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January 4, 2013 ACS2013-PAI-PGM-0022 

NOTICE OF PLANNING COMMITTEE MEETING 

Dear Sir/Madam 

Re: Zoning – 19 Centrepointe Drive 

This is to advise you that the above-noted matter will be considered by the City of Ottawa Planning 
Committee on Monday, January 14, 2013. 

The meeting will begin at 9:30 a.m. in the Champlain Room, City Hall, 110 Laurier Avenue West, 
Ottawa.  You are welcome to attend the meeting and present your views. 

Attached is a copy of the report outlining the Departmental recommendation. 

The Committee will consider any written submissions in respect to this matter if provided to the 
Committee Co-ordinator of the Planning Committee at 110 Laurier Avenue West, Ottawa, K1P 1J1 or 
by fax at 613-580-9609 or by e-mail at christopher.zwierzchowski@ottawa.ca. 

If you wish to speak to the Committee or hear this item, please call Christopher Zwierzchowski, at 
613-580-2424, extension  21359 by 4:00 p.m. on the day before the meeting to determine if a 
specific time has been set for this item to be considered. 

If a person or public body does not make oral submissions at the public meeting or make written 
submissions to the City of Ottawa before the proposed by-law is passed, the person or public body is 
not entitled to appeal the decision of the Council of the City of Ottawa to the Ontario Municipal 
Board. 

If a person or public body does not make oral submissions at the public meeting, or make written 
submissions to the City of Ottawa before the proposed by-law is passed, the person or public body 
may not be added as a party to the hearing of an appeal before the Ontario Municipal Board unless, in 
the opinion of the Board, there are reasonable grounds to do so. 

For information on the item itself, please call the undersigned at 613-580-2424, extension 15641 or by 
e-mail at simon.deiaco@ottawa.ca. 

Yours truly, 
 
Original signed by 
 
Simon Deiaco 
Planner 
Planning and Growth Management Department 

Attach.
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Le 4 janvier 2013 ACS2013-PAI-PGM-0022 

AVIS DE RÉUNION DU COMITÉ DE L’URBANISME 

Objet : Zonage – 19, promenade Centrepointe 

Madame, Monsieur, 

La présente vise à vous informer que le Comité de l'urbanisme de la Ville d'Ottawa étudiera l'article 
cité sous rubrique le lundi 14 janvier 2013. 

La réunion commencera à 9 h 30 dans la salle Champlain, hôtel de ville, 110, avenue Laurier Ouest, 
Ottawa. Nous vous invitons à assister à la réunion et à présenter votre point de vue. 

Veuillez trouver ci-joint une copie du rapport comprenant la recommandation du Service. 

Le Comité étudiera les rapports écrits traitant de la question qui sont présentés à la coordinatrice du 
Comité de l’urbanisme, 110, avenue Laurier Ouest, Ottawa, K1P 1J1, par télécopieur au 
613-580-9609 ou par courrier électronique à christopher.zwierzchowski@ottawa.ca. 

Quiconque souhaite faire une présentation au Comité ou entendre la question, est prié de 
communiquer avec Christopher Zwierzchowski au 613-580-2424, poste 21359, à 16 h au plus tard, 
le jour précédant la réunion afin de savoir si l’étude de cet article a été fixée à une heure précise. 

Si une personne ou un organisme public ne présente pas d'exposé oral à la réunion publique ou ne 
présente pas d'exposé écrit à la Ville d'Ottawa avant l'adoption du règlement, la personne ou 
l’organisme public ne pourra pas interjeter appel de la décision du Conseil de la Ville d’Ottawa 
devant la Commission des affaires municipales de l'Ontario. 

Si une personne ou un organisme public ne présente pas d'exposé oral à la réunion publique ou ne 
présente pas d'exposé écrit à la Ville d'Ottawa avant l'adoption du règlement, la personne ou 
l’organisme public ne pourra être joint en tant que partie à l’audition de l’appel devant la 
Commission des affaires municipales de l’Ontario à moins que, de l’avis de la Commission, il 
existe des motifs raisonnables de le faire. 

Pour obtenir des renseignements sur l’article même, veuillez communiquer avec la personne 
soussignée, au 613-580-2424, poste 13422 ou par couriel à denis.charron@ottawa.ca. 

Veuillez agréer, Madame, Monsieur, l’expression de mes sentiments les meilleurs. 
 
Original signé par 
 
Denis Charron 
Urbaniste 
Service de l’Urbanisme et Gestion de la croissance 

p.j. 



 

ITEM NO 
NUMÉRO DE L’ARTICLE  

 

 
RReeqquueesstt  ttoo  ssppeeaakk  ffoorrmm  
FFiicchhee  ddee  ddeemmaannddee  dd’’iinntteerrvveennttiioonn  
 
Please complete the ‘Request to Speak’ form and give to the Committee Coordinator at the 
beginning of the meeting or send it by Fax at 613-580-9609. 
 
Veuillez remplir la fiche ddee  ''DDeemmaannddee  dd’’iinntteerrvveennttiioonn''  et la remettre à la coordonnatrice/au 
coordonnateur du Comité au début de la réunion ou l’envoyer par Facsimile au (613) 580-9609. 
 
Committee and Meeting Date 
Comité et date de la réunion 
 
Subject/Objet  
 
 
 
 
Please indicate your position with respect 
to the REPORT RECOMMENDATION: 

       I agree 
       I oppose 

Veuillez donner votre opinion sur la 
RECOMMANDATION DU RAPPORT : 

      Je suis d'accord 

      Je suis en désaccord
 
Name/Nom:   
 
Company, Agency or Community Organization (if applicable) 
Société, agence ou organisme communautaire (s'il y a lieu):  

 
 
Street and/or e-mail address, Postal Code and Telephone/Adresse municipale et/ou courriel, code postal et 

numéro de téléphone: 

 

 
 

 
Personal Information contained on this form is collected pursuant to s.75 (4) of By-Law No. 2002-247, and will 
be used as a record of, and possible follow up to, participation in this meeting.  Questions about this collection 
should be directed to the Manager, Council and Committee Services, 110 Laurier Avenue, Ottawa, Ontario 
K1P 1J1.  Telephone (613) 580-2424, ext. 26836. / Les renseignements personnels contenus dans le présent 
formulaire sont recueillis en vertu du p.75(4) du Règlement municipal 2001-20, et seront utilisés à des fins de 
référence et de suivi éventuel à la participation à cette réunion. Toute question concernant cette collecte de 
renseignements doit être adressée au Gestionnaire des services au Conseil et aux Comités, 110, avenue Laurier 
Ouest, Ottawa (Ontario) K1P 1J1.  Téléphone (613) 580-2424, poste 26836. 

 
Request to Speak.doc 
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Report to/Rapport au: 
 

Planning Committee 
Comité de l'urbanisme 

 
and Council / et au Conseil 

 
December 19, 2012 
19 décembre 2012 

 
Submitted by/Soumis par: Nancy Schepers, Deputy City Manager/Directrice 
municipale adjointe, Planning and Infrastructure/Urbanisme et Infrastructure 

 
John Smit, Manager/Gestionnaire, Development Review-Urban Services / Examen des 
projets d'aménagement-Services urbains Planning and Growth Management/Urbanisme 

et Gestion de la croissance 
(613) 580-2424, 13866 John.Smit@ottawa.ca  

 
 

College (8) Ref N°: ACS2013-PAI-PGM-0022 
 
 
SUBJECT: 
 

ZONING - 19 CENTREPOINTE DRIVE 

 
OBJET : 
 

ZONAGE – 19, PROMENADE CENTREPOINTE 

 
 
REPORT RECOMMENDATIONS 
That the Planning Committee recommend Council approve an amendment to the 
Zoning By-law 2008-250 to change the zoning of 19 Centrepointe Drive from 
Mixed-Use Centre, MC F(2.5) H(30) to Mixed Use Centre, MC[****] F(3.0) S**** as 
shown in Documents 1 and as detailed in Documents 2 and 3. 
 
 
RECOMMANDATIONS DU RAPPORT 
Que le Comité de l’urbanisme recommande au Conseil d’approuver une 
modification au Règlement de zonage 2008-250 visant à faire passer le zonage du 
19, promenade Centrepointe de Zone de centres d’utilisations polyvalentes [MC 
F(2.5) H(30)] à Zone de centres d’utilisations polyvalentes [MC[****] F(3.0) S***], 
comme le montre le document 1 et le précisent les documents 2 et 3. 
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BACKGROUND 
The subject property is located on the east side of Centrepointe Drive, on the south-east 
corner of the northern intersection with Constellation Crescent.  The property is irregular 
in shape with 180 metres of frontage along Centrepointe Drive and an approximate area 
of 7600 square metres.  The surrounding area consists of a mix of open space, 
commercial, institutional, civic and residential uses.  The site is currently undeveloped 
and partially tree covered.  Abutting the site to the north along Constellation Crescent is 
a four-storey medical facility with residential townhouses located to the west along 
Centrepointe Drive.  East of the site is a secondary school and playing fields. 
 
Previous Applications 
 
Applications for change in Zoning and Site Plan Control were submitted in 2002 and 
2003 respectively.  Zoning By-law 2003-348 was approved which permitted an increase 
in the maximum height from 18.3 metres to 30 metres, and an increase in the Floor 
Space Index (FSI) from 0.5 to 2.5.  These performance standards were carried over into 
the current zoning as part of the comprehensive Zoning By-law review.  An application 
for Site Plan Control was approved on June 14, 2005; however it has lapsed and is no 
longer valid.  Any future development on the site would require a new application for 
Site Plan Control and would be subject to consultation with the Urban Design Review 
Panel as the site is located within a Design Priority Area. 
 
Purpose of the Zoning Amendment 
 
The application requests a minor amendment to the performance standards contained 
in the existing Mixed-Use Centre zone.  The amendment would facilitate a revised 
residential and commercial development program for the site as shown on Document 4.  
The development concept being considered has been revised from the original 
application which proposed two towers at 24 and 22-storeys respectively, built over a 
three-storey podium.  The initial proposal would have required an increase in permitted 
height from 30 metres to 74 metres (24-storeys) and an increase in floor space index 
(FSI) from 2.5 to 3.0. 
 
The revised concept now proposes three 15-storey towers built over a three-storey 
podium.  The towers are setback from the podium above the third-storey with an 
additional set back above the 13th

 

-storey which provides two clear built form transitions.  
The residential units within the podium would be ground oriented and front onto the 
abutting street.  The revised concept proposes 364 dwelling units and a total of 467 
parking stalls which includes required and visitor parking as well as parking for the 
commercial component.  The footprint of the project remains generally consistent with 
the original proposal with access to underground parking and temporary surface parking 
from Constellation Crescent. 

Existing Zoning 
 
The site is currently zoned MC F(2.5) H(30) - Mixed Use Centre with a maximum height 
limit of 30 metres and a Floor Space Index (FSI) of 2.5. The current zoning permits a 
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range of uses including but not limited to apartment dwelling high-rise, multiple attached 
dwellings, and commercial uses including restaurant.  A minor zoning amendment is 
required to modify the existing performance standards where no additional uses are 
requested. 
 
Proposed Zoning 
 
The recommended zoning amendment would facilitate the revised development concept 
shown on Document 5.  The proposed zoning maintains the existing range of permitted 
uses within the Mixed-Use Centre and would seek to amend the performance standards 
with respect to the maximum permitted height, floor space index (FSI) and parking.  The 
recommended zoning would increase the permitted height from 30 metres to 49 metres 
for portions of the property, and increase in FSI from 2.5 to 3.0.  The requested increase 
in height would be controlled through a new site-specific schedule as shown on 
Document 3 to ensure the site is developed in-line with the revised concept. 
 
 
DISCUSSION 
Provincial Policy Statement (PPS) 
 
The PPS speaks to Ontario’s long-term prosperity, environmental health and social 
well-being dependant on managing change and promoting the efficient use of land that 
will support strong, liveable and healthy communities that protect the environment and 
public health and safety, and facilitate economic growth. 
 
Section 1.1 of the PPS outlines that healthy, liveable and safe communities are 
sustained by promoting efficient development and land use patterns, accommodating a 
range and mix of uses. The PPS requires that land be available through intensification 
and redevelopment to accommodate an appropriate range and mix, with settlement 
areas being the focus of growth and their vitality and regeneration being promoted. 
Land use patterns within settlement areas shall be based on both densities and a mix of 
uses, and opportunities of intensification and redevelopment. The subject site is an 
underutilized parcel within a defined settlement area that is further identified through 
municipal planning documents as a target area for compact, mixed-use development 
that is consistent with the direction and policies of the PPS. 
 
Official Plan 
 
Strategic Directions 
 
To meet the challenge of managing growth the City will direct growth to the urban area 
and specifically to those areas designated as Central Area, Mixed-Use Centres, 
Employment Areas, Enterprise Areas, Developing Communities and Mainstreets. These 
areas include locations that are centred on the rapid-transit network, major roads, busy 
commercial streets, and large tracts of vacant land.  Development in these areas can 
strengthen the urban structure, balance housing and employment uses, and make 
transit provision more efficient. These areas offer substantial opportunities for new 
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development or redevelopment and represent a key element in the Official Plan’s 
strategy to accommodate and direct growth in the city. Mixed-Use Centres will grow 
substantially, but in a way that complements the development pattern within and 
adjacent to them. 
 
A key direction for areas where more intense mixed-use development is to be provided, 
and specifically for Mixed-Use Centres, is that they be developed as dynamic centers of 
activity in a way that is compact and will contribute to place-making through an urban 
form and organization of uses that provide for a strong pedestrian and transit orientation 
for the area, and provide for strong interconnections through and to adjacent areas. 
 
Mixed-Use Centre 
 
The subject property and adjacent lands are designated Mixed-Use Centre on 
Schedule B of the Official Plan (OP).  Mixed-Use Centres are strategic and critical 
locations along transit corridors that act as focal points of activity at the local community 
and regional scales.  These areas have a high potential for mixed-use and compact 
development and are to develop as good places in their own right as components of 
complete neighbourhoods.  Mixed-use Centres are also identified as lands which may 
be considered for the placement of high-rise towers. 
 
The implementing policies build on the strategic directions and speak to the optimization 
of land, and enhanced opportunities for walking, cycling and transit, and allowing for a 
mix of uses and provide for the highest density development within 400 metres of a 
rapid-transit station. The policies also speak to ensuring that an appropriate transition 
between the Mixed-Use Centre and surrounding General Urban Area occurs within the 
centre. 
 
In staff’s view the proposed development is reflective of the strategic intent of the 
Official Plan for development within Mixed-Use Centres.  The proposed development 
concept provides a mixed-use development within proximity to the existing planned 
rapid transit. The development concept also provides for an appropriate built transition 
toward the established residential community abutting the centre and meets the 
minimum target for Baseline-Woodroffe Mixed-Use Centre, which is 200 jobs and 
people per gross hectare. 
 
Baseline and Woodroffe Secondary Plan 
 
The subject property is located within the Constellation precinct of the Baseline and 
Woodroffe Secondary Plan.  Within this precinct, Baseline Road is identified as an 
arterial road and Centrepointe Drive is indentified as a collector road.  The objectives of 
the Secondary Plan speak to items such as creating sense of identity, massing and 
urban design, to protect for the most dense development, to provides opportunities for 
healthy living, and to maintain and build upon opportunities for employment and to 
provide opportunities for high-density residential development and stability for adjacent 
low  density residential neighbourhoods. 
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The general land use and urban design policies of the Secondary Plan build from a 
schedule that identifies a 300-metre radius around the rapid-transit station.  Within this 
radius higher density uses, specifically employment and academic must be located 
within and shall generally be developed at a floor space index (FSI) of 1.0, with lands 
outside the radius to be generally developed at a FSI of 0.4.  It is staff’s opinion that a 
minor increase in the permitted FSI on the subject lands coupled with greater height 
controls through the recommended schedule will not create any undue adverse impacts.  
The increase in FSI is largely reflective of the podium element that was introduced into 
the development concept from the previous zoning and site plan concept.  The 
recommended zoning will not prejudice the intended planned function for the area and 
achieves the objectives of the Secondary Plan by protecting low-density 
neighbourhoods while integrating a more dense form of residential development. 
 
Centrepoint Town Centre Workshop and Council Approved Direction 
 
In September 2005, City Council approved a Corporate Plan to implement the vision of 
Ottawa 20/20 which included the redevelopment of the Centrepointe Town Centre 
(CTC).  A plan to guide the development of the CTC was initially developed in 
2006-2007 through a series of public workshops and subsequently updated in 2008.  
The Council approved updated concept plan for the CTC is a series of three drawings 
which show Key Initiatives, a Development Concept Plan, and Key Uses.  With respect 
to building profile as shown on the Key Uses image, within the CTC higher profile office 
and residential devleopments are located at the northeast corner closest to the 
intersection of Baseline Road and Woodroffe Avenue which is consistent with the 
original CTC concept plan.  The proposal is generally consistent with the concept plan 
which identifies the site for residential development. 
 
Urban Design and Compatibility 
 
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 proposed 
development is consistent with and implements the aspects of the design objectives and 
principles discussed below. The objectives of greatest significance to the application 
speak to enhancing the sense of community, defining quality public and private spaces 
through development and providing for the creation of adaptable and diverse places. 
 
The design objective to enhance a sense of community is achieved by infilling a vacant 
underutilized site that currently does not contribute either a built form or function within a 
designated Mixed-Use Centre.  The Development on the east side of Centrepointe 
Drive will create a form along this segment of the street that better frames the 
streetscape particularly at the human-scale and delineates public and private spaces. 
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Encouraging a continuous street frontage and being cognisant of pedestrian needs is 
the second design objective addressed through the project.  The introduction of ground 
oriented dwellings within the podium element of the building creates a physical from 
along Centrepointe Drive that is currently absent.  The proposed podium element will 
also include a commercial component to service the immediate community thereby 
creating a variety of uses at grade and additional animation along the street edge. 
 
The objective of creating adaptability and diversity will be implemented through a more 
diverse building envelope that efficiently uses land while contributing to the 
development of a designated Mixed-Use Centre and the Baseline and Woodroffe 
Secondary Plan.  The development will also help reduce resource consumption by 
intensifying inside the Urban Area within proximity to an existing transit station. 
 
Section 4.11 
 
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 planning context and proposal. 
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 not be required to implement the proposed development. 
 
Vehicular Access: Access to the site will be from Constellation Crescent with no access 
from Centrepointe Drive, thereby mitigating any potential impacts such as headlight 
glare and loss of privacy on adjacent residential community. Access and egress for 
development has been directed to the side street which has the capacity to accept the 
additional traffic expected to be generated from the site. 
 
Parking Requirements: As part of the recommended by-law, the first 350 square metres 
of a restaurant use will be exempt from providing parking, with the remaining space to 
provide parking at a rate of 10 spaces per 100 square metres.  As the intent is to 
provide a tenant that will serve the local community, a minor decrease in the amount of 
required parking is appropriate for the site. 
 
Outdoor Amenity Areas: As part of the recommended by-law, a two-metre screen would 
not be required within 15 metres of a residential zone.  With the modification of this 
performance standard, there are no anticipated negative impacts on the outdoor 
amenity areas of nearby residential properties as the private amenity space for the 
existing street towns are protected and screened by their own structure. 
 
Loading Areas, Service Areas, and Outdoor Storage: The operational facilities of the 
building have been designed along the eastern portion of the site abutting the playing 
fields.  The traditional back of house loading and temporary parking functions are 
appropriately screened by the podium element from view of the abutting townhouses. 
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Lighting: Through the Site Plan Control process, the application will be required to 
demonstrate the site meets City standards with respect to light-spill over. There are no 
anticipated negative impacts from lighting generated on-site onto adjacent residential 
properties. 
 
Sunlight: The applicant has prepared a sun/shadow study in support of the proposed 
revised development. In an effort to reduce potential shadowing impacts to the east, the 
height has been reduced to 15-storeys. Shadowing impacts are expected to be minimal 
as a result of the proposed development, thereby not creating any undue adverse 
impacts. 
 
Building Profile and Compatibility 
 
A high-rise building will be considered both as an example of architecture in its own 
right and as an element of urban design sitting within a wider context. The City will 
consider proposals submitted for high-rise buildings in light of measures that include the 
relation of the scale, massing and height with the existing and planned context, how the 
proposal enhances existing or creates new views, the effect on the skyline, the quality 
of architecture when reviewed against Council approved guidelines, and how the 
proposal enhances the public realm. 
 
The planned function for the area as envisioned through the Secondary Plan indentifies 
that development is to be focused in proximity to the rapid transit station and include a 
range of uses in the highest density.  Sites along the edges of the area abutting existing 
residential areas are to be mindful of the fabric of the adjacent area and transition 
appropriately. The proposed location of the tower gradually places the tallest elements 
away from the street edge, setting the towers back to the eastern edge of the site when 
moving across the site from north to south to create the greatest separation possible 
from the existing neighbourhood.  With respect to the quality of urban design and the 
enhancement of the public realm, through the Site Plan Control process and review by 
the Urban Design and Review Panel, the detailed design of the individual towers, 
commercial space and streetscape will be finalized to ensure variation in the built forms 
and a safe and functional public environment along the street edge. 
 
Building Transitions 
 
Integrating taller buildings within an area characterized by a lower built form is an 
important urban design consideration. 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 in built form will serve to link proposed development with both planned, as 
well as existing uses, thereby taking into account the planned function of an area as 
established though documents such as a Secondary Plan, a Community Design Plan or 
the Zoning By-law. 
 
The Plan speaks to a variety to techniques to accomplish a transition such as 
incremental changes in height, massing, character, architectural design and building 
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setbacks.  The use of transitions may vary according to such factors as the size of the 
development area, the planned intensity of use in the immediate area, the size of the 
lower-profile area, the street widths and the analysis of impacts on adjacent areas. 
 
The revised concept has effectively integrated transitions into the building form by 
stepping back storeys four to 13 above the townhouse podium with an additional 
setback introduced for levels 14 and 15.  The ground-oriented units are consistent with 
the built form of the existing street towns on the west side of Centrepointe Drive which 
creates a consistent environment at grade.  The maximum permitted heights captured in 
the implementing zoning schedule will control the separation distances from the existing 
town homes which is an improvement from the as-of-right zoning which would allow a 
minimum front yard setback of three metres. 
 
The recommendation to amend the zoning to facilitate a 15-storey building along the 
edge of the Baseline and Woodroffe Secondary Plan Area is considered a minor and 
appropriate increase in height that will facilitate the desired built forms transitions to the 
west and east respectively and is consistent with the planned function for the area. 
 
Design Guidelines for High-Rise Housing 
 
The application was reviewed against the Council approved Design Guidelines for 
High-Rise Housing.  The proposal is consistent with the guidelines which speak to the 
location and orientation of the building components such as the tower and base to 
create a transition in the building height.  The reduction in the building height and 
footprint also reduce any potential shadowing impacts on adjacent properties.  The 
design of the podium element of the building has been done so at an appropriate 
human scale with direct connections to the public space.  While the guidelines speak to 
a separation of 20 metres between towers, the proposed separation of approximately 
17.5 metres is appropriate and mitigated as the placement of the towers do not overlap 
one another. 
 
Summary 
 
The applicant’s current proposal allows for the development with a range of uses that 
are intended and considered appropriate for a Mixed-Use Centre and the Baseline 
Woodroffe Secondary Plan and is responsive to the policies and objectives of the City 
for development within mixed use centers to contribute to place-making and to provide 
for an appropriate built form and transition with the adjacent residential community.  The 
intended focus of Mixed-Use Centres to direct the highest density closest to the station 
is maintained. The moderate increase in height at the edge of the mixed-use centre sets 
an appropriate edge condition for a future built form that may be produced within the 
area when implementing the applicable transition policies of the Official Plan and 
Council approved design guidelines. 
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URBAN DESIGN REVIEW PANEL 
The subject property is within a Design Priority Area and is subject to the Urban Design 
Review Panel (UDRP) process. The applicant presented their change in zoning 
proposal to the UDRP for a confidential pre-consultation. The applicant has also 
attended a second preconsultation with the Panel based on the revised concept.  The 
applicant will be required to return to the UDRP for a formal review of the Site Plan 
Control application. 
 
 
RURAL IMPLICATIONS 
There are no rural implications associated with this report. 
 
 
CONSULTATION 
Notice for the application being considered was carried out in accordance with the City's 
Public Notification and Consultation Policy. Comments were received in opposition and 
in support of this application. A summary of the comments received can be found in 
Document 6 along with staff responses. 
 
 
COMMENTS BY THE WARD COUNCILLOR 
The Ward Councillor is aware of the application. 
 
 
LEGAL IMPLICATIONS 
Should the recommendation be adopted and the matter appealed to the Ontario 
Municipal Board, it is anticipated that a two hearing would result which could 
accommodated within staff resources. If the application is to be refused, reasons must 
be provided. In the instance of an appeal against the refusal, it is expected that a three 
day hearing would occur. An outside planner would need to be retained at an estimated 
cost of $20,000 to $25,000. 
 
 
RISK MANAGEMENT IMPLICATIONS 
There are no risk management implications associated with this report. 
 
 
FINANCIAL IMPLICATIONS 
If the zoning amendment is carried and an appeal is brought before the Ontario 
Municipal Board, staff resources would be utilized to defend Council’s position. In the 
event the amendment is not carried and an appeal is launched, an external planner 
would need to be retained at an estimated cost of $20,000 to $25,000. Funds are not 
available from within existing resources and the expense would impact Planning and 
Growth Management’s operating status. 
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ACCESSIBILITY IMPACTS 
There are no accessibility impacts associated with this application and the staff 
recommendation. 
 
 
ENVIRONMENTAL IMPLICATIONS  
There are no environmental implications associated with this report. 
 
 
TECHNOLOGY IMPLICATIONS 
There are no technology implications associated with this report. 
 
 
TERM OF COUNCIL PRIORITIES 
The application implements the Council Priority of Governance, Planning and Decision 
Making by making sustainable choices (GP3) and Transportation and Mobility by 
maximizing density in and around transit stations (TM2). 
 
 
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 negotiations with the applicant and the 
community to consider a revised development concept for the site. 
 
 
SUPPORTING DOCUMENTATION 
Document 1 Location Map 
Document 2 Details of Recommended Zoning 
Document 3 Recommended Zoning Schedule 
Document 4 Conceptual Building Elevations 
Document 5 Conceptual Site Plan  
Document 6 Consultation Details 
 
 
DISPOSITION 
City Clerk and Solicitor Department, Legislative Services to notify the owner, applicant, 
OttawaScene.com, 174 Colonnade Road, Unit #33, Ottawa, ON K2E 7J5, Ghislain 
Lamarche, Program Manager, Assessment, Financial Services Branch (Mail Code: 
26-76) of City Council’s decision. 
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Planning and Growth Management to prepare the implementing by-law, forward to 
Legal Services and undertake the statutory notification in accordance with 
Recommendation 1. 
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LOCATION MAP DOCUMENT 1 
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DETAILS OF RECOMMENDED ZONING DOCUMENT 2 
 
 
1. The zoning Map of By-law 2008-250 be amended by rezoning the subject 

property as shown on Document 1 from MC F(2.5) H(30) to MC[****] F(3.0) S****. 
 
2. Section 239 – Urban Exceptions be amended by adding a new exception with 

provisions similar in intent to the following: 
 

(i) the maximum building heights will be as per the Schedule shown on 
Document 3, 

(ii) no parking is required for the first 350 square metres of a restaurant. 
(iii) a commercial patio within 15 metres of a residential zone is not required to 

provide a two metre screen 
 

3. Section 17 – Schedules of By-law 2008-250 be amended by adding Document 3 
as a new schedule. 
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RECOMMENDED ZONING SCHEDULE DOCUMENT 3 
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CONCEPTUAL BUILDING ELEVATIONS DOCUMENT 4 
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CONCEPTUAL SITE PLAN DOCUMENT 5 
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CONSULTATION DETAILS DOCUMENT 6 
 
NOTIFICATION AND CONSULTATION PROCESS 
 
Notification and public consultation was undertaken in accordance with the Public 
Notification and Public Consultation Policy approved by City Council for Zoning By-law 
amendments.  Twenty-nine letters were received in opposition to the proposal and one 
letter was received in support.  A submission was also received from the Centrepointe 
Community Association. 
 
1. Concerns were raised with respect to potential shadowing impacts from the proposed 
development.  
 
Response:  
A shadow study was prepared by the applicant as part of the revised application. The 
shadows to be cast from the development are not anticipated to significantly impact the 
existing developments in the area.  
 
2. Concerns were raised with respect to the height of the proposed buildings being out 
of scale and character with the area.  
 
Response:  
In response to concerns from the public and staff over the original proposal for two 
towers (24 and 22-storeys, the applicant has revised the development program to 
reduce the towers to 49 metres (15-storeys).  The concept has maintained a ground-
oriented podium element which is in keeping with the existing townhomes on the west 
side of Centrepointe Drive.  
 
With respect to the character of the area, the proposed development is consistent with 
the planned function envisioned through the Baseline-Woodroffe Secondary Plan which 
will focus the most intense forms of development towards the transit station. The 
proposed height schedule provides for building heights to transition downwards to the 
west, in proximity to the lower profile residential dwellings.  
 
3. Concerns were raised with respect to the potential impact on property values as a 
result of the development.  
 
Response:  
Staff have received no data that can either support or refute the potential impact on 
property values upon completion of the proposed development. 
 
4. Concerns were raised with respect to potential traffic and parking impacts from the 
proposed development.  
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Response:  
The proposed development is located within an area that is well served by existing rapid 
bus transit.  The applicant has submitted a traffic impact study in support of the 
application which was reviewed and accepted by staff. 
 
Through the Site Plan Control process, a detailed review of the proposed entrance to 
the site and turning movements will be undertaken to ensure safe access and egress to 
the site for vehicles, pedestrians and cyclists. Any required roadway modifications or 
signal improvements to support the proposed development will be the responsibility of 
the applicant. 
 
5. Concerns were raised with respect to parking in the area and the potential for the 
proposal to contribute to this concern.  
 
Response:  
The minimum required parking for the residential and commercial components of the 
project is 256.  The development is proposing to provide parking above the required 
rates with a total of 467 spaces on-site upon completion which is still under the 
maximum amount of parking permitted as the site is within 600 metres of a transit 
station.  The applicant has agreed to continue to work with the community through the 
Site Plan Control process to look at the actual parking to be provided within the phases 
of the build-out program to further mitigate any potential parking impacts. 
 
 
COMMUNITY ORGANIZATION COMMENTS 
 
Centrepointe Community Association (e-mail dated January 3, 2013) 
 
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 19Centrepointe 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.   
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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 the22 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 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: 
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•  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. 
 
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. 
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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 
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. 
 
 
 



22 
 
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, 
adifference 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 
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 
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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. 
 
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. 
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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. 
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