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Introduction
This document is a reference resource for all 
of the research that Strata Planning under-
took in the process of creating the redevelop-
ment plan for the Public Works building and 
surrounding vacant lands at 7 Bayview Road. 

Strata Planning reviewed a variety of reports, 
policies, plans, and other documents to gain 
an understanding of how the redevelopment 
of the Bayview Yards and the heritage Public 
Works building can support the goals of the 
City’s Official Plan and related policies, while 
serving the needs of the community. 

In addition to policies and reports, Strata 
Planning consulted existing developments and 
organizations to develop ideas for the rede-
velopment plan for the Bayveiw Yards build-
ing and site. Successful examples of heritage 
building integration into a new building struc-
ture were also exmained to provide inspira-
tion for any potential additiona to the Public 
Works building. 

A complete list of research elements is pro-
vided in the table to the right.  A summary of 
the key research pieces reviewed during this 
process are included in the subsequent sec-
tions of this report.

Relevant Policies, Plans & Reports

Ottawa 20/20 Growth Management 

Strategy

 - Official Plan

 - Arts and Heritage Plan

 

Secondary Study

 - Bayview/Somerset Area 

   Secondary Plan Study 

 -Heritage Report for the 

   Secondary Plan Study

 -Report to the Planning and   

   Environment Committee 

Transportation Master Plan

Ontario Provincial Heritage Act

Relevant Bylaws

Community Design Plans

 - Carling-Bayview CDP   

 - Wellington West CDP

Hintonburg-Mechanicsville 

Neighbourhood Plan

City Design Guidelines

 - Transit-Oriented Development

 - High Rise Housing Guidelines

 - Urban Design Guidelines

 

Engineering Reports

 - Structural Risk Assessment

 - Building Condition Audit

Heritage Case Studies

Brookfield Place
Bank of Canada
Musée des Beaux Arts
Five Condominiums

Case Studies

The Historic Distillery District
Brantford Arts Block
Complexe Dompark
Artscape: Wychwood Barns
Artspace
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Relevant Plans and Reports
Strata Planning reviewed a variety of re-
ports, policies, plans, and other documents to 
gain an understanding of how the redevelop-
ment of the Bayview Yards and the old Pub-
lic Works building can support the goals of 
the City’s Official Plan and related policies, 
while serving the needs of the Hintonburg and 
Mechanicsville communities. The following sec-
tion provides a summary of the key reports 
and documents that were reviewed during this 
process. Additional relevant documents are 
summarized in Appendix X. 

Ottawa 20/20 Growth Management 
Strategy 

Adopted in 2003, the Ottawa 20/20 Growth 
Management Strategy aims to guide the City’s 
growth and development over a 20-year pe-
riod. The Growth Management Strategy is 
based on seven guiding principles:

· A caring and inclusive city

· A creative city rich in heritage, unique in 
identity

· A green and environmentally-sensitive 
city

· A city of distinct, liveable communities

· An innovative city where prosperity is 
shared among all

· A responsible and responsive city

· A healthy and active city

The Strategy consists of five supporting growth 
management plans, two of which are particu-
larly relevant to the current study: the Official 
Plan and the Arts and Heritage Plan, both of 
which are discussed briefly below. 

Official Plan

The Official Plan provides direction to the 
other four plans that make up the Growth 
Management Strategy. It provides a vision for 
managing the city’s expected growth over the 
next 20 years, and sets out a policy frame-
work to guide future development patterns 
and ensure the sustainability of the city. 

There are a number of relevant policies in 
Section 2.5.5 of the City’s Official Plan that 
set the groundwork for the rehabilitation and 
preservation of the old Public Works building 
at 7 Bayview Road, including:

S. 2.5.5.11 
The City may participate in the devel-
opment of heritage resources through 
acquisition, assembly, resale, joint ven-
tures, tax credits, tax exemptions, or 
other forms of involvement that will re-
sult in the sensitive conservation, resto-
ration, and/or rehabilitation of those 
resources. 

S. 2.5.5.16
As the owner of many heritage resources, 
the City will protect, improve and manage 
its heritage resources in a manner which 
furthers the heritage objectives of this 
Plan and sets an example of leadership 
for the community in the conservation of 
heritage resources, including: 

a. Designating its heritage resources un-
der the Heritage Act where appro-
priate and reviewing all conservation 
plans for their maintenance with the 
Local Architectural Conservation Ad-
visory Committee (LACAC); and 

b. Registering a heritage easement on a 
property to ensure its on-going pro-
tection when ownership is transferred 
from the City to others. 
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Arts and Heritage Plan

Arts

The Arts Plan is centred on five strategic di-
rections for the City to work towards with as-
sistance from other community members, other 
levels of government and private firms. They 
are:

· Broaden public access to the local arts

· Keep Ottawa’s Artists here

· Build creative capacity

· Revitalize public places

· Realize the economic potential of the lo-
cal cultural sector

One of the main shortcomings identified in the 
Arts Plan is the lack of available affordable 
arts space in the City, which can take the form 
of studio, workshop or live/work space. Rec-
ognizing that the Artists in the City are under-
funded and suffer from a lack of resources, 
the Arts Plan focuses on ways to increase the 
level of support, space and funding to entice 
Ottawa’s young and emerging artists to stay 
in the region. Much of the Arts Plan is con-

nected to other aspects of the City’s Official 
Plan, such as revitalization, public access, and 
economic development. 

The City of Ottawa’s Arts Plan acknowledges 
that nurturing arts and culture can have a pos-
itive impact on the revitalization of neighbour-
hoods and cultural districts. One of the main 
initiatives relating to this objective is the de-
velopment of the Quartier des artistes – Arts 
District (QUAD) in the Hintonburg- Mechanics-
ville community. 
Heritage

Ottawa’s Heritage Plan defines heritage as “a 
legacy inherited from the past, valued in the 
present, which helps to interpret, and safe-
guard for the future, which it helps shape.” The 
main focus of the Heritage Plan is the desire 

and need to preserve built heritage resourc-
es, including buildings, cultural heritage land-
scape, streetscapes, and public and symbolic 
civic places. 

The guiding principles of the Heritage Plan 
are:

· Identify, collect and preserve

· Research, interpret and promote

· Build capacity

In terms of Heritage Designation, the City ac-
knowledges the need for the adaptive reuse 
of heritage buildings. The Plan suggests that 
heritage buildings be made available to ac-
commodate cultural and other functions in or-
der to ensure their conservation and mainte-
nance. Further, the Plan suggests that there are 
incentives for private developers to undertake 
the adaptive reuse of heritage buildings.
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Secondary Planning Study

Bayview/Somerset Area Secondary Plan 
Study 

The Bayview/Somerset Area Secondary Plan-
ning Study was carried out in 2004, to es-
tablish a framework for the redevelopment 
of the Bayview Yards and surrounding area 
(which includes the site examined in this cur-
rent study). The Secondary Planning Study 
generated a range of alternative concepts 
for the Bayview Yards and surrounding area. 
Each concept provided a general outline for 
the types and scale of uses on the site, the ap-
propriate urban form, and the financial feasi-
bility. The various concepts were presented in 
a public meeting in October 2004, to identify 
which concept was preferred by the commu-
nity; this became the recommended concept 
in the Secondary Planning Study Plan and 
Implementation Report. 

The recommended development concept was 
approved by City Council in January 2005. 
Working within this approved concept, this 

current study will propose a more detailed 
plan for the old Public Works building and the 
immediately surrounding land. The details of 
the recommended concept for the Bayview/
Somerset Area are outlined below*:

· The existing community of Mechanics-
ville and the new Bayview neighbour-
hood will face each other across a re-
vitalized Laroche Park, which will be 
framed by public streets. 

· Bayview Road is kept in its present 
alignment, and is conceived as the 
community’s “Main Street”. It will have 
ground level retail shops, principally 
focused at the key intersection, with 
five storeys of apartments above. 

· The City Works building on the Bay-
view Yard site will be retained for 
adaptive re-use. 

· A traffic circle is introduced at the in-
tersection of Burnside and Bayview 
Road to slow traffic through the com-
munity. 

· Local roads “fan out” from Bayview 
Road - courtyards will be wider to-
wards the east, where high-rise point 
towers will be located. 

· The south end of the Bayview Yard will 
accommodate a civic facility with pos-
sible residential development above, 
or a mixed-use residential develop-
ment with supporting retail, community 
uses, and offices in the building po-
dium. An enclosed pedestrian linkage 
between the community and the pro-
posed “transit hub” will be integrated 
into the civic facility or mixed-use de-
velopment. 

· Additional park space to serve the 
residents is proposed on the eastern 
edge of the Bayview Yard. 

· An enhanced pedestrian and cycling 
connection between the site, the pro-
posed “transit hub”, the possible na-
tional facility to the east, the surround-
ing communities, and the riverfront 
area is suggested. 
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· In total, this concept proposes approx-
imately 1,470 residential units (with 
the civic use at the south end of the 
Bayview Yard) or 1,590 residential 
units (with a mixed-use development 
at the south end of the Bayview Yard), 
of which 25 percent are intended to 
be affordable housing units in accor-
dance with the Official Plan policies. 

*Taken from the following City of Ottawa web-
site:
 http://ottawa.ca/residents/planning/commu-
nity_plans/completed/bayview/development_
concept_en.html

Secondary Planning Study Recommended Development Concept
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Cultural Heritage and Planning Statement 

The Cultural Heritage and Planning Statement 
prepared for the City of Ottawa in 2004 
addresses key characteristics of the Bayview 
Yards site and the building at 7 Bayview Road 
(the City Works Yard).  It sets the historic and 
cultural context of this site including important 
dates relating to the construction of buildings 
on the site, as well as their various uses over 
time.  This document is the first of its kind in over 
a century that portrayed the area, including 
the Bayview Yards site, as something beyond 
“a dumping ground and industrial site,: (p 1).  
Given the lack of historical documentation, 
much of the information gathered for this 
document came from secondary sources and 
memoires of long-time local residents.

The document gives a comprehensive 
description of the City Works building including 
its dimensions, the construction materials 
used  and design elements.  The building is 
unique and exemplary in Ottawa of the 
modernist industrial/functionalist style.  Some 
of the modernist elements noted are its bold 

structural elements, steel beams and handrails 
and one of its most recognizable features—its 
large single-glazed panel windows set in steel 
frames.  Its massing consists of three stories on 
the North and South wings, and two stories for 
the stable block that joins these two sections.

The authors of this study used the Ontario 
Cultural Heritage Process to evaluate 
the condition of the City Works building, 
assigning it an overall rating of  “Very Good”.  
Based on this assessment, the Planning 
Statement recommends an adaptive re-use 
with conservation of the original materials 
and finishes, as well as the construction of 
complimentary buildings on the site of similar 
style and massing.  Its strongest assets are 
deemed as being its design, context within 
Ottawa as a significant landmark, and the 
integrity of the building itself.

According to this document the Bayview Yards 
and the City Works building are of significant 
value to the City of Ottawa, and are very 
well suited to, and deserving of preservation 
and adaptive re-use. 

Report to: Planning and Environment 
Committee, Ottawa City Council

The objective of the Planning and 
Environment committee’s section of the 
Secondary Study for the Bayview/Somerset 
Planning Area is to review and recommend 
planning actions.  The study resulted in two 
recommendations outlined in this document.  

The first is a development concept  that promotes 
transit oriented development and takes into 
consideration surrounding the neighbourhoods 
of Mechanicsville and Hintonburg, as well 
as significant places like La Roche park and 
Bayview Road, which could develop into a 
local “main street”.  Critical to the success 
of this plan is the connections between the 
main transit hubs and thoroughfares of the 
Transitway, Scott Street and the Nort-South LRT.

The second recommendation, the “Proof of 
Concept” environmental scan is an adjunct to 
the first recommendation, to pursue a more 
detailed environmental assessment of the 
property, search for brownfield remediation 
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funds, study precedent cases and compare 
the benefits of selling the land to developers, 
versus having the City retain ownership and 
remediate and develop the property itself.

This document also states that Council should 
approve the Secondary Study, and its 
planning and design framework to guide 
development in the study area.  It supports 
the two recommendations.  It further states 
that the recommended development concept 
is compatible with Ottawa’s Official Plan 
policies for mixed use development, which 
specifically designates the Bayview Yards and 
surrounding area as a mixed-use centre for 
future development.  At the time of publication 
in 2004, it was also recommended that further 
feasibility studies be conducted that consider 
the proposed light rail system, as well as 
the environmental condition of the property.

Signature large single-glazed panel 
windows set in steel frames

Transportation Master Plan 

In 2008, the City of Ottawa Council approved 
a new Transportation Master Plan that pro-
vides an overview of the current transporta-
tion system and travel patterns, and identifies 
strategic directions for the future provision of 
transportation facilities and services through-
out the City by 2031. The Transportation Mas-
ter Plan maintains a strong focus on increasing 
the share of active and collective modes of 
transportation, through integrated land-use 
and transportation planning, the development 
of pedestrian- and cyclist-friendly communities 
and infrastructure, and the expansion of pub-
lic transportation infrastructure and services.

Several key elements of the new Transporta-
tion Master Plan set the stage for the future 
redevelopment of the Bayview Yards. One of 
the key principles of the Plan calls for transit-
oriented development at transit nodes, along 
transit corridors, and in areas designated as 
Mixed-Use Centres, such as the Carling-Bay-
view area. The Plan also requires the con-
struction of a pathway connecting the Bay-

view Station to the multi-use pathway along 
the Ottawa River Parkway. In addition, the 
new Transportation Master Plan puts forward 
plans for the construction a new rapid transit 
network that will consist of two separate Light-
Rail Transit (LRT) corridors, which will intersect 
at the Bayview Station: (1) the East-West LRT 
line that will run along the path of the existing 
bus Transitway corridor from Tunney’s Pasture 
to Baseline, and (2) the North-South LRT line 
that will expand LRT services and infrastruc-
ture along the existing O-Train corridor from 
Bayview to South Keys. The construction of 
these two rail corridors will make the Bayview 
Station an integral part of Ottawa’s transpor-
tation network, as it will serve as a link be-
tween the East-West and North-South rail lines. 

Proposed Bayview Station Design
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Carling-Bayview CDP Study Area

Public Works Building 
Redevelopment Site

Community Design Plans

As outlined in the City’s Official Plan, any 
area that is designated as a “Mixed-Use Cen-
tre” or a “Traditional Mainstreet” is required 
to undergo an assessment to develop a Com-
munity Design Plan (CDP). Currently, there are 
two CDPs that affect the future development 
of the Bayview Yards, both of which are de-
scribed below.

Carling-Bayview Community Design Plan

The purpose of the Carling-Bayview CDP is 
to develop a community vision and design 
framework for the portion of the proposed 
North-South LRT corridor between the pro-
posed Bayview and Carling transit stations 
(see Carling-Bayview CDP area map). The 
focus of this CDP is the underutilized proper-
ties in the designated Mixed-Use Centres ad-
jacent to the North-South LRT corridor. 
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The Carling-Bayview CDP identifies potential 
issues and opportunities for future develop-
ment along the proposed North-South LRT 
corridor:

· General issues and opportunities in-
volve creating and strengthening link-
ages (e.g., links to surrounding neigh-
bourhoods, the Ottawa River, and 
active transportation infrastructure), 
and ensuring the compatibility of new 
development along the corridor with 
surrounding neighbourhoods (e.g., ap-
propriate density, transitions between 
new and existing development)

· Station integration issues and oppor-
tunities relate to place-making (e.g., 
through coherent design, the preser-
vation of view corridors, the support 
of neighbourhood infrastructure and 
services, and the incorporation of pub-
lic art), and ensuring affordable and 
sustainable development (e.g., reduced 
automobile dependence, affordable 
housing and commercial spaces, and 
sustainable building design) 

· Station-specific opportunities and issues 

include addressing grade differences, 
creating a pedestrian friendly environ-
ment, and creating a mixed-use node

The CDP also outlines a design framework for 
the development adjacent to each of the fu-
ture LRT stations examined in the study. The 
key objectives for the Bayview/Somerset Sta-
tion include: 

· Addressing current grade differences, 
such as that created by the Scott Street 
overpass, by bringing building fronts 
closer to the street as this area is de-
veloped

· Ensuring connectivity between new de-
velopment at the Bayview Yards and 
the existing neighbourhoods, while pro-
tecting the stability of existing residen-
tial areas

· Carefully designing of the multi-modal 
Bayview/Somerset transit station to en-
sure easy transition between modes 

· Retaining important public facilities and 
open space, and extending multi-use 
trails

· Preserving significant view corridors
Carling-Bayview CDP Built Form Concept

Public Works Building Redevelopment Site
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WELLINGTON STREET WEST COMMUNITY DESIGN PLAN

8
Figure 1-1: Study Area

Wellington Street West CDP Study Area

Public Works Building 
Redevelopment Site

Wellington West Community Design Plan

A CDP was undertaken for Wellington Street 
West as it has been designated as a “Tra-
ditional Mainstreet”, and development along 
the corridor has sparked interest among local 
residents and businesses concerning the area’s 
character, aesthetics, functionality, and zon-
ing.  The CDP details design guidelines, com-
munity consultative processes and implemen-
tation guidelines that address the following 
elements of Wellington Street West CDP area 
(see Wellington Street West CDP area map):

· Urban design and zoning 

· Land development proposals

· Public open spaces and community link-
ages

· Streetscape and road corridor im-
provements

· Civic initiatives, including public art
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The CDP provides a design framework for 
guiding development that takes into consider-
ation design elements that will complement the 
existing physical, spatial and land-use charac-
teristics along Wellington Street West and the 
surrounding area. The CDP’s design framework 
is organized into seven design goals:

· Uphold existing diverse land-use mix 
while allowing for and anticipating social 
and environmental change, and enabling 
development to respond accordingly

· Prioritize the enhancement of public 
space and movement between and with-
in it (including squares, parks, rights-of-
way, pedestrian networks), as well as 
safety and beautification efforts 

· Strengthen the traditional urban fabric 
by maintaining traditional aesthetics re-
garding streetscape, building style and 
scale, and proper placement of parking 
facilities, using green and sustainable 
techniques to achieve this goal whenever 
possible

· Strengthen Mainstreet nodes and gate-
ways to strengthen the area’s character, 
and attract local users and visitors

· Protect and create significant views by 
ensuring development does not obstruct 
views of significant landmarks, by creat-
ing architectural works of visual beauty 
that compliments local features, and by 
mitigating existing negative views

· Create links and corridors between plac-
es of architectural and cultural signifi-
cance

· Promote active transportation through 
safe and friendly measures

Hintonburg-Mechanicsville Neighbourhood 
Plan

In 2006, the Hintonburg and Mechanicsville 
neighbourhoods were chosen by the City of 
Ottawa as the urban pilot for the Neighbour-
hood Planning Initiative (NPI) process, in an at-
tempt to develop a new approach to commu-
nity planning. A neighbourhood plan has three 
key objectives: (1) to provide a “portrait” of 
the community’s strengths and weaknesses at a 
given point in time; (2) to provide an inventory 
of the neighbourhood’s needs, desired direc-
tion for the future, as well as the neighbour-
hood’s concerns for the future; and (3) to act as 
a planning tool by describing the community’s 
vision for the future of the neighbourhood and 
providing an action plan of how to realize this 
vision. 

The timeframe for the Hintonburg and Mechan-
icsville NPI spanned from 2006 to 2009. Dur-
ing this time, City staff members worked closely 
with community representatives, and local resi-
dents and businesses to develop a vision for 
the future of the Hintonburg and Mechanicsville 

WELLINGTON STREET WEST COMMUNITY DESIGN PLAN

55

  Demonstration: View looking east from Carleton   Demonstration:  View east from Holland

  Demonstration: View west from east ofParkdale   Demonstration: View west from east of Bayview along Wellington

View onto Wellington West from Bayview Road
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Residential  Streetscape in Mechanicsville

neighbourhoods and to prepare an action 
plan to realize this vision. The Neighbourhood 
Plan Continuity Task Force (CTF), a group of 
community representatives, was created to 
move the NPI forward. A total of 170 meet-
ings and events were held from 2006 through 
2009. The City released the Neighbourhood 
Plan for Hintonburg and Mechanicsville in 
February 2010.

 The Neighbourhood Plan provides a compre-
hensive analysis of the area’s strengths and 
character, as well as an assessment of the ex-
isting needs of the community (discussed ear-
lier in the Context). The plan also sets out a 
series of recommendations related to various 
aspects of the community, including: heritage, 
arts and culture, planning and development, 
green space and infrastructure, and commu-
nity facilities and services.  Two of the recom-
mendations generated in the Neighbourhood 
Plan are of direct relevance to this current 
project: 

· Recommendation #3 (heritage): “Final-
ize the designation of the City Works 
building (7 Bayview Road).”

· Recommendation #13 (arts and cul-
ture): “As opportunities present, up-
grade existing municipal assets, per-
haps including such buildings as … 
the City works buildings on Bayview 
Road, … to create new dedicated art 
or performance spaces and cultural 
programming...”

City of Ottawa Design Guidelines

Urban Design Guidelines

Published in 2007, the goal of the City of Ot-
tawa’s Urban Design Guidelines is to outline 
a set of standards for evaluating the func-
tional and aesthetic merits of new develop-
ment projects. Ottawa’s Design Guidelines 
are organized in 24 themes under the City’s 
six design objectives, derived from the Of-
ficial Plan. The applicable elements of each 
design objective to our plans for the site are 
summarized below.

· Create Unique Communities: Our plan 
will highlight significant view planes on 
the site and create focal points around 
clearly defined public spaces that in-
corporate public art and integrate 
symbols of the building’s identity.  

· Promote Quality Development: Any 
proposed rehabilitation of the Public 
Works building or future development 
on the site will feature a creative archi-
tectural form and a site design that min-
imizes negative impacts (e.g. parking) 
and is designed to last for generations. 
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· Enhance Safety and Accessibility: Con-
nections and linkages on and off the site 
will be designed to be beautiful spaces 
that maximize convenience and safety 
for users. 

· Respect Established Character: The 
adaptive re-use of the site will respect 
the history and character of the Public 
Works building. 

· Integrate Adaptability and Diversity: 
Proposed capital improvements will be 
designed to ensure adaptability so that 
the Public Works building may accom-
modate a mixture of uses and respond 
to future changes in demand for par-
ticular needs. 

· Protect Natural Systems: The plan will 
incorporate measures to preserve and 
protect the natural features on and ad-
jacent to the site. Also, any proposed 
development will strive to achieve a 
minimum level of “green” amenities and 
features. 

Transit-Oriented Development Guidelines

Also published in 2007, the Transit-Oriented 
Development Guidelines are intended to pro-
vide a clear set of design and review process-
es for creating transit-oriented development 
(TOD) projects. The Official Plan stipulates 
that TODs are planned for mixed-use centres 
and town centres near major transit nodes in 
Ottawa.  The Guidelines are divided into six 
sections and each of these sections will be de-
scribed below in regards to the redevelop-
ment plan for the Public Works Building at the 
Bayview Yards. 

· Land Use: The redevelopment plan will 
function as a multi-purpose destination 
that incorporates a variety of land uses, 
including housing, employment, and 
community amenities. 

· Layout: Proposed buildings will be ori-
ented to promote walkability through 
the site and designed to create a tran-
sition in scale. 

· Built Form: Buildings higher than 4-5 sto-
ries will be stepped-back to maintain a 
human scale along multi-use pathways 

and highly visible landmarks (e.g., pub-
lic art) will be used to orient pedestrians 
through the site. 

· Pedestrians & Cyclists: Pedestrian and 
cyclist infrastructure will be designed to 
maximize safety, convenience, and en-
joyment for users. A variety of materi-
als will be used to demarcate routes for 
different modes. 

· Vehicles and Parking:  The minimum re-
quired parking spaces will be provided 
out of the path of pedestrians and lo-
cated underground, if possible. We will 
investigate the possibility of reducing 
parking requirements in lieu of cycling 
infrastructure. 

· Streetscapes and Environment: Our plan 
will incorporate streetscape features 
that will maximize the safety, conve-
nience, and enjoyment of users. In our 
plan, seating will be provided at key 
focal points and trees will be located to 
create a tree-lined canopy. 
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Urban Design Guidelines for High-Rise 
Housing

Approved by City Council in 2009, the Ur-
ban Design Guidelines for High-Rise Housing 
establishes the standards for evaluating the 
design for buildings with heights of ten stories 
or more. The objectives of the Guidelines seek 
to address the compatibility and relationship 
between buildings. 

· Context: Any proposed high-rise de-
velopment on the site will be designed 
to integrate with the surrounding con-
text and maintain desirable building 
lines and views.

· Built Form: The proposed form and 
massing of any new buildings will 
respond to the particular site char-
acteristics with the aim of supporting 
human-scaled streetscapes. 

· Pedestrians and the Public Realm: The 
redeveloped site will feature barrier-
free pedestrian links with good tree 
coverage and plenty of opportunity 
for sitting and lingering.

· Open Spaces and Amenities: Open 
spaces and courtyards around build-
ings will be designed to host a range 
of amenities and uses for private and 
public purposes. These spaces will be 
oriented to maximize exposure to 
daytime sun. 

· Environmental Consideration: Propos-
als for new buildings on the site will 
incorporate passive and active envi-
ronmental technologies, such as green 
roofs, geothermal heating, and ener-
gy efficient materials.  

· Site Circulation and Parking: The site 
will feature a minimum requirement 
for parking (in lieu of biking infra-
structure). All parking facilities will be 
located out of the way of important 
focal points or underground. 

· Services and Utilities: Passage for ser-
vicing and garbage trucks will be pro-
vided in a manner to maximize their 
ease of travel on the site and minimize 
their visual impact. 

The Currents located at the corner of Holland 
and Wellington West is a striking example of a 
Ottawa’s High-Rise Housing Guidelines at work
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Relevant By-laws

Strata Planning reviewed several City of Ot-
tawa by-laws to inform our decision-making 
process in the creation of a redevelopment 
plan for the site at 7 Bayview Road. A sum-
mary of the key elements drawn from these 
by-laws is provide here.

Parks Dedication By-law

Specifically, we consulted by-law No. 2009 
– 95, regarding the dedication requirements 
for parks and public recreational space. As 
stipulated under Part 2, “Conveyances and 
Payments” we have allocated 10% of the site 
to parks and public space.

Zoning By-law Summary

The existing zoning for the site is Industrial 
General (IG1[1282]).  The permitted uses in 
this site range from light industrial, to automo-
bile body shops, storage yards, or waste pro-
cessing. However, the Carling-Bayview CDP 
identifies the Bayview Yards as a site for a 

“Mixed-Use Centre” to support transit-orient-
ed uses around the future redevelopment of 
the Bayview Station. The appropriate zoning 
to support this site as a mixed-use centre has 
not yet been approved by the City. 

In light of this, we propose the designation 
of the site as a “Mixed Use Centre Zone” 
as outlined in Part 10, S. 191 – 192 of the 
City of Ottawa Zoning By-law 2008-250. 
The purpose of this zone is to accommodate 
a variety of transit-supportive uses, including 
offices, education facilities, community recre-
ation, leisure and entertainment uses, as well 
as medium- to high-density residential devel-
opment. This zoning designation includes the 
specific provisions outlined in Table 191 of 
the by-law.  The application or combination 
of any of the MC Subzones is appropriate for 
the Public Works building and the surround-
ing vacant land, depending on if and how the 
land is subdivided. 

We also looked at individual sections of the 
zoning by-law to ensure that our proposals 
meet specific City of Ottawa provisions. For 

example, in Part 3 ‘Specific Use Provisions’ of 
the by-law, we addressed the requirements 
for community gardens (S. 82), small batch 
breweries (S. 89), and car sharing services (S. 
94). 
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The City of Ottawa’s Heritage 
Designation Program and the 
Ontario Heritage Act

The City of Ottawa’s Heritage Designation 
Program – a program under the subsection 
of Built Heritage in the City’s Planning 
department—responds to an increased 
awareness for the preservation of buildings 
and sites of historical, architectural and cultural 
value in Ottawa.  Heritage designation is guided 
by the Ontario Heritage Act, which grants 
municipalities the power to designate heritage 
status to buildings that meet certain criteria.

The Ontario Heritage Act defines “heritage 
attributes” are those which contribute to the 
“cultural heritage value or interest” of a 
building or property.  Recommendations are 
made by the Ontario Heritage Trust, which is, 
amongst other things, tasked to advise and 
make recommendations on matters relating to 
the conservation, protection and preservation 
of Ontario’s heritage, and to support, 
encourage and facilitate its conservation, in 

particular as they relate to the preservation, 
maintenance, reconstruction, restoration 
and management of buildings of historical, 
architectural, archaeological, recreational, 
aesthetic, natural and scenic interest.  The 
Trust may also enter into agreements with 
owners of properties of heritage significance.

A review of the powers and responsibilities 
of the Ontario Heritage Act show how they 
might empower the Ottawa Built Heritage 
Advisory Committee to identify and designate 
properties of heritage significance in the City 
of Ottawa.  Of particular importance to the 
study of the Bayview Yards is Section IV of the 
Ontario Heritage Act.  It states that the City 
may protect properties of cultural heritage 
value or interest through individual designation. 
By designating properties of heritage value, 
City Council ensures their protection for the 
benefit of present and future generations.  In 
addition, the register may include properties 
that have not been designated, but that the 
council believes to be of value or interest.  
The council of a municipality may by by-law 
establish a municipal heritage committee 

to advise and assist the council on matters 
relating to heritage preservation.  This section 
essentially allowed for the creation of the 
Ottawa Built Heritage Advisory Committee. 

Additionally, the Ontario Heritage Act sets 
forth the rules governing how a property 
with Heritage designation may be altered, 
including redevelopment, demolition and 
measures to ensure its historical, architectural 
and cultural integrity.  It also outlines the 
consultative process that must take place to 
allow the council to make decisions concerning 
alteration of the property or building. The 
Ontario Heritage Act, and how it relates to 
the City of Ottawa’s Heritage Preservation 
Program is an important document to consult 
in order to understand how the Bayview 
Yards property may be developed, and 
what processes must be set in motion in 
order to achieve the desired proposal.
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Engineering Reports

Condition Audit

A condition audit was preformed on the 
building structure and envelope. The report 
states that the building foundation and framing 
is in good condition consistent with the age of 
the building. Although the building itself is 
reported to be in good condition, the same was 
found of other parts of the building. The roof 
is suffering from years of not being attended 
too, which has unfortunately led to moisture 
damage throughout the building.  The windows 
are also in a deteriorating and have many 
areas that are broken and allowing moisture 
to seep into the building.  The recommendation 
of the report is that if the building is to be 
used it must undergo a stabilization measures 
that include: re-roofing, roof structure repairs, 
brick repair, window sill and parging repairs.  
The report estimates the cost of retrofitting 
the building to be $1-2 million dollars, 
excluding mechanical and electrical costs. 

The report does provide some positive 
forecast for the building as it states that 

due to the generally sound condition of the 
foundation and floor structure, the building 
could be reused as part of a renovated 
structure.  The report warns that one 
hindrance to renovating the building is that 
there is limited basement space. Additionally, 
the building will have to undergo substantial 
seismic upgrades which would involve building 
new bracing frames and and building 
anchors.  Unfortunately the report concludes 
by saying that it may be more cost effective 
to demolish the building than to renovate it. 

Risk Assessment 

One of the main concern regarding risk 
assessment, as identified in the report, is that the 
building is not necessarily considered stable if 
there were to be significant seismic activity in 
the area. Although the level of probability of 
this event occurring is considered low, the impact 
it would have on the structure is considered 
severe.  A second series concern identified in 
the report is masonry spralling, due to the age 
and the condition of the building this issues 
as been identified as being very probably 

and well as severe. The other risks identified 
in the report (water infiltration, concrete 
delamination, corroded structural elements) 
all feed into the one major concern identified 
in the building: the weak structural element. 

Interior of the Bayview Building (2011)
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Heritage Integration Case Studies
Brookfield Place, Toronto

The Brookfield Place, formerly known as the 
BCE Place, located in Toronto is sets an exem-
plary precedent for how heritage buildings 
can be preserved while adapting to modern 
trends. Located in the heart of the city’s finan-
cial district, a 53-storey office tower was built 
to incorporate a historic street block from the 
19th century. The historic streetscape is pre-
served in the inner courtyard of the larger, 
new building. Brookfield Place has succeeded 
in creating an interesting and effective juxta-
position of styles from different eras. 

Bank of Canada Building, Ottawa

The Bank of Canada building presents a stun-
ning example of heritage integration in Otta-
wa. The entire historic bank building has been 
preserved, and a glass atrium wraps around 
the back of the historic building, connecting 
two 12-storey glass towers that frame either 
side of the historic building. 

The new towers provide additional space for 
offices, which benefit from exceptional views 
of the city and an abundance of natural light. 
One of the most notable features of the build-
ing is the large tropical garden courtyard lo-
cated in the central atrium, providing a beau-
tiful space to for Bank visitors and employees. 
In fact, the Bank of Canada building was 
named one of the top 500 buildings to be 
built in Canada in the last millennium.Brookfield Place in Toronto integrates the 

exiting heritage building as a key focal 
point of the newly built structure

Troptical garden courtyard in the interior 
atrium of the Bank of Canada building

A new glass tower sturcture wraps around the 
historic Bank of Canada building
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Canadian Art Pavilion – Musée des 
Beaux-Arts de Montreal

The Musée des Beaux-Arts de Montreal re-
cently expanded to incorporate a new pa-
vilion. To create this new space, the Museum 
transformed the Erskine and American Church, 
a notable heritage building, into a remark-
able example of a hybrid between modern 
and heritage architecture. 

The modern addition blends flawlessly into 
the existing heritage building, which now acts 
as an attractive, human-scale entrance and 
streetscape. The project includes five new ex-
hibition halls and an underground gallery that 
links the existing museum to a new concert hall 
located in the preserved church. The top level 
of the new structure has a glass roof and walls 
which provide a tremendous amount of natu-
ral light and an excellent view of the city. As 
part of the project, the historic church’s enve-
lope and interior finishes were restored and 
the exterior walls were repaired. 

Five Condominiums, Toronto

In Toronto, developer Graywood Develop-
ments LTD has proposed the construction of a 
45-storey glass and steel condominium tower 
comprising 412 residential units. The project 
will be built above three existing heritage 
buildings located at 11 Saint Joseph Street 
and 9-25 Saint Nicholas Street. 

The historic buildings will be redeveloped to 
accommodate approximately 30,000 sq. ft. 
of retail and amenity space. The new tower 
structure will be built behind the heritage 
street façade and will be set back from the 
street to ensure that the human-scale of the 
heritage façade is maintained. 

Rendering of Five Condominiums, Toronto

The Musée des Beaux-Arts de Montreal is a 
well-known example of heritage integration
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Location: Toronto, ON

Established: Originally 1832;  
Redeveloped 2003

Landowner: Cityscape Holdings Inc.

Management: Dundee Reality 
Management Corp. 

Governance Structure: Private
Government Funding: No

Size: 556,000 square feet

Features: Historic district that pre-
serves many of the original buildings, 
mixed-use, focuses on independent 
restaurants, cafes, galleries, anchored 
by a brewery, market condominiums. 

Beginning:

The Distillery District was the original site 
of the Gooderham and Worts Distillery, 
founded in 1832. By the late 1860s 
the Gooderham and Worts Distillery 
was the largest in the world. Due to de-
industrialization, the Distillery was closed 
and left vacant in the late 20th century. 
In 2001, Cityscape Holdings Inc. bought 
the land and began the redevelopment 
process. 

Mandate:

In the redevelopment plan there are a 
number of different, yet complementary, 
mandates. First of all, the purpose of the 
redevelopment was to preserve the historic 
site. Many of the building are designated 
as heritage buildings. Secondly, the 
intention was to create a vibrant, pedestrian 
friendly, mixed-use environment that could 
be enjoyed by residents and tourists alike. 
Finally, the project ensured that local and 
independent businesses and artists are 
represented in the development. In order to 
execute this mandate, the owners refuse to 
lease space to any chain businesses. 

Relevant Case Studies
The Distillery Historic District

20



Organizational Structure: 

Most of the project is held in commercial 
leases managed by the developer. 
However, ArtScape leases space for 63 
work and retail studios, offices, rehearsal 
and performance spaces for artists, and 
creative entrepreneurs.   

Applicability:

This project applies to the potential 
redevelopment of the Bayview Yards in 
various ways. First, the project is a heritage 
adaptive reuse project that incorporates a 
number of designated heritage buildings. 
Second, a main focus of the project is on 
creating space for local artists to showcase 
their work. Finally, the project is mixed use in 
nature, combining restaurants, galleries and 
high-rise housing in a very effective way. 

Sample Tenants:

Mill Street Brewery
CUBE Works Studios

Dish Gallery and Studios
The Martini Club International

Corktown Designs
Canadian Dance Assembly

Dance Makers
Brick Street Bakery
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Beginnings:

In 2006, key members in the Brantford 
community rallied together to redevelop 
a block of empty storefronts and create 
artist studios in the struggling downtown. 
The Brantford Arts Block officially started 
with some small community events that 
coincided with the opening of a new square. 
Eventually the organization was awarded 
a Trillium Grant in order to fund space for 
the organization and local artists. They 
also received other grants that allowed 
them to hire local university students as 
interns to run summer arts programs. 

Brantford Arts Block
Location: Brantford, ON

Established: 2006

Landowner: Union Gas & King &Benton

Management: Brantford Arts Block

Governance Structure: Not-For-Profit

Government Funding: Trillium Grant

Size: 20,000 square feet

Leasing Rate (Building): $1 per year

Features: Community artist space, an 
art gallery, a music venue, artist studios, 
a place to read poetry, a multi-media 
resource center

Mandate:

Recently, Brantford Arts Block signed a lease 
for a 20,000 square foot building.  The new 
facility will house a variety of community 
and arts-supportive spaces, including: 
a theatre, galleries, studios, community 
meeting space, and a roof-top garden. One 
of the main objectives of the organization 
is  to ensure community participation in the 
redevelopment project. 
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Organization:

The Brantford Arts Block is a membership-
based non-profit that offers benefits such 
as discounts at select local businesses. 
These membership benefits not only help 
the organization but, also help with further 
investment and exposure of other local 
businesses, which helps regenerate the 
entire community.  There are now over 200 
members. 

Applicability:

This project is an example of how a 
community-based, non-profit, can provide 
affordable art space. This development 
is also an example of how community art 
initiatives can help spark reinvestment in 
the surrounding community. 

Sample Tenants:

Mohawk College
Cardinal Glass Studio

Tops Restaurant
ATS Staffing

Crazy Bill’s Convenience
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Complexe Dompark
Location: Montreal, QC

Established: Originally 1903; 
Redeveloped 1995

Management: Gestion immobiliere 
Quo Vadis

Governance Structure: Private

Rental Rates: Approximately $24 per 
square foot, per year

Features: A historic industrial build-
ing with 18 foot ceilings, ‘Communoloft’ 
space which offers turn key spaces for 
creative businesses

Mandate:

The mandate of Complexe Dompark was 
to convert an old industrial building into 
a work environment that responds to the 
flexible needs of creative businesses. The 
complex offers turnkey services to various 
types of businesses looking for adaptable 
space. Within the building there are custom 
studios with 16 to 18 foot ceilings that are  
in a perfect location for ‘new economy’ 
related businesses. The complex brings 
together a number of businesses that can 
utilize each other’s services. For instance, 
there is a marketing firm that other 
businesses can use for marketing purposes. 

Beginnings:

The historic building was a originally an 
industrial building located on the Lachine 
Canal in the historic industrial hub of 
Montreal. 
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Organization:

The Complexe Dompark is operated by a 
property management company that holds 
the leases for all of the commercial tenants. 
The management company provides all 
tenants with access to a private gym, 
a concierge services and information 
technology services.

Applicability:

This development demonstrates the 
versatility of uses that can be integrated 
into an industrial warehouse (similar to the 
Bayview Building). Dom Park is an example 
of flexible business lofts, incorporating 
creative uses such as a photography studio. 
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Location: Toronto, ON

Established: Artscape 1986, Wych-
wood Barns 2008.

Management: Artscape

Governance Structure: Private

Rental Rates: Land Leased for $1 per 
year, Artist Live/Work Studios rent is 
based on income.

Features: LEED Gold Development, Flex-
ible Community Space, Community Kitch-
en, Affordable Artist Live/Work Studios.

Artscape: Wychwood Barns

Beginning:

In 1986, the Toronto Arts Council created 
Artscape in response to concern with the 
increasing displacement of artists and art-
ist studios, because of the rising rents due 
to gentrification. At this time there was a 
significant real estate boom in Toronto and 
affordable spaces for artists were near-
ly non-existent.  Artscape’s mission at the 
time of its inception was to help provide 
affordable live/work spaces for artists. 

In the early 1990s, when the real es-
tate market slowed during the recession, 
Artscape entered the real estate develop-
ment business with their first project that 
provided affordable work studios for art-
ists. Then in 1994, Artscape expanded 
their scope to providing affordable hous-
ing for artists as well. 

Mandate:

Since its creation, Artscape has dramatical-
ly expanded to help with many aspects of 
creative redevelopment and regeneration 
in Toronto. While their main goal is to trans-
form underutilized buildings into affordable 
spaces for artists to live and/or work, their 
mandate has extended to include all cultural 
workers involved in all media. These include 
painters, sculptors, musicians, dancers, and 
organizers. Not only has the scope of who 
Artscape assists expanded, but so has the 
extent of the services that they provide. Now, 
Artscape has participated in developments 
that include sustainable development mea-
sures, urban agriculture, community spaces, 
spaces for non-profit organization, and of-
fice spaces for cultural workers.
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One of the main tenants of Artscape is 
to work with communities as opposed to 
top-down imposed redevelopment. The 
developments that Artscape participates 
in, while being culturally focused, also look 
to extend benefits to the larger community 
including those not necessarily involved in 
the arts themselves. In doing so, many of 
the projects led by Artscape have served 
as a catalyst for overall neighbourhood 
redevelopment, growth, and transforma-
tion such as in the West Queen West, Lib-
erty Village and Distillery Historic District 
neighbourhoods in Toronto.  Artscape was 
a pioneering force in many of the now vi-
brant art-centric neighbourhoods in Toron-
to.

27



Example Development: 
Wychwood Barns

In 2008 the Wychwood Barns officially re-
opened to the public as a new community 
centre in Toronto, ON. This adaptive reuse 
initiative was spearheaded by the City of 
Toronto, Artscape, and the Stop Community 
Food Centre and is viewed as a triumph of 
community involvement, creative develop-
ment and historic preservation in the city. 
 
The Wychwood Car Barns are the oldest 
surviving car barns in the City of Toron-
to and, until their renovation, were sitting 
vacant. There was much discussion about 
what to do with the historic buildings, in-
cluding tearing them down, but through a 
partnership and community consultation 
and design workshops, they are now an re-
nowned arts and environmentally focused 
community centre. 

The barns themselves are 60, 000 square 
feet and consist of five garages surround-
ed by four acres of yards formerly used 

Artscape: Wychwood Barns (Continued)
for storage. When the barns were reno-
vated the storage yards were converted to 
park space for the community to use. 

There is a large focus on environmental 
sustainability. Firstly, the redevelopment it-
self is the first Canadian Heritage Building 
to receive LEED Gold Certification. Ninety 
percent of demolition materials were ad-
verted from landfills and much of the ma-
terials used in the renovation were recycled 
and local. Also there are environmentally 
sustainable aspects built into the project 
itself such as a one-acre roof that allows 
for water to be harvested for toilet water 
and irrigation.  The project has also been 
designated a transit oriented development. 

Although the actual physical renovation of 
the building itself was remarkable it is the 
programing and facilities within the build-
ing that are the true success story.  Spear-
headed by Artscape, the barns provide 
live/work artists studios that are now home 
to 26 artists and their families and an ad-
ditional 17 individual artists. The barns 

also provide space for nonprofit arts and 
environmental organizations. 

Along with space for individuals and spe-
cific groups, the barns also act as a commu-
nity hub for arts, culture, and the environ-
ment. There is a covered street barn that 
houses space that can be rented (for an af-
fordable price) that can act as a market 
place for arts and other vendors to display 
their work.  There is a community barn that 
houses space for organizations, non-profit 
groups and rehearsal space. 
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Applicability:

The organization and the Wychwood Barns 
project applies to the potential redevelop-
ment of the Bayview Yard site for a num-
ber of reasons. First of all Artscape is a re-
nowned organization for helping artists find 
affordable studio and live/work space. It 
should be seen as an example of how an 
arts organization can be involved in the real 
estate development industry. Secondly, the 
Wychwood Barns project is an exemplary 
for the adaptive reuse of a historic build-
ing the combines community space, live work 
space and environmentally sustainable build-
ing practices. 
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Artspace
Location: Winnipeg, MB

Established: Building 1903; Organiza-
tion 1984
Landowner: Government of Manitoba
Governance Structure: Private with Pub-
lic Subsidies

Rental Rates: $7.25 per square foot 
annually 

Features: Management group that of-
fers support and administrative services 
to artist groups. 

Their Beginning:

Artspace was created in 1984. It is an 
arts service centre that was created 
to support artist, arts organizations 
and the general community. Artspace 
is known for having developed the 
Artspace building, located in the Ex-
change District, which they now manage. 

Artspace is located in the historic Gault 
Block which was built between 1900 and 
1903.  For the redevelopment of the 
building, Artspace created fundraising 
programs and asked for material dona-
tions from the community. 
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Mandate:

Artspace is an not for profit arts service 
organization that supports it’s member-
ship with administrative services, afford-
able studio and exhibition space and 
administration space.  The building houses 
eighteen local arts and cultural organiza-
tions. Tenants of the building benefit from 
below market rent, shared services such 
as a boardroom, lobby, photocopier, and 
postage machine which helps to facilitate 
the sharing of resources and services be-
tween organizations in the building. 

Organization:

Artspace is governed by a twelve per-
son not for profit board of directors, of 
which seven of them are representatives 
of member organizations. Staff is hired 
to manage the building and provide 
services to the arts community. Due to the 
nature of the organization, that being an 
arts service organization, Artspace does 
not produce art themselves but supports 
artists. The organization offers adminis-
trative services. 

Applicability:

This case study applies to our project be-
cause it is a historic building that has been 
redeveloped for the purpose of an arts 
organization. The organization itself has 
been very successful and can serve as an 
example of how the building can be devel-
oped for a wide variety of cultural services 
and managed in an effective way. 

Sample Tenants:

Association of Manitoba Book Publishers
Jazz Winnipeg

Manitoba Arts Network
Manitoba Library Association

Manitoba Writer’s Guild
Rhubarb Magazine

Winnipeg Film Group
On Screen Manitoba

Turnstone Press
Bryan Johnson Creations
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