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This Design Review Brief was prepared in support of a Zoning By-law Amendment and Site 
Plan Control application for the lands municipally known as 96 Nepean Street (‘subject site’). 
As illustrated in Figure 1, the subject site is located on the south side of Nepean Street, west of 
Metcalfe Street and east of O’Connor Street in downtown Ottawa. 

THE SITE

The subject site is located on the south side of Nepean Street, midblock between O’Connor 
Street and  Metcalfe Street. The property has a frontage of approximately 40 m, a depth of 
approximately 30 m and a total site area of approximately 1220 m². 

The property at 96 Nepean is currently used as a surface parking area. Six medium-sized street 
trees line the Nepean Street frontage.

COMMUNITY CONTEXT

The subject property is located close to the northern edge of Centretown, considered the 
heart of Ottawa’s established urban residential and commercial core. It is also directly south of 
the Central Business District, an area which is characterized by high-rise office and residential 
buildings (Figure 2).  

The area surrounding the site encompasses an eclectic range of land uses, including: 
•	 high-rise commercial office buildings to the north;
•	 institutions such as City Hall, the Ontario Courthouse, and the National Arts Centre to  
	 the east;
•	 a wide selection of shops, restaurants and personal services within convenient walking 	  
	 distance both to the east on Elgin Street and to the west on Bank Street; and 
•	 varied residential building forms, ranging from high-rise apartments to single-detached  
	 homes exhibiting a wide range in age and architectural styles, primarily to the south, east  
	 and west.

A number of community facilities are located in close proximity to the site, including the Jack 
Purcell Community Centre, the Central Branch of the Ottawa Public Library and the previously 
mentioned National Arts Centre. The area also offers a number of parks, several churches 
representing different denominations, and the Rideau Canal, which provides four-season, 
multi-purpose pathways as well as ice skating in the winter.

Figure 3 illustrates the land uses that are located within the immediate vicinity of the site 
and their associated building heights while Figure 4 is a collection of photographs depicting 
buildings and streetscapes in the surrounding area.

Nepean Street
The site fronts onto Nepean Street, a street with an east-west orientation which operates one-
way eastbound for vehicular traffic. The city block on which the site is located is bounded by 
Nepean Street to the north, Lisgar Street to the south, Metcalfe Street to the east, and O’Connor 
Street to the west.

Nepean and Lisgar Streets are both classified as local roadways, while Metcalfe and O’Connor 
Streets are classified as ‘Existing Arterial’ roadways on Schedule F: Central Area/Inner City Road 
Network of the Official Plan. Arterial roads are intended to carry large volumes of traffic over 
the longest distances and should provide a high degree of connectivity between land uses and 
places along the route. 

North
Directly north of the subject site, across Nepean Street, is an L-shaped 9-storey apartment 
building wrapping along O’Connor Street. Just east of this building are vacant lots which are 
to be redeveloped with two (2) 27-storey towers and low-rise townhouses (91 Nepean & 70 
Gloucester) – Zoning By-law Amendments for this development were approved in spring 2011. 
At the northwest corner of Nepean Street and Metcalfe Street is a 7-storey office building (Red 
Cross National Office) with commercial uses at grade. This block also includes various uses 
fronting on Gloucester Street in the form of 2 to 3-storey apartments and mixed-use buildings, 
a 6-storey office building and a surface parking lot.  The area further along Nepean Street, 
east of Metcalfe Street is occupied by a parking structure and the 27-storey Place Bell office 
complex. Gloucester Street is generally considered the boundary between Centretown and the 
Central Business District. Across Gloucester Street are St. George’s Anglican Church, a 2 ½ storey 
residential building, a commercial parking lot, and four medium to high profile office buildings 
ranging from 8 to 20 plus storeys. High profile office buildings characterize the remainder of 
the Central Business District. 

South
Lands directly south of the subject site are occupied by a 10-storey residential building, 
fronting on the north side of Lisgar Street. Just east of this building is a surface parking lot, 
followed by a single-detached house partially converted to office houses, and a 12-storey 
short-term apartment rental building at the northwest corner of Metcalfe Street and Lisgar 
Street. The block further to the south, across Lisgar Street, is occupied by a range of building 
forms including three 11-storey apartment buildings, an 8-storey apartment building, three 
3 ½-storey apartment buildings, seven 2 ½ to 3-storey detached house largely converted to 
apartments, and a 5-storey office building, 

East
The property directly to the east of the subject site is occupied by a 3-storey apartment building 
(88 Nepean Street). This building is on the City’s Heritage Reference List and is classified as 
Group 2- Heritage Interest. Its front portion has several main windows looking onto the subject 
site. Further to the east is a surface parking lot associated with the 6-storey office building 
located at the southwest corner of Nepean Street and Metcalfe Street. Across Metcalfe Street 
is the future Tribeca development, which is currently under construction and will include two 
(2) 27-storey towers with commercial uses at grade and a 7-storey building with townhouses 
fronting on Lisgar Street.

West
Lands to the west of the subject site to O’Connor Street are occupied by a surface parking 
lot. Across O’Connor Street is an 11-storey office building, a 4-storey apartment, and two (2) 
2-storey houses at least partially converted to offices or retail uses.
 

1	 SITE AND NEIGHBOURHOOD CONTEXT
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Figure 1:
Air photo (2011), 
showing 96 Nepean 
(outlined by red box) 
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Figure 2:
Community Context

Air photo (2010), showing 96 Nepean (outlined by red box) looking north.  Air photo (2010), showing 96 Nepean (outlined by red box) looking east. 

Air photo (2010), showing 96 Nepean (outlined by red box) looking south. Air photo (2010), showing 96 Nepean (outlined by red box) looking west. 
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Figure 3: Land Uses and Building Heights
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Figure 4: Buildings and 
Streetscapes in the 
Surrounding Area
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SUMMARY OF PROPOSED DEVELOPMENT

Claridge Homes is proposing to construct a 27-storey (82.95 m) residential tower fronting on 
Nepean Street. The proposed development will contain a total of 201 dwelling units: 199 units 
will be located within the tower, while two (2) townhouse units will be provided at grade along 
Nepean Street. Access to the tower will be provided via a lobby fronting on Nepean Street, 
while the townhouse units will be accessed directly from Nepean Street.

In addition to the lobby and two (2) townhouses, the 96 Nepean Street development will also 
feature a fitness centre and a common lounge. The 6th and 27th floors will feature large private 
and common rooftop gardens, and a common garden located at the rear of the building will be 
visible from Nepean Street through a transparent glazed wall at the west end of the frontage. 

Six (6) levels of underground parking are proposed, accommodating 123 spaces for the 
residential units and 38 visitor parking spaces. A single access will be provided from Nepean 
Street along the east end of the building frontage. The parking access will also be open through 
to the rear of the building, providing views of the common garden. The renderings, along with 
site plan, floor plans and elevations, are available at a larger size in Appendix A. 

DESIGN STATEMENT

The intention at 96 Nepean is to create a varied urban milieu and street experience on this block. 
As has been mentioned earlier in this report, two 27-floor buildings are proposed by Claridge 
as a through-block scheme on the north side of the same block of Nepean Street and the south 
side of Gloucester Street. These projects have been approved by the Design Review Panel and 
have passed zoning. The proposed project will introduce a project of a different vocabulary and 
expression from the previously approved projects on Nepean. 

The overall approach is to introduce a coherent tower of modest floor plate (occupying under 
55% of the site) resting on a diversely treated, punctuated base.  The tower sits partially on a 
podium of distinct expression on the west and a transitional treatment creating a clear dialogue 
with the heritage building to the east through the introduction of a semi-public exterior space 
(the garden lane) and the treatment of townhomes directly accessible from Nepean.  A more 
detailed description of this treatment will follow. The streetscape will be enhanced by careful 
landscaping featuring preservation of existing trees, modulated soft and hard treatments, 
provisions for seating and public art and direct opening of views through lobbies and open 
spaces towards the private gardens at the rear of the site. Roofscapes will be enriched by 
common and private gardens at three levels – the podium roof and two upper roofs. 

The tower is a simple, slightly sculpted rectangular form, clad in dark masonry with a modulated 
roofline housing a set-back penthouse apartment floor with private garden and a mechanical 
penthouse and common roof garden above. The tower features punctual windows and 
cantilevered linear balconies. On its narrow façades, the tower is cut by continuous glazed fonts 
to enhance thinness and verticality. Setbacks are maximized to the south and west, providing 
adequate distance between this project and the existing 11-storey residential building, and future 

developments to the west. To the east, we have anticipated the preservation of the Heritage 
building and its air-rights as a buffer between this project and future developments. Above the 
podium element on the west side of the project, the tower sets back to a glass wall 2 floors high 
containing private garden units which feature mezzanine spaces. The set-back glass wall drops to 
street level to define the principal entrance and double-height lobby of the project. 

To the east of the entrance, the face of the tower drops straight down to street level over a 14 
metre width towards the east, separated from the heritage building by the garden lane, permitting 
over a limited width, the perception of the full height of the building. Housing street-accessed 
townhomes at the lower two levels and double height apartment units at the next two levels, the 

Figure 5:
Rendering of the 
Proposed Development

2	PROPOSED DEVELOPMENT

NEPEAN STREET
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tower’s massing and elevation treatment are modulated to an expression of deeply inset double 
height openings set within an irregular rhythm of massive brick pilasters. This modulated treatment 
creates a firm footing for the tower at street level, and at the same time strongly expresses the 
particular townhome typology within in a manner contrasting the treatment employed at 91 
Nepean/70 Gloucester, where the tower “sits” on volumetrically differentiated townhomes.  At 
the client’s option, the lower street-accessed townhomes can readily be used for public-oriented 
commercial functions or as live-work spaces for artisanal occupations. 

Between the townhome element and the heritage building, we have introduced an open space 
which we refer to as the Garden Lane. This space, over 5 metres in width including the existing 
walkway serving the heritage building is partially contained be the overhang of the tower 5 floors 
above, creating a distinct volume, and eliminating the scale problem of a 27-storey wall adjoining 
such a lane.  The wall opposite the heritage building is treated in a similar deep red brick which 
turns onto Nepean to create a composition with the heritage building of mirrored expression 
and fragments. This element on the west side of the lane will be an ivy-covered “living” wall. The 
lane provides direct access to the elevator lobby and terminates at a double-height amenity 
space, fully glazed north and south to offer a clear view through to the rear garden.  At present, 
the axis of the lane is unbuilt across the adjoining property through to Lisgar Street, providing 
ample sky views and an opportunity for a continuous urban landscaping gesture. Should, at the 
client’s option, the amenity space or potential commercial ground floor are contain a coffee or 
juice bar, direct access could be provided to the lane, and a few small tables and chairs would 
yield a charming, shady urban pocket for hot summer days and evenings.  The lane’s landscaping 
will feature ground cover,  modular paved walkways, decorative mineral treatment, a linear water 
element and subtle lighting – the living wall illuminated from the overhang above, and small in-
ground fixtures defining the pathway and the axis through to the garden. 

To the west of the site, the 6-storey high podium projects to the property line above the 2-storey 
high setback glass wall of the lobby and the exterior parking garage ramp. The garage entrance 
door is located at the base of the ramp, allowing an unobstructed view under the podium to the 
back garden, where we have placed a sculpture base. The podium treatment contrasts that of the 
tower. Its parapet and underside are irregular, the latter extending its form into the lobby ceiling. 
Containing residential units, its openings are strongly modular, with balconies set into its volume 
as loggias. Its exterior treatment will be light-weight mosaic tile, introducing floating a crystalline 
element featuring colour and surface texture into the overall composition of the project. The west 
wall of the podium - which is conceived to provide a future common wall to an adjoining project 
featuring a similarly scaled podium element – continues the same surface treatment so as to not 
leave a featureless, temporary blind wall awaiting future development. A vegetated screen wall 
will also shield the lateral view of the parking ramp. 

In summary, the project at 96 Nepean attempts to integrate coherent, rational residential tower with 
a site-sensitive street treatment featuring diversity of form, material and texture, carefully considered 
landscaping and ground and roof, transparency and treatment of a heritage component. 

RESPONSE TO INITIAL DESIGN REVIEW PANEL RECOMMENDATIONS

On October 6, the Urban Design Review Panel met for a pre-consultation to provide additional direction for the design 96 
Nepean. There was general support for the variety of architectural expressions proposed, particularly for the expression 
of the townhouses and the crystalline six-storey podium. Having received and studied the recommendations and 
comments of the Urban Design Review Panel, a number of modifications, actions and precisions have been made. The 
following comments (in italics) were suggested, with corresponding responses provided. 

General Comments
•	 Further distinguish the design of the building from other nearby Claridge buildings. 
•	 Increase street-level engagement. 

•	 While the building is in proximity to the other Claridge buildings, the ground treatment of this project 
departs significantly in form and colour from the others. 

•	 The pergola feature enclosing the upper roof garden has been eliminated. This further differentiates the 
architectural treatment of this project from that of 91 Nepean/70 Gloucester.

•	 Street-level engagement will stem from both the on-street entrances to the townhouse units as well as the 
entrance to the tower. 

Townhouse Treatment
•	 Make the townhouses ore expressive by bringing them proud of the tower.

•	 The townhouse units are flush with the front face of the building, and they are also aligned with the adjacent 
heritage-listed building, reinforcing the continuity of the street wall.

•	 Because of the manner of treatment of the crystalline podium, popping out the townhouses would not 
necessarily appreciably improve the streetscape. Instead, the townhouse element has been disengaged from 
other elements by the lane and the entrance setback, and expressed in the modified solid/void vocabulary 
as a base to the tower massing. By using a different treatment for the townhomes, the project will further 
distinguished from the other nearby Claridge building at 91 Nepean, as requested above.

Podium Element and Use
•	 Give further attention to the crystalline podium; screen the ramp. 
•	 Consider flipping the crystalline element to ease transition between the adjacent 3-storey building and the tower.
•	 Provide the option of transition to a commercial use for the ground-oriented units, including increased ceiling height. 

•	 Following the panel’s suggestion, a vegetated screen wall has been introduced at the west edge of the ramp 
behind the podium colonnade to obscure the view of the ramp.

•	 The location of the crystalline podium has been maintained. The proposed design provides an appropriate 
transition to heritage-listed building. The impact of reversing the position of the podium element was 
studied, and it was concluded that the transition from 3 to six-storey element is arguably more problematic 
in perception than what has been proposed. The height of the tower actually becomes less of an impact 
at street level because its cornice is not perceived simultaneously with that of the small building. Well-
designed architectural voids provide scale references as compelling as built elements. The Lane and the 
deeply recessed openings and massive pilasters at the tower base proved a transitional scale element more 
sympathetic to the scale of the heritage building than the six-storey podium would.

•	 As a further point for retaining the current podium orientation, by providing a colonnade rather than a 
driveway at this location, the driveway will be separated from the existing building and windows of the 
adjacent building. Moreover, the drive aisle is located in the area adjacent to what will likely be the vehicular 



8 Downtown Urban Design REVIEW Brief – 96 NEPEAN STREET

access pont for the adjacent building, thereby anticipating the amalgamation and 
minimization of pedestrian interruption along the streetscape. 

•	 We are in agreement that commercial activity could be successfully introduced where the 
lower townhomes are currently located, depending on the nature of the commerce. One 
that could benefit from the lane (café, gallery, for example) would enhance the project. 
Others might not. Opting for residences or live-work space provide a better guarantee 
of the type of occupancy which would end up there. That being said, some flexibility in 
design development will be considered to allow for alternative occupancies. Currently, 
the townhomes are on a 450mm high plinth. Should the client consider a commercial 
occupant in these floor areas, the plinth would be eliminated, and the floor level dropped 
to grade level.

Setbacks and Height
•	 Revise the encroachment of the balconies over the property line. 
•	 Increase rear and side yard setbacks. 
•	 Be sensitive to creating a line of towers that contribute to a chasm effect at street level;  

reconsider the tower’s absolute height and observe the 83 m height limit.

•	 The encroachment of the balconies onto the public domain has been eliminated. All 
projections are now within the property limits. If the failure of glass railings is proven 
endemic, and no viable technical solution available, we would consider alternate 
(metallic) railing designs.

•	 The rear and side yard setbacks, varied for both the tower and the podium, are considered  
appropriate given both the existing and anticipated development context. The rear 
yard setback was reviewed with respect to the existing 11 storey building and what is 
proposed will provide more than 20m open space between the tower and the existing 
building. At grade level, the design has taken into careful consideration the treatment of 
the side yards.

Landscaping 
•	 Make effort to retain the existing mature trees along the front of the site. 
•	 Make efforts to ensure tree survival by grouping  them in areas with access to sufficient 

sunlight and soil volume. 
•	 Enhance the green wall and laneway by increasing lighting levels and consider townhouse 

entries off of the colonnade.

•	 The trees along the front of the site are to be retained.
•	 The townhouse entries will continue to face Nepean in an effort to animate the streetscape. 
•	 An entrance to the elevator lobby has been introduced at the limit of the garden lane 

to promote movement of residents through the space. While the design is still at a 
developmental state, we can assure the Panel that lighting in the lane will be carefully 
considered to enhance ambience and security. Depending on the nature of the amenity 
space, we would also consider an access to the lane should the functioning permit.



9Downtown Urban Design REVIEW Brief – 96 NEPEAN STREET

Design considerations for 96 Nepean Street focus on issues of integration, compatibility, and 
project fit into the urban environment.   

CITY OF OTTAWA OFFICIAL PLAN

The site is designated ‘General Urban Area’ in the City of 
Ottawa Official Plan (2003, as amended by OPA 76) (Figure 
6). This designation permits a wide variety of land uses 
including employment, retail, institutional, and an array of 
housing types, with building forms ranging from ground-
oriented single-purpose to multi-storey mixed-use. The 
City supports infill development and other intensification 
within the General Urban Area, provided that it enhances 
and complements the desirable characteristics of the area 
and ensures the long-term vitality of the many existing 
communities that make up the city. 

The proposed development meets the general intent and 
objectives of the Official Plan in the following manner:
•	 The proposal conforms to the design objectives and 		
	 principles set out in Section 2.5.1 - Compatibility and Community Design;
•	 The proposal responds well to the compatibility criteria established in Section 4.11 - 		
	 Compatibility;
•	 The proposed development intensifies an underused lot in close proximity to the Central 		
	 Business District; and
•	 Existing infrastructure, neighbourhood amenities and transit are available to service the 		
	 development.

The principles of Section 2.5.1 and the criteria in Section 4.11 are discussed in greater detail in 
the Planning Rationale (November 2011) prepared by FoTenn Consultants Inc.

CENTRETOWN SECONDARY PLAN

The main goal of the Centretown Secondary Plan is to conserve, and where possible improve, the 
residential character of this area. The subject property is identified as a ‘High Profile Residential 
Area’, a designation which permits a variety of dwelling types, including accommodations 
suitable for one person, small family, and non-family households (Figure 7). The policies of 
the High Profile Residential Area do not specify building heights; however, similar to Official 
Plan Amendment 76, the former City of Ottawa Official Plan (1993) under which the Secondary 
Plan was originally approved defined ‘high-rise’ as ten or more storeys. As such, the proposed 
building upholds the spirit and intent of the High Profile Residential designation.

Section 3.4.6 of the Secondary Plan contains a number of development policies which help to 
guide new construction in Centretown. Two of these policies relate to building design: 

1. The scale, form, proportion and spatial arrangement of new development and 
redevelopment shall cause minimal visual intrusion on existing development 
and, wherever possible, shall contribute to the overall physical environment of 
Centretown;

2. The City of Ottawa is concerned with present and future residents needs to enjoy 
natural light, circulation of air and relatively unobstructed views. In recognition of 
these needs and in an effort to protect the environment of residential areas, the City 
of Ottawa shall establish regulations relating to the right of aspect. In general, new 
development shall not unreasonably obstruct natural light, view and air circulation 
from the main window of existing habitable rooms.

Given the site’s location and surrounding uses, the proposed developmentwill cause minimal 
visual intrusion on existing development. It will contribute to the overall physical environment 
of Centretown by injecting architectural style and character into the neighbourhood. The 
develpoment will not unreasonably obstruct the main windows of existing habitable rooms, 
given that the residential use to the east will be aglined with a transparent  colonnade through 
to rear gardens, preserving access to light.

3	POLICY & DESIGN CONSIDERATIONS

96 Nepean

Figure 7: Centretown 
Secondary Plan Land 
Use Plan - Site is 
designated ‘High Profile 
Residential Area’

96 Nepean

Figure 6: Official Plan Schedule B - 
Site is designated ‘General Urban 
Area’ 
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CENTRETOWN COMMUNITY DESIGN PLAN

In 2010, the Community Planning and Urban Design Division of the Planning and Growth 
Management Department initiated the Centretown Community Design Plan (CDP) study. 
This CDP is being undertaken in response to recent development proposals and a need to 
review and update the Centretown Secondary Plan in keeping with City of Ottawa Official Plan 
intensification policies as well as its compatibility and urban design objectives. The CDP will 
provide a broad and integrated twenty-year vision and guidance for the future of the area. A 
Draft CDP was released on May 27, 2011, and the final document is targeted for completion in 
June 2012.

The current Official Plan policies, the Council approved-policies of OPA 76 and the existing 
policies of the Centretown Secondary Plan already provide direction for development 
applications designated both General Urban Area (Official Plan) and High Profile Residential 
Area (Secondary Plan). The Terms of Reference for the Centretown CDP study responds to the 
same policy framework used to review the proposed development.  

The subject property is in the Draft CDP’s Northern Character Area. Section 3.1.1 sets out a 
general direction for the Northern Character Area in terms of land use and buildings, including 
the following:
• 	 Mixed-use commercial, retail, residential is appropriate.
• 	 Considering the availability of underutilized sites and the context of the area, this area is 

appropriate for higher density.
• 	 To avoid overshadowing and unpleasant pedestrian conditions, taller building must be built 

with podiums, stepbacks, minimum lot sizes and maximum tower floorplate sizes. Blank 
walls are not permitted.

• 	 Existing quality heritage buildings of Group 1 and Group 2 must be protected. Depending 
on the site context and the characteristic of the existing heritage building, these buildings 
could also be integrated into new proposals.

The Draft CDP recommends a new Land Use Plan for Centretown. The subject site would be 
designated ‘Apartment Neighbourhood’, with a maximum permitted height of 27 storeys, not 
to exceed 83 metres.

The Draft CDP also puts a strong emphasis on built form. In the context of tall buildings (10 
storeys or higher), the CDP establishes design guidelines which focus on the development of 
point towers built on podiums. These include:

• 	 Tall buildings must have a podium which preferably accommodates townhomes. If 
townhomes are not selected as the base type, the podium height shall not exceed 6 storeys.

• 	 The maximum permitted floor plate for towers is approximately 750 m² (8,073 ft²).
• 	 Towers must be set back a minimum of 10 metres from side and rear property lines.
• 	 Minimum face to face separation distance between towers should be approximately 20 

metres. A small reduction in separation distance can be considered when a) Towers on a 
same site are offset; or,) b) An existing tower or tall slab building is located less than 10m 
away from its property line. In this situation a minimum 10m setback from the adjacent 
properties shall apply. 

• 	 Towers must be setback 20 metres from adjacent low-profile areas.

Revisions to the Draft CDP are expected to be put forward based on the comments received 
from various stakeholders including members of the public and the development community. 
As such, many of the draft policies are still subject to change. However, based on the draft 
policies, it is our professional opinion that the proposed development has strong regard for the 
policy direction set forth in the Draft CDP and is in keeping with the general direction set out 
for the Apartment Neighbourhood designations and the guidelines for tall buildings.

In this instance, the separation between existing and potential development is as follows: 
•	 To the north, a separation of 1 m between the proposed tower and an approximate 18.2 m 

right of way across Nepean Street would create a minimum of approximately 19 m separation 
between the proposed development and the approved towers across Nepean Street. 

• 	 To the east, while there is a 0 m setback between the 3rd and 6th floors, there is a 1.5 m 
proposed setback for the tower, and the 10 m lot width of the adjacent heritage building at 
grade creates a condition for a minimum separation of 11.5 m between the tower and future 
development on adjacent lots;

• 	 To the south, approximately 8.2 m of separation will exist between the proposed tower and 
the rear lot line, and there is presently approximately 13.4 m of separation between the 
existing building to the south and its rear lot line, resulting in a total separation of 21.6 m; 
and 

• 	 To the west, the offset of the proposed tower creates a separation of 6.1 m to the interior 
lot line, with the ultimate minimum separation to be determined by future development 
proposals. 

The proposed development complies with the current policy framework and is also in keeping 
with the general direction set out for the site in the Draft CDP.

Figure 8: Draft Centretown 
Community Design 
Plan Maximum Height 
Consideration

96 Nepean
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DOWNTOWN OTTAWA URBAN DESIGN STRATEGY (DOUDS)

The site is located within an area identified as being a ‘Potential Developent Site and Intensification 
Area’ in the Centretown East Neighbourhood Precinct, which according to the DOUDS is a very 
important part of the downtown and provides the most complex pattern of uses, densities and 
built form of all the precincts. The range of uses are housed in a wide mix of building forms ranging 
from high-density high-rises through to low-density single detached dwellings. 

The DOUDS states that “Centretown East supports a higher density towards the Business 
Precinct and lower densities towards the 417 where it transitions to established traditional 
neighbourhood areas.” Since the subject site is located directly south of the Business Precinct, it 
should therefore accommodate high densities within Centretown. (Figure 10).

CITY OF OTTAWA ZONING BY-LAW (2008-250)

The subject property is zoned R5B [482] F(3.0) – Residential Fifth Density Subzone B, Exception 
482, Maximum Floor Space Index of 3.0 (Figure 9). The purpose of the Residential Fifth Density 
Zone is to allow a wide mix of residential building forms including mid-high rise apartment 
dwellings. Apartment dwelling, mid-high rise is a permitted use in the R5B Zone.  

The proposed development complies with many of the applicable zoning provisions and 
supports the overall intent of the zone. However, a Zoning By-law Amendment is required to 
revise some provisions, in response to the plans. A Zoning By-law Amendment application was 
submitted in November 2011 including a Planning Rationale prepared by FoTenn Consultants 
Inc. which provides details on the requested zoning amendments and an analysis of the policy 
context supporting these amendments. 

The following provisions will need to be addressed in the rezoning, as outlined in the Planning 
Rationale (November 2011):
•	 Replace the maximum permitted FSI of 3.0 by a maximum permitted height of 83 m; 
•	 Decrease the minimum required front yard setback along Nepean Street from 3 m to 1 m;
•	 Decrease the minimum interior side yard setback to from 1.5 m to 0 m for first 21 m and 		
	 from 6 m to 5.75 m for the remainder;  
•	 Decrease the rear yard setback from 7.5 m to 7.0 m. 

As explained in the Planning Rationale, the requested reductions will not impact the overall 
purpose of the R5B Zone and will not negatively affect the functionality of the site. 

Figure 10:
Centretown East Precinct Plan 
(DOUDS)

96 Nepean

Figure 9:
City of Ottawa Zoning 
Map – 
96 Nepean is zoned 
R5B [482] F(3.0)

SITE
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The key strategic directions of the Precinct include:

•	 Focus taller infill development north of Cooper, with small to medium neighbourhood scale 		
	 residential infill developments directed towards the south. The proposed development 		
	 consists of a tall infill development, conforming to the Centretown Secondary Plan 		
	 designation of the site as a ‘High Profile Residential Area’.
•	 Reinforce the role of Elgin Street as a Main Street, serving the local neighbourhoods as well as 		
	 the wider downtown area and Ottawa Region. The addition of a significant number of 		
	 residents will complement the existing community development and contribute to the 		
	 commercial success of the area.
•	 Protect the Golden Triangle Neighbourhood with restricted redevelopment opportunities 		
	 in the area east of Cartier Street. Redevelopment opportunities such as 96 Nepean may 		
	 relieve intensification pressures in the Golden Triangle Neighbourhood.

The DOUDS includes Built Form Guidelines for the Centretown East Neighbourhood Precinct. 
Their intent is to “recognize its wide mix of buildings forms as well as the substantial differences 
in density and height found throughout the precinct.” All new development shall conform to 
the height/profile policy areas established in the Centretown Secondary Plan (the subject site 
is designated ‘High Profile Residential Area’), and should have a strong base that continues the 
existing street frontage and ground level connections to the street.  

TRANSIT-ORIENTED DEVELOPMENT GUIDELINES

The intent of the Transit-Oriented Development (TOD) Guidelines is to provide an urban design 
standard for assessing, promoting and achieving appropriate TOD within the City of Ottawa. 
TOD is defined as a mix of moderate to high-density transit-supportive land uses located within 
an easy walk of a rapid transit stop or station that is oriented and designed to facilitate transit 
use. The guidelines are to be applied for all development within a 600 m walking distance of 
a rapid transit stop or station. The subject site is located less than 600 m from the Slater Street 
and Albert Street rapid transit corridor. Not every guideline will apply to every development, 
and as such, the intent is not to use the guidelines as a checklist but to demonstrate a general 
adherence to the design direction provided in these documents.

The proposal supports several of the applicable guidelines. In particular, it:
•	 Provides transit-supportive land uses (apartments) within 600 m walking distance of a 		
	 rapid transit station or stop (Guideline 1).
•	 Locates high density uses as close as possible to transit (Guideline 8).
•	 Includes architectural variety at grade to provide visual interest to pedestrians and high		
	 light the building entrance (Guideline 14).
•	 Makes the pedestrian level façade of walls facing the 	street highly transparent in order to 	
	 provide ease of entrance, visual interest and increased security through informal viewing 		
	 (Guideline 15).
•	 Features a ground floor designed to be appealing to pedestrians, particularly through its 		
	 architectural treatment (Guideline 28).
•	 Provides underground parking (Guideline 39).
•	 Features landscaping in the form of trees, shrubs and permeable surfaces where possible 		
	 to help reduce urban heat and create a more comfortable microclimate (Guideline 52).

URBAN DESIGN GUIDELINES FOR HIGH-RISE HOUSING

The Urban Design Guidelines for High Rise Housing are intended to promote and achieve 
appropriate high-rise development. A high-rise building is defined as any building that is 
ten (10) storeys or more. The guidelines acknowledge that high-rise buildings are often met 
with apprehension, but that when properly done, they can create a positive outcome for the 
surrounding community. The Urban Design Guidelines for High Rise Housing deal with seven 
elements of design: context, built form, pedestrian and public realm, open space, amenities, 
environmental considerations, site circulation and parking, and services and utilities. The 
context of each site must inform the application of, and the emphasis on, various guidelines.

The proposed 27-storey building supports several of the applicable guidelines. In particular, the proposal:
•	 Establishes a pattern of development blocks, street edges and site circulation that defines 	
	 a public realm of street and open spaces and reflects or integrates the surrounding street 		
	 pattern (Guideline 1b).
•	 Uses distinctive design features, building forms and shapes to contribute to a sense of 		
	 place (Guideline 1b).
•	 Provides direct links to public transit, sidewalks and streets (Guideline 1b).
•	 Distributes building form and massing in a manner appropriate to the scale and 			 
	 proportion of the built surroundings (Guideline 6).
•	 Features innovative design and site treatments, including an open pergola structure and 		
	 distinctive lobby entrance, contributing to way-finding and place-making (Guideline 7).
•	 Proposes a form and massing which responds to the planned function of the area and 		
	 the site’s characteristics and context (Guideline 12).
•	 Supports human-scaled streetscapes through the design of the lower portion of the 		
	 building. This has been achieved through the use of detailing and quality materials, 		
	 including floating aluminum cladding which draws attention to the building entrance, as 		
	 well as human-scaled elements such as landscaping (Guideline 13).
•	 Uses clear windows and doors to make the pedestrian level façade highly transparent 		
	 and accessible (Guideline 14). 
•	 Includes at an-grade pedestrian entrance which is directly accessible, clear, prominent 		
	 with a direct link to the sidewalk. The entrance will be easily distinguished through a 		
	 distinct design feature, consisting of floating aluminum cladding opening above the 		
	 main entrance and parking access (Guideline 17). 
•	 Features an architecturally detailed façade, using various types of materials and treat		
	 ments, with no blank or featureless sides (Guideline 18).
•	 Uses architectural detailing to reduce the perception of mass, including changes of 		
	 material and colour. In particular, the recessed split in the façade divides the building 		
	 into two (2) principal massing elements when viewed from the south, contributing to a 		
	 more slender-looking building (Guideline 19).
•	 Is designed with a compact floor plate to maximize views and light for the interior spaces, 	
	 minimize the perception of a canyon along the street, create narrow shadows, and allow 		
	 opportunities for sky views (Guideline 21).
•	 Features a distinctive and well-designed roofline, including roof gardens enclosed by an 		
	 open pergola structure (Guideline 23).
•	 Provides views from the apartments to the streets and open space allowing visual 			
	 surveillance and neighbourliness (Guideline 31). 
•	 Includes underground parking and locates the garage entry in such a way as to not to 		
	 detract from the streetscape (Guidelines 56 and 58).
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4	DESIGN DRAWINGS

LOOKING SOUTHEAST TOWARD THE PROPOSED BUILDING

LOOKING NORTH TOWARD THE PROPOSED BUILDING

LOOKING SOUTH TOWARD THE PROPOSED BUILDING
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4	DESIGN DRAWINGS

PROPOSED BUILDING IN CONTEXT, LOOKING NORTHWEST 
(including future Tribeca and 91 Nepean development)

PROPOSED BUILDING IN CONTEXT, LOOKING SOUTHEAST 
(including future Tribeca and 91 Nepean development)
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4	DESIGN DRAWINGS

NORTH (NEPEAN) AND WEST RENDERED ELEVATIONS
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4	DESIGN DRAWINGS

SOUTH & EAST RENDERED ELEVATIONS



17Downtown Urban Design REVIEW Brief – 96 NEPEAN STREET

4	DESIGN DRAWINGS

STREETSCAPE
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SITE PLAN





20Downtown Urban Design REVIEW Brief – 96 NEPEAN STREET

4	DESIGN DRAWINGS



21Downtown Urban Design REVIEW Brief – 96 NEPEAN STREET

4	DESIGN DRAWINGS

PODIUM - 3RD + 4TH FLOORS
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4	DESIGN DRAWINGS

TRANSITION - 7TH FLOOR
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4	DESIGN DRAWINGS

TOWER - 9TH - 26TH FLOORS
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4	DESIGN DRAWINGS

MECHANICAL PENTHOUSE + COMMON ROOF GARDEN PLAN
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4	DESIGN DRAWINGS

ROOF PLAN
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4	DESIGN DRAWINGS

FIRST PARKING LEVEL
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4	DESIGN DRAWINGS

TYPICAL PARKING LEVEL
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4	DESIGN DRAWINGS

SUN-SHADOW STUDY

SUMMER (JUNE 21)

SPRING / FALL EQUINOX (MARCH/SEPTEMBER 21)

WINTER (DECEMBER 21)
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