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Introduction 
This proposal comprises two municipal lots, both of which are subject to a rezoning 
application. 1765 Montreal Road and 9 Beckenham Lane are to be rezoned from R1AA 
to an AM10 zone  exception [XXXX].  It should be noted that the City is undergoing the 
preparation of a new version of the comprehensive Zoning Bylaw and the subject lands 
are proposed at this time to be within a MS2 zone for the lands at 1765 Montreal Road 
and within a N3D zone for the lands at 9 Beckenham Lane.  This  zoning application is 
based on the current ‘in full force and effect’ zoning classifications as per Zoning By-law 
2008-250, as amended. Despite 9 Beckenham Lane being zoned R1AA, it falls within 
the designation of Mainstreet Corridor with 1765 Montreal Road as it is within 220 m 
from the centerline of Montreal Road (OP Policy 6.2.1, (1)(i)). 
 
Legal description 
The subject properties are legally described as Lot 24 and Lot 25, Registered Plan 462, 
City of Ottawa PIN 04375-0005 (1765 Montreal Road) and PIN 04375-0004 (9 
Beckenham Lane).  The Montreal Road address is owned by Landric MTL Road 
Property Inc. and the Beckenham Lane property is owned by Landric Homes Inc. 
 
The subject property is located on the north side of Montreal Road, east of Blair Road 
and west of Ogilvie Road. Despite Montreal Road being classified as a Mainstreet 
Corridor in the Official Plan, the subject lands are zoned R1AA.  A mix of residential 
and commercial properties can be seen along this section of Montreal Road with varied 
zoning from R4Z to AM10, including the lot to the west at 1743 Montreal Road which is 
in an AM10 [2199] zone.  
 
Both properties will be developed together in two phases.  The first phase will consist of 
demolishing the existing dwellings and building the 17 storey building closest to 
Montreal Road. The second phase will include the 6 storey building on the 9 
Beckenham Lane parcel. The final build-out of the project will include 325 residential 
units with 61% of units being 1-bedrooms, 32% being 2-bedrooms, and 6% as studio 
units.  
 
The development features 25 surface parking spaces, 262 underground parking 
spaces, and 256 bike parking spaces. The two buildings will share a two-level 
underground parking structure. The access for level P1 is located on the north facade of 
the 6-storey building, and the access for level P2 is located between the two buildings. 
 
100 Palomino Drive, Ottawa, Ontario K2M 1N3 
Phone: 613 599 9216 
Email:   probinson@probinsonconsulting.com 

2 



P. H Robinson Consulting 
Urban Planning, Consulting and Project Management 

 
The 6-storey building features a significant grade change at the north side which gives 
the illusion of a 7 storey building - when in reality the total building height is 6 storeys 
(18.55 m). The 17 storey building fronts onto Montreal Road and measures 51.75 m in 
height. 

 
Subject properties in relation to surrounding zoning. 

 
Subject properties in relation to surrounding proposed zoning based on mapping 
provided by the City of Ottawa (Version 2 of the new Zoning Bylaw March 2025). 
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Based on the current zoning, areas in blue note properties that are zoned as AM10 - 
Arterial Mainstreet and areas in green note lands in an I1E - Minor Institutional zone.  
These lands are permitted to have a range of uses at mid-density development in the 
Zoning By-Law and mid- to high-density development in the New Official Plan (adopted 
by the Province on November 4 2022).  Areas in yellow note lands zoned as R4Z - 
Residential Fourth Density.  These lands are permitted residential uses to a maximum of 
mid-density development for some dwelling types, and low-density for others.  
 
Based on the proposed zoning, areas in blue note properties that are  proposed to be 
zoned as MS2 - Mainstreet Corridor, and areas in green note lands to be in an INZ - 
Institutional zone.  These lands are permitted to have a range of uses at mid-density 
development in the Zoning By-Law and mid- to high-density development in the Official 
Plan.  Areas in yellow note lands to be zoned as N3 - Neighbourhood Third Density and 
areas in orange are lands to be zoned N5 - Neighbourhood Fifth Density. These lands 
are permitted residential uses to a maximum of mid-density development for some 
dwelling types, and low-density for others.  
 
The Official Plan states that corridors “combine a higher density of development, a 
greater degree of mixed uses and a higher level of street transit service than abutting 
Neighbourhoods, but lower density than nearby Hubs”. Therefore, to meet the policy 
goals outlined in the Official Plan, a denser, more efficient land use is a desirable 
scenario. This property represents an excellent opportunity to create a higher density 
residential development on an under-utilised property on a Mainstreet Corridor. 
 
The apartment buildings have two site access points. One is on Montreal Road, east of 
the 17-storey building closest to Montreal Road and at its furthest point away from the 
Montreal Road / Beckenham Lane intersection. The second site access is located on 
Beckenham Lane north of the two proposed buildings. Both site accesses will service 
the surface parking and the underground parking. 
 
The varying stepbacks and building heights are intended to create a sensitive transition  
from the high-density Montreal Road corridor to the low-density Cedar Road 
neighbourhood. Therefore, the 17 storey apartment building transitions from Montreal 
Road towards the north by stepping down from 17-storeys, to 6-storeys, and a small 
section at 4-storeys. The 6-storey building is situated on a 4-storey podium. 
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The rental unit breakdown consists of 18 studio, 130 1-bedroom, 68 1-bedroom with a 
den, 105 2-bedroom, and 4 2-bedroom with a den, for a total of 325 units. There are 15 
units on the ground floor with terraces facing outward to the public streets and 16 into 
the property.  The buildings are each serviced with two elevators and two staircases. 
The 17-storey building is accessible via two lobbies, one from the corner of Montreal 
and Beckenham, and one from the parking area inside the lot.  The majority of the 
communal amenity space is located as rooftop terraces where the building steps back. 
The total amenity area provided for both apartment buildings is 3,304.2 m2, which 
includes a communal amenity area of 1,076.5 m2.   

 
The height of a development in the Outer Urban transect on a Mainstreet Corridor is 
permitted up to 40 storeys as per the provincially approved Official Plan, whereas we 
are providing 17 storeys on Montreal Road and 6 storeys closer to the rear (north side) 
of the property. We believe this proposal represents an appropriate density and land use 
for this section of Montreal Road.  It will diversify housing options by increasing the 
number of rental units in the area and offering a variety of unit sizes.  
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Context Photos 

 
Existing building (front facade) at 1765 Montreal Road. 
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Existing dwelling at 9 Beckenham Lane looking east. 

 
Beckenham Lane looking north towards Cedar Road.  
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Intersection of Montreal Road / Beckenham Lane looking north showing the approximate 
lot boundary. 
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1777 Montreal Road. (Montfort Residence) east of 1765 Montreal Road looking east. 
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Site Plan of 1765 Montreal Road (right) and 9 Beckenham Lane (left). 

Survey Plan of 1765 Montreal Road and 9 Beckenham Lane. 
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Design 
The initial design for the site, as outlined in the current application to the City, consisted 
of a 9-story building along the southern portion of the property and a series of 
townhouses along the northern portion. However, due to several factors—including the 
marketability of units, the overall financial feasibility of the development, and the 
conveyance of a section of the property to the City for parkland dedication—a series of 
significant modifications to the design were made.  These were presented and 
discussed with City staff in a meeting held on October 9 2024 and also presented to the 
Urban Design Review Panel (UDRP) in a meeting held on February 7 2025. 
 
An initial redesign proposed extending the 9-story building into a U-shaped 
configuration, wrapping around the southern, western, and northern property lines. 
While this approach appeared promising, it presented constructibility challenges and 
broader project feasibility concerns. As a result, the ownership team opted for a phased 
development strategy that better aligns with market demands and practical 
implementation. 
 
The current design now envisions two distinct phases. Phase 1 includes the 17-storey 
tower portion fronting Montreal Road, establishing a strong urban presence and taking 
advantage of the corridor’s capacity for higher density. Phase 2 consists of the 6-storey 
building that will be constructed at a later date. This second phase will seamlessly 
integrate with the parking structure from Phase 1, creating a cohesive development 
while allowing for phased implementation that responds to evolving market conditions 
and operational considerations. For more information about the proposed architectural 
design, please see the architectural renderings and plans included in this submission. 
 
Height and Density 
The building design transitions sensitively to neighboring residential properties, 
incorporating adequate setbacks to maintain privacy and reduce impact. This proposal 
aligns with the vision for increased density along Montreal Road, supported by 
surrounding applications for taller buildings, such as the proposed high-rise  
development at Blair and Montreal.  
 
Parking and Sustainability 
Consideration was given to sustainability characteristics for this project and was 
explored through many facets.  The majority of parking is underground. By minimising 
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surface parking, we are ensuring a greater amount of soft landscaping which will reduce 
the surface run-off created by this development. The flat roof will provide an opportunity 
for storm water storage, and a stormwater management tank is included in the design to 
ensure a storm water flow-rate that will not overwhelm existing infrastructure. The 
project will include outboard insulation on the exterior walls, which creates a more 
cohesive thermal barrier and reduces thermal bridges through the exterior walls. The 
project will use only durable cladding materials, all of which will be installed using a “rain 
screen” design. This ensures that these cladding materials will perform well over the 
long term and will not require replacement. The project will use high-efficiency 
appliances. All lighting will use LED luminaires, which will result in a significant 
reduction in the electrical demand for the building.  
 
Charging Stations 
The installation of electric car charging stations is being explored. 
 
Planting and Vegetation 
We are providing land for parkland dedication, creating valuable outdoor spaces that 
benefit both future residents and the surrounding neighborhood. Extensive landscaping 
and tree planting are integral to the project, contributing to a greener environment and 
enhancing the site’s aesthetic appeal. The project also makes efforts to conserve 
existing trees on the site, particularly the extensive growth along the northern property 
line. 
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Site elevation from Cedar Road looking south towards Montreal Road showing a 
45° angular plane from the R1AA zone to the east.  
 

 
Eastern elevation showing the 17-storey (left) and 6-storey (right) apartment 
buildings and the 45° angular plane from the R1AA zone to the north. 
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Beckenham Lane elevation showing the 17-storey (right) and 6-storey (left) 
apartment buildings. 
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North elevation showing the 17-storey dwelling (Phase 1). 

 
North elevation showing the 6-storey dwelling (Phase 2). 
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Zoning 

Under Zoning By-Law 2008-250, as amended, the subject lands are zoned R1AA with 
lots zoned as R4 directly across the street and lots to the east and west as AM[2529] 
H(11) and AM10[2199]. The proposal is requesting a rezoning from R1AA to 
AM10[XXXX] to reflect the site specific exceptions to the AM10 zone as a result of the 
proposed site conditions and development. For the purposes of this zoning review, the 
property is considered to be a corner lot. 
 
R1AA is not an applicable zoning for this area in terms of permitted uses and 
performance standards. A rezoning to AM10[XXXX] will permit mid-rise and high-rise 
apartment dwellings which will help evolve the streetscape of Montreal Road.   
  
Table 1. New Proposed Zoning Requirements. 
Zoning Provision Section Required - AM10 Provided - 

AM10[XXXX] 

Min. lot width (m) Table 185, (b) - 69.9 m 

Min. lot area (m2) Table 185, (a) - 8,004.4 m2 

Max. building height (m)  
 

S. 186, (10)(j) 30 m 18.55 m (6-storey) 
51.75 m (17-storey) 

Min. building height (m) S. 186, 
(10)(e)(ii) 

< 10 m from front or 
corner lot line: 7.5 m and 
2 storeys 

4 storeys (12.37 m) 
 
6 storeys (18.26 m)  

Min. front yard setback 
(m) 

S. 186, 
(10)(b)(i) 

0 m 5.09 m 

Min. frontage within 
4.5m of a front lot line 

S. 186, 
(10)(b)(i) 

50% 0% 

Min. corner side yard 
setback (m) 

S. 186, 
(10)(b)(i) 

0 m 3.5 m 

Min. frontage within 
4.5m of a corner lot line 

S. 186, 
(10)(b)(i) 

50% 65.6% 

Min. rear yard setback S. 186, 3 m 26.45 m 
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(m) (10)(d)(i) 

Min. interior side yard 
setback (m) abutting a 
residential zone 

S. 186, 
(10)(c) 

< 20 m from street: 3 m 
> 20 m from street: 7.5 m 

10 m 

Min. parking spaces S. 101 1.2 / unit = 390 spaces 222 spaces (0.68 
spaces / unit) 

Min. visitor parking S. 102 0.2 / unit = 65 spaces 65 spaces (0.2 
spaces / unit) 

Min. Bicycle parking Table 111A 0.5 / unit = 163 spaces 256 spaces (0.79 
spaces / unit) 

Total amenity area Table 137, 
(4)(ii) 

6 m2 / unit = 1,950 m2 3,304.2 m2 

Communal amenity 
area 

Table 137, 
(4)(iii) 

50% total amenity = 975 
m2 

1,076.5 m2 

 
Note: The proposal is providing 222 vehicular parking spaces of the required 390 as per 
the Zoning By-Law.  However, it is providing 256 bicycle parking spaces of the 163 
required as per the Zoning By-Law.  Additionally, it is providing 3,304.2 m2 of total 
amenity area and 1,076.5 m2 of communal amenity area.  The required total amenity 
area is 1,950 m2 and 975 m2 of communal amenity area. 
 
Non-Compliances to be included in the rezoning application are as follows: 

- Building height: The Zoning By-Law permits a maximum building height of 30 m. 
We are currently providing 18.55 m for the 6-storey building and 51.75 m for the 
17-storey building. 

- Minimum frontage within 4.5m of the front lot line: The Zoning By-Law requires 
that 50% of the lot frontage features building walls within 4.5m of the front lot line. 
Due to the proposed 5.09 m front yard setback, proximity to overhead hydro 
wires, and a required road widening, this provision cannot be met. 

- Parking spaces: The Zoning By-Law requires 390 resident parking spaces. We 
are currently providing 222 spaces (57% of the required total). 
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The parking relief is needed as we are providing 57% of the required resident parking 
spaces for the apartment building. The provided 65 visitor parking spaces represents 
0.2 spaces / unit and is zoning compliant.  The reduction of resident parking is valid due 
to our location on an Arterial Mainstreet and proximity to day-to-day amenities 
accessible via public transportation, walking, or cycling. Tenants will be made aware 
that there may not be a parking space for every unit. Montreal Road is a cycling spine 
route according to the Transportation Master Plan - Cycling Network. The bus route that 
runs along Montreal Road is the 12 (St. Laurent - Blair) which connects to the LRT that 
provides east-west access through the City between Blair Road and Tunney’s Pasture. 
Additionally, the March 2025 edition of the Draft Zoning By-Law does not propose 
minimum resident parking rates. Therefore, our application would be compliant with the 
proposed new Zoning parking provisions. 
 
The relief for building height is needed due to the sloped grade of the site which slopes 
downward from Montreal Road to Cedar Road and is raised in the middle of the site.  
The buildings comply with Official Plan policy 5.3.3 (3) which indicates permission for 
mid and high-rise buildings of up to 40 storeys along Mainstreet Corridors in the Outer 
Urban transect.   
 

Provincial Planning Statement 

The current Provincial Planning Statement (PPS) came into effect in 2024 and it  
outlines the key matters of Provincial planning interest with respect to land use planning 
decisions made by municipal approval authorities.  Any decisions that are made by 
municipal approval authorities must be consistent with the policies of the PPS. 
 
The following are sections of the PPS that are applicable to the proposed development 
at 1765 Montreal Road as well as our responses: 
 
Policy 2.2 (1) states that planning authorities shall provide for an appropriate range and 
mix of housing options and densities to meet projected needs of current and future 
residents of the regional market area by: 

b) permitting and facilitating: 
1.  all housing options required to meet the social, health, economic and 

well- being requirements of current and future residents, including 
additional needs housing and needs arising from demographic changes 
and employment opportunities;  
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c) promoting densities for new housing which efficiently use land, resources, 
infrastructure and public service facilities, and support the use of active 
transportation; and 

Response: This proposal makes efficient use of this land by proposing a compact 
residential development with the majority of parking located underground and a 
landscaped buffer surrounding the development. The proposed development will 
replace two single detached dwellings with 325 apartment dwellings with efficient site 
circulation, the support of existing servicing infrastructure, and the support of existing 
transit services. The apartment buildings will feature a variety of unit sizes designed for 
different tenant needs such as students, singles, the elderly, and young families. 
 
Policy 2.3.1 (2) states general policies for settlement areas including land use patterns 
within settlement areas to be based on densities and a mix of land uses which: 

a) efficiently use land and resources; 
b) optimize existing and planned infrastructure and public service facilities; 
c) support active transportation; 
d) are transit-supportive, as appropriate; and 

Response: The subject property is located in Gloucester which is a settlement area 
within the Outer Urban transect of Ottawa. The proposal represents an increased 
residential density compared to the existing site conditions as well as the properties in 
the immediate vicinity. Various Site Plan Control and Zoning By-Law Amendment 
applications nearby are proposed at similar densities. For example, 1815 Montreal Rd 
which is proposed at 439 units / ha, and 1649 Montreal Rd which is proposed at 516 
units / ha compared to the subject property proposed at 406 units / ha. The property 
utilizes its unique location as a through-corner lot and grading to provide efficient 
circulation to surface parking as well as two levels of underground parking. The 
development requires a resident parking space reduction from 390 spaces to 222 
spaces which is facilitated by access to rapid and frequent transit. This portion of 
Montreal Road is identified as Transit Priority Corridor as per Schedule C2 of the City of 
Ottawa Official Plan, is located 2.1 km network distance from the Montreal LRT station 
scheduled to be open in 2025, and is 2.3 km network distance to the Blair transit station. 
 
Policy 2.4.1 (3) state general policies or strategic growth areas, specifically planning 
authorities should: 

c) permit development and intensification in strategic growth areas to support 
the achievement of complete communities and a compact built form; 
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Response: This proposal is compact, provides a mix of  unit sizes, and is an efficient 
use of land, infrastructure, and public service facilities. The subject property is uniquely 
situated between key nodes along Montreal Road including the employment hub at 
Shefford Road / Canotek Road, and the commercial hub at Montreal Road / St.Laurent 
Boulevard. The increased residential density in this area will continue to support the 
growth of the Gloucester community and foster economic growth on Montreal Road. 
  

Official Plan Designation - City of Ottawa New Official Plan   

The subject land is within the Outer Urban transect, and is designated as a Mainstreet 
Corridor.  The Outer Urban transect is characterised by neighbourhoods inside the 
greenbelt, originally intended as residential bedroom neighbourhoods. The housing 
stock in this transect is a small range of low-rise housing types.  Mainstreet Corridors, 
however, offer a greater range of building types to include more than just residential 
dwellings and are developed at a higher density than their surrounding neighbourhoods. 
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Schedule B3 - Outer Urban (Official Plan) 
 
2.2.1 - Intensification and Diversifying Housing Options  

Policy 1. Direct residential growth within the built-up urban area to support an 
evolution towards 15-minute neighbourhoods.  This direction will support an 
evolution of these areas towards becoming 15-minute neighbourhoods. It will 
also contribute to the needs of an increasingly diverse population with a range of 
abilities, incomes, ages and cultural needs by enhancing accessibility to more 
vibrant areas with social interaction, cultural organisations, health services and 
community facilities;  

 
100 Palomino Drive, Ottawa, Ontario K2M 1N3 
Phone: 613 599 9216 
Email:   probinson@probinsonconsulting.com 

21 



P. H Robinson Consulting 
Urban Planning, Consulting and Project Management 

 
Response: The proposed development includes various unit types such as studio, 
one-bedroom, and 2-bedroom rental units.  The apartment buildings will increase 
diversity in housing availability in Gloucester to fill the needs of an increasingly diverse 
population. Some of the locations of interest within a 900m radius (15 minutes walking) 
are: various institutional buildings (National Research Council facilities), six (6) parks 
(Kinsmen Park, Apple Road Park, Ridge Park, Naskapi Ridge Park, Birdland Park, and 
Ski Hill Park), St. Gabriel Catholic Church, St. Brother Andre Catholic Elementary 
School (formerly Elmridge Catholic school), Le Phare Elementary School, various 
restaurants, and various service retail stores. Additionally, the bus route that runs along 
Montreal Road is the 12 (St. Laurent - Blair) running every 30 minutes, which connects 
to the LRT that provides east-west access through the City between Blair Road and 
Tunney’s Pasture with extensions planned to the east and west. The Transportation 
Impact Assessment included in this submission discusses a 10% reduction in private 
vehicle modal share from the standard 50% to 40%, and increases in transit and cyclist 
modal share to 5% each. 
 
Table 3a - Hubs, Mainstreets, and Protected Major Transit Station Area (PMTSA) 
Density and Large Dwelling Requirements  

Mainstreets: Minimum Residential Density Requirement for Intensification, 
Dwellings per Net Hectare = 120 units per ha 

Response: The proposed development features a residential density of 406 dwelling 
units / ha based on a total lot area of 8,004.4 m2 and a total unit count of 325 units. 
 
4.2 Housing 

4.2.1 Enable greater flexibility and an adequate supply and diversity of housing 
options throughout the city. A diverse range of flexible and context-sensitive 
housing options in all areas of the city shall be provided through the Zoning 
By-law, by:  Promoting diversity in unit sizes, densities and tenure options within 
neighbourhoods including diversity in bedroom count availability;  

Response: The proposed development includes a variety of unit sizes in both apartment 
buildings.  The location and density of these dwellings was informed by existing context 
such as the R1 low-rise neighbourhood to the north, and the busy arterial mainstreet to 
the south.  
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2) The City shall support the production of a missing middle housing range of 
mid-density, low-rise multi-unit housing, in order to support the evolution of 
healthy walkable 15-minute neighbourhoods by:  

a) Allowing housing forms which are denser, small-scale, of generally 
three or more units per lot in appropriate locations,  

Response: The single detached dwelling fronting on Beckenham Lane is on a large lot 
and does not take full advantage of the local amenities compared to a larger-scale, 
more compact dwelling type.  The apartment  building land use offers better use of the 
land and will support the amenities along Montreal Road. 

b) Allowing housing forms of eight or more units in appropriate locations 
as-of-right within the Zoning By-law.  

Response: The single detached dwelling fronting Montreal Road represents a poor use 
of land for an Arterial Mainstreet.  The proposed 17 storey apartment building 
represents an efficient use of land and high-density housing that supports the evolution 
towards a 15-minute neighbourhood. 
 
5.3 Outer Urban 

5.3.4 Provide direction to Neighbourhoods located within the Outer Urban 
Transect. Neighbourhoods located in the Outer Urban area shall accommodate 
residential growth to meet the Growth Management Strategy. The Zoning Bylaw 
shall implement development standards that transition away from a suburban 
model and move towards urban built forms that: Allows and supports a wide 
variety of housing types with a focus on lower density missing-middle housing 
which generally reflects the existing built form context of the neighbourhood.  

Response: The development’s position in the Outer Urban transect permits residential 
growth to accommodate a variety of housing types focusing on mid and high-rise 
apartment buildings.  There are few existing large-scale residential developments along 
Montreal Road; however, applications for increased density have been submitted at 
1815 Montreal Road and 1649 Montreal Road. This high-density development will 
increase the number of residents and will help economic growth in the area.  The 6 
storey apartment building proposed closest to Cedar Road will transition away from the 
suburban model and towards urban built forms by including compact, but mid-rise, 
building design. 
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Consultation Details 

A pre-application consultation was held with City staff on July 14, 2021 on the original 
concept and on October 9, 2024 for the revised concept with the 2 apartment buildings. 
 
The current concept was presented to the Urban Design Review Panel as an informal 
submission on February 7, 2025. 
 
The Urban Design Review Panel was generally supportive of the site layout and 
increased apartment building density removing the stacked townhouse component and 
replacing it with a parkland dedication area. 
 
The Panel recommended simplifying the parking layout to streamline entering and 
exiting the underground parking garage. The site accesses were not changed due to 
grading constraints and proximity to the Montreal Road / Benckenham Lane 
intersection. The Panel also commented on the architectural articulation of the towers 
and the podiums indicating that they compete with each other. In response, the design 
team incorporated tower elements at the podium level in key locations to strengthen 
their connection. The Panel’s comments regarding the interaction between soft 
landscaping and the buildings were taken in consideration. 
 
The Public Consultation process for the required planning applications will follow the 
requirements of the Planning Act in relation to the required notices for submission and 
Public Meeting as set out in the Act for the Zoning By-Law Amendment. These steps 
are the responsibility of the City of Ottawa and will be coordinated with our project team. 
 
In the near future we will reach out to the local Councillor and we will continue 
discussions with the local Community Association as the plans are detailed. 
 
As shown on the Landscaping plan, we are proposing an extensive set of new planting 
featuring coniferous and deciduous trees, shrubs, and ornamental plants. Site 
shadowing demonstrates the proposed building shadows at the summer and winter 
solstices and the autumn equinox. The largest shadows are produced in the late 
evening towards the east and southeast with minimal shadows projected onto the 
surrounding low-density neighbourhood to the north.   
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Conclusions 

In summary, this proposed development of the 17-storey and 6-storey 325 unit 
apartment buildings is consistent with Zoning By-Law goals and the Official Plan. 
  
This proposal: 

- Is diversifying the residential options in an area of the City that will benefit from 
increased residential development. 

- Offers a variety dwelling unit sizes (studio, 1-bedroom, and 2-bedroom). 
- Supports the City of Ottawa’s 15-minute Neighbourhood initiative and contributes 

to the City’s goals of protecting rental housing stock. 
 
It is our opinion that the proposed development is consistent with the Provincial 
Planning Statement, the City of Ottawa Official Plan, and relevant zoning regulations.  It 
is being proposed at an appropriate scale of development, will be compatible with 
surrounding land uses, and will contribute to the overall housing supply in the 
community surrounding the property.   
 
The associated site studies that accompany this Planning Rationale support the 
development of this proposal and detail the functionality of the development and the 
servicing and architectural details of the project. 
 
A submission to the Urban Design Review Panel has been made and responses to their 
comments are incorporated into this design and a formal response is provided in the 
Appendix section of this report.  
 
The proposed development represents good land use planning that is in the public 
interest and it is recommended  for approval. 
 
P H Robinson Consulting 
 

 
Paul Robinson, RPP 
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ARCHITECTURAL RENDERINGS 
ARCHITECTURAL PLANS 
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1. This drawing is the property of the Architect and may not be reproduced or used 
without the expressed consent of the Architect. 

2. Drawings are not to be scaled.  The Contractor is responsible for checking and 
verifying all levels and dimensions and shall report all discrepancies to the 
Architect and obtain clarification prior to commencing work. 

3. Upon notice in writing, the Architect will provide written/graphic clarification or 
supplementary information regarding the intent of the Contract Documents.

4. The Architectural drawings are to be read in conjuction with all other Contract 
Documents including Project Manuals and the Structural, Mechanical and 
Electrical Drawings.

5. Positions of exposed or finished Mechanical or Electrical devices, fittings and 
fixtures are indicated on the Architectural Drawings.  Locations shown on the 
Architectural Drawings shall govern over Mechanical and Electrical Drawings.  
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the Architect.
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GENERAL ARCHITECTURAL NOTES: 

1. This drawing is the property of the Architect and may not be reproduced or used 
without the expressed consent of the Architect. 

2. Drawings are not to be scaled.  The Contractor is responsible for checking and 
verifying all levels and dimensions and shall report all discrepancies to the 
Architect and obtain clarification prior to commencing work. 

3. Upon notice in writing, the Architect will provide written/graphic clarification or 
supplementary information regarding the intent of the Contract Documents.

4. The Architectural drawings are to be read in conjuction with all other Contract 
Documents including Project Manuals and the Structural, Mechanical and 
Electrical Drawings.

5. Positions of exposed or finished Mechanical or Electrical devices, fittings and 
fixtures are indicated on the Architectural Drawings.  Locations shown on the 
Architectural Drawings shall govern over Mechanical and Electrical Drawings.  
Mechanical and Electrical items not clearly located will be located as directed by 
the Architect.

6. These documents are not to be used for construction unless specifically noted for 
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1. This drawing is the property of the Architect and may not be reproduced or used 
without the expressed consent of the Architect. 

2. Drawings are not to be scaled.  The Contractor is responsible for checking and 
verifying all levels and dimensions and shall report all discrepancies to the 
Architect and obtain clarification prior to commencing work. 

3. Upon notice in writing, the Architect will provide written/graphic clarification or 
supplementary information regarding the intent of the Contract Documents.

4. The Architectural drawings are to be read in conjuction with all other Contract 
Documents including Project Manuals and the Structural, Mechanical and 
Electrical Drawings.

5. Positions of exposed or finished Mechanical or Electrical devices, fittings and 
fixtures are indicated on the Architectural Drawings.  Locations shown on the 
Architectural Drawings shall govern over Mechanical and Electrical Drawings.  
Mechanical and Electrical items not clearly located will be located as directed by 
the Architect.

6. These documents are not to be used for construction unless specifically noted for 
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GENERAL ARCHITECTURAL NOTES: 

1. This drawing is the property of the Architect and may not be reproduced or used 
without the expressed consent of the Architect. 

2. Drawings are not to be scaled.  The Contractor is responsible for checking and 
verifying all levels and dimensions and shall report all discrepancies to the 
Architect and obtain clarification prior to commencing work. 

3. Upon notice in writing, the Architect will provide written/graphic clarification or 
supplementary information regarding the intent of the Contract Documents.

4. The Architectural drawings are to be read in conjuction with all other Contract 
Documents including Project Manuals and the Structural, Mechanical and 
Electrical Drawings.

5. Positions of exposed or finished Mechanical or Electrical devices, fittings and 
fixtures are indicated on the Architectural Drawings.  Locations shown on the 
Architectural Drawings shall govern over Mechanical and Electrical Drawings.  
Mechanical and Electrical items not clearly located will be located as directed by 
the Architect.

6. These documents are not to be used for construction unless specifically noted for 
such purpose.
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GENERAL ARCHITECTURAL NOTES: 

1. This drawing is the property of the Architect and may not be reproduced or used 
without the expressed consent of the Architect. 

2. Drawings are not to be scaled.  The Contractor is responsible for checking and 
verifying all levels and dimensions and shall report all discrepancies to the 
Architect and obtain clarification prior to commencing work. 

3. Upon notice in writing, the Architect will provide written/graphic clarification or 
supplementary information regarding the intent of the Contract Documents.

4. The Architectural drawings are to be read in conjuction with all other Contract 
Documents including Project Manuals and the Structural, Mechanical and 
Electrical Drawings.

5. Positions of exposed or finished Mechanical or Electrical devices, fittings and 
fixtures are indicated on the Architectural Drawings.  Locations shown on the 
Architectural Drawings shall govern over Mechanical and Electrical Drawings.  
Mechanical and Electrical items not clearly located will be located as directed by 
the Architect.

6. These documents are not to be used for construction unless specifically noted for 
such purpose.
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GENERAL ARCHITECTURAL NOTES: 

1. This drawing is the property of the Architect and may not be reproduced or used 
without the expressed consent of the Architect. 

2. Drawings are not to be scaled.  The Contractor is responsible for checking and 
verifying all levels and dimensions and shall report all discrepancies to the 
Architect and obtain clarification prior to commencing work. 

3. Upon notice in writing, the Architect will provide written/graphic clarification or 
supplementary information regarding the intent of the Contract Documents.

4. The Architectural drawings are to be read in conjuction with all other Contract 
Documents including Project Manuals and the Structural, Mechanical and 
Electrical Drawings.

5. Positions of exposed or finished Mechanical or Electrical devices, fittings and 
fixtures are indicated on the Architectural Drawings.  Locations shown on the 
Architectural Drawings shall govern over Mechanical and Electrical Drawings.  
Mechanical and Electrical items not clearly located will be located as directed by 
the Architect.

6. These documents are not to be used for construction unless specifically noted for 
such purpose.

Project1 Studio Incorporated
|613.884.3939 |mail@project1studio.ca
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URBAN DESIGN REVIEW PANEL RECOMMENDATIONS                   

          February 7th, 2025 

1765 Montreal Road| Informal Pre-Consultation Review | Site Plan Control & Zoning 

By-law Amendment | Project1 Studio, Novatech and P.H. Robinson Consulting | 

Panel Members in Attendance: James Parakh | Nigel Tai | Heather Rolleston | 

Emmanuelle van Rutten | Colin Berman | Philip Evans 

 

Key Recommendations  

• The Panel appreciates the overall sophistication and elegance of the design, 
particularly the attention to detail in materials, facade articulation and grading 
transitions. 

• The Panel strongly recommends exploring ways to reduce the dual parking 
access. The project doesn’t seem large enough to require two entrances and 
exits to underground parking.  

o Consider consolidating access points to minimize vehicular circulation 
around the site and integrating parking garage as part of phase one.  

o The Panel suggests exploring an access point on the ground floor for the 
units in relation to the park to provide an option for units to be accessed 
either directly from grade or from the corridor. This would have the added 
benefit of screening the blank wall on the lower level facing the park. 

• The Panel suggests re-evaluating the relationship between the park and the 
adjacent parking lot. It is not ideal to have a private driveway and a parking 
garage entrance next to the park. 

o Consider eliminating or relocation of surface parking to enhance green 
space and mature tree preservation. 

• The Panel appreciates the symmetrical site plan but suggests exploring a less 
rigid and formal symmetry of the landscape courtyard. 
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URBAN DESIGN REVIEW PANEL RECOMMENDATIONS                   

          February 7th, 2025 

• The Panel recommends reconsidering the main lobby at the corner of 
Beckenham and Montreal Road to increase its prominence and incorporate the 
space for amenity area. 

• The Panel recommends studying the opportunity to refine the articulation of the 
tower as it competes with the podium. A suggested approach is to tie the two 
together through detailing to ensure a seamless integration. 

o The Panel encourages maintaining and implementing the proposed fine-
scale brick details and material textures.  

• The Panel encourages further refinement of the roofscape of the lower building, 
including green roof elements, as it will be visible from the high-rise residences. 

Site Design & Public Realm 

• The Panel supports the creation of a central drop-off area and courtyard but 
recommends further simplification of the layout. 

o A more efficient and less congested vehicular access should be 
considered to improve the functionality and aesthetics.  

o Appreciates the well-handled grading transition, which contributes to the 
project’s seamless integration with the surrounding site. 

• The dual parking garage access points should be re-evaluated to prevent 
possible congestion, and an alternative layout for the drop-off area could reduce 
the paved surface in the courtyard. 

• The Panel suggests that the lobby at the corner of Montreal Road and 
Beckenham Lane could benefit from more activation. While the design is elegant, 
the space appears a bit small for its intended function.  

o The Panel recommends exploring the possibility of enlarging the lobby or 
using adjacent units to create a more vibrant amenity and engaging space 
that serves residents and enhance street animation. 

o The Panel suggests re-evaluating the lobby’s placement and scale to 
enhance its function as a more prominent urban corner space. 

• The Panel encourages introducing more landscaping buffer, particularly around 
the grade-level suites.  

o The symmetrical garden design could be modified to allow for a more 
organic flow and additional green space, contributing to the overall 
livability of the development. 

• The Panel supports the inclusion of the park and appreciates the retention of 
mature trees, emphasizing the need to preserve and integrate significant existing 
trees within the design. 
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URBAN DESIGN REVIEW PANEL RECOMMENDATIONS                   

          February 7th, 2025 

• The Panel suggests reconsidering of the wide driveway adjacent to the park, 
proposing that reducing its width or eliminating it altogether could improve the 
relationship between the park and the building. 

Sustainability 

• The Panel encourages the implementation of green roofs on the lower building, 

to provide an improved visual experience for residents and contribute to 

sustainability goals. 

• The Panel recommends further integration of landscaping within the ground-level 

units and the courtyard to enhance green space and reduce the impact of 

surface parking. 

• The Panel supports the retention of mature trees and encourages  maximizing 

tree preservation, particularly in areas where surface parking could be relocated. 

Built Form & Architecture 

• The Panel appreciates the handsome architectural expression and use of angled 

brick and the overall elegance of the building.  

o It is suggested that the tower expression could be improved by 

incorporating the wood material from the podium upward to help soften the 

tone and integrate the two. 

• The Panel suggests adding more fine-scale detailing to the lower floors of the 

building, particularly around the base of the tower, to create a richer visual 

experience. 

• The Panel recommends refining the articulation of the tower to create a more 

cohesive relationship with the podium, including potentially integrating elements 

from the podium into the upper tower facade. 

• The Panel suggests re-evaluating the contrast between the tower and podium 

materials to ensure a harmonious architectural expression. 

• The Panel supports the strong base expression but recommends incorporating 

additional detailing at the lower levels facing the park to create a more engaging 

pedestrian experience. 

• The Panel emphasizes the importance of the seamless transition between the 

building and public realm, particularly at the base.  
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URBAN DESIGN REVIEW PANEL RECOMMENDATIONS                   

          February 7th, 2025 

• The Panel highlights the importance of the lower building’s roofscape, 

emphasizing the need for an aesthetically considered treatment, such as a green 

roof, given its visibility from surrounding high rise units. 
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