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INTRODUCTION

FoTenn Consultants Inc. has been retained by Claridge Homes to prepare a Planning
Rationale in support of the Zoning By-law Amendment and Site Plan Control
Applications for the lands located at 175 Richmond Road. The intent of this report is
to assess how the proposed development achieves and conforms to the objectives of
the policy and regulatory framework applicable to the lands, and determine if the
development is appropriate for the site and compatible with adjacent development
and surrounding community.

DEVELOPMENT PROPOSAL

The proposed development consists of nine (9) storey mixed-use building along
Richmond Road, stepping down to a six (6) storeys residential building along
Kirkwood Avenue. The building steps down further to four (4) storeys along Wilbur
Avenue. The overall development consists of 241 residential units including 34 two
level units (townhouses), 189 one bedroom units and 18 two bedroom units. The
residential component of this development will have approximately 22,996 m? of
gross floor area (which includes two levels of underground parking) and
approximately 675 m? of retail commercial along Richmond Road. (Site plan has
been enclosed under Appendix A).

Building perspective along Kirkwood Avenue with Richmond Road to the south.




To respond to the extensive lot depth, the building massing has been broken down
to create three (3) distinct built forms tailored to respond to a varying context
moving across the site. The southern portion of the site fronts onto Richmond Road
and will be developed with a nine-storey mixed-use building with ground floor
commercial. The nine storey portion of the building will generally follow the typical
traditional mainstreet pattern of development in terms of height, massing and
building orientation. The building extends approximately 25 m back from the front
lot line before being pulled back, allowing additional distance separation to the low
profile residential community north of Richmond Road. This approach of replicating
the typical lot fabric along Richmond Road allows for a tight and continuous urban
fabric along the street without impacting on the low profile residential to the west of
the site.

The architecture and design of the nine (9) storey building incorporates elements
typically associated with traditional mainstreet development. A step back at the
second storey creates a strong podium base for the tower portion of the building
while framing the street and visually reducing the building mass at grade. In
addition to the podium, varying building materials will be incorporated throughout
the building to break the building mass vertically and horizontally. The high
percentage of glazing, particularly at grade, will contribute to an active, animated
street frontage, while commercial uses at grade will contribute to the ongoing
revitalization of this segment of Richmond Road. The building will restore the
mainstreet fabric along a street previously characterized by parking lots, used car
sales lots and other uses not reflective of its planned function.

Moving north, the building steps down to six (6) storeys approximately 41 m from
the front lot line along Richmond Road and will be separated from the nine (9)
storey building at grade by a two-storey high portico. The portico will allow a clear
separation between the nine (9) and six (6) storey portion of the building while
maintaining a continuous building frontage along Kirkwood Avenue. The portico
will be a defining and recognizable architectural feature of the building.



Building perspective along Wilbur Avenue looking towards Richmond Road to the south.

The six (6) storey portion of the building will link to the nine (9) storey portion at the
third (3) storey. Further north and beyond the portico, the six (6) storey building is
flanked by two (2) storey townhouses that continue north towards the Kirkwood
and Wilbur Avenue intersection and wrap the corner. The building will step back at
the third storey, above the towns, with floors three (3) through six (6)
accommodating condominium apartments.

The mass of the six (6) storey building will be broken down vertically and
horizontally with various architectural elements. The proposal incorporates the use
of the two (2) storey townhouses along the entire building creating a horizontal
separation while giving the development a low profile appearance at grade. Floors
three (3) through six (6) will be setback from the edge of the townhouses further
reducing the building mass at grade and ensuring light and air reach the sidewalk
and the oversized residential patios proposed on the third floor. The use of varying
building materials and colours will break down the massing vertically.

Since the site benefits from three (3) street frontages, all three sides of the building
will be designed to maintain an active street front. Again, the Kirkwood Avenue
frontage will benefit from the two storey townhouses that front directly onto the
street and have their front doors along Kirkwood. The two storey-towns will wrap
the corner and continue along Wilbur Avenue incorporating numerous direct
pedestrian entrances along the street front.
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In addition to responding to three (3) street frontages, the building design takes into
consideration the shared property line with the low-rise residential community to
the west. The entire development with the exception of a portion of the building
along Richmond Road has been considerably setback from the westerly property
line providing a generous distance separation between the single detached
dwellings along Clifton Street and this development. The distance separation ranges
from 1.0 m where the site abuts the adjacent commercial lot along Richmond Road,
gradually increasing to 15 m for the majority of the building. The area between the
building and the shared property line will be landscaped and provide passive
amenity space for the future residents of this development. The landscaped upper
and lower decks will be accessible from Kirkwood Avenue via the two-storey
portico and consist of a combination of soft and hard landscaping.

[IF

Perspective at grade along Kirkwood Avenue.

The building massing and height have been distributed across the site in a way that
minimizes impact on the adjacent residential community to the west. The tallest
building at nine (9) storeys has been situated along Richmond Road where it shares
a property line with the commercially zoned property assigned a maximum
building height of 15 m or approximately 5 storeys. The building then steps down to
6 storeys and has been setback approximately 15 m from the shared property line. In
addition, the building mass has been carefully sculpted with additional step backs at
the 3+ and 4" and again at the 5% and 6" storeys along the interior property line.

¢
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The proposed development will be served by two-levels of underground parking
containing approximately 304 parking spaces. The parking will serve tenants,
visitors and commercial uses. Vehicular access to the underground parking will be
provided off of Wilbur Avenue, although the exact location of the access ramp has
yet to be determined.

7
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Landscaped area separating the proposed building from the residential properties along Wilbur
Street to the west.
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The development incorporates transitions and variation in building heights to help
achieve an appropriate fit while using ground oriented built form to help animate
the streetscape. The proposal also incorporates a generous amount of landscaped
open space (43% of the site is comprised of landscaped open space) providing future
residents with sufficient amenity area that also acts as a buffer to the residential
community to the west.

Overall, the proposal responds to the unique conditions of this site including its
depth and size. The architecture and design respond to the Traditional Mainstreet
environment along Richmond Road while the development in behind respects the
low-profile residential neighbourhood to the west. This is a sensitively designed
proposal that will contribute positively to the streetscape and the surrounding
community.



PLANNING APPLICATIONS

In order to proceed with the development proposal as described above, a Zoning
By-law Amendment and a Site Plan Application will be filed concurrently for the
subject site.

The Zoning By-law Amendment seeks to rezone the site from its existing General
Industrial [IG] zoning to a Traditional Mainstreet [TM] zone with a potential for a
Residential zoning along Wilbur Avenue. As the site is currently zoned to allow for
largely industrial land uses, the existing zoning provisions will not be retained or
varied but a new, more appropriate zoning and performance standards will be
introduced as part of this application.

In addition to rezoning the site to a Traditional Mainstreet zone or a split Traditional
Mainstreet/Residential zoning, the following amendments are being requested:

* Permit at grade commercial along Richmond Road and residential uses for the
balance of the lands;

= Establish new zoning provisions to accommodate the proposed development
including:

* Increase the permitted building height along Richmond Road to 29 m;

* Allow a 2 m setback at the second storey whereas the TM zone typically
requires a setback at 4 storey or 15m whichever is lesser;

* Additional amendments may be identified following staff review,
technical circulation and as a result of revisions to the Site Plan.



BACKGROUND

The subject site is located on the northwest corner of Richmond Road and Kirkwood
Avenue and is municipally known as 175 Richmond Road. The property has a
frontage of approximately 32 m along Richmond Road, a depth of approximately
143 m and a total area of 6,385.6 m2.

The site is both a corner property and a through lot, as it is bounded by Wilbur
Avenue to the north.

The property is currently occupied by a two-storey, multi-tenant, commercial
building and houses a number of businesses including: Marlin Travel, Nana’s
Fashion & Beauty Supplies, Ottawa Vocal & Dance Academy, Guillevin
International, Elation Centre, Gotta Paint, Genivar Consultants and Signs. These
existing commercial uses wrap the corner from Richmond Road onto Kirkwood
Avenue with entrances from both streets.



Existing Building - 175 Richmond Road Existing Building along Kirkwood Avenue

The existing building occupies the majority of the lot, having been built out to a zero
setback where it interfaces with the existing residential community to the west as
well as along a portion of Kirkwood Avenue. The existing condition along
Kirkwood Avenue varies. Closest to Richmond Road, Kirkwood Avenue has been
largely urbanized with a sidewalk, landscaping and curbing along the same side of
the street as the existing building. Continuing along the western side of Kirkwood,
tenant surface parking separates the building from the street. Along Richmond
Road, surface parking separates the building from Richmond Road. As such, the
existing building is setback from the street and beyond the typical maximum front
yard setback desired along mainstreets.

A loading area is located at the north end of the building and is accessed from
Wilbur Avenue. There are four loading bays situated in close proximity to the
residential neighbourhood to the west of the site in addition to a surface parking
area associated with the building.

Wilbur Avenue is an un-urbanized cross section, with no curbs or sidewalks and
terminating informally at Clifton Road to the west. A line of hydro poles running
along the south side of Wilbur Avenue, in front of the subject property, will need to
be accommodated as part of the redevelopment of this site. The proposed
development will need to provide the minimum distance separation typically
required between the building and the hydro lines (3m to 5m).

The eastern portion of Kirkwood Avenue, up to Wilbur, accommodates informal on-
street/off street parking.

¢
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Area Context and Community Amenities

The subject site is located in the east portion of the area referred to commonly as
Westboro Village. The area to the east of Westboro Village is characterized as an
area in transition, previously dominated by automobile related uses but recently
experiencing significant redevelopment including three new residential
developments located between Kirkwood Avenue and Island Park Drive. The area is
regenerating from its previous lifecycle to a mainstreet pattern of development with
commercial uses at grade and residential uses above. This pattern of regeneration
will ultimately link Westboro Village with this less established area to the east
creating a seamless and continues mainstreet environment.

Given the site’s location at the edge of a largely established mainstreet to the west
and an area in transition to the east, the surrounding context varies. In addition, the
extensive lot depth means that the site extends into established residential
communities.

North

The area to the north is characterized by residential development ranging from
single detached dwelling and a newer construction of semi-detached and multiple
attached dwellings that back onto Wilbur Avenue. The area further north includes
the Transit Corridor and Westboro Transit Station. Adjacent to the Transit Station is
the City’s tallest building; a 32-storey residential condominium referred to Minto’s
Metropole.

Residential neighbourhood to the north of the site Looking north from the intersection of Clifton
with 32-storey Metropole in the background. Road and Wilbur Avenue.
¢
&,
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East

The lands to the east of the site are occupied mainly by the Canadian Bank Note
Company, housed in a large, low-profile brick building on a site surrounded on
three (3) sides by manicured lawns and established trees. The area to the east of the
Canadian Bank Note Company is transitioning from largely automobile uses to
mixed-use development.

The Canadian Bank Note Company located on the Property to the east of the Canadian Bank Note
north side of Richmond Road and east of the subject ~ Company. The site is being redeveloped to a
site. residential condominium with retail at grade.

South

The south- west corner of Richmond Road and Kirkwood Avenue, opposite this
subject site includes the Loblaws Superstore food store building, LCBO building and
surface parking lot. Both buildings and located along the street edge. The south-east
corner of the intersection is occupied by existing single detached homes largely
converted to at grade commercial uses.

Looking sou.thwestfr om the corner of Richmond Looking Southeast from the corner of Richimond Road
Road and Kirlapood Avenue to the Loblaws and Kirkwood Avenue. Single family residential and a
Superstore small law-firm on the far left.
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The area to the west of the site is characterized by low profile commercial uses
fronting onto Richmond Road and an established residential area consisting of
single-detached homes along Clifton Road. The Richmond Road commercial
corridor continues west and is characterized by a range of retail, automobile and

restaurant uses.

A range of commercial uses located along Richmond

Looking north along Clifton Road. Visible are single ; ]
Road, west of the subject site.

detached homes with the Metropole in the
background.

An existing commercial development along The north-west corner of Richmond Road and Clifton
Richmond Road, west of the site. Road is occupied by a three-storey office building.
Community Amenities

The broader neighbourhood surrounding the subject property is a mature
community with a full range of community facilities. Amenities in the vicinity of the
site include retail ranging from a large food store (the Loblaws Superstore) to small
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boutiques and restaurants within walking distance of this site. The area also
benefits from access to public schools (Hilson Avenue School), parks and religious
institutions.

The map below shows the community amenities surrounding 175 Richmond
Avenue.

Subject Site

Parkland

Richmond Rd
Wixed -Use Coridor |

ROAD NETWORK & TRANSIT

Roads

Richmond Road and Kirkwood Avenue are identified as existing Arterial Roads in
Schedule E — Urban Road Network of the City of Ottawa Official Plan. Arterial Roads
are the major roads of the City intended to carry large volumes of traffic over long
distances. Arterials are designed to meet the needs of pedestrians, cyclists, transit
buses as well as cars and trucks.

Transit

The subject site is well serviced by public transit. The site is situated within 600 m of
the Westboro Transit Station. According to Schedule D — Primary Transit Network
Richmond Road, from Island Park Drive west to Tweedsmuir Avenue, Richmond
Road is also designated as a Transit Priority Corridor. As such, the subject site is
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serviced by several transit routes. Regular bus routes 2 and 151 run along Richmond
Road.

Road Widening Requirements
Annex 1 of the City’s Official Plan protects for a right-of-way (ROW) width of 26 m
measured from the existing centreline of the road for Kirkwood Avenue between

Richmond Road and Wilbur Avenue. Staff confirmed at a pre-consultation meeting
that the City would not require a land dedication along this segment of Kirkwood
Avenue. Further, the road widening requirement was not desirable from a traffic
management perspective and the requirement has subsequently been removed in
Official Plan Amendment No. 76.



PoLiCcY AND REGULATORY FRAMEWORK

Provincial Policy Statement

The provincial Policy Statement (PPS), issued under the authority of Section 3 of the
Planning Act and in effect since March 1, 2005, provides policy direction on matters
of provincial interest related to land use planning. As such, decisions affecting
planning matters shall be consistent with policy statements issued under the act.

A fundamental tenant of the PPS is the intensification of built-up areas to efficiently
use land with existing infrastructure and public service facilities to avoid the need
for unjustified and uneconomic expansion. As a result, planning authorities must
identify and promote opportunities for intensification and redevelopment [Policy
1.1.3.3].In addition to meeting the fundamental tenant of the PPS of concentrating
growth within the urban area where infrastructure is available, the proposed
development meets the following Provincial Policy interests:

e Promotes efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term
[Policy 1.1.1.a];

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

e Promotes cost-effective development standards to minimize land
consumption and servicing costs [Policy 1.1.1.e];

e Efficiently uses the infrastructure and public service facilities which are
planned or available [Policy 1.1.3.2a];

e Identifies and promotes opportunities for intensification and redevelopment
where this can be accommodated taking into account existing building stock
and areas [Policy 1.1.3.3];

e Directs development of new housing towards locations where appropriate
levels of infrastructure and public service facilities are or will be available to
support current and projected needs [Policy 1.4.3.c];

e Promotes densities for new housing which efficiently use land, resources,
infrastructure and public service facilities and support the use of alternative
transportation modes and public transit in areas where it exists or is to be
developed [Policy 1.4.3.d];



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

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

The proposed development is consistent with the Provincial Policy Statement:

» The proposal capitalizes on an infill opportunity of an underutilized site with

the City’s built up area where services are readily available.

*» The proposal for a mixed-use development, consisting of residential and
commercial uses, contributes to the creation of complete communities and

development patterns that are more sustainable over the long term.

City of Ottawa Official Plan 2003, Consolidated 2007

The City of Ottawa Official Plan is composed of eight Sections, each addressing a
different aspect of the planned function of the City as a whole. Section 2 of the City
of Ottawa Official Plan 2003 provides Strategic Direction for growth and
development within the City. The Plan anticipates that much of the demand for new
housing after 2006 will be for smaller units such as apartments. It is expected that
two-thirds of the added housing stock located outside of the Greenbelt will be in the
form of single-detached homes, while in the Greenbelt, one-third of housing growth
will be in the form of apartments.

Ottawa expects to support this growth by managing it in ways that support healthy,
liveable communities. Growth will be directed towards key locations with a mix of
housing, shopping, recreation and employment and which are easily accessible by
transit.

In order to meet these and other objectives of the Official Plan, the City has
committed to pursuing strategic directions in four (4) key areas, two (2) of which are
applicable and relevant to this proposal.



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

Creating Liveable Communities

e The City will provide opportunities to increase the supply of affordable
housing throughout the rural and urban areas.

e 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.

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

Land Use Designations

Traditional Mainstreet

The southern portion of the Subject Site is designated Traditional Mainstreet while
the northern portion is designated General Urban Area on Schedule B — Urban Policy
Plan of the City of Ottawa Official Plan (OP) (Figure 2: Urban). The exact boundary
of each designation is not clearly delineated as the boundary of the Traditional
Mainstreet designation is flexible as per Policy 3.6.3.2 of the OP. On lots where
development has the potential to develop both adjacent to the street and to the rear
of the property, the Mainstreet designation will apply to the entire property.

The intent of the Traditional Mainstreet designation is to achieve compact, mixed-
use, pedestrian-oriented development patterns. These streets are considered to be
the areas that offer the most significant opportunities for intensification. This
intensification is anticipated to occur through the redevelopment of such sites as
vacant lots, aging strip malls, and former parking lots. The Official Plan recognizes
that some Mainstreets, developed in the 1950’s and 60’s will exhibit characteristics of
both the Traditional Mainstreets as well as the Arterial Mainstreets, which are
generally more auto-oriented in design. As a result, the Plan promotes
redevelopment in a manner which will locate buildings close to the street and is
more pedestrian-oriented.



Figure 2: Urban Policy Plan- Schedule B of Official Plan
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The planned function for all Mainstreets is as a mixed-use corridor with the ability
to provide a wide range of goods and services for neighbouring communities and
beyond. As such, a wide range of uses is permitted within the Mainstreets
designation, including retail and service commercial uses, offices, residential and

institutional uses.

The plan generally supports building heights in the range of four (4) to six (6)
storeys on Traditional Mainstreets, however, greater building heights will be

considered in any of the following circumstances:

a. Specific building heights are established in the zoning by-law based on a

Community Design Plan or Council-approved study;

b. The proposed building height conforms with prevailing building heights or

provides a transition between existing buildings;

c. The development fosters the creation of a community focus where the
proposal is on a corner lot, or at a gateway location where there are

opportunities to support transit at a transit stop or station;



d. The development incorporates facilities, services or matters as set out in
Section 5.2.1 with respect to the authorization of increases in height and
density that, in the opinion of the City, significantly advance the vision for
Mainstreets;

e. Where the application of the provisions of Section 2.5.1 and Section 4.11
determine that additional height is appropriate.

General Urban Area

The General Urban Area designation applies generally to the northern portion of
the lands. This designation accommodates development that meet the needs of all
ages, incomes, and life circumstances in order to create complete, sustainable
communities. A wide range of uses are permitted within the General Urban Area,
including all types and densities of residential development, employment, retail,
service, cultural, leisure, entertainment and institutional uses.

The City supports infill development within the General Urban Area, provided that
the existing character of the surrounding community is recognized and the new
development complements and enhances the community's desirable characteristics.
When considering an application for intensification, the City assesses how the
proposed development will meet the compatibility and objectives (Section 2.5.1) and
compatibility policies (Section 4.11). Further, the City will consider the proposed
development's contribution to the maintenance and achievement of a balance of
housing types and tenures.

The proposed development conforms to the Official Plan in that:

* The General Urban Area and Traditional Mainstreet designations permit the
proposed residential and at-grade commercial uses. The General Urban Area
does not include limitation on height, however, Traditional Mainstreet
designations permits a general height of 4 to 6 storeys with greater building
heights permitted in a number of circumstances. The proposal meets the
criteria for additional height in that the site is located within 600 m of a
rapid transit station providing an opportunity to support rapid transit and
the development meets the compatibility criteria in Section 2.5.1 and 4.11
(discussed below) in the Official Plan.

* The property is well suited to accommodate additional building height to 9
storeys, above 6 storeys, given that other taller buildings define this segment
of Richmond Road. The site is a corner lot located at a significant
intersection allowing for the creation of a community focus or gateway



building treatment designed in conformity with the City’s Urban Design
objectives and criteria.

» The proposal supports the planned function of this site and area, contributing
to complete and more sustainable communities and to an integrated and
continuous mainstreet pattern of development along Richmond Road.

Compatibility & Community Design (Section 2.5.1)

Section 2.5.1 addresses Compatibility and Community Design, particularly as it
relates to infill development in established areas. Development must be sensitive to
and compatible within existing communities that have developed over long periods
of time. Compatible development is defined as development that although not
necessarily the same as or similar to existing buildings in the vicinity, nonetheless
enhances an established community and coexists with existing development without
causing undue adverse impact on surrounding properties. In other words, it “fits
well” within the physical context and ‘works well’ among those functions that
surround it.

The proposed development achieves, among others, the following design objectives
and principles set out in Section 2.5.1:

1. The proposal reflects a thorough and sensitive understanding of place, context and
setting. The proposed development responds to the unique site conditions
including unusual depth that extends mnorth and interfaces with an
established low-profile residential neighbourhood. The design incorporates
elements such as transition, staggered heights, step backs and distance
separation to ensure that the development responds to the Traditional
Mainstreet character along Richmond Road as well as the residential
neighbourhood in behind.

2. The proposal defines quality public and private space through development. The
proposal includes an appropriate, at-grade transition to the public street
with retail uses along Richmond Road and street-oriented residential units
along both Kirkwood Avenue and Wilbur Avenue. Both commercial and
residential building components will have at-grade pedestrian access.

Landscaped open space occupies 43% of the lot area. The area will be framed
by the proposed development providing for a sheltered yet accessible public
amenity space. The amenity space is accessible by a portico functioning as a
transition and access point.



3. The proposal encourages a continuity of street frontages. The existing building is
setback from the street and separated by surface parking located between the
building and the sidewalk. The proposed development will bring the building
close to the street, framing the sidewalk and locate the parking underground.

4. The development addresses the relationship between buildings and between buildings
and the street. The building along Richmond Road incorporates a podium,
setting the main portion of the building back at the second storey. The
setback ensures that the podium frames the street while the main mass of the
tower doesn’t cast shadow or impose on the pedestrian experience at grade.

5. To building design will integrate the development to complement and enliven the
surroundings. The proposal will incorporate commercial uses along Richmond
Road and ground oriented townhouse units will flank the 6 storey building
along Kirkwood Avenue and Wilbur Avenue. The mix of uses and built form
will contribute to activity and animation at grade.

6. The proposal accommodates the needs of a range of people of different incomes and
lifestyles at various stages in the life cycle. The proposed development includes
condo apartments and ground oriented townhouse units ranging in size and
will contribute to the range of housing options available in this community.

Compatibility (Section 4.11)

The criteria in Section 4.11 provides a means to objectively evaluate the
compatibility of infill development. The following is an evaluation of the criteria in
relation to the proposed development (on following page).




COMPATIBILITY CONFORMITY
CRITERIA
Traffic A Traffic Study will be prepared evaluating the impact of

the proposed development on the surrounding area.

Generally, the property is situated within an established
road network and in close proximity to the City’s rapid
transit. The site is situated within proximity to three (3)
existing arterial roads. Richmond Road, Kirkwood south of
Richmond Road and Scott Street to the north and is located
less than 600 m from the Westboro Transit Station.

In addition, the mixed-use character of the existing area is
anticipated to reduce residents’ reliance on private
automobiles. The proximity to community amenities
including Loblaws directly across the street and easy access
to the rapid transit station, should all contribute to a
reduction in private vehicle use.

Vehicular Access

The site will be served by a singular, two (2) way driveway
providing access to the underground parking structure.
This single vehicular access will replace the existing four (4)
loading bays and the surface parking area currently
accessed from Wilbur Avenue and in close proximity to
existing residential as well as all existing surface parking.

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

The egress/ingress will be buffered from the adjacent
residential via landscaping and shrubbery, protecting the
existing dwelling from impacts of noise, headlight glare
and loss of privacy.

Parking
Requirements

A total of 304 parking spaces are being provided. The
proposed number of parking spaces exceeds the By-law
requirement. This will ensure that all parking demands are
accommodated on site, avoiding potential for any spillover
parking on the adjacent residential streets.
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Building Height
and Massing

The proposed building height and massing are consistent
with the planned function of the area and with existing
and recently approved building heights along the
Richmond Road.

The site is designed Traditional Mainstreet and General
Urban Area. The Traditional Mainstreet designation
permits building heights in the range the 4 to 6 storey
range with greater building heights permitted in any
number of circumstances including proximity to transit
and where the building height conforms with prevailing
building heights among others. This site is also recognized
in the Richmond Road/Westboro Secondary Plan for this
area as being suitable for greater building heights.

Recently constructed and approved development along
Richmond Road are in the 6 to 12 storey range including
three (3) proposed developments to the east and in close
proximity of this site which range from 6 to 9 storeys.

The building design incorporates elements which
contribute to a human scale and enhance pedestrian
comfort. These features include a strong podium along
Richmond Road with the main building mass set back
from the edge of the podium and the use of ground-
oriented development along Kirkwood Avenue, Wilber
and internally to the site where it interfaces with the rear
yards of the residential properties along Clifton.

In addition, the building mass has been moulded through
a combination of step backs and strategic recessing, further
setting the taller portions of the building. Steps back at the
3 and 4™ floor and again as the 5" and 6™ floor further
increasing the distance separation between existing and
proposed development.

These design elements help to integrate the building into
the existing context and to achieve an appropriate and
reasonable transition from the existing residential
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neighbourhood to the west.

Pattern of
Surrounding
Community

The pattern of the surrounding community varies due to
the site’s unique size and depth. The area to the north of
the site, beyond Wilbur Avenue, is characterized
predominantly by residential uses. To the west, the site
abuts the established residential community of Clifton
Road. Along Richmond Road, the area is characterized as a
mixed-use corridor and the re-emerging pattern of
development is similar to that of what is proposed at this
location. The lands to the east, opposite Kirkwood Avenue,
are occupied by a large industrial use which houses the
Canadian Banknote Company.

In order to respond to this varying context, the
development incorporates a number of elements to assist
in achieving the appropriate interface with the
surrounding community.

The line of townhouses that flank the 6 storey portion of
the building establish a similar facade and experience as
that of other side streets in the neighbourhood. The use of
a ground-oriented built form at grade also helps to
establish a comparable relationship in terms of scale and
size with the surrounding residential community.

The portion of the building responding to context along
Richmond Road incorporates a podium and commercial
uses at grade contributing to a continuous, pedestrian
oriented environment. It also reinforces the planned
function of the property in accordance with its Traditional
Mainstreet designation. Most importantly, the building
respects the established rhythm and typical lot depth of
lots abutting Richmond Road.

Outdoor Amenity
Areas

The outdoor amenity areas of adjacent residents will be
protected. To ensure there is no overlook or loss of privacy
resulting from this proposal, the building will step back at
the 3" and 4t floor, as well as the 5% and 6% floor.
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In addition, the majority of the building will be setback
approximately 15 m from the interior property line. This
generous distance separation further limits the possibility
of overlook into adjacent outdoor amenity areas.

Loading Areas,
Service Areas and
Outdoor Storage

Service Areas and Outdoor Storage are not proposed as
part of this development as the size of the proposed
commercial uses along Richmond Road does not require a
dedicated loading area.

Lighting

Lighting will meet the City’s standards, with no
anticipated impacts on adjacent development.

Noise and Air

No significant impacts related to noise or air quality are

Quality anticipated as a result of this proposal.

Sunlight and * Shadows cast primarily north and east of the subject site

Microclimate onto Wilbur Avenue and Kirkwood Avenue without
creating undue adverse impact on adjacent and
surrounding residential communities.

* Additionally, the stepping back and sculpting of the
building mass, in addition to significant distance
separation ensures that there are virtually no shadowing
impacts on adjacent properties (see Appendix C for
Sunshadow Study).

Supporting * The site is well served by existing community amenities:
Neighbourhood = Hilson Avenue Public School;
Services =  Westboro Montessori Public School;

* Byron Linear Park;

= Lion’s Park;

* Mahoney Park;

* Commercial and Retail uses along Richmond Road.

New residents will strengthen existing amenities and will
contribute to the critical mass required to attract other
amenities to the area.
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Official Plan Amendment 76

Official Plan Amendment 76 was adopted by Council in June 2009 as part of the
mandated 5-year Official Plan review and subsequently appealed to the Ontario
Municipal Board. The majority of policies of the Traditional Mainstreet and General
Urban Area designations remain under appeal. Despite the appeals, the proposed
development must have regard for the policies of OPA 76.

Managing Growth within the Urban Area

OPA 76 acknowledges that intensification is the most cost-effective pattern of
development for the provision of municipal services, transit and other infrastructure
while supporting a cleaner, healthier city and creating more complete communities.
Therefore, growth within the designated urban area will be directed to locations
with significant development potential including Mainstreets. To achieve
compatibility between existing and planned built form, emphasis will be placed on
good urban design and architecture.

In order to encourage growth within the urban area, OPA 76 sets out minimum
density targets for areas with the greatest potential to support rapid transit network
including Traditional Mainstreets inside the Greenbelt. A density target of 200
people and jobs per gross hectare at 2031 has been established for Richmond Road
(north of Carling). In support of the above noted targets, all development
applications will be assessed against the minimum density targets and required to
achieve a high standard of urban design.

Designation and Land Use

The site maintains its Traditional Mainstreet and General Urban Area designations.
The policies for the designations remain largely unchanged with respect to land uses
and planned function. Redevelopment and infill are encouraged along the
Traditional Mainstreets in order to optimize the use of land through intensification
and in a building format that encloses and defines the street edge and provides
direct pedestrian access to the sidewalk. As such, the development maintains
conformity with OPA 76.

Building heights along Traditional Mainstreets remain, generally speaking, limited to
six (6) storeys. However, greater heights may be considered in accordance with
policies 8 through 14 of Section 4.11- Urban Design and Compatibility.

Section 4.11 — Urban Design and Compatibility
Although much of the evaluative criteria assessing compatibility remains the same,
OPA 76 provides further guidance with respect to good design and integration.



Policy 4.11.1 states that the City in assessing redevelopment proposals will give
careful consideration as to whether the design improves the character and quality of
the area and its functions. New buildings should be massed to fit harmoniously with
the surrounding area and properly integrated to maintain and improve the character
of well established neighbourhoods.

Despite the fact that the height increase being request for the proposed development
maintains a medium profile (typically defined as a 5 to 9 storey range), increases in
height along Mainstreets may be considered in the same circumstances as high-rise
development. New policies have been incorporated specifically addressing the
location, design and integration of taller buildings. Policies 4.11.8 and 4.11.9 direct
taller buildings to:

* Lands designated Traditional Mainstreet;

*  Within 600 metres of a rapid transit station;

* Where a community design plan, secondary plan or other similar Council-
approved planning document identifies locations...where there are
significant opportunities to support transit at a transit stop or station by
providing a pedestrian and transit-oriented mix of uses and activities;

* Within areas where a built form transition is appropriate as prescribed by
policy 4.11.12.

As per policy 4.11.12, appropriate transition can be accomplished by incorporating
the following design measures:

a) Incremental changes in building height (e.g. angular planes or stepping
building profile up or down);

b) Massing (e.g. inserting ground-oriented housing adjacent to the street as part
of a high profile development or incorporating podiums along a Mainstreet);

c) Character (e.g. scale and rhythm, exterior treatment, use of colour and
complementary building finishes);

d) Architectural design (e.g. the use of angular, cornice lines); and

e) Building setbacks.

The proposed development is consistent with OPA 76:

* OPA 76 directs taller buildings to locate along Traditional Mainstreets in
the following circumstances:, in areas where other taller buildings already
exist, within 600 m of rapid transit or where appropriate transition can be
achieved. The proposed development is located along Richmond Road, a



Traditional Mainstreet and an arterial roadway with existing medium to
high profile buildings, the site is located within 600 m of the Westboro Rapid
Transit Station and careful attention has been paid to the arrangement of
built form and density on site to ensure appropriate transition.

* The proposal incorporates low-profile, ground-oriented housing where the
development interfaces with the low profile residential community. Further,
the use of a podium to anchor the building along Richmond Road creates a
sense of human scale and creates a strong street presence.

* In order to achieve the appropriate transition, the tallest built form is
oriented along Richmond Road, at the edge of the site. The building
transitions from nine storeys at Richmond Road to six storeys further into
the site, with the 5" and 6" storeys are stepped back from the edge of the
building further reducing the building mass. The transition also occurs at
grade. By incorporating two-storey townhouses at grade all the way around
the six storey building, while stepping back the 4" through 6" floors, the
experience at grade remains that of low-profile development.

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

Light Rail Transit

Official Plan Amendment 76 notes planned improvements to the City’s transit
infrastructure. The revised Schedule D — Primary Transit Network identifies the
Westboro Transit Station as a future Light Rail Transit station increasing the capacity

of the station.

The proposed development will support this significant investment in the City’s
transit infrastructure through increased density within a 600 m radius of the rapid
transit station.

Richmond Road/Westboro Secondary Plan and Community Design Plan

The site is located within the boundaries of the Richmond Road/Westboro
Community Design Plan and Secondary Plan. The purpose of these documents is
to translate the principles and policies of the Official Plan to the community level.
The Community Design Plan (CDP) and Secondary Plan must conform to the
Official Plan.



The Secondary Plan area is subdivided into nine (9) sectors with the subject site
located in Sector 6- East Village. The Secondary Plan supports the evolution of the
East Village to a more traditional mainstreet character as an extension of Westboro
Village to the west and West Wellington community to the east. While the
Secondary Plan generally supports building heights in the four (4) to six (6) storey
range, greater building heights will be considered in any of the following
circumstances [Policy 1.3.3]:

* Specific building heights are established in the zoning by-law based on the
Richmond Road/Westboro CDP or other Council approved study;

* The building height conforms with prevailing building heights or provides a
transition between existing buildings;

* The development fosters the creation of a community focus where the
proposal is on a corner lot, or at a gateway location or at a location where
there are opportunities to support transit at a transit stop or station;

* The development incorporates facilities, services or matters as set out in
Section 5.2.1 of the Official Plan for increases in height and density that
significantly advance the vision for Mainstreets;

* Where the application of the provisions of Section 2.5.1 Compatibility and
Community Design and Section 4.11 Compatibility of the Official Plan
determine that additional height is appropriate.

In the East Village, maximum building heights will be maintained at four (4) storeys
where lots are less than 45 m in depth and back onto low-rise residential and
generally up to six (6) storeys on lots of greater depth. The General Maximum
Building Height Schedule C identifies the entire site as being suitable for
development in the 4 to 6 storey range.

However, the Secondary Plan [Policy 1.3.4.f] specifically contemplates the property
at 175 Richmond Road, recommending that the site be rezoned to Traditional
Mainstreet for mixed-use development in the event that redevelopment is proposed.
Further, the property specific policies of the Secondary Plan recognize that higher
building heights may be possible on this site given the lot size, provided that
redevelopment is compatible with and provides an appropriate transition to the
adjacent low-rise residential neighbourhood.

In addition to the policy direction, The Appendix to the Secondary Plan sets out

infill design guidelines specific to each of the sectors. Development in the East
Village should:



Restore a continuity in the landscaping of Richmond Road, especially on its
north side between Tweedsmuir and Kirkwood Avenues;

Minimize the impact of new housing units overlooking existing residences;
and

Promote the reuse/redevelopment of existing industrial and automotive-
oriented uses to traditional mainstreet type of uses.

The proposed development fully conforms with the Secondary Plan as follows:

The proposed development maintains the general six storey height limit with
greater building heights assigned to the portion of the site along Richmond
Road. The Secondary Plan recognizes that greater building heights may be
possible, given the lot size and provided that redevelopment is compatible
with and provides an appropriate transition to the adjacent low rise
residential. The nine storey portion of the building is limited to Richmond
Road with the building scaled back and pulled away from the interior side
yard where it interfaces with the low-rise residential community to the west.
A series of step backs at the 3", 4" and the again 5" and 6™ storeys helps to
achieve a transition between the existing residential community and the
proposed building. This sensitive approach to the design ensures that the
building is compatible with the surrounding community and provides an
appropriate transition.

URBAN DESIGN GUIDELINES

Urban Design Guidelines for Development along Traditional Mainstreet

The Urban Design Guidelines for Development along Tradition Mainstreets
document was approved by council on May 24, 2006. The guidelines apply to all
streets throughout the City, identified as a Traditional Mainstreet within the Official
Plan and provide guidance to the proper development of these important streets.
The guidelines address seven (7) components including: Streetscape, built form,
pedestrians and cyclists, vehicles and parking, landscape and environment, signs,

and servicing and utilities.

The proposed development meets the following applicable design guidelines,
among others:

Aligns the building with the existing average setback of adjacent buildings in order to
create a visually continuous streetscape.
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Uses periodic breaks in the street wall or minor variations in building setback and
alignment to add interest to the streetscape.

Ensures sufficient light and privacy for residential properties by ensuring that new
development is compatible and sensitive with adjacent uses with regard to
maximizing light and minimizing overlook.

Sets back the upper floors of taller buildings to help achieve human scale and more
light on the sidewalks.

Highlights the building at the corner with special treatment such as a corner feature
while continuing the same level of architectural detailing around both sides of the
building.

The front door is located to face the mainstreet and be directly accessible from the
public sidewalk.

Shared vehicular access to parking areas reduces the extent of interruption along the
sidewalk and streetscape.

Design Guidelines for Transit-Oriented Development

The Urban Design Guidelines for Transit-Oriented Development document was
approved by Council on September 26, 2007. The guidelines apply to all
development throughout the City within a 600 m walking distance of a rapid transit
stop or station to provide guidance to the proper development of these strategically
located properties. The guidelines address six (6) components including: Land use,
layout, built form, pedestrians and cyclists, vehicles and parking, and streetscape
and environment.

The proposed development meets the following applicable design guidelines,
among others:

The proposed development includes transit supportive land uses within a 600 m
walking distance of a rapid transit station or stop including townhouses and
apartments.

The proposal creates a multi-purpose destination by contributing a mix of housing
types to the area where residents can meet many of their daily needs locally, thereby
reducing the need to travel.

The building steps back at the 4™ storey in order to maintain a more human scale
along the sidewalk and to reduce shadow and wind impacts on the public street.

The building provides architectural variety on the lower storeys of buildings to
provide visual interest to pedestrians.

The development incorporates windows and doors to make the pedestrian level facade
of walls facing the street highly transparent in order to provide ease of entrance,
visual interest and increased security through informal viewing.
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*  The design and location of the entrance to the underground parking lot minimizes the
number of vehicle crossings over primary pedestrian routes.

Urban Design Guideline for Low-Medium Density Infill Housing

The Urban Design Guidelines for Low-Medium Density Infill Housing document
provides a series of design guidelines for infill housing to help fulfill some of the
design strategies outlined in the Official Plan. The guidelines help achieve a good
‘fit’" in an established community by addressing major elements including public
streetscapes, building design, parking and garages, heritage building
alterations/additions and service elements.

The proposed development meets the majority of the applicable guidelines with the
most notable highlighted below.

»  The proposal provides a streetscape that is inviting, safe and accessible, emphasizing
the ground floor and street fagade with principal entries, windows, porches, balconies
and key internal uses at street level.

» The existing character along Kirkwood Avenue, north of Richmond Road, is less
desirable with asphalt parking lots and few trees lining the street and no public
sidewalks. The development will encourage change and a more desirable pedestrian
character and pattern, which may encourage further positive change for future
development.

* The proposal expands the network of public sidewalks for pedestrian safety, including
crosswalks to complete the network.

*  The development faces and animates the public street.

» The proposal incorporates the appropriate separation distance between infill housing
blocks ensuring the appropriate light, view and privacy considering: building heights,
site orientation and location of windows.

» The proposal incorporates an appropriate angular plane and provides a suitable buffer
zone in order to protect a neighbours right to adequate light, view and privacy.

* A transition in heights is created through the harmonization and manipulation of
mass. Architectural features such as porches, bays and other building elements
visually reduce the mass of the new buildings.

* The building faces are detailed with inviting entrances and living spaces close to the
ground that offer ‘eyes on the street’ and contribute to the amenity of the public
realm.

*  On corner lots, all sides of a building that face public streets should display a similar
and comparable level of quality and detail. All sides of infill buildings should be well
designed, not just the front.



* Proposed development provides shared underground parking that is contained
internally on the site minimizing the amount of paved area, pedestrian/vehicular
conflicts and maximizes room for soft landscaping.

The proposed development has regard for and meets the majority of applicable
design guidelines.

REGULATORY FRAMEWORK

City of Ottawa Comprehensive Zoning By-law, 2008-250

The site is currently zoned General Industrial, Subzone 1 [IG1]. The purpose of the
General Industrial [IG] zone is to accommodate a wide range of low to moderate
impact, light industrial uses and to allow a variety of complementary uses such as
recreational, health and fitness uses and service commercial (e.g. convenience store,
personal service business, restaurant, automobile service station and gas bar), to
serve the employees, the general public in the immediate vicinity, and passing
traffic.

A range of uses are permitted in the IG zone including, among others:

* automobile body shop * heavy equipment and vehicle
* emergency service sales



* light industrial uses * warehouse.
* parking lot
* storage yard

The range of uses permitted under the existing zoning is not in keeping with the
Official Plan designation or applicable Secondary Plan and not compatible with the
surrounding land uses. The proposed Zoning By-law Amendment will bring the site
into conformity with the Official Plan and Secondary Plan and introduce uses that
better compliment the surrounding community.

Under the existing zoning, the permitted height is 11 m within 20 m of a property
line abutting a residential zone and 22 m thereafter. Based on this provision, the
eastern portion of the site beyond the 20 m setback could develop with a building 22
m in height all the way from Richmond Road to Wilbur Avenue. The entire building
could contain a range of industrial uses which have the potential to be impactful on
the surrounding community.

Based on the above, it is proposed that the site be rezoned to Traditional Mainstreet
[TM]. The Traditional Mainstreet zoning will allow a mix of non-residential and
residential uses and will contribute to creating a complete and continuous
traditional mainstreet environment along Richmond Road. The TM zoning will also
implement the planned function of this site as described in the Richmond Road/
Westboro Secondary Plan. Building heights on the property would be project
specific, recognizing the gradual and staggered building heights proposed by
Claridge.

REQUESTED ZONING BY-LAW AMENDMENT

As discussed previously, it is suggested that the site be rezoned to a Traditional
Mainstreet zone. The Traditional Mainstreet zoning would permit the proposed
development and establish new performance standards. The table below
summarizes the standard provisions of the TM zone and compares them against the
proposed development. Areas of non-compliance are identified in red under the
PROPOSED heading.

PROVISION REQUIREMENT PROPOSED
LOT AREA (MIN) No Minimum 6,386.65 m?
LOT WIDTH (MIN) No Minimum varies
MAX. FRONT YARD | 2 m 34m
SETBACK




INTERIOR SIDE YARD

SETBACK

3 m max. between a mixed-use
building and another mixed-use
building

3 m min. for a mixed-use
building abutting a residential
zone

1.1m

9.3 m

MINIMUM CORNER SIDE
YARD SETBACK

3 m, except any part of a
building above 15 m for which
an additional 2 metre setback
must be provided

0.89 m

MINIMUM REAR YARD
SETBACK (ABUTTING A
RESIDENTIAL ZONE)

75 m

49 m

BUILDING MIN.

6.7 m

HEIGHT MAX.

20.0 m

29 m

Where the building height is
greater than four storeys or 15
m, at and above the fourth
storey or 15 m whichever is the
lesser be
setback a minimum of 2 m more
than the provided setback from

a building must

the front lot line

No part of a building on a lot
that abuts an R1, R2, R3 or R4
zone may project above a 45
degree angular plane measured
at a height of 15 m from a point
7.5 m from the rear lot line,
projecting upwards towards the
front lot line

0 m setback at the
4'h storey or 15" m

To be confirmed

FLOOR SPACE INDEX

(MAX)

No Maximum

No Maximum

WIDTH OF LANDSCAPED
AREA (MIN)

3 m abutting a residential zone,
may be reduced to 1 m where a

9.3 m
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minimum 1.4 m high opaque
fence is provided

Additional amendments may be identified following staff review, technical
circulation and as a result of revisions to the Site Plan.

SUPPORTING STUDIES

Transportation Demand Management

A traffic study was prepared by Novatech to assess the impact of the 241 residential
unit development on the existing street network/surrounding community and to
identify ways to reduce the number of vehicular trips to and from the site. The
Novatech study evaluated potential strategies to achieve a higher modal split for
this project identified in the Richmond Road/Westboro Transportation Management
Implementation Plan (TMIP).

Novatech’s study identified a number of measures from the TMIP that could be
implemented at the site plan level including:

» Restricting availability of on-site parking;

* Unbundling parking space costs from dwelling/commercial units;

* Offering “bonus zoning” where certain restrictions may be relaxed for
developments that incorporate TDM measures. Examples of bonus zoning
could include increased building height in exchange for providing free transit
pass/car share (i.e. Vrtucar) memberships to residents for one year.

The TMIP suggests that unbundling parking spaces can be achieved in a number of
ways including;:
» Condominium Association owning the parking spaces and renting them out
to tenants on an as-needed basis;
» Parking can be rented or bought separately when the apartment or
commercial space is bought or leased;
= Parking can be added as a separate line item in the purchase agreement so
that it can be negotiated; or
* Tenants can rent spaces from each other in order to match supply with
demand.

The TMIP also recommends that the City consider changing the parking cap from

1.75 to 1.5 spaces per unit for the areas within 600 meters of transit stations. A cap of
1.5 spaces per dwelling unit would result in a maximum of 381 parking spaces for



the residential component alone, whereas a total of 310 parking spaces are being
provided to serve both the proposed commercial and residential uses.

The Novatech study concludes that in addition to using a lower parking ratio that
the proposed 1.5 spaces per dwelling unit, the proposed development could achieve
a higher modal split by incorporating a number of the practices identified above.
The study recommends that the developer consider the potential to provide free
transit passes and/or dedicated car share vehicles in exchange for “bonus zoning”.

PLANNING CONSIDERATIONS

It is our professional planning opinion that the requested Zoning By-law
Amendment represents good land use planning, is appropriate for the subject
property and is in the public interest for the following reasons:

» The proposal is consistent with the Provincial Policy Statement with respect
to the redevelopment of an underutilized, serviced site located within the
urban area.

» The proposal conforms with the goals, objectives and policies for the General
Urban Area and Traditional Mainstreet designations in the Official Plan. The
General Urban Area designation permits a range of uses including all types
and densities of housing. The Traditional Mainstreet designations generally
supports building heights in the four (4) to six (6) storey range with greater
building considered in a number of circumstances including proximity to
transit and where compatibility with the surrounding community can be
demonstrated. This site is located within 600 m of the Westboro Rapid Transit
Station and as such, increased height and density at this location will support
the public transit.

» The proposed development supports the planned function of the Richmond
Road/Westboro Secondary Plan which recommends rezoning this particular
property to a Traditional Mainstreet zone to allow for mixed-use development
that completes the mainstreet fabric along Richmond Road. The Secondary
Plan generally supports building heights in the 4 to 6 storey range along
Richmond Road. However, specific to this site, the Plan acknowledges that
given the lot size, greater building heights are possible provided that
redevelopment is compatible with and provides an appropriate transition to
the adjacent low-rise residential neighbourhood.



The proposal meets the criteria for increased building height as set out in the
Secondary Plan. The density and height have been sited and concentrated along
Richmond Road away from the single family homes to the west. The building
mass has been sculpted and pulled back away from the shared property line
ensuring that there are no undue adverse impacts on the surrounding
residential community such as loss of light or sunshadowing. The building
incorporates step backs at the 3 and 4" storeys and again at the 5" and 6™
storeys creating additional distance separation in addition to the at grade
setback which ranges between 9 and 15 m.. The area between the buildings and
the property line will include landscaped providing additional screening.

Both the Official Plan and the Secondary Plan contemplate greater building
heights in a number of circumstances including where the application of the
provisions of Section 2.5.1 and Section 4.11 of the Official Plan determines that
additional height is appropriate. The proposal fulfills the City’s compatibility
criteria established in the Official Plan (Section 2.5.1 and 4.11) including
provisions relating to building height and massing, pattern of surrounding
community, traffic and sunshadowing.

The site meets the criteria for the location of taller buildings as well as the
design objectives established in OPA 76. Although this criteria typically
applies to high-rise buildings, development along Traditional Mainstreet
greater than 6 storeys will also be evaluated for its appropriateness in
accordance with these policy directions. The site is located within 600 m of
rapid transit and achieves an appropriate transition. The use of ground-
oriented housing, podium along Richmond Road, setbacks and step backs in
the building along with the careful siting of building on site ensure
compatibility and an appropriate transition to existing development.

The proposal will improve the character of the existing area through quality
architecture and sensitive design. The development will replace an existing
non-conforming building, built-out to the lot lines with front yard parking
that contributes little to the surrounding area. The residential development
with retail at grade along Richmond Road will enhance the streetscape and
introduce uses that are more compatible and less impactful to the residential
community immediately to the west of this site.

The proposal meets the intent and spirit of the City’s Design Guidelines for
Traditional Mainstreet, Transit-Oriented Development and Low to Medium
Density Infill Housing. The proposal meets key design considerations related



to building placement and orientation, animating and addressing the street,
pedestrian orientation and accessibility, human scale and meaningful
landscaped open space.

The existing General Industrial Zoning permits a range of uses including
automobile body shop, heavy equipment and vehicle sales and storage yard
among others that have the potential to be impactful on the adjacent
residential community. Additionally, the current zoning provisions allow a
building ranging in height from 11 m up to 22 m over the entire the site. As
such, the existing zoning is not in keeping with the planned function or intent
expressed for this site in the applicable policy framework and has the potential
to negatively impact the surrounding community.

The Official Plan designates this site as Traditional Mainstreet which permits
a range of non-residential and residential uses but excludes general industrial
uses such as those currently permitted by the existing zoning. The Secondary
Plan calls for this site to be rezoned to a Traditional Mainstreet to allow for
mixed-use development while encouraging the evolution of the East Village to
a more traditional mainstreet character. The proposed Zoning By-law
Amendment will bring the site into conformity with both the Official Plan and
the Secondary Plan.

Overall, the proposed development achieves a good fit with the existing
neighbourhood. The development will contribute positively to the streetscape
as well as the surrounding community while sensitively increasing height and
density to meet the City’s goals and policy objectives.



APPENDIX A: PRELIMINARY SITE PLAN
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DRAWING NOTES SITE PLAN SYMBOLS LEGAL DESCRIPTION CAR PARKING PROJECT INFORMATION — —
REVISIONS:
HARD SURFACE PAVING, SEE LANDSCAPE PLAN FOR
@ PATTERN AND TYPE CONCRETE UNIT PAVERS SURFACE TOPOGRAPHICAL PLAN OF . ARCHITECT SEAL: NORTH ARROW:
FOR PRIVATE TERRACES REQUIRED ZONING Zoning By-Law 2008-250 IG1 5o
@ DEPRESSED CURB AND SIDEWALK TO CITY PART OF LOT 1 AND RESIDENCE -0.5 PER UNIT (239 UNITS) 120 Proposed Zoning TM___H(29) QBO <
STANDARDS [TTTTTTTTT] .
[TTTIITIIT| CONCRETE UNIT PAVERS SURFACE ALL OF LOTS 2, 3,4 AND 5 VISITOR -0.2 PER DWELLING UNIT 46 6,386.65 sq. m.
(3) properryine [T AROUND MAN ENTREES REGISTERED PLAN 376 (AFTER 12 SITE AREA @8.745) 501
@ EXISTING TREES ALONG ADJACENT PROPERTY " CITY OF OTTAWA COMMERCIAL 2.5 PER 100 M* OF G.F.A 15
@ CONCRETE UNIT PAVERS SURFACE TOTAL 181 PROJECT STATISTICS % Ticene i
RETAINING WALL FOR COMMON AREAS o (:g?: _
S d by Annis, O'Sullivan, Vollebekk Ltd. . Rt
@ HEATED VEHICLE ENTRANCE RAMP TO U/G PARKING Fiold Work éo;g;ted Jvam, ToTens BUILDING HEIGHT 9STOREY'S  29.0M
GARAGE WITH DRENCH DRAIN 36113 sq. m SEAL DATE: STAMP DATE
POURED CONCRETE ENTRIES WALKS PROV|DED LANDSCAPE OPEN SPACE (430/0) .0 8q. m. .
@ OUTLINE OF UNDERGROUND PARKING LEVELS FOR GROUND FLOOR UNITES PROJECT DEVELOPER _RESIDENCE 10 PER UNIT (256 ONITS) ” (38,872) sq. ft. CLIENT._
EXISTING FIRE HYDRANT VISITOR -0.2 PER DWELLING UNIT 46
@ SOFT LANDSCAPING, SEE LANDSCAPE PLAN e I NEW CITY CONCRETE SIDEWALK Clarldge Homes CONMMERCIAL porERIRITerera | GROSS BUILDING AREAS CLAR ID G E
N it (CONSTRUCTION AREA)
1800mm HIGH PRIVACY FENCE 2001 -201 Gladstone Avenue, 6184
H WALL MOUNTED LIGHT TOTAL 310 | by PARKING LEVEL 14 sq. r'?t . . . .
@ ENTRANCE CANOPY OVER COMMERCIAL UNIT ENTRY Ottawa, Ontario, K2P 0Y6 (66,564) sq. ft.
6,184 sq. m.
@ OUTLINE OF 2nd FLOOR @®® LIGHT STANDARD Tel: (613) 233-6030 P1PARKING LEVEL (66.564) 5. .
. 3,393.3sq. m.
OUTLINE OF 2nd TO 4th UPPER FLOORS -
@ " {L@ TWO WAY VEHICLE CIRCULATION Fax: (613) 233-8290 BICYCLE PARKING GROUND FLOOR (36,525) sq. ft. ARCHITECT:
i OUTLINE OF 5 TO 6 LEVEL UPPER FLOORS SURVEYOR 2.369.6 5q. m.
Isy, TH UPPER FLOOR 55 507) sq. ft.
e , B A @ OUTLINE OF 7 TO 9 LEVEL UPPER FLOORS |:> MAIN ENTRANCE REQUIRED (25,507) sq. 1 R O D E R | C K L A H E
g £ g0 e : ' : 3,032.7 sq. m.
biaopois g, L ?&% OUTLINE OF PRIVATE TERRACE ABOVE 2 COMMERGIAL ENTRANCE Ann|§ O'Sullivan Vollebekk Ltd. RESIDENGE -0.5 PER UNIT (239 UNITS) 211 | 2dFLOOR @ead)sat | A R ¢ H | T E C T I N C
g = z @ BOLLARD STYLE BICYCLE RACKS, SEE LANDSCAPE Ontario Land Surveyorsl COMMERCIAL -1:0 PER 1,500 M* OF G.F.A. Y 54 8 4th FLOOR 2x29636sq.m.  5927,25q. m.
P, Gnla'y Buird LIGHT STANDARD, SEE LANDSCAPE PLAN FOR EXACT Nepean, Ontario K2E 7356 PROVIDED 5th & 6th FLOOR 2% 2800959 . 56000sq.m. |BEISMRAERER  REIMERIZEN  wvmdercieRe
ol ctides g LOCATION AND SPEC —— e PROPERTY LINE Tel: (613) 727-0850 UNDERGROUND & AT GRADE 212 X(0.139)sq.f. (60.278) sq. .
: 3x9590sq.m.  2,877.0 sq. m.
EXISTING COMMERCIAL BUILDING TO BE REMOVED S ARRIER FENCE Fax: (613) 727-1079 7th - 9th FLOOR 3x ();0:323)38(1&[;- (30,968) sq. ft. PROJECT TITLE:
-0
MASONRY ENTRY FEATURE 23,199.8 sq. m.
8 @ CIVIL ENGINEER TOTAL AREA (ABOVE GRADE) (249.721) oo 1t
%ﬁ @ METAL FRAMED GLASS PRIVACY SCREEN
&, @ PROPOSED STREET CURB o
Y Novatech Eng. Consultants Limited UNIT STATISTICS ROAD
@ PROPOSED STREET PARKING . .
) 200 - 240 Michael Cowpland Drive TWO LEVEL UNIT 32
EXISTING OVERHEAD HYDRO LINES Ottawa’ Ontario’ K2M 1 PG 1 BEDROOM UNIT 189
'A%( 1 OTTAWA ONTARIO
% 8 Hlon Ao @ EXISTING UTILITY POLE Tel: (613) 254-9643 2 BEDROOM UNIT 8
%?i CONCRETE HANDICAPPED RAMP Fax: (613) 254.5867 TOTAL 239 SHEET TITLE:
% @ SIAMESE CONNECTION COMMERGIAL RETAIL 615.2 sq. m.
[
) RAISED PLANTER BOX LANDSCAPE ARCHITECT (6.622) sq. 1.
& CONCRETE ENTRY WALKWAYS . S I T E P L AN
i James B. Lennox & Associates Inc.
AT i OUTLINE OF GROUND FLOOR COMMERCIAL .
i 11 2 W @ 5 UL Landscape Architects
o Suite 200A, Hampton Park Plaza
Om 10 20 30 Pamacos @ EXISTING CONCRETE CITY SIDEWALK 1419 Carling Ave
Ny DRAWN: CHECKED:
’ 2 e % @ NEW 1800mm WIDE CITY SIDEWALK Ottawa, Ontario K1Z 7L6 y R LA
i - - - -
k- % ROOFTOP STAIRWELL / MECHANICAL PENTHOUSE Tel: (613) 722.5168
% pi® Fax: 1-866-343-3942 . pp—
% oyo” putt @ ROOF DRAINS . -

WALL MOUNTED LIGHT FIXTURE 1:200 S P 1
|
PROJECT No.

1108

PAPER SIZE: ISO B1 PLOT DATE: Tuesday, October 11, 2011 PLOT SCALE: 1:1 PEN STYLE: 0-RLA-MASTER-100%.ctb F:\2011\1108 175 Richmond Road\01_Drawings\1108 Site Plan.dwg



APPENDIX B: SUNSHADOWING STUDY
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