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1 INTRODUCTION 
The purpose of this report is to review and assess the appropriateness of a Zoning By-law Amendment proposed by Richcraft Group of 
Companies in the context of the surrounding community and the City’s direction and strategies for growth and development.  The 
proposed amendment would involve an increase of the permitted height to 74 m and the permitted Floor Space Index (FSI) to 3. 

 

1.1 SITE LOCATION 
The 0.76 ha (1.88 acre) site known municipally as 19 
Centrepointe Drive is located in the Centrepointe area of 
the City of Ottawa.  The site is a vacant, irregularly shaped 
corner lot southeast of the intersection of Centrepointe 
Drive and Constellation Crescent.   

 

1.2 OVERVIEW OF PROPOSED DEVELOPMENT   
The proposed development would consist of two (2) high-
rise residential buildings that are wrapped by a three-
storey podium that will consist primarily of street level 
townhouses and a coffee shop with a patio located along 
Centrepointe Drive.  One (1) of the towers would be 
twenty-four (24) storeys in height including the podium; 
the other would be twenty-two (22) storeys in height 
including the podium.  Both towers have been designed 
with a slender footprint in order to maximize sunlight and 
a feeling of openness within the surrounding development 
context.  The podium townhouses will front onto and have 
direct pedestrian access to the east side of Centrepointe 
Drive.  All vehicular access to the proposed development 
will be accommodated off Constellation Crescent to the 
north leading to a drop-off area and underground parking entrance on the east side of the building.  The proposed development can be 
better understood by referring to the Site Plan and development perspectives on the following pages.   
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2 CONTEXT 
 

2.1 IMMEDIATE SITE CONTEXT 
The Centrepointe community is a residential neighbourhood consisting predominantly of townhouses and single-detached homes with a 
range of additional community facilities and amenities.  The adjacent land uses to the site are as follows:  

North:  The Nepean Medical Centre - a four (4) storey medical office building with a large surface parking area.   

East: Sir Guy Carleton Secondary School is adjacent to the site.  North of the two (2) storey school building are two (2) soccer fields that 
are immediately adjacent to the eastern edge of the subject site.   

South and West: Given the fact that Centrepointe Drive bends east as it extends south along the western edge of the subject site, rows of 
two (2) to three (3) storey townhouses that align most of the opposite side of Centrepointe Drive are effectively located west and south of 
the proposed development. 

 

2.2 COMMUNITY CONTEXT AND AMENITIES 
In addition to the land uses adjacent to the site, there are a variety of community amenities, facilities, and municipal buildings that 
compliment the predominantly residential character of the Centrepointe community.    Southeast of the site just past the Secondary School 
is a nine (9) storey municipal office building at 100 Constellation Crescent.  Further southeast, approximately 500 metres away, is Ben 
Franklin Place which houses a theatre and a library in addition to various municipal offices.  Within 500 metres east of the site, on either 
side of Woodroffe Avenue, lies Algonquin College.  Immediately north of Algonquin at the southeast corner of Baseline Road and 
Woodroffe Avenue is a large shopping plaza (College Square) with a selection of retail stores and a grocery store.  Centrepointe Park is 
located within 500 metres southwest of the site providing soccer fields, baseball diamonds, and a children’s playground.  This park is 
approximately 35 acres in area and has a large passive greenspace and pathways surrounding a central pond feature.  Pinecrest 
Recreation Complex is located approximately 400 metres northwest of the site. This facility includes an indoor pool, hockey arena, 
exercise facilities, baseball diamonds, a football field and tennis courts.  The Pinecrest complex is flanked to the east by Bishop Hamilton 
Christian School.  Finally, further east within 400 and 700 metres of the site respectively are Deslauriers Public Elementary School and St. 
Daniel Secondary Elementary School.  The figure on the following page illustrates a number of these amenities however, the underlying 
aerial photo and the corresponding transit station label do not reflect the current station location that has been shifted west within 400 
metre of the subject site. 
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2.3 TRANSPORTATION CONTEXT (ROAD & TRANSPORTATION NETWORK)  
The proposed development is accessible and well served by Transit.  At the intersection of Baseline Road and Centrepointe Drive, there is 
a Transit stop which services Regular Bus Route 118 and Express Route 179.  South of the subject site; at the intersection of 
Hemmingwood Way and Centrepointe Drive, the Regular Route 178 can be accessed.  Regular Route 174 and Express Route 186, which 
run along Woodroffe Avenue, are also within close walking distance of the site. The proposed development would also be serviced by 
routes 94 and 95 from the Baseline Transitway Station. As noted, the subject site is located within 400 metres of the recently relocated 
Baseline Transitway Station.  The station currently accommodates bus rapid transit service, however the station has been designed and 
constructed to ultimately accommodate light rail which will extend south and east toward the City core within a depressed trench.  
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Under the Official Plan, Constellation Crescent is designated as a Collector road and Centrepointe Drive is designated as a Major Collector.  
The Official Plan states that Collectors and Major Collectors are meant to connect communities and distribute traffic between the arterial 
systems and the local road system.  These roads are meant to carry lower volumes of traffic than Arterials. The presence of these roads 
signifies the importance of building up the densities in the area around the proposed development to support the intended use for these 
road types.  Baseline Road and Woodroffe Avenue are both designated as Arterials.  Arterials are stated in the Official Plan to carry large 
volumes of traffic over the longest distances.  They function as major public and infrastructure corridors in the urban community and 
villages and because of their close proximity to the proposed development, allow the residents to be in relatively close distance to retail 
shopping malls, sports complexes and other large public gathering spaces.    
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3 POLICY AND REGULATORY FRAMEWORK  

3.1 PROVINCIAL POLICY STATEMENT 
The Provincial Policy Statement (PPS), which was issued under Section 3 of the Planning Act, provides policy direction on matters of 
public interest related to guiding growth and development in Ontario.  The Planning Act states that planning decisions “shall be consistent 
with” policy statements issued under the Act.  Consequently, the proposal has been reviewed in relation to the Provincial Policy Statement 
(2005). 

The underlying principles of the PPS relate to the province’s long term economic prosperity, environmental health and social well being, 
which depend on the following: 

 Promoting cost-effective development patterns which stimulate economic growth; 
 Protecting resources for their economic use and/or environmental benefits; and 
 Directing development away from areas where there is a risk to public health or safety.   

 

Specifically with respect to Urban Areas, the PPS includes policies related to the following: 

“Planning authorities shall identify and promote opportunities for intensification and redevelopment where this can be accommodated 
taking into account existing building stock or areas, including brownfield sites and the availability of suitable existing or planned 
infrastructure and public service facilities required to accommodate projected needs” (Policy 1.1.3.3)  

“Intensification and redevelopment shall be directed in accordance with the policies of Section 2 and Section 3. Appropriate development 
standards should be promoted which facilitate intensification, redevelopment and compact form, while maintaining appropriate levels of 
public health and safety” (Policy 1.1.3.4)  

“New development taking place in designated growth areas should occur adjacent to the existing built-up area and shall have a compact 
form, mix of uses and densities that allow for the efficient use of land infrastructure and public service facilities” (Policy 1.1.3.7)   

 

The proposed development is consistent with the policies and principles of the PPS in that it represents intensification within a 
compact mixed-use form that will capitalize on existing infrastructure and services. 
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3.2 CITY OF OTTAWA OFFICIAL PLAN (2003)  
The subject site is designated Mixed Use Centre under the Official Plan of Ottawa.  The Official Plan views Mixed Use Centres as focal points 
for the community.  They are meant to “act as focal points of activity”, are considered “being areas with high potential to achieve compact 
and mixed-use development”, and “represent opportunities for substantial growth” (Section 3.6.2).    
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In guiding development in Mixed-use Centres the Zoning By-law will provide for the highest density development within 400 metres of 
the rapid-transit station, require residential uses in the form of apartments and other multiples at a medium and/or high density, and 
require all development to meet the minimum target densities set out in Section 2.2.2 policy 7 (Section 3.6.2.7). 

Section 2.2.2 of the Official Plan provides policies on how the City would like to see growth.  Intensification is identified as a preferable 
growth strategy because it decreases pressure on urban expansion and capitalizes on existing infrastructure and helps promote more 
vibrant, accessible, and complete communities.  Consequently the Official Plan growth to areas designation Central Area, Mixed-Use 
Centres, Employment Areas, Enterprise Areas, Developing Communities and Mainstreets.  The plan encourages areas around major transit 
stations to develop as compact, walkable, mixed-use developments with densities that support transit use in both directions.  Section 2.2.2 
policy 7 sets minimum density targets for these target intensification areas.  The targets are unique for each area and are set to increase at 
the year 2031 and beyond.  The Baseline-Woodroffe Mixed Use Centre carries a current minimum target of 96 people and jobs per gross 
hectare.  While the current minimum target is 6th in density among the 10 mixed-use centre areas, this particular mixed-use centre is 
forecasted to reach a density of 200 people and jobs by 2031; one of the highest growth locations on a percentage basis among the City’s 
target locations.    

Section 4.11 of the Official Plan states, “To achieve the Plan’s strategic directions for managing growth, the zoning in many areas of the 
city, particularly areas adjacent to major roads, at the periphery of neighbourhoods and proximate to transit stations, may allow for more 
intensive development than has occurred in the past. In addition, an amendment to the zoning by-law may be needed to change the 
permitted use of the land and increase the height or density permitted. In these circumstances, the compatibility of the proposed 
development must be considered.” When evaluating compatibility of development, the site’s land use designation (including Secondary 
Plan designation), applicable site specific policies, and urban design guidelines are to be considered as well as the following criteria 
(Section 4.11.2 and 4.11.3):  

a. Traffic: The subject site is located at the intersection of two (2) Collector Roads that connect to Baseline Road, an Arterial 
Road that lies approximately 85 metres north of the site.  While the amendment proposes a modest increase in permitted 
density, the site ingress and egress are restricted to Constellation Crescent allowing most site generated traffic to quickly 
dissipate to Baseline Road.       

b. Vehicular Access: In response to community concerns, all vehicular traffic is planned to access Constellation Crescent to the 
north thereby minimizing traffic impacts within the lower density portions of the community to the south and west.  The 
access will lead to an underground parking entrance where all parking will be accommodated with the exception of a small 
number of surface parking spaces to accommodate short term drop off and delivery parking.  This proposed parking 
arrangement supports the pedestrian oriented design of the street townhouses along Centrepointe drive as the public 
sidewalk will remain free from vehicular accesses and associated points of conflict.    

c. Parking Requirements: The proposed underground structure will accommodate all required resident and visitor parking 
and will effectively eliminate commonly associated noise and headlight nuisance concerns.  By exceeding the minimum zoning 
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requirements for required spaces, impacts associated with spill-over parking in the surrounding community should also be 
avoided.   

d. Outdoor Amenity Areas:  The development benefits from the fact that the abutting lands to the east are institutional in 
nature and therefore do not have sensitive private amenity spaces.  The low rise residential dwellings to the west and south 
are separated by Centrepointe Drive and generally face the proposed site so their rear yard amenity spaces are setback and 
screened from the development.  Amenity space for the proposed development will be accommodated on the podium rooftop 
within carefully screened and designed common areas.  Additionally, the proposed cafe and parkette elements along the 
Centrepointe streetscape are intended to serve as public gathering spaces that are hoped to fill an existing void within the 
immediate context of neighbourhood amenities. 

e. Loading Areas, Service Areas, and Outdoor Storage: Given the predominant residential nature of the proposed 
development, loading area demands would be limited to the café, a function that could be accommodated from Centrepointe 
Drive or through the podium from the rear of the building. 

f. Lighting: Site lighting will be predominantly near ground level to illuminate pedestrian walkways and the rear access area 
where it is generally away from sensitive land uses.  

g. Noise and Air Quality: The proposed development will not create adverse effects relating to noise and air quality.  Noise 
generating equipment will be located on the tower and podium rooftops where it will either be enclosed or screened from 
view.  

h. Sunlight: The benefit of the point tower design of the proposed development is such that sun shadows will be narrow and will 
move quickly as illustrated in the sun-shadow study illustrated in section 4.3 of this report.  In addition, most shadows from 
the proposal will be cast toward the north and east where the closest commercial and institutional land uses are generally less 
sensitive to these concerns.  

i. Microclimate: The reduced footprint design and spatial separation of the proposed towers will minimize ‘wind tunnelling’ 
effects on adjacent properties, particularly in comparison to the 10-storey massing that is permitted under the present site 
zoning.  In addition, the shape of the towers and extensive use of glazing will allow for maximum sun-light penetration to all 
dwelling units.  

j. Supporting Neighbourhood Services: The development is located in a location that has a variety of amenities and services 
(health facilities, schools, parks and leisure areas) and is very well served by transit.  As the neighbourhood intensifies in 
accordance with Official Plan policies, the extent, diversity, and proximity of such services can be expected to improve. 

 
In addition to the above criteria, the following Section 4.11 policies are provided to specifically assist in the integration of high rise 
buildings: 
 

 Development proposals will address issues of compatibility and integration with surrounding land uses by ensuring that an 
effective transition in built form is provided between areas of different development profile.  Transitions should be accomplished 
through a variety of means, including measures such as: 
a. Incremental changes in building height (e.g. angular planes or stepping building profile up or down); 
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b. Massing (e.g. inserting ground-oriented housing adjacent to the street as part of a high profile development or incorporating 
podiums along a Mainstreet); 
c. Character (e.g. scale and rhythm, exterior treatment, use of colour and complementary building finishes); 
d. Architectural design (e.g. the use of angular planes, cornice lines); and 
e. Building setbacks (Section 4.11, policy 11). 
 

The proposed development utilizes all of the above-noted transitioning strategies.  In particular a three (3) storey podium with street 
oriented townhouses is proposed with a height, setback, and architectural style that is similar to the surrounding built form. 

   
 The City will consider proposals submitted for high-rise buildings in light of the fit of the proposal within its neighbouring context 

and in light of the following measures, depending on the type of approval sought (policy 13): 
a. How the scale, massing and height of the proposed development relates to that of adjoining buildings, its contextual fit with the 
character of the immediate area, and the vision for the area established in Council-approved community design plans, secondary 
plans, other similar Council-approved planning documents, or the Zoning By-law; 
b. The establishment of appropriate transitions and/or building setbacks from adjoining areas built at a lower profile; 
c. How the proposal relates to the setting, character, and integrity of cultural heritage resources adjacent to or across the street 
from the site, consistent with the provisions of S.4.6.1 of this Plan; 
d. The width of the public right-of-way on which the proposed building has frontage. A wider right-of-way will enable greater 
building height. In this regard, general guidance will be provided in the City’s urban design guidelines for high-rise buildings; 
e. The depth and width of the lot on which the proposed building is to be located. Greater lot depth and width will enable greater 
flexibility in determining building height; 
f. How the proposal enhances existing or creates new views, vistas and landmarks; 
g. The effect on the skyline of the design of the top of the building; 
h. The quality of architecture and urban design, consistent with Council-approved design guidelines; 
i. How the proposal enhances the public realm, including contribution to and interaction with its surroundings at street level (e.g. 
the provision of publicly accessible landscaped area, amenity space and pedestrian respite areas, street trees public art, active land 
use frontages, legible entrances and views to the street, canopies, awnings and colonnades for continuous weather 
protection); 
j. The maximization of accessibility to, integration with and support of public transit; 
k. The adequacy of vehicle movements into and out of the site and the carrying capacity of the street network serving the 
development; 
l. The adaptability of the design over time to enhance resource and energy efficiency. 
m. How the proposal minimizes any sun-shadowing or uncomfortable wind conditions on sensitive areas such as residential areas, 
sidewalks, pedestrian gathering places, and parks through its design, articulation, size, orientation and massing; 
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n. How the proposal addresses safety, physical, visual, and noise impacts of associated service functions (e.g. parking, loading, air 
conditioning, meters, vents, garbage storage and collection) on the street and adjacent property; 
o. The adequacy of resulting privacy and/or natural light conditions on adjacent private amenity areas (residential windows, 
balconies, yards) through mitigation of any overlook from the proposal and/or the orientation, facing distance and space between 
building walls and windows and between building walls and property lines. 
 

Many of the above-noted considerations have been discussed earlier in responding to the first set of compatibility criteria.  
Considerations related to the Secondary Plan and the Centre Pointe Town Centre Plan will be discussed in the next section of this 
report.  With respect to the remaining new criteria outlined above, the subject lands do in fact benefit from being almost a hectare in 
size and by being surrounded by Collector Roads and playing fields on all sides.  As a result, the proposed towers are significantly 
setback from adjacent uses that might normally be impacted by the alternate scale of development.  As noted earlier in this report, 
the subject lands are also within 400 metres of a rapid transit station that have recently been constructed to accommodate future light 
rail service. 

 

3.3 BASELINE AND WOODROFFE SECONDARY PLAN 
The Baseline and Woodroffe Secondary Plan provides direction and guides development and redevelopment of lands within the area 
described as the southern half of the Baseline and Woodroffe intersection.  The following objectives (Policy 2.2) of the Secondary Plan 
would be most relevant in considering the proposed development and associated amendment: 

 To protect for the most dense development which can be accommodated in the Secondary Plan area over the planning period 
(2021); 

 To provide opportunities for high density residential development; 
 To create a compact, pedestrian oriented heart for the wider area which fosters community and human interaction; and 
 To ensure that development within Secondary Plan Area minimises the effect on surrounding residential communities of through 

traffic or off-site parking. 
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Section 3.0 of the Secondary Plan outlines more specific development policies.  This section explains that the transportation system is key 
to the development within the Secondary Plan area and that the area’s identity will be created by the built condition along the area 
streets, pathways, and transit station.  Development is to be focused in proximity to the rapid transit stations.  Generally, office uses are 
encouraged closest to the station and residential, retail, and service are preferred just outside the 300 metre radius; where in fact the 
proposed development is situated.  

The Secondary Plan divides the area 
into four (4) precincts, and has a 
different direction for each.  Although 
the adjacent figure shows the subject 
lands just west of the Constellation 
Precinct, section 3.3 of this Plan 
explains that the precincts are 
established based on radiating 
distances from the rapid transit 
station.  Given that this station has 
recently been relocated west within 
400 metres of the site, it is reasonable 
to consider the proposal according to 
the policies of the Constellation 
precinct which is located within the 
300 - 400 metre radius of the station 
in the northwest corner of the 
planning area.  

Section 3.4.1 states that “the 
Constellation Precinct will 
accommodate the largest office 
component of the precincts.  
Development within this precinct shall 
be a mix of uses.  Residential uses shall 
be encouraged, preferably adjacent to 
existing residential dwellings along 
Centrepointe Drive.   Commercial uses, which support and complement the office and institutional uses shall also be encouraged.”  This 
policy goes on to state, “the total development potential of this precinct is roughly 111,000 square metres, not including the floor area of 
the existing high school and 400 housing units, which could be supported by the transportation network.  (Policy 3.4.1)” 
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In considering the Secondary Plan policies it is clear that transit supportive land uses, densities, and strong streetscape design are 
priorities for development within this area. While the Secondary Plan does not provide direction on desired building height and form, 
it does outline development potential within the subject precinct and targets residential development at the site location.  The 
proposed development at approximately 22,600 sm would seem to represent a balanced percentage of the recommended 
development density within the remainder of the precinct. 

 

3.4 CENTREPOINTE TOWN CENTRE WORKSHOP SUMMARY REPORT    
In Sept. 2005, City Council approved a Corporate Plan to 
implement the vision of Ottawa 20/20.  Part of this plan included 
a Neighbourhood Agenda within which included the 
redevelopment of City-owned lands, specifically the Centrepointe 
Town Centre.   A plan to guide the development of the Town 
Centre was completed on November 7, 2008. 

In February of 2006, the City of Ottawa hosted the first of the 
“Centrepointe Town Centre Workshop” Series.  The purpose of 
this series of workshops was to inform and include the public in 
the process of creating a development concept plan for the 
Centrepointe Town Centre Project in order to transform, improve 
and create a lively area for the Centre.   Overall, three (3) 
overarching themes became evident; high quality urban design, 
universal accessibility and pedestrian friendliness. 

In the last workshop of the series, a Preliminary Concept Plan was 
created.  Some of the key features relevant to the subject site are 
listed below:  

 A north-south mixed-use main street adjacent to the 
transitway station;   

 Higher density office and residential uses along the 
southern edge of Baseline Road;  

 A formal piazza central to the site with commercial uses 
bordering it, and acting as an entryway to both the 
mainstreet and the transitway station;   
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 Structured parking at the north end of the site for the higher density buildings;  
 Improved pedestrian linkages.  

Additional elements that remained popular throughout the workshop included:   

 Protecting Centrepointe Drive and the residential area to the south;  
 Developing a shared recreation centre;  
 Moving the transit station westward; and  
 Establishing new road connections to both Baseline Road and Woodroffe Avenue  

The proposed development is consistent with the residential land use that was envisioned for the subject property and the increased density 
envisioned for the Centrepointe area to support both the underground transit station and the future main street corridor. 

 

3.5 CITY OF OTTAWA URBAN DESIGN GUIDELINES FOR HIGH RISE HOUSING 
On October 28, 2009, City Council approved a set of urban design guidelines to assist in their review of proposed high profile buildings. 
Given the subject site’s location and context, the following guidelines would be applicable to the proposed development: 

 Guideline 4 - Locate and orient other building components, such as the base and tower, and various site elements, to create a sense 
of transition between high-rise buildings and existing, adjacent lower profile areas. Chose transition techniques appropriate to the 
context including: 

o Stepping down – incrementally changing the building height, often using 45 degree angular planes to adjacent lower 
development; 

o Setbacks & Buffers– separating adjacent development with landscaped open space, parking, site circulation or service 
areas; 

o Scale / Massing – placing the taller building components strategically on the site to reduce visibility; wrapping the higher 
rise building with low rise development or with a building base that defines the street scale; 

 Guideline 11- Orient, size and locate high-rise towers to minimize the extent or duration of the shadowing on adjacent sites, 
streets and open spaces. The height, bulk and orientation of the tower are factors that influence the type of shadow it will cast. 
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 Guideline 13 - Design the lower portion of the buildings to support human-scaled streetscapes, open spaces and quality pedestrian 
environments. This can be achieved with fine-grain architectural design and detailing, quality materials, and through the use of 
human-scaled elements such as landscaping, site furnishings, awnings, and canopies. 

 Guideline 16 - Locate active uses along the street façade to enhance the building’s relationship to the public realm. Uses include: 
lobbies, dining rooms, seating areas, offices, retail stores, community or institutional uses, and residences. 

 Guideline 20 - Create sufficient separation between towers to allow for adequate light, solar exposure, views and privacy for 
people in the building, as well as people on the street. Separation of towers on a site or in relationship to an adjacent site can be 
achieved through a distance separation between towers, staggering the towers or through the orientation of the towers. The base 
or podium usually abuts and continues a similar setback and height relationship with adjacent development. 

 Guideline 37 - Surround open spaces with indoor and outdoor active uses that Figure 36: Building bases frame public open space 
animate and support open space activities. These may include stores, restaurants, patios, coffee shops, etc. Adjacent building uses 
that support the open space are to be directly accessible to the open space. 

 Guideline 56 - Avoid parking lots, drive lanes, and parking garage entrances that are adjacent to the street. Locate parking and 
service areas within the building, underground, inside structures, or within the interior of the site. 

The proposed development has been designed to conform with the vast majority of the above-noted guidelines.  In particular the 
development incorporates a podium of townhouses that transitions sensitively to the built context while at the same time framing and 
animating the pedestrian environment with a café use that is steps away from a proposed parkette area at the south end of the site.  
The podium element also serves to screen the rear vehicular / underground parking access from Centrepointe Drive.  Finally, the 
towers have been designed with smaller footprints and extensive separation to maximize light, views, and privacy. 

 

3.6 CITY OF OTTAWA TRANSIT ORIENTED DEVELOPMENT GUIDELINES 
The proposed development meets a number of these guidelines, including:  

 Guidelines 1 and 2 - Provide transit-supportive land uses within a 600 metre walking distance of a rapid transit stop, such as high-
density residential and employment, and discourage non transit-supportive land uses.  

 Guideline 3 - Create a multi-purpose destination for both transit users and local residents through providing a mix of different 
land uses. 
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 Guideline 9 - Create transition in scale between higher intensity development around the transit station and adjacent lower 
intensity communities by stepping down building heights and densities from the transit station.  

 Guideline 28 - Design ground floors to be appealing to pedestrians, with such uses as retail, personal service, restaurants, outdoor 
cafes, and residences 

 Guideline 39 Encourage underground parking or parking structures over surface parking lots. 

The proposed development also conforms with the vast majority of the TOD Guidelines as it is a high density residential development within 
400 metres of a rapid transit station; a use and density that does not presently exist closer to the station.  As noted, the building transition is 
being managed through its podium design.  Based on the aforementioned Official Plan and Secondary Plan policies additional development of 
a higher scale and density is anticipated moving closer to the transit station.  Such future development is anticipated to provide an enhanced 
development context for the proposal.    

 

3.7 CITY OF OTTAWA ZONING BY-LAW 93-98 
The subject site is zoned Mixed-Use Centre, MC F (2.5) H (30) in the Zoning By-law.  The maximum permitted height is 30 metres and 
the maximum Floor Space Index (FSI) is 2.5.  The purpose of the zone is to ensure that the areas designated as Mixed-Use Centres in the 
Official Plan accommodate a combination of transit-supportive and mixed uses.  As well as to have a compact and pedestrian-oriented 
built form in mixed-use buildings and to accommodate for medium to high profile development while minimizing its impact on 
surrounding residential areas.  The proposed Mid-high rise apartment dwelling and restaurant (café) are listed as permitted uses.    

The proposed development seeks to amend the permitted building height and FSI to allow 68 and 74 metre towers (including the podium) 
with a total development FSI of 3.  All remaining zoning provisions are expected to be complied with. 

4 SUPPORTING TECHNICAL STUDIES 
 

4.1 TRANSPORTATION BRIEF   
Delcan have been retained by Richcraft to prepare a Transportation Impact Study in support of the proposed Zoning By-law Amendment 
application.  The Delcan study finds that development impacts associated with cut-through traffic and impacts upon area intersections 
will be negligible and that the intersections will continue to maintain an acceptable standard of operation during peak periods with the 
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exception of the Baseline/Woodroffe intersection which is currently almost at capacity.  The study recommends signal timing adjustments 
for the Baseline/Woodroffe intersection in advance of the City’s intensive bus transit measures that are planned for Baseline Road. 

4.2 SERVICING BRIEF  
David Shaeffer Engineering Limited (DSEL) has been retained by Richcraft to prepare an Adequacy of Existing Services Report in support 
of the proposed application.  According to the DSEL report, the subject lands and proposed development will be adequately serviced by 
the adjacent water, sanitary sewer, and stormwater management services.  

4.3 SUN SHADOW STUDY  
In support of the proposed application, Roderick Lahey Architect has prepared the following sun-shadow studies.  The studies 
demonstrate that shadows created with the point tower design will be narrow in nature and move quickly across the area landscape. 
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CONCLUSIONS 
 

In considering the aforementioned policy and regulatory framework, it is FoTenn’s professional opinion that the proposed development 
and Zoning By-law Amendment application represent good planning that is in the public interest for the following reasons: 

i) Supported by Submitted Studies 

A number of independent studies have been undertaken evaluating: existing environmental conditions, traffic generation and existing 
road capacity, servicing capacity, and sun-shadow impact.  The studies did not identify any significant issues resulting from the proposed 
development.  

ii) Consistent with the Provincial Policy Statement  

The proposed Zoning By-law Amendment is consistent with the PPS which promotes efficient development of lands within the urban 
boundary.  The development of the subject lands will achieve a density and mix of land uses in a pattern that efficiently uses available 
infrastructure.   

iii) Consistent with the Official Plan  

The site is designated “Mixed Use Centre” in the City of Ottawa Official Plan.  Mixed Use Centres are areas with “high potential to achieve 
compact and mixed-use development”, and “represent opportunities for substantial growth”.   The plan encourages areas around major 
transit stations to develop as compact, walkable, mixed-use developments with densities that support transit use in both directions.  The 
proposed development responds positively when the compatibility criteria of Section 4.11 are considered including the policies that 
govern the development of high rise buildings. 

iv) Consistent with the Secondary Plan  

The application is consistent with the Secondary Plan objectives that seek to provide opportunities for high density residential 
development and create a compact, pedestrian oriented heart which fosters community and human interaction.  Although the plan does 
not provide direction on the height of development, it does support high density residential development at the subject site location.  

v) Supports the Centrepointe Town Centre Plan 

Although this Plan does not hold a similar planning status as that of the Official Plan and the Secondary Plan it has been considered in this 
report because it represents a recent municipally sponsored collaborative community process that was intended to create a preliminary 
development vision for this area.  The proposed site was considered in this process and was identified for a high density residential 
development.  The proposed development, along with other under-utilized sites moving east along the Baseline corridor, are expected to 
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accommodate transit supportive uses and densities that promote transit ridership and support a future main street corridor for this 
community.    

vi) Meets Applicable Design Guidelines 

The proposed development was evaluated against the City’s High-Rise Housing and Transit-Oriented Development guidelines.  Based on 
FoTenn’s analysis, the proposed uses, the massing and location of proposed buildings, and the overall site design meet the vast majority of 
these guidelines. 

vii) Represents Good Planning 

Overall the proposal complies with and furthers several key policy and visionary elements prevalent within the applicable Provincial and 
Municipal policy framework in that it will: optimize the use of serviced lands within the urban boundary, diversify the existing housing 
stock of a specific area, and provide for a density and mix of uses which will promote smart growth objectives in close proximity to a rapid 
transit station.  Ultimately, the Zoning By-law Amendment that will accommodate a future site development that effectively reshapes the 
permitted density into a superior built form than that which would occur under the existing 10-storey height limit.  A built form that 
carefully balances aesthetics, functionality, and community interests, with stronger sensitivity to the existing development context. 

   


