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The Civic Hospital Neighbourhood Association (CHNA) represents the community 
adjacent to Civic Hospital and includes the lands at 116 Beech Street for which the 
proposed Official Plan Amendment and Zoning By-law Amendment are being sought 
(hereinafter “the Proposed Development”), as well as the low-rise residential 
community adjacent to the property. 
 
The Civic Hospital Neighbourhood Association (CHNA) is providing the following 
comments regarding the Proposed Development and the Amendments being sought. 
We ask to be advised of the decision on these applications and to be notified of any 
responses to our comments, public open houses, committee meetings where this 
proposal will be discussed, and any resulting site plan applications. 
 
Regards, 
Karen Wright, 
President – Civic Hospital Neighbourhood Association (CHNA) 
president@chnaottawa.ca 
 
 
CC: 
Jeff Lieper, Councillor Kitchissippi Ward 
Alice Fyfe, Councillor’s Assistant Kitchissippi Ward 
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The CHNA has a series of concerns and Staff requests related to the requested 
Amendments. 

1. OFFICIAL PLAN AMENDMENT CONCERNS 

1) Significant Change Requested 

 
a) The Proposed Development requests a significant change to the 

West Downtown Core Secondary Plan (hereinafter the “Secondary 
Plan”) to increase from the assigned maximum building height of 6 
storeys (18 metres) to a height of 25 storeys (78 metres).  This is a 
major departure from the intent of the Secondary Plan. 

 
2) The Secondary Plan is a Valid Part of the Official Plan and In Force 

 
a) The Secondary Plan was developed by the City, in consultation 

with the community, with thousands of hours invested in its 
creation. It was incorporated into the New Official Plan in 2022 
and is in force. 

 
b) The Secondary Plan lays out specific heights for the lands 

within the Dow’s Lake Station District Hub.  The Official Plan 
allows for deviations in density and building heights in 
Secondary Plans. 

 
▪ Official Plan Section 12. Local Plans, 12.1.(5) “A secondary plan 

or area-specific policy, adopted as part of Volume 2 of this Plan, 
may implement density and building heights that differ from those 
in Volume 1 of the Official Plan.” 

 
▪ Official Plan Section 12. Local Plans, 12.1.(7) “Secondary plans 

and area-specific policies shall take into consideration and 
generally be consistent with, the policies of this Plan, although 
they may establish specific policies, such as different building 
heights or development densities in support of the Plan.” 
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c) The Secondary Plan’s area-based approach and Hub-based 
policies supports Official Plan intensification and transition goals 
and directions. 

 
▪ The Official Plan seeks to provide more homes in 

Ottawa with increased density near transit Hubs like the 
O-Train. It also recognizes the need for transition 
between high-density areas with added height and 
low-rise communities. 

▪ The Secondary Plan provides the intensification desired 
in the Dow’s Lake Station District Hub by employing a 
Hub-based policy, permitting additional height along the 
eastern side of the Hub, near the O-Train. Added height 
is also permitted to the south along Carling Avenue, 
away from the low-rise neighbourhoods. Transition to the 
nearby low-rise community to the west and north is 
provided by permitting increasingly lower heights at the 
northern and western edges of the Hub. 

▪ The Secondary Plan’s strategy to concentrate the 
highest density close to the O-Train is in line with 
Official Plan “Volume 1 Section 6.1. 3) Development 
within a Hub: 

a) Shall direct the highest density close to the transit 
station or stop so that transit is the most accessible 
means of mobility to the greatest number of people; 

▪ The Secondary Plan’s strategy to offer transition in 
building form to abutting designations is also in line with 
Official Plan “Volume 1 Section 6.3 2) Guide the 
evolution of neighbourhoods based on their context, 
location, age, maturity and needs, generally towards the 
model of 15-minute neighbourhoods. 
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2) The City will establish form-based regulation through 
the Zoning By-law, Site Plan Control and other regulatory 
tools as appropriate, consistent with Transect direction. 
Such form-based regulation may include requirements for 
articulation, height, setbacks, massing, floor area, roofline, 
materiality and landscaped areas having regard for: 

a) Local context and character of existing 
development; 

b) Appropriate interfaces with the public realm, including 
features that occupy both public and private land such 
as trees; 

c) Appropriate interfaces between residential buildings, 
including provision of reasonable and appropriate soft 
landscaping and screening to support livability; 

d) Proximity to Hubs, Corridors and rapid-transit stations; 
e) Transition in building form to and from 

abutting designations.” 

 

3) The Requested Official Plan Amendment is Not in Keeping with the 
Intent of the Secondary Plan’s Hub-based Approach to Intensification.  

a) The Dow’s Lake Station District is, primarily, an Official 
Plan-designated Hub and the Secondary Plan provides 
area-based policies for the Hub. Each parcel of land 
contributes to and is part of the Hub’s complete plan 
and the Secondary Plan policies are in place to support 
the goals for intensification and transition in the Hub. 

b) 116 Beech Street is adjacent to the existing low-rise community 
and at the outer edge (270 radius metres) of the 300-metre 
distance defining proximity to a transit hub. The Secondary Plan 
intends for this northwest part of the Hub to be limited to lower 
heights to provide a transition to the low-rise community and in 
recognition of its distance from the O-Train station. We note that 
the development’s main pedestrian entry is off Beech Street, the 
farthest edge away from the Hub’s transit station, reflecting that it 
is not a transit-oriented development. 

c) A 25-storey development would be one of the tallest developments 
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in the Hub. Having this placed in the northwest corner of the Hub 
where lower heights are permitted to provide transition from the 
Hub is contrary to the intent of the Secondary Plan and its area-
based approach. 

d) The Urban Design Review Panel (UDRP) expressed 
concerns with the proposed tower height and lack of transition to 
the adjacent neighbourhood to the west and north. 

e) The UDRP recommended “adhering to the Secondary Plan’s 
intention to transition down toward the neighbourhood areas.” 
“This will also reduce shadow impacts on the adjected public parks 
and surrounding neighbourhood” 

2. ZONING BY-LAW AMENDMENT CONCERNS 

1) Height Increase 

The requested significant increase in height to 78 metres from the current height 
limit of 18 metres does not comply with the policies nor the intent of the Secondary 
Plan, as per our comments above regarding the requested Official Plan 
Amendment. 

2) Rear Yard Setback Reduction 

The requested decrease in rear yard setback from 7.5m to 2m is of concern. 
We recognize that the south side of the Proposed Development is said to act 
similarly to a side yard, however, we are concerned about the close proximity of 
the Podium to the neighbouring apartments to the south. The podium will have 
windows and balconies facing windows at the apartment building at 285 Loretta 
Avenue South, located directly south of the Proposed Development.   

3. SIX-STOREY PODIUM TRANSITION CONCERN 

a) We are concerned about the 6-storey podium height along the North/Western 
road edges, closely facing 2-storey homes, as it provides an abrupt height 
increase rather than effective transition. We recognize that a 4-storey podium 
has been placed along Loretta Avenue, however, the 6-storey podium is directly 
behind those units and remains prominent. The 6-storey podium needs to 
either be set back further, or reduced in height, especially considering the 
impact of the significant grade increase planned by the Proposed 
Development. 

b) The Urban Design Review Panel (UDRP) also found that the 6-storey 
podium height is of concern.  They stated, “The Panel has concerns with a 6-
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storey podium height facing the low-rise neighbourhood along Loretta Avenue 
and Beech Street and recommends a 4-storey podium height would be more 
appropriate for this condition”.  The UDRP also recommended they build “on the 
“notching” at the northwest corner of the podium and continuing that approach 
along the Loretta Avenue podium façade, in combination with reducing the 
podium height along Loretta Avenue to 4-storeys. This would better transition 
the podium to the adjacent low-rise community.” 

4. SHADOW IMPACT STAFF REQUEST 

1) Confirm Acceptable Shadow Impacts 

The Planning Rational 4.6 Microclimate Conditions referenced the results for 
June 21st at noon showing minimal impact on Ev Tremblay Park then points to 
the full shadow study with June and September results.  As the images are small 
and, as a lay person, difficult to interpret, we ask Staff to confirm that the 
anticipated shadow impacts on Ev Tremblay Park as well as the shadow impacts 
on the proposed parkland at the corner of Beech Street and Champagne Avenue 
adequately meet the requirements outlined in the City’s Shadow Analysis Terms 
of Reference for Public Spaces (e.g. parks) and Communal Amenity Areas (e.g. 
outdoor pools). 

5. WIND IMPACT STAFF REQUEST 

1) Confirm Acceptable Wind Impacts 

The Planning Rational 4.6 Microclimate Conditions referenced the Pedestrian 
Level Wind Study and states that results for “Most grade-level areas within and 
surrounding the subject site are predicted to experience conditions that are 
considered acceptable for the intended pedestrian uses throughout the year. 
Specifically, conditions over surrounding sidewalks and walkways, the neighbouring 
existing parking lot, the proposed surface parking and drive aisle, and in the vicinity 
of building access points, are considered acceptable.” 

Residents are understandably concerned about increased wind velocity affecting 
comfort on the adjacent streets and parkland. We ask Staff to confirm the wind 
impacts pedestrians can expect where we are told there are “adequate” results. As 
well, since the word “most” was used throughout this section, we ask Staff to 
identify what areas are not adequate to determine if that is an issue. Finally, we 
ask Staff to explain the wind impacts expected for nearby parkland users on Ev 
Tremblay Park as well as the proposed parkland at the corner of Beech Street and 
Champagne Avenue. 

6. TRAFFIC IMPACT CONCERNS 

1) Deficient Temporary Parking 
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The Proposed Development for 116 Beech Street lacks a robust internal "drop-
off" zone that would accommodate the many deliveries (food, parcels, etc) that 
such a large number of apartments would generate. As per Parking Rationale 
4.5 Parking and Vehicle Circulation – Planning Rationale, “A driveway 
connecting to a surface parking courtyard totaling 12 spaces is proposed from 
Loretta Avenue South. This parking is intended to support temporary guests and 
will support the viability of the parkland and retail.”  

While we recognize there are 18 guest parking spots in the underground car 
park, we believe that 12 spaces will not meet the total demand for spaces by 
delivery vehicles along with temporary guests, parkland users and retail users it 
is expected to accommodate. 

Loretta Avenue, Beech Street and Champagne Avenue are narrow residential 
streets, and a more robust drop-off/temporary parking/loading zone is required to 
avoid local streets being overloaded. 

2) High Traffic Volume Generated in the Hub Transition Area 

We are concerned about the amount of traffic that 143+ cars will generate on 
local streets that are already stressed by the traffic generated by the tall buildings 
already in the area and the anticipated increase in traffic when the New Civic 
Hospital opens in the immediate area. 

The lower intensification of the property as directed by the Secondary Plan would 
ensure that the traffic related to these new residences can be accommodated in 
the north end of the hub area. 

7. FAMILY SIZED UNITS CONCERN 

We are concerned that the Proposed Development continues a trend seen 
throughout the Inner Urban Transect where new developments are not providing 
any 3-bedroom units. The Civic Hospital neighbourhood is a family-friendly 
community with parks, schools and recreation facilities yet, as per Planning 
Rationale 4.7, Site Statistics show, 1% of the proposed units are to be Studio, 
65% will be 1-bedroom, and 34% are to be 2-bedrooms. While it is possible that 
some 2-bedroom units will be large enough for a small family, in general, this 
building has been designed for singles and couples only and that does not 
encourage more families to live in the Inner Urban Transect rather than demand 
single family homes in the suburbs.     

8. SITE PLAN – REQUEST AND INITIAL CONCERNS 
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1) Staff Request 

The Planning Rational notes that they will be applying for Site Plan Control to 
formalize technical aspects of the building operation. We would appreciate 
being included in the public consultation on Site Plan.  

2) Initial Concerns 

i. Concerns regarding mechanical rooftop noise have been raised as there 
have been noise issues with another building owned by the same 
proponent.  

ii. Concerns have also been raised regarding construction-related traffic thus 
we will be seeking assurances that off-site parking will be provided for the 
construction trades. 


