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ABSTRACT

In 2014, the National Capital Commission made a call for proposals to develop approximately 9.3 hectares of Le-
Breton Flats, a former brownfield in Canada’s Capital. The objective is to create a new mixed-use community char-
acterized by an institutional use to anchor the development. This report seeks to investigate what policies and urban
design principles may be used to develop LeBreton Flats through a review of brownfield and urban design literature;
policy analysis; and a review of case precedents for brownfield redevelopments. The recommendations provided
seek to establish that good urban design for LeBreton Flats must contain elements of mixed-land uses with compact
design; an institutional use of international or national significance to attract visitors and support local residents;
walkable neighbourhoods with integrated public transportation; public realm dedication through parks and open

space access to the waterfront; and innovative, architectural building construction with green design standards.
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Chapter 1: Introduction

Section 1.1 — Introduction

Urban development in the city can often take on a shape of its own. When planning for
communities or districts, planners must consult the public, conduct study areas, and plan for
walkable and diverse communities. As a result, visions turn into realities with site plans and de-
velopments being created to provide housing and other institutions. Reimagining the urban core
is often a difficult task fraught with many competing interests and ideas as to how to intensify
downtown areas. Vacant brownfield land in downtown urban centres provides an opportunity for
municipalities to reuse land that has sat desolate and undisturbed for many years long after its
industrial heritage has passed. Redeveloping brownfield land is a vital part of re-envisioning

downtown cores such as the West Don Lands in Toronto and LeBreton Flats in Ottawa.

Photo 1: Sophia Kanavas (2013). Parliament Hill from Major’s Hill Park

As urban centres grow municipalities struggle to find ways to intensify and use land more
efficiently. The City of Ottawa is growing with a population close to one million according to
2012 population statistics (City of Ottawa, 2015a). The City of Ottawa is responsible for plan-
ning matters, however, the National Capital Commission (NCC) is another agency that is heavily

involved in planning within the nation’s capital. With its monumentalist approach to capital



planning, the NCC is a crown agency of the Federal Government of Canada whose responsibility
is to preserve and ensure that Canada’s capital remains a symbol of national pride while provid-
ing open spaces and cultural facilities for citizens and tourists alike (NCC, 2015a).

The NCC currently owns and is responsible for the LeBreton Flats, a formerly contami-
nated brownfield site that has been left vacant for decades since it was acquired in the early
1960s (NCC, 2015b). However, all roads and infrastructure servicing the area are owned and
maintained by the City of Ottawa (NCC, 2014c). In 2014, the NCC put forward a call for pro-
posals to develop approximately 9.3 hectares of LeBreton Flats with an additional 12.1 hectares
that could be developed in the future (NCC, 2015¢). The most interesting aspect of the site is its
future development potential. For instance, the site is located adjacent the City’s Confederation
Line light rail transit (LRT) system, which will be completed in 2017. Given that this land is be-
ing opened for redevelopment, it is crucial to investigate urban design and policy structures that
would achieve the highest and best use of the LeBreton Flats. Additionally, the NCC is adamant
that the area be mixed use with an anchor institution to bring citizens and tourists into the area,
as previous plans only focused on creating a large residential urban village (NCC, 2014c¢). Ac-
cording to the NCC’s request for qualifications,

“[the] new objective is a creative new development scheme that has a particular em-
phasis on attracting a non-residential distinct anchor use, which may be a private, pub-
lic/private, national or international-scale attraction or institution...[Lands for| development
may be larger than what is required for some examples of key anchor use, and [the NCC] ex-
pects that the anchor must be supported by other synergistic commercial and/or recreational
elements, along with multi-residential uses that would add to the richness of the mix uses and
support the financial viability of the overall project.” (NCC, 2014c; pp. 5).

The significance of this area to the history and future of Ottawa is acknowledged. Devel-

oping a large tract of land that has been vacant for several decades represents an opportunity for

the NCC and the City of Ottawa to unlock the potential land value that has, until now, been



locked up in the rehabilitation of previously contaminated sites. Creating a community that is
mixed use, provides access to green space and recreational trails, and is dominated by an anchor

institution will increase the potential to attract investment from different stakeholders.

Section 1.2 — Purpose, Research Question and Methodology

This report seeks to conceptually develop a framework of urban design best practices
specifically for LeBreton Flats. Since the NCC is a crown corporation that has invested in capital
planning and the public realm, proposed development should adhere to urban design principles
that encourage park space and offer an institution that may be used by many. The addition of a
new LRT station at LeBreton Flats further supports the creation of a mixed-use community.

Therefore this investigation asks, what policies and urban design principles may be used
to develop LeBreton Flats in a way that maximizes density but also commemorates the cultural,
historical, and environmental features that the NCC stands to support and promote in the nation’s
capital? Although this is a complex endeavour, it is meant to begin a discussion about the evalua-
tive tools needed to transform brownfield land in a downtown area to a thriving community that
adheres to planning policy, urban design standards and the character of the surrounding area. It is
also important to consider what possibility an anchor institution may provide to LeBreton Flats
by drawing on global examples of anchor institutions used in brownfield redevelopment.

A review of pertinent academic literature was conducted to establish a baseline for urban
design practices that would apply to the site. This was also accompanied by research of munici-
pal and federal policies regarding the site. Site visits were also undertaken in Spring, Summer,
and Fall of 2014 in order to produce a site analysis, however construction in the area was a limit-
ing factor during the investigation.

The recommendations in this report seek to establish that good urban design for LeBreton



Flats must contain elements of mixed-land uses with compact design; an institutional use of in-
ternational or national significance to attract visitors and support local residents; walkable neigh-
bourhoods with public transportation; public realm dedication through parks and open space ac-
cess to the waterfront; and innovative, architectural building construction with green design

standards.



Chapter 2: Literature Review
This chapter provides an overview to relevant literature in brownfield redevelopment and

urban design, including critical works surrounding these topics.

Section 2.1 — Brownfield Redevelopment Literature Review

LeBreton Flats is characterized as brownfield land that has seen its fair share of industrial
heritage over the last 200 years. According to the National Round Table on the Environment and
the Economy (NRTEE), brownfields are characterized as “abandoned, vacant, derelict or un-
derutilized commercial or industrial [properties] where past actions have resulted in actual or
perceived contamination and where there is an active potential for redevelopment” (NRTEE,
2003; pp. A-3). LeBreton Flats is a known contaminated site with an archived Environmental
Assessment on the Canadian Environmental Assessment Agency website stating:

“Key issues include:
- Soil contamination by metals, petroleum hydrocarbons and polynuclear aromatic hy-
drocarbons;
- Groundwater contamination by metals, petroleum hydrocarbons and volatile organic
compounds (VOC);
- Risk to human health due to dermal contact, ingestion and inhalation of soil and/or
groundwater contaminants;
- Impact on wildlife that used the LeBreton Flats as habitat; and
- Impact on vegetation.
Human populations potentially affected by the project (positively or negatively):

In its current condition, the site poses minimal health risks for site users and adjacent
properties.” (Canada Environmental Assessment Agency, 2012).

The Request for Qualifications for redevelopment by the NCC notifies potential develop-
ers that LeBreton Flats is a contaminated site, and while a portion has been remediated for the
construction of the City’s Confederation Line LRT, the rest of the site is in need of rehabilitation

(NCC, 2014c).



Redeveloping brownfields falls under the broader umbrella topic of sustainable urban de-
velopment as it is seen as a way to conserve land and resources since brownfields are often va-
cant, underutilized, or derelict land (De Sousa, 2006a). According to the City of Ottawa (2010)
Brownfield Redevelopment Community Improvement Plan, this type of “smart” urban develop-
ment is seen as Smart Growth. This is because it efficiently uses existing services and reduces
the need for new infrastructure. As many of these post-industrial sites are located in already built
areas, redevelopment can improve the environment and attract investment (De Sousa, 2002).
Furthermore, brownfield redevelopment reduces urban sprawl and the adverse environmental
and human health effects it produces, such as automobile dependency, poor air quality, and high-
er rates of obesity (DePass, 2006). It also reduces development pressure on greenfield land often
located in prime agricultural areas and can be used to address urban blight through infill devel-
opment (City of Ottawa, 2010; NRTEE, 2003; DePass, 2006). This type of reinvestment brings
economic activity to derelict and underused sites, generating employment and increased property
tax revenues for municipalities. Brownfield redevelopment has the capacity to revitalize residen-
tial neighbourhoods and employment areas if given proper funding, transportation services and
partnerships are developed between public and private agencies (NRTEE, 2003; Johnson,
Dixson, and Tochterman, 2002). For example, Amekudzi and Fomunung (2004) examined that
transportation planning can improve brownfield redevelopment as developers are more likely to

develop former industrial sites if serviced with well designed, accessible transit infrastructure.

Literature has mainly focused on brownfield redevelopment being: a viable option to im-
prove neighbourhoods through revitalization; a mechanism to increase property values and pro-
vide a local tax based enhancement; a form of sustainable urban development by reducing sprawl

on greenfield land; a means of improving the environment through mitigation of contaminated



soils and groundwater; and providing economic renewal by creating new sources of employment
in underutilized areas (Hula and Bromley-Trujillo, 2010; De Sousa, 2006b; Greenberg, Lowrie,

Solitare and Duncan, 2000; Heberle and Wernstedt, 2006; Leigh and Coffin, 2005).

The NRTEE (2003) provides several case studies in Canada of successful brownfield re-
development projects that have seen significant economic, social and environmental benefits.
The former brownfield site of Spencer Creek Village in Hamilton, Ontario was redeveloped into
an adult lifestyle community over 12 acres of land including 40,000 square feet of commercial
space. Main benefits include private sector investment, employment creation, increased property
taxes, a downtown population increase, and the development of residences close to downtown
services. Projects both large and small have seen positive economic and social impacts, while
others such as the West Harbour Lands in Cobourg, Ontario have seen environmental benefits
through increased park and open space dedication and the rehabilitation and elimination of envi-
ronmental and human health hazards (NRTEE, 2003).

Moreover, some authors have written about the complexities of brownfields citing issues
such as liability concerns, limited funding for remediation from government agencies, complex
federal, state/provincial and local remediation regulations, uncertainty and extent of contamina-
tion, and uncertain clean-up standards as barriers to redevelopment (De Sousa, 2006b; BenDor,
Metcalf, and Paich, 2011; Laitos and Abel, 2011).

Overall, the literature on brownfield redevelopment shows the benefits of reusing former
contaminated or industrial sites as a means of intensifying urban areas and to combatting urban
sprawl occurring on the periphery of urban centres. The literature also cites the concerns associ-
ated with redeveloping brownfield sites from a developer perspective. However, in their investi-

gation of Michigan’s brownfield policy initiative, Hula and Bromley-Trujillo (2010) found that



the initiative opened up a viable real estate market for brownfield lands. Their most important
finding was that the new market creates a private development path for sites that were deemed
less contaminated than previously thought and therefore do not face as much liability and exten-

sive clean up (Hula and Bromley-Trujillo, 2010).

Section 2.2 — Urban Design Literature Review

Urban design consists of qualities that provide spaces and places with functional, utile,
and durable environments offering individuals using those spaces with emotional satisfaction and
a sense of well being (Moughtin et al, 2003). More specifically, urban design concerns the physi-
cal arrangement of urban areas in regards to buildings, streets and public spaces at the city,
neighbourhood, and project-specific scale to create viable, attractive and sustainable places (CIP,
2015).

Qualities of urban design may be perceptual and subjective as people experience spaces
differently (Ewing et al., 2013). According to scholars such as Sternberg (2000), the study of ur-
ban design attempts to understand and explain the human experience, which is derived from the
built environment regardless if space is private or public. Good design balances development and
conservation, allowing the public realm to be proactive rather than reactive and transformed into
an aesthetically pleasing and functional environment (Tyler and Ward, 2011). Therefore it is im-
portant to discuss place making and the identity of place in the larger context of urban design in
order to provide background as to how individuals experience cities. Much research has gone
into observing how people use space and the meanings that they attach to spaces within the city
(Lynch, 1960; Relph, 1976). Meanwhile, place making is a direct outcome of urban design al-
lowing practitioners to tell the narrative of the urban landscape (Childs, 2008; Sepe and Pitt,

2014).



As stated by LaGro (2013), public spaces and places are cultural resources that allow

land to be owned privately but with areas open to the public. Good urban design provides spaces

with meaning, purpose and function thus encouraging the creation of place. Urban design quali-

ties do not just encompass physical features of urban spaces, such as sidewalk width, tree canopy

and traffic or pedestrian volumes, it is about the fundamental characteristics that allow people to

feel comfortable in a setting and to navigate through urban areas (Ewing et al., 2013). These

qualities or objectives include imageability and character, enclosure, human scale, transparency,

complexity, coherence, legibility, and linkage and ease of movement (Ewing et al., 2013, CABE,

2000). Below is a description of the qualities of urban design and examples of their elements

adapted from Ewing et al. (2013), Ewing and Handy (2009) and the Commission for Architec-

ture & the Built Environment (2000).

Table 1: Qualities of Urban Design

Qualities of Design Examples of Elements Description of Quaiity
Imageability/Character of | Landmarks. The physical qualities of place that
place give it meaning, and make it recog-
nizable and meaningful to individu-
als by capturing their attention and
emotions. Places that contain an
identity.
Enclosure Unbroken building fronts The visual definition of spaces de-
with equal heights. fined by buildings, walls, trees and
other vertical elements. Draws the
distinction between public and pri-
vate spaces and creates intimacy or
“outdoor rooms”.
Human Scale Building height but can also | The scale of physical elements
refer to human walkability, | (buildings and streets) that consist of
i.e. walkable environments components of size that match and
for people instead of cars. relate to the proportions of human
form and function.
Transparency and the Courtyards, signage and The ability for individuals to see or
quality of the public realm | buildings with specific uses | perceive what exists beyond a street




(i.e. schools), and high tree
canopies.

or public space and the human activ-
ity that takes place there. Also the
material condition of physical ele-
ments that makes them pervious to
light and air greatly influences trans-
parency.

Complexity/Diversity

Street furniture and diversity
of building ages and use.

Visual richness of a place that is de-
termined by the physical environ-
ment through architecture and orna-
mentation, signage, diversity and
number of buildings and human ac-
tivity. A place that offers a variety
and choice of uses.

Coherence

Ordered diversity of com-
mon building masses, build-
ing setbacks, and landscap-
ing.

Visual order determined by the con-
sistency and corresponding physical
environment (scale, character and
arrangement of physical elements
such as buildings, landscaping and
street furniture).

Legibility (linked to im-
ageability)

Recognizable routes, land-
scape features, signage for
way finding.

The ease of navigation in a spatial
structure of a place. A mental map
that allows people to interpret and
read the spatial environment of a
place.

Linkage/ease of movement

Connective transit through
shorter transit stops, shorter
blocks.

The physical and visual connection
from space to space (buildings and
streets, buildings to building or one
side of a street to another). Based on
the ability for people to physically
move from one space to another; to
get where they need to go with ease.

Within urban design most literature has focused on three main principles: design at the

city scale; design at the neighbourhood scale; and deign at the project level (or site specific level)

(Tyler and Ward, 2011). Urban design scholars have written extensively about design at the city

scale. Historically, this work is most popularly attributed to the theories and designs of the early

urban design thinkers such as Daniel Burnham, Ebenezer Howard, Frederick Law Olmstead, and

10




Le Corbusier. For these thinkers, their conceptual approaches to planning and urban design made
significant changes in how to design spaces for the public. They also set a historical precedent of
the reconceptualization of design in the mid-20"™ century which provides the basis for under-
standing that design and good urban form are not a static process, but rather an iterative one
(Larice and MacDonald, 2007).

In The Image of the City, Kevin Lynch (1960) points to the imageability and legibility of
the city to the participant and observer within urban areas. According to Lynch, the way people
imagined their city had much to do with the legibility of urban space and how people read their
urban landscape (Lynch, 1960; Montgomery, 1998). The ability of individuals to imagine the
city in their mental mind and to create a mental map to read urban areas is central to legibility,
whereas imageability consists of the qualities of place that make it memorable and distinct by
capturing attention and emotion (Ewing et al., 2013). Through his research, Lynch (1960) de-
scribes five elements essential to urban design and form that describe how individuals perceive
the legibility of urban spaces, these include: Paths, Edges, Districts, Nodes and Landmarks. All
contain their specific functional elements within place making in the city, neighbourhood, and
site-specific scales. Paths are areas along which people move such as sidewalks, walkways,
transit lines, or canals. Lynch (1960) states that paths are the predominant way in which people
experience urban areas, as they are observers that pass through different areas of a city. Edges
are physical, linear spaces that are secondary to paths. In other words, edges consist of bounda-
ries, which people normally do not travel along; instead, they consist of physical structures such
as railways lines, walls, or shorelines. Districts are medium-to-large parts of the city in which
people mentally enter and are mostly visible when they are located inside a district due to its

identifiable character (Lynch, 1960; Sternberg, 2000). Nodes act as focal points where people

11



enter and in which interaction with people and place is likely to occur, such as an intersection or
convergence of paths. Therefore nodes are related to paths and districts as people travel along
paths that might converge or enter into a core, which could be in the centre of a district. Finally,
landmarks act as an external point of reference for individuals and provide a visual cue, such as
architecturally innovative buildings, performing arts centres, or clock towers. Fast-forward to
design in the early 21* century, the urban armatures of the city are the main concern of the urban
designer as the pattern of public activity revolves around the downtown core (Erickson, 2001).
Much like Lynch’s five elements, the urban armature contains basic principal components that an
urban designer should be concerned with in regards to design and form of the city, including
public spaces in parks, squares, and along main roads and transport arteries (Erikson, 2001).
From these elements, gathering spaces would be added which include community centres, reli-
gious buildings, retail centres and leisure and recreational places. Final elements would include
features that provide an identity to place, such as monuments, landmarks, and cultural institu-
tions (Erickson, 2001).

At all three scales the key to good design is observation of people, spaces, the interaction
between the two, and the transactions within space. This can be observed just by looking at cities
as suggested by Allan B. Jacobs in his 1985 book of the same name. Jacobs (1985) describes the
importance of observation in relation to cities. William Whyte in The Social Life of Small Urban
Spaces investigated small parks and squares in New York City coming to a similar conclusion
that in order to understand and design spaces for people, urban designers must first understand
how that space is used. Jacobs (1985) explains that observing how space is used and analyzing
urban areas can aid in understanding how it changes over time. It can reveal clues about spaces

and tells the history of a place. However, Jacobs warns that not all urban clues and meanings are

12



easily understood or straightforward. Therefore continuous questioning partnered with critical,
conscious observation can reveal a lot of information about a neighbourhood, district or city (Ja-
cobs, 1985). Visual observation can lead to how people perceive different landscapes in the city
at different scales. This type of visual communication is important to the design of urban places
as they convey information about the buildings and places in which people travel through (Ja-
cobs, 1993). The implication of observation provides urban designers with the opportunity to
create new innovative spaces within the city, neighbourhoods and small urban spaces that reflect
the eight qualities of urban design outlined above.

Furthermore, Jane Jacobs (1960) describes what she observes about cities that work in
particular neighbourhoods. Since urban design is about making spaces that work yet are also
beautiful, Jacobs’ conclusions about city life have been applicable to almost all urban settings
providing several themes through her observations of city life in neighbourhoods that were di-
verse and thriving. In terms of design, walkability is a critical characteristic of a functional pub-
lic realm. Jacob’s (1960) discussion about sidewalks indicates that their physical design provide
an important form of infrastructure acting as a transportation route but also serving as public
space. To be successful, sidewalk environments have to make people feel safe and secure with
other strangers. Therefore Jacobs proposed three main qualities that sidewalks must have: a clear
demarcation of what is public and private space; ‘eyes on the street’ at all times from front
porches or window fronts; and users have to be continuously occupying the street. These quali-
ties are echoed by Allan B. Jacobs’ (1993) work, in which he describes the essential characteris-
tics that are required to create great streets in urban areas. Jacobs (1993) argues that great cities
are comprised of great streets that contain a number of elements lending to their success within

the cities. Streets are part of the overall public realm and therefore have to be conducive to peo-
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ple to walk with leisure. Great Streets, such as the Champs-Elysees in Paris, provide an environ-
ment that is safe and encourages leisurely walking. The environment of the street must be able to
support transit, vehicles, and pedestrians, which can be easily accomplished by means of careful
right-of-way design. Safety can be encouraged not only through the use of curbs and sidewalks
as physical barriers to road traffic, but also through the use of trees arranged on the curb line to
offer a pedestrian safe zone (Jacobs, 1993). This connects to enclosure and transparency by al-
lowing people to be in an intimate place but also be able to “see and/or perceive what lies be-
yond the edge of a street or...public space and...the degree to which people can see or perceive
human activity beyond the edge of a street or other public space” (Ewing et al., 2013; pp. 11).
Urban designers and planners have discussed at length the conditions needed in order to
encourage diversity of land use, character and urban form (Jacobs, 1960; Alexander, 1979;
Montgomery, 1998; Jabareen, 2006; Tyler and Ward, 2011). Below is a summarized list of Ja-
cobs’ (1960) four conditions, Montgomery’s (1998) twelve physical conditions for making a

city, and Jabareen’s (2006) seven design concepts of sustainable urban form.

Table 2: Urban Design Conditions from varying sources

Design Theme/Condition/Concept

Jacobs (1960) | Four Conditions:

1) Mixture of Primary Use
2) Small Blocks

3) Aged Buildings

4) Concentration or Density

Montgomery | Twelve Conditions for Making a City:
(1998) 1) Development Intensity

2) Mixed Use

3) Fine Grain

4) Adaptability

5) Human Scale

6) City Blocks and Permeability
7) Streets: Contact, Visibility and Horizontal Grain
8) Public Realm

9) Movement

10) Green Space and Water Space

14



11) Landmarks, Visual Stimulation and Attention to Detail
12) Architectural Style as Image

Jabareen Seven design concepts of sustainable urban forms:
(2006) 1) Compactness

2) Sustainable transport

3) Density

4) Mixed Land Uses Diversity
5) Passive Solar Design
6) Greening (or green urbanism)

Literature has emphasized the need for mixed land use as a primary design element for
creating successful urban areas. Primary land uses attract diversity by creating landmarks that
attract a secondary diversity of businesses that thrive on the primary uses (Jacobs, 1960; Mont-
gomery, 1998). Uses can include residential dwelling types that spur other uses such as enter-
tainment, restaurants, and shopping facilities both horizontally in a city block and vertically in
the same building on the same site (Montgomery, 1998). This diversity of land use can encour-
age a concentration of amenities and services and comes in the form of density. A dense concen-
tration of people within a district or neighbourhood makes best use of services and amenities and
keeps sidewalks safe with more ‘eyes on the street’ (Jacobs, 1960). It also reflects sustainability,
as the ratio of people to land area is higher, thus conserving resources such as energy and materi-
als while encouraging social interaction due to compact form (Jabareen, 2006). However, density
is also contextual as one type of density may work well in one area of the city but not in another.
Therefore, a mixture of building types is needed in order to provide appropriate density without
overwhelming neighbourhoods and districts.

Human scale is a quality of design and a condition that manifests in compactness. Small
blocks provide walkable scales that allow individuals to explore different areas of their neigh-
bourhood and provide opportunities to take different routes (Jacobs, 1960; Montgomery, 1998).

Small and short blocks discourage the isolation of pathways, which individuals can take for their
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routes. Therefore, the compactness of an environment intensifies urban areas by producing more
activity in a given area and increasing a sense of grandeur or enclosure (intimacy) of a space
(Montgomery, 1998; Jabareen, 2006).

The public realm consists streets, open spaces, parks, and green spaces. Whyte (1980)
identified seven elements essential to successful small urban spaces: trees for shade; water; sun
for light and warmth; easy access to the street to invite people into the space; food as a means of
socialization; triangulation; and sitting space, in particular moveable seating. Whyte (1980)
found that the most successful urban spaces contained several, if not all of these elements mak-
ing them important factors in physical and social interaction in urban areas. Much similar to
Whyte, Jacobs (1993) identifies that great streets offer a comfortable atmosphere, one where
there is warmth and sunlight when weather is cool and shade and temperate coolness when the
weather is hot. Jacobs (1993) echoes many other principles that Whyte found in his study of
small urban spaces citing that “people understand and respond to comfort” (pp. 276). They
willingly seek out places that provide a comfortable climate. Beyond just looking at the comfort
of streets, the urban design of areas depends on streets having boundaries that communicate

where edges are located, such as walls, trees, and the spacing between buildings (Jacobs, 1993).
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Chapter 3: The Context of LeBreton Flats

Section 3.1 — Site Location, History and Context

LeBreton Flats is located adjacent downtown Ottawa to the east, on the shore of the Ot-
tawa River with two parcels available for redevelopment, the north parcel measuring 5.7 hec-
tares, and the south parcel measuring 3.7 hectares. To the west of the developable parcel is an-
other 12.1 hectares, which are proposed for optional development in the future. Three neigh-
bourhoods surround the Flats: Centretown to the east, which is part of Ottawa’s downtown core;
West Centretown to the south; and Hintonburg/Mechanicsville to the west. The Sir John A.
Macdonald Parkway borders the north parcel and Albert Street boarders the south parcel. The
City’s bus rapid transit route (Transitway) divides the parcels. Booth Street and Preston Street

define the eastern and western boundaries of the development site respectively.

Photo 2: North Parcel
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Photo 3: South Parcel

Photos by: Sophia Kanavas
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Photo 4: LeBreton Flats north parcel, looking south from the Sir John A. MacDonald Parkway

(NCC, 2014).
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Photo 5: Built Form of Ottawa and the site of LeBreton Flats (NCC, 2007)
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LeBreton Flats has a long history spanning almost 200 years in Ottawa. The area has a

historically and culturally significant past with the first Europeans settling in the area in the early
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19™ century. However, the Flats obtained its name from the ex-army officer Captain John LeBre-
ton, who first bought the land when he came to Ottawa in 1820 (Bond, 1961; Ross, 1927).
LeBreton Flats was a busy economic hub with timber mills and lumber piles near the
Chaudiére Falls. Stone and wooden homes housed the entrepreneurs and labour force of the area
during the latter half of the 19" century. From the late 19" and early 20" centuries, LeBreton
Flats consisted of industrial complexes of wood mills and supporting businesses employing thou-
sands of people in Ottawa and providing the materials that helped Canada emerge as an industri-
al nation (NCC 2014b). This employment
contributed to growth in the local and na-
tional economy as many community busi-
nesses formed as a result of the industrial
labour needed (NCC, 2014b). The com-
munity itself provided residents with the

opportunity to live close to their place of

work; consequently, mill workers were

Photo 6: Collections Canada (2007). Timber Slide, facing
east to Parliament Hill.

much more sedentary than other profes-
sions located in the area at the time (NCC, 2014b; Taylor, 1986). LeBreton Flats was the com-
munity of the “industrial workingman” due to the many occupations required to support the tim-
ber and mill industry and attracted immigrants from around the world contributing to the Flats’
diversity and character (Taylor, 1986; NCC, 2014b). Victorian houses characterized the neigh-
bourhood allowing residents to interact with neighbours on their front porches. LeBreton Flats

came to be known as a “friendly, close-knit, outward facing community” (NCC, 2014b).
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Unfortunately, the depression of the early 1890s and the Great Fire of 1900 devastated
LeBreton Flats and destroyed many houses and businesses (Taylor, 1986; NCC, 2014b). The
community eventually rebuilt itself, but due to a decline in demand for lumber at the turn of the
century, by the 1950s the land contained
nothing more than derelict mills and the
remnants of a once-thriving industrial com-
munity by the 1950s (Taylor, 1986). There-
fore, the land was bought and cleared by the
National Capital Commission for a major

urban renewal project. Under the NCC’s

s = 4; S 5 Ao _-; g O S a1 TR ¢

Photo 7: Collections Canada (2007). The eastern limit of
the destruction on Wellington Street from the Great Fire
due to contamination of previous industrial  of 1900.

possession, LeBreton Flats has laid vacant

activities for more than half a century.

Photo 8: Collection Canada (2007).1900 fire as seen from Parliament Hill as it crossed the Chaudiére into Le-
Breton Flats.

As noted in previous chapters of this report, the success of brownfield redevelopment and
the theories and practices of quality urban design can be used to create a workable and culturally

thriving community, or even a district in the case of LeBreton Flats. Considering that the land is
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vacant and ready for development, the former industrial heritage of this land and its prime water-
front location represents a great opportunity for developers to create a new and innovative neigh-
bourhood. This project would reimagine the future of LeBreton Flats from its present status as a

vacant and underutilized brownfield site.

Section 3.2 — Important Developments in the Flats

In 2012, the City of Ottawa approved the largest transit infrastructure project in the capi-
tal’s history. The Confederation Line is the first phase of the City of Ottawa’s light rail transit
system now under construction that will provide rapid transit service between Tunney’s Pasture
(west of downtown Ottawa) to Blair Station (east of downtown Ottawa). A portion of the Con-
federation Line will run in a subway under the downtown core (MacNair, 2014). The line is cur-

rently under construction and is

(‘(Otlawa

scheduled for completion in |

CONFEDERATION LINE

May 2018, with boring of the | comunmcomecnons
underground section having

begun in October 2013 (City of | @ v

Development Area 2003
Ottawa, 2015d). At the cost of i
l Tunnel

I

about $2.13 million, Confeder-
Photo 9: City of Ottawa (2015). LeBreton Flats with Confederation Line
ation Line will have the capaci- and integrated community connections from OC Transpo.

ty to transport 24,000 passengers per hour, both east and west, between Tunney’s Pasture and
Blair Station (Robinson, 2014). A station will be located in LeBreton Flats and will be known as
Pimisi Station, a name chosen to honour the Algonquin people (OC Transpo, 2015). This station
will have a profound affect on future development of the Flats since it provides the ability to cre-

ate transit-oriented development (TOD) in the area. The Confederation Line fits into the vision
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and policies set out by the City’s Transportation Master Plan (TMP) (2013) which calls for the
need to integrate rapid transit into the city core, to create transit oriented developments to support
transit lines, and to provide such transit services to communities and employment areas. It also
highlights the need to use energy more efficiently from renewable sources, as set out in the
City’s Strategic Plan by converting the City’s diesel-powered bus rapid transit system to elec-
tric-powered light rail (Transportation Master Plan, 2013).

The Rideau Transit Group (RTG), an association of firms assembled to design, finance,
build, and manage the Confederation Line, was selected by the City in 2012. All three levels of
government have provided funding for the line with $900 million being provided by the City of
Ottawa, $600 million by the Government of Ontario and $600 million by the Government of
Canada (Robinson, 2014). It is worth noting that many of the lands over which the Confederation
Line will pass are crown lands owned by the federal government, including LeBreton Flats. Also
the public-private partnership between the City of Ottawa and the Rideau Transit Group is an
example of when public agencies and corporate companies join together under contractual ar-
rangements to complete a mass infrastructure project.

On February 18, 2015, the NCC announced the shortlist proponents chosen to prepare de-
tailed development proposals for LeBreton Flats. Each proponent will be granted $75,000 as a
financial contribution to complete a proposal with the successful proponent to be announced in
mid-2016. The shortlisted proponents include:

1) “Claridge Homes proposes indoor and outdoor concert facilities, cultural enterprises
surrounded by green spaces, and residential and commercial developments.

2) Devcore Group proposes a concept with multiple cultural institutions developed around
a grande allée, green spaces, and residential and commercial developments.

3) Focus Equities proposes to house the headquarters of an international organization,
accompanied by cultural venues, green spaces, and residential and commercial devel-
opments.
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4) Rendez Vous LeBreton Group proposes a major event centre for sports and entertain-
ment performances, complemented by green spaces, and residential and commercial
developments.” (NCC, 2015d)

With the NCC’s call for proposals for redevelopment, the construction of an anchor institu-
tion may become possible with the help of a consortium of developers willing to enter into a
public-private partnership with the government agency. Such a partnership has the potential to
result in infrastructure and design quality that is innovative and unique to the area as specialists
(urban planners, urban designers and civil engineers, etc.) may be hired to produce a master plan
for LeBreton Flats. Additionally, the introduction of rapid transit through LeBreton Flats will
provide the ability for residents from across the city to travel to the area with ease. The Confed-
eration Line will allow residents that live in other areas of Ottawa to visit LeBreton Flats by
stopping at Pimisi station. Considering that the site is crown land, the inclusion of an anchor in-
stitution and/or government office space in the development would allow workers, future resi-
dents, and tourists alike to utilize the future LRT system. A key feature of compact urban design
is the inclusion of transit-oriented development. Therefore, the redevelopment of LeBreton Flats

will capitalize on this large-scale municipal infrastructure project.
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Chapter 4: Policy Overview

Section 4.1 — The Provincial Policy Statement 2014, the Planning Act and Ontario Regula-
tions

At the provincial level, the 2014 Provincial Policy Statement (PPS) is the provincial
framework that sets the background for planning at the regional level and includes many sections
that are applicable to the redevelopment of LeBreton Flats. The PPS, which is legislatively is-
sued under Section 3 of the Ontario Planning Act, states that any development “shall be con-
sistent with” the policies stated in the PPS. The PPS sets the direction for planning in Ontario by
discussing the need to create healthy communities that are sustained by efficient development
and land use patterns. This includes the provision of a mix of residential and non-residential uses
at an appropriate range of densities and intensities, as well as parks, open spaces, and recreation-
al uses. Three key policy statement principles underline the PPS, which tries to find a balance
between economic, social and environmental benefits. These principles are shown in the chart

below:

Table 3: Summaried PPS 2014 Principles

PPS 2014 Principles | Description

Creating and Building - Effective use and management of land through efficient devel-
Strong Communities opment that optimizes land, resources, and public infrastructure
investment and public services. Providing a mixture of housing
types, densities, transportation options, recreation and parks and
open spaces to meet the needs of citizens. Protecting employ-
ment areas that serve as economic drivers for urban centres.

Protection and Wise - Protecting hydrological, agricultural, and aggregate resources as
Management of well as natural and cultural/archaeological heritage resources to
Resources ensure economic prosperity and environmental well-being.

Protection of Public - Directing development away from lands deemed as unsafe to
Health and Safety public health and safety due to natural or human hazards that

may also cause property damage.

Adapted from: PPS (2014), OMMAH (2015) and Fotenn (2012).
Brownfield policy is focused on efficiently reusing land through intensification, infill

development, or adaptive reuse. Policies also focus on creating communities, which are diverse
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in use and provide an array of building types and services. There is also discussion about the
need for coordination of different government agencies due to the fact that the site is contaminat-
ed by human-made hazards. The PPS supports the remediation and redevelopment of brownfield
sites under section /.7 Long-Term Economic Prosperity through policy 1.7.1 e) “promoting and
the redevelopment of brownfield sites” (PPS, 2014; pp. 20). However, remediation for general
public health and safety is just one aspect of how LeBreton Flats connects to provincial policy.
Due to the historical past of the area, any development should consider the cultural landscape of
LeBreton Flats through consultation with aboriginal communities that may have ties to the land
and thoughtful urban design. Redeveloping LeBreton Flats provides more than just decontami-
nating a large parcel of land for economic use. It is about ensuring good planning practices by
creating a new urban community that compliments the existing surrounding uses, using efficient
land development and supportive surface and rail line transit in addition to limiting public and
environmental health hazards from previous industrial use.

Additionally, at the site level brownfields have specific policies that affect their redevel-
opment. The legislative and regulatory framework and requirement for brownfields in Ontario
falls under Ontario Regulation 153/04 — Records of Site Condition. This regulation explains and
defines the process, which a proponent must follow to ensure the proposed property is safe and
can be cleared for redevelopment. There are two approaches to cleaning up contaminated sites.
The proponent can either restore the site to generic Site Condition Standards or prepare a Risk
Assessment. The Risk Assessment is chosen when restoration cannot meet Site Condition Stand-
ards. Therefore the assessment looks at site-specific conditions and the potential risk to human

and wildlife health and acceptable risk (AMEC Earth and Environmental, 2011).
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Section 4.2 — Capital Urban Lands Master Plan and Role of the NCC

The Capital Urban Lands Master Plan 2014 (CULMP) is the regional, specialized capital
land-planning document that sets the visions for planning the federal urban lands in the capital
region of Ottawa and Gatineau (NCC, 2014a). This CULMP is part of the NCC’s Guiding the
Way to 2067, which holds a strategic direction for planning in Canada’s capital. Its focus is on
creating a dynamic Capital while promoting its symbolic representation, fundamental role and
physical features (NCC, 2014a). LeBreton Flats is owned by the National Capital Commission as
capital land meaning that it falls under the policies of the CULMP. The CULMP does not con-
tain any area-specific polices for the Flats; it simply guides capital planning for the different sec-
tors of Ottawa to encourage a vibrant, symbolically rich Capital realm. As a regional plan, the
CULMP incorporates and refines the recommendations of the Core Area Sector Plan 2005, the
original plan containing policy directives for LeBreton Flats calling for a mixed use, independent
community that links the Flats to the Central Business District and surrounding cultural and his-
torical sites. Under the Core Area Sector Plan 2005, three broad policy categories were provided

for development in the Flats:

Table 4: LeBreton Flats policies as stated in the Core Area Sector Plan, 2005

Preserve and enrich - Well designed mixed-use neighbourhood with a range of

character building types and uses (high-rise residential buildings, office
and commercial uses).

- Well connected public open spaces.

- Additional services and amenities to support the area.

Improve connectivity - Provide pedestrian connections to the central business district,
the escarpment, Sparks Street Mall, the Canadian War muse-
um and other nearby areas.

- Improve way-finding to landmarks and cultural institutions.

- Development of parks and open spaces that connect with ex-
isting open spaces.

Enhance use, employ- - Support heritage through the creation of public spaces along
ment, animation and the aqueduct.
safety - Development of a National Cultural Institution on the site.

(Canada’s Capital Core Area Sector Plan, 2005: pp. 104-106)
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The NCC is the current land title owner of all the land in LeBreton Flats and therefore

will work together with the City of Ottawa on any development that will occur there.

Section 4.3 — Ottawa’s Official Plan

Ottawa’s Official Plan instructs for the intensification of the downtown core and the effi-
cient use of land, especially within the boundaries of Ottawa’s Greenbelt. It also sets out the di-
rective for community improvement plans and criteria that must be considered when designing a
development on brownfield land. Development at LeBreton Flats will intensify a substantial por-
tion of land currently designated as Central Area in Ottawa’s Urban Policy Plan (Schedule B)
under Official Plan Amendment 143 (City of Ottawa, 2014). The Central Area policies of the
Official Plan call for intensification of the downtown area in order to discourage urban sprawl,
protect the environment and encourage a vibrant, culturally diverse city that fosters economic
growth in Canada’s Capital. Additionally, the National Capital Greenbelt encompasses the core
of Ottawa to protect natural heritage and resources while encouraging development to occur
within the boundaries of the greenbelt.

Section 1.11 LeBreton Flats of Ottawa’s Official Plan speaks to the planning policies that
are set out at the municipal level for this area of the city. The policies in this section make specif-
ic reference to what is needed for redevelopment of the area as a mixed-use, people oriented
community with viable transit and open space. According to Section 1.11.3.1, City Council will
approve, support and encourage development of publicly-oriented uses such as museums, art gal-
leries and offices, accompanied by at grade retail and entertainment uses. Section 1.11.3.2
Greenway System stresses the importance of protecting and providing access to the waterfront
corridor and green, open spaces. In terms of urban design, Section 1.11.4.4 states:

“City Council shall require that a set of broad Urban Design Guidelines for the entire
LeBreton Flats area be prepared, in order to assist in the design of development, rights-of-way
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and open spaces, and their interrelationships, in an integrated and cohesive manner, prior to
the initial submission of an application for development approval; and, that such urban design
guidelines shall consider Alternate Design Standards and Traffic Calming.” (City of Ottawa,
2014)

Section 4.4 — Ottawa’s Brownfields Community Improvement Plan

The City’s Brownfields Redevelopment Community Improvement Plan (CIP) is a de-
tailed document concerning the redevelopment of brownfield lands. The CIP is based on the Ot-
tawa Brownfields Redevelopment Strategy that sets out the general policy framework to guide
brownfield redevelopment programs. The CIP for Ottawa acts as the vehicle to implement the
Ottawa Brownfield Redevelopment Strategy and is achieved through financial incentive pro-
grams (study grants, tax assistance, and tax increment equivalent grants, etc.) and a municipal
leadership strategy encouraging the remediation and adaptive reuse of brownfield sites (City of
Ottawa, 2010).

Under Ottawa’s Brownfield CIP, brownfield redevelopment is considered a “priority pro-
ject’. Since the remediation of sites creates a cleaner and safer environment by reclaiming previ-
ously industrial land, brownfield redevelopment has positive effects of curbing urban sprawl by
reusing derelict, underutilized properties, increasing property values and creating new employ-
ment during construction, and afterwards, depending on the use of the site (City of Ottawa,

2010).
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Chapter 5: Site Analysis

Section 5.1 — Site Characteristics and Analysis

As previously noted, Lynch (1960) proposed five functional elements for place making in
the city, including Paths, Edges, Nodes, Districts, and Landmarks. This method of analysis was
used to analyze LeBreton Flats and surrounding areas as displayed in Figure 4. Paths are areas
where people move along, the most easily identifiable path being the Trans-Canada trail located
to the north of LeBreton Flats along with the many other pedestrian and cycling paths in the area.
The main roads of Booth Street, Preston Street, and the Sir John A. MacDonald Parkway would
also serve as paths for cars and pedestrians. The dedicated Transitway route through the Flats can
also be considered a path. Overall, these paths are the predominant means by which people ac-
cess the area from other parts of both Ottawa and Gatineau and move through the site.

Edges are physical, linear spaces that consist of boundaries, which people normally do
not travel along. The shoreline of the Ottawa River would be the most easily identifiable edge of
LeBreton Flats. Similarly, Albert Street could be thought of as both a path and an edge as people
travel along the street, however, it also demarcates the southern most border of the Flats.

Districts such as Byward Market in Ottawa or Distillery District in Toronto are medium-
to-large areas which people ‘mentally’ enter in their mind and are easily visible due to their iden-
tifiable character (Lynch, 1960; Sternberg, 2000). LeBreton Flats is easily identifiable from both
the inside and outside even though it is a district waiting to be developed and diversified. This is
because the Flats are well known to be flat and directly adjacent to the Ottawa River. Its location
plays a central role in its identity and character. The area also contains the Canadian War Muse-
um and hosts the famous weeklong Blues Festival every July.

The intersections of Booth Street and the Sir John A. MacDonald Parkway and the

Transitway LeBreton bus stop are nodal areas and see the largest amount of pedestrian volume,
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especially during rush hour. The convergence of paths at these nodes ensures that people will
likely interact with one another and the local environment. Nodes are related to paths because all
the streets mentioned are pathways in which people use to transverse the Flats. This area can
then be related to districts as people travelling along these paths that converge into the nodes,
which are central to the heart of the Flats.

As stated above, landmarks act as external point of references for individuals and provide
a visual clue of direction. An example would be the Peace Tower at Parliament Hill acting as a
symbol of direction for individuals exploring a city. However, the most easily identifiable land-
mark of LeBreton Flats is the Canadian War Museum, especially with its unique architecture that
allows the structure to blend nicely with its surroundings.

During site observations in the spring, summer, and fall of 2014, traffic volume was
highest during morning and afternoon rush hour. This was particularly exacerbated by the con-
struction occurring on Albert Street in order to widen the street to temporarily accommodate the
Transitway during construction of the Confederation Line. Traffic occurred on all three major
roads, Albert Street, Booth Street and the Sir John A. MacDonald Parkway. Fortunately, the
Transitway provides a dedicated bus route without disrupting traffic along major streets. Traffic
also included pedestrian activity, especially at transit stops. Pedestrian were spotted at the perim-
eter of the site, especially along Booth Street and Albert Street with the dedicated bike path. Ac-
tivity in these areas was probably influenced by the transit stops nearby allowing people to ac-

cess the bus stops at the Transitway-Booth Street intersection and along Albert Street with ease.
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Section 5.2 — Urban Design Case Precedents for LeBreton Flats

The redevelopment of LeBreton Flats provides an opportunity to analyze other relevant
developments in Canada as well as internationally. There are many brownfield examples from
across the world with some sites enabling adaptive reuse of post-industrial buildings while other
derelict, vacant sites have been or are currently being transformed into new developments. The
following section provides examples of case precedents that serve as examples of brownfield re-

development and the capacity to do something creative and unique with LeBreton Flats.

5.2.1 West Don Lands and Toronto’s Pan Am Athletes Village
The West Don Lands redevelopment is perhaps the most innovative use of former brown-
field land. Development is currently under way and will be completed by the summer of 2015 for

the Pan Am Games. The area will provide accommodations for athletes who will be in Toronto
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to compete in the games and will then be turned into residential apartments after the games have
finished. However, permanent residents have already moved into other sections of the West Don
Lands, including River City.

The West Don Lands Precinct Plan focuses
on creating a new mixed-use environment empha-
sizing urban living and incorporating many of the

design characteristics of existing neighbourhoods
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varying in building height from four-storey town

houses, to eight-storey loft-type units, to buildings Photo 10: DTAT (2013). West Don Lands
reaching 24 storeys (Urban Associates, 2005). Other physical design principles for the area em-
phasize continuous building surfaces along the primary streets in the precinct accompanied by
garden like streets lined with trees. In this case, a new park located at the mouth of the Don River
anchors the West Don Lands development. It provides an access point into the downtown area
and purposefully reinforces the public realm of the precinct. Additionally, the neighbourhood
park will connect to the Lower Don Trail providing recreational and leisure opportunities for res-
idents. What is interesting about the West Don Lands is that the design of the master plan has
separated the areas into five different neighbourhoods. However, it has integrated the design and
character of adjacent neighbourhoods into the new design for the new sections of the West Don

Lands. For example, the Front Street neighbourhood will be in a similar character and physical

texture to Old York and the St. Lawrence neighbourhood, whereas the Mill Street neighbourhood
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will incorporate the scale and features of the adjacent Distillery District neighbourhood (Urban
Associates, 2005).

The West Don Lands development was chosen as a case study because of the design of
the precinct. Land use design incorporates streetscapes and built form with the natural environ-
ment through the parkland dedication and trail integration. It is important to understand that the
layout is purposely designed to lead to the open space made available to the new precinct. Addi-
tionally, the design of the West Don Lands thoughtfully incorporates features and details of adja-
cent historic neighbourhoods. This is an example of how a large-scale development is woven in-
to an existing urban area. Any development at LeBreton Flats should consider incorporating fea-
tures of the surrounding neighbourhoods if it is to be a successful development that will blend in

with the existing urban fabric.

5.2.2 London’s Royal Docklands

The London Royal Docklands are a former heavy industrial district situated on the banks
of the Thames River in East Lon-
don (Urban Strategies, 2015). The
entire area of the Docklands
stretches some 5,500 acres (Ben-
ton-Short and Short, 2008). With

development spanning from 2001

to 2012, Urban Strategies — a plan-

Photo 11: Urban Strategies (2015). Rendering of Silvertown quays
in London’s Roval Docklands.

ning consulting firm from Toronto
— created master plans and proposals for 570-acres of land on the Docklands. These areas are

host to 40,000 residential units with the capacity to provide 20,000 new jobs due to commercial
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space allotment (Urban Strategies, 2015). Overall, the redevelopment of the London Docklands
has changed it from an underutilized post-industrial area to a vibrant multi-use complex with of-
fice space, residential buildings, shops and museums (Benton-Short and Short, 2008).

Urban Strategies was the lead consultant providing the strategy to transition the Royal
Docks into a mixed-use, transit-oriented development. Site-specific areas that Urban Strategies
worked on included master plans for the
redevelopment of Silvertown Quays, Can-
ada Water, and the ExCel Exhibition Cen-
tre. Silvertown Quays is a 60-acre site (24
hectares) featuring mixed-use commercial

and residential buildings with an active

town centre (Urban Strategies, 2015),

Photo 12: Urban Strategies (2015). ExCel Centre in Lon-
don’s Royal Docklands.

whereas the ExCel Centre features an ex-
hibition and conference facility making it an anchor use and includes a master plan that antici-
pates future growth in the area. Canada Water was an underutilized dock that required regenera-
tion and redevelopment in the London Docklands. The vision was to have a new urban commu-
nity hub reintegrated to its surroundings anchored by retail and sports facilities including an
aquatics centre and public library (Urban Strategies, 2015).

The London Docklands was chosen as a case study because it has been an ongoing rede-
velopment of post-industrial land on the waterfront. It also includes the use of flagship anchor
institutions as a method of redeveloping urban areas while providing commercial and residential

uscs.
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5.2.3 Oslo’s Opera House, Norway

Olso’s waterfront was in dire need of redevelopment due to industrial processes in the
past. The city decided to site its new opera house on the waterfront to create a new cultural space
to attract people to the area. Opened in 2008, the Norwegian Opera and Ballet Company was lo-
cated in the heart of Oslo on the waterfront of the borough of Bjorvika, a run-down area of the
city in need of regeneration (Smith and von Krogh Strand, 2011).

According to Smith and von Krogh Strand (2011), the opera house was understood as a
cultural and national symbol but also a catalyst of urban regeneration on the waterfront. The ex-
terior of the opera house was
constructed with white stone in
order to make the building |
stand out on the urban water-

front (Smith and von Krogh

Photo 13: GAD (2011). Oslo Opera House.

Strand, 2011). Overall the
building is seen as a flagship for opera and cultural transactions driven by the motivation to re-
develop a declining urban area and reconnecting the city and sea together (Smith and von Krogh
Strand, 2011). Through their study and interviews with stakeholders, Smith and von Krogh
strand (2011) discovered that the opera house is more of a destination than an attraction as peo-
ple do not come just to see the architectural design of the building but to experience and gather
by the waterfront.

Oslo’s Opera House presents a case study for LeBreton Flats for a cultural institutional
anchor also serving as a public space on the waterfront. Since there is already the Canadian War

Museum on the waterfront north of the developable parcels, any development has to accommo-
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date the museum. It also has to ensure that another cultural institution does not overwhelm the

area but rather complements the existing land use and built form.

5.2.4 Rogers Place and the Edmonton Arena District, Edmonton Alberta

Edmonton Arena District (EAD) is a new development located in downtown Edmonton
focused on being the “city’s hub and heart” (EAD JV Inc. 2015). A joint venture between Katz
Group and WAM Development Group, the 25-acre EAD development will link four urban quad-
rants in the city core (WAM Development Group, 2015). While the site is much larger than the
current developable portion of LeBreton Flats, the EAD is a prime example of redeveloping der-
elict brownfield land that is being
redeveloped in the city core of
Edmonton. Although the site is
currently under construction, the
EAD was selected as a case prec-
edent due to its integration of dif-
ferent land uses and anchor insti-
tution of the Rogers Place Arena

and public plaza. By fall of 2016,

the Rogers Place Arena will be

Photo 14: EAD (2015). Edmonton Arena District concept map.

the new home of the Edmonton

Oilers hockey team and will function as an entertainment and event venue (EAD JV Inc. 2015).
In addition to Rogers Place, Phase 1 of development will also provide a Community Rink, park-
ades and the first office tower. The next phase of the development, Phase 1X, will provide fur-

ther expansion featuring an additional office tower, the Delta Hotel, condominiums, rental
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apartments and retail and commercial attractions (EAD JV Inc. 2015). Within the centre of the
development is the public square, which will connect citizens and residents living in the area to
all near by amenities. Phase 2 will expand further north of the site to complete the entire master
plan.

Furthermore the EAD focuses on providing mixed-use development to encourage diversi-
ty of land use and activity within the urban core.
This form of land use is incorporating a variety of
residential types, commercial office towers, com-
mercial retail opportunities, public realm through
parkades and the Public Square, and entertainment
anchors as well as community uses through the
Community Rink. The EAD will also be fully ser-

viced by multiple transit options making it a trans-

it-oriented development. Five LRT stations are

Photo 15: EAD (2015). Edmonton Arena District
with integrated transit.

located within walking distance of the community

in addition to the surface transit network that completely services the EAD with bus routes along
all edges of the new development (EAD JV Inc. 2015). The MacEwan LRT station will be locat-
ed centrally in the development adjacent to Rogers Place arena. The EAD will also link transit,
bike paths, the Pedway System and MacEwan University, MacEwan LRT station, downtown
core and other surrounding districts close to the EAD. New parking facilities will also be provid-
ed in surface lots and in below-grade underground parking to accommodate motor vehicle activi-
ty in the area. The addition of 3000 new underground parking stalls will provide more space for

vibrant, mixed-use street life that provides retail and public space in the EAD.
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The site will feature commercial oppor-
tunities with LEED Gold standard office towers
providing retail options and business growth in
downtown Edmonton. Retail options will fea-
ture entertainment and hospitality uses such as
boutique stores, restaurants, and cafes expecting
to attract 3 million people a year due to the easi-
ly accessible transportation options to the area.

Office space will be able to take advantage of

nearby retail spaces creating an integrated busi-

Photo 16: EAD (2015). Edmonton Arena District
with integrated pedestrian pathways from the down-
town core.

ness environment to grow in the downtown
core.

The EAD was chosen as a case study due to the master plan integrating multiple uses
around a central public realm space. This factor is important to the creation of space and place
drawing people into the space while also allowing them to live or work there if they choose. The
EAD serves as an entertainment and cultural sector with commercial uses and residential living

providing transactions of both social experiences and economic activities.

5.2.5 Lansdowne Park Redevelopment and the TD Place Stadium

The city of Ottawa has already undertaken the redevelopment of Lansdowne Park, a sus-
tainable mixed use community characterized by residential, commercial, open space and anchor
uses. Fully serviced by Ottawa’s OC Transpo bus network, Lansdowne Park is located in the
Glebe neighbourhood on the Rideau Canal offering connection to the Rideau Canal Western

Pathway. The revitalization of this area began in 2009, with City Council approving the redevel-
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opment in 2010, consisting of a unique public-private partnership between the City of Ottawa,
Minto Group, Trinity Development Group, and the Ottawa Sports and Entertainment Group
(City of Ottawa, 2015f). Minto Group developed the residential and office portions of the rede-
velopment while Trinity Development Group developed the commercial retail portion. The Ot-
tawa Sports and Entertainment Group (OSEG) redeveloped the professional football/soccer sta-
dium, including new south side stands and refurbished north side stands. OSEG also completed
the refurbishment of the hockey arena located beneath the north side stands.

Due to its proximity to
the Rideau Canal, this redevel-
opment embraced the open space
environment by  integrating
Lansdowne Park with the canal
to promote increased active
transportation to and within the
park and expanding the green
space system (City of Ottawa,
2015f). The central idea behind

Lansdowne Park was the creation

of a live, work, play environment

Photo by Sophia Kanavas. Lansdowne Stadium from the Rideau Canal

characterized by a central public
amenity area with complementing residential and office towers as well as commercial retail

space.
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In terms of physical design, a combination of high-rise condominiums and stacked town-
house buildings provide 280 residential units, while 360,000 square feet of commercial retail and
100,000 square feet of commercial office amenities are provided in several buildings arranged
along a series of new mainstreets. The retail uses at the Shops at Lansdowne bring many new
shopping opportunities to the surrounding neighbourhood, and these uses are part of the Glebe
Business Improvement Plan for
the area (City of Ottawa,
2015e). There are 20 new event
spaces compared to the four
event spaces before the rede-
velopment along with five
pieces of major and historic art

installations. There has also

been an increase in bicycle Photo 18: City Ottawa (2015¢). Aerial view of Lansdowne Park by the
Rideau Canal.

parking spaces from 32 spots to
450 with an optional increase to 1,970 spots on major event days. Approximately 7.2 kilometers
of accessible sidewalk and pathway space has been added for pedestrians and cyclists including
ramps and access lanes. In addition, one kilometer of bench seating for the public has been in-
corporated with the addition of seating walls for extra seating (City of Ottawa, 2015f).

As Lansdowne Park is considered a brownfield site it was chosen for a case study be-
cause it sets a precedent for development that may be able to occur at LeBreton Flats. Having a
local example of a redevelopment strategy headed by the City of Ottawa displays what type of

collaboration can occur between the NCC, the City of Ottawa and whichever development group
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is chosen to build the vision of the Flats. Lansdowne Park is also an example of an urban area
that combines architectural heritage with a work, live and play environment promoting walkabil-

ity and social interaction.

Section 5.3 — Summary of Case Precedents

The case precedents selected here exemplify type of developments that have occurred on
other brownfield sites in Canada and internationally. Among these case precedents, there are
common themes exhibited by all, although in different ways. Major themes included: trail con-
nection/transit connectivity; anchor use through institutional or event centres; mixed use build-
ings providing residential and commercial space; and varying forms of public realm through the
provision of town squares, parks, and promenades and main streets. In all cases, the strongest
theme is that of the high quality public realm. All sites focused on creating environments that
encourage use of public and common spaces, such as town squares, parks, and beautiful
streetscapes or waterfront/dockland promenades. All of these areas are considered places of
transaction and assembly where people gather. Although it is not understood how successful the-
se sites may be just yet, literature tells us that successful urban places involve complex transac-
tions (Montgomery, 1998). These transactions consist not only of economic and monetary forms,
but also of social and cultural forms where individuals may interact and go about their daily
business (Montgomery, 1998). Such spaces are part of the collective interest as they contribute to

the vitality of urban spaces allowing interaction to occur between people and places.
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Chapter 6: Discussion and Recommendations

Prior to proposing specific recommendations, it is important to note that the City of Ottawa
has its own design concepts citing six objectives, which contain 24 themes, as to how good urban
design can be applied in the city. However, the City of Ottawa warns that the objectives should
only be applied after ‘careful contextual consideration’ (City of Ottawa 2015g). The six objec-
tives are as follows with example of some of the themes:

1) Create Unique Communities: through the preservation of views and vistas, public art
installations, and a mix of building facades;

2) Promote Quality Development: by attention to decorative detail, maintenance of spaces,
inspiring architecture and site design;

3) Enhance Safety and Accessibility: through connected and convenient physical envi-
ronments, natural surveillance of public places and spaces, way finding and strategic
lighting;

4) Respect Established Character: complimenting established themes with compatible ar-
chitecture, community landmarks, cultural landscapes, unique landforms;

5) Incorporate adaptability and diversity: mixed use communities, adaptive reuse and in-
novation; and

6) Protect Natural Systems: by compact development, resource protection, green devel-
opment, and green infrastructure (City of Ottawa, 2015g).

Recommendation 1: Compact, Mixed Land Use Development

Oftentimes large parcels of land may be taken and developed into commercial areas such
as power centres or into large residential sections in urban areas. A requirement for any devel-
opment in LeBreton Flats must display compact, mixed-uses with commercial and residential
components. This recommendation is fitting given the existing land use around the site is cur-
rently predominantly residential to the south with open space to the west and north of the site and
downtown Ottawa to the east. It is also a function of sustainable urban design accompanied by
sustainable transport with the future Pimisi Station for the LRT. Mixed land use building should
display a diversity of building and housing types as seen in the West Don Lands and the Edmon-

ton Arena District. A compact built environment leads to efficient land use by increasing the
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density in an area allowing people to access facilities and amenities close to where they live
(Jabareen, 2006). This is further supported by the NCC’s vision for the site to incorporate resi-
dential as well as commercial office space opportunities (NCC, 2014c).

Integrating mixed use development and walkable compact communities calls for the im-
plementation of commercial retail and office space to be located on ground level floors of any
buildings that are erected in LeBreton Flats. This is backed by the ‘eyes on the street’ concept
proposed by Jane Jacobs and will encourage social and economic interaction.

Due to the built form in the surrounding neighbourhoods around LeBreton Flats, it is rec-
ommended that development should incorporate a mixture of building heights in order to add
diversity to the landscape of Ottawa. Building a homogenous neighbourhood with the same
building height will not provide an architectural appeal nor will it fit into the surrounding area.
To the south of the site are mid-rise buildings and to the east and west there are taller apartment
and condominium towers. Therefore, LeBreton Flats should incorporate a mix of height in order
to fit in with the surrounding area. According to policies set out in 1.11.4.4 ¢) of the Official
Plan, Preston and Booth Streets are to have building heights between 8 and 10 storeys. Al-
bert/Wellington are to have building heights of 6 storeys in order to maintain and respect the
character and height of the adjacent West Centretown buildings (City of Ottawa, 2014). Further,
these heights can be controlled and maximized by using step backs at the fourth or sixth floors in
relation to the angular plane of the street.

The height increase will also provide an increased density in the new development, which
will be further supported by the LRT system. However, a diversity of building height shall not be
built in the View Control Plane set out by the City of Ottawa from Viewpoint 16 (City of Otta-

wa, 2014).
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Recommendation 2: Anchor/Institutional Use

In its Request for Qualifications, the NCC has asked for an anchor or institutional use to
act as the core of the development in LeBreton Flats. As seen from the case precedents, an an-
chor institution can take many forms ranging from a cultural centre to a sports stadium or event
arena. Given that the Canadian War Museum is located to the north of the site, and in the future
the Holocaust Museum will also be sited at the northeast corner of the Flats adjacent to the land
ready for development, the Museum of Science and Technology could relocate to the area to cre-
ate a pearl of museums in the area. However, to diversify use in the area, a sports arena to house
the Ottawa Senators would be feasible, as would an aquarium or performing arts centre to house
concerts and other cultural events. A performing arts centre could also be used during Ottawa’s
Bluesfest, which held outside in LeBreton Park, south of the Canadian War Museum, every July.
These types of uses and facilities act as “special activity generators” within districts, drawing in
visitors to the area further anchoring redevelopment (Robertson, 1995). Additionally, policy for
the area suggests the following permitted uses on LeBreton Flats:

“City Council shall permit a broad range of uses including residential, retail, office, enter-
tainment, cultural, institutional and recreational uses within mixed use areas abutting arterial
roads to generate all-day and year-round activity, and serve the needs of the community; and,
in this regard, the primary uses shall be office or residential uses.” (City of Ottawa, 2014; S.
1.11.3.3 Mixed Use Area, Permitted Uses a.)

The anchor use does not only have to contain one type of use within the building. For ex-
ample, the adaptive reuse of Maple Leaf Gardens into Ryerson University’s Mattamy Athletics
Centre and flagship Loblaws store along with other retail stores and a medical centre demon-
strates that the anchor building can also contain multiple uses. The Edmonton Arena District is
supporting Rogers Place as the anchor institution with a Community Rink attached to the build-

ing to service the surrounding residential uses. A multifunctional anchor use would also contrib-
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ute to mixed land use on one site, while also functioning as a landmark for LeBreton Flats, fur-

ther enhancing the imageability of the area.

Recommendation 3: Walkable Neighbourhoods with Integrated Public Transit

Emphasizing compact built form through design provides walkable city blocks and hu-
man scale (Montgomery, 1998; Jabareen 2006). Proximity to amenities allows people to walk to
work or to a local store. This combination of compactness and mixed-use environment in an ur-
ban area means that people are more likely to walk, use transit and cycle (Paehlke, 2004). Given
that there is an existing trail system in place around the Flats, integrating a walkable neighbour-
hood will be able to maximize existing infrastructure.

In regards to design, walkability and transit provide connectivity and ease of movement
by allowing people from inside the area to navigate outwards and visitors to find their way into
the heart of the area. Physical design
guidelines through traffic calming can
encourage walkability. Building streets
on a grid will match the form of the
overall City of Ottawa and short

blocks of 240 feet or less requires

more intersections further slowing  Photo 19: City of Ottawa (2015). Bird’s eye rendering of Pimisi
Station at LeBreton Flats for Confederation Line.

down traffic (Sucher, 2003). Further

dedicated pedestrian areas, such as nearby Sparks Street, breaks up the grid and disrupts speedy

traffic through urban areas allowing for a mixture of people and cars (Sucher, 2003).
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Recommendation 4: Public Realm Dedication, Access to Open Green Space and Water-
front

A primary recommendation is developing LeBreton Flats such that it blends and connects
to the Trans-Canada Trail and other pedestrian and cycling routes, as well LeBreton Flats Park
just north of the site. Site analysis shows that there is already a well-developed trail system in
place in order to access the waterfront. Therefore it is imperative that the area be made to be
conducing to cyclists and pedestrians who wish to access the waters edge. Well-paved, accessi-
ble trails lined with trees and flowerbeds contribute to the public realm and the creation of place
as well as functioning as a transportation route for pedestrians and cyclists. The northern part of
the parcel along the Sir John A. MacDonald Parkway should be dedicated as park space in order
to connect with the wider green space system. Additionally, the View Protection under policy
1.11.4.4 d) i1) under the City’s Central Area Secondary Policy Plan requires that the view of the
downtown core be protected. Therefore nothing should be built in this area in order to preserve
the view of the Parliament and other National Symbols from Viewpoint 16 (see appendix policy
1.11.4.4.d.1.) (City of Ottawa, 2014). This is further aided by LeBreton policy that suggests gen-
erous setbacks on arterial roads such as Sir John A. MacDonald Parkway (City of Ottawa, 2014).

There should also be the development of a public square, park or centre to act as the art
of the Flats and lead the way to the anchor use. A combination of a public space and the anchor
use can contribute to place making in a semi public-private space by creating an area where peo-

ple can gather before and after sports events further encouraging social interaction and diversity.

Recommendation 5: Architectural Design Excellence with Green Design and Parking
Sustainability is an important part of brownfield redevelopment by using land efficiently
and in an environmentally acceptable manner given the previous land use. Therefore this rec-

ommendation encourages architectural design excellence through innovative architecture that
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provides a sense of place and visual communication with the incorporation of green building de-
sign such as a LEED designation and green development through permeable site surfaces, green
roofs and roof top gardens and solar panels (City of Ottawa, 2015¢). LEED designation would
ensure that any buildings constructed would be made with recycled, low maintenance materials
and incorporate water and energy reducing specifications. Creating a LEED neighbourhood or
district would ensure that LeBreton Flats is a world-class example of sustainable brownfield re-
development.

Parking should be provided but be limited to street curb parking in order to enhance the
public realm through the addition of trees to control water volume and flow, increase the perme-
ability of the ground, and minimize storm water run off (Metro Portland, 2002). Discouraging
the use of large parking lots by placing them underground can go a long way to providing more
green space and public amenity areas in which people can enjoy rather than looking out over
parking lots. In addition, since the site will be fully serviced by light rail transit it could be ar-
gued and proposed by developers that parking be taken out of any development requirements to
support more sustainable transportation options, such as transit and cycling. This may be done by
cash-in-lieu to support public realm such as a public square or public library.

For lots that must be placed at surface level, parking areas should be broken into small
sections with landscaping in between, including flowers and trees as well as low walls ensuring
the area can be monitored but is aesthetically pleasing, blending in with surrounding architecture

(Tyler and Ward, 2011).
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Chapter 7: Conclusion

LeBreton Flats is a unique opportunity for the NCC and the City of Ottawa to develop a
mixed-use community that will provide cultural and open spaces, public amenities that will make
use of the current vacant land. Brownfield literature has shown that remediating contaminated
land is good for the environment, the economy and for the public. Reusing such land is a way to
combat sprawl and promote the intensification of downtown urban areas.

Urban designers have shown that design is more than just the physical aspects of the city:
design must include mental elements, which help people navigate their way around their urban
communities. It is the way in which individuals understand their city and design affects how safe
people feel on a street or in park. Additionally, design at the street level requires certain factors
that help in the creation of place, such as street, wide sidewalks and architectural style. Certain
design conditions must also be met to provide multifunctional neighbourhoods that are diverse,
lively and liveable such as the density of people and mix of uses, short blocks, sustainable
transport, public realm dedication and development intensity.

Regarding LeBreton Flats, supportive policies at federal, provincial, and municipal levels
advocate for the intensification of downtown and the redevelopment of brownfields as a public
and economic benefit. Further, as demonstrated by the case precedents provided, the use of an
anchor institution or landform is not an unusual practice for brownfield or post-industrial rede-
velopments. Anchor uses may act as catalysts to redevelop former brownfield land due to the
large capital costs and investment sometimes undertaken by developers. These uses are often
viewed as the heart of a redevelopment with other land uses around an institution to frame a de-
velopment. However, anchor uses are just one element of a multifaceted project when designing

large areas of land. The use must also be accompanied by sustainable transit to attract people to
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the site and calm traffic in the local area. Public realm dedication through public squares, open
spaces and trail connections allows people to flow through the site and enjoy different aspects of
the development if they so choose.

Overall, LeBreton Flats has a promising future in Ottawa as long as the NCC, the City of
Ottawa and the chosen proponent work together to create a new community that provides a new

sense of pride to the Nations Capital.
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Appendix:

Conceptual Land Use
Map
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Figure 5: Conceptual land use map for LeBreton Flats
*not to scale due to formatting.

Ol and 2: Open space, O2 is on the parkway because of the view protection policies in LeBreton
Flats 1.11 of the Official Plan.

A/I'l and 2: Anchor/institutional uses for both sites. The star on A/I 2 is designated as a large
landmark for the site. A/I 1 would be a smaller anchor, such as a community centre or public li-
brary due to the sewer servicing on the site by the City of Ottawa and the buried aqueduct, which
complicates construction. This area could also feature a linear park to protect the aqueduct.

LPI, 2 and 3: Linear parks to connect the areas and provide green space to residents and employ-
ees.

MU 1, 2, 3,4, 5, and 6: Mixed-use buildings characterized by ground level commercial uses, res-
idential (apartment, condos, affordable housing) and/or office space. All with their perspective

buildings heights as set out in 1.11.4.4 Urban Design c).

E 1, 2 and 3: strict employment use. Office towers for government use. This could also be addi-
tional NCC offices or commercial headquarters for other businesses.

R1 and 2: strict residential uses characterized by mid-rise towers (apartment, condos, and afford-
able housing).
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City of Ottawa. (2014). 1.11 LeBreton Flats. Official Plan. Retrieved from:
http://ottawa.ca/en/official-plan-0/10-central-area/1 1 I-lebreton-flats

1.11 - LeBreton Flats

(Reference may be made to the report entitled ""The LeBreton Flats Plan incorporating Offi-
cial Plan Amendments' prepared by the National Capital Commission, January 1997. This
report contains extensive background information concerning LeBreton Flats.) [Subject to
Amendment 143, October 8, 2014]

1.11.1 Vision [Subject to Amendment 143, October 8, 2014]
Unique Site

LeBreton Flats is a unique site, critical to the future of the heart of the Nation's Capital and the
Central Area of the City of Ottawa. LeBreton Flats has a destiny, other than as idle lands, and
has the potential to support a vibrant community once again.

People-Place

The Vision is to make LeBreton Flats a people-place for the next century; to challenge the devel-
opers and decision makers of the future to create an urbane community within the Ottawa down-
town where people can live, work, socialize and play. This community will be one of mixed us-
es, surrounded by open spaces. It will consist of compact neighbourhoods, linked together and to
the wider open space network by pathways and pedestrian-friendly streets. The entire area will
be supported by highly accessible public transit, to reduce reliance on the automobile.

Mixed Uses

LeBreton Flats will mean residential intensification in the Central Area and the introduction of
new community-based employment opportunities. Mixed use will be a priority, in achieving a
balance of jobs and housing and more efficient use of valuable urban land and infrastructure.
Housing types, sizes and costs will respond to current and upcoming demographic shifts, and of-
fer new opportunities for high quality design at medium to high densities within the Central Ar-
ea. It will "reclaim" an orphaned site, through ensuring that remediation is undertaken as the site
is developed.

National Capital Role

The role of Ottawa as the National Capital will be enhanced by the future LeBreton Flats. One of
the last waterfront pieces of real estate in the downtown area will be retained in public hands as
open space, with an emphasis on public access, and cultural and office uses of national and capi-
tal significance. A "LeBreton Common" will be provided as a major gathering place and stage
for events, filling a critical gap in the current system of programmable open spaces in the Capi-
tal.

Blueprint for 21* Century

The LeBreton Flats plan represents a blueprint for the 21st century, which has the ability to satis-
fy many objectives through its diversity, balance and orientation.
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1.11.2 Objectives

a. To provide an extension to the Central Area, with a diverse range of uses and
activities, where people can live, work, socialize and play.

b. To create an opportunity to increase the National Capital presence in the Central
Area, with development that will attract visitors to Ottawa.

C. To promote compact development and encourage the efficient use of land in
proximity to the LeBreton Flats transitway station.

d.  To provide an opportunity to substantially increase the number of dwelling units
in the Central Area, with a range of housing options.

e. To promote increased employment opportunities in the Central Area.

f. To promote linkages with the adjacent areas and encourage the use of LeBreton
Flats by the existing community.

g.  To ensure that development is compatible with the adjacent areas.

h.  To enhance the unique attributes of the site, such as the riverfront and the aque-
duct.

1. To encourage public use and accessibility of the Greenway System.

J- To protect and integrate the designated heritage features such as the aqueduct,

its bridges and the Pumping Station, in a sensitive manner.

k.  To ensure that infrastructure improvements are identified and undertaken.
1. To ensure that the area meets the applicable soil and groundwater remediation
standards.

m.  To ensure that development proceeds in an orderly and efficient manner.

1.11.3 Land Use Policies

The following policies apply to the land use designations shown on Schedule Q - LeBreton Flats
Land Use. The land use categories include: Cultural/Office; Greenway System - Waterway Cor-
ridor, Major Open Space, Linkage; Mixed Use; and, Residential
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1.11.3.1 Cultural/Office Area
Publicly-Oriented Uses

a.

City Council shall support and encourage the development of publicly-oriented
uses in the northern section of LeBreton Flats, to serve as a western anchor for
Confederation Boulevard and the Parliamentary Precinct.

City Council shall permit uses such as museums, art galleries and offices, and
shall encourage public access, at least within the ground floors of buildings.

City Council shall permit at-grade supporting uses such as retail, entertainment
and restaurant venues, to promote this as a lively and attractive people-place dur-
ing the days and evenings.

City Council shall encourage and support the development of new nationally
significant non-governmental and governmental uses, and in the expansion of the
range of tourist attractions.

Generous Setbacks

.

City Council shall ensure that a generous setback is provided between the Wa-
terway Corridor Area and buildings north of the proposed "LeBreton Common", in
order to increase the amount of open space between buildings and the Ottawa Riv-
er; and, shall encourage this setback area to be developed as publicly-accessible
outdoor space associated with those buildings.

1.11.3.2 Greenway System

Orientation

a.

City Council shall ensure that the Greenway System provides for public access
to the Ottawa River, protection of significant natural areas, provision of municipal
and federal park spaces, internal pedestrian/cycle linkages, and connections with
the adjacent Greenway System; and in this regard shall support the provision of
approximately 40 percent of LeBreton Flats as open space lands.

City Council recognizes that the "Greenway - Major Open Space" designation
north of Scott Street and west of the proposed municipal park will remain as va-
cant land until its future use and remediation requirements are determined and that
an official plan amendment may at some time be forthcoming to permit this land to
be developed.

Waterway Corridor

b.

City Council shall ensure that the Waterway Corridor lands provide a variable
width of parkland of at least 40 metres, between the edge of the Ottawa River and
the Cultural/Office area, to facilitate public access to the riverfront in an open
space environment.
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C.

City Council shall require that a Landscaping/Habitat Restoration Plan be pre-
pared to the satisfaction of the City of Ottawa, prior to the development of the Cul-
tural/Office lands, and in conjunction with the proposed removal of the Ottawa
River Parkway.

Major Open Spaces

.

City Council shall encourage and support the use of the Major Open Space
lands, identified as "LeBreton Common" on Schedule Q, for the staging of nation-
al, regional and local festivals and special events, and as a park area for ceremonial
and leisure activities.

City Council shall encourage the planning and programming of the "LeBreton
Common" to address the mitigation of potential negative impacts on the adjacent
community; and, shall permit only park use in this regard.

City Council shall ensure that adequate community recreational uses are provid-
ed through zoning and the development of a proposed municipal park of approxi-
mately 2.5 hectares, as shown on Schedule Q.

The City of Ottawa shall undertake the planning and design of the proposed mu-
nicipal park.

City Council shall require that the municipal park be dedicated and developed
within one year of the registration of a plan of subdivision, or the approval of a site
plan control application for any lands adjacent to the park.

Natural Features

J- City Council shall require the retention of the major wooded areas and natural
features within Linkage lands in the vicinity of the Fleet Street Pumping Station
and the tailrace.

Linkage Lands
k. City Council shall require that a minimum of 5 metres of open space is provided

between the proposed fence line along the aqueduct and adjacent properties, to
provide pedestrian/cycle paths for access to the proposed municipal park and to the
rest of the Central Area.

City Council shall encourage the National Capital Commission to develop the
aqueduct area as parkland, taking into consideration its heritage, and land-
scape/habitat values, in the context of its importance to the vitality and attractive-
ness of LeBreton.
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m.  City Council shall investigate using the aqueduct inlet water area as a leisure re-
source, while recognizing its function as the inlet to the operating underground
conduit which provides water power to the Fleet Street Pumping Station.

n. City Council shall ensure that the existing aqueduct bridges, where possible,
provide pathway connections over the aqueduct

0. City Council shall ensure that any potential negative impact on the aqueduct in-
let and tailrace areas resulting from the construction of new bridges associated
with the proposed "LeBreton Boulevard" is minimized through an Environmental
Assessment process.

p. City Council shall encourage the retention of the kayak training course in the
tailrace.
q- City Council shall require that applications for site plan approval for develop-

ments abutting the aqueduct tailrace are supported by geotechnical assessments to
evaluate slope stability and development setbacks.

r. The City of Ottawa shall undertake a recreational and cultural needs study for
Planning District 3, which will identify those requirements that should be included
in the development of the LeBreton Flats community.

Thomson-Perkins Mill

S. City Council shall permit commercial uses in the Thomson-Perkins Mill herit-
age building.

1.11.3.3 Mixed Use Area
Permitted Uses

a. City Council shall permit a broad range of uses including residential, retail, of-
fice, entertainment, cultural, institutional and recreational uses within mixed use
areas abutting arterial roads to generate all-day and year-round activity, and serve
the needs of the community; and, in this regard, the primary uses shall be office or
residential uses.

Transit Use
b. City Council shall permit high density/profile office and/or residential uses

above the ground floor of buildings along Booth Street, south of the proposed
"LeBreton Boulevard", to encourage the use of transit facilities.
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Use Integration

c. City Council shall support the integration of residential and commercial and
other uses within the same blocks and/or the same buildings.

Pedestrian-Oriented Uses

d. City Council shall require that Booth Street provides a variety of small-scale,
continuous, ground floor pedestrian-oriented uses, such as retail, restaurant and
personal service uses, in creating a "Main Street" focus to serve the new communi-
ty and visitors to the area.

e. City Council shall permit a variety of ground-floor, small-scale retail, cultural,
restaurant and entertainment uses, below residential uses along the north side of
the aqueduct, to enhance public activity along this part of the aqueduct; and, in this
regard, shall encourage the integration of the non-built area of these properties
with the adjacent aqueduct Linkage lands.

f. City Council shall permit limited retail development in other areas to provide for
the immediate needs and convenience of residents, workers and visitors, while not
detracting from the "Main Street" focus along Booth Street.

g. City Council shall require that predominately residential development be pro-
vided along local residential streets with commercial development focused along
Booth Street.

1.11.3.4 Residential Area

a. City Council shall support the provision of a range of housing forms in medium
to high profile buildings of a density appropriate to the downtown area, generally
ranging from stacked townhouses to apartment buildings, to make effective use of
the infrastructure, services and facilities within the inner-city area.

Affordability and Accessibility

b.  In support of the City Council’s commitment to achieve affordable housing
within the Central Area, City Council shall require;

1. That the amount of land to be set aside through the subdivision approval
process shall be sufficient to allow 25% of the total housing stock within
LeBreton Flats to be affordable Housing to the Action Ottawa criteria, or to
the new Official Plan and proposed Municipal Housing Statement when ap-
proved;

ii. That the City work with the National Capital Commission to facilitate
partnerships between non-profit housing providers and commercial devel-
opers to explore options for providing affordable housing above ground
floor commercial developments, to meet the 25% target;
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iii. That should affordable housing targets not be met prior to 50% of the
building permits being issued, City Council will require that the subdivision
agreement provide for the City to be given by the National Capital Com-
mission, the first right to acquire the lands for affordable housing.

1v. That Council request the National Capital Commission to explore op-
tions for facilitating affordable housing by providing long term leases for
one ($1.00) dollar to developers willing to build and maintain affordable
housing. [Amendment #2, September 3, 2003]

Density and Profile

c. City Council shall permit high density/profile residential buildings immediately
south of the proposed municipal park, and along "LeBreton Boulevard", which will
function as an arterial road.

Small-Scale Open Spaces

d. City Council shall require that the local open space and recreation needs that are
not met by the proposed municipal park, such as small play areas for children, be
provided within residential areas through the development application review pro-
cess.

Orientation

e. City Council shall encourage housing development to be oriented to the local
streets, in order to promote community interaction, safety and security.

Childcare Facilities

f. Through the subdivision and site plan control processes, City Council shall in-
vestigate with property owners, options for providing childcare facilities in resi-
dential developments. These facilities should be provided at a rate of 9.3 square
metres per child for interior space and 5.6 square metres per child for exterior
space. Each facility constructed should be for a minimum of 50 children.
[Amendment #2, September 3, 2003 ]

1.11.4 General Policies
The following general policies shall apply to LeBreton Flats.

1.11.4.1 Transportation
Transit Way and Station

a. City Council shall encourage the construction of the proposed new transitway
and station, prior to the start of development, to avoid negative impacts on the new
community during construction; and, shall encourage a high level of pedestri-
an/cycle access to the transit station and the provision of cycle storage facilities.
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Parkway Relocation and LeBreton Boulevard

b. City Council shall support the relocation of the Ottawa River Parkway within
LeBreton Flats, in order to ensure that the riverfront area is opened up to the pub-
lic. With regard to LeBreton Boulevard, the National Capital Commission will en-
sure the required environmental assessment and functional design will address the
impacts that the alignment will have on building heights and views in accordance
with the City of Ottawa Official Plan.

Traffic Impact Studies

c. City Council shall require that traffic impact studies be undertaken prior to the
approval of applications for development, to ensure that site-generated traffic can
be adequately accommodated and/or that measures are carried out to meet identi-
fied deficiencies, to the satisfaction of the City of Ottawa and the Regional Munic-
ipality of Ottawa-Carleton.

Noise Studies

d. City Council shall require that noise studies be undertaken to the satisfaction of
the City of Ottawa for development adjacent to the proposed transitway and sta-
tion, and along arterial roads, and that appropriate mitigation measures are under-
taken to address potential impacts.

Traffic Calming

e. City Council shall require that traffic calming be considered in the design of lo-
cal roads serving the residential areas, with a focus on minimizing potential
shortcutting by through traffic, and as a means of improving livability and pedes-
trian and cycle safety, through Urban Design Guidelines, as set out in 1.11.4.4 a)
below.

Alternate Development Standards

f. City Council shall require that Alternate Development Standards be considered
in determining the appropriate rights-of-way and adequate pedestrian, cycle and
roadway facilities, through Urban Design Guidelines, as set out in 1.11.4.4 a) be-
low.

Pedestrian/ Cycle Path System
g.  City Council shall encourage the incorporation of a continuous pedestrian/cycle
path system within the Greenway, to encourage non-automobile movement; and,

shall ensure its integration with facilities in the rights-of-way, and linkage with
pathways outside LeBreton Flats.
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h.

Parking

City Council shall encourage publicly-accessible pathways to the waterfront ar-
ea through the northern Cultural/Office lands, and the "LeBreton Common".

City Council shall support the provision of commuter cycling lanes along the
proposed arterial roads.

City Council shall require an at-grade connection to Booth Street from the pro-
posed pedestrian/cycle path along Ottawa Street to the west and the Linkage lands
to the east.

City Council shall support the retention of the existing Heritage Designated aq-
ueduct bridges as pedestrian/cycle connections across the aqueduct, in order to en-
courage safe north/south movement.

City Council shall support the retention of the Heritage Designated Pooley's
Bridge as a pedestrian/cycle connection.

City Council shall support the provision of a pedestrian/cycle link under the
Preston Street extension at the aqueduct, for access to the proposed municipal
park.

City Council shall support shared parking facilities in mixed use developments,
to encourage the efficient use of lands and the integration of uses; and, shall con-
sider reduced parking requirements for developments within walking distance of
the proposed transit station, to encourage the use of public transit; and, shall dis-
courage surface parking facilities, to minimize the negative impact of such facili-
ties.

Tour Bus Parking

0.

City Council shall support the continuation of tour bus parking in LeBreton
Flats in cooperation with the National Capital Commission, while ensuring that po-
tential noise, visual and traffic impacts are minimized, and the development of the
LeBreton Flats Character Area is not compromised.

City Council shall encourage the provision of adequate automobile and tour bus
parking to serve the proposed LeBreton Common through such means as:

1. shared use of parking facilities associated with uses within the Cultur-
al/Office lands on LeBreton; and
ii. utilizing parking facilities in the adjacent non-residential areas such as

the Core Area and Parliamentary Precinct.
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Community Linkage

q. City Council shall encourage the provision of adequate pedestrian and cycle
connections across Scott/Wellington/Albert Street, to encourage the safe move-
ment of people between LeBreton Flats and the existing community.

Transit Servicing Plan

r. City Council shall, as a priority, develop in consultation with the National Capi-
tal Commission, a transit servicing plan for LeBreton Flats that will be integrated
with the City's transit system and shall require the provision of infrastructure and
facilities such as but not limited to pedestrian paths and connections, transit stops,
transit priority lanes along new roads, and Transportation Demand Management
plans, to support the transit service plan through the development approvals pro-
cess. [Amendment #2, September 3, 2003]

Roadway Concept Plan

. City Council shall require that the National Capital Commission develop a com-
prehensive roadway concept plan for all the roads to be developed and/or im-
proved within LeBreton Flats. This concept plan will identify roadway cross sec-
tions that respond to policies in the Secondary Plan, the location of below and
above grade services and will be subject to acceptance by the City and Utility
Agencies. City Council will require that the accepted concept plan be used to de-
fine/detail conditions related to the construction of roads through subdivision and
road opening approvals. [Amendment #2, September 3, 2003 ]

1.11.4.2 Environment
Soil and Ground Water Contamination

a. City Council shall require environmental site assessment and restoration within
the spirit of the Ministry of the Environment Guidelines for Use of Contaminated
Sites in Ontario 1996 (revised February 1997), or other federal, provincial, or mu-
nicipal regulations, as applicable, in effect at the time of development. In this re-
gard, a Phase II Environmental Site Assessment shall be completed within the spir-
it of the Guidelines, prior to the final approval of a subdivision, severance or site
plan control application for the area of such application. It is acknowledged that
both City Council and the Ministry of the Environment have accepted certain
Phase I and Phase II Environmental Site Assessments completed prior to the re-
lease of this guideline, towards fulfilling the spirit of the Guideline. [Amendment
#2, September 3, 2003 ]

Site Remediation Plans

b. City Council shall require that site-specific remediation plans and commitments
to site restoration be undertaken prior to the final approval of a subdivision, sever-
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ance or site plan application for the area of such application within LeBreton Flats;
an Integrated Environmental Report will be required prior to the final approval of
such applications.

Methane Gas Monitoring

c. City Council shall require further methane gas monitoring of the Nepean Bay
landfill site, to assess the impact on the feasibility and soil management require-

ments for the proposed municipal park lands, as part of the Phase 2 ESA, as set out
in Policy 1.11.4.2 a) above.

d. City Council shall require methane gas monitoring of any development within
30 metres of the Nepean Bay landfill.

Urban Forest

e. City Council shall encourage the augmentation of the urban forest throughout
the site in the review of applications for site-specific developments.

1.11.4.3 Infrastructure
Master Servicing Plan

a. City Council shall require that a Master Servicing Plan, to address existing and
proposed utilities and piped services, be prepared to the satisfaction of the City of
Ottawa, and appropriate utility companies, prior to the submission of the initial de-
velopment application; and, that this Plan provide details on the anticipated timing,
funding, construction, maintenance and ownership responsibilities, in the context
of the phasing of development. Should changes occur to the assumptions contained
in this Plan as development takes place, the Plan shall be adjusted accordingly.

Underground Services

b.  City Council shall require that electrical, telephone and television cables be
placed underground.

Stormwater Management

c. City Council shall require that Stormwater Site Management Plans be submitted
prior to the final approval of a subdivision, severance or site plan application, to
the satisfaction of the City of Ottawa. These plans shall be consistent with the
overall Stormwater Management Feasibility Plan and, where phased development
is proposed, will identify any phasing for the implementation of the stormwater

site management plan and any necessary interim stormwater management
measures.
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1.11.4.4 Urban Design
Urban Design Guidelines

a. City Council shall require that a set of broad Urban Design Guidelines for the
entire LeBreton Flats area be prepared, in order to assist in the design of develop-
ment, rights-of-way and open spaces, and their interrelationships, in an integrated
and cohesive manner, prior to the initial submission of an application for develop-
ment approval; and, that such urban design guidelines shall consider Alternate De-
sign Standards and Traffic Calming.

Wind Testing

b. City Council shall require wind testing of medium and high profile development
proposals to evaluate the impact on streets, open spaces and other pedestrian ac-
tivity areas and determine mitigation measures, prior to the approval of applica-
tions for Site Plan Control Approval.

Building Heights
c. City Council shall require that maximum building profiles be as de-
scribed generally in the following:
1. up to six storeys for buildings fronting on Scott/ Wellington/Albert
Streets to provide for compatibility with the existing community;
ii. up to eight storeys at Preston and Booth Streets along Scott/ Welling-

ton/Albert Streets , to provide for landmark buildings at the southern en-
trances to LeBreton Flats, and high density development in proximity to the
transitway station on Booth Street;

iii. up to ten storeys along Booth Street south of "LeBreton Boulevard", to
provide for high density development in proximity to the transitway station
on Booth Street;

iv. up to twelve storeys along the "LeBreton Boulevard" arterial road, while
ensuring that a high-profile continuous wall of buildings is avoided, and
that the policies in the Official Plan for protecting views of the Parliament
Buildings and Other National Symbols are respected,

V. up to six storeys in the Cultural/Office Area, north of "LeBreton Boule-
vard", in recognition of its proximity to the Greenway System, while ensur-
ing that the policies in the Official Plan for protecting views of the Parlia-
ment Buildings and Other National Symbols are respected; and

Vi. up to six and eight storeys within the majority of the Residential Areas.

Vvii. To ensure that appropriate scale relationships will be provided along
streets where development with a height of 10 stories is permitted on one
side of the street and a building height limit of six stories is established
along the opposite side of the street as shown on Map 4, City Council shall
require that the higher profile development integrate with lower profile de-
velopment through various techniques as set out in the Urban Design Poli-
cies of the Official Plan (Central Area Urban Design Policies set out in
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View Protection

Chapter 5.0 and the General Urban Design Policies set out in chapter 12.0)
to provide for achieving harmonious street environments consistent with the
principals set out in the urban design guidelines developed as required by
policy 1.11.4.4. [Amendment #24, May 25, 2005]

d. City Council shall ensure that:

1.

ii.

iii.

1v.

in the area identified on Ottawa Official Plan, Annex 6 C- LeBreton
Flats Foreground View Control Planes extending from Viewpoint 16 as
shown on Ottawa Official Plan, Annex 6 A to the eastern limit of LeBreton
Flats Character Area as shown on Schedule B - Central Area Character Ar-
ea and Theme Streets, with the exception of Area "A" identified on Ottawa
Official Plan, Annex 6 C, no building, part of a building or building roof
structure, shall project above the building height limit planes established by
the central and lateral foreground view planes defined by geographic co-
ordinates and above sea level elevations on Ottawa Official Plan, Annex 6
G

building heights in Area "A" on Ottawa Official Plan, Annex 6 C shall
not exceed 79.9 metres above sea level;

in the area adjacent to the LeBreton Flats Foreground View Control
Planes as shown on Ottawa Official Plan, Annex 6 C, no building, part of a
building or building roof structure shall project into the lateral foreground
view planes described on Ottawa Official Plan, Annex 6 C;

in the area defined by a view with a viewpoint located in the centre of
the proposed LeBreton Boulevard right-of-way immediately west of the in-
tersection of the Booth Street right-of-way, no building, part of building or
building roof structure shall be constructed. This protected view, as illus-
trated on Figure 1, is intended to provide for an unobstructed foreground
view panorama extending from the Great Hall of the National Gallery in the
north to the northwest corner of the upper terrace of the Garden of the Prov-
inces on the south.
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FIGURE 1

Integration

e. City Council shall encourage the integration of residential, office, and retail uses
in mixed use areas in configurations and building forms that allow unique oppor-
tunities for creative development.

Special Needs

f. City Council shall ensure that development accommodates the needs of persons
with disabilities and other special needs groups.

1.11.5 Implementation and Interpretation [Subject to Amendment 143, October 8, 2014]
1.11.5.1 Implementation
Development Preconditions

a. City Council shall require that prior to the submission of the initial application
for development within LeBreton Flats, in the form of a Plan of Subdivision, Mas-
ter Plan, rezoning, severance and/or site plan, the following have been prepared for
the entire LeBreton Flats area, to the satisfaction of the City of Ottawa and the Na-
tional Capital Commission, as appropriate, or other pertinent agencies:

1. Urban Design Guidelines, as set out in Policy 1.11.4.4 a) above;
ii. Master Servicing Plan, as set out in Policy 1.11.4.3 a) above; and

Development Prerequisites
b. City Council shall ensure that the following have been prepared to the satisfac-

tion of the City of Ottawa and the National Capital Commission and other perti-
nent agencies as appropriate
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1. Traffic Impact Studies as set out in Policy 1.11.4.1¢), prior to the final
approval of site specific applications for rezoning, subdivision, site plan
control or severance;

1i. Phase II Environmental Site Assessment and Contamination studies, as
set out in Policy 1.11.4.2a), prior to the final approval of site specific appli-
cations for Subdivision, Severance or Site Plan Control;

iii. Site Specific Remediation Plans as set out in Policy 1.11.4.2¢), prior to
the final approval of site specific applications for subdivision, site plan con-
trol approval or severance;

iv. Noise Studies, as set out in Policy 1.11.4.1d), prior to the Final Approv-
al of applications for subdivision, severance or site plan control; and
v. Stormwater Site Management Plan, as set out in Policy 1.11.4.3¢), prior
to final approval of applications for subdivision, severance or site plan con-
trol".
Regular Reporting
c. City Council shall encourage the National Capital Commission to prepare regu-

lar reports on environmental management and planning aspects for LeBreton Flats,
to inform the public and agencies of progress in this regard.

Street Names

d. City Council shall ensure that streets are named through the normal street nam-
ing procedures, with priority given to retaining existing street names and recogniz-
ing the history of the area.

1.11.5.2 Implementation Tools
Plans of Subdivision

a. City Council shall encourage the submission of applications for Plans of Subdi-
vision as the preferred means of ensuring the orderly and efficient development of
LeBreton Flats; should applications for Plans of Subdivision not be forthcoming,
Master Plans shall be undertaken prior to the approval of development applica-
tions.

b. City Council shall ensure that Plans of Subdivision and Master Plans are con-
sistent with the Urban Design Guidelines, as set out in Policy 1.11.4.4 a) above.

Holding Zone

c. City Council may utilize a holding (h) symbol in conjunction with any use des-
ignation in the Zoning By-law, to defer development of all or part of the LeBreton
area, where it is determined that any proposed development is premature or that
immediate development is inappropriate. These determinations will be based on
the preconditions and prerequisites, as set out in Policy 1.11.4.5 a) and b) above,
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and will be used wherever cost sharing arrangements may be required and/or fund-
ing is not committed.

Consents
d. City Council shall encourage the Committee of Adjustment to ensure that the
Plan of Subdivision method is upheld as the primary method of providing lots, to
ensure orderly and efficient development.
e. City Council shall encourage the Committee of Adjustment, in reviewing con-

sent applications, to take into account the preconditions and prerequisites of Policy
1.11.4.5 a) and b) above, and the objectives and policies of the LeBreton Flats
Character Area.

1.11.5.3 Interpretation

a. City Council shall ensure that interpretation of the LeBreton Flats Character Ar-
ea has regard to all applicable policies set out in the City of Ottawa Official Plan.
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