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1.0 PROJECT DESCRIPTION 
 
The proposed development is for a 3-storey residential apartment complex with 18 units, 4 

studios, 10 one-bedroom units and 4 one-bedroom units with a den. The proposed building is at 

1412 Stittsville Main Street and will have a Gross Floor Area of 592.70 m2. The dwelling will 

have 18 bicycle parking spaces and 18 vehicle parking spaces where 3 are visitor spaces, 1 is 

barrier-free and the remaining 14 spaces are for residents. 

The proposed building will be situated on the north side of the site with the driveway entrance 

fronting on  Stittsville Main. The driveway entrance will lead to two rows of parking at the rear of 

the site. Six trees are being proposed in the rear yard, in addition to soft landscaping 

surrounding the site with buffers ranging from 1.2m to 3m.  

The proposed building is designed with a 5/12 pitch roof and uses various materials in the 

building’s envelope including X siding in grey, brick, and fibre cement panels. The building’s 

traditional roof design blends well with modern materials to create an aesthetically pleasing 

design that contributes to the suburban character of the neighbourhood. 

 

Figure 1: Conceptual render of proposed development. Landscaping details not included in render.   

 

Figure  SEQ Figure \* ARABIC 1: Render of Proposed Development, Prepared by Peter Mansfield Architect 
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Figure 2: Extract of Site Plan (Source: Rossman Architecture). 

 

 

Figure 3: Informal photoshop taking render and placing it into existing context.  
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Figure 4: Render of proposed development, looking west.  

 
 

 

Figure 5: Render of front façade of proposed development, looking south-west. Proposed landscaping has not been rendered,   
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1.1 Design Intent 

The design intent was to create a residential development that seamlessly integrates functional 

living spaces with architectural aesthetics, enhancing the suburban character of the 

neighbourhood while respecting its existing context. 

1.2 Project Statistics 

The following table outlines the project statistics: 

 1412 Stittsville Main Street 

Site Area 1409.53 m2 

Number of Storeys 3 

Number of Units 18 

Proposed Height 11.7 metres 

Gross Floor Area 592.70 m2 

Total parking spaces 18 (1 Barrier Free) 

Bicycle parking spaces 18 (Exterior) 

Lot Coverage 21.7 % 
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2.0 DESIGN DIRECTIVES 
 

2.1 City Of Ottawa: Official Plan (2022) Design Policies 

 
Section 4 of the City of Ottawa Official Plan contains City-wide policies. Section 4.6, Urban 
Design, contains policies regarding the design of built form and the public realm. 
 
The urban design policies outline six (6) distinct goals as follows:  

(1) Promote design excellence in Design Priority Areas; 
(2) Protect views and enhance Scenic Routes including those associated with national 

symbols; 
(3) Ensure capital investments enhance the City's streets, sidewalks and other public 

spaces supporting a healthy lifestyle; 
(4) Encourage innovative design practices and technologies in site planning and building 

design;  
(5) Ensure effective site planning that supports the objectives of Corridors, Hubs, 

Neighbourhoods and the character of our villages and rural landscapes; and 
(6) Enable the sensitive integration of new development of Low-rise, Mid-rise and High-rise 

buildings to ensure Ottawa meets its intensification targets while considering liveability 
for all. 

 
The subject site is located on a Main Street Corridor and is identified as a Design Priority Area 
in the Official Plan (Schedule C7-A). According to Table 5 of Section 4 in the Official Plan, 
Mainstreet Corridors are designated as Tier 3 - Local (Major). These areas are emerging hubs 
of significant economic activity that may shape Ottawa’s local image in the future. They include 
commercial streets with a suburban built form that have the potential to transition into more 
walkable environments. 
 
As per any development in Design Priority Areas (DPAs), Section 4.6.1, identifies several 
relevant policies to promote design excellence.  
  
Policy 4.6.1(5): Development and capital projects within DPAs shall consider four season 
comfort, enjoyment, pedestrian amenities, beauty and interest through the appropriate use of 
the following elements: 

a) The provision of colour in building materials, coordinated street furniture, fixtures and 
surface treatments, greening and public art, and other enhanced pedestrian amenities to 
offset seasonal darkness, promote sustainability and provide visual interest; 

b) Lighting that is context appropriate and in accordance with applicable standards and 
guidelines; and 

c) Mitigating micro-climate impacts, including in the winter and during extreme heat 
conditions in the summer, on public and private amenity spaces through such measures 
as strategic tree planting, shade structures, setbacks, and providing south facing 
exposure where feasible. 

 
Comment: This project includes design elements providing for appropriate pedestrian scale 
including balconies, colour and texture variation. A buffer of soft landscaping will be provided 
surrounding the site to promote sustainability and aesthetic appeal. To mitigate micro-climate 
impacts, trees are proposed as per the Landscape Plan. The development will also provide a 
pedestrian sidewalk within the site which will connect the building’s primary entrance to the 
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existing sidewalk along Stittsville Main Street. This pedestrian entrance to the site will be 
separated by grass to the new vehicular access driveway from Main Street. The driveway will 
lead to the rear of the site where there will be 18 bicycle bays and 18 parking spaces (including 
1 barrier-free). Exterior amenity spaces will also be capable of being transformed into snow 
storage areas during winter and a designated waste and recycling area will be provided.  
 
Policy section 4.6.5 (2) ensures effective site planning along corridors and hubs. It requires that 
development respond to the site's context, transect area, and overlay policies. Buildings should 
frame adjacent streets, parks, or greenspaces and have appropriate setbacks. Main entrances 
should be clearly visible from public sidewalks. 
 
Comment: This project incorporates a paved pedestrian entrance to the site from the public 
sidewalk. This entrance is the primary entrance to the site and is appropriately setback from the 
street which allows for enhanced accessibility to the site. By implementing the appropriate 
setbacks and accessible primary entrances, the proposal corresponds to the intent of the official 
plan regarding development along corridors.   
 
Policy section 4.6.6 (6) emphasizes the sensitive integration of new developments to help 
Ottawa meet its intensification targets while ensuring livability for all. It states that low-rise 
buildings should be designed in response to the context and transect area policies. These 
buildings should include soft landscaping, at-grade main entrances, and, where appropriate, 
front porches or balconies. The architectural design of the buildings should complement the 
surrounding context. 
 
Comment: The proposed development is surrounded by soft landscaping and includes a main 
entrance that is at grade level. The elevation diagram proposes balconies for many dwelling 
units where five balconies will face Stittsville Main Street which adds vibrancy to the site and an 
enhanced urban design.  

 
 
 

  

Figure 4: View of Site Area from Highway 7 Westbound Figure : View of Site Area from Highway 7 Eastbound 

9



Q9 Planning + Design Inc.        File: 041624 –1412 Stittsville Main Street      Urban Design Brief 

2.2 Stittsville Secondary Plan 

Section 3.1 outlines land use, height, transition and urban design objectives for this subject site 

which is designated as Mainstreet. 

[ Height, Transition and Built form: The policy sets out that the building height is limited 
to 4 storeys. Buildings adjacent to the front or corner lot line must have a setback above 
2 storeys to reduce the sense of height from the pedestrian viewpoint and respect the 
existing 1 to 3-storey built form. New buildings must enclose and define the street edge, 
with maximum front and corner side yard setbacks to achieve this. Additionally, all new 
buildings on Stittsville Main Street must orient their main entrance towards the street. 

● Comment: The proposed 3-storey residential building is within the 4-storey 
height limit and positions itself along the frontage to define the street edge along 
Stittsville Main Street. The primary entrance also faces the street, enhancing 
accessibility. The design includes a new concrete sidewalk and landscaped 
passing zone, promoting pedestrian-friendly access. Additionally, the building's 
placement and setbacks align with the overall streetscape, responding to the 
context and enhancing the area's livability. 

 

[ Land Use: The plan suggests that to encourage an active pedestrian environment along 
Stittsville Main Street, new buildings should consider mixed-use development with non-
residential uses on the floor level.  

● Comment: While the proposed development focuses on residential development 
the development's proximity to a commercial plaza could greatly enhance the 
pedestrian environment along Stittsville Main Street, supporting local existing 
businesses and creating a dynamic streetscape that fosters community 
interaction and pedestrian activity. 

 

[ Transportation: The policy states that at the time of site development, public pedestrian 

linkages should be provided to connect residential neighbourhoods to Stittsville Main 

Street. 

● Comment: The site's plan to install a new pedestrian walkway at the building 

entrance aligns with the transportation policy's goal of creating accessible 

pedestrian connections between residential neighbourhoods and Stittsville Main 

Street, enhancing direct access to the residential units from the street. 

 

Section 4.2 focuses on the design-based policies for the Poole Creek Precinct. 

 

[ The plan states that development near Poole Creek must comply with conservation 

regulations from the Mississippi Valley Conservation Authority. The City plans to extend 

and maintain a trail along the creek's west side, secure rights of way as new 

developments occur, and ensure public access to the Johnny Leroux Community Centre 

during redevelopment. Future improvements to Stittsville Main Street should enhance 

views of Poole Creek and pedestrian access to the trail network.  

● Comment: According to Pre-Consulation feedback, the subject property is not 

regulated by the Mississippi Valley Conservation Authority (MVCA) under Ontario 

Regulation 153/06. Residents of the new building will have access to amenities 

such as the Johnny Leroux Community Centre, situated at the rear of the site. 
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Additionally, the site is just steps away from the Poole Creek Trail, providing 

enhanced accessibility to the pathway. These factors contribute positively to the 

local community by promoting active living and connectivity within the 

neighbourhood.  

 

2.3 Stittsville Community Design Plan 

Policy section 4.0 of the Community Design Plan (CDP) expands on the directions of the 
Secondary Plan and outlines the implementation strategy for the neighbourhood. 
 

[ Housing: In consideration of the Provincial Policy Statement and the Official Plan, the 
city sets targets for intensification within areas along the Traditional Main Street. The 
subject site is located within the Poole Creek Precinct which is expected to grow the 
most with approximately 161 dwellings by 2031. The policy also sets out that additional 
housing in the area should be accessible and affordable.  

● Comment: The proposed development contributes to this goal by adding a total 
of 18 dwellings within an existing area. The proposed site also considers 
accessibility in its design by creating an internal pedestrian sidewalk to allow for 
safe access within the site for pedestrians.  

 
Section 4.11 sets out more specific design guidelines for developments along Main Street to 
bridge the gap between the village/suburban character of Stittsville with the (2006) design 
guidelines for Traditional Main Streets located in a more urban context. The following policies 
apply to the subject site  
 

[ 4.11.1 Built Form: The guidelines for Stittsville Main Street allow buildings to range from 
1 to 4 storeys in height. New buildings must adhere to a maximum front and corner side 
yard setback of 3 metres, aiming to define the street edge and encourage active 
pedestrian interaction. 

● Comment: The proposed 3-storey development complies with the permitted 
height range of 1 to 4 storeys for Stittsville Main Street. With a front yard setback 
of 2.30 meters, the design effectively defines the street edge while ensuring 
privacy for future residential occupants. This approach aligns with the goal of 
promoting pedestrian activity and community engagement along the street. 

 

[ 4.11.2 Architectural Direction: The policy states that in infill developments, buildings 
should be scaled to harmonize with existing structures. The use of materials like brick, 
metal, glass, wood, stone, and other natural elements is encouraged. Structures should 
be designed to enhance street corners through techniques such as setbacks (up to 3m), 
angled cuts, or the incorporation of public amenities like seating and patios. All sides of 
buildings, especially those facing public areas, should be carefully detailed and 
articulated. 

● Comment: The proposed development is a 3-storey residential building, which is 
an appropriate height for the suburban character of the area. It features zoning-
conforming setbacks, soft landscaping buffers, and new trees that blend 
seamlessly into the existing character of the neighbourhood. The facade facing 
Stittsville Main Street combines traditional and modern elements, using textured 
brick and fibre cement panels to enhance visual appeal. Additionally, the rear 
amenity space and new sidewalk enhance pedestrian access and contribute 
positively to the community's overall aesthetic and functionality. 
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2.4 Responses To Comments From Staff At Pre-Application Consultation 

Meeting 

The following detail the comments regarding Urban Design provided at the pre-application 
consultation meeting that took place on March 4, 2024. 
 

[ A Design Brief is required. The Design Brief is straight forward in this case with a focus 
on documenting the existing conditions and the context. The Design Brief can be 
combined with the Planning Rationale report in this case. The Terms of Reference is 
attached for convenience. 

 
● Q9 Response: A Design Brief has been provided (this report) 

 

[ Per the direction of the CDP, a 2-metre step back of the floors above the second storey 

is required on the front facade. 

 

● Q9 Response: Per subsequent correspondence with staff, balconies can satisfy 

the requirement for an articulated façade. 

 

[ Please consider removing the main floor balcony along Stittsville Main to define the 

street edge. 

 

● Q9 Response: By situating the balconies for dwelling units at 118.500 meters on 

level 1 instead of at grade level, the design effectively enhances the definition of 

the street edge along Stittsville Main. This adjustment contributes to a more 

cohesive streetscape, aligning with urban design principles that prioritize visual 

continuity and pedestrian-friendly environments. 

 

[ Please consider a more regular and traditional window shape and pattern on the front 

façade. 

● Q9 Response: The building incorporates rectangular and square window 

patterns for each apartment unit which reflect a traditional design across the 

building.  

 

[ Please consider aligning window heights of the main entry with the main floor windows. 

● Q9 Response: The window height of the main entry corresponds to the window 

height of the unit that is adjacent to the main entrance.  

 

[ Please use colours and materials found in the neighbourhood. 

● Q9 Response: The proposed development will use a mix of brick, panels and 

fibre cement materials for the building’s exterior. These materials are found 

within the surrounding developments of the area.  

 

[ Please consider a safe pedestrian connection to Entrance B. 
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● Q9 Response: The proposed development has integrated an internal sidewalk 

along the side of the building that to the rear parking lot. This pathway will ensure 

safe pedestrian access throughout the site and is separated from vehicular 

traffic.  

 

[ Please consider transition to surrounding properties including landscaping and fencing. 

● Q9 Response: The proposed development includes a minimum landscaped area 

of 372.54 m² around the site to ensure a smooth transition with neighbouring 

properties through thoughtful landscaping. A buffer of 1.8 m and 1.5 m is 

provided on either side of the surface parking area in the rear. There is also a 

minimum 1.5 m setback at the rear of the site which expands to 4.0 m in either 

corner.  

 

[ Please provide opportunity for tree planting on the site. 

● Q9 Response: The development plans to plant 11 trees on the subject lot, 

enhancing the greenery and contributing to the canopy of the site. Please note 

this Landscape Plan is currently conceptual for the purposes of the Zoning 

Application Submission.  
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3.0 SITE, CONTEXT & ANALYSIS 
 

3.1 Existing Site Conditions 

The subject site is a long rectangular lot on the west side of Stittsville Main Street. It is 

surrounded by a mix of single detached homes, townhouses and a commercial plaza.

 

    Figure 6: Context Map of the Subject Site (Source: Google Earth).      

   Figure 7: Photo of the Subject Site (Captured by Q9).      
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Figure 8: View along Main Street (Source: Google Earth).     

 

Figure 9: View of the Subject Site (Captured by Q9).     
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Figure 10: View of the Commercial Plaza abutting the site (Captured by Q9).     

 

Figure 11: View along Main Street (Source: Google Earth).     
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3.2 Perspective images to and / or from the site. 

The following images depict the surrounding neighbourhood: 

Figure 12: View of intersection of Beverly Street and Stittsville Main Street (Source: Google Earth).     

 

Figure 13: View along Stittsville Main Street (Source: Google Earth).     
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Figure 14: View of Intersection of Warner-Colpitts Lane and Stittsville Main Street (Source: Google Earth).     

 

Figure 15: View of 4-way Intersection along Stittsville Main Street (Source: Google Earth).     
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3.3 Characteristics of adjacent streets and public realm. 

The character of adjacent streets along Stittsville Main Street reflects typical suburban edge 

development, with public sidewalks on both sides providing a buffer between the roadway and 

low-rise buildings. These sidewalks facilitate a smooth transition and enhance pedestrian safety, 

creating a clear separation between vehicular traffic and pedestrian zones. This layout not only 

improves walkability but also contributes to a more organized and visually appealing 

streetscape, ensuring that pedestrians feel safe and comfortable as they navigate the area. 

 

The area features a vibrant mix of residential, commercial, and retail spaces, fostering a 

dynamic and lively atmosphere. This blend of uses ensures that the street is active throughout 

the day, with residents, shoppers, and visitors all contributing to the street’s energy. Commercial 

establishments, including cafes, shops, and restaurants, provide essential services and 

amenities, making the area a convenient and attractive destination for both locals and visitors. 

This diversity of uses supports a more sustainable and resilient community by promoting local 

businesses and reducing the need for long commutes. 

 

Street trees and benches enhance the public realm, offering shade, seating, and aesthetic 

value. These elements, along with well-maintained landscaping, create a pleasant environment 

for pedestrians. Enhanced pedestrian safety and accessibility are achieved through crosswalks, 

signage, and traffic-calming measures, which help to slow down traffic and increase driver 

awareness. Additional amenities such as bike racks and street lighting further contribute to a 

comfortable and inviting public space, encouraging people to spend more time outdoors and 

fostering a sense of community. These features collectively create a pedestrian-friendly, 

accessible, and vibrant streetscape along Stittsville Main Street. 

 

. 
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4.0 DESIGN RESEARCH 
 

4.1 Built form transition between the proposed development and the 

surrounding area 

 

Figure 16: Graphics showing built form relationship to context and the lot 
 
The proposed building, per the elevations below, falls below the permitted building height and 
while it is taller than the abutting buildings, it remains compliant in all zoning respects and 
therefore the transition is appropriate. 

 
Figure 17: Elevation showing proposed building height compared to permitted building height.  
 

Maximum Permitted Building Height 
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4.2 Response to abutting public realm conditions beyond the boundaries of 

the site. 

 
The proposed development will enhance pedestrian access by providing walkways along the 

sides of the building, linking directly to the sidewalks on Stittsville Main. The sidewalks exist 

along both sides of Stittsville Main, connecting the site to the adjacent commercial plaza. 

Additionally, a trail at the rear of the site, accessible via Warner-Colpitts Lane, offers further 

connectivity to an extensive network of trails in surrounding green spaces. 

 

 
Figure 18: Pedestrian Circulation 
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5.0 CONCLUSION 

The proposed development is designed to blend seamlessly with the suburban context, 
featuring a pitched roof and a mix of materials, including grey siding, brick, and fibre cement 
panels. The site incorporates soft landscaping buffers throughout and plans to plant six new 
trees in the rear, aligning with policy directions to increase the city's tree canopy. 

The site will include a separate pedestrian entrance from the city sidewalk and vehicular access 
via a driveway on the north side. This driveway will lead to the rear, where there will be 18 
parking spaces and 18 bicycle bays for residents. 

The site is considered to be well-designed and is supportable from an Urban Design 
perspective. 
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6.0 LIMITATIONS OF REPORT 

This report has been prepared for Goulet Real Property for the stated purpose. Its discussions 
and conclusions are not to be used or interpreted for other purposes without obtaining written 
permission from Q9 Planning + Design Inc.  

This report was prepared for the sole benefit and use of Goulet Real Property and may not be 
used or relied on by any other party without the express written consent of Q9 Planning + 
Design Inc. 

This report is copyright protected and may not be reproduced or used, other than for the stated 
purpose, without the express written consent of Q9 Planning + Design Inc.   
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APPENDIX A – DESIGN BRIEF TERMS OF REFERENCE 

FORM 
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