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1. OFFICIAL PLAN AND ZONING BY-LAW AMENDMENT - 900 ALBERT
STREET

MODIFICATION AU PLAN OFFICIEL ET AU REGLEMENT DE ZONAGE i
900, RUE ALBERT

COMMITTEE RECOMMENDATIONS, AS AMENDED

That Council:

1. consider this report at its meeting on 11 July 2018, pursuant to
Sub-Section 35. (5) and 36. (6) of Procedure By-law 2016-377;

2. approve:

(@ an amendment to the Official Plan, Volume 2a, Bayview
Station District Secondary Plan, by amending Schedule C 1
Area A i Height and text amendments as detailed in
Document 2, as amended by the following:

i. amend Document 2, Part A, Section 1. Purpose, to read

fia) Amend Schedule CiArea AT Hei ght 0O

ii. amend Document 2, Part B, Section 2. Details, to read

2.1 amend SArbaeAdiHlee gt 0O

iii. amend Document 2, Part B, Section 2.2, to read

ifiThe maxi mum heights per mitt
be increased without further

iv. Amend Document 2, with revised Schedule A (set out in
Motion N° PLC 67/2);

(b) an amendment to Zoning By-law 2008-250 for 900 Albert
Street to permit an increase in height and mixed use
development as detailed in Documents 3 and 4; and
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(c) that the implementing Zoning By-law amendment not
proceed to City Council until the agreement under Section 37
of the Planning Act is executed by the applicant; and

(d) that pursuant to the Planning Act, subsection 34(17) no
further notice be given.

RECOMMANDATIONS DU COMITE, TELLES QUE MODIFIEES

Que le Conseil :

1. étudie ce rapport a saréunion du 11 juillet 2018, conformément aux
paragraphes 35. (5) et 36. (6) du Réglement de procédure 2016-377;

2. approuve:

(@ une modification au Plan officiel, Volume 2a, Plan secondaire
du secteur de la station Bayview, en modifiant] 6 a n riCé x €
Secteur A1 _Hauteur et modifications et en apportant des
correctifs au texte,c omme | 6expose en d®t
dans sa version modifiée par ce qui suit :

i. modifier lasection 1 de la partie A du document 2
intitulée « Objectif » comme suit :

«aYModi fi er didackeardX elauteur »

ii. modifier la section 2 de la partie B du document 2
intitulée « Détails » comme suit :

«21Modi fi er di&dackeardXx elauteur »

ii. modifier la section 2.2 de la partie B du document 2
comme Ssuit :

«Les hauteurs maxi mal esnexaCt
ne peuvent étre augmentées sans modification du

plan »

iv. a outer |AGd&visae @mte au document 2
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(comme | 6indique | e motion

(b) une modification au Réglement de zonage 2008-250 visant le
900, rue Albert, afin de permettre une augmentation de la
hauteuretuna m®nagement polyvalent,
détail les documents 3 et 4;

(c) quelamodification au Réglement de zonage ne soit soumise
| 6examen du Conseil muni ci pa
requ®r ant | 6accord del®wisurpar |

| 6am®nagement ;etu territoire

(d gudbdaucun nouvel avis ne soit d
34(17)delal o i sur | bam®nagement du

FOR THE INFORMATION OF COUNCIL

The committee also approved the following Direction to staff:

That staff conduct a comprehensive wind and shade study for the entire
corridor along Albert Street and the Trillium line, including the Central
Library site, East Lebreton Flats, Lebreton Flats, Zibi, 900 Albert Street, to
demonstrate the effects of these developments on the livability of the public
environment.

POUR LA GOUVERNE DU CONSEIL

Le comité a également approuvé la directive au personnel suivante :

Que | e personnel m ne une ®tude ex|
long de tout le corridor de la rue Albert et de la Ligne Trillium, notamment le
site de la Bibliothéque centrale, les plaines Lebreton Est, les plaines
Lebreton, Zibi et le 900, rue Albert, afin de démontrer les impacts de ces
am®nagements sur | 6habitabilit® de:
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DOCUMENTATION / DOCUMENTATION

1.

Revised Schedule A of Document 2 (per Motion N° PLC 67/2)

Léannexe dudo®uime®e¢ 2 (comme | d6indique |
67/2).
Directords report, Planning Services, P

Economic Development Department, dated June 28, 2018 (ACS2018-PIE-
PS-0088)

Rapport de la directrice, Services de la planification, Direction générale de
l a pl ani f i c ddcture et du développemennétonaniue, daté
le 28 juin 2018 (ACS2018-PIE-PS-0088)

Extract of draft Minutes, Planning Committee, July 11, 2018

Extrait de | 6®@banmnltdle, dOQomirto® ®Mdulyl ur bani
2018

Summary of Written and Oral Submissions to be issued separately with

the Council agenda for its meeting of 29 August 2018, in the report titled,
ASummary of Oral and Written Public Sub
73 OExplanation Requirement dBJupat t he Ci
20180.

Résumé des observations écrites et orales a distribuer séparément avec

| 6ordre du | ou?29aaie2018 du ConBail,dans la rappart

intitulé « Résumé des observations orales et écrites du public sur les
guestions assupetsi dseapki axiged aux t
loi 73, a la réunion du Conseil municipal prévue le 11 juillet 2018 ».
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Revised Schedule A, Document 2
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Report to
Rapport au:

Planning Committee
Comité de l'urbanisme
10 July 2018 /10 juillet 2018

and Council / et au Conseil
July 11, 2018 / 11 juillet 2018

Submitted on June 28, 2018
Soumis le 28 juin 2018

Submitted by
Soumis par:
Lee Ann Snedden,
Director / Directrice,
Planning Services / Services de la planification,
Planning, Infrastructure and Economic Development Department / Direction
généralede | a planification, de | 6infrastructure

Contact Person
Personne ressource:
Simon M. Deiaco, MCIP, RPP, Planner lll / Urbaniste Ill, Development Review
Uban/Examen des demandes dobéam®nagement u
(613) 580-2424, 15641, Simon.Deiaco@ottawa.ca

Ward: SOMERSET (14) File Number: ACS2018-PIE-PS-0088
SUBJECT: Official Plan and Zoning By-law Amendment - 900 Albert Street

OBJET: Modification au Plan officiel et au Reglement de zonage 1 900, rue
Albert

REPORT RECOMMENDATIONS

1. That Planning Committee recommend Council approve:
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(@) an amendment to the Official Plan, Volume 2a, Bayview Station
District Secondary Plan, by amending Schedule B i Building Heights
and text amendments as detailed in Document 2;

(b) an amendment to Zoning By-law 2008-250 for 900 Albert Street to
permit an increase in height and mixed use development as detailed
in Documents 3 and 4; and

(c) thatthe implementing Zoning By-law amendment not proceed to City
Council until the agreement under Section 37 of the Planning Act is
executed by the applicant.

2. That Planning Committee approve the Consultation Details Section of this
report beincludedas part of the Obrief explanati on
Written and Oral Public Submissions, to be prepared by the City Clerk and
Solicitorés Office and submitted to Counci
Oral and Written Public Submissions for Items Subject to Bill 73
OExpl anation Requirementso®é allJulyh2e18C,i ty Cou
subject to submissions received between the publication of this report and
the time of Council ds decision.

3. That Planning Committee recommend Council consider this report at its
meeting on 11 July 2018, pursuant to Sub-Section 35. (5) and 36. (6) of
Procedure By-law 2016-377.

RECOMMANDATIONS DU RAPPORT

1. Que | e Comit® de | urbani sme recommande au
suit :

€) une modification au Plan officiel, Volume 2a, Plan secondaire du
secteur de |l a station Bayvidauteursede modi f
b©ti ment et en apportant des correctifs
détail le document 2;

(b) une modification au Réglement de zonage 2008-250 visant le 900, rue
Albert, afin de permettre une augmentation de la hauteur et un
am®nagement polyvalent, costoaménE8xpose e
et 4,
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(c) quelamodification au Reglement de zonage ne soit soumise a

| 6examen dmufbospal quodoune fois sign® pa
| 6accord pr ®vu paboil 6xaun ilcd em®@rva glemd rat d
territoire.

2. Que | e Comit® de | 6urbani sme donne son app

du présent rapport consacrée aux détails de la consultation soit incluse en
tant que « bréve explication » dans le résumé des observations écrites et
orales du public, qui sera rédigé par le Bureau du greffier municipal et de

| 6avocat g®n®r al et soumi sintitule « RBésuneeelesl dans
observations orales et écrites du public sur les questions assujetties aux
6exigences d'explicationd aux termes du pr

Conseil municipal prévue le 11 juillet 2018 », a la condition que les
observations aient été recues entre le moment de la publication du présent
rapport et le moment de la décision du Conseil.

3. Que | e Comit® de | 6urbani sme recommande au
asaréunion du 11 juillet 2018, conformément aux paragraphes 35. (5) et
36. (6) du Reglement de procédure 2016-377.

EXECUTIVE SUMMARY
Assumption and Analysis

The subject property is a vacant, 1.44 hectare parcel located immediately southwest of
the intersection of Albert Street (formerly Scott Street) and City Centre Avenue (formerly
Champagne Avenue). The site is bound on the west by the O-Train tracks, on the north
by Albert Street, and on the south and east by the City Centre development.

The proposed mixed-use development consists of three high rise towers that are 65, 56
and 27 storeys respectively which are located on a three storey podium. The
development also proposes public realm improvements along the Albert Street and
former Wellington Street right-of-way and six levels of underground parking.

The application requires an amendment to the Bayview Station District Secondary Plan
schedule, which regulates the maximum building heights, as well as minor text
amendments to policies that reference the property as 801 Albert Street.
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Public Consultation / Input

As part of the public consultation process, notice was provided as per the City of

Ottawads public noti f i c abDuringthe consutaticngnocess,l t at i on
four meetings were held to discuss the applications. Approximately 28 comments were

received, with twenty-two providing comments or concerns, three indicating support of

the application and the remainder requesting notification of any file activity. A summary

of the comments received and a staff response to them is found in Document 5.

RESUME
Hypothése et analyse

La propriété visée est une parcelle vacante couvrant une superficie de 1,44 hectare, qui

setrouve justtausud-ouest de | 6intersection de | a rue A
| 6avenue City Centre (ancienne avenuea Champag
| 6ouest par -Teaiwpias derddépPar | a rue Al bert

(@}

am®nagement City Centre.

Léam®nagement polyvalent propos® est compos®
s0O®l evant doéun socl e h aaompreddecgatementiuse ai@tdaages. Ce
stationnement souterraine de six niveaux et des améliorations au domaine public le

l ong de |l a rue Al bert et de | 6ancienne empris

La demande n®cessite une modificat cteundela | dann
station Bayview, qui régit les hauteurs de batiment maximales, ainsi que quelques
correctifs mineurs au texte des politiques, qui situent la propriété au 801, rue Albert.

Consultation publique et commentaires

Dans le cadre du processus de consultation publique, un avis a été émis conformément

au processus d'avis public et de consultation
cours du processus de consultation, quatre réunions ont été organisées afin de discuter

des demandes. Sur les 28 commentaires regus, 22 faisaient part de remarques ou de
préoccupations, trois apportaient leur soutien a la demande et les autres faisaient état

doune demande doinformation en Ugcrgdssmédésacti vi t ®
commentaires recus et des réponses du personnel figure dans le document 5.
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BACKGROUND

Site location

900 Albert Street, as shown in Document 1.
Owner

TIP Albert GP Inc.

Applicant

FoTenn Consultants Ltd.

Architect

B + Hand GGLO

Description of site and surroundings

The subject property is a triangular piece of vacant land approximately 1.44 hectares in
size as shown in Document 1. The property is located immediately southwest of the
intersection of Albert Street (formerly Scott Street) and City Centre Avenue (formerly
Champagne Avenue). The site is bound on the west by the O-Train tracks, on the north
by Albert Street and on the south and east by the City Centre development. To the east
of City Centre Avenue is an existing low-profile residential community. The property has
frontage on both Albert Street and City Centre Avenue. The forthcoming Bayview
O-Train Station is located approximately 140 metres from the future fully signalized
intersection on Albert Street along the northern limit of the property.

Previous Planning Applications

In 2012, Council considered a Zoning By-law amendment, ACS2012-PAI-PGM-0196,
for the subject property, which was approved as shown on Document 8. The effect of
the Zoning By-law amendment allowed for maximum building heights and various
performance standards with respect to maximum gross floor area, building heights and
setbacks. The implementing Zoning By-law amendment also contains Section 37
contributions which are contained in Section 19 of By-law 2008-250.

The previous approved development concept was a design done to accommodate
major infrastructure which crosses the site which was not proposed to be relocated.
The presence of this infrastructure and the related easements in place for the City of


http://app05.ottawa.ca/sirepub/mtgviewer.aspx?meetid=2404&doctype=agenda&itemid=121412
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Ottawa fragmented the site into portions which were not easily developable. The grades
on the site also create a large bowl that descends from the high point along the Albert
Street frontage to the south. In response to these physical challenges and infrastructure
constraints, the current development concept proposes to relocate significant
infrastructure to create a less obstructed development envelope that is more favourable
to allow for development that is consistent with both Official Plan and Secondary Plan
policies.

Proposed Development

The proposed development consists of three high-rise towers positioned above a
three-storey mixed-use podium, and six levels of underground parking as shown on
Document 6. The tower heights which are now proposed at 65, 56, and 27 storeys
which have been revised from 65, 52 and 35 storeys.

Tower 1, at 65 storeys is the tallest of the three towers proposed and is located in the
northwest corner of the site. Tower 1 is positioned atop a two storey retail podium and
includes 60 storeys of residential units, and three storeys of amenity space.

Tower 2 is the second tallest tower on the site, located in the southeast corner, closest
to City Centre Avenue. The proposed height is 56 storeys, which includes a three storey
podium containing retail and commercial uses, 50 storeys of residential units, and three
storeys of amenity area. The podium of tower 2 extends to the eastern limit of the
subject property, animating the full extent of Albert Street and wraps around City Centre
Avenue with retail uses at-grade.

Tower 3 is located in the southwest corner of the subject property and has a height of
27 storeys. The tower sits on the same two storey retail podium as Tower 1 and
includes two storeys of amenity space. The tower has a larger floorplate to
accommodate the office uses, and there are no residential units proposed in this tower.

The mixed use development program has been revised from the original submission,
which now proposes 129,894 square metres of gross floor area that includes:

10,515 square metres of retail space;
34,021 square metres of office space;

85,358 square metres of residential;

== == =A =

1,241 residential units (reduced from 1,632);
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1,059 parking spaces (reduced from 1,229);
No above grade structured parking;

Six levels of underground parking; and

== == = =1

740 indoor bike parking spaces.

Vehicular access to the site is from two separate locations along Albert Street. The
westerly access, which is a signalized full movement intersection, is intended to function
as the primary access to the site. This access includes drop-off areas for the podium
and towers and to the parking garage.

The secondary easterly access will function as a right-in and right-out only access. All
loading and service vehicles will also use the eastern access and they would continue
south into the site to the loading docks along the south fagade of the building. The
loading docks are located on Level P2 and are accessed from the former Wellington
Street right of way. The vehicles would travel through the space, backing into the
loading docks within the building and screened from view by overhead doors. The
loading for the entire development is shared in this singular location and would not be
visible when walking along the former Wellington Street right of way.

Pedestrians can enter the site from Albert Street, City Centre Avenue, or from the multi-
use pathway (MUP) along the eastern side of the rail corridor. A pedestrian path along
the south edge of the subject property provides access between the MUP within the
O-Train corridor and City Centre Avenue. A new plaza at the intersection of Albert
Street and City Centre Avenue will provide opportunities for retail uses within the east
podium section to activate the public realm.

Summary of requested Official Plan and Zoning By-law Amendments

The subject property is currently zoned Mixed Use Centre - MC[1967] S291, 292-h.
The current zoning and implementing schedules reflect a design concept which was
advanced prior to the adoption of the Bayview Station District Secondary Plan. The
current Secondary Plan schedule and zoning permit a maximum building height of 30
storeys and other site-specific performance standards. Prior to any development being
permitted, the current holding provisions require the execution of a Site Plan
Agreement, the approval of appropriate technical studies, and the execution of an
agreement pursuant to Section 37 of the Planning Act. To implement the proposed
development concept, the proposal requires amendments to the Bayview Station
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District Secondary Plan height schedule, the provisions contained within exception 1967
of the Zoning By-law, the existing zoning schedules, and an amendment to the Section
37 of the Planning Act provisions contained in Section 19 of the Zoning By-law.

The proposed Official Plan Amendment seeks to amend Schedule B 7 Building Heights
of the Bayview Station District Secondary Plan to permit maximum building heights of
65, 56 and 27 storeys. New policies would be included that apply only to the subject
site to permit a maximum number of high-rise towers on the site, and alternative
placements without the need for further amendment. A rearrangement of the building
heights at their prescribed maximum building heights would be permitted based on
further consultation with the Urban Design Review Panel and an approved Site Plan
Control application. Text amendments to the site-specific polices for 801 Albert are also
required to reflect the new zoning and civic address, which are minor in nature. An
amended schedule 291 would be implemented through the Zoning By-law amendment
to be consistent with the new Secondary Plan height schedule and policy direction that
limited the number and maximum heights on the property, while allowing for some
further refinement. Schedule 292 would no longer be required as it reflects the
previously approved development concept which is no longer being advanced.

DISCUSSION
Public Consultation

Notification and public consultation was undertaken in accordance with the Public
Notification and Public Consultation Policy approved by City Council for Development
Applications. During the consultation process, four public meetings were held to
discuss the applications as they evolved. Approximately twenty-eight comment were
received, with twenty-two providing comments or concerns, three indicating support of
the application and the remainder requesting notification of any file activity. A summary
of the comments received and a staff response to them is found in Document 5.

Official Plan Designation

The subjectpr operty i s dedWsgna@eéeedr éMi aedSchedul e B
Ottawa Official Plan. Mixed Use Centres occupy strategic locations along the rapid

transit network and act as central nodes of activity within their surrounding communities.

Mi xed Use Centres are a critical el ement in
they are areas with the potential to achieve high densities and compact mixed-use

development which are centered on transit.
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Policy 3.6.2 of the Official Plan provides the direction that Mixed Use Centres will
become more transit supportive destinations through intensification and the
development of vacant land. Key to preserving this potential is to maintain a grid
pattern of roads and rights of ways that define walkable blocks and sites for future
intensification.

Bayview Station District Secondary Plan

The subject lands are identified as Mixed Use Area on Schedule A of the Bayview
Station District Secondary Plan. The subject property is also subject to a schedule,
Schedule B 1 Building Heights, which regulates the maximum permitted building heights
for the Plan area. Currently the maximum building height is 30 storeys.

The planning principles of the Bayview Station District Secondary Plan speak to new
development being mixed use, compact and transit-oriented. Innovative design,
diversity in built form and architecture along with public realm improvements will
establish a street edge and help create a sense of place. The Mixed Use designation
requires that new development incorporates a wide range of transit-supportive land
uses, including residential, office, institutional, employment, community and open
space.

Urban Design Review Panel

The property is within a Design Priority Area and while the applicant has undertaken
pre-consultation with the Urban Design Review Panel (UDRP), during the Official Plan
and Zoning By-law and Site Plan Control process, the applicant presented their
proposal to the UDRP on March 4, 2016 and June 7, 2018.

The Panel is appreciative of the applicant providing such a thorough urban design
analysis which includes the impacts of the proposed buildings on views, as well as
contemplates the future relationship with the LeBreton Flats redevelopment project. The
Panel acknowledges the break in the podium, and the improved access driveway to the
site, as very positive moves in the evolution of the project.

Despite improvements to the design approach to the podium, the Panel still has
concerns with the relationship between the podium and the street, and the impact of the
podium on the adjacent public realm i particularly with respect to grading and material
details. There is a sense from the Panel that the design continues to be driven
programmatically with an emphasis on the interior space which then dictates the
outward design.
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Given that the proposed increase to the permitted height is incredibly significant, with
considerable i mplications on the cityos
important national symbols, the Panel strongly recommends that the Tall Building
Design Sub-Committee Panel reconvene in order to move this project forward.

In response to the panel comments, the recommended zoning contains a holding
provision that requires the project to engage in a session with a subcommittee of the
Urban Design Review Panel, prior to Site Plan Control approval. As well, the
recommended zoning envelope allows for flexibility in the design program to shift the
location of the towers within a specific area on the property. Concerns related to
construction phasing, materiality, and architectural expression will be discussed and
explored through this future design review requirement.

Planning Rationale

In considering the proposed Official Plan amendment, the key policy considerations are
found within the consolidated Official Plan (2003), policies in effect contained within
Official Plan Amendment 150, as well as the Bayview Station District Secondary Plan.

Official Plan

To meet the challenge of managing growth, City Council endeavors to do so in ways
that support livable communities and healthy environments. As a strategic direction,
among others in the Official Plan, Policy 2.1 states that growth will be directed to areas
where services exist, as well as where there are a mix of uses, locations that are easily
assessable by transit and that encourage walking and cycling. Growth will be directed to
areas where it can be accommodated in a compact mixed-use development.

Policy 2.2.2.4 states that the Central Area, designated Mainstreets, Town Centers and
Mix Use Centers will be target areas for intensification. Intensification may occur in a
variety of built forms from low-rise to high-rise provided urban design and compatibility
objectives are met.

The proposed development concept as shown in Document 6 is the result of extensive
work to evolve the development concept considered in 2012, which has been driven by
the recent relocation of municipal infrastructure that once constrained the site and
limited the previous approval. The current project demonstrates a development program
that is in keeping with what the Official Plan and Secondary Plan contemplates for
Mixed-Use Centres that are in proximity to higher order transit by providing a mix of
uses adjacent to a rapid transit station in a compact, pedestrian friendly form.

skyl i



COMITEDE LOURBANI S 16 COMI TE DE LO6UI
RAPPORT 67 RAPPORT 67
LE 11 JUILLET 2018 LE 11 JUILLET 2018

With respect to the location of high-rise 30+ buildings and their contribution towards
intensification, Policy 2.2.2.13 of the Official Plan states that such buildings will only be
permitted where they are identified in a Secondary Plan.

The placement of 30+ storey buildings must respond to the following locational criteria
outlined in Policy 2.2.2, which states that these buildings be:

1 Located in the Central Area, a Mixed Use Centre or Town Centre;
1 Preferably within 200 metres walking distance of a Rapid Transit Stations; and

1 Separated from planned low-rise areas by a suitable transition (Section 4.11,
Policies 11 and 12).

The locations of the proposed 30+ storey buildings within the Secondary Plan Area
satisfy the locational criteria of the Official Plan as the site is located within a defined
Mixed-Use Centre, and are located within 200 metres walking distance from the
Bayview transit station. The project is separated from the low-rise residential areas by a
suitable transition in building height, a human scale podium and public open space at
the eastern edge. These fundamentals for the placement of tall towers are built upon
through Policy 2.5.6, which further outlines criteria for these types of buildings to
address. Policy 2.5.6 raises the considerations of a prominent location, shadow and
microclimate impacts, a mix of uses, conservation or retention of heritage resources,
and minimizing impacts on established low-rise neighbourhoods in the assessment of
an Official Plan amendment to permit a 30+ storey building.

The proposed development fronts along the Albert Street frontage and the O-Train
corridor at a prominent location at the western edge of the Central Area. Potential
shadowing impacts are reduced by the slender design, floorplates and spacing of the
three towers, along with variations in height. The development concept has included a
mix of residential, commercial and retail uses, along with publicly accessibly open space
in an appropriate human scale podium along Albert Street, which then wraps the corner
along City Centre Avenue.

Built Form and Compatibility

Section 2.5.1 of the Official Plan provides policy direction on urban design and
community compatibility. The Plan speak to encouraging good urban design and quality
and innovative architecture can also stimulate the creation of lively community places
with distinct character that will attract people and investment to the City. Section 2.5.1
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sets out a number of design objectives for new development. Section 2.5.1 of the
Official Plan sets out principles and broad design objectives as qualitative statements
on how the City will influence the evolution of the built environment. In general terms,
compatible development means development that is not necessarily the same as
existing buildings in the vicinity but nonetheless enhances an established community
and coexists without causing undue adverse impact on surrounding properties. It fits
and works well within its physical context. The objectives that are most applicable to the
proposal are focused on enhancing the sense of community; providing quality public
and private spaces through development, creating places that are safe, accessible and
easy to get to and move through; and ensuring that new development respects the
character of existing areas.

Design objective 1 is ATo e ncleatingaed maihtaning ense o
places with their own distinct identity. o The
vacant state absent of an identity beyond the Transit way and O-Train transfer. The

introduction of O-Train service will provide a stimulus for the area to evolve as a Mixed

Use Centre at the expanding western edge of the cores. The forthcoming Bayview

Station will act as important place for the neighbourhoods to the west and east of the

site to develop the area as a people place and to enhance its role at the neighbourhood

level. At the street scale, as Albert Street rises over the O-Train Bridge it is surrounded

by vacant land, which is intended to be developed as part of the Rendezvous LeBreton

project. The treatment of the site as it meets the bridge is to establish a new grade,

effectively making a complete street frontage to begin to put in place a more friendly

pedestrian realm that addresses and frames Albert Street.

Design objective 2 is ATo deftheoqgqghl deyepapim
At both city and neighbourhood scales, the introduction of an open plaza at the

intersection of City Centre Avenue and Albert Street is a significant place-making

gesture at a key location. At the street and site scales, the proposed buildings have

achieved active uses at grades along both the Albert Street frontage and along the

southern elevation. The most difficult fagade facing the O-Train corridor will be

addressed through additional landscaping and public connections to the multi-use

pathway.

The facade that faces south (the former Wellington Street alignment) contributes to the
re-establishment of thiseastwe st corri dor as part of the nei
consistent with the policies of the Bayview District Secondary Plan that identify this as

an active edge. The retail uses facing, the eastern edge of the corridor, and the
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introduction of cycling and pedestrian connections will establish a comfortable, safe
environment for this publicly accessible east-west connection. The logistical elements of
a mixed use building such as the loading and parking ramps have been designed to be
internalized, out of view from the public realm. As well, the overhead doors in this area
will be screened with artwork so as to improve the public realm. The facade that faces
north, toward Albert Street establishes an effective human scale podium with active
entrances and strong vertical presence.

Design objective 3 is ATo create places

t hat

and movethr ough. 0 At a city and neighbourhood sca

station on the O-Train network and its layout has anticipated a high number of
pedestrians and cycling movements through a series of connections along direct desire
lines across and within the site. At a street and site scale, the raising of the site brings
the public realm along Albert Street to an accessible level, and the connections
available through the site and to the surrounding network of pathways are direct,
intuitive, barrier-free and safe. Vehicular access is made orderly with the provision of
two entrances that include a new signalized intersection and a right-in and right-out only
movement.

Design objective 4 is ATo ensure that new dev

exi sting areas. 0 The existing areas that
to the immediate south and residential neighbourhoods the east and distant west. Since
the area is planned to undergo a transition to a Mixed-Use Centre, this site has the task
of establishing a precedent in terms of creating a new character. The built form takes a
design cue from the low-rise character of the residential neighbourhood to the east in its
step-down to a three-storey element at the easternmost tip of the property to establish
built-form transition; moreover, it separates the three towers by a minimum of 20 metres
to allow for future north views from the south, which is consistent with the Height, Bulk
and Massing policy direction of the Secondary Plan (1.4.3.7).

In addition to those matters set out in Section 2.5.1, Section 4.11 of the Official Plan
provides more quantitative considerations to evaluate the compatibility of development
applications. The criteria will vary depending on the proposal and the planning context.
When considering the situation, individual criteria may not apply and/or may be
evaluated and weighted on the basis of site circumstances.

Traffic: A traffic study has been submitted in support of the application. Roadway
modifications will be required to implement a new fully signalized intersection and a

surro
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secondary access to the site from Albert Street. The details of the roadway
modifications will be addressed through the Site Plan Control application.

Vehicular Access: Access to the site will be from Albert Street, with no access from City
Centre Drive thereby mitigating any potential impacts such as noise, headlight glare and
loss of privacy on the adjacent residential community.

Parking Requirements: The site is subject to maximum parking provisions as it is
located within 600 metres of a rapid transit station. The project proposes at total of
1,059 parking spaces within six levels of underground parking, whereas the maximum
parking permitted is 2,150. The project also proposes to provide 800 bike parking
spaces which meets the by-law requirements. 740 bike stalls would be provided
indoors, with 60 provided outdoor.

Outdoor Amenity Areas: While these are Site Plan Control issues, there are no
anticipated negative impacts on the outdoor amenity areas of nearby residential
properties. The project incorporates amenity space for both the residents and occupants
of the building on the upper levels of the podium as well as new public space at grade
such as the proposed public plaza at the intersection of City Centre Avenue and Albert
Street.

Loading Areas, Service Areas, and Outdoor Storage: The operational facilities of the
building have been designed along the southern portion of the site where they are not
visible from Albert Street. Loading activities will take place indoors to minimize any
potential impacts. The design of the loading area will also accommodate pedestrian
and cycling connections that are separated from truck turning movements. The details
of the new connections will form part of the Site Plan Control approval.

Lighting: There are no anticipated negative impacts from lighting generated on-site onto
adjacent residential properties. Through the Site Plan Control process, the application
will be required to demonstrate the site meets City standards with respect to light-spill
over.

Sunlight: While all buildings cast shadows, the applicant has prepared a sun/shadow
study in support of the proposed development. In an effort to reduce potential
shadowing impacts to the east, the tallest built forms have been placed furthest to the
west of the site with the height being redistributed of the site. Shadowing impacts will be
mainly to the north and with the use of slim tower floor places shadowing impacts are
expected to be minimal as the shadows will move quickly across the impacted
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properties thereby expecting not to create a result of the proposed development,
thereby not creating an undue adverse impact on existing conditions or future
developments.

Bayview Station District Secondary Plan (BSDSP)

This Secondary Plan encourages the creative development of a vibrant, mixed-use
community befitting a major transportation hub to establish a new, unique district in the
city.

Building on the specific policies of the Mixed-Use area the proposed development
incorporates active street edges along Albert Street, which is the primary building
frontage, and where achievable, with the introduction of public amenity and linkages,
and services for the occupants along the former Wellington Street rights of way building.

The range of uses proposed and organization of the building floors is also consistent
with the policies of the BSDSP that speak to residential or office uses as the primary
use for all buildings that are located on the upper floors of mixed use buildings. Public
and private open spaces are integrated into the western and eastern portions of the site,
at grade, and serve as both gateways when viewed from the east, and as key focal
points and connections for cyclists and pedestrians with a new multi-use pathway along
the southern limit of the property, significantly upgrading the former dirt pathway.

With respect to the policies that speak to height, bulk and massing, tall buildings will be
concentrated around Bayview Station and will transition appropriately towards stable
residential neighbourhoods. While the general height profile will be respected, buildings
of varying heights are encouraged. Public views towards downtown Ottawa, Bayview
Station and the Ottawa River are to be preserved and enhanced with minimum
separation distances between towers of 20 metres. Care should be taken to avoid
excessive shadowing of major pedestrian routes to and from Bayview Station, and of
existing residential areas.

As shown on Document 6, the placement of the tallest tower element on the western
portion of the site, transitioning downwards and varying in height to the south and east
is consistent with the policy direction of the BSDSP. The proposed spacing between
the towers and slender profile is consistent with the policies of the BSDSP to protect
sightlines to the north and minimize shadowing impacts.

The BSDSP allows for an increase in height abutting a residential area through the use
of a commensurate transition zone. This transition is achieved through the reduction in
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building height when moving to the east, along with the positioning of the 56 storey
tower abutting City Centre Avenue, which is setback approximately 75 metres from the
street edge. The transition to the residential area is also established with the podium
element of the project terminating and framing the plaza space at the intersection of
Albert Street and City Centre Avenue.

With respect to parking with the BSDSP, parking for vehicles and bicycles will support
the intense land uses considered for the area, and will be secondary to the creation of a
dynamic, pedestrian-oriented, ground-floor environment. Bicycle parking facilities should
be well connected to bicycle routes and multi-use pathways. The development concept
proposes 800 bicycling parking stalls, with locations indoors and at grade from Albert
Street, and along the former Wellington Street right-of-way, which will connect directly to
the existing and proposed pathway system.

The BSDSP policies require that new residential developments will offer affordable
housing with direct access to transit to afford the creation of social cohesion and a rich
mix of experiences for residents and businesses. A range of housing types and tenures
are encouraged for residential uses. The BSDSP states that 25% of all rental and
ownership housing shall be affordable, thereby implementing Official Plan policies that
encourage new residential development to be affordable to households at the 30t
income percentile. As part of the Site Plan Control approval, and recommended holding
provision of the amending by-law, an affordable housing component will be required
within that future approval to address this Secondary Plan requirement.

Lastly, and further to the holding provision requirements under MC[1967] S291,S292-h
zone, the policies of the BSDSP state that a future revised development scenario and
application must also satisfy the following parameters that speak to the development of
a concept plan that will allow for the integration of the site with 250 City Centre Avenue,
the potential realignment of the Wellington Street corridor, the relocation of municipal
infrastructure, and an assumed high modal share.

The proposal has considered both the potential integration of the site to the south and
the realignment of the Wellington Street corridor. At this time there are no
redevelopment plans for the property at 250 City Centre Avenue, however the proposed
development concept does not prejudice the future realignment of the former right-of-
way should there be interest among the affected parties. The redevelopment concept is
fundamentally based on the relocation of municipal infrastructure that has already taken
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place, as required by the policies of the BSDSP. Through the Site Plan Control
process, measures to achieve the assumed modal share will be pursued.

Urban Design Guidelines for High-Rise Housing

The proposal has been reviewed against the Urban Design Guidelines for High-Rise
Housing. Itis noted that applications are not required to address, all guidelines of the
document, however the proposed development concept as shown on Documents 6
and 7 is consistent with the guidelines that speak to creating a new urban fabric along
street edges, designing corner sites with inviting and open spaces and pedestrian
amenities, building orientation, height and bulk to minimize shadowing impacts, human
scale podiums, active uses along the street edge, and high-levels of glazing. As part of
the Site Plan Control process, further review of the project will take place against the
applicable design guidelines.

Section 37 Agreement

As per Section 37 of the Planning Act, where a development is determined to be good
planning, the City may authorize increases in the height and density of development
above the levels otherwise permitted by the Zoning By-law, in return for the provision of
community benefits. The Official Plan (Section 5.2.1.11) states that limited increases will
be permitted in return for the provision of community benefits as set out in the Zoning
By-law, which shall be secured through an agreement registered on title. As well,
policies of the Wellington Street West Secondary Plan also permit additional height in
specific cases subject to securing community benefits.

In accordance with the Council-approved guidelines, the amount of the Section 37
contribution for this proposal has been determined to be a cash contribution of
$975,000.00, and non-cash contributions as outlined below. The details of the Section
37 contributions are also contained within the details of the proposed amendments to
the Zoning By-law (see Document 4).

The cash contribution will provide the following. Funds will be secured prior to the
issuance of a building permit for above grade works. The amount will be indexed
upwardly in accordance with the Statistics Canada Non-Residential Construction Price
Index for Ottawa, calculated from the date of the Section 37 Agreement to the date of
payment.

1. Anindexed contribution of $450,000.00 towards the design and construction of a
future pedestrian and cycling bridge over the existing O-Train corridor along the
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former Wellington Street right-of-way. The payment shall be provided prior to the
issuance of a building permit for any works above grade.

2. A payment of $525,000.00 to the Ward 14 Affordable Housing Fund. The payment
shall be provided prior to the issuance of a building permit for any works above
grade.

In addition, non-cash contributions will provide the following.

1. As part of the Site Plan Control approval process, the owner shall provide
pedestrian, servicing and access easement over the site to the mutual satisfaction of
the City of Ottawa and owner, as well as provide for the opportunity for an easement
to allow for a future connection to the lands at 250 City Centre Avenue.

2. As part of the Site Plan Control approval process, the construction of a new pathway
along the southern property limit connecting to the existing multi-use pathway and
an elevated walkway along the western wall of the new building which connecting
from Albert Street to a new O-Train bridge.

Provincial Policy Statement

Staff have reviewed this proposal and have determined that it is consistent with the
Provincial Policy Statement, 2014.

CONCLUSION

The proposed Official Plan Amendment implements the applicable policies and strategic
directions that speak to managing growth and directing such growth to target areas
such as Mixed Use Centres. The proposed buildings that are 30+ storeys are also
consistent with the Official Plan policies that speak to the criteria for the location and
design of such buildings with a Secondary Plan area.

RURAL IMPLICATIONS
There are no rural implications associated with this report.
CONSULTATION

Notification and public consultation was undertaken in accordance with the Public
Notification and Public Consultation Policy approved by City Council for Development
Applications. During the circulation process four public meeting were held to discuss
the project. With respect to written comments during this time, approximately 28
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comment were received, with twenty-two providing comments or concerns, three
indicating support of the application and the remainder requesting notification of any file
activity. A summary of the comments received and a staff response to them is found in
Document 5.

COMMENTS BY THE WARD COUNCILLOR
Councillor McKenney provided the following comments:
Mffordable Housing and Ensuring a Family-Friendly Core:

A positive development at this location could bring important density and vibrancy to this
community while facilitating growth along key cycling and rapid transit transportation
corridors.

| believe a livable and vibrant core is one that is accommodating to everyone, including
families. The first and most important condition to a family-friendly urban core is building
homes that can fit families. As such, there should be more units with two (2) or more
bedrooms in this development. It is up to the City to set clear expectations with regard
to bedroom counts that is in line with a vision that includes family-friend housing
downtown.

Proper amenities that support family living is another condition to ensuring a healthy
and sustainable core. Every new mid-rise and tall building is in itself a new community
of residents that must integrate within an existing community. As such, the City and
applicant should investigate options to ensure critical amenities for families are included
in this development. An agreement should be established between the City and the
applicant to ensure the construction of a childcare facility for a minimum 50 children.
The City should also ensure that there is adequate indoor and outdoor leisure space
that meets the needs of young children, teens and adults such as active public parks
and community meeting space.

Finally, it is important to design the public realm for children and their parents. The
current design of the South side offers little animated space and will not be safe for
children. In my opinion, the current design does not offer enough activity or pedestrian
connectivity to achieve an active frontage that will provide a safe place to walk and
cycle. | have included further comments regarding the South Side below.
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As per the Official Plan, 25% of units at full buildout should be affordable in order to
accommodate a diverse residential neighbourhood. These affordable rates must be set
at the 40th, 30th, and 20th percentile to ensure affordability.

Tall Building Design:

The proposed towers are overwhelmingly tall and out of scale with both the surrounding
community and the established growth and built form objectives in the Community
Design Plan, Secondary Plan, and Zoning By-law. Furthermore, the 65-storey tower will
be unique in Ontario and possibly Canada in its location and immediate surrounding
built context. This tower will neither complement nor respect its location.

South Side Design:

| have serious concerns over the design and function of the south facing portion of this
proposed development. Although some design changes have been made to attempt to
improve the esthetic of the pedestrian realm and mitigate concerns regarding pedestrian
interaction with transport trucks during loading and unloading, the intent of the
Community Design Plan was to animate the south side. This is not respected in the
current design. The southern portion of the project must play an important role as a
gateway between existing communities to the west and south and should represent a
true extension of the community with active storefronts and key pedestrian amenities. A
loading zone will have the opposite effect. Furthermore, the lack of an active and
animated space on the south side of the proposed building will essentially mean that
this new community will be turning its back to the existing neighourhoods, rendering its
integration into the existing community fabric difficult.

Phasing and Interim Uses:

Along with many members of the community, | have concerns regarding the potential
negative impacts of a prolonged construction schedule for this project. To address these
concerns, the City must ensure a number of provisions that could be included in a future
development agreement. These conditions should include a requirement for plans
detailing the interim form and makeup of any exposed walls or unbuilt portions of the lot
with consideration given to requiring that both items include high-quality material and
design considerations.

It is also important to establish a restriction on any interim uses on the site. All too often
throughout Somerset Ward we see temporarily vacant sites used for commercial
parking or construction staging and laydown. Thiscannotbe al | owed on

t

hi
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LEGAL IMPLICATIONS

There are no legal impediments to approving the recommendations contained in the
report.

RISK MANAGEMENT IMPLICATIONS

There are no risk management implications associated with the recommendations of
this report.

ASSET MANAGEMENT IMPLICATIONS

There are no asset management implications associated with the recommendations of
this report.

FINANCIAL IMPLICATIONS

In accordance with the Council-approved guidelines, the amount of the Section 37
contribution for this proposal has been determined to be a cash contribution of
$975,000.00, and non-cash contributions as outlined below. The details of the
Section37 contributions are also contained within the details of the proposed
amendments to the Zoning By-law (see Document 4).

The cash contribution will provide the following. Funds will be secured prior to the
issuance of a building permit for above grade works. The amount will be indexed
upwardly in accordance with the Statistics Canada Non-Residential Construction Price
Index for Ottawa, calculated from the date of the Section 37 Agreement to the date of
payment.

1. An indexed contribution of $450,000.00 towards the design and construction of a
future pedestrian and cycling bridge over the existing O-Train corridor along the
former Wellington Street right-of-way.

2. A payment of $525,000.00 to the Ward 14 Affordable Housing Fund.
In addition, non-cash contributions will provide the following.

1. As part of the Site Plan Control approval process, the owner shall provide
pedestrian, servicing and access easement over the site to the mutual
satisfaction of the City of Ottawa and owner, as well as provide for the
opportunity for an easement to allow for a future connection to the lands at 250
City Centre Avenue.
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2. As part of the Site Plan Control approval process, the construction of a new
pathway along the southern property limit connecting to the existing multi-use
pathway and an elevated walkway along the western wall of the new building
which connecting from Albert Street to a new O-Train bridge.

ACCESSIBILITY IMPACTS

The new buildings will be required to meet the accessibility criteria contained within the
Ontario Building Code. Depending on the timing of construction, the Accessibility for
Ontarians with Disabilities Act requirements for site design may also apply, and will be
reviewed through the Site Plan Control process.

ENVIRONMENTAL IMPLICATIONS

There are no environmental implications associated with this report.
TERM OF COUNCIL PRIORITIES

This project addresses the following Term of Council Priorities:

C11 Contribute to the improvement of my quality of life.

EP2 7 Support growth of local economy.

APPLICATION PROCESS TIMELINE STATUS

The application was not processed by the "On Time Decision Date" established for the
processing of Zoning By-law amendments due to the additional time required to consult
with the public on the project.

SUPPORTING DOCUMENTATION
Document 1 Location Map

Document 2 Official Plan Amendment
Document 3 Zoning Key Plan

Document 4 Details of Recommended Zoning
Document 5 Consultation Details

Document 6 Concept Site Plan
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Document 7 Concept Plan and Elevations
Document 8 2012 Development Concept
DISPOSITION

Staff are recommending this report be considered at the July 11, 2018 Council meeting
to prevent delays in approval caused by the eight week delay before the next scheduled
Council meeting on August 29, 2018.

Legislative Services, Office of the City Clerk and Solicitor to notify the owner; applicant;

Ottawa Scene Canada Signs, 1565 Chatelain Avenue, Ottawa, ON K1Z 8B5; Krista

O6Brien, Tax Billing, Accounting and Policy U
(Mail Code: 26-76) of City Council s decision.

Zoning and Interpretations Unit, Policy Planning Branch, Economic Development and
Long Range Planning Services to prepare the implementing by-law and forward to
Legal Services.

Legal Services, Office of the City Clerk and Solicitor to forward the implementing by-law
to City Council.

Planning Operations Branch, Planning Services to undertake the statutory notification.
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PART AT THE PREAMBLE

PART AT THE PREAMBLE introduces the actual amendment but does not constitute
part of Amendment No. XX to the Official Plan for the City of Ottawa.

PART BT THE AMENDMENT constitutes Amendment XX to the Official Plan for the
City of Ottawa.

1. Purpose

The purpose of the amendment to the Bayview Station District Secondary Plan is as
follows:

a) Amend-Schedule B Building-Heights Amend Schedule C 1 Area AT Height
(amended per motion PLC 67/2).

b) Text amendments to the site specific policies for 801 Albert Street which is now
known municipally as 900 Albert Street.

c) Text amendments to reflect the proposed amended rezoning.
2. Location

The property is located immediately southwest of the intersection of Albert Street
(formerly Scott Street) and City Centre Avenue (formerly Champagne Avenue). The
site is bound on the west by the CP Rail/O-Train tracks, on the north by Albert Street
and on the south and east by the City Centre development. To the east of City
Centre Avenue is an existing low-profile residential community. The property has
frontage on both Albert Street and City Centre Avenue.

3. Basis

The amendment to the Official Plan was requested by the applicant in order to
facilitate the construction of a new mixed use development concept consisting of
three towers positioned above a podium.

4. Rationale

The proposed Official Plan Amendment implements the applicable policies and
strategic directions that speak to managing growth and directing such growth to
target areas such as Mixed Use Centres. The proposed buildings that are 30+



COMITEDE LOURBANI S 33 COMI TE DE LO6UI
RAPPORT 67 RAPPORT 67
LE 11 JUILLET 2018 LE 11 JUILLET 2018

storeys are also consistent with the Official Plan policies that speak to the criteria for
the location and design of such buildings with a Secondary Plan area.
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PART B1T THE AMENDMENT
1. Introduction

All of this part of this document entitled Part B i The Amendment consisting of the
following text and the attached Schedule(s) constitutes Amendment No. XX to the
Official Plan for the City of Ottawa.

2. Details

The following changes are hereby made to the Official Plan, Volume 2a, Bayview
Station District Secondary Plan, is hereby amended as follows for the City of Ottawa:

2.1 amend Schedule B-Building-Heights-Schedule C i Area A i Height (amended
per motion PLC 67/2).

2.2 amend Policy 1.4.9 Implementation Strategy, subsection 4 as follows
7 replace /01 Albert Streetowithi® 00 Al bert Street o |,
freplace AMC[ 196%] t®2FMC[IB&HZ] S291
Add the following text after fAv. o0

Avi. A maxi mu-nse mWwerstare peemittedron thehproperty at 900 Albert
Street. As shown on Schedule 291, one tower is permitted in areas A, B and C
respectively. A 65 storey tower is not permitted in Areas B or C of Schedule 291.
Subject to consultation with the Urban Design Review Panel and Site Plan Control
approval, one tower is permitted to be built on each of areas B and C as per
Schedule 291. One tower is permitted at a maximum height of 27 storeys, the
second tower is permitted at a maximum height of 56 storeys without further
amendment to the Secondary Plan. The maximum heights permitted in Schedule B
C (amended per motion PLC 67/2) may not be increased without further amendment
to the Plan.o

Avii. A minimum tower separ at Atmmweripdefin@d0 met r
as the portion of the building above the pod

3. Implementation and Interpretation

Implementation and interpretation of this Amendment shall be in accordance with the
policies of the Official Plan for the City of Ottawa.
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Revised SCHEDULE A (amended per motion PLC 67/2)

Srepered by
eI SCHEDULE 1 to ANNEXE 1 de
AMENDMENT NO.220 L' AMENDEMENT No.220
(%MH to the OFFICIAL PLAN au PLAMN OFFICIEL
= for the CITY OF OTTAWA de la VILLE D'OTTAWA
oo o - Amending Bayvview Station District Madifiant le Plan secondaire du
hrwicapwTest foanamigen, 55  Cadtis Sw o Secondary Flan secteur de la station Bayview
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