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Response to Richcraft Proposal for Rezoning of 19 Centrepointe Drive 

 

1. Overview 

 

In the autumn of 2011, the Centrepointe Community Association submitted its comments 

regarding Richcraft’s proposal to have the density and height limits amended for the land near 

the corner of Centrepointe Drive and Gemini Way, a site with the municipal address 19 

Centrepointe Drive.  For the next 11-12 months, there was no feedback from Richcraft, and only 

a few contacts from the City regarding our response.   

 

In early October the Board of Directors of the Centrepointe Community Association met and 

started planning an Annual General Meeting (AGM) of the Centrepointe Community Association 

for early November.  In later October Councillor Chiarelli advised us that Richcraft wanted to 

meet with us regarding an update to their development plans for 19 Centrepointe.  We decided 

to defer the AGM until we had a better understanding of Richcraft’s new proposal.  Now that 

there is some clarity regarding their proposal we will be holding our AGM on January 10, 2013.  

We expect that Richcraft’s development proposal will be a “hot topic” and we will convey the 

message from the Community Association to the Planning Committee after that meeting.  

 

Between the late October and the mid-December, three meetings were held involving a number 

of the Directors of the Centrepointe Community Association, several representatives of 

Richcraft, and Councillor Chiarelli and one of his staff members.  During these meeting 

discussions between Richcraft and the Community Association addressed the major concerns 

we had raised in our comments submitted in the autumn of 2011, notably height, density, 

construction parking, and resident parking.   

 

At the first of these meetings Richcraft first submitted a plan to build two 21 storey towers 

emerging from behind/on top of a row of three storey townhomes.  This was a change from the 

22 and 24 storey towers proposed during 2011.   At the last meeting, on December 11, 2012 the 

proposal had morphed to three towers of 15 storeys, partly surrounded by three storey 

townhomes.  The current version of the development plan will result in a total of 364 units plus 

3,300 square feet of commercial space, for a proposed coffee shop.  During that meeting, 

Richcraft introduced a feature that was not in the Site Plan submitted to the City, notably a walk 

through from the east side of the development to Centrepointe Drive.  Richcraft noted that a 

committee from the City suggested that this be considered, as it would allow residents and 

visitors to walk from Centrepointe Drive to the front of the building (facing east), rather than 

having to walk around the buildings.  The discussion revolved around whether the condominium 

association could be required to maintain this as a public access point.  

 

Finally, we have monitored the media for articles regarding re-zoning in Ottawa during the last 

year.  There have been a number of high profile development plans submitted for re-zoning, and 
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the results of these applications have provided us with some guidance on what the City is trying 

to accomplish.  We drew two significant conclusions from these reports. 

 

1. There is a general trend by the City to approve development proposals that are significantly 

higher than those in the official plan, with a propensity for greater height increases when 

the site is close to a transit way station. 

 

2. Proposals that involved the support of the Community Association tended to be subject to 

fewer problems at the Planning Committee than those where the developer and the 

Community Association were adversarial.    

 

2. Background Commentary on Existing Development in Vicinity of Proposed Development 

a. Centrepointe Town Centre Guidelines 

 

The City of Ottawa went to great pains six years ago to seek the input of all of the stakeholders 

in Centrepointe, including the residents of Centrepointe and surrounding communities, the 

owners of existing commercial properties, and the owners of undeveloped land in Centrepointe.  

The result of these five Centrepointe Town Centre meetings was a set of relatively cohesive 

development guidelines that focused on: 

• a town centre “feel” with a main street that would encourage pedestrians and transit 

users to stroll, rather than just pass through; 

• integration of Baseline Station into the adjacent buildings; 

• mixed use properties (retail, commercial, residential) of varying heights, with the 

specific concept that the height of the buildings would rise from the perimeter of the 

properties (Constellation, Baseline, Woodroffe, Tallwood) to the middle; 

• restricted commercial parking (urban limits of ~2 parking spots per 1,000 sq ft as 

contrasted with the 4 parking spots per 1,000 sq ft for suburban developments), to limit 

the number of vehicles entering Centrepointe during the working hours. 

 

b. Recently Rezoned 

 

The property at issue was rezoned within the last decade, and it meets the general criteria set 

by the City regarding higher density within 400 metres of a major transit way station.    

 

c. Adjacent Properties 

 

The Algonquin College Construction Trades building is a six storey (equivalent to seven or eight 

residential storeys) on the Woodroffe perimeter.  Elements of Baseline Station are integrated 

into the building. 

 

100 Constellation is an eight storey commercial (equivalent to 10 residential storeys) building on 

the Constellation perimeter.  The recent restrictions to on-site parking have created significant 

on street parking problems on adjacent residential streets, including Meridian, Chrysalis, 

Westpointe, Garden Gate, Thornbury and Redding Way.  The installation of a limited range of no 

parking signs on the eastern leg of Westpointe in the autumn of 2011 only served to shift some 

15-20 parked cars to Garden Gate and the southern leg of Westpointe. 
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Sir Guy Carleton Secondary School is a two storey building on the Constellation perimeter.  It has 

a parking lot for its staff and students. 

 

1 Centrepointe Drive is a four storey commercial (equivalent to five residential storeys) on the 

Baseline perimeter, with on-site pay parking.  The consequence of this “pay” parking lot is that 

many visitors to the building use the on street parking in front of the building. 

 

2 Constellation is a six storey (equivalent to seven or eight residential storeys) commercial 

building on the Baseline perimeter, with on-site parking. 

 

The residences on Thornbury that back on to Centrepointe are two and half storey buildings, 

generally with sufficient space to park two vehicles. 

 

The “Brownstone” commercial properties facing Centrepointe Drive, just north of 

Hemmingwood Way are three storeys, with a parking lot in the rear, accessed from 

Hemmingwood Way. 

 

3. Specific Concerns 

The concerns of the residents are, for the most part, linked together.  The increase in density 

and height ties into the concerns regarding parking during construction and long term resident 

parking. 

  

a. Height in Comparison to Adjacent Structures 

 

The current zoning height of 10 residential storeys is approximately: 

• 5x the height of the immediately adjacent Sir Guy Carleton Secondary School; 

• 4-5x the height of the residences immediately across Centrepointe Drive; 

• 3-4x the height of the “Brownstone” commercial properties immediately across 

Centrepointe Drive; 

• 2x the height of the 1 Centrepointe Drive commercial building immediately 

across Constellation Crescent; 

• 1.5x the height of the 2 Constellation commercial building, some 200 metres to 

the east; and 

• equal in height to 100 Constellation, the some 200 metres to the south. 

 

Richcraft is proposing three small “footprint” towers of 15 storeys, which will be 

approximately 50% more than the height permitted under the current zoning.  That 

means that it would surpass the closest buildings (Sir Guy Carleton and the Thornbury 

residences) by a factor of 7-8 times.   

 

Richcraft’s commentary on ‘streetscape’ is an illusionist’s gambit.  They seek to distract 

the observer by pointing to a minor element, so that the observer does not look at the 

major issue.  Richcraft may be correct when they state that for those who are walking 

on the sidewalk immediately in front of the proposed buildings that the three storey 

townhomes at the edge of the sidewalk (with three 15+ storey towers rising from the 
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middle) will not be as imposing as a 10 storey building that is built against the sidewalk.  

This, however, is a distraction from the real issue, which is the size of the actual 

structures being proposed.  From anywhere other than the sidewalk directly in front of 

the proposed buildings the significant height differential to all of the adjacent buildings 

will be obvious.  

 

While we are encouraged by the responses from Richcraft to the concerns we expressed 

regarding the disproportionate height of their earlier proposals, there is still a significant 

segment of the Centrepointe Community Association who believe that 15 storeys is still 

too high.  

 

b. Increase in Density 

 

The current density is 2.5.  Richcraft is proposing an increase to 2.95, representing an 

18% increase.  Our concerns regarding an increase to the density are tied to our 

concerns regarding the height of the buildings. 

 

c. Construction Parking 

 

We have been advised by Richcraft that the project will likely be built in three phases 

and that each of the first two phases would require about 18 months.  They also advised 

us that the length of time between the start of construction and the completion of the 

three towers would be a function of the demand for the units.   They provided a 

conservative estimate of five years from start to finish. 

 

There is already limited parking in the vicinity, as discussed more fully in the following 

section.  Adding the vehicles from the construction crews, many of which are larger 

pickup trucks, to the neighbourhood for up to five years, possibly spanning six winters is 

an egregious imposition on the residents and business owners of Centrepointe.   

 

During the meeting on October 27, 2012 Richcraft acknowledged our concerns 

regarding construction parking and stated that they would work with the City to secure 

parking for the construction workers to the east of Centrepointe Drive.   

 

d. Resident Parking 

There is some confusion regarding the proposed parking density.   According to the Site 

Plan drawings, there will be 364 apartment/townhouse units, and 467 parking spaces, or 

1.28 parking spaces per unit.  However, during the discussions with Richcraft on 

December 11, they maintained that there would be 1 parking space per unit, plus 20% 

for visitors.  Applying a 1.2 factor to the 364 units equates to 437 parking spaces, a 

difference of 30 parking spaces from what is on the Site Plan. 

 

Our concerns remain the same as last year.  For every 10% of the unit occupiers that 

have a second vehicle, 36 vehicles will have to be parked off-site.  Off-site means that 

these vehicles will be parked in front of the residences on neighbouring streets, or in the 

private parking lots of commercial land owners.  These side streets have been filled with 
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the vehicles of employees of the City of Ottawa ever since the City changed the 

availability of parking spaces near 100 Constellation.  The addition of extra cars to the 

area would be a further exacerbation of a long term problem.  The residents on the side 

streets should have on street parking spaces near their homes for visitors.     

 

According to Richcraft, the City only requires one parking space for every two units, for 

the types of developments that Richcraft is proposing.  While this may be appropriate 

for urban settings, although there is a body of evidence that clearly indicates the 

contrary, it is insufficient for suburban settings.  When pressed for evidence to support 

their position that a 1.2:1 ratio was sufficient for suburban developments, Richcraft 

acknowledged that they have not monitored the actual parking requirements once their 

suburban projects have been completed.   

 

Based on the comments attributed by the media to Councillor Holmes earlier this year 

regarding a proposed development in her downtown ward, adequate on-site parking 

was an absolute requirement.  The experiments of the previous decades to limit on-site 

parking have been abject failures.  Residents have to park several blocks away, using 

spaces in front of residences that also have limited parking.  Caregivers and visitors 

frequently cannot find parking spaces anywhere near the residences they wish to visit.  

If it is unacceptable to force visitors and caregivers to walk several blocks to a residence 

in the urban area, it is equally unacceptable in a suburban setting.  All of this is to say 

that while economists and accountants can get away with assuming away reality by 

issuing a new, revised set of numbers, errors in assumptions by urban planners are 

permanent.       

 

Richcraft has agreed to monitor the demand for more than one parking space per unit 

during its pre-sales and sales periods.  If sufficient demand exists for more than one 

parking space, Richcraft agreed to increase the number of parking spaces in later 

phases.  There are two challenges with this. 

 

The proposed construction phasing would involve building the foundations and parking 

garages for the first two towers, along with some of the townhomes and first tower in 

Phase I.  Phase II would have the foundations and parking garage for the third tower 

construction, along with more townhomes and the second tower.  This means that by 

the time they have actually gauged the demand for extra parking spaces, they could 

only provide them under the third tower.   According to Richcraft, it will take about 18-

20 months to complete each of Phase I and Phase II, with a conservative estimate of five 

years from start to finish, depending on demand and pre-sales.  That means that if there 

are unit owners with two vehicles in either of the first two towers, for a period of at 

least three years, they will need to park one of their vehicles on the side streets, in front 

of existing residences. 

 

The second challenge is one of monitoring the demand for extra spaces.  There needs to 

be an independent verification of the demand, and that will likely be very difficult to do.  

Most developers consider prospects and sales information proprietary information and 

would be reluctant to open up their records for independent review.  
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The resident parking should be set initially at 1.15 spaces per unit, with the additional 

visitor parking remaining at 0.2 spaces per unit, for a combined requirement of 1.35 

parking spaces per unit.  In the event that demand exceeds 1.15 spaces per unit, 

Richcraft should be required to increase the number of parking spaces in the parking 

garage below the third tower.  Under no circumstances should Richcraft be permitted to 

reduce the number of parking spaces below the 1.35 ratio.  

 

4. Conclusions 

 

We are pleased with the tone of our discussions with Richcraft.  Richcraft has listened carefully to 

the concerns that we expressed and, while they may not have moved as far as we would have liked, 

their responses have been encouraging.  Similarly, we have listened carefully to the explanations 

provided by Richcraft and we have a clearer understanding of their objectives.  Finally, we have 

listened to the comments from Councillor Chiarelli regarding the City’s desire to increase density 

within the urban boundary, and particularly near transit stations.  

 

We believe that there is common ground to be achieved between the positions of Richcraft, the City 

and the Centrepointe Community Association.  We accept that our initial preference to retain the 10 

storey zoning limit is not likely to be achieved.  However, there is considerable difference of opinion 

within the Board of Directors of the Centrepointe Community Association as to what is an 

appropriate height.  Some continue to express the opinion that 10 storeys should remain the 

maximum, while others believe that 15 storeys are the best we can hope for.  Still others are of the 

opinion that 12-13 storeys would be acceptable.  At issue is: 

• what is the minimum height that Richcraft will accept; 

• is that height within the parameters acceptable to the Centrepointe Community Association; 

and  

• will the City accept a project within that range? 

 

The Board of Directors of the Centrepointe Community Association is prepared to submit to its 

membership at an AGM on January 10, 2013 the following recommendations. 

 

1. The minimum on-site parking for residents be set at a minimum of 1.15 spaces per unit, with a 

further 0.2 spaces per unit for visitors, for a total of 1.35 spaces per unit, or 491 on-site parking 

spaces. 

 

2. The developer must make arrangements to provide parking for all construction personnel to the 

east of Centrepointe Drive.  The City must include this in the formal agreements made regarding 

this rezoning application.  

 

3. The developer must integrate their site into a pedestrian/bike path system that will lead to the 

Baseline Station.  Richcraft have stated throughout our discussions of the last year and a half 

that a significant number of residents of their buildings will be regular rapid transit users. 

 

4. The developer must design the property access between Centrepointe Drive and the front of the 

building in such a manner that it is and remains public access (i.e. the condominium corporation 

cannot limit access to residents).  The City must include this in the zoning amendments and 

other related regulations. 
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What should be noted is that the Board will not submit any recommendation to the community on 

the height of the buildings due to the aforementioned differences of opinion within the Board.  We 

will seek the input from the community and provide the City with that feedback prior to the January 

14 Planning Committee meetings. 

 

 


