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URBAN DESIGN REVIEW PANEL REPORT

URBAN DESIGN REVIEW PANEL PRESENTATION
PRESENTED: OCTOBER 4, 2024, 9:45AM EST

DEVELOPERS/OWNERS: LE GROUPE MAURICE
ARCHITECTS: HOBIN ARCHITECTURE INC.
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Introduction

Developer Information
Groupe Maurice
Project Summary

The applicant is proposing the development of a retirement home on
the subject lands, municipally known as 1440 Blair Towers Place,
located at the southeast corner of Blair Road and Ogilvie Road in
the Beacon Hill South - Cardinal Heights community of the City of
Ottawa. The site is within 400 metres of Blair Station.

The subject site is undeveloped with the exception of a looping
extension of Blair Towers Place offering an egress from Blair Road.
The application proposes to access the site from Blair Towers Place
and from Blair Road (northbound) .

The building is designed to include 18 and 22 storey towers
connected by a six (6) storey podium. The massing is sensitively
designed with respect to the surrounding residential and non-
residential uses. As low-rise, low-denisty residential dwellings are
located on the north side of Ogilvie Road, the towers are oriented
toward the south of the site, with the taller tower oriented furthest
from Ogilvie Road. A public park is proposed at the corner of Blair
Road and Ogilvie Road, providing transition between existing

and proposed structures and increasing landscaped open in the
neighbourhood.

Key Statistics

/ Heights: 22 storey tower, 18 storey tower, and 6
storey base

/ Residential Units:

/ Types:

/ Vehicle Parking:

/ Amenity Area:
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1440 Blair Towers Place
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Subject Property
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1440 Blair Towers Place

Aerial image of the subject property and surrounding area Urban Design Review Panel




Site Photos

Streetviews of the subject site 1440 Blair Towers Place
Urban Design Review Panel

October 4, 2024




Transit Priority Corridor
O-Train - Grade Separated Crossings

O-Train - At-Grade Crossings
Transitway - Grade Separated Crossings

Protected Transportation Corridor
O-Train Station

L Transitway Station
/ MO , Gy

Schedule C2 — Transit Network - City of Ottawa Official Plan

The subject lands front Blair
Road and Ogilvie Road, which
are both identified as Transit
Priority Corridors on Schedule
C2 - Transit Network, in the
City of Ottawa Official Plan.
These corridors provide a
higher-level of bus service
than conventional local
routes.

The lands are also located in
close proximity, under 400
metres, to Blair Station. This
OC Transpo hub operates

as the current easternmost
point of O-Train Line 1 and as
a Transitway station. O-Train
Line 1 shall extend service
east beyond Blair Station
starting in 2025.

1440 Blair Towers Place
Urban Design Review Panel
October 4, 2024



Site Analysis - Active Transportation Network
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Multi-Use Pathway
Paved Shoulder
Bicycle Lane (On Road)

== == Suggested Connector Route

®  O-Train Station {
.\-—"0.‘.

Official Cycling Map for Ottawa-Gatineau and the Outaouais Region, National Capital Commission

Oqgilvie Road features on road
bicycle lanes. Beginning at
the corner of Blair Road and
Oqgilvie Road, a multi-use
pathway runs east on the
south side of the right-of-
right. Blair Road, north of the
Blair Road and Ogilvie Road
intersection, has on road
bicycle lanes.

Blair Station features a
bicycle parking shelter to
link active transportation and
transit use.

1440 Blair Towers Place
Urban Design Review Panel
October 4, 2024




Site Analysis - Street Network
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Arterial
, lm Maijor Collector
Collector - Existing l

Federally Owned Road —
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Provincial Highway
City Freeman
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Schedule C4 — Urban Road Network, City of Ottawa Official Plan

As per Schedule C4 of the
Official Plan, Blair Road and
Ogilvie Road are identified as
Arterial Roads. Blair Towers
Place is a Local Road.

Ingress and egress to the
site will be from Blair Towers
| Place and to the northbound
lanes of Blair Road.

1440 Blair Towers Place
Urban Design Review Panel
October 4, 2024



Site Analysis - Surroundlng Amenltles
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Aerial view of the subject properties with surrounding amenities identified
1440 Blair Towers Place
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Development Applications - OPA, ZBLA, & SPC

Official Plan Amendment

An amendment to Schedule A -
Maximum Building Heights and
Minimum Densities of the Inner East
Lines 1 and 3 Stations Secondary
Plan is required to permit a maximum
= built height of 22 storeys, whereas 20
= | storeys is permitted within the subject
property’s current Area B designation.
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Orginally, an amendment was sought
to Section 6.1.2 to permit a reduced
minumum lot coverage whereas 70%

- — I minimum lot coverage is required

L within PMTSAs. However, this policy is
I proposed elimintate the a prescriptive
= lot coverage through the upcoming
Ominbus.

Il

e [

il

l

ll

Il

| Zoning By-law Amendment
The proposed Zoning By-law
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Amendment would replace the existing
exception of 2085 to permit up to 22
storeys and reduce the active frotage
provisions given the unique lot fabric.
The Transit Orineted Development
Zone, Subzone 2 (TD2) is proposed to
remain.

Site Plan Control

The proposed Site Plan Control
application would permit the
development as presently conceived.

1440 Blair Towers Place
Urban Design Review Panel
October 4, 2024

Rendering of the proposed building.



Policy Context - Official Plan
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l'.bg. | . ot B AT b - - Outer Urban Transect of the City
. # ‘ e ‘ B ! , M . of Ottawa Official Plan. This area

‘ = ' E B ‘ | ' includes neighbourhoods inside the

Greenbelt built in the last third of
the twentieth century.

The subject lands are designated
Corridor - Minor and Hub on

Schedule B3 of the City of Ottawa
Official Plan. The site is also within
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designations. Hubs permitted the
highest densities in relation to

Transit Stations.
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Policy Context - Inner East Lines 1 and 3 Stations Secondary Plan

AT % The subject lands are located in the
HrPGOEN Inner East Lines 1 and 3 Stations
Secondary Plan.
) % Schedule A of the Secondary Plan
i Su bjeCt Pro perty r T designatied the site is within Area
, — ‘ B which establihses a maximum
- - _OGILVIE = — E—_— \ : .
[ - E g1 height of 20 storeys and a minimum
/ Il III\H ;ff’ff“’f?”f/ff;ﬁ;/} f':';f,x":;’;,f-’:ff :J;f{/;f;«jf density of 250 units per net hectare.
CALERTTETY . ,ff‘f,f/ — e
| "ff ,-f"ff- .
jzaAnii e /;f,/f 7 The policies for the Secondary Plan
| | . — are informed by Transit-Oriented
%% Il % Development.
” | Ff"f.:
Blair
REGIONAL ROAD 174
A 0 0 0
A = U ® 0
A 0 O U
A [J 0 O U
A 0 0 L [ U =
L Rel 0 P U =
Schedule A — Maximum Building Heights and Minimum Densities, Inner East Lines 1 and 3 Stations Secondary Plan 1440 Blair Towers Place

Urban Design Review Panel
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Policy Context - Design Guidelines
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Urban Design Guidelines for High-rise Buildings

The guidelines address the design of high-rise buildings (10+ storeys) in
relation to their context, built form, and impact on pedestrian realm. The
following design guidelines are applicable to

the development:

/ Transition and Orientation:

— Fills in the corner lot to provide gateway at corner.

— Tower is oriented away from the low-rise residential to the northlocated
closest to the intersection, highest tower is positioned closest to office
buidlings and intersection of Blair and Regional Road 174.

— Oriented north-south to minimize shadowing.

— Frames Blair Road.

/ Tower Seperation:

— More than 23 metres of tower seperation to permit sunlight to reach public
and private at grade spaces.

/ Parking:

— Underground parking accessed from Blair Towers Road.

— Surface visitor parking.

— Drop-off/pick-up pull outs by main entrance.

— Loading zone located away from main entrance.
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Transit-Oriented Design Guidelines
These guidelines are to be applied throughout Ottawa for all development
within a 600 metre walking distance of a rapid transit station or stop. The
following selected guidelines are applicable to the proposed development:
/ Land Use
— Transit-supportive, being high-density residential within 400 metres of a
O-Train and Transitway Station.
/ Built Form
— Create highly visible landmarks through building design, easily identified
and located.
— Set large buildings back from the property line to provide space for
pedestrians and landscaping.
— First floor rooftop garden and generous windows on the first floor to
animate the public realm.
/ Pedestrians
— Barrier-free pathways surrounding entire buidling and connect to larger
sidewalk network leading to Blair Station.
/ Parking

— Parking is located underground. 1440 Blair Towers Place

Urban Design Review Panel
October 4, 2024
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CONTEXT MAP
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SUSTAINABILITY STATEMENT

THE PROPOSED
DEVELOPMENT aims to

provide a economically, socially,
and environmentally sustainable
place for future residents to live.

I

H : . In addition to the site’s proximity
' to walkable surrounding local
retail amenities and various bus
stations encouraging sustainable
methods of transit, the project
team is exploring design and
construction methods to conserve
e - MEHS . energy, reduce greenhouse
Suangs gas emissions, and provide an
| accessible, safe and inviting
environment for residents and
surrounding community.
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SITE NARRATIVES

1 BUILDING FORM 6 PUBLIC REALM ANIMATION
2 BUILDING SETBACKS & SEPARATION 7 ENTRANCE EXPERIENCE

3 10% PARKLAND DEDICATION 8 PRIVATE COURTYARD

4 LANDSCAPE INTERFACES 9 PUBLIC PARKLAND

9 SITE ACCESS & LOADING 10 EXTERIOR MATERIALS




BUILDING FORM MASSING STUDY OPTIONS
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2023 - Past Option 2 2023 - Past Option 3 2024 - Current Proposal

Building Heights: Building Heights: Building Heights:
20 floors + 16 floors + 6 floors. 20 floors + 16 floors + 6 floors. 22 floors + 18 floors + 4-6 floors.
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20 floors + 16 floors + 6 floors.

2023 - Past Opt
Building Heights




BUILDING FORM BLDG HEIGHTS - E AERIAL VIEW

PARK OF COMMERCE
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BUILDING FORM BLDG HEIGHTS - BLAIR & OGILVIE

18 and 22 floor towers designed with a
4-6 floor podium.

18 floors
22 floors
| +30m
[ . Separation
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BUILDING FORM VIEW FROM HIGHWAY 174 (SOUTH)

18 and 22 floor towers designed with a
4-6 floor podium.
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BUILDING FORM FUTURE MASSING BLAIR TOD PLAN
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BUILDING SETBACKS & SEPARATION
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Main Street Frontage CANADIAN
TIRE SITE
10% parkland at the corner of Blair and
Ogilvie Road with main frontage along \@ E!"E!!!;:
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LANDSCAPE INTERFACE EXAMPLES OF INDOOR/OUTDOOR AMENITY PROGRAMS
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LANDSCAPE INTERFACE

Ground Level Private Courtyard:

Climbing vines with combination of wood trellis, laser cut
metal panels and/or woven willow fence screen to parking
garage. Outdoor dining and lounge space, walking paths and
outdoor fitness.

HARD LANDSCAPING MATERIAL




LANDSCAPE INTERFACE HARD LANDSCAPING MATERIAL

Ground Level Bistro Terrace:

Bistro terrace with shade sails, lighting and raised planters.




LANDSCAPE INTERFACE HARD LANDSCAPING MATERIAL
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Upper Terrace Amnity Space:

Shade shelters, outdoor games and social spaces, raised planters
and community gardens.




LANDSCAPE INTERFACE

Large deciduous tree
planting along.

Mixed coniferous tree
planting to enhance
landscape buffer to the
South.

Four season planting design.

SOFT LANDSCAPING MATERIAL

Landscape planting
provides a park like
setting for the proposed
development with large,
deciduous tree planting,
mixed coniferous
landscape buffer and
four-season planting
design to enhance
building setting and
courtyard landscape.




LANDSCAPE INTERFACE
(1)  North & West Public Realm
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Public/private pathway is designed
along the frontage to provide safe and
accessible passage. The pathway is
integrated within the animated ground
floor frontage and promotes interaction/

overlap between private outdoor amenity
spaces and the street.
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ic Realm

East & South Publ
SOUTH: This landscape interface provides

access to garage and loading for resident.
EAST: Private landscape courtyard connects
to the public parkland fronting on Ogilvie Rd.
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LANDSCAPE INTERFACE
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West & South Public Realm

This landscape interface organizes the
shared driveway for drop-off and access
to parking. The soft landscape interface
provides safe and accessible pedestrian
connections to local retail/commercial
ammenites surrounding the property.



SITE ACCESS & LOADING
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Primary site access organizes convenient
drop-off for main entrance, visitor surface
parking and access to below grade parking.
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Site Access - Blair Rd.
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PUBLIC REALM ANIMATION

Ground Level Activation

i ||. I,; _ This proposal provides an animated
T ; | : frontage along Blair and Ogilvie Rd with
L 3K ground floor amenity activating the parkland
\ -

10% PARKLAND % = Al et frontage with continuous/full height glazing.
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ENTRANCE EXPERIENCE
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Main Entrance - Blair Rd.

Main entrance is visually connected to Blair
Rd to promote accessibility and
convenient drop-off for residents.
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PRIVATE COURTYARD
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the public

courtyard theme which organizes all private

indoor/outdoor amenity programs
health and wellness with dynamic activity

This proposal is designed around a open

spaces that interconnect with
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EXISTING PARKING GARAGE
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The parkland is designed fronting onto Ogilvie Rd and adjacent to = _.f} N EIEI [

the front and rear outdoor courtyards to connect public and private “'_"_' i=1} & ,ﬁﬂﬁ,’;ﬂ’f !
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EXTERIOR MATERIALS
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PROPOSED EXTERIOR
MATERIALS

Terracotta Cladding/Brick Masonry
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2 Architectural Aluminum Panel

Metal Siding

4 Aluminum Windows

Glass and Aluminum Guardrails
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The project will consider mitigation measures aimed at reducing risks to birds in the built environment. Reference to the CSA Brid-Friendly Design Standards and Ottawa Bird Safe Design Guidelines
will serve as a reference point.
Provided the incorporation of bird safe measures into the design is economically viable" a variety of design options will be explored to mitigate bird strikes and provide a bird-friendly building.




EXTERIOR MATERIALS

PROPOSED EXTERIOR
MATERIALS
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CANOFPY OF EXISTING MATURE TREES TO

FLOORS
NORTH TOWER

810 m2TOWER PLATE
(870 m2INCLUDING BALCONIES)

SITE AREA

10% PARKLAND PROVIDED
TOTALCORNER LOTAREA =128
TOTAL PROJECT SITEAREA =105,

VAT

TOTALUNITS = 398
FOOTPRINT AREA = 35587 B2
LOT COVERAGE = 32.5% (QF PROJECT SITE ARBY ADESAIL
OPENSPACE  =67.5% \ -
PLANTING.BED

GFA SUMMARY (NOT IN 400rmg HEIGHT

GFAPERELOOR TOTAL BRA
LEVEL 1 35,567 ft
LEVEL2 2636847
LEVEL3 28,366 ft
LEVEL 4 28,36
LEVEL5-6 26683 ft? ! N\
LEVEL 7 NORTH 8,728 : N G
LEVEL 7 SOUTH 8,728 fi? S\ g00mm HETGHT
LEVEL 7 TERRACE 9,500 ft PARKING SUMMARY
LEVELB-17NORTH 8,728 ft? P Amm%
LEVEL&-17S0UTH - &,728 %
LEVEL1& NORTH 8,728t , TAL ABOVE GRQUND
LEVEL1& SOUTH 8,728 fi? 1 8,728 ft? PARKING SPACE 5200 X 2600 VISITOR &
LEVEL 19-22 8,728 ft? 4 34912 ft? PARKING SPACE 6700 X 2600 VISITOR 10 ™~

427,807 7 18

GFA SUMMARY - PARKING TOTAL BELOW GRADE PARKING P1

GFAPERFLOOR  #OFFLOORS  TOTALGFA PARKING SPACE 5500%X2400 SMALL 3
P2 PARKING 72280 12 1 72279852  PARKING SPOT5500 X 2600 3 P
P PARKING 722802 1 72279852  PARKING SPOT5500 X 2750 124 PARKINGS

HOBIN 1440 Blair Towers Pl

ARCHITECTURE

2% BLAIR & OGILVIE

144,559.70 ft? 130
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WATER FEATURE

SCALE 1:500
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0 5 10 15 20 25
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FLOORS
SOUTH TOWER

810 m2 TOWER PLATE
(870 m?INCLUDING BALCONIES)

SITE PLAN

SITE PLAN
SCALE 1:500
September 19, 2024
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SCALE 1:500 AR 2 g
0 15 20 25
I"I FLOOR PLAN  crasummary
LEVE |_ P 1 TOTAL BELOW GRADE PARKING P1
GFAPERFLOOR TOTAL GFA LEVEL P1 PARKING SPACE 5500X2400 SMALL 3
SCALE 1:500 Aream?2 Areaft2 | #ofFloors |Total Aream2| Total Areaft2 PARKING SPOT 5500 X 2600 3
H O Bl N 1 44 0 B | a | r Towe |"S P | September 19, 2024 PARKING GARAGE P1 6,735m? | 72497 fi? 1 6735m | 72497 fi? PARKING SPOT 5500 X 2750 124
ARCHITECTURE 6,735m? 72497 ft? 6,735 m? 72497 ft? 130
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SCALE 1:500

0 5 10 15 20 25

A TOTAL BELOW GRADE PARKING P2
L EVE L P2 GFA PERFLOOR TOTAL GFA LEVEL P2 PARKING SPACE 5500X2400 SMALL 5

I ,- SCALE 1:500 Aream?2 Areaft2 | #ofFloors |TotalAream2| Total Areaft2 PARKING SPOT 5500 X 2600 6

HOBIN 1 4 40 Bl al r Towe rs Pl September 19, 2024 PARKING GARAGE P1 6735 | 724972 | 1 6735mE | 724977 |  PARKING SPOT5500X 2750 138

ARCHITECTURE 6,735m? 72,497 ft? 6,735 m? 72497 ft? 147
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LEVEL 1 GFA SUMMARY/|  GraPERFLOOR TOTAL GFALEVEL 1 TOTAL ABOVE GROUND PARKING

I ,- SCALE 1:500 Aream?2 Areaft2 | #ofFloors |TotalAream2| Total Areaft2 PARKING SPACE 5200 X 2600 VISITOR

1 44 0 B | . T P | September 19, 2024 COMMON AREA 3,182 m? | 34,255 ft? 1 3,182 m? 34,255 ft? PARKING SPACE 6700 X 2600 VISITOR
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UNIT TYPE BREAKDOWN

# of Units

Area Types per Floor  # of Floors Total
[ 1 BACH (1%) 3 3 9
[ 1 BED (3%) 15 3 45
[ 1 BED (3%) + BAY 7 3 21
I 1 BED (3%) + DEN 3 3 9
[] 2 BED (4%) 3 3 9
[ 3 BED (5%) 2 3 6

33 99

IR & OGIL

HOBIN 1440 Blair Towers PI

ARCHITECTURE

/‘ v.

s ee—e——e—e

o A

207
1 5ED§5‘/2) +BAY
om?
74912

209
1BED(3%)
©68m?

\ 734

\}A ooa T

201
1 5ED§5‘/2) +BAY
5 me
805 ft?

o [ _Ix = I

o

0

2BED (4)
104m*
1123712 gy
L u

it bt |

® =°

\/ fid 4 0 H] tH

< 1 56%; (3) 4 5578552‘/2) 1 BAZC%‘;Q %) |1 55955% +BAY |1 BED;Z?/:); BAY 2BED (4

698 F1? 618ft2 A 6%?; ool 1,123 4

2 1 = ] o ] __
Q\ . .
\ .
\\ .-
\ .
- \\
-
. \ Rd
~ - o
© ~ 3 .. /
\ =~ e - -
~ .o . — o®
~ o . - o
SCALE 1:500 R
5 10 15 20 25
LEVEL 2-4 GFA SUMMARY/|  GrAPERFLOOR TOTAL GFA LEVEL 2-4
Aream?2 Area ft2 #ofFloors |Total Aream2| Total Areaft2

SCALE 1:500 NET RES AREA 2,289m? | 24,637 ft? 3 6866m° | 739102
September 19, 2024 COMMON AREA 347 m? 3,731 ft? 3 1,040 m? 11,194 ft?
TOTAL GFA 2635m? 28,306 ft? 7,906 m? 85,105 ft?
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# of Units O N, %
Area Types per Floor  # of Floors Total S
[] 1 BACH (1%) 3 2 6 ™.
[ 1 BED (3%) 16 2 32 ..
[ 1 BED (3%) + BAY 5 2 10 .
I 1 BED (3'%) + DEN 2 2 4 . e
b . P
[] 2 BED (4%) 3 2 ‘. S
[] 2 BED (4%) + BAY 1 2 N e
- \ .o -
[] 3BED (5%) 1 2 2 e~ Lo
- -
% 62 SCALE 1:500 ‘et
0 5 10 15 20 25
‘ ‘ t & O G | L LEVEL 5-6 GFA SUMMARY/|  GraPERFLOOR TOTAL GFALEVEL 5-6
Aream?2 Area ft2 #ofFloors |Total Aream2| Total Areaft2
. SCALE 1:500 NET RES AREA 2,129m? | 23,028 ft? 2 4279m? | 46,057 ft?
HOBIN 1 440 Blalr Towe rs Pl September 19, 2024 | |COMMON AREA B4OME | BGESHE | 2 679m | 75097
ARCHITECTURE TOTAL GFA 2479m2 266832 4958m2 53366 fi?
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UNIT TYPE BREAKDOWN ApD
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# of Units S NORTH TOWER GFA SUMMARY
Area Types per Floor  # of Floors Total N GFA SUMMARY| _ GFAPERFLOOR TOTAL GFALEVEL 7
e Aream?2 Areafti2 #ofFloors |Total Aream2| Total Areaft2
[ 1BED (2%) + BAY 2 1 2 \._ NET RES AREA 676m* | 7,277 ft? 1 676 m? 7,277 2
(] 1BED (3%) 1 1 1 \‘.. COMMON AREA 135m? 1451 ft? 1 135 m? 1,451 ft? _d
[] 1 BED (3%) + BAY 4 1 4 \_ TOTAL GEA 811m? 872812 811 m? 8726
oy o
[] 2 BED (4%) 6 1 6 e ?1_
[ 2 BED (4%) + BAY 1 1 1 TOTAL th ‘-~ Aream?2 Areaft2 #ofFloors |Total Ar@% oT0ral Area ft2
(INC.BALCONIES) S e 870m? 9,369 ft? 1 870 m? 9,369 ft?
I 2 BED (4%) + DEN 1 1 1 - — o
15 15 SCALE 1:500 et
(‘) : s SOUTH TOWER GFA SUMMARY
GFA SUMMARY/|  GraPERFLOOR TOTAL GFA LEVEL 7
F LO O R P L AN Aream?2 Areaft2 #ofFloors |Total Aream2| Total Areaft2
‘ : NET RES AREA 680 m? 7,323 ft? 1 680 m? 7,323 ft?
B LA ‘ & OG | LV ‘ | LEVEL 7 COMMON AREA 131 m? 1,405 ft? 1 131 m? 1,405 ft?
I - TOTAL GFA 811 m? 8,726 ft? 811 m? 8,726 ft?
SCALE 1:500
H O B I N 1 440 B | al r Towe rS Pl September 19, 2024 TOTAL GFA Aream?2 Areaft2 | #ofFloors |TotalAream2| Total Areaft2
ARCHITECTURE (INC.BALCONIES) 870 m? 9,369 ft? 1 870m? 9,369 ft?
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UNIT TYPE BREAKDOWN ~. NORTH TOWER GFA SUMMARY
-
. ~
# of Units T GFA SUMMARY/|  craPERFLOOR TOTAL GFA LEVEL 8-17
Area Types per Floor # of Floors Total A2 ~ Aream2 |\ Areafti2 |\ #ofFloors |Total Aream2| Total Areaft2
’ Teo NET RES AREA 676 m? 7,277 ft? 10 6,761 m? 72,774 2
B 1BED (2%) + BAY 2 10 20 .. COMMON AREA 135m% | 145117 10 1348m? || 145067
] 1 BED (3%) > 10 20 N [oraLera e11n? 8728 81091 8728057
[ 1 BED (3%) + BAY 4 10 40 T~ L’
] 2 BED (4%) 7 10 70 TOTAL@A~ - Aream?2 Area f£2 #ofFloors | Total Area g « T80l Area ft2
: S P ] 2 1 704 m? 692 ft?
[ 2 BED (4%) + BAY ’ 10 10 (INC. BALCONIES) -~ %70 m 9,569 ft - 70 8,704 m 93,092 ft
SCALE 1:500 el o~
[ 2 BED (4%) + DEN 1 10 10 :
e ! " ‘ SOUTH TOWER GFA SUMMARY
0] 5 10 15 20 25
GFA SUMMARY GFAPERFLOOR TOTAL GFA LEVEL 8-17
F LO O R P LAN Aream?2 Areaft2 #ofFloors |Total Aream2| Total Areaft2
NET RES AREA 676 m? 7,277 ft? 10 6,761 m? 72,774 2
LEVEL 8_1 7 COMMON AREA 125 m? 1,451 ft? 10 1348 m? 14,5006 ft?
I ,- TOTAL GFA 811 m? 8,728 ft? 8,109 m? 87,280 ft?
SCALE 1:500
H O B I N 1 440 B | al r Towe rS Pl September 19, 2024 TOTAL GFA Aream? Areaft2 | #ofFloors |TotalAream2| Total Areaft2
ARCHITECTURE (INC.BALCONIES) 870m® | 9369%7 | 10 | 8704m? | 956927
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UNIT TYPE BREAKDOWN D
A L
# of Unite < NORTH TOWER GFA SUMMARY
Area Types per Floor  # of Floors Total I GFA SUMMARY/|  raPERFLOOR TOTAL GFALEVEL 18
e Aream?2 Area ft2 #ofFloors |Total Aream2| Total Areaft2
B 1 BED (2%) + BAY 3 1 3 .. NET RES AREA 531me | 57112 1 531 mf 5,711 ft?
(] 1BED (3%) 1 1 1 N, COMMON AREA 1307 | 1,395 ft° 1 130 m* 139517
[] 1 BED (3%) + BAY 4 1 4 \ . AMENITY AREA (INT) 151 m? 1,622 ft? 1 151 m? 1,622 ft?
[ 1 BED (3%) + DEN 1 1 1 [SOTAL GFA &11m?  8728ft? 811 m? 8}26’1%2
Ty -
[] 2 BED (4%) 6 1 6 T~ m-r—"’
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Sun Shadow Analysis Written Summary

Shadow impacts:

Sensitive areas within the sun shadow analysis’ study area include arterial mainstreets (Blair Road and Ogilvie Road) and a park. This sun
shadow study represents the park spaces as a green hatch and Blair Road and Ogilvie Road as a blue dashed line (refer to sensitive areas
legend).

Public spaces including parks, open spaces and plazas are not impacted by the criteria of any new net shadow that results in an average of
50% of any public space being cast in shadow for 5 or more hourly interval times during the September test date.

The arterial mainstreet of Blair Road and Ogilvie Road area not impacted by the criteria of a new net shadow in any one spot for more than
3 consecutive hourly test times of the sidewalk on the opposite side of the street, being cast in shadow during the September test date.

No new net shadow within the no impact zone of any residential private outdoor amenity space is being cast in shadow for more than two
consecutive hourly test times during the June and September test date. In summary, the proposed building projects less new net shadow
compared to the as-of-right massing.

!"Al BLAIR & OG'LV'E RD Company: Hobin Architecture Application No.:  UDRP Presentation Sun Shadow Analysis
lr-! 1440 BLAIR TOWERS PL, OTTAWA, ON | Preparedby:  Cristina Hoang Application Type: WRITTEN SUMMARY
HOBIN Top-View Shadow Analysis Date: SEP 19, 2024
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GRADIENTWIND

EXECUTIVE SUMMARY

This report describes an environmental noise assessment undertaken to satisfy Site Plan Control
application submission requirements for the proposed mixed-use residential development, referred to as
“Blair and Ogilvie,” located at 1440 Blair Towers Place in Ottawa, Ontario (hereinafter referred to as
“subject site” or “proposed development”). The objective of this study is to analyze the sound pressure
levels in the area of interest and propose the necessary mitigation measures to ensure proper acoustic

insulation.

The assessment is based on (i) theoretical noise prediction methods that conform to the Ministry of the
Environment, Conservation and Parks (MECP) NPC-300, and City of Ottawa Environmental Noise Control
Guidelines (ENCG) guidelines; (ii) future vehicular traffic volumes corresponding to roadway classification

obtained from the City of Ottawa.

The results of the traffic noise analysis indicate that noise levels will range between 55 and 67 dBA during
the daytime period (07:00-23:00) and between 49 and 59 dBA during the nighttime period (23:00-07:00).
The highest noise level (67 dBA). As a result, upgraded building components and central air conditioning
will be required, as noise levels predicted due to roadway traffic exceed the criteria of 65 dBA during the
daytime period, as listed in ENCG. Windows with a rating of STC 30 are required along all facades, to
reduce indoor noise levels at or below the ENCG indoor sound criteria for noise-sensitive spaces. All units
will require air conditioning. In addition, A Type D Warning Clause will also be required to be placed on all

Lease, Purchase and Sale Agreements for all units.

The results also indicate that outdoor noise levels at the terrace are expected to be between 52 dBA and
60 dBA. Noise barriers are not required but should be considered where noise levels exceed 55 dBA. As
discussed in Section 5.1, noise mitigation at the OLAs is recommended where technically and
administratively feasible. Detailed mitigation measures would be explored during the site plan approval

stage.
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1. INTRODUCTION

Gradient Wind Engineering Inc was retained by Le Groupe Maurice to undertake an environmental noise
assessment for a proposed subdivision development known as “Blair and Ogilvie” and located at 1440
Blair Towers Place in Ottawa, Ontario (hereinafter referred to as “subject site” or “proposed
development”). This report summarizes the methodology, results, and recommendations related to the

assessment of exterior and interior noise levels generated by local roadway traffic.

This assessment is based on theoretical noise calculation methods conforming to the Ministry of the
Environment, Conservation and Parks (MECP) NPC-300, Ministry of Transportation Ontario (MTO)?, and
City of Ottawa Environmental Noise Control Guidelines (ENCG)3 guidelines. Noise calculations were based
on site plan drawings provided by Le Groupe Maurice, with future traffic volumes corresponding to

roadway classification and theoretical roadway capacities, and recent satellite imagery.

2. TERMS OF REFERENCE

The subject site is located at 1440 Blair Towers Place in Ottawa, situated to the southeast at the
intersection of Blair Road and Ogilvie Road on a parcel of land bordered by Ogilvie Road to the northwest,
a low-rise commercial building to the northeast, Blair Towers Place and a parking garage to the southeast,

and Blair Road and Blair Towers Place to the southwest.

The proposed development comprises a North Tower (18 storeys) and a South Tower (22 storeys), both
topped with a mechanical penthouse (MPH), rising above a common 6-storey podium. A parkland is
provided to the north of the subject site, a fitness lawn and a fitness patio are to the east of the North
Tower, a private rear courtyard is to the southeast of the subject site, an employee terrace is at the
southeast corner of the South Tower, and a seating area is located at the northwest corner of the North
Tower. A drive aisle extending from Blair Towers Place provides access to surface parking to the west of

the subject site, with additional surface parking located along Blair Towers Place, and a parking ramp

! Ontario Ministry of the Environment and Climate Change — Environmental Noise Guidelines, Publication NPC-300,
Queens Printer for Ontario, Toronto, 2013

2 Ministry of Transportation Ontario, “Environmental Guide for Noise”, February 2022

3 City of Ottawa Environmental Noise Control Guidelines, January 2016



GRADIENTWIND

leading to the two underground parking levels shared by the towers is situated at the southeast corner of

the South Tower.

Above the underground parking, the ground floor of the proposed development comprises a ‘Z’-shaped
planform and includes a main entrance and drop-off areas to the west, various retail spaces at the
southwest corner, and mostly various indoor amenities throughout the level. The remaining podium levels
(Levels 2-6) are reserved for residential use. The building steps back from the northwest and east
elevations at Level 2 and a common amenity terrace is provided atop the podium between the North and
South Towers at Level 7. Levels 7-17 of the North Tower and Levels 7-22 of the South Tower comprise
near trapezoidal planforms and are reserved for residential occupancy. Level 18 of the North Tower
includes an indoor amenity to the north and residential units throughout the remainder of the level. The
primary sources of noise impacting the site are Blair Road, an arterial roadway to the west; Ogilvie Road,
and arterial road to the north; and Highway 174, a freeway to the south. Figure 1 illustrates site plan and

surrounding context.

3. OBIJECTIVES

The principal objectives of this study are to (i) calculate the future noise levels on the study buildings
produced by local roadway traffic, and (ii) ensure that interior and exterior noise levels do not exceed the
allowable limits specified by the City of Ottawa’s Environmental Noise Control Guidelines as outlined in

Section 5.1 of this report.

4. METHODOLOGY

Noise can be defined as any obtrusive sound. It is created at a source, transmitted through a medium,
such as air, and intercepted by a receiver. Noise may be characterized in terms of the power of the source
or the sound pressure at a specific distance. While the power of a source is characteristic of that particular
source, the sound pressure depends on the location of the receiver and the path that the noise takes to
reach the receiver. Measurement of noise is based on the decibel unit, dBA, which is a logarithmic ratio
referenced to a standard noise level (2x107 Pascals). The ‘A’ suffix refers to a weighting scale, which better

represents how the noise is perceived by the human ear. With this scale, a doubling of power results in a
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3 dBA increase in measured noise levels and is just perceptible to most people. An increase of 10 dBA is

often perceived to be twice as loud.

4.2 Criteria for Roadway Traffic Noise

For surface roadway traffic noise, the equivalent sound energy level, Leq, provides a measure of the time
varying noise levels, which is well correlated with the annoyance of sound. It is defined as the continuous
sound level, which has the same energy as a time varying noise level over a period of time. For roadways,
the Leq is commonly calculated on the basis of a 16-hour (Leqis) daytime (07:00-23:00) / 8-hour (Legs)
nighttime (23:00-07:00) split to assess its impact on residential buildings. The City of Ottawa’s
Environmental Noise Control Guidelines (ENCG) specifies that the recommended indoor noise limit range
(that is relevant to this study) is 45 and 40 dBA for living rooms and sleeping quarters, respectively, as

listed in Table 1.

TABLE 1: INDOOR SOUND LEVEL CRITERIA (ROAD) *

General offices, reception areas, retail stores, etc. 07:00 - 23:00 50

Living/dining/den areas of residences, hospitals, schools,
nursing/retirement homes, day-care centres, theatres,

places of worship, libraries, individual or semi-private 07:00 - 23:00 45
offices, conference rooms, etc.

Sleeping quarters of hotels/motels 23:00-07:00 45
Sleeping quarters of residences, hospitals, 93:00 — 07:00 40

nursing/retirement homes, etc.

Predicted noise levels at the plane of window (POW) dictate the action required to achieve the
recommended sound levels. An open window is considered to provide a 10 dBA reduction in noise, while
a standard closed window can provide a minimum 20 dBA noise reduction®. A closed window due to a
ventilation requirement will bring noise levels down to achieve an acceptable indoor environment®.

Therefore, where noise levels exceed 55 dBA daytime and 50 dBA nighttime, the ventilation for the

4 Adapted from ENCG 2016 — Tables 2.2b and 2.2c
5 Burberry, P.B. (2014). Mitchell’s Environment and Services. Routledge, Page 125
6 MOECP, Environmental Noise Guidelines, NPC 300 — Part C, Section 7.8

Le Groupe Maurice
1440 BLAIR TOWERS PLACE, OTTAWA: ENVIRONMENTAL NOISE ASSESMENT
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building should consider the need for having windows and doors closed, which triggers the need for forced
air heating with provision for central air conditioning. Where noise levels exceed 65 dBA daytime and 60
dBA nighttime, air conditioning will be required and building components will require higher levels of

sound attenuation’.

The objective sound level for Outdoor Living Areas (OLA) is 55 dBA, which applies during the daytime
(07:00 to 23:00).. Predicted noise levels at the outdoor living areas dictate the action required to achieve
the recommended sound levels. According to the ENCG, if an area is to be used as an OLA, noise control
measures are recommended where technical and administratively feasible to reduce the Leqto 55 dBA.

Where noise levels exceed 60 dBA noise measure are required if feasible.

As such, when noise levels at the POWs and OLAs exceed the criteria, specific Warning Clause

requirements may apply.

The impact of transportation noise sources on the development was determined by computer modelling.
Transportation noise source modelling is based on the software program Predictor-Lima which utilizes the
United States Federal Highway Administration’s Traffic Noise Model (TNM) to represent the roadway line
sources. The TNM model is also being accepted in the updated Environmental Guide for Noise of Ontario,
2022 by the Ministry of Transportation (MTO)2. This computer program can represent three-dimensional
surfaces and first reflections of sound waves over a suitable spectrum for human hearing. A total of ten

receptors locations were identified around the site, as illustrated in Figure 2.

Roadway noise calculations were performed by treating each road segment as separate line sources of
noise, and by using existing and proposed building locations as noise barriers. In addition to the traffic

volumes summarized in Table 2, theoretical noise predictions were based on the following parameters:

. Truck traffic on all roadways was taken to comprise 5% heavy trucks and 7% medium trucks, as
per ENCG requirements for noise level predictions.

. The day/night split was taken to be 92% / 8% respectively for all streets.

7 MOECP, Environmental Noise Guidelines, NPC 300 — Part C, Section 7.1.3
8 Ministry of Transportation Ontario, “Environmental Guide for Noise”, February 2022
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. Topography was assumed to be a flat/gentle slope surrounding the study building.
. Default ground surfaces were taken to be reflective due to the presence of hard (paved) ground.
. 10 receptors at different heights representative of the different levels on the building were

strategically placed throughout the study area.

4.4 Roadway Traffic Volumes

The ENCG dictates that noise calculations should consider future sound levels based on a roadway’s
classification at the mature state of development. Therefore, traffic volumes are based on the roadway
classifications outlined in the City of Ottawa’s Official Plan (OP) and Transportation Master Plan® which
provide additional details on future roadway expansions. Average Annual Daily Traffic (AADT) volumes
are then based on data in Table B1 of the ENCG for each roadway classification. Table 2 (below)

summarizes the AADT values used for each roadway included in this assessment.

TABLE 2: ROADWAY TRAFFIC DATA

Speed Limit Traffic
ROREHEVTISHIERSES (km/h)

4-Lane Urban Arterial Divided

Ogilvie Road 35,000
(4-UAD)
. 4-Lane Urban Arterial Divided
Blair Road 50 35,000
(4-UAD)
Highway 174 Freeway 4 lanes 100 73,332
On and Off ramps to 174 Urban Collector 50 8,000

5. ROADWAY TRAFFIC NOISE RESULTS

5.1 Roadway Traffic Noise Levels

The results of the roadway traffic noise calculations are summarized in Table 3. The results of the current
analysis indicate that noise levels will range between 56 and 67 dBA during the daytime period (07:00-
23:00) and between 49 and 59 dBA during the nighttime period (23:00-07:00). The highest noise level (67

9 City of Ottawa Transportation Master Plan, November 2013

A4
Le Groupe Maurice
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dBA) occurs at the south of the development, which is directly exposed to the noise generated by the

Queensway (Highway 174). Noise contours for the roadway traffic noise calculations covering the entire

study site are shown in Figures 3 and 4 for the daytime and nighttime periods, respectively.

TABLE 3: EXTERIOR NOISE LEVELS DUE TO TRANSPORATION SOURCES

Noise Level (dBA)
Dy Night

Receptor e Receptor Height
(m)
1 POW 25

9
10-OLA_A

POW

POW

POW

POW

POW

POW

POW

POW
OLA*

4.5
25.5
50
4.5
25.5
50
4.5
4.5
25.5
50
4.5
25.5
50
4.5

4.5
25.5
50

2.5
19.6

66

64
64
64
57
58
59

56

63
66
67
64
66
65

63

63
64
64

66
60

*Noise levels during the nighttime are not considered for OLAs

59

56
57
57
49
50
51
49
55
59
59
57
58
58
55

56
56
56

59
N/A

As a result, upgraded building components and central air conditioning will be required, as noise levels

predicted due to roadway traffic exceed the criteria of 65 dBA during the daytime listed in ENCG. As noise

levels just exceed 65 dBA during the daytime, windows with a rating of STC 30 are required. This will be

sufficient in reducing indoor noise levels at or below the ENCG criterion for noise-sensitive spaces. All

units will require air conditioning. In addition, A Type D Warning Clause will also be required to be placed

on all Lease, Purchase and Sale Agreements for all units.

Le Groupe Maurice

1440 BLAIR TOWERS PLACE, OTTAWA: ENVIRONMENTAL NOISE ASSESMENT
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The results also indicate that noise levels at the terrace are expected to approach 60 dBA, as such noise

barriers are not required. However, during the site plan stage further mitigation can be explored if

desirable to reduce noise levels below 55 dBA. If it is not possible to reduce noise levels to be low 55 dBA

a Type A warning clause will be required on purchase sale and lease agreements.

6.

CONCLUSIONS AND RECOMMENDATIONS

The results of the current analysis indicate that noise levels will range between 56 and 67 dBA during the

daytime period (07:00-23:00) and between 49 and 59 dBA during the nighttime period (23:00-07:00). The

highest noise level (67 dBA) occurs at the south of the development, which is directly exposed to the noise

generated by the Queensway. The following noise control measures will be required for the building:

1.

Bedroom and Living room windows on all facades will require a minimum Sound Transmission

Class Rating of 30.

The building will require air condition inside the suites to allow widows to remain closed thereby

proving a quiet and comfortable living space.

The following Type D warning clause will be required to be placed on all purchase, sale, and lease

agreements:

"This dwelling unit has been supplied with a central air conditioning system which will allow
windows and exterior doors to remain closed, thereby ensuring that the indoor sound levels are

within the sound level limits of the City of Ottawa and the Ministry of the Environment."

Since noise levels on the terrace range between 55 dBA and 60 dBA the following Type A warning
clause is also required on purchase sale and lease agreements, if a noise barrier is not provided

to reduce noise levels to below 55 dBA:

"Purchasers/tenants are advised that sound levels due to increasing road traffic may occasionally
interfere with some activities of the dwelling occupants as the sound levels exceed the sound level

limits of the City of Ottawa and the Ministry of the Environment."
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This concludes our traffic noise assessment and report. If you have any questions or wish to discuss our

findings, please advise us. In the interim, we thank you for the opportunity to be of service.

Sincerely,

Gradient Wind Engineering Inc.

Sergio Nunez Andres B.A.Sc. Joshua Foster., P.Eng.
Junior Environmental Scientist Lead Engineer

Le Groupe Maurice
1440 BLAIR TOWERS PLACE, OTTAWA: ENVIRONMENTAL NOISE ASSESMENT
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FIGURE 3: DAYTIME NOISE CONTOURS (4.5M ABOVE GRADE)
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FIGURE 4: NIGHTTIME NOISE CONTOURS (4.5M ABOVE GRADE)
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EXECUTIVE SUMMARY

This report describes a pedestrian level wind (PLW) study undertaken to satisfy Site Plan Control
application submission requirements for the proposed mixed-use residential development, referred to as
“Blair and Ogilvie,” located at 1440 Blair Towers Place in Ottawa, Ontario (hereinafter referred to as
“subject site” or “proposed development”). Our mandate within this study is to investigate pedestrian
wind conditions within and surrounding the subject site, and to identify areas where wind conditions may
interfere with certain pedestrian activities so that mitigation measures may be considered, where

required.

The study involves simulation of wind speeds for selected wind directions in a three-dimensional (3D)
computer model using the computational fluid dynamics (CFD) technique, combined with meteorological
data integration, to assess pedestrian wind comfort and safety within and surrounding the subject site
according to City of Ottawa wind comfort and safety criteria. The results and recommendations derived from
these considerations are detailed in the main body of the report (Section 5), illustrated in Figures 3A-9, and

summarized as follows:

1) Most grade-level areas within and surrounding the subject site are predicted to experience
conditions that are considered acceptable for the intended pedestrian uses throughout the year.
Specifically, conditions over surrounding sidewalks, neighbouring existing surface parking lots, the
proposed drive aisle, drop-off areas, surface parking, walkways, fitness lawn, fitness patio, and

private rear courtyard, and in the vicinity of building access points, are considered acceptable.

a. Regarding the park to the north of the subject site and the employee terrace at the
southeast corner of the South Tower, conditions during the typical use period (that is,
May to October, inclusive) are predicted to be suitable for mostly standing, while
conditions during the same period over the seating area at the northwest corner of the

North Tower are predicted to be mixed between sitting and standing.
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e To improve comfort levels where conditions are predicted to be suitable for
standing, targeted landscaping elements may be implemented such as tall wind
screens and coniferous trees in dense arrangements, in combination with
strategically placed seating with high-back benches and other local wind

mitigation that are targeted adjacent to designated seating areas.

e The extent of mitigation measures is dependent on the programming of the
noted spaces. If required by programming, appropriate mitigation strategy will
be developed in collaboration with the building and landscape architects as the

design of the proposed development progresses.

2) During the typical use period, conditions over the common amenity terrace serving the proposed

development at Level 7 are predicted to be suitable for mostly standing.

a. To improve comfort levels, mitigation inboard of the terrace perimeters and targeted
around sensitive areas is recommended, in combination with taller perimeter wind
screens, rising to at least 1.8 m above the local walking surface along the full perimeter
of the terrace. Inboard mitigation could take the form of targeted wind barriers located
adjacent to designated seating areas. Canopies may also be required above sensitive

areas.

b. The extent of mitigation measures is dependent on the programming of the terrace. An
appropriate mitigation strategy will be developed in collaboration with the building and

landscape architects as the design of the proposed development progresses.

3) The foregoing statements and conclusions apply to common weather systems, during which no
dangerous wind conditions, as defined in Section 4.4, are expected anywhere over the subject
site. During extreme weather events, (for example, thunderstorms, tornadoes, and downbursts),
pedestrian safety is the main concern. However, these events are generally short-lived and

infrequent and there is often sufficient warning for pedestrians to take appropriate cover.
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1. INTRODUCTION

Gradient Wind Engineering Inc. (Gradient Wind) was retained by Le Groupe Maurice to undertake a
pedestrian level wind (PLW) study to satisfy Site Plan Control application submission requirements for the
proposed mixed-use residential development, referred to as “Blair and Ogilvie” and located at 1440 Blair
Towers Place in Ottawa, Ontario (hereinafter referred to as “subject site” or “proposed development”).
Our mandate within the current study is to investigate pedestrian wind conditions within and surrounding
the subject site, and to identify areas where wind conditions may interfere with certain pedestrian

activities so that mitigation measures may be considered, where required.

Our work is based on industry standard computer simulations using the computational fluid dynamics
(CFD) technique and data analysis procedures, City of Ottawa wind comfort and safety criteria,
architectural drawings prepared by Hobin Architecture and landscape drawings prepared by
CSW Landscape Architects Limited in August 2024, surrounding street layouts and existing and approved

future building massing information obtained from the City of Ottawa, as well as recent satellite imagery.

2. TERMS OF REFERENCE

The subject site is located at 1440 Blair Towers Place in Ottawa, situated to the southeast at the
intersection of Blair Road and Ogilvie Road on a parcel of land bordered by Ogilvie Road to the northwest,
a low-rise commercial building to the northeast, Blair Towers Place and a parking garage to the southeast,

and Blair Road and Blair Towers Place to the southwest.

The proposed development comprises a North Tower (18 storeys) and a South Tower (22 storeys), both
topped with a mechanical penthouse (MPH), rising above a common 6-storey podium. A parkland is
provided to the north of the subject site, a fitness lawn and a fitness patio are to the east of the North
Tower, a private rear courtyard is to the southeast of the subject site, an employee terrace is at the
southeast corner of the South Tower, and a seating area is located at the northwest corner of the North
Tower. A drive aisle extending from Blair Towers Place provides access to surface parking to the west of
the subject site, with additional surface parking located along Blair Towers Place, and a parking ramp
leading to the two underground parking levels shared by the towers is situated at the southeast corner of

the South Tower.
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Above the underground parking, the ground floor of the proposed development comprises a ‘Z’-shaped
planform and includes a main entrance and drop-off areas to the west, various retail spaces at the
southwest corner, and mostly various indoor amenities throughout the level. The remaining podium levels
(Levels 2-6) are reserved for residential use. The building steps back from the northwest and east
elevations at Level 2 and a common amenity terrace is provided atop the podium between the North and
South Towers at Level 7. Levels 7-17 of the North Tower and Levels 7-22 of the South Tower comprise
near trapezoidal planforms and are reserved for residential occupancy. Level 18 of the North Tower

includes an indoor amenity to the north and residential units throughout the remainder of the level.

The near-field surroundings (defined as an area within 200 metres (m) of the subject site) are composed
of low-rise residential dwellings to the north, a commercial plaza with a surface parking lot to the
northeast, three mid-rise office towers above a parking garage to the east, low-rise commercial buildings
with a surface parking lot to the southwest, and green spaces and public roads in the remaining directions.
The far-field surroundings (defined as an area beyond the near-field but within a 2-kilometre (km) radius
of the subject site) contribute suburban wind exposures from the south-southeast clockwise to the east-
northeast, with isolated mid- and high-rise buildings in these directions. The Pine View Golf Course and
forested areas located from the east clockwise to the southeast provide more open wind exposures from

these directions.

Site plans for the proposed and existing massing scenarios are illustrated in Figures 1A and 1B, while
Figures 2A-2H illustrate the computational models used to conduct the study. The existing massing
scenario includes the existing massing and any developments which have been approved by the City of

Ottawa.

3. OBIJECTIVES

The principal objectives of this study are to (i) determine pedestrian level wind conditions at key areas
within and surrounding the development site; (ii) identify areas where wind conditions may interfere with

the intended uses of outdoor spaces; and (iii) recommend suitable mitigation measures, where required.



GRADIENTWIND

4. METHODOLOGY

The approach followed to quantify pedestrian wind conditions over the site is based on CFD simulations
of wind speeds across the subject site within a virtual environment, meteorological analysis of the Ottawa
area wind climate, and synthesis of computational data with City of Ottawa wind comfort and safety
criterial. The following sections describe the analysis procedures, including a discussion of the noted

pedestrian wind criteria.

A computer based PLW study was performed to determine the influence of the wind environment on
pedestrian comfort over the proposed development site. Pedestrian comfort predictions, based on the
mechanical effects of wind, were determined by combining measured wind speed data from CFD
simulations with statistical weather data obtained from Ottawa Macdonald-Cartier International Airport.
The general concept and approach to CFD modelling is to represent building and topographic details in
the immediate vicinity of the subject site on the surrounding model, and to create suitable atmospheric
wind profiles at the model boundary. The wind profiles are designed to have similar mean and turbulent

wind properties consistent with actual site exposures.

An industry standard practice is to omit trees, vegetation, and other existing and planned landscape
elements from the model due to the difficulty of providing accurate seasonal representation of

vegetation. The omission of trees and other landscaping elements produces slightly stronger wind speeds.

Winc ure

The PLW analysis was performed by simulating wind flows and gathering velocity data over a CFD model
of the site for 16 wind directions. The CFD simulation model was centered on the proposed development,
complete with surrounding massing within a radius of 490 m. The process was performed for two context

massing scenarios, as noted in Section 2.

1 City of Ottawa Terms of References: Wind Analysis
https://documents.ottawa.ca/sites/default/files/torwindanalysis en.pdf
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Mean and peak wind speed data obtained over the subject site for each wind direction were interpolated
to 36 wind directions at 10° intervals, representing the full compass azimuth. Measured wind speeds
approximately 1.5 m above local grade and over the Level 7 common amenity terrace serving the
proposed development were referenced to the wind speed at gradient height to generate mean and peak
velocity ratios, which were used to calculate full-scale values. Gradient height represents the theoretical
depth of the boundary layer of the earth’s atmosphere, above which the mean wind speed remains

constant. Further details of the wind flow simulation technique are presented in Appendix A.

A statistical model for winds in Ottawa was developed from approximately 40 years of hourly
meteorological wind data recorded at Ottawa Macdonald-Cartier International Airport and obtained from
Environment and Climate Change Canada. Wind speed and direction data were analyzed during the
appropriate hours of pedestrian usage (that is, between 06:00 and 23:00) and divided into four distinct
seasons, as stipulated in the wind criteria. Specifically, the spring season is defined as March through May,
the summer season is defined as June through August, the autumn season is defined as September

through November, and the winter season is defined as December through February, inclusive.

The statistical model of the Ottawa area wind climate, which indicates the directional character of local
winds on a seasonal basis, is illustrated on the following page. The plots illustrate seasonal distribution of
measured wind speeds and directions in kilometers per hour (km/h). Probabilities of occurrence of
different wind speeds are represented as stacked polar bars in sixteen azimuth divisions. The radial
direction represents the percentage of time for various wind speed ranges per wind direction during the
measurement period. The prominent wind speeds and directions can be identified by the longer length of
the bars. For Ottawa, the most common winds occur for westerly wind directions, followed by those from
the east, while the most common wind speeds are below 36 km/h. The directional prominence and

relative magnitude of wind speed changes somewhat from season to season.



GRADIENTWIND

ENGINEERS & SCIENTISTS

SEASONAL DISTRIBUTION OF WIND
OTTAWA MACDONALD-CARTIER INTERNATIONAL AIRPORT

WINTER (DEC-FEB) SPRING (MAR-MAY)
NORTH.. . NORTH..

15% .. 15% ..

SUMMER (JUN-AUG) AUTUMN (SEP-NOV)
..NORTH.. -NORTH..

15% . : 15% ..

0-5 5-7 7-10 10-15 15-25 25-35 35-55 >=55

Notes:
1. Radial distances indicate percentage of time of wind events.
2. Wind speeds are mean hourly in km/h, measured at 10 m above the ground.

Le Groupe Maurice
1440 BLAIR TOWERS PLACE, OTTAWA: PEDESTRIAN LEVEL WIND STUDY
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4.4 Pedestrian Wind Comfort and Safety Criteria — City of Ottawa

Pedestrian wind comfort and safety criteria are based on the mechanical effects of wind without
consideration of other meteorological conditions (that is, temperature and relative humidity). The
comfort criteria assume that pedestrians are appropriately dressed for a specified outdoor activity during
any given season. Five pedestrian comfort classes based on 20% non-exceedance mean wind speed ranges
are used to assess pedestrian comfort: (1) Sitting; (2) Standing; (3) Strolling; (4) Walking; and (5)
Uncomfortable. The gust speeds, and equivalent mean speeds, are selected based on the Beaufort scale,
which describes the effects of forces produced by varying wind speed levels on objects. Wind conditions
suitable for sitting are represented by the colour blue, standing by green, strolling by yellow, and walking
by orange; uncomfortable conditions are represented by the colour magenta. Specifically, the comfort

classes, associated wind speed ranges, and limiting criteria are summarized as follows:

PEDESTRIAN WIND COMFORT CLASS DEFINITIONS

Wind Comfort Class Description

Mean wind speeds no greater than 10 km/h occurring at least

_ <10 80% of the time. The equivalent gust wind speed is

approximately 16 km/h.

Mean wind speeds no greater than 14 km/h occurring at least
STANDING <14 80% of the time. The equivalent gust wind speed is
approximately 22 km/h.

Mean wind speeds no greater than 17 km/h occurring at least
STROLLING <17 80% of the time. The equivalent gust wind speed is
approximately 27 km/h.

Mean wind speeds no greater than 20 km/h occurring at least

_ <20 80% of the time. The equivalent gust wind speed is

approximately 32 km/h.

Uncomfortable conditions are characterized by predicted
values that fall below the 80% target for walking. Brisk
walking and exercise, such as jogging, would be acceptable
for moderate excesses of this criterion.

UNCOMFORTABLE >20

Le Groupe Maurice
1440 BLAIR TOWERS PLACE, OTTAWA: PEDESTRIAN LEVEL WIND STUDY



GRADIENTWIND

Regarding wind safety, the pedestrian safety wind speed criterion is based on the approximate threshold
that would cause a vulnerable member of the population to fall. A 0.1% exceedance gust wind speed of
90 km/h is classified as dangerous. From calculations of stability, it can be shown that gust wind speeds
of 90 km/h would be the approximate threshold wind speed that would cause an average elderly person
in good health to fall. Notably, pedestrians tend to be more sensitive to wind gusts than to steady winds
for lower wind speed ranges. For strong winds approaching dangerous levels, this effect is less important

because the mean wind can also create problems for pedestrians.

Experience and research on people’s perception of mechanical wind effects has shown that if the wind
speed levels are exceeded for more than 20% of the time, the activity level would be judged to be
uncomfortable by most people. For instance, if a mean wind speed of 10 km/h (equivalent gust wind
speed of approximately 16 km/h) were exceeded for more than 20% of the time most pedestrians would
judge that location to be too windy for sitting. Similarly, if mean wind speed of 20 km/h (equivalent gust
wind speed of approximately 32 km/h) at a location were exceeded for more than 20% of the time, walking
or less vigorous activities would be considered uncomfortable. As these criteria are based on subjective

reactions of a population to wind forces, their application is partly based on experience and judgment.

Once the pedestrian wind speed predictions have been established throughout the subject site, the
assessment of pedestrian comfort involves determining the suitability of the predicted wind conditions
for discrete regions within and surrounding the subject site. This step involves comparing the predicted
comfort classes to the target comfort classes, which are dictated by the location type for each region (that
is, a sidewalk, building entrance, amenity space, or other). An overview of common pedestrian location
types and their typical windiest target comfort classes are summarized on the following page. Depending

on the programming of a space, the desired comfort class may differ from this table.
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TARGET PEDESTRIAN WIND COMFORT CLASSES FOR VARIOUS LOCATION TYPES

Location Types Target Comfort Classes

Primary Building Entrance Standing
Secondary Building Access Point Walking
Public Sidewalk / Bicycle Path Walking
Outdoor Amenity Space Sitting / Standing
Café / Patio / Bench / Garden Sitting / Standing
Transit Stop (Without Shelter) Standing
Transit Stop (With Shelter) Walking
Public Park / Plaza Sitting / Standing
Garage / Service Entrance Walking
Parking Lot Walking
Vehicular Drop-Off Zone Walking

5. RESULTS AND DISCUSSION

The following discussion of the predicted pedestrian wind conditions for the subject site is accompanied
by Figures 3A-6B, which illustrate wind conditions at grade level for the proposed and existing massing
scenarios, and by Figures 8A-D, which illustrate conditions over the common amenity terrace serving the
proposed development at Level 7. Conditions are presented as continuous contours of wind comfort

throughout the subject site and correspond to the comfort classes presented in Section 4.4.

Wind comfort conditions are also reported for the typical use period, which is defined as May to October,
inclusive. Figures 7 and 9 illustrate wind comfort conditions at grade level and within the noted amenity
terrace serving the proposed development, respectively, consistent with the comfort classes illustrated in

Section 4.4.

The details of these conditions are summarized in the following pages for each area of interest.

Le Groupe Maurice
1440 BLAIR TOWERS PLACE, OTTAWA: PEDESTRIAN LEVEL WIND STUDY



GRADIENTWIND

Sidewalks along Blair Road: Wind comfort conditions over the nearby public sidewalks along Blair Road
are predicted to be suitable for standing, or better, during the summer, becoming suitable for a mix of
standing and strolling during the spring, autumn, and winter, prior to and following the introduction of

the proposed development. The noted conditions are considered acceptable.

Sidewalks along Ogilvie Road: Following the introduction of the proposed development, conditions over
the nearby public sidewalks along Ogilvie Road are predicted to be suitable for mostly standing during the
summer and autumn, becoming suitable for a mix of standing and strolling during the spring and winter.

The noted conditions are considered acceptable.

Conditions over the sidewalks along Ogilvie Road under the existing massing are predicted to be suitable
for mostly standing during the summer, becoming suitable for a mix of standing and strolling throughout
the remainder of the year. Notably, the introduction of the proposed development is predicted to improve
comfort levels over some areas along Ogilvie Road, in comparison to existing conditions, and wind

conditions with the proposed development are nevertheless considered acceptable.

Sidewalks along Blair Towers Place: Following the introduction of the proposed development, conditions
over the nearby public sidewalks along Blair Towers Place are predicted to be suitable for standing, or
better, during the summer, becoming suitable for strolling, or better, during the autumn, and suitable for
a mix of standing and strolling during the spring and winter with isolated regions suitable for walking. The

noted conditions are considered acceptable.

Conditions over the sidewalks along Blair Towers Place under the existing massing are predicted to be
suitable for standing, or better, during the summer and autumn, becoming suitable for a mix of standing
and strolling during the spring and winter. While the introduction of the proposed development produces
slightly windier conditions in comparison to existing conditions, wind comfort conditions along Blair

Towers Place are nevertheless considered acceptable.
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Neighbouring Existing Surface Parking Lots: Wind comfort conditions over the existing surface parking
lot to the west across Blair Road are predicted to be suitable for standing, or better, during the summer
and autumn, becoming suitable for strolling, or better, during the spring and winter, prior to and following

the introduction of the proposed development. The noted conditions are considered acceptable.

Following the introduction of the proposed development, conditions over the nearby areas of the existing
surface parking lot within the commercial plaza to the northeast of the proposed development are
predicted to be suitable for a mix of sitting and standing during the summer and autumn, becoming
suitable for strolling, or better, during the spring and winter. Conditions over the existing neighbouring
parking structure to the southeast are predicted to be suitable for a mix of sitting and standing throughout

the year with isolated regions suitable for strolling. The noted conditions are considered acceptable.

Under the existing massing, conditions over the surface parking lot to the northeast are predicted to be
suitable for standing, or better, throughout the year. Conditions over the neighbouring parking structure
to the southeast under the existing massing are predicted to be suitable for a mix of sitting and standing
during the summer and autumn, becoming suitable for strolling, or better, during the spring and winter
with isolated regions suitable for walking during the winter. While the introduction of the proposed
development produces slightly windier conditions over the existing surface parking lot to the northeast,
conditions over the parking structure to the southeast are predicted to improve in comparison to existing

conditions and conditions with the proposed development are nevertheless considered acceptable.

Fitness Lawn, Fitness Patio, and Private Rear Courtyard: During the typical use period, as illustrated in
Figure 7, wind conditions within the grade-level fitness patio to the east of the North Tower and the
private rear courtyard to the east of the subject site are predicted to be suitable for mostly sitting. The

noted conditions are considered acceptable.

Park, Employee Terrace, and Seating Area: During the typical use period, wind comfort conditions over
the park to the north of the subject site are predicted to be suitable for mostly standing, with an isolated
region suitable for sitting near the southeast corner of the park, conditions over the employee terrace at
the southeast corner of the South Tower are predicted to be suitable for standing, and conditions over
the seating area to the northwest of the North Tower are predicted to be suitable for sitting to the east

along the building facade and suitable for standing to the west.
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To improve comfort levels where conditions are predicted to be suitable for standing, targeted
landscaping elements may be implemented such as tall wind screens and coniferous trees in dense
arrangements, in combination with strategically placed seating with high-back benches and other local
wind mitigation. The extent of mitigation measures is dependent on the programming of the noted
spaces. If required by programming, an appropriate mitigation strategy will be developed in collaboration

with the building and landscape architects as the design of the proposed development progresses.

Drive Aisle, Drop-off Areas, Surface Parking, and Walkways within Subject Site: Conditions over the
drop-off areas along the west elevation of the proposed development are predicted to be suitable for
mostly sitting throughout the year. Wind conditions over the drive aisles, surface parking, and walkways
within the subject site are predicted to be suitable for standing, or better, during the summer, becoming
suitable for strolling, or better, throughout the remainder of the year with an isolated area of walking
conditions to the north of the North Tower during the winter season. The noted conditions are considered

acceptable.

Building Access Points: Owing to the protection of the building fagade, wind conditions in the vicinity of
the building access points serving the proposed development are predicted to be suitable for standing, or

better, throughout the year, which is considered acceptable.
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As illustrated in Figure 9, wind comfort conditions within the common amenity terrace serving the
proposed development at Level 7 are predicted to be suitable for mostly standing during the typical use
period, with regions of sitting conditions to the north and south and an isolated region suitable for strolling

near the southwest corner of the terrace.

To improve comfort levels within the Level 7 terrace serving the proposed development, mitigation
inboard of the terrace perimeters and targeted around sensitive areas is recommended, in combination
with perimeter wind screens, rising to at least 1.8 m above the local walking surface along the full
perimeter of the terrace. Inboard mitigation could take the form of wind barriers in combination with
other common landscape elements that are located adjacent to designated seating areas. Canopies may

also be required above sensitive areas.

The extent of mitigation measures is dependent on the programming of the terrace. An appropriate
mitigation strategy will be developed in collaboration with the building and landscape architects as the

design of the proposed development progresses.

Within the context of typical weather patterns, which exclude anomalous localized storm events such as
tornadoes and downbursts, no pedestrian areas within or surrounding the subject site are expected to

experience conditions that could be considered dangerous, as defined in Section 4.4.

pplice sult

Pedestrian wind comfort and safety have been quantified for the specific configuration of existing and
foreseeable construction around the subject site. Future changes (that is, construction or demolition) of
these surroundings may cause changes to the wind effects in two ways, namely: (i) changes beyond the
immediate vicinity of the subject site would alter the wind profile approaching the subject site; and (ii)

development in proximity to the subject site would cause changes to local flow patterns.
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6. CONCLUSIONS AND RECOMMENDATIONS

A complete summary of the predicted wind conditions is provided in Section 5 and illustrated in
Figures 3A-9. Based on computer simulations using the CFD technique, meteorological data analysis of
the Ottawa wind climate, City of Ottawa wind comfort and safety criteria, and experience with numerous

similar developments, the study concludes the following:

1) Most grade-level areas within and surrounding the subject site are predicted to experience
conditions that are considered acceptable for the intended pedestrian uses throughout the year.
Specifically, conditions over surrounding sidewalks, neighbouring existing surface parking lots, the
proposed drive aisle, drop-off areas, surface parking, walkways, fitness lawn, fitness patio, and

private rear courtyard, and in the vicinity of building access points, are considered acceptable.

a. Regarding the park to the north of the subject site and the employee terrace at the
southeast corner of the South Tower, conditions during the typical use period (that is,
May to October, inclusive) are predicted to be suitable for mostly standing, while
conditions during the same period over the seating area at the northwest corner of the

North Tower are predicted to be mixed between sitting and standing.

e To improve comfort levels where conditions are predicted to be suitable for
standing, targeted landscaping elements may be implemented such as tall wind
screens and coniferous trees in dense arrangements, in combination with
strategically placed seating with high-back benches and other local wind

mitigation that are targeted adjacent to designated seating areas.

e The extent of mitigation measures is dependent on the programming of the
noted spaces. If required by programming, appropriate mitigation strategy will
be developed in collaboration with the building and landscape architects as the

design of the proposed development progresses.

2) During the typical use period, conditions over the common amenity terrace serving the proposed

development at Level 7 are predicted to be suitable for mostly standing.
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a. To improve comfort levels, mitigation inboard of the terrace perimeters and targeted
around sensitive areas is recommended, in combination with taller perimeter wind
screens, rising to at least 1.8 m above the local walking surface along the full perimeter
of the terrace. Inboard mitigation could take the form of targeted wind barriers located
adjacent to designated seating areas. Canopies may also be required above sensitive

areas.

b. The extent of mitigation measures is dependent on the programming of the terrace. An
appropriate mitigation strategy will be developed in collaboration with the building and

landscape architects as the design of the proposed development progresses.

3) The foregoing statements and conclusions apply to common weather systems, during which no
dangerous wind conditions, as defined in Section 4.4, are expected anywhere over the subject
site. During extreme weather events, (for example, thunderstorms, tornadoes, and downbursts),
pedestrian safety is the main concern. However, these events are generally short-lived and

infrequent and there is often sufficient warning for pedestrians to take appropriate cover.

Sincerely,

Gradient Wind Engineering Inc.

Justin Denne, M.A.Sc. David Huitema, M.Eng., P.Eng.
Junior Wind Scientist CFD Lead Engineer

Sunny Kang, B.A.S.
Project Coordinator
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SUBJECT

SITE

FIGURE 2A: COMPUTATIONAL MODEL, PROPOSED MASSING, EAST PERSPECTIVE

LEVEL 7 AMENITY
TERRACE

FIGURE 2B: CLOSE UP OF FIGURE 2A
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FIGURE 2C: COMPUTATIONAL MODEL, EXISTING MASSING, EAST PERSPECTIVE

FIGURE 2D: CLOSE UP OF FIGURE 2C
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SUBJECT

SITE

FIGURE 2E: COMPUTATIONAL MODEL, PROPOSED MASSING, WEST PERSPECTIVE

LEVEL. 7 AMENITY:
TERRACE

FIGURE 2F: CLOSE UP OF FIGURE 2E
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FIGURE 2G: COMPUTATIONAL MODEL, EXISTING MASSING, WEST PERSPECTIVE

FIGURE 2H: CLOSE UP OF FIGURE 2G
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— STROLLING ~ UNCOMFORTABLE

FIGURE 3A: SPRING — WIND COMFORT, GRADE LEVEL — PROPOSED MASSING

xx\‘

FIGURE 3B: SPRING — WIND COMFORT, GRADE LEVEL- EXISTING MASSING

Le Groupe Maurice
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FIGURE 4A: SUMMER — WIND COMFORT, GRADE LEVEL — PROPOSED MASSING

FIGURE 4B: SUMMER - WIND COMFORT, GRADE LEVEL- EXISTING MASSING
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STROLLING

FIGURE 5A: AUTUMN — WIND COMFORT, GRADE LEVEL — PROPOSED MASSING

FIGURE 5B: AUTUMN - WIND COMFORT, GRADE LEVEL- EXISTING MASSING

Le Groupe Maurice
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DUSIFNGINY  STANDING sTROUING |

FIGURE 6A: WINTER — WIND COMFORT, GRADE LEVEL — PROPOSED MASSING

\

FIGURE 6B: WINTER — WIND COMFORT, GRADE LEVEL- EXISTING MASSING
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FIGURE 7: TYPICAL USE PERIOD — WIND COMFORT, GRADE LEVEL — PROPOSED MASSING

25
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FIGURE 8A: SPRING — WIND COMFORT, LEVEL 7 COMMON AMENITY TERRACE

STROLLING
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FIGURE 8B: SUMMER - WIND COMFORT, LEVEL 7 COMMON AMENITY TERRACE
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FIGURE 8C: AUTUMN — WIND COMFORT, LEVEL 7 COMMON AMENITY TERRACE

STROLLING
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FIGURE 8D: WINTER — WIND COMFORT, LEVEL 7 COMMON AMENITY TERRACE
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OLLING

FIGURE 9: TYPICAL USE PERIOD — LEVEL 7 COMMON AMENITY TERRACE
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SIMULATION OF THE ATMOSPHERIC BOUNDARY LAYER

The atmospheric boundary layer (ABL) is defined by the velocity and turbulence profiles according to
industry standard practices. The mean wind profile can be represented, to a good approximation, by a

power law relation, Equation (1), giving height above ground versus wind speed (1), (2).
Z\" Equation (1
U=1U, <Z—> q (1)

where, U = mean wind speed, Ug = gradient wind speed, Z = height above ground, Zg = depth of the

boundary layer (gradient height), and a is the power law exponent.

For the model, Ug is set to 6.5 metres per second (m/s), which approximately corresponds to the 60%

mean wind speed for Ottawa based on historical climate data and statistical analyses. When the results

are normalized by this velocity, they are relatively insensitive to the selection of gradient wind speed.

Zg is set to 540 m. The selection of gradient height is relatively unimportant, so long as it exceeds the

building heights surrounding the subject site. The value has been selected to correspond to our physical

wind tunnel reference value.

o is determined based on the upstream exposure of the far-field surroundings (that is, the area that it not

captured within the simulation model).
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Table 1 presents the values of a used in this study, while Table 2 presents several reference values of a.
When the upstream exposure of the far-field surroundings is a mixture of multiple types of terrain, the a

values are a weighted average with terrain that is closer to the subject site given greater weight.

TABLE 1: UPSTREAM EXPOSURE (ALPHA VALUE) VS TRUE WIND DIRECTION

Wind Direction Alpha Value
(Degrees True) (a)
0 0.24
225 0.24
45 0.23
67.5 0.22
90 0.20
112.5 0.19
135 0.19
157.5 0.22
180 0.24
202.5 0.24
225 0.25
247.5 0.25
270 0.25
292.5 0.25
315 0.24
3375 0.24

A2
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TABLE 2: DEFINITION OF UPSTREAM EXPOSURE (ALPHA VALUE)

Upstream Alpha Value
Exposure Type ()
Open Water 0.14-0.15
Open Field 0.16-0.19
Light Suburban 0.21-0.24
Heavy Suburban 0.24-0.27
Light Urban 0.28-0.30
Heavy Urban 0.31-0.33

The turbulence model in the computational fluid dynamics (CFD) simulations is a two-equation shear-
stress transport (SST) model, and thus the ABL turbulence profile requires that two parameters be defined
at the inlet of the domain. The turbulence profile is defined following the recommendations of the

Architectural Institute of Japan for flat terrain (3).

7 —a—0.05
0.1 (—) , Z>10m

Zg
1(Z) = 10\ 005
0.1 <_O> , Z<10m Equation (2)
Zg
Z .
L,(z)={100m 30 Z>30m Equation (3)

100 m, Z<30m

where, I = turbulence intensity, Ly = turbulence length scale, Z = height above ground, and a is the power

law exponent used for the velocity profile in Equation (1).

Boundary conditions on all other domain boundaries are defined as follows: the ground is a no-slip
surface; the side walls of the domain have a symmetry boundary condition; the top of the domain has a
specified shear, which maintains a constant wind speed at gradient height; and the outlet has a static

pressure boundary condition.

A3
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Response to UDRP Recommendations
1440 Blair Towers Place

Response to UDRP Recommendations hosted on October 4, 2024

No. | Comment | Response
1.0 | Key Recommendations
1.1 | The Panel acknowledges the project as an Noted.
important model for aging in place and
developing a strong community.
e The Panel appreciates the project and
its innovative approach.
1.2 | The Panel suggests improving the management | In order to improve arrival/drop-off and
of vehicles in the arrival/drop-off area while promote pedestrian areas and greenspace:
expanding pedestrian areas as much as - Two parking spaces have been
possible. removed and additional soft
o The arrival area should have more of a landscape area provided.
courtyard feel rather than resembling a - Drop-off zone is proposed with
parking lot. concrete pavers to expand on
pedestrian areas and provide traffic
R (ET0m NN BALEONES) calming features.
PREVIOUS ARRIVAL/DROP-OFF S oy
7 s "N\
REVISED ARRIV
1.3 | The Panel emphasizes the importance of a CGH - The access configuration is

single curb cut for entry, if feasible, to enhance
pedestrian flow and create a more landscaped
and inviting arrival point.

responsive to design criteria for the corner
lot fronting two arterial roads and bordering
Highway 417, and included extensive
consultation with City transportation staff.
These criteria are to meet the minimum
recommended corner clearance for inbound
and outbound movements from the
signalized intersections as well as providing
the minimum recommended throat length the
inbound vehicles on Blair Road. Meeting
both of these conditions requires the
separation of the accesses and results in
their locations as proposed. The removal of
the existing free-flow inbound and dual drive
aisles from Blair Road allow for improved
geometric conditions for the future Blair
Road design and standardized accesses for
protected cycling facilities.

FOTENN

396 Cooper Street, Suite 300
Ottawa, ON K2P 2H7
fotenn.com




1.4

The Panel recommends creating a stronger
podium expression around the south tower
given that it faces the highway and serves as a
gateway to the area. The north side tower
should setback from the podium with a similar
treatment for consistency.

22

FLOORS
JUTH TOWER

810m? TOWER PLATE
'm? INCLUDING BALCONIES)

PREVIOUSLY PROPOSED

Due to the site constraints around the
parking garage access and loading area, the
podium expression along the South portion
of the lot is not feasible. Instead, the position
of the loading area has been revised with
significant landscape buffer to screen the
loading/hardscape from the suites above.

7 __ VISITORPARKING ;

e | oo Lo
REVISED PROPOSAL

1.5

The Panel suggests differentiating the linking
podium from the towers through distinct
architectural expression and materiality in order
to emphasize the towers as distinct volumes.

PREVIOUSLY PROPOSED

The architectural expression and exterior
materiality of the podium has been revised in
order to emphasize separation between
these two vertical components. Please refer
to revised elevations/3D visuals.

RERRRERERRE

12EE!

REVISED PROPOSAL

2.0 | Site Design & Public Realm
2.1 | The Panel appreciates the overall layout of the - The position of the path/terrace has
buildings and the transition to the dedicated park been revised to improve direct
space. The Panel recommends ensuring a connection to the park and Blair Rd
balance between the visibility of the park and from the arrival/drop-off.
March 2025

1440 Blair Towers Place
Response to UDRP Recommendations




the landscape buffer along Blair Road, - Strategic landscape planting is
particularly in relation to the outdoor dining area. proposed to help balance privacy and
visibility to and from the public park
and visual connection to Blair Rd.
FL.O?)’RS gf T  \ 811 m? TOWERPLAT
N()bRT!;iWZOV\r/EER / 4
(870 m? INCLUDING BALCONIES)
// i~
~ , ' r'
SNy ION .
PROPOSED REVISED PROPOSAL
2.2 | The Panel advises reducing curb cuts to a CGH - Please see the response to comment
single-entry point, to enhance pedestrian flow. 1.3.
Additionally, incorporating a more generous
sidewalk area and establishing a clear hierarchy
of pathways throughout the site will create a
more pedestrian-friendly environment.
2.3 | The Panel suggests reducing the number of In order to prioritize pedestrian spaces and
parking spaces in the forecourt/drop-off area to | landscape opportunities:
prioritize pedestrian spaces and landscape - Two parking spaces have been
opportunities. removed
e The Panel advises using pavers and - Additional soft landscape areas have
landscaping at the drop-off area to been included.
create a more pedestrianized forecourt - Concrete pavers are proposed for the
area, with enhanced landscaping along drop off area as traffic calming
Blair Road, minimizing curb cuts as feature to help pedestrianize the
much as possible. forecourt area.
e The Panel encourages the drop-off area
to be designed and programmed with
the same attention and sensitivity
applied to other areas, such as the rear
gardens.
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3.0 | Built Form & Architecture

3.1 | The Panel recommends further refining the Due to the site constraints around the
podium design on the south tower to reflect the | parking garage access and loading area,
design and scale of the north side corner. expanding the footprint of the podium to

create a stepback above the podium (sim to
north side) is not feasible. Instead, the
position of the loading area has been revised
to include a significant landscape buffer to
help screen the loading area from the suites
within the podium.

3.2 | The Panel recommends strengthening the The podium along the North elevation is
podium expression on the south side, as it faces | designed with a building stepback to create a
the highway and acts as a gateway to the area. lowrise pedestrian scale along the park

e The middle portion of the podium could | interface and Blair Rd.

act as a linking structure by using a

material or architectural treatment The architectural treatment for the central

different from the two towers. portion of the podium has been revised to
create a linking structure using a
combination of vertical bands of glass and
masonry to compliment the tower design
while emphasizing the stepping of the
podium height from 6 to 4 floors.

3.3 | The Panel recommends pursuing lighter- Noted, The central sections of the tower
coloured materials, particularly for the aluminum | facades on the west and east elevations
panels, to brighten the fagade. feature a grid framework with light-colored

cladding to help articulate the massing.

3.4 | The Panel advises addressing the proximity of Due to the site constraints around the
exterior loading areas and residential units by parking garage access and loading area, the
articulating the massing to mitigate any unsightly | stepback (sim to north) above the podium
views or functional conflicts. along the South portion of the lot is not

feasible. Instead, the position of the loading
area has been revised to include a significant
landscape buffer to mitigate any unsightly
views from the suites within the podium
End of Comments.
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