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1.0  
INTRODUCTION 

1.1 Basis for Addendum 
The following is an addendum to the Fotenn Planning Rationale dated May 17, 2018. The primary purpose of this 
addendum is to summarize changes made to the development proposal since the original submission as they 
relate to existing and updated policies. The nature of the Zoning By-law Amendment has changed in reference to 
input from the technical circulation, external agencies, community commentary, changes to municipal policies, 
and through consultation with the City of Ottawa’s Urban Design Review Panel (UDRP). 
 
This Addendum is also prepared to respond to City Staff commentary arising from Zoning By-law Amendment 
(D02-02-18-0055) application by outlining the design thinking approach to address the technical comments 
through the revised design noted herein. It is Fotenn’s opinion that unless explicitly mentioned, the findings of 
the May 2018 Planning Rationale still apply, in general and specific terms to the revised development proposal. 
 
1.2 Application History 
In May 2018, Colonnade BridgePort submitted the Zoning By-law Amendment (D02-02-18-0055) for the lands 
municipally known as 485 Ancaster Avenue. The Zoning By-law Amendment for the site sought to amend the 
maximum height for the site to 40m on the southerly portion of the property and 20m on the northerly portion. It 
also sought to address performance provisions for landscape buffers and loading spaces. 
 
In the months since the original submission, Colonnade BridgePort and their consultant team have been working 
to revise the building design based on comments received from the internal circulation, external agencies, the 
community, through consultation with the City of Ottawa’s Urban Design Review Panel (UDRP), and to update 
the proposal in light of noteworthy changes being made to the affective Official Plan policies. The changes to the 
design have altered the requested Zoning Amendment such that it will now seek to permit a maximum height of 
22 storeys for the southerly Building A rather than the originally requested 12 storeys, while reducing the 
northerly Building B to four (4) storeys from the originally proposed six (6) (see Figure 1). 
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Figure 1: Site Plan; Identifying Building A and Building B 

 
1.3 Inventory of Key Revisions 
The following list outlines the key design changes arising since the original submission. These are provided in 
response to discussions with City staff, the Ward Councillor, the UDRP, and the Community Association. We 
believe they represent a genuine and significant initiative to establish a development proposal which is optimal 
for all applicable stakeholders: 
 
/ Building Height Decrease for Building B 

In an effort to provide a more meaningful transition to the adjacent ground-oriented residential forms, the 
height of building B has been reduced from six (6) storeys to four (4) storeys. This provides more relatability 
with the adjacent development and more appropriately reflects the existing and planned context for the 
adjacent properties. Figure 1 compares the revised massing to the originally proposed massing. 
 



 

    
Planning Rationale Colonnade BridgePort August 2019 

 

4 

 

 
Figure 2: Revised South Elevation for Building B (Top) compared to Original Building B (Bottom) 

 
/ Building Height Increase for Building A 

The revised Official Plan policies for Arterial Mainstreets, proposed through the settlement of Official Plan 
Amendment No, 150 in May 2019, allow for height expressions beyond twelve (12) storeys. Accordingly, the 
density reduction from Building B has been applied to Building A in a slimmer tower form. Additionally, 
Building A has changed from the original, wider 12-storey form to a smaller floorplate above the fourth (4th) 
storey, contributing to a 22 storey tower. Figure 2 compares the revised massing to the originally proposed 
massing. 
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Figure 3: Revised South Elevation of Building A (Top) compared to Original Building A (Bottom) 
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/ Podium Improvement for Building A 
The podiums for the Woodroffe Avenue elevations have been reduced from four (4) storeys to three (3) to 
better transition to the lower density development as the street continues north. This aids in framing the 
Carling Avenue frontage as the primary façade with the Woodroffe Avenue frontage being secondary. Figure 
3 compares the revised massing to the original massing. 

 

 
Figure 4: Revised East Elevation (Left) compared to Original (Right) 

 
/ Improved Tower Separation for Building A 

In coordination with the increased height for Building A, separation distance to the adjacent property has 
been improved. Building A originally had a separation of 2.9m until Floors 11-12 where it increased to a 
maximum of 4.4m. The revised tower separation is now 9.5m until the 22nd storey, which is separated 18.2m 
from the adjacent property. 
 

/ Westerly Underground Ramp Relocation 
The westerly underground access ramp has been reverted away from the Ancaster Ave. parkland to 
mitigate safety and noise impacts that may arise from use of the access ramp. This relocation further 
eliminates circulation issues between users of the underground ramp and of the above-ground parking 
stalls. The westerly access ramp is now part of Building A. 
 

1.4 Development Proposal 
 
Density 
The applicant is proposing roughly the same density as originally envisioned, albeit reconfigured in a way the 
allows for better urban form and functionality. The original proposal was for a Gross Floor Area of 23,318m2, 
whereas the new proposal is for a GFA of 24,713m2, representing a 6% increase in gross floor area. The 
applicant anticipates the number of units and square footage of ground floor commercial will remain relatively 
unchanged, however these details will be determined at the time of Site Plan Control. 
 
Parkland Dedication 
The amount of parkland on the Ancaster Avenue frontage being proposed for dedication to the City has not 
changed.  
 
Transition and Shadowing 
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Staff comments identified concerns with the transition and shadowing impacts relative to the adjacent northerly 
residential development. The revised 4-storey massing adjacent to existing development provides a more 
suitable transition. Alongside the reduced height, the fourth storey of Building B has been stepped back to 
further soften the transition to the established low-rise area. The revised Shadow Study prepared by Roderick 
Lahey Architect shows that the impact of shadowing from Building B has been substantially reduced, and that 
the shadow of Building A, while longer, is considerably narrower. 
 

 
Figure 5: Comparison of Shadow Studies 

 
As Figure 6 indicates, a 45-degree angular plane drawn from the fourth storey of Building B shows substantial 
clearance prior to any interaction with Building A; where it intersects at the 17th storey. This intersection occurs 
at a horizontal distance of 41.8 metres from the northerly property line. The materiality above this intersection is 
a combination of white-palette colours and transparent glazing; thereby minimizing contrast with the sky so that 
the tower blends into it and reduces the visual impact of the height and massing.  
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Figure 6: South Elevation 
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Figure 7: 3D perspective of proposed site 
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2.0  
POLICY AND REGULATORY FRAMEWORK 

2.1 City of Ottawa Official Plan 
 

 
Figure 8: Schedule B of the Official Plan, Urban Policy Plan 

 

 
Figure 9: Schedule D of the Official Plan, Rapid Transit Network 
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2.1.1 Arterial Mainstreet Designation (Section 3.6.3) 
As noted in the original Planning Rationale dated May 17, 2018, the subject lands are designated Arterial 
Mainstreet per Schedule B of the City of Ottawa’s Official Plan (Figure 8). Arterial Mainstreets are generally 
considered to be areas expected to see significant intensification as an approach to more effectively meet active 
transportation goals and promote sustainable development. 
 
Since the submission of the original application, important changes to the policies for Arterial Mainstreets were 
approved at the Local Planning Appeal Tribunal (LPAT) which change the policy framework for the site. They are 
expected to be formally incorporated into the Official Plan in the immediate future. The relevant policy for this 
proposal will read as follows: 
 

11. On Arterial Mainstreets, unless a secondary plan states otherwise, building heights up to 9 storeys may 
be permitted as of right but High-rise buildings may only be permitted subject to a zoning amendment 
and where the building will be located at one or more of the following nodes:  

a. within 400 metres walking distance of a Rapid Transit Station on Schedule D of this Plan; or 
b. directly abutting an intersection of the Mainstreet with another Mainstreet or a Transit Priority 

Corridor on Schedule D of this Plan; or 
c. directly abutting a Major Urban Facility:  

and  
where the development provides a community amenity and adequate transition is provided to adjacent 
low-rise. 

 
The proposal is in direct adherence to the above noted policy regarding building height. It is located 
within 400 metres of a proposed Rapid Transit Station per Schedule D of the Official Plan and is also 
located at the intersection of a Mainstreet with a Transit Priority Corridor (Figure 9). Additionally, it is 
across from the Carlingwood Shopping Centre, which will be considered a Major Urban Facility upon 
completion of the new Canadian Tire store on the site. While only one of these qualifiers is required to be 
met, the proposal’s broad adherence to all qualifiers suggests it is a highly suitable site for the 
application of this policy. As a result and given that the Official Plan defines a High-Rise Building as 
having up to 30 storeys in building height, the proposed development is in keeping with the policy.  
 
The development proposal is further able to contribute a community amenity in the form of the Ancaster 
Avenue parkland dedication. The low-rise Building B facilitates a suitable transition to the adjacent 
existing development. 
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2.2 City of Ottawa Comprehensive Zoning By-law (2008-250) 
The property is currently zoned “Arterial Mainstreet, Subzone 10 (AM10)”. The purpose of this zone is to: 

(1) accommodate a broad range of uses including retail, service commercial, offices, residential and 
institutional uses in mixed-use buildings or side by side in separate buildings in areas designated Arterial 
Mainstreet in the Official Plan; and 

(2) impose development standards that will promote intensification while ensuring that they are compatible 
with the surrounding uses. 
 

Mixed use development is in keeping with the purpose and objectives of the Arterial Mainstreet zoning. 
At-grade commercial uses intended to service both the new residents and the existing, abutting 
neighbourhood contributes to the integration and compatibility of the project. 
 

 
Figure 10: City of Ottawa Zoning By-law 

 
The AM10 zone supports the “dwelling unit” use. It also supports a broad range of non-residential uses which 
will allow significant flexibility to future tenants occupying the ground floor commercial spaces, resulting in a 
mixed-use building. The intent is to sponsor community-serving, commercial uses. 
 
The proposed development is compared to the requirements of the AM10 zone below:  
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Performance Standard Requirement Original Changes 

Minimum Lot Area No minimum 6,025.4m2 - 

Minimum Lot Width No minimum 106 metres - 

Maximum Building Height 30m (minimum 7.5m and 
two storeys) 

39m 68m 

   Maximum Height Abutting Rear Lot Lines 

 0m   -  20m from R1/2/3:  11m 20m 14m 

0m   -  20m from R4: 15m 20m 14m 

20m -  30m from R1/2/3/4: 20m 20m 14m 

    Maximum Height Abutting Side Lot Lines 

 0m   -  7.5m from R1/2/3/4: 15m N/A - 

Front and Corner Side Yard Setback 

 Minimum 0m Carling Ave: 
0m (5m road widening 
allowance) 
 
Woodroffe Ave: 
0.9m (6.0m easement 
on property line) 

- 

Maximum for at least 50% of 
frontage; residential buildings  

4.5m 

Maximum for at least 50% of 
frontage; non-residential and 
mixed-use buildings 

3m 

Interior Side Yard Setback 

   Abutting Residential Zone 

 First 20m from the street 3m N/A - 

Beyond 20m from the street 7.5m N/A - 

   Not Abutting Residential Zone 

 At any distance from the 
street 

No minimum 0m 3m 

Rear Yard Setback 

 Building wall within first 20m 
from the street 

3m 4.5m 4.5m 

 Building wall beyond 20m 
from the street 

7.5m 4.5m 4.5m 

Minimum Ground Floor Height 4.5m 4.5m - 

Maximum FSI No maximum 3.87 4.10 

*Blue shading indicates value requiring zoning amendment 
 
The following zoning provisions also apply to the subject property: 



 

    
Planning Rationale Colonnade BridgePort August 2019 

 

14 

 
 
 
/ Amenity Area 

Amenity area will be required at a rate of 6m2/ dwelling unit; 50% communal 

Amenity Area 
Type 

Required Amenity Area 
(m2) 

Amenity Area Location Provided Amenity 
Area (m2) 

Communal 
870 (50% of total 
required) 

Ancaster Ave. Park 464 

Internal Parkette 354 

Indoor Communal Amenities 586 

Total 1,404 

Private 870 

Balcony and Roof Deck Areas 1,555 

Private At-Grade 288 

Total 1,843 

Total 1,740 (6m2/dwelling unit) 3,247 

 
/ Parking 

The property is within Area Y for parking requirements: 

Parking Type Required Proposed 

Residential  139 (none for first 12 units, remainder at 0.5/unit) 212 u/g spaces 
17 surface spaces 
 
Total: 
229 spaces 

Visitors 28 (none for first 12 units, remainder at 0.1/unit) 

Commercial Area, Building 
A (778m2) 

No parking required for individual uses under 
500m2 within a mixed-use, Area Y building 

Commercial Area, Building 
B (251m2) 

Bicycle Parking  149 (0.5/unit + 1/250m2 commercial GFA) 149 

 
/ Landscaping 

Section 110 discusses Landscaping Provisions. The relevant requirements are noted below: 

Provisions Required Provided 

Parking Lot Landscape Buffer Abutting a street – 3 metres 3m 

Not abutting a street – 1.5 metres 1m 

Total Landscaping 15% of parking lot area 18% of parking lot area 

 
/ Additional Zoning Requirements 

- A corner sight triangle is required per dimensions to be determined during Site Plan Control process. 
- Active entrances and 50% ground floor glazing are required. 

These items have been provided. 
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2.3 Proposed Zoning By-law Amendment 
The property is currently zoned AM10. The following is an inventory of revised zoning provisions and a proposed 
height schedule. 
 

I - Exception 
Number 

II - Applicable 
Zones 

III - Additional Land 
Uses Permitted 

IV - Land Uses 
Prohibited 

V - Provisions 

XXXX (By-law 
2019-XX) 

AM10 [XXXX] 
SXXX 

None None / The maximum building height 
will be as per Schedule XXX. 

/ The minimum landscape buffer 
for a parking lot not abutting a 
street shall be 1m. 

/ The minimum separation 
distance for a tower from an 
interior side lot line shall be 
9.5m2. 

/ The minimum rear yard 
setback for a mixed-use 
building abutting an R1/2/3/4 
shall be 4.5m. 

 
2.3.1 Zoning Amendment Discussion 
The amendments discussed in this report are necessary to facilitate the optimal land use outcome for a uniquely 
shaped and situated property. The rationale for the amendments are summarized below: 
 
/ The maximum building height will be as per Schedule XXX. 

As noted throughout this report, the revised building heights allow for the density to be configured in a 
manner that creates the best transition to low-density areas while respecting strong urban design 
principles. Furthermore, the Official Plan supports high-rise building heights in locations like the subject 
property subject to the provision of a community amenity, transition to adjacent low-rise neighbourhoods, 
and through a Zoning By-law Amendment. The proposal is in keeping with this policy direction.  
 

/ The minimum landscape buffer for a parking lot not abutting a street shall be 1m. 
In order to ensure an acceptable aisle width, acceptable parking space depth, and the highest yield of land 
for the Ancaster Avenue park, the landscape buffer width is 0.5m deficient of the by-law requirement. The 
reduced landscape buffer does not create any undue adverse impacts to the public realm and streetscape 
and the proposed development contains several other landscaped areas that exceed Zoning By-law 
requirements.   
 

/ The minimum separation distance for a tower from an interior side lot line shall be 9.5m2. 
As discussed in the original Planning Rationale, the site is constrained by easements and road allowances 
to the east and south property edges which provide additional limitations in establishing a viable podium 
and tower form. As a result, the tower is 0.5m closer to the interior lot line than set out in the by-law. 
 

/ The minimum rear yard setback for a mixed-use building abutting an R1/2/3/4 shall be 4.5m. 
While the proposed rear yard setback is zoning compliant for the first 20m from the property line, after this 
point the requirement becomes 7.5m, where the proposed building becomes non-compliant by 3m. Given 
the building’s low-rise nature, the thoughtful landscaping approach, and the two (2) building indentations 
which meet the setback requirements, the impact of this non-compliance is minimal. 
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Figure 11: Draft Schedule XXX 
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3.0  
DESIGN BRIEF 

The City of Ottawa ensures high-quality building and site design in key areas of the City through the provision of 
Official Plan policies and urban design guidelines. These policies and guidelines are intended to ensure 
compatibility with neighbouring areas, safety, functionality, flexibility, and positive aesthetics as they contribute 
to the identity of the City. The applicable policies and guidelines are discussed below. 
 
3.1 City of Ottawa Official Plan 
 
3.1.1 Compatibility (Section 2.5.1) 
Section 2.5.1 of the Official Plan provides guidance on how to appropriately incorporate compatible 
development practices into new building projects. Compatible development is defined in the OP as development 
that is not necessarily the same as or similar to existing buildings, but that enhances and coexists with existing 
development without causing undue adverse impacts. It ‘fits well’ within its physical context and ‘works well’ 
among those functions that surround it. The Official Plan emphasizes that the above objectives are achievable 
without designing a development to be the same as existing developments.  
 
Within this section, various Design Objectives are outlined to guide development, of which the following 
principles are considered most applicable to the proposed development: 

 
Define quality public and private spaces through development 
The proposed structure defines the street edge with a human-scaled, attractive development which 
frames the street corner with a contextually appropriate building setback. It will include street-fronting 
pedestrian access and no parking or automobile aisles are provided between the building and the 
front/corner property lines. 
 
Create places that are safe, accessible and are easy to get to, and move through 
Pedestrian and cyclist access are prioritized for the front access of the building, where there is a direct 
route from the sidewalk to a street-fronting entrance. Automobile traffic and parking is routed to low-
pedestrian traffic portions of the site. 
 
Ensure that new development respects the character of existing areas 
The proposed development’s building mass is broken down vertically to provide architectural interest. 
The design is in keeping with the overall vision for intensification along Arterial Mainstreets. Its balance of 
glazing and materials will integrate favourably with the modern infill commercial and residential becoming 
established within the immediate area. 
  
To maximize energy-efficiency and promote sustainable design to reduce the resource consumption, energy 
use, and carbon footprint of the built environment 
The proposed development will be built to modern building and design standards and represents 
responsible infill development. Its proximity to the street edge promotes a comfortable pedestrian realm. 
The property has been designed with generous landscaping, including a park, which will assist in 
offsetting the building’s carbon footprint. 
 
3.1.2 Urban Design and Compatibility (Section 4.11) 
Compatibility is achieved through a design that appropriately addresses impacts generated by infill or 
intensification. Section 4.11 of the Official Plan provides criteria that can be used to objectively evaluate the 
compatibility of infill or intensification. The proposed development meets the compatibility objectives established 
in Section 4.11 in the following ways: 
 

Traffic A Transportation Impact Assessment was prepared by Novatech Engineering. The 
existing road network can adequately support the development, and the trip 
generation can be handled by the existing infrastructure. 



 

    
Planning Rationale Colonnade BridgePort August 2019 

 

18 

 
Vehicular Access The access points are separated from intersections to the greatest possible extent 

given the site context. The parking lot has been designed with acceptable aisle 
widths to allow for safe use. Only a single, at-grade vehicle connection to 
Ancaster Avenue will assist in managing traffic volumes.   

Parking Requirements A total of 229 parking spaces have been provided on-site, which exceeds the By-
law requirements. The demand for vehicle parking can be supported on-site 
without a risk for overflow onto the abutting residential neighbourhoods. 

Outdoor Amenity Areas The proposed development is transitioned appropriately to the abutting outdoor 
amenity areas to address privacy and over-looking concerns. 
 
The new public park proposed on Ancaster Avenue will provide a very comfortable 
transition to the existing dwellings along both the north and west segments along 
Ancaster Avenue.   

Loading Areas, Service 
Areas, and Outdoor 
Storage 

Loading is provided on-site. It is screened from the public realm and integrated 
into the site. No outdoor storage is proposed. 

Lighting Lighting has been designed and will be installed to provide a safe and secure 
environment while meeting the City’s requirements and ensuring no undue 
adverse impacts on adjacent properties. 

Noise and Air Quality A Noise Impact Study can be undertaken alongside a future Site Plan Control 
application. The appropriate mitigation measures can be determined through this 
finer design process. 

Sunlight A Shadow Analysis was undertaken by RLA Architecture. It demonstrates that the 
impacts have been sufficiently mitigated through strategic massing efforts as part 
of the design process. 

Microclimate No microclimate impacts will occur as a result of the proposed development. 

Supporting 
Neighbourhood Services 

The proposed development is in close proximity to a range of existing community 
amenities and services and will be adequately supported by them. A new public 
park is proposed on Ancaster Avenue to service new residents and the broader 
residential community.   

 
The proposed development will not generate undue adverse impact on the neighbouring properties and 
fulfills the compatibility objectives and principles outlined in Section 2.5.1 and the criteria outlined in 
Section 4.11. 
 
3.1.3 Section 4.11 as Updated by Official Plan Amendment No. 150 
The changes proposed in Official Plan Amendment No. 150 include significant updates to Section 4.11 – Urban 
Design and Compatible Development. While these particular changes are still under appeal, they have been 
reviewed below as they reflect the most recent opinion of Council. 

 

Design Element Proposed Development 

Views 
2. Enhancing the City skyline 
 

 
The proposal will contribute to this intention 
by providing an attractive 22-storey building 
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3. Views of the Parliament Buildings from Beechwood 
Cemetery. 
  
4. Policies to protect views of the Parliament Buildings and 
other national symbols in the Central Area 

on an underutilized portion of an Arterial 
Mainstreet. 
 
 
The proposal does not infringe on this vista. 
 
 
The proposal does not infringe on these 
views. 

Building Design 
5. Compatibility of new buildings with surroundings 
 
 
 
 
 
 
 
 
6. Façade, window, and entranceway orientation are towards 
the street 
 
 
 
7. Design of major intersections 
 
8. Developments including loading facilities, service areas, and 
mechanical equipment 
 

 
Buildings are compatible with surrounding 
residential and reflect the intended 
development of Carling Avenue. The massing 
of the building steps back on upper floors to 
future development lands, and the proposed 
4-story building is of a transitional scale to 
abutting residential dwellings. 
 
 
The buildings are oriented towards Carling 
Avenue and Woodroffe Avenue. At-grade 
retail and commercial uses will make a 
positive contribution to the streetscape. 
 
Not applicable. 
 
All machinery is located in a screened, top 
floor mechanical penthouse. The receiving 
area cannot be seen from street frontages. 

Massing and Scale 
9. Building massing; spacing between buildings (setbacks); 
and transition 
 
 
 
10. Provide a Shadow and/or Wind Analysis where required 
 
 
 
 
 
 
 
 
 
11. Transitions where building is taller than planned context 
 
 
 

 
Building massing and transition have been 
managed through stepbacks and building 
articulation, the staggered building heights 
are appropriate as a transition. 
 
A revised Shadow Analysis was prepared by 
RLA Architecture which demonstrates 
sufficient mitigation measures to address any 
sunlight impacts. 
 
A Wind Analysis was prepared by Gradient 
Wind Engineering which demonstrates that 
no adverse wind impacts arise from the 
building design. 
 
 
Building height is in line with the planned 
context of the Carling Avenue Arterial 
Mainstreet corridor. 
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12. Methods for addressing significant height changes: 
Incremental changes in building height; massing; building 
setbacks and stepbacks 

 
 
Building design includes reduced upper-level 
floorplates and articulation for suitable impact 
reduction. 

High-Rise Buildings 
13. Use of a podium and tower floorplate 
 
 
14(a). Tower separation 
 
 
 
 
14(b). Limitations for floor plates 

 
Proposed building incorporates a tower and 
3/4-storey podium in its design. 
 
Only one tower is proposed for the subject 
lot. The tower is located strategically to 
ensure separation from future tower 
development on nearby parcels. 
 
 
The proposed Building A high-rise building is 
appropriately oriented and reflects the 
building separation and setbacks necessary 
to support its proposed floor plate.  
 
Building B is not considered a high-rise 
structure. 

Outdoor Amenity Areas 
15. Minimize undesirable impacts on the existing private 
outdoor amenity spaces 
 
16. Residential proposals should include well-designed, usable 
amenity areas that meet the Zoning By-Law Requirements. 

 
Impacts have been minimized through 
building articulation, massing, and materials. 
 
Proposed building includes 1,268m2 amenity 
space. 
 
The new public park proposed on Ancaster 
Avenue will provide a very comfortable 
transition to the existing dwellings along both 
the north and west segments along Ancaster 
Avenue.   

Public Art 
17. High rise buildings are encouraged to include public art. 

 
Opportunities for public art can be explored 
at the Site Plan Control phase. 

Design Priority Areas 
18(a). First storey should be taller in height. 
18(b). Locate front building facades parallel to street 
18(c). Include transparent windows at grade 
18(d). Use architectural treatments to soften public realm 
18(e). Provide sufficient lighting sources for public uses 
18(f). Use façade treatments to provide visual interest 
18(g). Signage should contribute to character of area 
 
19. Portion of development impacting public realm should 
incorporate: 

 
Reflected in design. 
Reflected in design. 
Reflected in design. 
Reflected in design. 
Reflected in design. 
Reflected in design. 
Signage not presently contemplated. 
 
Will be incorporated where possible at the 
Site Plan Control phase. 
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19(a). weather protection elements 
19(b). landscaping 
19(c). enhanced pedestrian surfaces 
19(d). coordinated furnishings and utilities 
19(e). memorials and public art 
 
20. Massing and scale of development will define and enclose 
public spaces 

 
 
 
 
 
 
Proposal is supportive in defining and 
enclosing the surrounding area. 

First Nations Peoples Design Interests 
22. (Not applicable) 

 
Not an identified area of First Nations interest. 

 
The proposed development will not generate undue adverse impact on the neighbouring properties and 
fulfills the compatibility criteria outlined in Section 4.11 as updated by OPA No. 150. 
 
3.2 Urban Design Guidelines 
 
3.2.1 Urban Design Guidelines for Development along Arterial Mainstreets 
The Urban Design Guidelines for Development along Arterial Mainstreets were approved by City Council on May 
24, 2006. They provide design guidance in order to assess, promote and achieve appropriate development 
along Arterial Mainstreets. The key guidelines reflected in the development are as listed below: 
 
/ Guideline 1: Proposed buildings will be located along the public street edge. 
/ Guideline 4: Proposed buildings and landscaping will create continuous streetscapes on both Carling 

Avenue and Woodroffe Avenue. 
/ Guideline 7: Proposed buildings will be compatible with the character of the existing/adjacent 

neighbourhood. 
/ Guideline 13: Proposed buildings will occupy the majority of the lot frontage and will be situated at the 

corner. 
/ Guideline 14: Proposed buildings will transition to adjacent lower density neighbourhoods. Building B is of 

a suitable 4-storey height for being adjacent to a low-rise area. 
/ Guideline 16: Proposed buildings will be richly detailed to created visual interest and human scale along the 

public street. 
/ Guideline 17: The front façades will be oriented to face the public street and will include directly accessible 

and visible front doors. 
/ Guideline 18: Clear windows and doors are proposed to make the pedestrian level façades highly 

transparent. 
/ Guideline 20: The buildings will provide direct, safe, continuous and clearly defined pedestrian access from 

public sidewalks to building entrances. 
/ Guideline 27: Surface parking spaces will be at the side or rear of the building. 

 
The proposal will be able to meet the design aspirations reflected in these guidelines. Adherence to the 
more detailed guidelines will be assessed at the Site Plan Control phase. 
 
3.2.2 High-Rise Urban Design Guidelines and Zoning 
The City has recently adopted new urban design guidelines for high-rise buildings. In association with the 
revised guidelines, new zoning requirements will be put into place. The following are the new zoning provisions 
proposed to be added for High-rise Buildings within the Greenbelt: 
 



 

    
Planning Rationale Colonnade BridgePort August 2019 

 

22 

 
/ The proposed provisions for high-rise buildings require a 10 metre setback from the side and rear lot lines, 

for that portion of the high-rise building over six storeys.  For two towers on one lot, there would be an 
additional requirement that the towers be a minimum of 20 metres apart.  

/ A minimum lot area of 1,150 square metres would be required for a corner lot and a minimum lot area of 
1,350 square metres would be required for an interior lot. 

 
The revised guidelines of this policy document are summarized below as they pertain to the subject proposal. 
 
1 - Context 
/ No views or vistas are affected by this proposal. The proposal is not located in a downtown district. 
/ The guidelines require distinguishing between landmark and background buildings. These structures can 

be considered as background buildings given that they respect and enhance the existing context and built 
form without dominating it. 

/ A transition to lower-profile development is facilitated by incorporating a low-rise mixed use building as a 
buffer between the high-rise structure and the low-rise development. 

/ The lot is significantly above the recommended minimum lot area of 1,150m2 for a corner lot. 
/ There are no nearby heritage assets to consider for this development. 

 
2 – Built Form 
/ The proposed tower has been designed with a distinctive base, middle, and top. 
/ The proposed high-rise building can be considered a point tower building. It incorporates a base podium, 

a middle, and a defined top which is created by accentuating the mechanical penthouse. 
/ The base of the proposed building is appropriately expressed given the width of the abutting ROWs. 
/ The ground floor of the base has been designed to be animated and transparent. 
/ The middle section will minimize shadow and wind impacts while creating an appropriate fenestration 

pattern. 
/ The top section will integrate machinery into the roof of the building. 
/ As a residential proposal in an area outside the downtown, no exterior illumination of the building features 

is proposed. 
 

3- Pedestrian Realm 
/ Main pedestrian entrances are linked with a seamless connection to the sidewalk. 
/ Glazing is provided at the pedestrian level 
/ Parking is located underground and accessed away from the primary pedestrian realm 
/ Loading, servicing, and utilities are screened from view  
/ The new public park proposed on Ancaster Avenue will provide a very comfortable streetscape along the 

narrow lot frontage and will function as a transition to the existing dwellings along both the north and west 
segments along Ancaster Avenue.   

 
The proposed development meets the requirements set out in the revised Urban Design Guidelines for 
High-Rise Buildings, as proposed.
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4.0  
CONCLUSION 

The proposed Zoning By-law Amendment as revised through this addendum is consistent with the Provincial 
Policy Statement, conforms to the policy direction of the Official Plan and the design direction of the applicable 
guidelines, and otherwise complies with the intention of the Zoning By-law.  
 
The revisions described throughout this report represent a thoughtful approach to address stakeholder and City 
staff input while applying the recently adopted changes to the Official Plan. It is our opinion that the proposal has 
made significant improvements to the design approach and represents sound land use planning. 
 

  
Miguel Tremblay, MCIP, RPP 
Director of Planning and Development 

Scott Alain, M.Pl 
Planner 
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