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AFFIDAVIT OF BRUCE FINLAY

I, Bruce Finlay, of the City of Ottawa MAKE OATH AND SAY:

1) I am a Registered Professional Planner, with the Economic Development and Long-
Range Planning Branch of the City of Ottawa. Since joining the City, in 2001, | have
been involved in the preparation and review of the City of Ottawa’s Official Plan and
responsible for the preparation of the draft and final versions of the comprehensive

amendments to that Plan. | have been directly involved with Amendments (OPA) #150,



#140, and #180 that are currently before the LPAT. | continue to provide planning policy

advice to Council, my colleagues and other City departments.

in my career | have provided professional land use planning advice to both municipal
and private clients and have been recognised by the Ontario Municipal Board and the
LPAT as an expert, for the purpose of giving evidence, in land use planning. My
Curriculum Vitae and my Acknowledgement of Experts Duty are attached as Exhibits 1
and 2.

This affidavit provides the sequence of events leading to, and my professional opinion
as to the appropriateness of, the proposed policy changes approved by the City to
achieve the settlement of the outstanding appeals, by the Greater Ottawa Home
Builders Association (GOHBA) and the Building Owners and Managers Association
(BOMA), of Official Plan Amendment 150.

Background

4)

5)

7)

On December 11", 2013 the City adopted Official Plan Amendment 150 (OPA #150).
OPA #150 made significant modifications to policies for Arterial Mainstreets, City-wide
Design Policies and included new design policies focusing on the redevelopment of

existing areas with new buildings, and particularly, new high-rise buildings.

On January 10, 2014 the Ministry of Municipal Affairs and Housing approved OPA #150
without modification. The Minister's approval of OPA #150 was appealed in its entirety,
but following the adoption by the City, and approval by the Ministry of Municipal Affairs
and Housing of Official Plan Amendment 180 on the 8", August 2017, many of these
appeals were withdrawn. However, many of the policies dealing with Building Heights

and Design remained under appeal.

When the City adopted OPA 180 Council directed staff to meet with appellants with the
view to resolving the outstanding appeals. At the prehearing of October 22" 2018 the
LPAT considered a partial settlement, reached between the City and the appellants, for
the Building Height and Intensification policies. That settlement was approved by the
LPAT on January 25", 2019. Since October 2018 City staff have continued to work with
GOHBA and BOMA on the outstanding matters.

On April 24™ 2019 City Council approved the staff recommendation for further

modifications to the Tall Building and Urban Design policies that remained under
2
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peal. An extract of the Council minutes is attached at Exhibit 3 and associated Staff

Report is attached at Exhibit 4 to this affidavit. The Staff report recommended that

Council agree to changes to the following components of OPA #150:

ltem 160, which amended Section 3.6.3 - Arterial Mainstreets and establishes

building heights on these major streets;

Item 179, which amended Section 3.6.7 - Major Urban Facilities and established

building heights for future major developments: and

i) ltem 285, Which replaces Section 4.11 — Urban Design and Compatible and

lte

revised the police dealing the design of buildings but specifically high-rise

buildings.

m 160 - Arterial Mainstreets:

a)

b)

Arterial Mainstreets are major roads located in primarily postwar neighbourhoods
where the lot fabric is generally large. Today these corridors contain a broad mix of
commercial and residential uses and development is predominantly car oriented. The
City’s Official Plan identifies these Mainstreets as areas where more detailed
planning is required and where there is an opportunity to encourage intensification
and a more pedestrian and transit friendly environments. Prior to OPA #150 building
heights were limited to 9 storeys in the policies for Arterial Mainstreets. However,
policies in Section 4.11 of the Official Plan provides range of locations and situations

where taller buildings could be considered.

The purpose of ltem 160, and the other changes made by OPA 150, was to
consolidate the relevant building height criteria into one location in the Official Plan.
The new policy for Arterial Mainstreets reiterated that Mid-rise Building Heights (up to
9 storeys) would be permitted on Arterial Mainstreets unless a Secondary Plan
stated otherwise. The policy also proposed that taller buildings up to 12 storeys could

be permitted in specific locations that support the City’s Transit objectives.

The proposed modification proposed for this new policy in (Item 160 Exhibit 5)
continues to permit up to 9 storeys but allows consideration of taller buildings (up to
30 storeys), subject to a zoning change, in locations that support transit. The transit

supportive locations include sites within 400m of a rapid transit station, at



9)

10)

11)

1

intersections of two main streets, at the intersection of a Mainstreet and transit

priority corridor or in locations that abut Major Urban Facilities.

ltem 179 - Major Urban Facilities.

a)

Major Urban Facilities are described in the City’s Plan uses such as: Hospitals;
Universities; Colleges; Major sports, recreational and cultural facilities; Major
Shopping Centres and the like. They generally serve the entire City or large parts of
it and large numbers of people require convenient access. As a consequence, some
facilities exert concentrated demand on the transportation, and other infrastructure.
These facilities are permitted in all urban designations other than Traditional
Mainstreets but require: a zoning amendment in every instance, proximity to high

frequency public transit and detailed consultation and review.

ltem OPA #150 proposed that these facilities should be limited in height to the

greater of the maximum height permitted by the underlying designation or 9 storeys.

Due to their poitrinal impact all new Major Urban Facilities are subject to
considerable public scrutiny due to the studies required and the Zoning process that
each proposal requires. The underlying designations, in which Major Urban
Facilities are permitted, already have policies dealing with building heights. The
additional restrictions imposed by ltem 179 are not necessary and create additional
complications. Council has agreed that the new policy, introduced by Item 179,
should be repealed. (see ltem 179 Exhibit 5)

Item 285, of OPA #150 completely replaced the former policies of Section 4.11 Urban

Design and Compatible Development. The new policies proposed for Section 4.11

sought to consolidate many of the urban design components that were previously

scattered throughout and often repeated in many locations in the Official Plan. The new

section 4.11 focusses on new design policies for High-rise buildings and no longer

deals with building heights and where High-rise buildings should be permitted.

The proposed modifications to ltem 285 (see Item 285 Exhibit 5) deal with the

following matters:



Views -

a)

The introduction and policies 2 and 3 dealing with Views and view planes
have been modified to use language consistent with other parts of the Plan
in reference to view planes and to confirm when these criteria are as

guidelines and where they are mandatory.

Policy 2 is modified to clarify that the requirement to consider impacts on

the skyline apply specifically to buildings of 31+ storeys in height.

Policy 3 is modified to be clearer that specific protected views of the Peace
Tower, on the Parliament Building, are to be protected and remain
unobstructed. The policy provides that new buildings or additions to exiting
buildings must be consider these view corridors to the Peace Tower and

may not further obscure those views.

Building Design -

d)

Policy 6 focuses on the design and orientation of new buildings to the
street. OPA #150 required the principal entrances to face the street and
that street facing facades to be animated by windows and not blank walls.
The original policy specified that the principal entrance of buildings on
properties with multiple street frontages should face the higher order street.
It also required all visible walls to contain windows. The city agrees that this
requirement is too specific and does not accommodate the variety of
situations where this requirement may not be practical or reasonable. The
city proposes the deletion of this ranking of street orientation and qualifies

that walls visible from public spaces should contain windows.

Policy 7 is modified to recognise that in the design matters, identified in this
policy are nor mandatory and that the City should encourage but not

always require design elements in the policy.

Policy 8 and new policy 9 deal with the design of those normally less

attractive aspects of buildings such as service access and loading areas,
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utilities and mechanical equipment. The original policy, proposed by OPA
#150, required that these areas and facilities be designed so that they
could not be seen. This is not always possible. The policy has been
reworded to put the emphasis on the design, of these utility spaces in
manner that maintains the quality and attractiveness of the pedestrian
spaces around buildings. This can be achieved by a number of methods:
internalisation, screening and design. Similarly roof top equipment should

be incorporated in the design of the of the upper floors of the building.

High Rise Buildings -

9)

New policies 14 to 18 (see Exhibit 5) replace the former policies 13 and 14
of OPA 150. These policies have been revised to reflect more recent work
the City has undertaken in the development of the new Urban Design
Guidelines for High-rise Buildings and to be less prescriptive of the building

format and sizes in favour of principles.

The modified policy 14 identifies many of the same impacts that High-rise
buildings can have on the safety and comfort of public and private spaces
as were identified in the former policy14 but have been reworded. The
designers of new High-rise buildings should consider these impacts
demonstrate to the city the steps taken to addressed or avoid negative

impacts.

New Policy 15 focuses on the structure of the building with emphasis on
the provision of appropriate separation distances between the tower-
portion of High-rise buildings. These separations apply between towers on
the same or adjacent lots. The separation distances between High-rise
towers has been refined through the City’s new “Urban Design Guidelines
for High-rise Buildings” which has determined that separation distances
may be varied in specific contexts. It is proposed that the separation
distances will be implemented through Zoning and for this reason they

have been given less emphasis in this revised policy.



12)

13)

14)

15)

16)

17)

j) New Policies 16 to 18 (see Exhibit 5) provides that Secondary Plans for
specific areas and Zoning may establish specific requirements such as
building separation and setbacks. The new policies now reference the

completed Urban Design Guidelines for High-rise Buildings.
Outdoor Amenity Areas

k) The Settlement also amends Policy 15 proposed by OPA #150 (now
renumbered to Policy 19) to add flexibility to the types of measures that can
be used to protect existing private amenity space when proposing new

buildings.

The remaining policies in ltem 285, remain as originally proposed by of OPA
#150.

Exhibit 6 states all the matters that, other than the zoning for 1200 Maritime

Way, are within the Building Heights, Intensification and Design Phase.

There are a number of modifications found in Exhibit 7 that were made to the
Official Plan by OPA #150, to matters listed within Exhibit 6 and for which no
further changes are sought by BOMA or GOHBA. The City is seeking the
dismissal of all appeals against these modifications such that these changes will

come into force.

The policy rationale behind these modifications is given in Exhibit 7 within the

column entitled “Rationale”.

Attached at Exhibit 8 is an email showing correspondence between the City
Solicitor and the Solicitor for Bridgeport Realty and 1716709 Ontario Inc.

Attached at Exhibit 9 is correspondence received by the City from the Solicitor
for Bridgeport Realty that was received at 9:29 am on 24" April 2019 the date of
the Council’s consideration of the resolution on the settlement reached with
GOHBA and BOMA. The letter states that Bridgeport Realty disagrees with two
changes made through the City’s settlement with GOHBA and BOMA as follows:



18)

a) ltem 285: Section 4.11 policy 9

Bridgeport Realty interprets this new policy as requiring private amenity
space to be provided on the roof of High-rise buildings. New Policy 15 in
Section 4.11 deals with the provision of private amenity space and indicates
that all buildings that include residential uses will incorporate private amenity
space in accordance with the City’s Zoning By-law. The modified policy 9
and stress that any roof-top mechanical or telecommunications equipment,
signage and amenity spaces where provided should be integrated into the
overall design and not simply an afterthought. The policy does not mandate

the provision of roof-top amenity space.
b) Item 285: Section 4.11 policy 15

Bridgeport Realty is arguing that paragraphs a, b and ¢ of policy 15 are
seeking to implement portions of the “Urban Design Guidelines for High Rise
Buildings” when in fact they are a rewording of the preamble and policies 13
and 14 of the new Section 4.11 of OPA 150 and from which the more recent
Urban Design Guidelines were developed. The policies of Section 4.11

highlight the objectives of the design criteria and give guidance to Zoning.
Conclusion

In my professional opinion,

a) the Councils recommendations to modify ltems 160 and 285 of OPA #150,
and
b) the recommendation to repeal Item 179 of OPA #150

as set forth in Exhibit 5, are consistent with the Provincial Policy Statement, have

regard to matters of provincial interest and represent good planning.



19) | also recommend that the appeals against items set forth in Exhibit 7 be
dismissed as the proposed policies are consistent with the Provincial Policy

Statement, have regard to matters of provincial interest and represent good

planning.
SWORN before me in the City of Ottawa, )
y )
in the Province of Ontario, this %\ day of )

/\q N 7, , 2019
T -
A Commissioner he Taking of Oaths, etc.

Timothy C. Marc
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BRUCE FINLAY mcip MPIA RPP

Planner [, 110 Laurier Avenue West, Ottawa, ON, KI1P 1]J1
Policy Planning Branch Telephone: (613) 580-2424 ext. 21850;
Planning, Infrastructure & Economic Development e-mail: Bruce.Finlay@gottawa.ca

Dept. City of Ottawa

SUMMARY - PROFESSIONAL EXPERIENCE

2005 -2018  PLANNER Il City of Ottawa

Responsible for the City’s Official Plan, preparation of land use policies and providing advice to Council and staff
on land use policy matters. Project lead City’s Official Plan update OPA #180 and the update of the City’s LEAR
system (2010). Project lead City’s Official Plan update OPA #150 (2013). Responsible for the Rural policy
consultation and review for the City’s Official Plan update OPA #7060 (2009). Provided professional evidence at the
Ontario Municipal Board and LPAT

2001 - 2005 PLANNER II City of Ottawa

Responsible for the City’s Official Plan, preparation of land use policies and providing advice to Council and staff
on land use policy matters. Responsible for the of the City’s Greenspace Master Plan, provided policy advice and
interpretation of the City’s Official Plan and represented and negotiated on behalf of the City at appeal hearings for
the Official Plan

1998 -2001 PLANNER 11 City of Kanata

Policy Planner provided policy advice to development approvals planners, prepared policy documents and
processed some Official Plan amendments. From mid-1999 onward assisted with the completion of the updated
Official Plan for the City of Kanata. Responsible for the interpretation of Official Plan policy and the provision of
comments on major development plans leading to Official Plan and Zoning amendments.

1993 -71998 PRINCIPAL FFreelance Consultant

Provided general planning advisory services to rural municipalities and private clients seeking planning approvals.
Prepared new and consolidated Official Plans and Zoning By-laws, reviewed applications and responded to
Councils with advice applications for development, severance and subdivision proposals and conducted public
meetings associated with those proposals. Provided professional evidence for municipal and private clients at the
Ontario Municipal Board.

1989 -1993 SENIOR PLANNER J.L. Richards and Associates Ltd.

J. L. Richards is a large firm of Engineers, Architects and Planners who provide consulting services throughout
Eastern and Northern Ontario. Provided planning services to a number of rural municipalities and small towns in
Eastern and Northern Ontario and to private individuals and land developers. Prepared Official Plans and Zoning
By-laws; reviewed and advised on development, zoning, severance and subdivision applications.

1981 - 1988 STATUTORY PLANNER Sydney, Australia

Statutory Planner advising the Chief Town Planner and Council on development and subdivision proposals in the
City's main commercial and industrial areas. Also responsible for residential re-development and intensification
projects in the older arcas of Blacktown and Seven Hills. Provided professional evidence at the Land and
Environment Court.

PROFESSIONAL AFFILIATIONS

Canadian Institute of Planners (CIP) Member (RPP)
Ontario Professional Planners Institute (OPPI) Member
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Ontario

Local Planning Appeal Tribunal
Tribunal d’appel de 'aménagement local

ACKNOWLEDGMENT OF EXPERT’S DUTY

Case Number Municipality

PL140495 City of Ottawa

1. My name is Bruce Finlay.
I live in the City of Clarence-Rockland, in the Province of Ontario.

2. | have been engaged by the City of Ottawa to provide evidence in relation to the
above-noted LPAT proceeding.

3. lacknowledge that it is my duty to provide evidence in relation to this proceeding
as follows:

a. to provide opinion evidence that is fair, objective and non-partisan;

b. to provide opinion evidence that is related only to matters that are within
my area of expertise; and

c. to provide such additional assistance as the LPAT may reasonably require,
to determine a matter in issue.

4. | acknowledge that the duty referred to above prevails over any obligation which |
may owe to any party by whom or on whage behalf | am engaged.
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(@ttawa

OTTAWA CITY COUNCIL
Wednesday, 24 April 2019
Andrew S. Haydon Hall, 110 Laurier Avenue W.
10:00 am

DISPOSITION 12

Note: Please note that the recorded votes and dissents contained in this Disposition

are to be considered DRAFT until the Minutes of the meeting are confirmed by
Council.

REPORTS

OTTAWA BOARD OF HEALTH

1. OTTAWA PUBLIC HEALTH'S 2018 ANNUAL REPORT

BOARD OF HEALTH RECOMMENDATION

That City Council receive Ottawa Public Health’s 2018 Annual
Report, for information of its members, in accordance with the
City of Ottawa Act, 1999.

RECEIVED



OTTAWA CITY COUNCIL 14
DISPOSITION 12
WEDNESDAY, 24 APRIL 2019

Boulevard and Strasbourg Street to proceed with the
proposed works identified within the Front-Ending Report -
Roundabout (Brian Coburn Boulevard at Gerry Lalonde
Drivel/Jerome Jodoin Drive (ACS2019-PIE-PS-0030) at Brian
Coburn Boulevard at Gerry Lalonde Drive/Jerome Jodoin
Drive.

CARRIED

20.

OFFICIAL PLAN AMENDMENT 150 SETTLEMENT OF APPEALS —
BUILDING HEIGHT AND DESIGN

CONMMITTEE RECOMMENDATION

That Council adopt the settlement policies for OPA 150 proposed
in this report and attached as Document 1 and the approval of
these changes by the Local Planning Appeal Tribunal.

CARRIED

BULK CONSENT AGENDA

COMMUNITY AND PROTECTIVE SERVICES COMMITTEE

REPORT 3

A.

COMMEMORATIVE NAMING PROPOSAL — GEORGES
DASSYLVA PARK

COMMITTEE RECOMMENDATION

That Council approve the proposal to name the future park
located at 670 Monardia Way, the “Georges Dassylva Park”.

CARRIED
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Planning Committee 207 Comité de Purbanisme
Report 5 Rapport 5
April 24, 2019 le 24 avril 2019
Extract of Draft Minutes 5 Extrait de I'ébauche
Planning Committee du procés-verbal 5
April 11, 2019 Comité de Purbanisme

le 11 avril 2019

Official Plan Amendment 150 Settlement of Appeals — Building Height and Design

ACS2019-PIE-EDP-0016 City Wide

Report Recommendation

That Planning Committee recommend Council! adopt the settiement policies for
OPA 150 proposed in this report and attached as Document 1 and the approval of
these changes by the Local Planning Appeal Tribunal.

The following staff of the Planning, Infrastructure and Economic Development
department responded to questions: Bruce Findlay, Planner; Alain Miguelez, Manager,
Policy Planning.

Murray Chown, was present in support on behalf of the Greater Ottawa Home Builders
Assoaciation (GOHBA).

Motion N° PLC 2019 5/6
Moved by acting Vice-chair A. Hubley

WHEREAS report ACS2019-PIE-EDP-0016 recommends that Planning Committee
and Council adopt changes to policies in Section 4.11 of OPA 150 to resolve

appeals concerning the desiqn of high-rise buildings; and

WHEREAS the disposition of report ACS2019-PIE-EDP-0016 directs the City
Solicitor to take the changes recomm'énded in the report to the Local Planning
Appeals Tribunal with the request that the Tribunal approve the policies in
Section 4.11 as amended in the report to resolve thelappeals; and

WHEREAS the changes recommended in report ACS2019-PIE-EDP-0016 will be




Planning Committee 208 Comité de l'urbanisme
Report 5 Rapport 5
April 24, 2019 le 24 avril 2019

brought to the L.ccal Planning Appeals Tribunal on May 22, 2019; and

WHEREAS on May 8, 2018 Planning Committee considered report ACS2018-PIE-
EDP-0013, Urban Design Guidelines and Zoning Provisions for High-Rise

Buildings;

WHEREAS Planning Committee recommended approval of the Urban Design
Guidelines for High-Rise Buildings and received the draff zoning provisions for
high-rise buildings; and

WHEREAS Planning Committee directed staff to seek resolution on the appeals of
the policies for high-rise buildings in OPA 150 and bring the zoning provisions for
high-rise buildings back to Planning Committee and Council for approval
following resolution of the appeals;

THEREFORE BE IT RESOLVED that pending the outcome of the hearing at the
Local Planning Appeals Tribunal on May 22, 2019, that Planning Committee direct
Planning, Infrastructure and Economic Develcpment staff to bring the zoning
provisions for high-rise buildings for approval to Planning Committee on June13,
2019 and to Council on June 26, 2019.

CARRIED

Committee CARRIED the report recommendation as amended by Motion 2019 5/6.



Report to
Rapport au:

Planning Committee
Comité de l'urbanisme
A1 Apr 2019 / 11 avril 2019

and Council
et au Conseil
24 April 2019/ 24 avril 2019

Submitted on April 1, 2019
Soumis le 1er avril 2019

Submitted by
Soumis par:
John Smit
Director / directeur
Economic Development and Long Range Planning / Développement économique
et planification a long terme

‘Contact Person
Personne ressource:
Alain Miguelez
Manager/Gestionnaire, Planning Policy and Resiliency/Politiques d’urbanisme et
Résilience
613-580-2424, 27617, Alain.Miguelez@ottawa.ca

Ward: CITY WIDE /A L'ECHELLE DE LA File Number: ACS2019-PIE-EDP-0016
VILLE

SUBJECT: Official Plan Amendment 150 Settlement of Appeals — Building
He'ight and Design

OBJET: Réglement de certains abpels relatifs a la modification 150 du Plan
officiel — Hauteur de batiment et conception



REPORT RECOMMENDATIONS

That Planning Committee recommend Council adopt the settlement policies for
OPA 150 proposed in this report and attached as Document 1 and the approval of
these changes by the Local Planning Appeal Tribunal.

RECOMMANDATIONS DU RAPPORT

Que le Comité de 'urbanisme recommande au Conseil d’adopter les protocoles
des réglements des appels relatifs a la MPO 150 proposés dans ce rapport et
figurant dans le document 1 ci-joint, et Papprobation de ces changements par le
Tribunal d’appel de 'aménagement local.

BACKGROUND

When considering the adoption of Official Plan Amendment (OPA) 180 on January 25,
2016, Council directed Staff to work with appellants of OPAs 150, 140, 179 and 180
where possible, in order to achieve settlement of the outstanding appeals to these
amendments to the City’s Official Plan. This report forms part of those settlement
negotiations and recommends wording changes to three policy changes, made by OPA
150, which were appealed by the Greater Ottawa Home Builders Association (GOHBA)
and the Building Owners and Managers Association (BOMA). GOHBA and BOMA have
agreed to the changes being proposed by this report and to the withdrawal of their
appeals to nine other changes made by OPA 150 which will come into force, without
change, once approved by the Local Planning Appeal Tribunal (LPAT).

The changes proposed by this report fall into three categories as follows: changes to
building height policies for properties abutting designated Arterial Mainstreets (Section
3.6.3); the repeal of a proposed policy imposing building height limits for Major Urban
Facilities (Section 3.6.7); and changes to some new policies in Section 4.11 that is titled
Urban Design and Compatible Development. The majority of the policies of Section 4.11
remain unchanged.

This report recommends that Planning Committee and Council approve the policy
changes negotiated by Staff, discussed in this report and shown in Document 1,
attached. Once approved by Council the intention is that the City Solicitor bring the
changes to LPAT for approval at the earliest possible opportunity.



DISCUSSION

OPA 150 made many policy changes specifically intended to deal with building heights
and urban design. Specific policies related to building form were included in the majority
of land use designations. For the most part, these policies placed interim height limits, in
most urban designations, until such time as secondary plans are completed that may
propose more or less restrictive limits. OPA 150 also substantially revised the urban
design and corhpétibility policies (Sections 2.5.1 and 4.11) of the Plan. Many of the
changes related to building heights were resolved earlier in 2018 (See Staff report
ACS2018-PIE-EDP-0047 that went to Council October 10, 2018) and have now been
approved by LPAT.

While the building height policies for different designations were resolved earlier in a
staff report (See Staff report ACS2018-PIE-EDP-0047 ) that went to Council on October
10, 2018. Those changes have been approved by LPAT.

The three ltems addressed by this report constitute the body of the substantive changes
appealed by GOHBA and BOMA and focus on the following specific policies:

1. Arterial Mainstreets

ltem 160 in OPA 150 added a new policy 11 to section 3.6.3 Mainstreets. This is
one of two policies in OPA 150 (policies 11 and 12) that updated the building
heights for both Arterial and Traditional Mainstreets that were originally together
as one policy in the Official Plan. OPA 150 proposed that two separate policies
(11 and 12) for these Mainstreet designations. The City and LPAT previously
agreed to changes to the new policy 12 that identified Mid-rise building heights
(5-9 storeys) on Traditional Mainstreets and taller buildings only where permitted
by a Secondary Plan. New policy 11, which is addressed in this report, applies to
Arterial Mainstreets only. Staff are proposing that is still and continues to permit
Mid-rise buildings (5- 9 storeys) but recognizes that taller buildings may be
considered at transit supportive locations subject to a zoning change. A
secondary plan is not required. The specific locations include proximity to: rapid
transit stations, intersections with other Mainstreets and transit priority routes; or
proximity to Major City Facilities. These locations generally coincide with target
areas for intensification.

The revised policy still maintains that the Zoning by-law may establish lower
building heights where dictated by the site conditions and the character of
surrounding development. See ltem 160 in Document 1 attached.



2. Major Urban Facilities

ltem 179 in OPA 150 added a new policy 13 to Section 3.6.7 Major Urban
Facilities. The purpose of the new policy was to set maximum building heights for
Major Urban Facilities that are the greater of either: the surrounding building
height or Mid-Rise (up to 9 storeys). Major Urban Facilities are typically
distinguished by a number of unique characteristics. These facilities usually
service the entire city or large parts of it and may even draw from beyond the
boundaries of Ottawa and include: Hospitals; Universities and colleges; Major
sports, recreational and cultural facilities, Museums and Shopping centres (over
50,000 square metres gross leasable area) and the like. Large numbers of
people require convenient access to these facilities which necessitates good
road and public transit access. Applications for these uses are few and they often
require large areas of land.

The policies of Section 3.6.7 require a change to zoning every time a Major
Urban Facility is proposed to ensure sufficient public consultation, the evaluation
of design of the facility and review of the studies needed to support the proposal.
Staff agree that establishing as-of-right building heights for these uses has little
real impact as each application is evaluated on an individual circumstances. Staff
are suggesting that the policy is ineffectual and recommend that Council repeal,
in its entirety, ltem 179 in OPA 150. See Document 1.

3. Urban Design and Compatible Development

ftem 285 in OPA 150 retitled and replaced 14 policies in Section 4.11 Urban
Design and Compatible Development. Some of the new policies added to
Section 4.11, by OPA 150, were relocated from other sections of the Official Plan
in order group urban design objectives in one location. The former building height
classification were moved from Section 4.11 to Section 2.2.2 by OPA 150 and
were subsequently approved by LPAT (see staff report ACS2018-PIE-EDP-0047
that went to Council October 10, 2018).

The revisions proposed as part of the settlement of appeals to ltem 285 include
the following changes:

a. Views and View planes — this new sub-section deals with the protected
views of the Parliament Buildings, particularly when reviewing applications for
new high-rise buildings. These policies regarding views of the Parliament
already exist for the central area and limit building heights using view planes



from the Peace Tower. The purpose of the policies is to recognize that future
secondary plans may identify specific views and vistas (related to other
prominent buildings or features) that are to be protected when considering
future development applications. The modifications Staff are recommending
to Item 285 requires proponents of buildings over 30-storeys to identify and
evaluate skyline impacts. The policy is also modified to be clear that where a
view of the Parliament is already impacted by exiting development, a
proponent must demonstrate that the view will not be further impacted by the
proposed new development. See page 2 of Document 1.

. Building Design — this new sub-section introduced by OPA 150 identifies the
elements of the building and site’s design that will be evaluated by the City to
asses compatibility.

Old policy 6a required that where a property has frontage to more than one
road, the main facade of any new building must face the higher-order road, be
it an arterial road, collector road, etc. Staff agree that this is not a matter that
needs to be regulated in this detail because there may be good reasons why
the building would face the lesser road particularly if that is how access is
obtained. In most cases the higher order street is a natural choice for building
orientation. Staff agrees that the original policy is tco prescriptive and that
proposed policy 6a be modified to delete the required orientation (see page 3
of Document 1.

Old policy 6b required that building facades, visible from ‘public spaces’, have
windows. Staff agree this provision is too broad and that the policy should be
changed to require facades adjacent to ‘public spaces’ to have windows. This
provision is mainly to provide oversight of public space as well as creating a
more pleasing building facades.

Old policy 7 in the last sentence of the preamble the word “required” is to
modified so that the City will “encourage” rather than “require” development
proposals at gateway intersections of arterial and collector roads to be
designed with strong architectural elements and quality materials and
widened landscaped sidewalks to improve the pedestrian environment.

Old policy 8 deals with the design of public spaces around buildings and the
design and placement of utilities, loading and servicing facilities at ground
level and on roof tops. These aspects of buildings facilities and utilities can
impact the attractiveness of the building and the usability of the sidewalk and



entrances to buildings. The old policy 8 required that these facilities should
not be seen from the street. Staff agree that this is not possible to achieve in
most circumstances. Policy 8 has been completely redrafted to emphasize
that the City’s objective is to maintain an attractive sidewalk environment for
pedestrians and there are many ways in which these necessary components
of new buildings can be designed to achieve this objective. New policy 9
addresses roof-top equipment and signage and indicates that the location and
design these components should be incorporated into the design of the upper
floors of the building. See page 4 of Document 1

. High-Rise Buildings — the former introductions and policies 13 and 14 of
OPA 150 been almost completely revised to be consistent with the work,
undertaken by staff, in developing the high-rise building design guidelines
which were completed after OPA 150 was adopted. The new polices do the
following:

New Policy 14 - madifies the original preamble to the High-Rise Building
section and describes the benefits that high-rise buildings have in addition to
the negative impacts or disruptions that should be avoided through the design
of these buildings. These impacts include ground level comfort and safety for
public and private spaces around the building, affects on views, proximity to
heritage districts or buildings and protection of privacy of occupants of
adjacent buildings. See page 6 of Document 1.

New Policy 15 and 16 — identifies the components of a high rise building as a
base (sometimes a podium), the middle (tower) and top. OPA 150 established
optimum sizes for each tower components and established a separation
distance between buildings on the same lot or between buildings on adjoining
lots. Since OPA 150 was adopted staff completed the more detailed “Urban
Design Guidelines for High-rise Buildings”. These guidelines were adopted by
Council May 23, 2018 and established different floor plates and separations
distances for High-Rise towers based upon location and building use. See
Page 6 of Document 1.

New policies 16 to 18 recognise that, where appropriate, Secondary Plans
may, and the Zoning by-law will, provide more detailed standards for High-
Rise buildings including separations distances. Policy 18 specifically
references the “Urban Design Guidelines for High-rise Buildings”. See page 7
of Document 1. '



d. Outdoor Amenity Areas — the plans encourage the provision of private
outdoor amenity areas as part of a variety of building forms, not just
apartments and requires proponents of new development to consider the
impact new construction may have on adjacent private amenity areas. Policy
19 identifies a number of techniques to minimize impacts on the privacy of
existing amenity areas is amended to recognize that other techniques, not
mentioned in the policy may also be appropriate. See page 7 of Document 1

The balance of ltem 285 remains as adopted by Council and approved by the Minister
in 2014. The appellants have indicated that with the changes identified above that the
appeals of ltems 47, 98, 99, 100, 101, 102, 103, 104 and 105 will be withdrawn. Staff
recommend that Planning Committee and Council support these changes to the text of
OPA 150 and direct the City Solicitor to bring this settlement to the LPAT at the earliest
opportunity.

Staff recommend that Planning Committee and Council support these changes to the
text of OPA 150 and direct the City Solicitor to bring this settlement to the LPAT at the
earliest opportunity.

RURAL IMPLICATIONS
None of these policies directly impact the Rural Area
CONSULTATION

Council directed that the staff meet with the appellants to resolve the appeals. City Staff
meet with representatives of GOHBA and BOMA a number of times and the changes
recommended in this report constitute the settlement agreed to by those parties.

COMMENTS BY THE WARD COUNCILLORS
This is a city-wide report — not applicable.
LEGAL IMPLICATIONS

Should the modifications be endorsed by Council, they will be presented to the Local
Plahning Appeal Tribunal on May 22, 2019 for approval by the Tribunal. In the event
that one or more modifications are not endorsed by Council, a hearing may be
necessary. In order to provide professional planning evidence in such case, it would be
necessary to seek to retain an external planner.




RISK MANAGEMENT IMPLICATIONS

These changes have been recommended in order to avoid the necessity of a hearing.
ASSET MANAGEMENT IMPLICATIONS |

There are no asset management implications assopiated with this report.

FINANCIAL IMPLICATIONS

There are no direct financial implications.

ACCESSIBILITY IMPACTS

The recommendations of this report will not have any specific impact on people with
disabilities.

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
This project addresses the following term of Council priorities:

s EP2 - Support g’rowth of local economy

« HC3 - Building Better Revitalized Neighbourhoods
SUPPORTING DOCUMENTATION
Document 1 - Proposed Policy Changes OPA 150
DISPOSITION

The City Solicitor is directed to take the changes recommended by this report to the
Local Planning Appeals Tribunal with the request that the Tribunal approve the policies
in Items 160, 179 and 285 of OPA 150 as amended by this report.
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 PROPOSED POLICY CHANGES

160 | 3.6.3 | Amend by adding a new policy, following policy 8, | Amend by adding a new policy, following policy &,
as follows: as follows:

11. On Arterial Mainstreets, unless a secondary 11. On Arterial Mainstreets, unless a secondary
plan states otherwise, building heights up to 9 plan states otherwise, building heights up to 9
storeys will predominate. The tallest buildings storeys may be permitted as of right but
will be located at the nodes described below. High-rise buildings may only be permitted
Subject to a zoning amendment, taller subject to a zoning amendment and where the
buildings up to a maximum of 12 storeys may building will be located at one or more of the
be considered, where the development following nodes:
provides a community amenity, where it is a. within 400 metres walking distance of a
demonstrated that the development meets the Rapid Transit Station on Schedule D of
urban design and compatibility policies in this Plan; or
Section 4.11 and where the site is located at b. directly abutting an intersection of the
one or more of the following nodes: Mainstreet with another Mainstreet or a

a. within 400 metres walking distance of a Transit Priority Corridor on Schedule D of
Rapid Transit Station on Schedule D of this Plan; or
this Plan; or ¢. directly abutting a Major Urban Fagcility:
b. directly abutting an intersection of the and
Mainstreet with another Mainstreet or a where the development provides a community
Transit Priority Corridor on Schedule D of amenity and adequate transition is provided
this Plan; or to adjacent low-rise,
c. directly abutting a Major Urban Facility. The Zoning By-law may establish as-of-right
The Zoning By-law may establish building building heights lower than nine storeys where
heights lower than nine storeys based on site site conditions, existing character and
conditions, existing character and compatibility with adjacent development
compatibility. dictate that a lower building form is
appropriate.
179 | 3.6.7 | Amend by adding a new policy 13 as follows: City proposes to repeal Item 179 that
introduces new Policy 13
13. Unless otherwise stated in a secondary plan
or existing zoning, the maximum building
height for Major Urban Facilities is the greater
of:
a. the maximum height permitted in the
underlying land use designation; or
b. nine storeys, providing transition to
adjacent low-rise residential areas in
accordance with Section 4.11.
285 | 4.11 | Amend by deleting policies 1 through 14 in their Amend by deleting policies 1 through 14 in their

entirety, and replacing them with the following:

“1. A Design Brief will be required as part of a
complete application, except where identified
in the Design Brief Terms of Reference. The
focus of this Brief will vary depending on the
nature of the development. The Brief shall
evaluate consistency and demonstrate that
the following content is considered andfor
incorporated into the development proposal
with:

entirety, and replacing them with the following:

1. A Design Brief will be required as part of a
complete application, except where identified
in the Design Brief Terms of Reference. The
focus of this Brief will vary depending on the
nature of the development. The Brief shall
evaluate consistency and demonstrate that
the following content is considered and/or
incorporated into the development proposal
with:

/e
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a. The provisions of this Plan that affect the a. The provisions of this Plan that affect the
design of a site or building; design of a site ar building;
b. Design Guideline(s) approved by Council b. Design Guideline(s) approved by Council

that apply to the area or type of
development; and

¢. The design provisions of a community C.
design plan or secondary plan.

that apply to the area or type of
development; and

The design provisions of a community
design plan or secondary plan.

Views Views

Depending on its location, the mass or height of
new development may enhance or impact the
views visible from public view points, such as
public monuments, bridges, civic spaces,
landforms, and other valued spaces. View
corridors and view planes can be established to
guide and regulate the height and mass of
development within a defined area, so as to
protect the public view.

Depending on'its location, the mass or height of
new development may enhance or impact the
views visible from public view points, such as
public monuments, bridges, civic spaces,
landforms, and other valued spaces. View
corridors can be defined to regulate the height
and mass of development within a defined area,
so as to protect the public view.

2. Development applications for all High-Rise
Buildings will demonstrate how the proposed 2.
building will contribute to and enhance the
skyline of the city and existing prominent views
and vistas or create new vistas. Community
design plans or other plans approved by
Council may identify prominent important
views. Skyline is defined in Section 2.5.6,
policy 14.

Development applications for ali High-Rise
31+ buildings will demonstrate how the
proposed building will contribute to and
enhance the skyline of the city and existing
prominent views or vistas or create new
vistas. Community design plans or other plans
approved by Council may identify prominent
important views. Skyline is defined in Section
2.5.8, policy 14.

The City will protect the views of the
Parliament Buildings from two locations in
Beechwood Cemetery. The view area, or
viewshed, and the two locations, the Tommy
Douglas Memorial and Poet's Hill, are
identified on Annex 12. New buildings or

3. The City will protect the views of the
Parliament Buildings from two locations in 3.
Beechwood Cemetery. The view area, or
viewshed, and the two locations, the Tommy
Douglas Memorial and Poet's Hill, are
identified as Annex 12. New buildings or
structures should be located to compliment or

enhance the view of these important landmark
buildings. A building or structure is deemed to
obstruct the view if it visually blocks the
foreground view or visually mars the
background sithouette view of the Parliament
Buildings.

For each property in the viewshed, no Zoning
By-law amendment or minor variance shall be
permitted that would obstruct the view.

Site plan control approval, other regulations
and City maintenance practices may also be
adjusted to ensure that fences, signs, trees
and other elements do not obstruct the view.

Policies fo protect views of the Parliament

Buildings and other national symbols that
apply to development applications in the
Central Area are contained in Section 3.6.6
Central Area.

Building Design

Good building design contributes to successful
neighbourhood integration and the compatibility of
new development with the existing or planned
character of its surroundings. The facades of

structures should be located to compliment or
enhance the view of these important landmark
buildings. A building or structure is deemed to
obstruct the view if it visually blocks the
foreground view or visually changes the
background silhouette of the Parliament
Buildings when viewed from the identified
locations.

For each property in the viewshed, no Zoning
By-law amendment or minor variance shall be
permitted that would permit a proposed
building to obstruct the view unless it is
demonstrated that the view is already
impacted and would not be further
impacted by the proposal.

Site plan control approval, other regulations
and City maintenance practices may also be
adjusted to ensure that fences, signs, trees
and other elements do not obstruct the view.

Policies to protect views of the Parliament
Buildings and other national symbols that
apply to development applications in the
Central Area are contained in Section 3.6.6
Central Area.
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buildings influence the feel and function of public
spaces and define the edges of the pedestrian
environment. Good building design is required
throughout the city. In the City’s design priority
areas and areas subject to the design priority
policies, building design is intended to support the
image of Ottawa as a Capital city and contribute
to a positive experience for residents and visitors.

Compatibility of new buildings with their
surroundings will be achieved in part through
the design of the portions of the structure
adjacent to existing buildings and/or facing the
public realm. Proponents of new development
will demonstrate, at the time of application,
how the design of their development fits with
the existing desirable character and planned
function of the surrounding area in the context
of:

a. Setbacks, heights and transition;

b. Fagade and roofline articulation;

¢. Colours and materials;

d. Architectural elements, including windows,
doors and projections;

e. Pre- and post-construction grades on site;
and

f.  Incorporating elements and details of
common characteristics of the area.

The City will require that all applications for

new development:

a. Orient the principal fagade and entrance(s)
of main building(s) to the street. Where a
building abuts more than one street, the
building fagade and entrances will be
oriented in order of priority to the arterial,
collector and local street;

b. Include windows on the building elevations
that are visible from public spaces;

c. Use architectural elements, massing, and
landscaping to accentuate main building
entrances.

The intersections of arterial and collector

roads can serve as gateways into communities
can support high levels of pedestrian and
vehicular traffic, the greatest density of
housing, and commercial and other land uses
and services that are focal points for a
community. The City will require that
development proposals at such locations
include the following:

a. Strong architectural design elements that
feature the corner or street axis by:
locating buildings close to the street edge,
and/or orienting the highest and most
interesting portion of a building (e.g. the
main entrance) to the corner or axis which
has a view or terminus;

Capitalizing on design possibilities for both
street facades (by wrapping the materials

-

Building Design

Good building design contributes to successful
neighbourhood integration and the compatibility of
new development with the existing or planned
character of its surroundings. The fagades of
buildings influence the feel and function of public
spaces and define the edges of the pedestrian
environment. Good building design is required
throughout the city. In the City's design priority
areas and areas subject to the design pricrity
policies, building design is intended to support the
image of Ottawa as a Capital city and contribute to
a positive experience for residents and visitors.

5. Compatibility of nhew buildings with their
surroundings will be achieved in part through
the design of the portions of the structure
adjacent to existing buildings and/or facing the
public realm. Proponents of new development
will demonstrate, at the time of application, how
the design of their development fits with the
existing desirable character and planned

function of the surrounding area in the context

of:
a. Setbacks, heights and transition;
b. Facade and roofline articulation;
c. Colours and materials;
d. Architectural elements, including
windows, doors and projections;
e. Pre- and post-construction grades on sile;

and
f.  Incorporating elements and details of
commeon characteristics of the area.

6. The City will require that all applications for
new development:
a. Orient the principal fagcade and
entrance(s) of main building(s) to the

street. Where-a-building-abuts more
, i

”'E"I' E“I'E stlee‘t t.ll"e' b u"d. g Ial _;aels I

 nriority to t ial, collect :
local street;
Include windows on the building
elevations that are adjacent to public
spaces;
Use architectural elements, massing, and
landscaping to accentuate main building
entrances.

The intersections of arterial and collector roads
can serve as gateways into communities and
can support high levels of pedestrian and
vehicular traffic, the greatest density of
housing, and other land uses and services, and
commercial services and other land uses that
are focal points for a community. The City will
encourage development proposals at such
locations to include the following:

{
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used on the front fagade around the a. Strong architectural design elements that

building where any facades are exposed feature the corner or street axis by:

to the public realm); and locating buildings close to the street edge,
c. Soft landscaping features, special paving and/or orienting the highest and most

materials, and/or curb extensions to interesting portion of a building (e.g. the

shorten the distance across the street and main entrance) to the corner or axis which

larger sidewalk area to accommodate has a view of the terminus.

sidewalk activity. b. Capitalizing on design possibilities for

both street fagades (by wrapping the
materials used on the front facade around
the building where any facades are
exposed to the public realm); and

c. Soft landscaping features, special paving
materials, and/or curb extensions to
shorten the distance across the street and
larger sidewalk area to accommodate
sidewalk activity.

8. Developments that include loading facilities,
service areas, mechanical equipment
(including roof-top), vents and metering
devices should incorporate these requirements
into the building design in such a way that they
cannot be seen from, and their operation does
not impact, the public street, pedestrian and
cycle pathways or adjacent ground-oriented
residences. This may be achieved through:

a. Containment, with a preference to using 8. To maintain a high quality, obstacle free
' the same architectural detail, style and pedestrian environment, all servicing,
materials as the proposed development; loading areas, and other required
and/or mechanical equipment and utilities should
b. Screening (e.q. trees,. landscaped berms, be internalized and integrated into the
decorative walls and fences). design of the base of the building where

possible. If they cannot be internalized
these services are to be screened from
Massing and Scale public view (i.e. trees, landscaping,
decorative walls and fences etc.) and are
to be acoustically dampened where
possible. The location and operation these
areas and equipment should be designed
to maintain a pedestrian friendly
environment and not impede public use of
the sidewalk.

Complementary to building design, the massing
and scale of new development also contributes to
successful neighbourhood integration and the
compatibility of new development with the
character of the surrounding community. Massing
and scale describes the form of the building, how
tall it is, how much of the lot it occupies and how it
is positioned in relation to the street and 9. Roof-top mechanical or

surrounding buildings. telecommunications equipment, signage,
and amenity spaces should be
incorporated into the design and massing

9. Where a secondary planning process of the upper floors of the building.

establishes criteria for compatibility of new
development or redevelopment in terms of the .
character of the surrounding area, the City will | Massing and Scale

assess the appropriateness of the Complementary to building design, the massing
development using the criteria for massing and | and scale of new development also contributes to
scale established in that Plan. Where there successful neighbourhood integration and the
are no established criteria provided in an compatibility of new development with the
approved Plan, the City will assess the character of the surrounding community. Massing

appropriateness of the proposal relying upon | and scale describes the form of the building, how
its approved Design Guidelines, as applicable, | tall it is, how much of the lot it occupies and how it

and the following criteria: is positioned in relation to the street and

a. Building height, massing and scale surrounding buildings.
permitted by the planned function of ]
adjacent properties as well as the 10. Where a secondary planning process
character established by the prevailing establishes criteria for compatlbl'hty of new
pattern of abutting development and development or redevelopment in terms of the
development that is across the street; character of the surrounding area, the City will

b. Prevailing patterns of rear and side yard assess the appropriateness of the ,
setbacks, building separation and development using the' criteria for massing
landscaped open spaces and outdoor and scale estabhsh'ed in thfat Plan. Where
amenity areas as established by adjacent there are no established criteria provided in an

properties or the planned pattern/function approved Plan, the City will assess the
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established by existing zoning where that
pattern is different from the existing
pattern of development:;

c. The need to provide a transition between
areas of different development intensity
and scale as set out in policy 12 of this
section,

10. The City may require a Shadow Analysis
and/or Wind Analysis as part of a complete
application, except where identified in the
Wind/Shadow Terms of Reference. The
study(s) will evaluate the potential impacts of
the development on the adjacent properties
and pedestrian amenity areas. The intent of
each Analysis is to demonstrate how these
impacts have been minimized or avoided.

11. Transition refers to the integration of buildings
that have greater height or massing than their
surroundings. Transition is an important
building design element to minimize conflicts
when development that is higher or has
greater massing is proposed abutting
established or planned areas of Low-Rise
development. Proponents for developments
that are taller in height than the existing or
planned context or are adjacent to a public
open space or street shall demonstrate that an
effective transition in height and massing, that
respects the surrounding planned context,
such as a stepping down or variation in
building form has been incorporated into the
design.

12. Building height and massing transitions will be
accomplished through a variety of means,
including:

a. Incremental changes in building height
(e.g. angular planes or stepping building
profile up or down);

b. Massing (e.g. inserting ground-oriented
housing adjacent {o the street as part of a
high-profile development or incorporating
podiums along a Mainstreet);

c. Building setbacks and step-backs.

High-Rise Buildings

High-Rise Buildings are a form of high-density
development that can contribute to the
achievement of intensification, the provision of a
range of housing and employment types and a
mix of other uses, creation of new landmarks
and skylines and the city's varied built form.
They also have the potential to impact the
surrounding area in ways that include, but are
not limited to: influencing the microclimate,
shadowing adjacent praperties and public
spaces, disruption of public views and the
character of heritage districts or buildings, and
influencing the street envirenment,

appropriateness of the proposal relying upon

its approved Design Guidelines, as applicable

and the following criteria:

a. Building height, massing and scale
permitted by the planned function of
adjacent properties as well as the
character established by the prevailing
pattern of abutting development and
development that is across the street:

b. Prevailing patterns of rear and side yard
setbacks, building separation and
landscaped open spaces and outdoor
amenity areas as established by existing
zoning where that pattern is different from
the existing pattern of development;

c. The need to provide a transition between
areas of different development intensity
and scale as set out in policy 12 of this
section.

1

11. The City may require a Shadow Analysis
and/or Wind Analysis as part of a complete
application, except where identified in the
Wind/Shadow Terms of Reference. The
study(s) will evaluate the potential impacts of
the development on the adjacent properties
and pedestrian amenity areas. The intent of
each Analysis is to demonstrate how these
impacts have been minimized or avoided.

12. Transition refers to the integration of
buildings that have greater height or massing
than their surroundings. Transition is an
important building design element to
minimize conflicts when development that is
higher or has greater massing is proposed
abutting established or planned areas of
Low-Rise development. Proponents for
developments that are taller in height than
the existing or planned context or are
adjacent to a public open space or street
shall demonstrate that an effective transition
in height and massing, that respects the
surrounding planned context, such as a
stepping down or variation in building form
has been incorporated into the design.

13. Building height and massing transitions will
be accomplished through a variety of means,
including:

a. Incremental changes in building height
(e.g. angular planes or stepping building
profile up or down);

b. Massing (e.qg. inserting ground-oriented
housing adjacent to the street as part of a
high-profile development or incorporating
podiums along a Mainstreet);

c. Building setbacks and step-backs.

High-Rise Buildings

%
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13. To establish a human-scale and pedestrian- 14. High-Rise Buildings are a form of high-density

14.

oriented street environment, High-Rise
Buildings should be designed such that any
facade facing a street steps back a distance
that is at least equivalent to a storey in height,
at a point above the second but generally no
higher than the sixth storey. The portion of the
building below this step-back is the base, or
podium, while the portion above this step-back
is the fower. Proposals to reduce or eliminate
the step-backs above must demonstrate that
the base or podium will establish a human-
scale and pedestrian street environment.

It is the City's objective that new High-Rise
Buildings should be designed and located to:
minimise wind and shadowing impacts and
maintain sunlight penetration to public places,
maintain privacy, and preserve public views
and sky views, among other elements. To
achieve these objectives the tower portion of
the building, which is above the base or
podium described in policy 13 above should:
a. Be appropriately separated from adjacent
towers, either on the same site or an
adjacent site. The zoning by-law may
establish a minimum separation distance
for towers or minimum yard setbacks, and
minimum. lot sizes for high-rise buildings,
that achieve tower separation and
accommodate future development on
adjacent Iots. Proposals for high-rise
buildings that include separation distances
less than 23m shall:

i. Demonstrate that the objectives
stated above are met through the use
of a smaller floor plate, buitding
orientation, and /or building shape;
and

ii. Demonstrate that the potential for
future high-rise buildings on adjacent
lots can be developed and meet the
separation distance and setback
distances above. Where a proposals
cannot demonstrate that the above
requirements can be met the site is
not appropriate for tall buildings or
may require lot consolidation.

b. Have a floor plate that is limited.
Proposais for residential floorplates larger
than 750 square metres, or commercial
floorplates larger than 1500 square metres
shall:

i.  Demonstrate that the objectives
stated above are met through the use
of building orientation, and /or
building shape; and

il. Provide a greater separation distance
between towers on the same lot and

15.

development that can contribute to

intensification, housing and employment

opportunities and provide new view,
skyline and landmark possibilities. High-

Rise buildings should be designed to achieve

the objectives of this Plan and avoid or

reduce impacts or disruptions associated
with: )

a. pedestrian comfort, safety and
usability resulting from changes to
wind and shadow patterns in outdoor
amenities and adjacent public and
private spaces surrounding the
building;

b. public views, including view planes
and view-sheds referred to in Policy 3
above

c. proximity to heritage districts or
buildings,

d. reduced privacy for existing building
occupants on the same lot or on
adjacent lots,

Generally, High-Rise buildings, which
consist of three integrated parts, a base, a
middle and a top, can achieve many of the
urban design objectives and address the
impacts described above in the following
ways;

a. The base of a high-rise building should
respect the scale, proportion, and
. character of the surrounding buildings,
adjacent streets, parks, and public or
private open spaces and animate such
spaces.

b. The tower, which typically includes a
middie and a top, should step back
from the base where possible. The
tower design can reduce the building
impacts identified above by
incorporating an appropriate
separation from existing or future
adjacent towers located on the same
lot or on an adjacent lot. The
responsibility for providing an
appropriate tower separation shall
generally be shared hetween owners of
abutting propetties where high-rise
buildings are permitted. A separation
distance of 23m has been the City’s
general guidance but actual separation
requirements may vary in different
parts of the City depending on the
context.

c. Floor plates may also vary depending
on the uses and the context. Generally,
towers with a larger floor plates may
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greater setbacks to side and rear lot
lines;

Outdoor Amenity Areas

Outdoor amenity areas are the private and
communal areas of a property that are designed
to accommodate a variety of leisure activities.

15. Applicants will demonstrate that the
development minimizes undesirable impacts
on the existing private amenity spaces of
adjacent residential units through the siting
and design of the new building(s). Design
measures include the use of transitions or
terracing and the use of screening, lighting,
landscaping, or other mitigative design
measures.

16. Applications to develop residential or mixed-
use buildings incorporating residences will
include well-designed, usable amenity areas
for the residents that meet the requirements of
the Zoning By-law, and are appropriate to the
size, location and type of development. These
areas may include private amenity areas and
communal amenity spaces such as: balconies
or terraces, rooftop patios, and communal
outdoor at-grade spaces (e.g. plazas,
courtyards, squares, yards). The specific
requirements for the private amenity areas and
the communal amenity spaces shall be
determined by the City and implemented
through the Zoning By-law and site plan
agreement.

Public Art

17. Proponents of prominent developments, such
as Major Urban Facilities and High-Rise
Buildings, are encouraged to include site-
specific public art. Public art may be identified
as a means to satisfy the policies of Section
5.2.1 where proponents of development are
seeking an increase in height and density.
Where public art is provided as part of a
private development propasal, the City will
assist by providing consultation services in

adherence with the Municipal Public Art policy. |

Design Priority Areas

The City has identified target areas for
intensification and other prominent areas which
are significant destinations in the city and
recognized them as design priority areas in
Section 2.5:1 of this Plan. Proponents of
development within design priority areas must
demonstrate, threugh the design of their building

require a greater separation from
adjacent towers.

16. Secondary Plans may provide area-
specific directions for the design of high-
rise buildings.

17. The Zoning By-law will establish
performance measures such as minimum
tower separation distances and yard
setbacks and may require minimum lot
sizes for High-Rise buildings. Proposals
for a high-rise building that include
performance measures that deviate from
the Zoning By-law shall demonstrate that
the impacts identified in policy 13 can be
satisfactorily avoided or reduced.

18. The Urban Design Guidelines for High-
Rise Buildings may establish general
principles for the design of high-rise
buildings, including the design of the
base and guidance for tower separation

distances.
OQutdoor Amenity Areas

Outdoor amenity areas are the private and
communal areas of a property that are designed to

accommodate a variety of leisure activities.

19. Applicants will demonstrate that the
development minimizes undesirable impacts
on the existing private amenity spaces of
adjacent residential units through the siting
and design of the new building(s). Design
measures include the use of transitions or
terracing and the use of screening, lighting,
landscaping, or other design measures that
achieve the same objective.

20. Applications to develop residential or mixed-
use bhuildings incorporating residences will
include well-designed, usable amenity areas -
for the residents that meet the requirements
of the Zoning By-law, and are appropriate to
the size, location and type of development.
These areas may include private amenity
areas and communal amenity spaces such
as: balconies or terraces, rooftop patios, and
communal outdoor at-grade spaces (e.g.
plazas, courtyards, squares, yards). The
specific requirements for the private amenity
areas and the communal amenity spaces
shall be determined by the City and
implemented through the Zoning By-law and
site plan agreement.

Public Art

21. Proponents of prominent developments, such
as Major Urban Facilities and High-Rise
Buildings, are encouraged to include site-
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and site, that the following policies have been specific public art. Public art may be

met. identified as a means to satisfy the policies of
Section 5.2.1 where proponents of
development are seeking an increase in
height and density. Where public art is
provided as part of a private development
proposal, the City will assist by providing
consultation services in adherence with the
Municipal Public Art policy.

18. The portion of the building(s) which are
adjacent to the public realm will be held to the
highest building design standards by
incorporating specific building design features:
a. Design the building(s) first storey to be

taller in height to retain flexibility or
opportunity for ground floor uses in the
future;

b. Locate front building facades parallel to
the street; however, consideration may be
given to allow for interruptions of
continuous building facades at strategic
locations to provide pocket parks, plazas
or other open spaces that provide a
supportive function to the street activity or
enable views and vistas;

c. Transparent windows at grade to give

Design Priority Areas

The City has identified target areas for
intensification and other prominent areas which
are significant destinations in the city and
recognized them as design priority areas in
Section 2.5.1 of this Plan. Proponents of
development within design priority areas must
demonsirate, through the design of their building
and site, that the following policies have been -

views into the building to observe the met.
function of the building and out of the 22. The portion of the building(s) which are
building to enhance natural surveillance; adjacent to the public realm will be held to
d. Using architectural treatments (e.g. the highest building design standards by
projections from continuous building lines, incorporating specific building design
awnings, canopies, alcoves and bays) to features:
soften the interface between buildings and a. Design the building(s) first storey to be
the public realm; taller in height to retain flexibility or
e. Sufficient lighting sources for public uses opportunity for ground floor uses in the
after dark and to accentuate and animate future;
buildings, natural features, public b. Locate front building fagcades parallel to
monuments and public spaces; the street; however, consideration may
f.  Utilize fagade treatments to accentuate the be given to allow for interruptions of
transition between floors and interior continuous building facades at strategic
spaces to provide visual interest and relief; locations to provide pocket parks, plazas
and or other open spaces that provide a
g. Signage that contributes to the character supportive function to the street activity or
of the surrounding area and architectural enable views and vistas;
design of the building through appropriate c. Transparent windows at grade to give
architectural design elements, materials, views into the building to observe the
and colour. function of the building and out of the

building to enhance natural surveillance;

d. Using architectural treatments (e.g.
projections from continuous building
lines, awnings, canopies, alcoves and
bays} to soften the interface between
buildings and the public realm;

e. Sufficient lighting sources for public uses
after dark and to accentuate and animate
buildings, natural features, public
monuments and public spaces:

f. Utilize fagade treatments to accentuate
the transition between floors and interior
spaces to provide visual interest and
relief; and '

g. Signage that contributes to the character
of the surrounding area and architectural
design of the building through appropriate
architectural design elements, materials,
and colour,

19. The portion of the development which impacts
the public realm will be held to the highest site
design standards and should incorporate
enhanced public realm improvemenits, such
as:

a. weather protection elements, (eg.
colonnades, and awnings);

b: shade trees, median planting and
treatments and other landscaping;

c. wider sidewalks and enhanced pedestrian
surfaces:

d. coordinated furnishings and utilities, transit
stops, and decorative lighting; and

e. memorials and public art commissioned
for the location.

f.  To achieve these public realm
improvements, coordination with the City
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will be required in accordance with Section
2.5.1, palicy 5(d).

20. The massing and scale of development will

define and enclose public and private spaces
(e.g. streets, parks, courtyards, squares) using
buildings, structures and landscaping; and
relate to the scale and importance of the
space they define (e.g. street width to height
ratios).

23. The portion of the development which

24

impacts the public realm will be held to the

highest site design standards and should

incorporate enhanced public realm
improvements, such as:

a. weather protection elements, (e.g.
colonnades, and awnings);

b. shade trees, median planting and
treatments and other landscaping;

c. wider sidewalks and enhanced
pedestrian surfaces;

d. coordinated furnishings and utilities,
transit stops, and decorative lighting;
and

e. memoarials and public art commissioned
for the location.

To achieve these public realm

improvements, coordination with the City will

be required in accordance with Section

2.5.1, policy 5(d).

The massing and scale of development will
define and enclose public and private spaces
(e.g. streets, parks, courtyards, squares)
using buildings, structures and landscaping;
and relate to the scale and importance of the
space they define (e.g. street width to height

ratios).

L. T
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‘Original OPA#150 Text

~ PROPOSED POLICY CHANGES _

160 3.6.3 | Amend by adding a new palicy, following Amend by adding a new policy, foliowing
policy 8, as follows: policy 8, as follows:

11. On Arterial Mainstreets, unless a 11. On Arterial Mainstreets, unless a
secondary plan states otherwise, building secondary plan states otherwise, building
heights up to 9 storeys will predominate. heights up to 9 storeys may be permitted
The tallest buildings will be located at the as of right but High-rise buildings may
nodes described below. Subjectto a only be permitted subject to a zoning
zoning amendment, taller buildings up to a amendment and where the building will
maximum of 12 storeys may be be located at one or more of the following
considered, where the development nodes:
provides a community amenity, where it is a. within 400 metres walking distance of
demonstrated that the development meets a Rapid Transit Station on Schedule
the urban design and compatibility policies D of this Plan, or
in Section 4.11 and where the site is b. directly abutting an intersection of the
located at one or more of the following Mainstreet with another Mainstreet or
nodes: a Transit Priority Corridor on

a. within 400 metres walking distance of Schedule D of this Plan; or
a Rapid Transit Station on Schedule c. directly abutting a Major Urban
D of this Plan; or Facility:
b. directly abutting an intersection of the and
Mainstreet with another Mainstreet or where the development provides a
a Transit Priority Corridor on community amenity and adequate
Schedule D of this Plan; or transition is provided to adjacent low-
¢. directly abutting a Major Urban rise.
Facility. : .
The Zoning By-law may esiablish as-of-
Tne Zoning By-law may establish building right building heights lower than nine
heights lower than nine storeys based on storeys where site conditions, existing
site conditions, existing character and character and compatibility with adjacent
compatibility development dictate that a lower
building form is appropriate.
179 3.6.7 | Amend by adding a new policy 13 as follows: City proposes to repeal ltem 179 that
introduces new Policy 13
13. Unless otherwise stated in a secondary
plan or existing zoning, the maximum
building height for Major Urban Facilities
is the greater of:
a. the maximum height permitted in the
underlying land use designation; or
b. nine storeys, providing transition to
adjacent low-rise residential areas in
accordance with Section 4.11.
285 411 | Amend by deleting policies 1 through 14 in Amend by deleting policies 1 through 14 in

their entirety, and replacing them with the

following:

their entirety, and replacing them with the

following:




1. A Design Brief will be required as part of a
complete application, except where
identified in the Design Brief Terms of
Reference. The focus of this Brief will vary
depending on the nature of the
development. The Brief shall evaluate
consistency and demonstrate that the
following content is considered and/or
incorporated into the development
proposal with:

a. The provisions of this Plan that affect
the design of a site or building;

b. Design Guideline(s) approved by
Council that apply to the area or type
of development; and

¢. The design provisions of a community
design plan or secondary plan.

Views

Depending on its location, the mass or height
of new development may enhance or impact
the views visible from public view points, such
as public monuments, bridges, civic spaces,
landforms, and other valued spaces. View
corridors can be defined to regulate the
height and mass of development within a
defined area, g0 as to protect the public view.

2. Development applications for all High-Rise
Buildings will demonstrate how the
proposed building will contribute to and
enhance the skyline of the city and existing
prominent views and vistas or create new
vistas. Community design plans or other
plans approved by Council may identify
prominent important views. Skyline is
defined in Section 2.5.6, policy 14.

3. The City will protect the views of the
Pariiament Buildings from two locations in
Beechwood Cemetery. The view area, or
viewshed, and the two locations, the
Tommy Deuglas Memorial and Poet’s Hill,
are identified as Annex 12. New buildings
or structures should be located to
compliment or enhance the view of these
important landmark buildings. A building or
structure is deemed to obstruct the view if
it visually blocks the foreground view or
visually mars the background silhouette
view of the Parliament Buildings.

For each property in the viewshed, no
Zoning By-law amendment or minor
variance shall be permitted that would
obstruct the view.

1. A Design Brief will be required as part of a
complete application, except where
identified in the Design Brief Terms of
Reference. The focus of this Brief will vary
depending on the nature of the
development. The Brief shall evaluate
consistency and demonstrate that the
following content is considered and/or
incorporated into the development
proposal with:

a. The provisions of this Plan that affect
the design of a site or building;

b. Design Guideline(s) appraved by
Council that apply to the area or type
of development; and

c. The design provisions of a community
design plan or secondary plan.

Views

Depending on its location, the mass or height
of new development may enhance or impact
the views visible from public view points, such
as public monuments, bridges, civic spaces,
landforms, and other valued spaces. View
corridors and view planes can be
established to guide and reguiate the height
and mass of development within a defined
area, so as to protect the public view.

2. Development applications for all High-
Rise 31+ buildings will demonstrate how
the proposed building will centribute to
and enhance the skyline of the city and
existing prominent views or vistas or
create new vistas. Community design
plans or other plans approved by Council
may identify prominent important views.
Skyline is defined in Section 2.5.6, policy
14.

3. The City will protect the views of the
Parliament Buildings from two locations in
Beechwood Cemetery. The view area, or
viewshed, and the two locations, the
Tommy Douglas Memorial and Poet’s Hill,
are identified on Annex 12. New buildings
or structures should be located to
compliment or enhance the view of these
important landmark buildings. A building
or structure is deemed to obstruct the
view if it visually blocks the foreground
view or visually changes the background
silhouette of the Parliament Buildings
when viewed from the identified
locations.

S



Site plan control approval, other
regulations and City maintenance
practices may also be adjusted to ensure
that fences, signs, trees and other
elements do not obstruct the view.

4. Policies to protect views of the Parliament
Buildings and other national symbols that
apply to development applications in the
Central Area are contained in Section
3.6.6 Central Area.

Building Design

Good building design contributes to
successful neighbourhood integration and the
compatibility of new development with the
existing or planned character of its
surroundings. The facades of buildings
influence the feel and function of public
spaces and define the edges of the
pedesirian environment. Good building
design is required throughout the city. In the
City's design priority areas and areas subject
to the design priority policies, buiding design
is intended to support the image of Ottawa as
a Capita! city and contribute to a positive
experience for residents and visitors.

5. Compatibility of new buildings with their
surroundings will be achieved in part
through the design of the portions of the
structure adjacent {o existing buildings
and/or facing the public realm. Proponents
of new development will demonstrate, at
the time of application, how the design of
their development fits with the existing
desirable character and planned function
of the surrounding area in the context of:
a. Setbacks, heights and transition;

b. Fagade and roofline articulation;

c. Colours and materials;

d. Architectural elements, including
windows, doors and projections;

e. Pre- and post-construction grades on
site; and

f. Incorporating elements and details of
common characteristics of the area.

6. The City will require that all applications for
new development:

a. Orient the principal fagade and
entrance(s) of main building(s) to the
street. Where a building abuts more
than one street, the building facade

For each property in the viewshed, no
Zoning By-law amendment or minor
variance shall be permitted that would
permit a proposed building to obstruct the
view unless it is demonstrated that the
view is already impacted and would
not be further impacted by the
proposal.

Site plan control approval, other
regulations and City maintenance
practices may also be adjusted to ensure
that fences, signs, trees and other
elements do not obstruct the view.

4. Policies to protect views of the Parliament
Buildings and other national symbols that
apply to development applications in the
Central Area are contained in Section
3.6.6 Central Area.

Building Design

Good building design contributes to successful
neighbourhood integration and the
compatibility of new development with the
existing cr planned character of its
surroundings. The facades of buildings
influence the feel and function of public
spaces and define the edges of the pedestrian
environment. Good building design is required
throughout the city. In the City’s design priority
areas and areas subject to the design priority
policies, building design is intended to support
the image of Ottawa as a Capital city and
contribute to a positive experience for
residents and visitors.

Compatibility of new buildings with their
surroundings wiil be achieved in part
through the design of the portions of the
structure adjacent to existing buildings
and/or facing the public realm. Proponents
of new development will demonstrate, at
the time of application, how the design of
their development fits with the existing
desirable character and planned function of
the surrounding area in the context of:
a. Setbacks, heights and transition;
b. Facade and roofline articulation;
¢. Colours and materials;
d. Architectural elements, including
windows, doors and projections;
e. Pre- and post-construction grades on
site; and




and entrances will be oriented in order
of priority to the arterial, collector and
local street;

b. Include windows on the building
elevations that are visible from public
spaces;

¢. Use architectural elements, massing,
and landscaping to accentuate main
building entrances.

The intersections of arterial and collector
roads can serve as gateways into
communities can support high levels of
pedestrian and vehicular traffic, the
greatest density of housing, and
commercial and other land uses and
services that are focal points for a
community. The City will require that
development proposals at such locations
include the following:

a. Strong architectural design elements
that feature the corner or street axis
by: locating buildings close to the
street edge, and/or orienting the
highest and most interesting portion of
a building (e.g. the main entrance) to
the corner or axis which has a view or
terminus;

b. Capitalizing on design possibilities for
both street facades (by wrapping the
materials used on the front facade
around the building where any facades
are exposed to the public realm); and

c. Soft landscaping features, special
paving materials, and/or curb
extensions to shorten the distance
across the sireet and larger sidewalk
area to accommodate sidewalk
activity.

Developments that include loading
facilities, service areas, mechanical
equipment (including roof-top), vents and
metering devices should incorporate these
requirements inte the building design in
such a way that they cannot be seen from,
and their operation does not impact, the
public street, pedestrian and cycle
pathways or adjacent ground-oriented
residences. This may be achieved
through:

a. Contdinment, with a preference to
using the same architectural detail,
style and materials as the proposed
development; and/or

b. Screening (e.g. trees, landscaped
berms, decorative walls and fences).

f.  Incorporating elements and details of
common characteristics of the area.

6. The City will require that all applications for

new development:

a. Orient the principal facade and
entrance(s) of main building(s) to the
street. Whetre-a-building abuts-more
than one street; the building facade
and-entrances-will-be-oriented-in
collector and-local street;

b. Include windows on the building
elevations that are adjacent to public
spaces;

¢. Use architectural elements, massing,
and landscaping to accentuate main
building entrances.

The intersections of arterial and collector
roads can serve as gateways into
communities and can support high levels of
pedestrian and vehicutar fraffic, the
greatest density of housing, and other land
uses and services, and commercial
services and other land uses that are focal
points for a community. The City will
encourage development proposals at such
locations to include the following:

a. Strong architectural design elements
that feature the corner or street axis
by: locating buildings close to the
street edge, and/or orienting the
highest and most interesting portion of
a building (e.g. the main entrance) to
the corner or axis which has a view of
the terminus.

b. Capitalizing on design possibilities for
both street fagades (by wrapping the
materials used on the front fagade
around the building where any
fagcades are exposed to the public
realm); and

c. Soft landscaping features, special
paving materials, and/or curb
extensions to shorten the distance
across the street and larger sidewalk
area to accommodate sidewalk
activity.

To maintain a high quality, obstacie
free pedestrian environment, all
servicing, loading areas, and other
required mechanical equipment and
utilities should be internalized and
integrated into the desigh of the base
of the building where possible. If they




Massing and Scale

Complementary to building design, the
massing and scale of new development also
contributes to successful neighbourhood
integration and the compatibility of new
development with the character of the
surrounding community. Massing and scale
describes the form of the building, how tall it is,
how much of the lot it cccupies and how it is
positioned in relation to the street and
surrounding buildings.

9. Where a secondary planning process
establishes criteria for compatibility of new
development or redevelopment in terms of
the character of the surrounding area, the
City will assess the appropriateness of the
development using the criteria for massing
and scale established in that Plan. Where
there are no established criteria provided
in an approved Plan, the City will assess
the appropriateness of the proposal relying
upon its approved Design Guidelines, as
applicable, and the following criteria’

a. Building height, massing and scale
permitted by the planned function of
adjacent properties as well as the
character established by the prevailing
pattern of abutting development and
development that is across the street;

b. Prevailing patterns of rear and side
yard setbacks, building separation and
landscaped open spaces and outdoor
amenity areas as established by
adjacent properties or the planned
pattern/function established by
existing zoning where that pattern is
different from the existing pattern of
development:

c. The need to provide a transition
between areas of different
development intensity and scale as set
out in policy 12 of this section.

10. The City may require a Shadow Analysis
and/or Wind Analysis as part of a complete
application, except where identified in the
Wind/Shadow Terms of Reference. The
study(s) will evaluate the potential impacts
of the development on the adjacent
properties and pedestrian amenity areas.
The intent of each Analysis is to

cannot be internalized these services
are to be screened from public view
(i.e. trees, landscaping, decorative
walls and fences etc.) and are to he
acoustically dampened where possible.
The location and operation these areas
and equipment should be designed to
maintain a pedestrian friendly
environment and not impede public
use of the sidewalk.

9. Roof-top mechanical or
telecommunications equipment,
signage, and amenity spaces shouid
be incorporated into the design and
massing of the upper floors of the
building.

Massing and Scale

Complementary to building design, the
massing and scale of new development also
contributes to successful neighbourhood
integration and the compatibility of new
development with the character of the
surrounding community. Massing and scale
describes the form of the building, how tall it is,
how much of the lot it occupies and how it is
positioned in relation to the street and
surrounding buildings.

10. Where a secondary planning process
establishes criteria for compatibility of new
development or redevelopment in terms of
the character of the surrounding area, the
City will assess the appropriateness of the
development using the criteria for massing
and scale established in that Plan. Where
there are no established criteria provided
in an approved Plan, the City will assess
the appropriateness of the proposal
relying upon its approved Design
Guidelines, as applicable, and the
following criteria:

a. Building height, massing and scale
permitted by the planned function of
adjacent properties as well as the
character established by the
prevailing pattern of abutting
development and development that is
across the street;

b. Prevailing patterns of rear and side
yard setbacks, building separation
and landscaped open spaces and
outdoor amenity areas as established
by existing zoning where that pattern




demonstrate how these impacts have
been minimized or avoided.

11. Transition refers to the integration of
buildings that have greater height or
massing than their

surroundings. Transition is an important
building design element to minimize
conflicts when development that is higher
or has greater massing is proposed
abutting established or planned areas of
Low-Rise development. Proponents for
developments that are taller in height than
the existing or planned context or are
adjacent to a public open space or strest
shall demonstrate that an effective
transition in height and massing, that
respects the surrounding planned context,
such as a stepping down or variation in
building form has been incorporated inte
the design.

12. Building height and massing transitions will
be accomplished through a variety of
means, including:

a. Incremental changes in building height
{e.g. angular planes or stepping
building profile up or down);

b. Massing (e g. inserting ground-
oriented housing adjacent to the strest
as part of a high-profile development
or incorporating podiums along a
Mainstreet),

c. Building setbacks and step-backs.

High-Rise Buildings

High-Rise Buildings are a form of high-
density development that can contribute to
the achievement of intensification, the
provision of a range of housing and
employment types and a mix of other uses,
creation of new landmarks and skylines and
the city’s varied built form. They also have
the potential to impact the surrounding area
in ways that include, but are not limited to:
influencing the microclimate, shadowing
adjacent properties and public spaces,
disruption of public views and the character
of hertage districts or buildings, and
influencing the street environment.

13. To establish a human-scale and

pedestrian-oriented street environment,
High-Rise Buildings should be designed

is different from the existing pattern of
development;

c. The need to provide a transition
between areas of different
development intensity and scale as
set out in policy 12 of this section.

11. The City may require a Shadow Analysis
and/or Wind Analysis as part of a
complete application, except where
identified in the Wind/Shadow Terms of
Reference. The study(s) will evaluate the
potential impacts of the development on
the adjacent properties and pedestrian
amenity areas. The intent of each
Analysis is to demonstrate how these
impacts have been minimized or avoided.

12. Transition refers fo the integration of
buildings that have greater height or
massing than their surroundings.
Transition is an important building design
element fo minimize conflicts when
development that is higher or has greater
massing is proposed abutting established
or planned areas of Low-Rise
development. Proponents for
developments that are taller in height
than the existing or planned context or
are adjacent to a public open space or
street shall demonstrate that an effective
transition in height and massing, that
respects the surrounding planned
context, such as a stepping down or
variation in building form has been
incorporated into the design.

13. Building height and massing transitions
will be accomplished through a variety of
means, including:

a. Incremental changes in building
height (e.g. angular planes or
stepping building profile up or down);

b. Massing (e.g. inserting ground-
oriented housing adjacent to the
street as part of a high-profile
development or incorporating
podiums along a Mainstreet),

¢. Building setbacks and step-backs.

High-Rise Buildings

14. High-Rise Buildings are a form of high-
density development that can contribute
to intensification, housing and
employment opportunities and provide

. /”m‘\\



14.

such that any fagade facing a street steps
back a distance that is at least equivalent
to a storey in height, at a point above the
second but generally no higher than the
sixth storey. The portion of the building
below this step-back is the base, or
podium, while the portion above this step-
back is the tower. Proposals to reduce or
eliminate the step-backs above must
demonstrate that the base or podium will
establish a human-scale and pedestrian
street environment.

It is the City’s objective that new High-Rise

Buildings should be designed and located

to: minimise wind and shadowing impacts

and maintain sunlight penetration to public
places, maintain privacy, and preserve
public views and sky views, among other
elements. To achieve these objectives the
tower portion of the building, which is
above the base or podium described in
policy 13 above should:

a. Be appropriately separated from
adjacent towers, either on the same
site or an adjacent site. The zoning by-
law may establish a minimum
separation distance for towers or
minimum yard setbacks, and minimum
lot sizes for high-rise buildings, that
achieve tower separation and
accommodate future development on
adjacent lots. Proposals for high-rise
buildings that include separation
distances less than 23m shall:

i Demonstrate that the objectives
stated above are met through the
use of a smaller floor plate,
building orientation, and /or
building shape; and

il. Demonstrate that the potential for
future high-rise buildings on
adjacent lots can be developed
and meet the separation distance
and setback distances above.
Where a proposals cannot
demonstrate that the above
requirements can be met the site
is not appropriate for tall buildings
or may require lot consolidation.

b. Have afloor plate that is limited.
Proposals for residential floorplates
larger than 750 square metres, or
commercial floorplates larger than
1500 square metres shall:

15.

new view, skyline and landmark

possibilities. High-Rise buildings should

be designed to achieve the objectives
of this Plan and avoid or reduce
impacts or disruptions associated
with:

a. pedestrian comfort, safety and
usability resulting from changes to
wind and shadow patterns in
outdoor amenities and adjacent
public and private spaces
surrounding the building;

b. public views, including view planes
and view-sheds referred to in
Policy 3 above

c. proximity to heritage districts or
buildings,

d. reduced privacy for existing
building occupants on the same lot
or on adjacent lots,

Generally, High-Rise buildings, which
consist of three integrated parts, a
base, a middle and a top, can achieve
many of the urban design objectives
and address the impacts described
above in the following ways;

a. The base of a high-rise building
should respect the scale,
proportion, and character of the
surrounding buildings, adjacent
streets, parks, and public or private
open spaces and animate such
spaces. ‘

b. The tower, which typically includes
a middle and a top, should step
back from the base where possible.
The tower design can reduce the
building impacts identified above
by incorporating an appropriate
separation from existing or future
adjacent towers located on the
same lot or on an adjacent lot. The
responsibility for providing an
appropriate tower separation shall
generally be shared between
owners of abutting properties
where high-rise buildings are
permitted. A separation distance of
23m has been the City’s general
guidance but actual separation
requirements may vary in different
parts of the City depending on the
context.




i. Demonstrate that the objectives
stated above are met through the
use of building orientation, and
/or building shape; and

i. Provide a greater separation
distance between towers on the
same lot and greater setbacks to
side and rear lot lines;

Outdoor Amenity Areas

Qutdoor amenity areas are the private and
communal areas of a property that are
designed to accommodate a variety of leisure
activities.

15. Applicants will demonstrate that the
development minimizes undesirable
impacts on the existing private amenity
spaces of adjacent residential units
through the siting and design of the new
building(s). Design measures include the
use of transitions or terracing and the use
of screening, lighting, landscaping, or
other mitigative design measures.

16. Applications to develop residential or
mixed-use buildings incorporating
residences will include well-designed,
usable amenity areas for the residents that
meet the requirements of the Zoning By-
law, and are appropriate to the size,
location and type of development. These
areas may include private amenity areas
and communal amenity spaces such as:
balconies or terraces, rooftop patios, and
communal outdoor at-grade spaces (e.g.
plazas, courtyards, squares, yards). The
specific requirements for the private
amenity areas and the communal amenity
spaces shall be determined by the City
and implemented through the Zoning By-
law and site plan agreement.

Public Art

17. Proponents of prominent developments,
such as Major Urban Facilities and High-
Rise Buildings, are encouraged to include
site-specific public art. Public art may be
identified as a means to satisfy the policies
of Section 5.2.1 where proponents of
development are seeking an increase in
height and density. Where public art is
provided as part of a private development

c. Floor plates may also vary
depending on the uses and the
context. Generally, towers with a
larger floor plates may require a
greater separation from adjacent
towers.

16. Secondary Plans may provide area-
specific directions for the design of
high-rise buildings.

17. The Zoning By-law will establish
performance measures such as
minimum tower separation distances
and yard setbacks and may require
minimum lot sizes for High-Rise
buildings. Proposals for a high-rise
building that include performance
measures that deviate from the Zoning
By-law shall demonstrate that the
impacts identified in policy 13 can be
satisfactorily avoided or reduced.

18. The Urban Designh Guidelines for High-
Rise Buildings may establish general
principles for the design of high-rise
buildings, including the design of the
base and guidance for tower
separation distances.

Outdoor Amenity Areas

Outdoor amenity areas are the private and
communal areas of a property that are
designed to accommodate a variety of leisure
activities.

19.  Applicants will demonstrate that the
development minimizes undesirable
impacts on the existing private amenity
spaces of adjacent residential units
through the siting and design of the new
building(s). Design measures include
the use of transitions or terracing and
the use of screening, lighting,
landscaping, or other design measures
that achieve the same objective.

20. Applications to develop residential or
mixed-use buildings incorporating
residences will include well-designed,
usable amenity areas for the residents
that meet the requirements of the Zoning
By-law, and are appropriate to the size,
location and type of development. These
areas may include private amenity areas
and communal amenity spaces such as:
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proposal, the City will assist by providing
consultation services in adherence with
the Municipal Public Art policy.

Design Priority Areas

The City has identified target areas for
intensification and other prominent areas
which are significant destinations in the city
and recognized them as design priority areas
in Section 2.5.1 of this Plan. Proponents of
development within design priority areas must
demonstrate, through the design of their
building and site, that the following policies
have been met.

18. The portion of the building(s) which are
adjacent ta the public realm will be held to
the highest building design standards by
incorporating specific building design
features:

a. Design the building(s) first storey to be
taller in height to retain flexibility or
opportunity for ground floor uses in the
future;

b. lLocate front building facades parallel
to the street, however, consideration
may be given to allow for interruptions
of continuous building facades at
strategic locations to provide pecket
parks, plazas or other open spaces
that provide a supportive function to
the street activity or enable views and
vistas;

¢. Transparent windows at grade to give
views into the building to observe the
function of the building and out of the
building to enhance natural
surveillance,

d. Using architectural treatments (e.g.
projections from continuous building
lines, awnings, canopies, alcoves and
bays) to soften the interface between
buildings and the public realm;

e. Sufficient lighting sources for public
uses after dark and to accentuate and
animate buildings, natural features,
public monuments and public spaces;

f.  Utilize fagade treatments to
accentuate the transition between
floors and interior spaces {o provide
visual interest and relief; and

g. Signage that contributes to the
character of the surrounding area and

balconies or terraces, rooftop patios, and
ccmmunal outdoor at-grade spaces (e.g.
plazas, courtyards, squares, yards). The
specific requirements for the private
amenity areas and the communal
amenity spaces shall be determined by
the City and implemented through the
Zoning By-law and site plan agreement.

Public Art

21. Proponents of prominent developments,
such as Major Urban Facilities and High-
Rise Buildings, are encouraged to
include site-specific public art. Public art
may be identified as a means to satisfy
the policies of Section 5.2.1 where
proponents of development are seeking
an increase in height and density. Where
public art is provided as part of a private
development proposal, the City will assist
by providing consultation services in
adherence with the Municipal Public Art

policy.
Design Priority Areas

The City has identified target areas for
intensification and other prominent areas
which are significant destinations in the cily
and recognized them as design priority areas
in Section 2.5.1 of this Plan. Proponents of
development within design pricrity areas
must demonstrate, through the design of their
building and site, that the following policies
have been met.

22, The portion of the building(s) which are
adjacent to the public realm will be held
to the highest building design standards
by incorporating specific building design
features:

a. Design the building(s) first storey to
be taller in height to retain flexibility or
opportunity for ground floor uses in
the future;

b. Locate front building facades parallel
o the street; however, consideration
may be given to allow for
interruptions of continuous building
facades at strategic locations to
provide pocket parks, plazas or other
open spaces that provide a
supportive function to the street
activity or enable views and vistas;
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19.

20

architectural design of the building
through appropriate architectural
design elements, materials, and
colour.

The portion of the development which

impacts the public realm will be held to the

highest site design standards and should

incorporate enhanced public realm

improvements, such as:

a. weather protection elements, (e.g.
colonnades, and awnings);

b. shade trees, median planting and
treatments and other landscaping;

c. wider sidewalks and enhanced
pedestrian surfaces;

d. coordinated furnishings and utilities,
transit stops, and decorative lighting;
and

e. memorials and public art
commissioned for the location.

f. To achieve these public realm
improvements, coordination with the
City will be required in accordance
with Section 2.5.1, policy 5(d).

The massing and scale of development
will define and enclose public and private
spaces (e.9. streets, parks, courtyards,
squares) using buildings, structures and
landscaping; and relate to the scale and
importance of the space they define (e.g.
street width to height ratios).

23.

24.

¢. Transparent windows at grade to give
views into the building to observe the
function of the building and out of the
building to enhance natural
surveillance;

d. Using architectural treatments (e g.
projections from continuous building
lines, awnings, canopies, alcoves and
bays) to saften the interface between
buildings and the public realm;

e. Sufficient lighting sources for public
uses after dark and to accentuate
and animate buildings, natural
features, public monuments and
public spaces;

f. Utilize facade treatments to
accentuate the transition hetween
floors and interior spaces to provide
visual interest and relief; and

g. Signage that contributes to the
character of the surrounding area and
architectural design of the building
through appropriate architectural
design elements, materials, and
colour.

The portion of the development which
impacts the public realm will be held to
the highest site design standards and
should incorporate enhanced public
realm improvements, such as:

a. weather protection elements, (e g.
colonnades, and awnings);

b. shade trees, median planting and
treatments and other landscaping;

c. wider sidewalks and enhanced
pedestrian surfaces;

d. coordinated furnishings and utilities,
transit stops, and decorative lighting;
and

e. memorials and public art
commissioned for the location.

To achieve these public realm

improvements, coordination with the

City will be required in accordance with

Section 2.5 1, policy 5(d).

The massing and scale of development
will define and enclose public and private
spaces (e.g. streets, parks, courtyards,
squares) using buildings, structures and
landscaping: and relate to the scale and
importance of the space they define (e.g.
street width to height ratios).
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Building Height, Desian & Intensification

320

2.2.2 1z Bridgeport Realty
2.2.2 a9 1716703 On. Inc. "Inside Edge”
31
2.2.2 g 1716709 On. Inc. “inside Edge”
2.2.2 iz Bridgeport Realty
3z
a 2.2.2 g 171670% Cn. Inc. "inside Edge"
b 2.2.2 g 1716709 On. inc. "Inside Edge”
b 2.2.2 12 Bridgeport Realty
a 2.2.2 iz Bridgeport Realty
a 2.2.2 9 1716709 On. Inc. "Inside Edge”
b 2.2.2 9 1716708 On. Inc. "Inside Fdge”
a 2.2.2 12 Bridgeport Realty
b 2.2.2 1z Bridgeport Realty
34
a 2.2.2 iz Bridgeport Realty
b 2.2.2 iz Bridgeport Realty
a 2.2.2 g 1716708 On. Inc. "Inside Edge”
b 227 S 1716709 On. inc. "inside Fdge"
38
C 2.2.2 iz Bridgeport Realty
h 2.2.2 12 Bridgeport Realty
b 2.2.2 12 Bridgeport Realty
a 2.2.2 iz Bridgepaort Realty
e 2.2.2 iz Bridgeport Reaity
g 227 12 Bridgeport Realty
d 2.2.2 1z tridgeport Realty
h 2.2.2 9 1716709 On. Inc, "Inside Fdge"
g 2.2.2 g 1716709 Cn. Inc. "inside Edge”
f 2.2.2 g 1716709 On. Inc. "inside Edge”



e 2.2.2 g 1715709 On. Inc. "inside Edge”

o 2.2.2 & 1716709 On. inc. "Inside Edge”
c 2.2.2 g 1716703 On. Inc. "inside Edge"
h 2.2.2 G 171670% On. inc. "inside Edge”
a 2.2.2 2 1716709 On. inc. "inside Edge"
f 2.2.2 1é Bridgeport Realty
431
2.2.2 17 Bridgepart Realty
2.2.2 g 17167059 On. Inc. "inside Edge”
45
2.2.2 iz Bridgeport Realty
2.2.2 g 1716709 On. Inc. "inside Edge”
46
a 2.2.2 1z Bridgeport Realty
b 2.2.7 12 Bridgeport Realty
b 2.2.2 g 1716709 On. inc. "Inside Edge”
e 2.2.2 iz Bridgeport Realty
a 2.2.2 g 1716709 On. inc. "Inside Edge”
C 227 g 1716709 On. Inc. "Inside Fdge"
47
C 2.2.2 7 Riverside South Development Corp / Urbandale
C 2.2.2 9 1716709 On. inc. "Inside Edge”
b 2.2.2 g 1716709 On. Inc. "Inside Edge"
3 2.2.2 9 1716709 On. Inc. "inside Edge"
d 2.2.2 7 Riverside South Development Corp / Urbandale
2 222 26 Greater Ottawa Home Builders Assoc. {(GOHBA)
b 2.2.2 26 Greater Ottawa Home Builders Assoc. (GOHBA)
s 2.2.2 26 Greater Ottawa Home Bullders Assoc. (GOHBA)
2 2.2.2 12 Bridgeport Realty
d 2.2.2 1% Bridgeport Realty
d 2.2.2 g 1716709 On. Inc. "inside Edge"
b 2.2.2 7 Riverside South Development Corp / Urbandale
a 2.2.2 2 Richcraft Homes Lid.
b 2.2.2 7 Richcraft Homes Ltd
¢ 2.2.2 Y Richcraft Homes Ltd.
d 2.2.2 27 Richcraft Homes t1d.

vl
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Riverside South Development Corp / Urbandale
Bridgeport Realty
Bridgeport Realty

Greater Ottawa Home Buiiders Assoc. [GUHBA)

Bridgeport Realty

1716709 On. Inc. "Inside Edge”

Bridgeport Really
Bridgepart Reaity
Bridgeport Realty
Bridgeport Realty
Bridgeport Realty
1716708 On. Inc. "inside Edge”
Bridgeport Realty
1716709 On. Inc. "Inside Fdge”
1716709 On. Inc. "Inside Edge”
1716709 On. Inc. "inside Edge”
1716709 On. Inc. "Inside Edge”
1716709 On. inc. "Inside Edge”

1716709 On. Inc, "inside Edge”

Bridgeport Realty

Riverside South Development Corp / Urbandale
Richcratt Homes Lid.

Riverside South Development Corp / Urbandale
Richeraft Homes Lid.

Riverside South Development Corp / Urbandale
Richcraft Homes Lid.

Riverside South Development Corp / Urbandale
Riverside Scuth Development Corp / Urbandale
Riverside Scuth Development Corp / Urbandale
Riverside South Development Corp / Urbandale
Riverside South Development Corg / Urbandale

Riverside Scuth Development Carp / Urbandale
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Riverside South Development Corp / Urbandale
Richcraft Homes Lid.
Richcraft Homes Lid.
Richcraft Homes Ltd.
Richcraft Homes Lid.
Richcraft Homes Ltd.
Richcraft Homes Ltd.
Richcraft Homes Lid.
Richcraft Homes Lid.
Richcraft Homes Lid.
Richcraft Homes Ltd.
Richcraft Homes Lid.
Riverside South Development Corp / Urbandale
Greater Ottawa Home Builders Assoc. {GOHBA)
Greater Ottawa Home Builders Assoc. (GOHBA]
Greater Ottawa Home Builders Assoc. (GOHBA)
Greater Ottawa Home Builders Assoc. (GOMBA}
Greater Ottawa Home Builders Assoc. {GOHBA)
Greater Ottawa Home Builders Assoc. (GOHBA)
Greater Ottawa Home Buiiders Assoc. (GOHBA)
Greater Ottawa Home Builders Assoc. {GOHBA)
Greater Ottawa Home Builders Assoc. (GOHBA)
Richcraft Homes Ltd.
Greater Ottawa Home Builders Assoc. (GOHBA)
Greater Ottawa Home Builders Assoc. (GOHBA)
Greater Gtlawa Home Builders Assoc. (GOHBA)
Greater Ottawa Home Builders Assoc. (GOHBA)
Richcraft Homes Ltd.
Richcraft Homes Lid.
Greater Ottawa Home Builders Assoc. {GOHBA)
Riverside South Development Corp / Urbandale
Greater Ottawa Homme Builders Assoc. (GOHRBA)
Riverside South Development Corp / Urbandale

PN

Riverside South Development Corp / Urbandale
G

Greater Ottawa Home Builders Assoc, [GOHBA)

Riverside South Development Corp / Urbandale
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Riverside South Development Corp / Urbandale

Greater Ottawa Home Builders Assoc. {GOHBA)

Richcraft Homes Lid.
Richcraft Homes itd.
Richcraft Homes Lid.
Greater Ottawa Home Butlders Assoc, (GOHBA]
Greater Ottawa Home Builders Assoc. (GOHBA)
Richcraft Homes Lid.
Greater Ottawa Home Builders Assoc. (GOHBA)
Riverside South Development Corp / Urbandale
Greater Ottawa Home Builders Assoc. (GOHBA)
Greater Ottawa Home Builders Assoc. (GOHBA}
Riverside South Development Corp / Urbandale
Greater Ottawa Home Builders Assoc. {GOHBA)
Richcraft Homes Lid.
Richcraft Homes Lid,
Riverside South Development Corp / Urbandale
Riverside South Development Corp / Urbandale
Riverside South Development Corp / Urbandale
Riverside South Development Corp / Urbandale
Riverside South Development Corp / Urbandale
Riverside South Development Corp / Urbandale
Greater Ottawa Home Builders Assoc. (GOHBA)
Greater Ottawa Home Builders Assoc. (GOHBA)
Riverside South Development Corp / Urbandale
Riverside South Development Corp / Urhandale
Riverside South Development Corp / Urbandale
Richcraft Homes Lid.
Greater Ottawa Home Builders Assoc. {(GOHBA)
Richcraft Homes Ltd.
Richcraft Homes Lid.
Greater Ottawa Home Builders Assoc. (GOHBA)
Richeraft Homes Ltd.
Greater Ottawa Home Builders Assce. {GOHBA)

Riverside South Davelopment Corn / Urbandale
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Richoraft Homes Lid.
Greater Ottawa Home Builders Assoc. (GOHBA]

Richeraft Homes Lid,

Greater Ottawa Home Builders Assoc. (GOHBA)
Richeraft Homes Lid.

Riverside South Development Corp / Urbandale

Richcraft Homes Ltd.
Richcraft Homes Lid.
Greater Ottawa Home Builders Assoc. (GOHBA)
Riverside South Development Corp / Urbandale
Riverside South Development Corp / Urbandale

Greater Ottawa Home Builders Assoc. {GOHBA)

Greater Ottawa Home Bullders Assoc. (GOHBA)
Riverside South Development Corp / Urbandale

Richcraft Homes (td.

Greater Ottawa Home Builders Assoc. (GOHBA)
Greater Oftawa Home Builders Assoc. {GOHBA)
Riverside South Development Corp / Urbandale
Riverside South Development Corp / Urbandale
Richeraft Homes {1d.

Richceraft Homes Lid.

1716708 On. Inc. "Inside Edge”

Greater Ottawa Home Builders Assoc, (GOHBA)
Richcraft Homes Lid,

Bridgeport Realty

Riverside South Development Corp / Urbandale

Richcraft Homes Ltd.
Riverside South Development Corg / Urbandale

Greater Ottawa Home Builders Assoc. {GOHBA]
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1716709 On. Inc. "inside Edge"”
1716709 On. inc. "inside Edpge”
Bridgeport Realty
Bridgeport Realty
1716709 On. Inc. "Inside Edge"
Bridgeport Realty
Bridgeport Reaity
1716709 On. Inc. "Inside Edge”
Bridgeport Realty
Bridgeport Realty
Bridgeport Realty
1716709 On. Inc. "inside Edge"”
1716708 On. Inc. "inside Edge"
1716709 On. Inc. "inside Edge”
1716708 On. inc, "Inside Edge”

Bridgeport Realty

Riverside South Development Corp / Urbandale
Bridgeport Realty

Building Owners & Managers Assoc. {BOMA)
Greater Ottawa Home Builders Assoc. (GOHBA)

1716709 Cn. Inc. "Inside Edge”

1716709 Cn. Inc. "Inside Edge"

Greater Ottawa Home Builders Assoc. {GOHBA)
Building Cwners & Managers Assoc, {BOMA)
Riverside South Development Corp / Urbandale

Richcraft Homes Lid.

Greater Ottawa Home Buiiders Assoc. (GOHBA)
Building Owners & Managers Assoc. (BOMA)
Groupe Claude Lauzon Ltes

Bridgeport Really

1716705 On. Inc. "inside Edge"

Claridge Homes

Richcraft Homes Lid,
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RE: tterns under appeal OPA 150.pdf Bridgeport Raalty - OPA 150 - Appeal 12

Mare, Timothy C

'Alan Cohen'
Philip Osterhout
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Soloway Wright LLP

SOloway S0 A L aurnier Avopun Wt
&\R \, Crs Ottawn O KR 7Y7
Wright

ToREIR 2010 1 BEe 207 SRED
F 652228 820

Alan K. Cohen www,seiowaywnght‘com

Sartne s

Directline 613 J82.3217
11

Sprad doress: cobe

solewnywnght com

Philip Osterhout
Cawyer

Direct ling BT 873200
et adoress posterbout@solowaywrnight . com
FILE MOl A5 30-1000

Aprd 24, 2015

His Worship Mayor Bies Watson and Courdil
110 Launer Avenie West
Ciravea, ON 1P 1N

Rear Mayor Watson and Councd Memners:

Re. OPA 150 Building Height and Design - Proposed Settlement
BridgePort Realty

e are the solicitors for BedpePort Realty ("8ridpelart" ) with respect to its Appea to OPA 15C, which
relates 1o a namaer of doms in the "Sailaieg deght Intersficatan ard Design” category., Among
ctiver steme, BridgePort maintaies ds Appeal 1o femy 160 of DPA 150, amencing seclor 363 and to
ftem J8% amengiry section 4,11

BriduePorl is not yvel g varly Lo e groposed seltlement currenty before vou, waich s the result of
negotiations amaongst the oty GOHEA and BOMAL Although it 3 generally supportive of the
smendments conteniplated by the proposea settlemoent, BridgePor romains opoosed to tom 160 ay
amended 1 {urther recommernds the fodowiry revisions:

1~ ltern 285: 4.11(9)

Bemoval ot refereroe to amenity space:

Oliawe D X SRR LN
S ANET o WD o ern e Rirgstor T R7s 6y
EEZ R BB e T T #1754 Ty 1 ROV RSN 40T T b EG e b A




Solaway Wrght LL¥ cogn St

Reof-ton mecharical of felpcomrunicalion: aouprent L nane ‘ .
g shaald b carparated it the desigr and mass g af the uoper foors of
che bainding.

e s csting reguiatinn guading she loration ard ca'cuiation of amenity spare [hore should e nn
regquiremeit there buildings inceporate -oot-top ome iy wred, ds 1 s would restiot the Tlesabhity
currenmtly pormitted and may 0ot ‘eat to pood cospn in 21 circurnst

Slrecnatively, i tne alent pf this pohy 5 to ensdle that any rogf-top amently area thetis proviced s
weolb aesigned i tho contaodd o the upper flonss of a halaing, the language saoald clantind 1o ~oflect

thas intent
2~ ltem 285: 4.11{15}

Cobeertiors ial, b ard g of this paicy seek 1o anplement verbatin portiiens of the Urbae Jesipn
cydeires for thghe B duiddirgs & tarugh BridgeFort supparts the purpose of the bagh ise Bonlding
Sudeires as pudetnes, it Laken the position that thee pro GwisiOn dfe ovelly prescaptive for Officia

Plan podicy. 1t policy to this etect e to beinckaded B ,lnml'l oy make referonoa Guidrlnes,

whie b may be amerded fron Lmae to e ard for weicr genor il regard sball be bathin pregan ng fing
desipr.

Wi gppresiate the olfors made by the oty throughout thiv procsis, and costinue 1o hope that an
autcome aprecanie w al partics canboreached. i tho meantimc, B *rdgevcr Aterds o mantain 1E

appeal

s wory by,

Prilp Ovterhout

Alas B Cohen

Sepe g Canen venfes SIS Seta
Al
c ¢ Rk O'Connor, City Clerk

iobn Smar Director of Feopoomic Dove anme ntard 1 org Range Planming
Sluphuon Wik, General Manager, Planming, nfrastructur e ane :L.L:»n(mm Trevelopmuont
Tim oty Wate, Semar Lef el Coarse

weervs salowaywripht.com





