasant Park Road and 206 metres along
Othello Avenue. The redevelopment area, along the entire frontage of St. Laurent Boulevard is approximately
50% of the site with an area of 12,225 square metres (3 ac.).
The site is located approximately 525 metres walking distance from the nearest planned Rapid Transit Station
on Schedule D of the Official Plan (at St. Laurent Boulevard and Smyth Road). The site is within 350 metres
walking distance to the existing Elmvale Bus Loop and also fronts onto St. Laurent Boulevard; a Transit Priority
Corridor with also provides arterial road access.

Figure 1: Site Context (redevelopment area shown in orange)

2.2

Surrounding Area

The site is located in an area characterized by high-rise rental and condominium buildings, as well as commercial
uses and low-rise residential uses. The surrounding Elmvale-Canterbury neighbourhood was established in the
mid-twentieth century and represents conventional suburban development of the era.

October 2021

2025 Othello Avenue
Planning Rationale + Design Brief

North: The site abuts the Elmvale Acres Shopping Mall, a single-storey retail shopping centre that is planned
for a full redevelopment as approved through the recently adopted Elmvale Acres Shopping Centre Secondary
Plan. The area abutting the subject site is envisioned to have a 16-storey high-rise building fronting St. Laurent
Boulevard with a new 0.3-hectare public park along Othello Avenue.
East: East of the site is St. Laurent Boulevard, a major north-south arterial road in the City of Ottawa. East of
St. Laurent are additional lands zoned Arterial Mainstreet and developed with a range of low-rise commercial
and residential uses. To the northeast is an existing high-rise residential site with two 18 storey towers.
South: Immediately south of the subject property is Pleasant Park Road, an east-west street connecting St.
Laurent Boulevard in the east to Riverside Drive in the west. Local commercial uses and low-rise residential
uses front onto Pleasant Park adjacent to the subject property with a larger low-rise community to the south.
West: West of the site is Othello Avenue. On the west side of Othello and beyond is the low-rise ElmvaleCanterbury residential neighbourhood.

2.3

Road Network

The subject property abuts extension of St. Laurent Boulevard to the east and Pleasant Park Drive to the south,
both designated Major Collector roads connecting to Arterial Roads (St. Laurent Boulevard to the north, Walkley
Road to the south, and Riverside Drive to the west). Major Collectors connect communities and distribute traffic
between the arterials and local roads and are envisioned to accommodate transit services. In this sense, the
surrounding road network is well situated to accommodate increased traffic activity and accommodate changing
mobility habits, including increasing cycling infrastructure and transit service.

Subject Property

Figure 2: Excerpt from Schedule E of the Official Plan - Urban Road Network

2.4

Transit Network

The subject property is located within 350 metres walking distance of the existing Elmvale Acres bus loop and
approximately 500 metres walking distance to the planned rapid transit station at St. Laurent Boulevard and
Smyth Road, as identified on Schedule D of the Official Plan. Ultimately, this station will be a part of the planned
Bus Rapid Transit (BRT) line which is intended to connect to a future station at St. Laurent and Innes Road to
the north, and with the planned Baseline BRT to the west (which is to be constructed by 2031 to connect Heron
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Station in the east to Bayshore Shopping Centre in the west), providing a major east-west rapid transit service
south of the core.
The subject property also abuts a Transit Priority Corridor with isolated measures on St. Laurent Boulevard
south of Russell Road. Generally, isolated measures will result in peak hour bus lanes, or queue jumps to
improve transit efficiency along key corridors.

Subject Property

Figure 3: Excerpt from Schedule D of the Official Plan - Rapid Transit Network

2.5

Active Transportation

On-road cycle lanes are provided along St. Laurent Boulevard north of Russell Road, including recently installed
grade-separated cycle tracks on the west side for southbound cyclists. Future facilities are planned for Smyth
Road which will provide access to the north-south cross-town bikeway through the Ottawa General Hospital
lands.

Subject Property

Figure 4: Excerpt from Schedule C of the Official Plan - Primary Urban Cycling Network
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3.0
Proposed Development and Design Brief
Osgoode Properties is proposing to redevelop part of the subject property with a 27-storey residential apartment
building and an 18-storey residential apartment building established in two (2) phases respectively. The
buildings will be massed towards St. Laurent Boulevard. Two (2) 9-storey buildings exist internal to the site and
will be retained as part of this project.
A total 376 units are presently located on-site. Phase 1 intends to add 284 units, and Phase 2 will add another
214 residential units for a net 874 units on-site at full buildout. The project will be supported by 786 parking
spaces (77% below-grade) and 255 bicycle parking spaces.
As a community amenity, a proportion of the subject lands will be converted from surface parking to public
parklands (further detailed in Section 4.7 of this Rationale).

Figure 5: Site plan of proposed development

The proposal will preserve greenspace by incorporating 40% landscaped area over the entire site; 10% of which
could ultimately be City owned parkland. Amenity space will be provided communally at a rate of 2,605 m2
(170% of the minimum requirement), including 890 m 2 indoor amenity and 1,715 m2 at the roof-deck level.
In designing the proposed development, numerous components were assessed to respond to the existing and
planned context, and to ensure liveability for future residents. The following sections outline and describe these
considerations. Further refinement of the site design will be made during the application process for Site Plan
Control.
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3.1

Building Massing and Scale

Given the siting on a Transit Priority Corridor, Arterial Mainstreet, close to a Rapid Transit Station, the subject
property represents an opportunity to support a concentration of density that insulates nearby low-rise forms
by locating the highest rates of intensification in areas that can support the capacity. In accordance with the
planned and existing context for the area, the proposed development meets the criteria for high-rise buildings.

Figure 6: Renderings of proposed development, viewed from St. Laurent Boulevard at pedestrian level

With consideration for the planned intensification of the Elmvale Acres Secondary Plan area immediately north
of the subject property, the subject property proposes, tower heights appropriate for developments close to
Rapid Transit Stations. The proposed parkland is located where it can co-locate with greenspace envisioned
for the lands to the north.
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The towers have been sensitively designed and located reflecting the City of Ottawa’s Design Guidelines for
High-rise Buildings to provide sufficient separation distances between themselves, the existing development on
the subject property, and planned and existing buildings on surrounding properties. These are further explored
in Section 4.4 of this Rationale.

3.2

Relationship to Surrounding Planned Context

The subject property is in an area that is intended to evolve to support additional density, particularly as a result
of the planned Rapid Transit Station. Given the subject property’s immediate surrounding context, the proposed
high-rise towers will not have any undue or adverse impacts on adjacent properties, including their development
potential, and existing adjacent uses. Development to the north and east will likely be of a comparable form to
that of the subject property, given the direction from the Official Plan for development in close proximity to rapid
transit. Three (3) towers with building heights of 16 storeys are identified for the lands to the north.
The proposed towers feature appropriate floorplate placement to allow for the required tower separation
distances. Further, the towers’ small floorplates and distance from other buildings will minimize shadowing and
microclimate impacts on abutting properties. The proposed tower locations and floorplates will permit the
redevelopment of adjacent properties with high-rise buildings that are appropriately distanced from the subject
property and proposed development.

Figure 7 - Perspective of the proposed development looking west

Figure 8: Perspective of the proposed development looking east
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3.3

Access and parking

Vehicular access to, and egress from, the existing buildings will continue to be provided from two (2) driveway
aisles from Othello Avenue. The new buildings will be served by the existing access from Pleasant Park Road
and a new access aisle will be incorporated from St. Laurent Boulevard. The northerly Othello Avenue driveway
will also provide access to the Phase 1 building. The Othello Avenue access has been reviewed and is able to
support traffic flows for the existing 9-storey buildings. The Pleasant Park Road and new St. Laurent Boulevard
accesses to the development will allow for flexibility in egress dependent on destination that will facilitate
improved traffic circulation.
The property development includes 180 surface parking spaces, many of which are previously established and
serve the existing development, and 606 proposed underground parking spaces. The net supply is 786 spaces,
which provides parking at a rate of 0.88 spaces per dwelling unit.

3.4

Amenities

The proposed development will provide a variety of amenities for the building residents. The proposal will add the
following amenities to the existing offerings of the site:
/

Private balconies totalling 3,380 square metres;

/

Five roof decks, totalling 1,715 square metres;

/

Indoor amenity area totalling 890 square metres; and

/

Parkland totally 253 metres.

Further to the parkland, in total the proposed new development is offering residents an additional 5,184 square
metres of amenity.
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4.0
Policy & Regulatory Framework
4.1

Provincial Policy Statement

The Provincial Policy Statement (PPS) provides direction on matters of provincial interest related to land use
planning and development. The Planning Act requires that decisions affecting planning matters “shall be
consistent with” policy statements issued under the Act.
The PPS emphasizes intensification in built-up areas in order to promote the efficient use of land and existing
infrastructure and public service facilities to avoid the need for unjustified and uneconomic expansion. To
achieve this goal, planning authorities are to identify and promote opportunities for intensification and
redevelopment.
Section 1.1.1 (Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use
Patterns) of the PPS identifies the ways in which healthy, liveable, and safe communities are sustained, the
proposed development meets the following policies:
1.1.1 a)

Promoting efficient development and land use patterns which sustain the financial well-being of
the Province and municipalities over the long term;

1.1.1 b)

Accommodating an appropriate affordable and market-based range and mix of residential types
(including single-detached, additional residential units, multi-unit housing, affordable housing
and housing for older persons), employment (including industrial and commercial), institutional
(including places of worship, cemeteries and long-term care homes), recreation, park and open
space, and other uses to meet long-term needs;

1.1.1 c)

Avoiding development and land use patterns which may cause environmental or public health
and safety concerns;

1.1.1 d)

Avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;

1.1.1 e)

Promoting the integration of land use planning, growth management, transit-supportive
development, intensification and infrastructure planning to achieve cost-effective development
patterns, optimization of transit investments, and standards to minimize land consumption and
servicing costs;

1.1.1 f)

Improving accessibility for persons with disabilities and older persons by addressing land use
barriers which restrict their full participation in society; and

1.1.1 g)

Ensuring that necessary infrastructure and public service facilities are or will be available to meet
current and projected needs.

Section 1.1.3 of the PPS speaks to Settlement Areas, including cities, towns, villages and hamlets, recognizing
their vitality and regeneration as critical to the long-term economic prosperity of communities. The proposed
development meets the following policies:
1.1.3.1

Settlement areas shall be the focus of growth and development;

1.1.3.2

Land use patterns within settlement areas shall be based on densities and a mix of
land uses which:
a) Efficiently use land and resources;
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b) Are appropriate for, and efficiently use, the infrastructure and public service facilities
which are planned or available, and avoid the need for their unjustified and / or
uneconomical expansion;
c) Minimize negative impacts to air quality and climate change, and promote energy
efficiency;
d) Prepare for the impact of a changing climate;
e) Support active transportation;
f) Are transit-supportive, where transit is planned, exists or may be developed; and
g) Are freight supportive.
1.1.3.3

Planning authorities shall identify appropriate locations, and promote opportunities for transitsupportive development, accommodate a significant supply and range of housing options
through intensification and redevelopment where it can be accommodated taking into account
existing building stock or areas, and the availability of suitable existing or planned infrastructure
and public service facilities required to accommodate projected needs;

1.1.3.4

Appropriate development standards should be promoted which facilitate intensification,
redevelopment, and compact form, while avoiding or mitigating risks to public health and safety.

Section 1.4 contains policies on Housing. The proposed development meets the following policies:
1.4.3

Planning authorities shall provide for an appropriate range and mix of housing options and
densities to meet projected market-based and affordable housing needs of current and future
residents of the regional market area by:
a) Establishing and implementing minimum targets for the provision of housing which is
affordable to low and moderate households;
b) Permitting and facilitating all types of residential intensification and redevelopment;
c) Directing the development of new housing towards locations where appropriate levels
of infrastructure and public service facilities are;
d) Promoting densities which efficiently use land, resources, infrastructure and public
service facilities and which support the use of active transportation and transit;
e) Requiring transit-supportive development and prioritizing intensification in proximity to
transit; and
f) Establishing development standards for residential intensification and redevelopment
which minimizes the cost of housing and facilitate compact form, while maintaining
appropriate levels of health and safety.

Section 1.6.7 contains policies on Transportation, the proposed development meets the following policies:
1.6.7.2

Efficient use should be made of existing and planned infrastructure, including through the use
of transportation demand management strategies, where feasible.

1.6.7.4

A land use pattern, density and mix of uses should be promoted that minimize the length and
number of vehicle trips and support current and future use of transit and active transportation.

Section 1.7 contains policies on Long Term Economic Prosperity, the proposed development meets the
following policy:
1.7.1 e)

long-term economic prosperity should be supported by encouraging a sense of place, by
promoting well-designed built form and cultural planning, and by conserving features that help
define character, including built heritage resources and cultural heritage landscapes.

Section 1.8 contains policies on Energy Conservation, Air Quality, and Climate Change, the proposed
development meets the following policies:
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1.8.1

PPS requires that planning authorities shall support energy conservation and efficiency,
improved air quality, reduced greenhouse gas emissions, and climate change adaptation
through land use and development patterns which, among other things:
a) Promote compact form and a structure of nodes and corridors;
b) Promote the use of active transportation and transit in and between residential,
employment, and institutional uses and other areas;
e) Improve the mix of employment and housing uses to shorten commute journeys and
decrease transportation congestion.

The proposed development is consistent with the policies of the Provincial Policy Statement. As part of
the overall concept, the development proposal represents an efficient, cost-effective pattern of growth,
capitalizing on an intensification opportunity within the City’s urban area, in close proximity to significant
transit opportunities, important amenities and employment hubs to promote ease of walking and cycling
as an alternative to personal vehicle use.
Intensification of the underutilized subject property will make efficient use of existing infrastructure,
public service facilities, and will support the City’s investment and commitment to public transit.

4.2

City of Ottawa Official Plan (2003, as amended)

The overarching policy document directing development, land use, and growth in the City of Ottawa, the City
of Ottawa Official Plan (‘Official Plan’), is composed of eight sections. Each of these addresses a different aspect
of the planned function of the City as a whole. Section 2 of the Official Plan provides Strategic Directions or
growth and development within the City.
The City’s population is estimated to grow to 1,136,000 individuals and 489,000 households by 2031. One third
of housing growth is anticipated within the greenbelt. At the same time, average household size inside the
Greenbelt is expected to decline from approximately 2.18 people in 2021 to approximately 2.12 people in 2031.
Therefore, much of the anticipated demand within the Greenbelt will be for new housing in the form of smaller
units such as apartments.
The City plans to meet this growth challenge by managing it in ways that support liveable communities and
healthy environments. More specifically, the Official Plan pursues strategic directions in four key areas, two of
which are relevant to the proposal:
1. Managing Growth
/

The City will manage growth by directing it to the urban area where services already exist or where they
can be provided efficiently;

/

Growth in the urban area will be directed to areas where it can be accommodated in compact and
mixed-use development, and served with quality transit, walking and cycling facilities.

2. Creating Liveable Communities
/

Growth will be managed in ways that create complete communities with a good balance of facilities and
services to meet people’s everyday needs, including schools, community facilities, parks, a variety of
housing and places to work and shop; and

/

Attention to design will help create attractive communities where buildings, open space, and
transportation work well together.

These strategic directions are developed further in the policies of Section 2.2.2 (Managing Growth) and 2.5
(Building Liveable Communities), as discussed below.
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4.2.1 Managing Growth
Concentrating growth within the urban area makes efficient use of existing services and infrastructure and allows
for a pattern and density of development that supports transit, cycling, and walking as viable and attractive
alternatives to private automobiles. Growth will be distributed throughout the urban area to strengthen liveable
communities through intensification and infill, and new development on vacant land in designated growth areas.
In all areas, the density, mix of uses, and land use pattern will work together to make the most efficient use of
transit. Transit service is to be accessible by other active modes of transportation (i.e. walking and cycling) and
densities will be highest adjacent to transit stations. A mix of uses in close proximity to transit routes and stations
will also ensure that residents can meet many of their daily needs within the community or nearby.
The proposed development meets the following policies of the Section 2.2.2, among others:
Policy 1

Residential intensification means the development of a property, building or area that results in
a net increase in residential units or accommodation and includes:
a) Redevelopment (the creation of new units, uses or lots on previously developed land in
existing communities), including the redevelopment of Brownfield sites;
b) The development of vacant or underutilized lots within previously developed areas,
being defined as adjacent areas that were developed four or more years prior to new
intensification;
c) The conversion or expansion of existing industrial, commercial, and institutional
buildings for residential use; and,
d) The conversion or expansion of existing residential buildings to create new residential
units or accommodation, including secondary dwelling units and rooming houses.”

The proposed development represents the redevelopment of an underutilized lot within the developed
area and represents residential intensification as defined by Section 2.2.2, policy 1 of the Official Plan.
Policy 10

Intensification may occur in a variety of built forms from low-rise to high-rise, provided urban
design and compatibility objectives are met. Denser development, that often means taller
buildings, should be located in areas that support the Rapid Transit and Transit Priority networks
and in areas with a mix of uses. Building heights and densities for different areas may be
established through this plan or a secondary plan and will be implemented through zoning. A
secondary planning process, identified in Section 2.5.6 and undertaken for a specific area may
recommend a new or changes to an existing secondary plan to establish different building
heights. Low-rise intensification will be the predominant form of intensification in the General
Urban Area;

Policy 11

The distribution of appropriate building heights will be determined by:
a) The location in a Target Area for Intensification identified in Policy 4 above or by
proximity to a Rapid Transit station or Transit Priority corridor, with the greatest density
and tallest building heights being located closest to the station or corridor; and
b) The Design and Compatibility of the development with the surrounding existing context
and planned function, as detailed in Section 4.11 (discussed below), with buildings
clustered with other buildings of similar height.

Policy 12

Building heights are classified in Figure 2.4 and will be used for establishing appropriate height
limits in community design plans, secondary plans, the Zoning By-law and other policy plans,
in land use designations in Section 3 and when considering amendments to this Plan.
Figure 2.4 of Section 2.2.2 defines building heights as follows:
/
Low-Rise: 4 storeys or less
/
Mid-Rise: 5 to 9 storeys
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/
/

High-Rise: 10 to 30 storeys
High-Rise 31+: 31 storeys or greater

Policy 14

Building heights are established in Section 3 and in the following policies. However, secondary
plans, including site-specific policies in Volume 2 of this Plan may specify greater or lesser
building heights than those established in Section 3 where those heights are consistent with the
strategic directions of Section 2.

Policy 16

The location of high-rise building is influenced by the need to provide adequate separation
distance from other existing and potential future high-rise buildings. Separation distances are
therefore to be considered when considering sites for development of high-rise and high-rise
31+ storey buildings.

The proposed development seeks to intensify the subject property with two (2) high-rise towers with
careful attention given to ensuring that the design is compatible with the surrounding context and
planned function of the surrounding area, including proximity to future rapid transit stations.
The proposal would work to efficiently intensify a currently under-utilized site in an area well-served by
community facilities, commercial services, park spaces, and transportation options. The continued
redevelopment and intensification of the subject property will contribute to the creation of a complete
community close proximity to Rapid Transit Stations. Further discussion of the compatibility and design
policies are outlined in the review of Section 4.11 below.
4.2.2 Official Plan Designation
The subject property is designated “Arterial Mainstreet” on Schedule B of the Official Plan (Figure 9). Mainstreets
are intended to support opportunities for intensification through more compact forms of development, a lively
mix of uses, and a pedestrian-friendly environment. Specifically, arterial mainstreets are characterized as postwar, and typically exemplify larger lots, larger buildings, and a more automobile-oriented environment.
A broad range of uses are permitted on Arterial Mainstreets including retail and service commercial uses, offices,
residential and institutional uses. Redevelopment and infill are encouraged on these streets to optimize the use
of land through intensification, in a building format that encloses the street edge with active frontages that
provide direct pedestrian access to the sidewalk.

Figure 9: Excerpt from Schedule B of the City of Ottawa Official Plan

The Official Plan generally supports building heights up to nine (9) storeys along Arterial Mainstreets, unless a
Secondary Plan states otherwise.
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Policy 12 outlines that high-rise buildings (10-30 storeys) are permitted subject to a Zoning By-law Amendment
and where the building will be located at one or more of the following nodes:
/
Within 400 metres walking distance of a rapid transit station shown on Schedule D; or
/
Directly abutting the intersection of the Mainstreet with another Mainstreet or a Transit Priority Corridor
on Schedule D; or,
/
Directly abutting a Major Urban Facility
And where the development provides a community amenity and adequate transition is provided to
adjacent low-rise.
The subject property does not meet the locational requirements to permit high-rise, however, it is close.
It is approximately 525 metres walking distance from the future rapid transit station shown on Schedule
D of the Official Plan, and the existing Elmvale Acres bus loop and stop are located approximately 350
metres from the north end of the subject property. While the Elmvale Acres mall directly abutting the
site to the north, is not considered to be a Major Urban Facility (over 50,000 m2 of gross leasable area) it
will ultimately be a significant node for commerce.
The new parkland provided in this proposal will be a community amenity along with the improvements to
the pedestrian connections increasing the porosity of this area. Adequate transition is provided to
adjacent low rise with appropriate podium heights and the new towers proposed along the St. Laurent
frontage. For these reasons the proposed Official Plan Amendment requested is appropriate.
4.2.3 Designing Ottawa
Section 2.5.1 of the Official Plan provides objectives and policies for achieving compatibility between form and
function when introducing new development into existing areas. Compatible development means development
that, although not necessarily the same as or similar to existing buildings in the vicinity, nonetheless enhances
an established community and coexists without causing undue adverse impact on surrounding properties; it
“fits well” within its physical context and “works well” among those functions that surround it.
The following Design Objectives, which are intended to influence Ottawa’s built environment as it grows, are
applicable to the subject site and proposed development:
Objective 1

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

The proposed development seeks to redevelop and intensify an underutilized site, located in close
proximity to current and future transit infrastructure, thereby advancing the objectives of the Official
Plan and implementing the City’s vision for intensification. The proposed residential use will offer
additional housing options in proximity to transit, retail, employment, and other amenities, contributing
to the evolution of a more complete community.
Objective 2

To define quality public and private spaces through development

The proposed development will add quality private spaces both to the interior and exterior of the
buildings.
Objective 3

To create places that are safe, accessible and are easy to get to.

The proposal creates places that are safe, accessible, and are easy to get to, and move through by
proposing residential uses with adequate glazing and balconies that improve passive surveillance along
the street. A porous building network is envisioned for the site to ensure it is well-lit and walkable.
Objective 4

To ensure that new development respects the character of existing areas.

The site design emphasises a built form that is compatible with existing context. The towers adhere to
policies established for high-rise building heights by ensuring that development adheres to appropriate
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transitions from the existing community of apartment buildings. The materiality selected is
complementary to and indicative of some of the lower-scale development in the area.
Objective 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.

The proposal considers adaptability and diversity by intensifying an existing development lot and
providing a range of unit types and accommodations for new residents.
4.2.4 Urban Design and Compatibility
Compatibility of scale and use are to be carefully understood to mitigate the design impacts of intensification.
As in Section 2.5.1 of the Official Plan, Section 4.11 describes a set of criteria to be used to measure the
compatibility of a proposed development. At the scale of neighbourhoods or individual properties, consideration
for views, design, massing, scale, and amenity space, among others, are key factors for assessing the
relationship between new and existing development. The following provides an analysis of how the proposed
development meets the applicable policies of Section 4.11.
Building Design
Policy 5

New buildings will achieve compatibility with their surroundings in part through the design of
the parts of the structure adjacent to existing buildings and facing the public realm.

The proposed development has a high-rise built form that is compatible with the existing context and
planned function of the area. Materials, colours, and architectural elements have been carefully
considered as to provide a development which is complementary, yet distinctive from existing
conditions on site and surrounding the property.
Policy 8

All servicing, loading and other required mechanical equipment should be internalized and
integrated into the design of the base of the building.

The proposed development integrates the garbage rooms and service areas within the ground floor of
the buildings, minimizing impacts on the public realm.
Policy 9

Roof-top mechanical or telecommunications equipment, signage, and amenity spaces should
be incorporated into the design and massing of the upper floors of the building.

The rooftop mechanical equipment for both buildings has been integrated into the upper floors of the
building to contribute to a distinctive top.
Massing and Scale
Policy 10

The appropriateness of the development will be assessed using compatibility criteria set out
in the Secondary Plan.

The subject property is not located within a Secondary Plan area.
Policy 11

The Shadow Analysis and Wind Analysis will evaluate the potential impacts of the development
on the adjacent properties and pedestrian amenity areas. The intent of each Analysis is to
demonstrate how these impacts have been minimized or avoided.

A shadow analysis prepared by RLA Architecture demonstrates that the majority of the shadows
resulting from the proposed building are mitigated by an appropriate setback to the north of the subject
property, with little shadow impacts on properties to the south-east. The siting of the towers
significantly mitigates shadowing impacts onto Othello Avenue to the west.
Policy 12
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Transition refers to the integration of buildings that have greater height or massing than their
surroundings. Proposals for developments that are taller in height than the existing or planned
context should demonstrate that an effective transition in height and massing, that respects
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the surrounding planned context, such as stepping down or varying the building form has been
incorporated into the design.
The proposed development is sufficiently set back from existing buildings, both on the subject property
and abutting sites, to avoid any negative impacts on the massing and scale of the proposed apartment
buildings.
High-rise Buildings
Policy 14

High-rise buildings should be designed to avoid or reduce impacts or disruptions associated
with pedestrian comfort, public views, proximity to heritage districts or buildings, and reduced
privacy for existing building occupants on adjacent lots.

The proposed development has been designed to mitigate impacts on the pedestrian realm. As noted
in the wind study, the resultant winds will not impact the intended function of spaces utilized by
pedestrians.
Policy 15

High-Rise buildings that consist of an integrated base, middle and top can achieve many of
the urban design objectives. The tower should step back from the base and incorporate
appropriate separation (generally 20 metres in the case of Centretown) from existing or future
towers adjacent lots. Responsibility for tower separation shall be shared between abutting
properties.

The towers are offset to ensure the appropriate separation and minimize overlap of views. The proposal
appropriately accounts for the potential of future high-rise buildings on adjacent properties to the north
and responds to the planned function of the lands to the east and west.
Policy 16

Secondary Plans may provide area-specific directions for the design of high-rise buildings.

The proposal is not within a Secondary Plan area.
Outdoor Amenity Areas
Policy 19

Applicants will demonstrate that the development minimizes undesirable impacts on the
existing private amenity spaces of adjacent residential units through the siting and design of
the new building(s).

As noted above, the adjacent properties are sufficiently separated from the proposed development to
not be impacted by the proposed uses. The towers were sited away from Othello Avenue to respect
more sensitive forms of residential development and protect the private amenity spaces of these
existing residents.
Policy 20

Residential buildings incorporating residences will include well-designed, usable amenity
areas, including private and communal amenity spaces such as: balconies, terraces and
rooftop patios.

The proposed development will include thoughtfully designed indoor and outdoor amenity spaces for
residents. These spaces will be further refined through a future Site Plan Control application.
4.2.5

Elmvale Acres Shopping Centre Secondary Plan
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Figure 10 - Schedule A of Secondary Plan - Land Use Character Area (Site identified in blue)

While not subject to the Elmvale Acres Shopping Centre Secondary Plan, the subject property is adjacent the
policy direction of that plan was considered in the development of this proposal. This Plan was initiated by the
mall’s property owner (RioCan) and adopted in 2017 to guide the redevelopment of the property. The Plan
encourages walkability, outdoor amenities, and a mixture of land uses including residential, office, and retail.
The Plan generally advocates for building height to be directed towards St. Laurent Boulevard, transitioning to
low- and mid-rise fronting onto Othello Avenue. A public park is proposed in the southwest corner of the mall
property, adjacent to the subject property. The Plan also anticipates several Privately Owned Public Spaces
(POPS) throughout the study area. Each of these POPS has a minimum area of 650 square metres and are
intended to support the redevelopment and be open to the public.
The proposed parkland on the subject property is intended to abut the lands designated “Park” in the Elmvale
Acres Secondary Plan to provide complementary co-location of greenspace.

4.3

New Ottawa Official Plan (Anticipated 2021-2046)

The City of Ottawa is currently undertaking an Official Plan review, which will culminate in a new Official Plan,
projected to be adopted by Council in Fall 2021. Development applications filed and deemed complete prior to
adoption of the new Official Plan would be subject to the policies of the current Official Plan (summarized in Section
4.2 of this Rationale). Regardless it is important to review the draft of the New Official Plan as it provides insight
on the direction the City of Ottawa has on land use planning and growth management in the future. It should be
noted that the New Official Plan version that was reviewed for the purposes of this Report was the one available
as part of the on-line agenda for the October 14, 2021, Joint Planning and Agricultural and Rural Affairs Committing
Meeting.
The City has the goal of becoming most liveable mid-sized City in North America. By 2046, population is expected
to hit 1.4 million. The City has drafted an Official Plan that is intended to create a flexible, resilient City where
people want to live/work/play. The main thrust of the plan in to achieve more growth by intensification than by
greenfield development.
Preliminary policy directions include:
/
Achieve an intensification target of 60% by 2046;
/
Orient land use designations around nodes, corridors, and neighbourhoods;
/
Evolve to denser, walkable, 15-minute neighbourhoods;
/
A renewed emphasis on building form; and
/
Establishing minimum densities for new developments in proximity to important rapid transit stations.
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4.3.1 Transect Policy Areas
Schedule A of the Draft Official Plan divides the City into six concentric policy areas called Transects. Each
Transect represents a different gradation in the type and evolution of built environment and planned function of
the lands within it, from most urban (the Downtown Core) to least urban (Rural). Throughout the Transect policies,
references are made to urban and suburban built form and site design. The Transect Policies provide direction on
minimum and maximum height based on context through the type of Transect and designation.
The subject property is in the Outer Urban Transect. These communities represent the “classic” suburb, and
the goal of the new Official Plan is to introduce sustainable transportation, encourage more diverse housing
forms and create functional local hubs and corridors within these areas.
4.3.2 Designation
Within each Transect, designations further articulate maximum building heights and minimum densities. The
four designations are Hubs, Mainstreet Corridors, Minor Corridors, and Neighbourhoods. Each designation
represents a different progression in the type and evolution of built environment and development heights and
densities, from taller and denser (Hubs) to lower and less dense (Neighborhoods).

Figure 11 - Schedule B3 - Outer Urban Transect, Draft Official Plan

The subject property is proposed to be designated as a Hub. They are areas centred on planned or existing
rapid transit stations and/or frequent street transit stops. The planned function of Hubs is to concentrate a
diversity of functions, a higher density of development, a greater degree of mixed land-use, and a higher level
of public transit connectivity than the areas abutting and surrounding the Hub. Residential uses and compatible
non-residential uses are generally permitted within Hubs. Policies in this Draft OP list the applicable density
requirements for Hubs, which range from 100 to 200 units per hectare depending on the Hub, creating the
critical mass essential to make transit viable. Hubs are typically areas within 800 metres walking distance from
rapid transit stations. This designation would allow for building heights up to 40 storeys, where the parcel is of
sufficient size to allow for a transition in built form massing.
The subject property would also be subject to the Evolving Overlay. Related policies will provide additional
guidance on the desired built-form, and public realm interface for these areas that are well-suited to change
more rapidly over the life of the Plan. The Overlay is intended to create opportunities allowing the City to reach
the goals of its Growth Management Framework for intensification through the Zoning By-law.
While this proposed development will be evaluated under the current Official Plan it is important to note
that it aligns with the density and height direction for intensification of the new Plan.
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4.4

Urban Design Guidelines for High-Rise Buildings

The Urban Design Guidelines for High-Rise Buildings were approved by Ottawa City Council in May 2018. The
guidelines are structured to address the base, middle and top of high-rise buildings consecutively. They are
general guidelines to be used during the preparation and review of development proposals including high-rise
buildings.
In the case of the proposed development, these Guidelines (highlighted below) provided direction in the concept
design. These guidelines will be further assessed again as part of a future Site Plan Control application.
The proposed development complies with the following guidelines:
Context
1.2

The proposed development does not impact identified views or angular planes;

1.11

As a set of high-rise buildings are proposed on a site surrounded by other planned and future highrise buildings, a moderate variation and broader consistency to building heights is achieved;

1.16

The subject property has an area greater that 1,350 square metres;

1.22

The proposed development respects the overall building setting;

Built Form
2.13

The proposed development creates a continuous street edge along the public streets and POPS;

2.15

The height of the podiums are appropriate for the site;

2.16

Additional height is appropriate with consideration to the provision of step backs and architectural
articulation, also given the wider street and deeper lot;

2.20b

The character and vertical rhythm creates a comfortable pedestrian scale by facilitating the
appropriateness of the facades;

2.21

The proposed materials are high-quality, and durable;

2.23

The ground floors of buildings are highly transparent;

2.24a

The tower floorplates are of an appropriate scale for residential towers;

2.28

The towers have no blank facades;

2.31

The towers have been designed to minimize wind and shadow impacts;

Pedestrian Realm
3.10

The main building entrances have direct access to the sidewalk;

3.14

Parking is located underground;

3.16

All servicing and loading is integrated within the building;

3.19

Garage doors have been integrated into the building design;

3.26

A wind study has been conducted; and,

3.27

A shadow study has been conducted.

The proposed development achieves the objectives of the applicable Urban Design Guidelines for HighRise Buildings.
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4.5

Transit Oriented Development Guidelines

Approved by City Council on September 26, 2007, the City of Ottawa’s Transit-Oriented Development
Guidelines seek to provide guidance to assess, promote and achieve appropriate Transit-Oriented Development
within the City of Ottawa.
These guidelines are to be applied to all development throughout the City within a 600 metre walking distance
of a rapid transit stop or station to provide guidance to the proper development of these strategically located
properties. Enhanced cycling facilities and cycling infrastructure should be considered within a 1,500 metre
cycling distance. Areas served by high-quality transit (frequent service, numerous routes, extended hours of
service) rather than rapid transit will also benefit from applying these guidelines.
The proposed development meets the following applicable design guidelines, among others:

Land Use
Guideline 1

Provide transit supportive land uses within a 600 metre walking distance of a rapid transit stop
or station.

Guideline 3

Create a multi-purpose destination for both transit users and local residents through providing
a mix of different land uses that support a vibrant area community and enable people to meet
many of their daily needs locally, thereby reducing the need to travel. Elements include a
variety of different housing types, employment, local services and amenities that are consistent
with the policy framework of the Official Plan and the City’s Zoning By-Law. The mix of different
uses can all be within one building and/or within different buildings within close proximity of
one another.

Layout
Guideline 6

Create pedestrian and cycling “short cuts” that lead directly to transit.

Guideline 10

Orient buildings towards transit stations and provide direct pedestrian access that minimizes
conflict with vehicles.

Built Form
Guideline 11

Step back buildings higher than 4 to 5 storeys in order to maintain a more human scale along
the sidewalk and to reduce shadow and wind impacts on the public street.

Guideline 14

Provide architectural variety (windows, variety of building materials, projections) on the lower
storeys of buildings to provide visual interest to pedestrians.

Guideline 15

Use clear windows and doors to make the pedestrian level façade of walls facing the street
highly transparent in order provide ease of entrance, visual interest and increased security
through informal viewing.

Pedestrian and Cyclists
Guideline 28

Design ground floors to be appealing to pedestrians, with such uses as retail, personal service,
restaurants, outdoor cafes, and residences.

Vehicles and Parking
Guideline 35
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Locate parking lots to the rear of buildings and not between the public right-of-way and the
functional front of the building. For buildings on corner sites, avoid locating parking lots on an
exterior side.
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Guideline 36

Design access driveways to be shared between facilities

Guideline 39

Encourage underground parking or parking structures over surface parking lots. Locate
parking structures so that they do not impede pedestrian flows and design them with active
street-level facades, including commercial uses and/or building articulation, non-transparent
windows or soft and hard landscaping.

Streetscape and Environment
Guideline 54

4.6

Enclose air conditioner compressors, garbage and recycling containers and other similar
equipment within buildings or screen them from public view.

Urban Design Guidelines for Development Along Arterial Mainstreets

The re-development is subject to the Urban Design Guidelines for Development along Arterial Mainstreets. The
Guidelines are meant to provide guidance for new development to foster compatible built form that will
contribute to the recognized or planned character of the streets.
The following guidelines are for consideration:

4.7

/

New buildings should be located along the public street edge to frame the sidewalk and activate the
public realm.

/

Streetscape elements such as trees, decorative paving, benches and bicycle parking between the
building and the curb should be provided. These elements should match approved streetscape design
plans for the area, or where there is no streetscape design plan, they should match and extend the
existing context.

/

New development should be based on an internal circulation pattern that allows logical movement
throughout the site that will accommodate, and not preclude, intensification over time. The internal
circulation pattern should be designed with direct connections to the surrounding streets.

/

Buildings should occupy the majority of the lot frontage.

/

Clear windows and doors should be used to make the pedestrian level façade of walls, facing the street,
highly transparent.

Park-Land Dedication By-law

The City requires though their Park-Land Dedication By-law that “No person shall develop land within the City
unless the owner of the land has either, conveyed or agreed to convey to the City the amount of land that
corresponds to the type of development or use identified in Table 1”. For the subject property the parkland
requirement calculated will not exceed a maximum of 10% of the land area of the site being developed.
The City, at the Pre-application Consultation Meeting for the subject site indicated that for this proposal they
would seek a land dedication opposed to cash-in-lieu. It should be noted that the parkland shown on the
proposal is equivalent to 10% of the total site area, not the redevelopment area, thereby indicating an over
dedication. The estimated parkland dedication based on the redevelopment area is approximately 1,222 metres
squared while the area displayed on the proposed plan is 2,530 meters squared. Osgoode Properties and City
Staff will have further conversations on the ultimate size of the publicly owned portion of this parkland as part
of the approval process.

4.8

City of Ottawa Zoning By-law

The subject property is zoned “Arterial Mainstreet, Subzone 10, Urban Exception 2210 (AM10 [2210])” in the
City of Ottawa’s Comprehensive Zoning By-law (2008-250).
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The purpose of the Arterial Mainstreet Zone is to accommodate a broad range of uses including retail, service
commercial, offices, residential and institutional uses in mixed-use buildings or side by side in separate buildings
in areas designated Arterial Mainstreet in the Official Plan.
The AM10 zone is applied in locations where the City’s objective is to promote development which achieves
high-quality design and an improved interface between the private and the public realm. Consequently, the
AM10 zone includes additional provisions to ensure this, such as requiring;
/
/
/

/

At least 50% of the frontage along the front and corner side lot line must be occupied by building walls
located within 4.5 metres of the frontage for a residential building, and within 3 metres for a nonresidential or mixed-use building.
Any portion of the building located within 10 metres of a front or corner side lot line must be at least 2
storeys and 7.5 metres high, and in the case of a mixed-use or non-residential building must have a
ground floor height of at least 4.5 metres.
The ground floor façade of a building located within 4.5 metres of the front or corner side lot line must
include a minimum of one (1) active entrance from each individual occupancy located immediately
adjacent to the lot line in the case of non-residential uses, and a minimum of one (1) active entrance in
the case of a residential building.
A minimum of 50% of the ground floor facade, measured from the average grade to a height of 4.5
metres, facing a public street must be comprised of transparent glazing and active customer/resident
entrance access doors.

The site is subject to Urban Exception 2210, which states: “Notwithstanding Section 186(10)(a), the provisions
applying to front lot line in AM10 will apply to all lot lines abutting a public street”.
The proposed Zoning By-law Amendment would rezone the subject lands to the “Arterial Mainstreet, Subzone
10, [2210], Schedule YYY (AM10[2210] SYYY)” to permit the proposed development. The proposed
development is compared to the provisions of the applicable zone in the table below:
Performance Standard

Requirement

Proposed

Minimum Lot Area

No minimum

Complies

Minimum Lot Width

No minimum

Complies

Minimum Front Yard Setback

3m

3m

Minimum Interior Side Yard Setback No minimum

Complies

Rear Yard Setback

No minimum

Complies

Maximum

30 m

83.1m

Minimum Building Height

7.5 m

Complies

Minimum Ground Floor Height

4.5m

4.5

Maximum FSI

No maximum

2.4
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Vehicle Parking

0.6 per unit (resident)
0.1 per unit (visitor)
Total required: 595

Bicycle Parking

Required: 0.5 per dwelling unit = Provided: 255
255

Amenity Space

Required: 6m2 per unit = 3,060 m2 Provided: 3,380m2
Communal: 1,530 m2
Communal: 2,605m2

Provided: 786
(180 surface +
606 underground)

The subject property is currently defined as a “Planned-Unit Development” (PUD) in the Zoning By-law given
that it has multiple residential buildings on a single lot. In this case, a “lot” is defined as all contiguous parcels
under one ownership. The Zoning By-law contains alternative provisions for PUDs in Section 131 relating to
reduced interior drive aisle width requirements, building separation requirements, and some additional
permissions related to parking and landscaping.
As demonstrated in the table above the proposed development adheres to the general intent and majority
of provisions within the AM10 zone. The proposed Zoning By-law Amendment would address the building
height through a site-specific zoning schedule. The proposed amendment it outlined in Section 5.1.
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5.0
Requested Amendments
5.1

25

Official Plan Amendment

A site-specific Official Plan Amendment (“OPA”) is proposed to the Official Plan. The OPA would permit a
maximum of 27 storeys on the subject property. Specifically,
/

Add 2025 Othello Avenue to Volume 2B of the Official Plan, listing a site-specific policy permitting a
building height of 27 storeys (84 metres).

It is our professional opinion that this amendment to the Official Plan is reasonable and acceptable due to the
subject site’s proximity to Rapid Transit Station, along with the existing high-rise character of the area.

5.2

Zoning By-law Amendment

Zoning By-law Amendment is being proposed to rezone the site from “AM10[2210]” to “AM10[2210] SYYY”.
The purpose of the amendment is to:
Increase height limit from 30 metres to 84 metres
/

Whereas the subject property’s maximum permitted building height is currently 30 metres, the proposed
development would increase the building height to 83.1 metres in order to permit building heights up to
27 storeys.
-

The proposed height increase is appropriate for the subject property, given its.
•
proximity to future rapid transit;
• the building design, which will minimize shadowing and privacy impacts on neighbouring areas;
and
• its separation from low-rise residential areas.

-

The proposed development is consistent with the area which is characterized with high-rise
buildings of similar heights.

The rezoning is proposed through a site-specific zoning schedule. This will facilitate the establishment of a
building envelope which will identify the tower siting, heights and any applicable setback, stepback
requirements.
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6.0
Conclusion

26

It is our professional opinion that the applications for an Official Plan and Zoning By-law Amendments are
appropriate, represent good planning, and in the public interest.
/

The proposed development is consistent with the Provincial Policy Statement (PPS) by providing
efficient and appropriate development on lands within the urban boundary and in an intensification
target area and contributes to the range of housing options available in the community.

/

The proposed development helps achieve the Official Plan’s vision for managing growth in the urban
area. Focusing density in areas close to high order transit, while responding to the existing context by
meeting the urban design and compatibility objectives, principles, and policies in Sections 2.5.1 and
4.11 of the Official Plan.

/

The proposed Official Plan Amendment would recognize subject property’s proximity to Rapid
Transit Station, along with the existing high-rise character of the area and assign an appropriate
height.

/

The proposed Zoning By-law Amendment aligns with requirements for development in proximity
Rapid Transit Stations while respecting the planned neighbourhood context.

/

The proposed development responds strongly to the Urban Design Guidelines applicable to the
site, including Urban Design Guidelines for High-Rise buildings, Transit Oriented Development
Guidelines, Design Guidelines for Development along Arterial Mainstreets.

/

The proposed development is supported by technical studies submitted as part of this application.

Sincerely,

Lisa Dalla Rosa, MCIP RPP
Associate
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Scott Alain, MCIP RPP
Planner
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