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1.0 INTRODUCTION

1.1 Background Discussion

This revised Heritage Impact Assessment (HIA) is submitted in response to City of Ottawa’s request to
document potential measures that mitigate impacts by the proposed construction of three high-rise
apartments overlooking the Central Experimental Farm (CEF), a National Historic Site of Canada.

To the north directly across Baseline Road are the agricultural fields of the Central Experimental Farm
(CEF) a 400-hectare National Historic Site located in the centre of Ottawa. The Farm is owned and
operated by the federal government. Its heritage features include historic buildings, views, plantings,
gardens, circulation systems extensive agricultural fields and shelter belts. Many of these buildings and
grounds also have local heritage value. The Historic Site also accommodates part of the future campus of
The Ottawa Hospital. [Amendment #214, July 17, 2018].

We note that the concerns of the Farm relate to operation of the fields, and not to the Heritage Impact
on those fields or any structure from a physical or aesthetic point of view.

AAFC submitted a letter in February 2023 analysing the impact of the shadow cast by the proposed
development. Their presentation indicated that shadowing would inhibit plant growth and compromise
their ability to carry out research. Their concerns are attached as an addendum to this report. It should
be pointed out that it is not the mandate of the HIA or within the author’s expertise to interpret AAFC's
scientific findings. Any suggestion that a HIA should comment on that is not appropriate. For this reason,
Miller Engineering Inc. were engaged to provide expert opinion review. As experts they have reviewed
the Agri-Food documents and provide a commentary that speaks to this expertise. Their report “A Review
of the Effects of Structural Sunlight Obstruction on AAFC Research Plots” is provided as a separate
submission.

The resubmission of this update HIA supports a rezoning application assessing the design elements of the
Phase 1 proposal and comments on the impact of both the Phase 1 and the Phase 2 proposed
developments. The proposed two phased development is located at the south-west intersection of two
arterial streets - Baseline Road and Fisher Avenue where a rapid transit station is planned. The 3.5-acre
property is a L shaped lot with 152.4m of frontage along Baseline Road and 139m along Fisher Avenue .
The site is currently occupied by a single storey commercial plaza; the applicants intend a phased
construction of three towers. Tower A will be constructed as a distinct phase, with a 24 storey tower at
the southern edge of the subject property while maintaining the existing strip commercial mall along
Baseline Road. A subsequent phase, upon completion of Phase 1, would remove the strip commercial
mall to facilitate the buildout of the remainder of the site with two additional towers sited along Baseline
Road.

Commonwealth Historic Resource Management 3
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The property is designated as Minor Shopping Area and Medium Density Residential Area under the
Carleton Heights Secondary Plan — the plan is to be repealed and not replaced under the New Official Plan
(New OP). The proposal is subject to Site Plan Control and Zoning By-law Amendment applications.

Summary Findings
This revised HIA is submitted to reflect the current phase 1 development proposal and a resubmission of
the Zoning Application for both phases.

Phase 1

The Phase 1 tower is set well back from the fields. As documented by the June/September/March solstice
shadow study (Figure 18, 19, and 20) in the September study there is moving shadow that casts shade on
the CEF plots between 8am and 8:40am. We are advised that this would be equivalent of a single cloud
overhead moving across the land.

Based on the above, it is the HIA’s opinion the phase 1 proposed development will have no impact on the
cultural heritage value of the CEF. The Commemorative Integrity Statement, the recognition of the farm
within the city, and the farm’s heritage significance will remain. Further, the character-defining elements
of the fields, plots, shelter belts and research will be maintained.

Phase 2 Ultimate Buildout

The two additional towers situated directly across from the Farm along Baseline Road will be 32 storeys
and 24 storeys in height. As documented by the September Solstice shadow study (figure 21) that includes
all three towers there will be moving shadow on the southern field running along Baseline from 8am until
after 11 am. We note that this is not within the parameters of an HIA but based on the City’s Terms of
Reference for evaluating ‘net shadow’ it is below the 5 or more hourly interval times during the September
Solstice test date and does not result in an average of 50 per cent of any lands being cast in shadow.
Throughout the design process there has been a concerted effort to consider building massing
improvements that mitigate shade. These are discussed in section 4 Impact and Mitigation.

The study prepared by Miller Engineering was carried out based on direction provided by City Planning
Staff and it is the author’s understanding that the study meets the City’s expectations. The report dated
December 2023 confirms that there are no significant or noticeable impacts to the research function of
the CEF, and as a result the heritage qualities of the Farm are not undermined or impacted by the proposed
development and associated shadowing. The shadows from the proposed buildings at 780 Baseline Road
do not undermine the CEF’s ability to conduct research or erode the Farm’s heritage attributes.

References
This HIA follows the content outline recommended by the City of Ottawa for assessing Heritage Impact.
The following documents were reviewed in the preparation of this report:
e Parts IV and V of the Ontario Heritage Act;
e Recognition Statute: Central Experimental Farm Historic Sites and Monuments Act (R.S.C., 1985,
c. H-4) (we note that this is not a Heritage Designation within Federal or Provincial law)
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e Statement of Significance for the Central Experimental Farm National Historic Site of Canada,
online at: www.historicplaces.ca/en/rep-reg/place-lieu.aspx?id=13811&pid=0. (we note that this
is not a Heritage Designation within Federal or Provincial law)

e Standards and Guidelines for the Conservation of Historic Places in Canada, Second Edition, 2010;

e Cultural Heritage Impact Statement 1110 Fisher Avenue, Ottawa, ON Prepared by Julie Harris
Contentworks Inc., October 22, 2019.

e Revised Heritage Impact Assessment 1085 Carling Avenue, Carling Avenue 2019 Co-tenancy
Taggart Realty August 2023

e Baseline Road Bus Rapid Transit and Complete Street Planning and Environmental Assessment
Study (Bayshore Station to Heron Station) — Recommendations, Transportation Planning,
Transportation Services, February 2017.

e 780 Baseline Road Planning Rationale Zoning By-law Amendment Fotenn Planning & design May
4, 2022, and June 2023.

e 780 Baseline Road - Response to Technical Circulation Comments, ZBLA D02-02-22-0049, 2"
review comments January 10, 2023.

e Phase 1 Site Plan - 780 Baseline SP-1 Site Plan ZA 2023 04 28

e Phase 1 Shadow Analysis R. Lahey Architects 2023.

e Letter from Agri-Food Canada to City of Ottawa Planning including comments from the NCC, and
shadow studies prepared by Agri-Food, dated February 13, 2023.

e Baseline Road Phase 1 Drawings: Site plan, floor plans, massing plans, rendered perspectives,
Rodrick Lahey Architects, October 2023.

e Baseline Road Full Phase Drawings: Site plan, floor plans, massing plans, rendered perspectives,
Rodrick Lahey Architects, October 2023.

e Sunshade analysis, R. Lahey Architects October 2023.

e Miller Engineering Inc. Expert Opinion Potential A Review of the Effects of Structural Sunlight
Obstruction on AAFC Research Plots. James Miller, PE, PhD, and Helen Miller, EIT, M.S. Ag &

Biosystems Engineering, December 19, 2023.

Owner and Contact Information
Address: 780 Baseline Road and Fisher Avenue

Owner: Theberge Homes 789 Baseline Inc.

Contact Name Title: Jeremy Silburt Director of Acquisitions,
Planning and Development Theberge Homes O:

(613) 421-1515

C: (613) 880-5491

Address: 205-1600 Laperriere Avenue

Ottawa, Ont. K1Z 8P5

Email Address; Jeremy@thebergehomes.com

1.2 Site Location, Current Conditions, and Context

The site is located in Ward 9 Knoxdale Merivale and is bound by Baseline Road in the north, and Fisher
Avenue to the east. The proposed development has a 60m frontage on baseline Road extending west
from Fisher Avenue. Itincludes a one storey commercial mall with frontage on Baseline and Fisher Avenue
and a large asphalt parking lot all along the front of the property extending along Fisher Avenue and a
service access around the building. The mall does not have heritage significance and will be demolished.

Commonwealth Historic Resource Management 5
60114169\2


mailto:Jeremy@thebergehomes.com

A Heritage Impact Assessment 780 Baseline Road  Revision #4 December 2023

Figure 1: Aerial view illustrating the existing built context adjacent to the development site. Site highlighted in blue.
The northern portion of the proposed development fronting onto Baseline Road is located across the road from the
CEF National Historic Site of Canada. Note the open fields of the farm along Baseline and both sides of Fisher Avenue
going north. The development site is zoned GM and is located in a predominantly low-rise neighbourhood of single
detached residences. Source: Fotenn.

1.4 Surrounding Context and Neighbourhood Character

Directly north of the subject property is the Central Experimental Farm which occupies approximately 4
square kilometres of land within the City of Ottawa’s urban area (see Figures 3 and 5.) Further north at
1140 Fisher Avenue there are two (2) — 22 storey High-rise Apartment Buildings and a nine (9) — storey
building. North of the Experimental Farm is Carling Avenue, a key arterial road servicing traffic east to
west throughout the City.

The area surrounding the property to the east (see Figurel.) is comprised of a low-rise residential
neighbourhood with dwellings on small lots and features Lexington Park to the southwest. Further east is
Prince of Wales Drive where there is an employment office plaza at the northeast corner of Prince of Wales
Drive and Baseline Road. Further to the east is the Rideau Canal and Confederation Heights.

South of the subject property there is a low-rise residential neighbourhood with detached dwellings on
larger lots. Further south is Meadowlands Drive where there is a small commercial plaza at the north-
west corner of Fisher Avenue and Meadowlands Drive. There is also an eight (8) storey building adjacent
to the commercial plaza at 1129 Meadowlands Drive.

Commonwealth Historic Resource Management 6
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To the west there is a low-rise residential neighbourhood with detached dwellings on larger lots. Further
west is Merivale Road, a north-south arterial corridor consisting of many commercial amenities including
grocery stores, restaurants, and other retail stores.

Figure 3: View looking northeast along Baseline with the agricultural fields of the Experimental farm. The actual
crops are setback. The buffer area that appears as a green verge with the grain crop planted away from the road
will be redeveloped with Multi Use Pathway and a shelter belt reinstated. Source: Goggle Maps

Commonwealth Historic Resource Management 7
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Figure 5: Street view looking north on Fisher Avenue. The 22-storey apartment towers at 1140 Fisher Avenue, are
seen in the distance. Source: Google Earth

Figure 6: View along the service lane at the rear of the property residential homes along Sunnycrest Drive are
separated by a board fence. Source: Google Earth
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1.6 Relevant Information from Council Approved Documents

The Baseline Bus rapid Transit (BRT) Planning Report

The Baseline Bus Rapid Transit Report (BRT) outlines the planned Richmond-Baseline-Heron corridor that
will expand and connect Ottawa's existing and planned Transitway and the O-Train network bypassing the
downtown. The corridor will incorporate all elements of a complete street while also maintaining the
existing general traffic lanes. The Recommended Plan features median bus lanes for most of the 14 km
corridor which will provide separation of transit from other traffic with 24 new transit stations. The
recommended plan also includes 23 km of sidewalks, 22 km of cycle tracks, 4 km of Multi-Use Pathway
(MUP), and 1.5 km of on-road/shoulder bike lanes to enable an accessible, safe, and comfortable travel

environment along the corridor. Figure 7. shows the recommended alignment for the BRT facility and the
proposed station locations.
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Figure 7: Recommended alignment for the Baseline Road BRT corridor

The Portion of Corridor along Baseline Road Between Clyde and Prince of Wales/Experimental Farm
The development site extends for 60m along the south side of baseline Road west from Fisher Avenue
adjacent to the cultivated fields of the experimental farm. At present a page-wire fence and a grassed
verge separates the agricultural crops from the general public with no trees along the southern edge of
the farm along Baseline Road and extending along Fisher Avenue.

Based on the dimensions shown in Figure 8. the right-of-way will extend between 35-37 metres along
Baseline Road north of the planned development the BRT corridor requires a strip of land (the typical
widening being in the range of 7m) from the Central Experimental Farm to accommodate median BRT
lanes. In addition, the Agriculture and Agri-Food Canada staff requested a buffer “Shelterbelt” along the
frontage of Experimental Farm. The Shelterbelt which is a specific arrangement of trees, and shrubs, will
extend into the fields an additional +/- 7m. and is intended to reduce the effects of snowdrift, salt spray,
and discourage access onto the Farm’s fields. The report concludes that the Shelterbelt is a positive

Commonwealth Historic Resource Management
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inclusion that will improve the long-term health of the Central Experimental Farm and provide a pleasant
vista for users of the pedestrian and cycle facilities.

Baseline BRT is currently in the draft design phase and is subject to some changes. To ensure sufficient
right of way is protected, Baseline Road has a City-protected right of way of 47m between Marson Street
and Fisher Avenue (Figure 8.) In the case that the BRT draft design exceeds the OP limits, further
discussion with the City should occur.

Typical Cross-section: Typical Cross-section:
Looking East - Baseline Road, between Clyde and Looking est - Chemin Baseline entre Clyde et
Prince of Wales / Central Experimental Farm Prince of Wales / Ferme Experiméntale Centrale

e Central Experimental Farm /
Ferme Experiméntale Centrale

> — T ] I

Landscape . 2™ 3.0m 1.5m 35m 33m 3.8m "1.5m 3.8m 33m 35m 1.2m 1.5m | 2.0m 7525 Varies / Varie
Enhancements / Cycle Track /
Multi-Use Vehicle Lane / Transit Lane / Transit Lane / Vehicle Lane / cpcllsalsﬁzs Inner
Pathway Voies d'auto Voie d'autobus Voie d'autobus Voies d'auto 2 Boulevard /
. Boulevard interne
Inner Outer Vehicle Lane / Concrete Median / Vehicle Lane / Outer Sidewalk
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ROW Limits /
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Figure 8: Typical cross-section - Baseline Road (Merivale to Prince of Wales) shows a cross-section along the Central

W Limits /

34.9-36.9m RO!
L'empise a protégtesLimits

Experimental Farm. It includes a new 3 m Multi-use Pathway (MUP) on the north side of the corridor. The 7m. wide
Shelter belt that is on AAFC land is not included in this calculation.

Heritage Values of the Central Experimental Farm

The HIA is concerned with the impact of the proposed development on the heritage value of the Central
Experimental Farm. The Farm, recognized as a National Historic Site in 1997, (we note that this is not a
Heritage Designation within Federal or Provincial law) is identified in both the new and existing City of
Ottawa’s Official Plan as a heritage property. However, no designation of the Farm has taken place in
either Federal or Provincial law. Two documents outline the heritage value of the Central Experimental
Farm and guide its heritage conservation — the Commemorative Integrity Statement (CIS) and the
Statement of Significance (SOS). Section 3.3 (4) of the Official Plan asks the HIA to address the
Commemorative Integrity Statement (CIS). Pertinent sections of the CIS are included in the HIA as
Appendix A. The Statement of Significance, is provided as Appendix B.

The summary of the heritage value of the CEF, as stated in the SOS is:
The Central Experimental Farm was designated a national historic site of Canada in 1997 because:

e as a cultural landscape, the more than 400-hectare farm in the heart of the Nation's Capital
reflects the 19th-century philosophy of agriculture and carefully integrates an administrative core

Commonwealth Historic Resource Management 10
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and a range of other buildings with arboretum, ornamental gardens, display beds and
experimental fields in a picturesque composition;

e since its establishment in 1886, the farm has made significant scientific contributions to
agriculture in Canada by uniting scientific experimentation with practical verification, as
exemplified by the development of the hardy strains of wheat that were so influential in
expanding Western Canadian agriculture;

e arare example of a farm within a city, the Central Experimental Farm has become a symbol of the
central role agriculture has played in shaping the country.

e We note again that no designation has taken place, and in any event, the concern about and from
the Farm has been operational and not with respect to true Heritage impact.

Official Plan

The City of Ottawa Official Plan include provisions for Cultural Heritage Resources in Section 4.5.

4.5.3 Where development is proposed on a property that is adjacent to or within 35 metres of the boundary
of; a property containing an individually designated heritage building (Part IV of the Ontario
Heritage Act), a heritage conservation district (Part V of the Ontario Heritage Act) or a federally
recognized heritage property, the City may require that a Heritage Impact Assessment be conducted
by a qualified professional with expertise in cultural heritage resources. The assessment will do the
following: [Amendment #96, February 22, 2012]

1. Describe the positive and adverse impacts on the heritage resource or heritage conservation district
that may reasonably be expected to result from the proposed development;

2. Describe the actions that may reasonably be required to prevent, minimize, or mitigate the adverse
impacts in accordance with the policies below; and,

3. Demonstrate that the proposal will not adversely impact the defined cultural heritage value of the
property, Heritage Conservation District, and/or its streetscape/neighbourhood.

We note that the Farm is not adjacent within the meaning of the law, due to the intervening ownership of Baseline
Road by the City, which is a position that the City of Ottawa has supported in other situations.

Context
No views or vistas will be affected by this proposal. The subject property in not identified as within a
significant view plane as outlined in the Official Plan.

Guideline 1.4 (assuming it is applicable) requires that proposed buildings be distinguished between
landmark and background buildings. The proposed buildings can be considered landmark buildings given
their location, their role as part of views and vistas, and their contribution to the characteristics of the
neighbourhood and the City more broadly.

The preparation of a shadow study and a wind study are required to determine impact within the
neighbouring context. The shadow study will follow the Terms of reference set out in the Official Plan.

Commonwealth Historic Resource Management 11
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2.0 STATEMENT OF CULTURAL HERITAGE VALUE

The following Statement of Cultural Heritage Value identifies the primary heritage values and attributes
of the Central Experimental Farm NHS. Source: Parks Canada National Historic Sites of Canada

2.1 Statement of Cultural Heritage Value

Recognition Statute: Historic Sites and Monuments Act (R.S.C., 1985, c. H-4)

Designation Date: 1997-09-22

Dates: o 1886 to 1980 (Construction)

Event, Person, Organization: ¢ Thomas Fuller (Person) e James Fletcher (Person) e William
Saunders (Person) e  Sir John Carling (Person)

Other Name(s): ® Central Experimental Farm (Designation Name)

Research Report Number: 1997-043 DFRP Number: 08625 00 Plaque(s)

Existing plaque: 930 Carling Avenue, Ottawa, Ontario

A rare example of a farm within a city, this outstanding cultural landscape brings together two strong 19th
century interests: agricultural improvement and picturesque design. Established by the federal
government in 1886, the Farm has supported Canadian agriculture by undertaking critical scientific
research and by developing and demonstrating good farming methods. Its 426 hectares are organized
into three distinct areas: a central core of science and administration buildings, an arboretum and
ornamental gardens, and the experimental fields and plots. The Main Dairy Barn, with its attached
stables laid out around a barnyard, was at the heart of the model farm. The individual parts of the
landscape are orchestrated into an organic whole intended to enhance nature's inherent beauty.
Adopting picturesque features of the British country estate, the Farm combines large stretches of lawn
and field, winding paths, and pleasing water vistas. This site is a symbol of the crucial role agriculture has
played in shaping Canada.

Description of Historic Place

The Central Experimental Farm National Historic Site of Canada, located in urban Ottawa, Ontario, is
comprised of various structures and buildings embedded within a large rural landscape. Flanked by broad
expanses of farmland, its central area consists of the administrative core, housed in a variety of eclectic
and picturesque structures, and encompasses an arboretum, specimen plantings, and intricate
ornamental gardens. Official recognition refers to the cultural landscape with its natural, built, and
landscaped components at the time of designation.

Heritage Value

The Central Experimental Farm was designated a national historic site of Canada because: as a cultural
landscape, the more than 400-hectare farm in the heart of the Nation's Capital reflects the 19th-century
philosophy of agriculture and carefully integrates an administrative core and a range of other buildings

Commonwealth Historic Resource Management 12
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with arboretum, ornamental gardens, display beds and experimental fields in a picturesque composition;
since its establishment in 1886, the farm has made significant scientific contributions to agriculture in
Canada by uniting scientific experimentation with practical verification, as exemplified by the
development of the hardy strains of wheat that were so influential in expanding Western Canadian
agriculture; a rare example of a farm within a city, the Central Experimental Farm has become a symbol
of the central role agriculture has played in shaping the country.

Eager to introduce profitable new agricultural methods and products, the federal government created the
Central Experimental Farm in 1886. The Department of Agriculture selected a rectangular parcel of land,
over 400 hectares in area, approximately 3 kilometres from Parliament Hill. Located on a desirable site,
due to its variety of soil types and access to land, water, and rail transport, the farm would serve both
Ontario and Québec. As the city of Ottawa grew, the Farm was gradually absorbed into the urban
environment and is now situated well within the city limits.

The plan of the Farm is based on three clearly defined zones: a central core of administrative, scientific,
and functional farm buildings and spaces; the experimental fields, plots, and shelterbelts; and the
arboretum, ornamental gardens, and experimental hedges. The Farm’s Picturesque landscape is the result
of a movement promulgated by a 18th-century English aesthetic theorists and practitioners who sought
to bring landscape design closer to an idealized nature. One convention of this movement was the
adoption of certain standard features of the British country estate, including large stretches of lawn and
fields, use of water, masses of trees and shrubbery, and winding pathways. These features, designed to
enhance nature’s inherent beauty by emphasizing its irregularity, variety, and intricacy in form, colour,
and texture, integrate harmoniously with the administrative, scientific, and functional farm buildings. The
Picturesque qualities of the Farm are a significant aspect of the 19th-century philosophy of agriculture.

This philosophy also recommended the use of chemistry and genetics to make farm life more productive
and appealing. Its proponents sought to develop better farming methods by applying a new scientific
methodology to farming. Since its establishment, the Central Experimental Farm has contributed
substantially to the development of Canadian agriculture through scientific research, experimentation,
and practical verification. The Farm has addressed issues such as human and animal health, the
importation of plants and livestock, the identification and control of imported insect pests, and soil
fertility. It also contributed to the expansion of agriculture in western Canada through the development
of hardy strains of wheat, and in eastern Canada through research on forages and grasses. The Farm soon
became the headquarters of a national system of experimental farms, as its central location and
administration served to address a range of national agricultural issues.

Source: Historic Sites and Monuments Board of Canada, Minutes, June 1997.

Character-Defining Elements

Key elements contributing to the heritage value of this site include: its location in the urban centre of
Ottawa, encompassing a variety of soil types, cleared fields, and various buildings; its pastoral appearance,
as well as the orderliness and neatness critical to the Farm’s scientific pursuits; its plan, made up of three
clearly defined zones: the central core of the functional farm, science and administration buildings; the

Commonwealth Historic Resource Management 13
60114169\2



A Heritage Impact Assessment 780 Baseline Road  Revision #4 December 2023

experimental fields and plots with their bordering shelterbelts; and the arboretum, ornamental gardens
and experimental hedges; the buildings, which illustrate the Picturesque character with their compatible
scale, varied volumes and silhouettes.

Key elements contributing to the heritage value of the central core include: the intimate scale of the
interior of the zone, and the campus-like atmosphere; the compatible scale and design of both Prince of
Wales Drive and the Driveway, which have evolved from the main north-south and east-west roads in the
original 1880s plan and link the Farm to the city; the placement and design of the core administration
buildings with their wood-clad exteriors, and their relationships to each other and to their landscape
setting, which reveal their original functions and the orderly development of the original 1880s
Picturesque plan; the associations of the buildings with key figures in the development of Canadian
agriculture, such as William Saunders, Charles Saunders, and Sir John Carling; the buildings’ small, single-
storey board and batten style, conveying their continued role as part of a complex of support buildings;
the model farm, intended to demonstrate the most efficient and orderly layout of farm buildings.

Key elements contributing to the heritage value of the experimental fields, plots, and shelterbelts

include:

e the orderly organization of the fields based on a grid system reinforced by a regular system of
roadways and access lanes, and distinctive internal fencing of red “pencil posts” with white tops;

e the open cultivated fields, with their variable sizes, colours, textures, and seasonal variations;

e the relationship between the open fields and the heavily screened Driveway with its parkway
characteristics of curbs and streetlights, which emphasize the integration of a farm within a city;

e the shelterbelts, made up of hardy trees which protect the fields;

e the core brick-clad science and administration buildings;

e the viewscapes including the view from the corner of Baseline and Fisher, the view southwest from
Carling Avenue across the fields, the framed view looking east from Fisher along Cow Lane; and the
view from any point along the periphery into the open fields.

Key elements contributing to the heritage value of the arboretum and ornamental gardens include: the
Picturesque nature of the site, evidenced in the skillful use of topography and water, and the incorporation
of the shoreline of the Rideau Canal, Dow’s Lake, and the lagoons into the visual composition; the
circulation pattern in the arboretum, laid out in a typically Picturesque design of curving promenades and
constantly changing views; the glass and metal frames of the greenhouses; the arboretum itself, including
a wide variety of specimen trees and shrubs, planted to test and demonstrate suitable tree species for
various hardiness zones of Canada.

3.0 DESCRIPTION OF PROPOSED DEVELOPMENT
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3.1 Description of the Proposed Development

The ultimate proposed development consists of three (3) high-rise mixed-use buildings that will ultimately
accommodate slightly over 1089 residential units and 3,000 square metres of ground floor commercial
space. The planned towers will have heights of 24 and e 32 storey tower. Podium heights have been
reduced from 6 to 4 storeys. The buildout of the development proposal will be formalized through a
phased Site Plan Control application.

3.2 Phase 1 Site Plan

Building A will be constructed on the existing spillover surface parking lot at the south end of the property
along Fisher Avenue. The existing commercial mall will be retained in the initial phase. The subject
building will be 24 storeys tall. Access is provided from Fisher Avenue to the south of the site. Access to Phase 1
will also be possible through the existing surface parking lot. A total 370 parking spaces are proposed in the
underground parking garage to complement the 138 existing spaces located in the plaza. A total 336 bicycle parking
spaces are provided.

"1 VIEW NORTH FROM FISHER AVENUE “02, VIEW NORTHEAST FROM KESLER AVENUE

-/ PERSPECTIVE VIEW .- / PERSPECTIVE VIEW

Figure 9 : Two renderings showing the proposed massing layout and positioning of Tower A. Source: R. Lahey
Architects Inc. 2023.
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SITE PLAN - PHASE 1
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Figure 10: Phase 1 Site Plan with building A set back from Baseline Road and accessed from Fisher Avenue. A parkland
dedication shown in green will only partially be completed in the Phase 1. Source R. Lahey Architects Inc. September

13, 2023.
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3.3 Phase 1 Design

Massing, Scale, and Building Design

The proposed building is appropriately massed with ample tower separation to accommodate future
phases 2. The floorplate exceeds the tall building guidelines. The building employs a base-middle-top
design which is grounded in a podium that frames the Fisher Avenue right-of-way and provides for a
human scale at grade. Appropriate setbacks, stepbacks, and tower heights provide transition to the
adjacent low-rise neighbourhood.

The four-storey podium includes walkout units fronting onto Hilliard Avenue which contribute to the
activation of the public realm along this local road (Figurel0 ). The tower and podium incorporate
materials and finishes that are complementary to the established neighbourhood context. The podium
height and the colour palette serve as a background to the public realm experience. The glazing and light
tones of the tower offer an understated landmark.

Figure 11: The 4- storey podium including walkouts fronting onto Hilliard Avenue. Source R. Lahey Architecture Inc.
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Figure 12: View of the phase 1 development from Baseline looking south with the existing plaza in the foreground.
Source R. Lahey Architecture Inc. 2023.
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Public Realm

The public realm will be enhanced to include mid-block pedestrian pathways, a dedicated municipal park,
extensive landscaping with plantings throughout the site in outdoor amenity areas, parking lots, and along
required yard setbacks and. The public realm is designed to provide accessibility to the site and
surrounding neighbourhood. At-grade retail will promote an urban pedestrian realm that is animated and
visible from the street. Street trees and landscape plantings will be provided along Baseline Road, Fisher
Avenue, and Hilliard Avenue offering a buffer from the street and softening the transition between the

street and building fagade.

Figure 13: View of the phase 1 development looking south from Hilliard Avenue with the planned park in the
foreground. Source R. Lahey Architecture Inc. 2023.

3.4 Phase 2 Site Plan

Phase 2 Design

Phase 2 includes Building B, (32 storeys tall), and building C (24 storeys tall). A mechanical penthouse,
setback from the building edge, is to be included on the top of each tower. These two towers will be
situated fronting onto Baseline road along the northern property line. A detailed Phase 2 will be
contemplated in a subsequent application, which will incorporate the removal of the strip mall and
construction of the t