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Executive Summary

This document provides a detailed overview of the 
concept and site plan proposed by Groundwork 
Consulting Inc. for the Oak Street site in central 
Ottawa.  The 13.5-acre site, currently owned by 
Public Works and Government Services Canada 
(Public Works), is likely to be declared surplus 
and transferred to a new owner within the next 
several years.  The prospect of major changes 
to this underused property represents a major 
opportunity for local organizations and interests, 
particularly from the nearby Chinatown and 
Little Italy neighbourhoods, to influence the site’s 
redevelopment.

Groundwork worked on behalf of the Preston Street 
Business Improvement Association (BIA) to propose 
a site plan and a potential governance structure for 
the property.  The work included the following main 
activities:

• Research into the neighbourhood and policy 
context of the site, including census information, 
existing community plans, and non-governmental 
studies and surveys;

• Research into potential governance structures for 
many of the uses envisioned for the site, including 
farmers’ markets, artists’ space and new housing 
developments;

• A visioning workshop with community 
stakeholders, which gathered information on 
local assets, needs and priorities for the site;

• Proposal of a concept plan outlining the location 
of, and interactions between, the major uses 
envisioned for the site;

• Proposal of a site plan outlining the specific 
placement and size of buildings and other 
facilities;

• Proposal of Canada Lands Corporation (CLC) 
as the most suitable developer for the site as a 
whole, and of other potential partnerships for 
specific uses and facilities.

The resulting plan is geared towards creating a 
dynamic community node that draws in both 
local residents and visitors from outside the 
neighbourhood.  Key features include:

• A grocery store and farmers’ market square,

• A neighbourhood core with a community park,

• An artists’ enclave with outdoor performance and 
gathering space,

• A civic node featuring a municipal concert hall 
and branch library, and

• Dedicated warehouse and office space for Public 
Works.  

The whole redevelopment is linked together by 
pedestrian-friendly shared streets and public 
spaces, cycling connections—including a footbridge 
to Hintonburg—and a focus on sustainable 
architecture and green design.  This new Marco 
Polo Mixed-Use Urban Village is to be a complete 
neighbourhood, serving and celebrating the 
diversity of its residents.
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Introduction

In September 2010, Groundwork Consulting began 
work on developing a concept plan and governance 
model for the Marco Polo Mixed-use Urban 
Village. The Preston Street Business Improvement 
Association (BIA) is spearheading this project with 
support from Creative Neighbourhoods, a local 
community organization.  The proposed mixed-
use infill development is intended for the Oak 
Street Complex site located within the boundaries 
of both Little Italy and the West Centretown 
neighbourhood.

Public Works and Government Services of Canada 
(Public Works) currently owns the 13.5 acre site 
that serves as the location for the proposed urban 
village. Although an active site for Public Works, it 
is underutilized considering its close proximity to 
downtown. Public Works has expressed interest 
in declaring the site “surplus” thereby opening up 
options for its redevelopment.  

Community leaders and government officials have 
recognized the potential for this site to serve as an 
active mixed-use hub that at once serves  the local  
and regional populations, while complementing the 
area’s small, family-run businesses, and helping the 
City meet its transit-oriented development goals.

Figure 1: Oak Street Complex site location 
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As part of fulfilling the mandate provided by our 
client, the Preston Street BIA, our team gathered 
valuable information from census data, documents, 
personal interviews and a public consultation 
event with community stakeholders.  We then 
developed several versions of a concept plan.  With 
feedback from our client, we refined them into the 
concept and site plans—along with the associated 
governance structure—proposed in this document.
 
Groundwork’s mandate and the neighbourhood 
context are outlined for reference in the first 
sections of this report.  The following sections 
highlight the background information we gathered 
from governmental and private reports, market 
case studies and a community visioning workshop.  
Subsequent sections present our guiding principles, 
concept plan, and a detailed site plan. The final 
section discusses the suggested governance 
structure and outlines what partnerships will be 
required for the plan to begin to become reality.
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Mandate

Groundwork Consulting has been assigned the 
task of developing an innovative concept plan and 
proposing a feasible governance structure to help 
guide the transformation of the Oak Street Complex 
site into the Marco Polo Mixed-use Urban Village. 
We understand the need for a mixed-use cultural 
landmark in Little Italy to act as a destination for 
both the local and regional community while 
complementing the Preston Street businesses. 
Accordingly, our team incorporated fresh food 
sources, provisions for active and affordable 
transportation choices, sustainable building 
design, affordable housing options and community 
gathering and art spaces into the final concept plan.  

As outlined in the mandate provided by the Preston 
Street BIA, we conducted five case studies of 
comparable, successful public markets located in 
major urban centres in North America. Informed 
by these case studies, we proposed an equitable 
and economically viable governance structure to 
support the development and management of the 
Marco Polo Mixed-use Urban Village. 

Groundwork has consulted the Preston Street BIA, 
Creative Neighbourhoods, the Government of 
Canada, the City of Ottawa and members of the 
public in an effort to create a concept plan that will 
best respond to the existing and future needs of the 
surrounding community and the city as a whole.  We 
envision an urban village integrated into the existing 
neighbourhood that enhances the vibrancy of Little 
Italy while contributing to the health, livability and 
diversity of the adjoining communities. 



8

Context

The West Centretown neighbourhood is 
increasingly diverse, having welcomed successive 
waves of immigrants from other parts of the world 
for decades. Eight per cent of residents from within 
the census tracts along Preston Street identified as 
Italian in the most recent census, while an equal 
proportion identified as African and close to one 
quarter identified Southeast or East Asian origins. 

The intersection of Preston and Somerset streets, 
to the northeast of the Oak Street Complex, marks 
the convergence of two of Ottawa’s oldest and 
most distinctive ethnic neighbourhoods.  Ottawa’s 
Little Italy has been centred along Preston Street 
since the turn of the century, when the first wave 
of Italian immigrants came to Canada.  The first 
Asian immigrants to Ottawa arrived around the 
same time; by the 1930s, Somerset Street east of 
Preston became recognized as Chinatown.  The 
area now houses and serves members of many  
Asian communities.  

Site characteristics and surroundings
The Oak Street Complex site is bounded by 
Somerset Street, the O-Train Tracks, Gladstone 
Avenue and the ends of Balsam, Larch, Laurel and 
Oak streets. The area immediately east of the site is 
made up of short residential cul-de-sacs with well-
tended private gardens, indicating a high degree 

of resident pride in the neighbourhood. Preston 
Street between Somerset and Gladstone is devoted 
to commercial activities.

Southwest of the site, along Breezehill and Gladstone 
avenues, there is a cluster of high-tech/computer 
firms and several more small warehouses. The area 
is also home to artistic and artisanal uses including 
a theatre, a glassworks, and artists’ studios, some 
of which may soon require new homes when the 
warehouse building they occupy is demolished to 
make space for new development. Just beyond the 
immediate border of the site are active restaurant 
and service districts along Preston Street to the 
south and Somerset Street to the west, as well as 
several new or proposed upscale housing and office 
complexes. 

The most recent census data for the neighbourhood 
suggests that students and young professional 
singles and couples are among the many 
demographic groups in the area. Total population 
is declining and household sizes are smaller than 
the Ottawa-Gatineau average, with a slightly 
lower proportion of school-age children and a 
slightly higher proportion of young adults (20-35). 
The central location and services available in this 
neighbourhood seem to appeal to this group; the 
redevelopment of the Oak Street Complex site 

Figure 2: Map of neighbourhooods in the area
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offers an opportunity to provide additional uses 
and services in neighbourhood.

Median annual household income is lower here 
than in Ottawa-Gatineau as a whole, especially in 
the area immediately south and east of the site. 
This area, which includes the Ottawa Community 
Housing complexes at Gladstone and Rochester 
streets, is among the poorest census tracts in the city. 
Two tenant groups that are particularly prevalent 
in the same area (ethnic Chinese households and 
recent immigrants) are also disproportionately 
likely to be vulnerable to homelessness because 
they spend more than half their monthly income on 
rent.  Taken together, these findings suggest a need 
to further investigate the current gaps in regards 
to affordable housing, adequate retail space and 
appropriate social services in the neighbourhood.

Transportation
The Oak Street site is located on the O-Train light 
rail line, which runs between the Transitway and the 
South Keys shopping complex. The City of Ottawa’s 
Carling-Bayview Corridor Preliminary Plan indicates 
that the planned LRT upgrade will include a stop at 
Gladstone Street, across from the southwest corner 
of the site. The site is also served by two major east-
west bus routes, the 2 and 14, and a north-south 
route, the 3. These provide a more accessible, 
but slower alternative to the Transitway bus rapid 
transit line just 800 metres to the north.  Figure 3: Local land uses
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The Carling-Bayview corridor plan recommends 
extending the existing informal bike path running 
north from Carling Avenue along the O-Train tracks. 
Municipal debate continues over the exact location 
of designated east-west bicycle lanes; the site is 
likely to be within several blocks of the eventual 
choice. In light of these ample transit and cycling 
connections, and the fact that local residents are 
already much more likely than the Ottawa average 
to walk, bike or use transit, any new facility at 
the Oak Street Complex site can be designed to 
prioritize these modes and de-emphasize private 
vehicle use.

Amenities
Since the closure of the Loeb at Booth and Eccles 
streets four years ago, the area has been poorly 
served by grocery stores. Several produce marts 
and specialty shops are located in Chinatown, but 
the closest full-service grocery stores are located 
at least two kilometres from the site. The size and 
location of the  Oak Street Complex site lends itself 
as a prime location for a grocery store that could 
properly serve the everyday food needs of the local 
residents.

Recreational, health and support services are 
available at three locations near the site: the Plant 
Recreation Center, Somerset West Community 
Health Centre (SWCHC) and Dalhousie Community 
Centre. There is opportunity for the site 
redevelopment to complement existing programs.

Figure 5: Map of local services and amenities
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Prospects
The West Centretown neighbourhood, which 
surrounds the Oak Street Complex site, is an area 
in transition. The uses and demographic profile 
are poised to undergo rapid change and increasing 
diversification. Interests as varied as upscale 
condominium builders, commercial developers, 
social housing agencies, cultural community 
groups, transit programs, and individual businesses 
and residents are all vying for a place in this central 
neighbourhood.  The challenge is to properly 
address the diverse interests in the concept plan 
for the site.
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Relevant City Policies and Plans

Groundwork reviewed a variety of City plans and 
documentation to assess how our proposal would 
need to consider existing policy directions.  The 
most relevant aspects of these documents are 
presented here.

Ottawa 20/20 Official Plan 
The Ottawa 20/20 Official Plan was written in 2003, 
to outline strategies for Ottawa’s development 
over the next 20 years. Great emphasis is placed 
on building diverse, compact and complete 
communities. The goals and strategies outlined in 
the Ottawa Official Plan will be considered when 
developing a concept plan for the Oak Street 
Complex. 

The guiding principles in the Ottawa 20/20 Official 
Plan that are relevant to the development of the 
Oak Street Complex site include: 

• Creating a caring inclusive city, which ensures 
citizens have access to basic amenities such as 
food and affordable housing;

• Cultivating a creative city, rich in heritage and 
unique in identity, that provides a variety of 
amenities, including local arts and culture;

• Developing a green and environmentally-
sensitive city, which provides a network of parks, 
promotes active transportation, and contains 

new development within the Greenbelt;

• Supporting a city of distinct, livable communities, 
where neighbourhoods “look right and feel 
right”, where there is a variety of housing and 
employment opportunities, and where services 
and amenities are clustered and easily accessible;

• Promoting an innovative city where prosperity 
is shared among all, with a mix of commercial 
goods and services that are dispersed throughout 
the city;

• Fostering a responsible and responsive city, that 
promotes the integration of planning for both 
land use and transportation and ensures that 
neighbourhoods are developed in a sustainable 
manner; and

• Building a healthy and active city, that ensures 
barrier-free access to community services and 
facilities, and develops a network of parks and 
recreational paths that create opportunities for 
more healthy lifestyles. 

In order to accommodate future growth in the City 
of Ottawa, planning policies actively encourage 
land use intensification within existing urban areas. 
New population and employment growth will 
be directed to areas with development potential 
within the General Urban Area. Section 2.2.3 of 
the Official Plan outlines a set of policies that will 

encourage intensification within the General Urban 
Area, in the following cases:

a. If land is within 600 metres of future or existing 
rapid transit stations and there is the potential 
for compact and mixed-use  development (see 
Appendix C for official guidelines)

b. If land is no longer viable for its intended purpose, 
such as old industrial areas

c. Lands where present uses are maintained but can 
be complementary to new residential uses

d. Lands currently being used for parking or storage

e. Lands where there is contamination but that can 
be cleaned and developed

The Oak Street Complex meets nearly all of 
these criteria, and holds enormous potential for 
intensification and redevelopment within the urban 
core. To promote mixed-use, compact development 
within these areas, the City will be willing to:

a. Investigate financial incentives for residential 
development and mixed-use projects

b. Review the use of city owned land to facilitate 
compact development

c. Consider a reduction of the amount of land 
required for parking
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d. Build partnerships to redevelop residential and 
commercial projects above transit stations

e. Negotiate an increase in density in exchange for 
public amenities

These incentives provided by the City of Ottawa 
offer exciting opportunities for potential benefits 
that will make the redevelopment of the Oak Street 
Complex more economically viable.

The Ottawa 20/20 Official Plan also goes into 
great detail about building liveable communities 
(Section 2.5). The principles for good community 
design include: high-quality housing, employment 
opportunities, plenty of greenspace, and a sense of 
culture and identity. Emphasis is placed on ensuring 
that development is compatible with existing 
neighbourhoods, and that new projects enhance 
the local sense of identity. The design principles also 
encourage site developments that are accessible 
and easy to move through. Furthermore, new 
buildings and public spaces should be adaptable 
so that they can evolve as uses and needs change 
over time. These design considerations will be 
incorporated into the concept plan for the Oak 
Street Complex. 

Secondary Plan for Preston-Champagne
The Secondary Plan for Preston-Champagne was 
developed in 2003. The attractiveness of the area 
for redevelopment and intensification-of-use 
projects is acknowledged alongside a recognition 

that such densification must be scaled back to 
maintain the character of existing lower-density 
residential neighbourhoods. High-profile residential 
development is discouraged with the exception of 
the corner of Hickory and Champagne, and new 
commercial developments are to be directed to 
Preston (which is identified as the ‘Main Street’ of 
the area) and Somerset Streets.

The Oak Street site is identified in the Secondary 
Plan as creating “...an exciting opportunity for 
community-building infill development, with a 
mix of residential and employment uses and new 
pedestrian and cycle linkages to the Greenway 
system along the CPR corridor.” Its northern third is 
zoned as a medium-profile employment area, while 
the southern two-thirds are zoned for medium-
profile residential use. The City of Ottawa wishes to 
expand Plouffe Park westward to the O-Train tracks 
within a portion of the northern third of the site. 
The Gladstone and Somerset facings are identified 
as points for vehicular access, while pedestrian 
and cycle access is to be facilitated through the 
streets to the east. The conducting of traffic impact 
studies and the development of a traffic demand 
management plan will be required prior to the 
approval of any development proposal for the Oak 
Street Complex site.

The Secondary Plan also details strategies 
and measures designed to ensure that the 
redevelopment of the railway corridor into a 

more intensively-used light rail transit route will 
have minimal impact on the adjacent residential 
areas. These include the creation of screening 
systems for noise reduction, the establishment 
of new pedestrian and cyclist pathway links and 
the protection of existing vegetation and wildlife 
habitats along the corridor.

Ottawa Transportation Master Plan
The Transportation Plan identifies projected 
population and employment growth of 30 to 35% 
between 2005 and 2031, with a significant portion 
occurring outside the Greenbelt. It recognizes that 
2001 figures show per-capita public transit usage in 
Ottawa are higher than of other comparably-sized 
North American cities, and outlines goals to increase 
the use and modal share of active transportation. 
Denser mixed-use development concentrated 
around public transit routes and nodes is promoted 
as a strategy towards doubling Ottawa residents’ 
use of public transit by 2031. 

In addition, the Transportation Plan indicates 
the City’s desire to limit long-term parking within 
the downtown core and minimize parking lots. 
The City is willing to adopt user-pay systems and 
enter into public-private partnerships to finance 
infrastructure construction. The 2008 Cycling Plan 
indicates the desire to develop a city-wide on- 
and off-road network of bicycle lanes supported 
by additional cyclist-use infrastructure. The 
Cycling Plan also identifies Preston, Somerset and 
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Gladstone as cyclist-use routes and recognizes that 
the redevelopment of the Oak Street Complex site 
would benefit from connections with the City’s 
cycling infrastructure. 

The proposed redevelopment of the Oak Street 
Complex site can easily support the Transportation 
Plan’s goals and strategies. Goal 1 states that the 
City must “make walking and cycling more attractive 
than driving for short trips, motivate sustainable 
transportation choices through … incentives and 
disincentives, and encourage shorter trips” (22).  
Under Goal 2, the City must work to “provide 
a continuous, integrated system of multimodal 
facilities and services” (23). Goal 3 commits the 
city to “foster[ing] transit-oriented development 
in nodes and corridors [and] support[ing] 
intensification where transit, walking and cycling 
can be made most attractive” (23).  Goal 4 prioritizes 
“support[ing] active living by promoting walking, 
cycling and transit for daily travel” (24).  Goal 5 
states that the City shall “minimize transportation 
energy use, greenhouse gas emissions and other 
impacts on the air, water and land” (24). 

Carling-Bayview Corridor Study
The Master Plan designates the area along the 
O-Train LRT corridor from the Carling Avenue 
overpass to the Bayview Yard as a Mixed-use Centre. 
This designation refers to “...strategic locations 
on the rapid-transit network [that] lie adjacent to 
major roads. They act as focal points of activity, 
constitute a critical element in the City’s growth 

management strategy, and represent opportunities 
for substantial growth.”

Most important to any development of the 
Oak Street site is the City of Ottawa’s intention 
to construct an LRT station at the corridor’s 
intersection with Gladstone Avenue. This will 
improve local accessibility to LRT services and 
increase the desirability of nearby properties. 
A February 2006 workshop which included 
participants representing the City of Ottawa, the 
National Capital Commission (NCC) and Public 
Works, as well as stakeholders within the study 
area, produced interesting outcomes. Participants 
recognized the importance of ensuring that the 
design of LRT stations and accompanying residential 
and commercial infill development correspond to 
their surrounding urban fabric and block patterns. 
They also recognized the potential of building on 
the growing arts presence in the Gladstone Avenue 
area and the need to improve linkages underneath 
the Queensway bridge to mitigate its barrier effect.

An additional design workshop held in March of 
2006 produced three concept plans for the corridor 
(see Figure 6). Included in these plans is a proposed 
extension of Plouffe Park and the four cul-de-sac 
streets to the south (Oak, Laurel, Larch and Balsam) 
westward to the LRT line. A pedestrian and cyclist 
bridge across the LRT trench is proposed for Laurel 
St.  Proposed land uses are similar to those laid 
out in the 2003 Preston-Champagne Secondary 
Plan, with the lower two-thirds of the Oak Street 

site dominated by residential development that 
increases in intensity westward to the LRT line. The 
Oak Street Complex site’s Somerset and Gladstone 
facings are identified as areas of more intensified 
development.

The Gladstone LRT station is seen as a potential a 
‘gateway to an arts district’. Proposed development 
along the Somerset facing of the Oak Street site 
has the building entrances flush with the Somerset 
Street Bridge sidewalk. These are important 
considerations for any proposed redevelopment  of 
the Oak Street Complex site.

Figure 6: Carling-Bayview built form concept
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Neighbourhood and Community Research Reports

Groundwork reviewed research reports and profiles 
prepared by or for a variety of neighbourhood 
organizations.  These documents examined both 
commercial and community factors.  Particular 
findings that will inform the development of our 
concept plan are summarized below.

Commercial Research

Retail Gap Analysis
The Retail Gap Analysis was conducted for 
the Preston Street BIA by Geospace Research 
Associates in 2010.  It calculated the difference in 
various retail categories between the estimated 
sales at businesses located in a given area and the 
total estimated spending (based on household 
income and Statistics Canada’s studies of spending 
patterns) of households living in the area.  Where 
household spending in a particular category was 
higher than the sales of local businesses in that 
category, the report presumed that there was a gap: 
these households could not meet their needs in the 
area and had to shop elsewhere for at least part of 
their spending in the category.  This spending gap 
was converted into a “floor space” figure using an 
estimate of sales per square foot.

Although the report also examined the metropolitan 
Ottawa level (which posted an overall retail sales 

gap of 420,000 square feet), the Somerset/Preston 
neighbourhood is primarily a local and regional 
draw.  The findings from the Core and Primary 
Trade Area (including several traditional main 
streets in the Ottawa urban core) and the Preston 
Street Core Trade Area (consisting of Preston Street 
between Carling and Wellington) are therefore the 
most relevant for our work.

The Core and Primary Trade Area showed an overall 
retail sales gap of 700,000 square feet.  The gap 
was primarily in the areas of department stores 
(330,000 square feet), grocery stores (140,250), 
hardware stores (114,000) and furniture stores 
(57,000).  There was a surplus in a variety of areas, 
including sporting and hobby stores (175,000), new 
car dealers, (84,890), convenience stores (73,360), 
clothing stores (52,120), shoe stores (36,900) and 
drug stores (46,950).

The Preston Street Core Trade Area had an overall 
retail sales gap of 115,000 square feet.  It posted 
a gap, rather than a surplus, in just about every 
category, but primarily in grocery stores (36,000 
square feet), department stores (35,450), drug 
stores (8,800) and furniture stores (8,300).  There 
was a particular excess of retail space in the category 
of hardware stores (24,000 square feet, perhaps 
because Preston Hardware is a major regional 

draw), new car dealers (15,200), and sporting and 
hobby stores (12,600).

The report notes that the dynamics of filling this 
gap will be different on Preston Street than in an 
area with larger individual businesses, such as 
enclosed malls or big-box centres.  The pattern of 
small, independent businesses in the Preston area 
suggests that a larger number of businesses will 
be required to fill the identified gap than would be 
required in a less fine-grained or more suburban 
area.  It is also important to note that many of the 
businesses in this area are highly specialized and 

Figure 7: Preston Hardware, a local business with a 
regional draw
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may not conform to the average sales figures or 
target markets of their general retail category.  Our 
team will best be able to use the Retail Gap Analysis 
as an indication of broad categories of missing 
services, and we should use its contents to support 
or corroborate findings from other sources.

Preston Street BIA Survey
The Preston Street BIA administered a survey during 
the summer of 2010 in order to determine the role 
of Preston Street in terms of meeting the needs of 
the local community.  The questions in the survey 
probe several areas including: the transportation 
mode used to access Preston Street, the reasons 
people visit Preston Street, the visit frequency and 
the level of adequateness for which Preston Street 
merchants provide basic amenities.  The survey also 
includes a few open-ended questions that prompt 
the survey participant to make suggestions for the 
area as well as list reasons they frequent (or do not 
frequent) Preston Street.  A total of 234 participants 
completed the survey.

The results from the transportation-related 
questions lead to some clear conclusions.  Most 
users of Preston Street – 81% of the survey 
participants – get there by foot.  Furthermore, 82% 
of participants thought that walking serves them 
“very well” on Preston Street.  Cycling results were 
also quite positive; 58% of respondents for whom 
the question applies feel that cycling serves them 
“very well”.  Users who access Preston Street by car 
are less satisfied.  Many participants expressed that 

parking provision is insufficient.  Although 77% of 
the survey participants own a car, only 37% ever 
drive to Preston Street.

The results obtained from questions related to the 
provision of retail and service facilities also lead to 
some unequivocal conclusions.  Almost 90% of the 

survey participants do not think the area serves 
them adequately in the provision of groceries or 
liquor.  Additionally, 60% or more of the participants 
expressed that there are not enough retail 
businesses providing clothing, shoes and books.  
Lastly, more than 50% of the respondents agreed 
that there is a lack of postal services in the area.

Figure 8: Farmers’ Market at St. Paul University—another new, neighbourhood-focused market
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The responses to the open-ended questions were 
quite common.  Out of 144 participants who wrote 
down a suggestion for the area, 83 expressed 
that the area is in need of a grocery store and/
or farmers’ market.  Additionally, 28 participants 
voiced the need for an LCBO or Beer Store and 21 of 
those surveyed expressed the need for a pharmacy. 

Community Research

Ottawa Neighbourhood Study: 
West Centretown profile
The Ottawa Neighbourhood Study research team 
determined the boundaries of the West Centretown 
neighbourhood as Albert Street and Scott Street on 
the north, Carling Avenue on the south, Bronson 
Avenue to the east, and the O-Train line and 
Bayswater Avenue to the west. The Oak Street 
Complex site exists within these boundaries. The 
researchers used 2006 Census data for this study. 

West Centretown is a low-income, ethnically diverse 
neighbourhood. The majority of people rent rather 
than own their homes (77% compared to 23% 
respectively). Based on a series of socio-economic 
indicators, it is among the least advantaged 
neighbourhoods in Ottawa. Both the average 
individual and household income in the area is 
below the Ottawa averages. 

After tax, 39% of residents live below the Low 
Income Cut-Off (LICO), an important benchmark 
of poverty). 28% of children in the area were living 

below the LICO (Ottawa average: 16.8%), as were 
22% of seniors (much higher than the Ottawa 
average of 6.9%). 23.4% of families represent lone 
parent families (Ottawa average: 15.9%). 44% of 
West Centretown-Dalhousie-Civic Hospital East’s 
seniors were living alone, again much higher than 
the Ottawa average of 24%.

Areas of concern
• Affordability:  In 2006 “42% (up from 2001) of 
residents paid more than 30% of their income on 
shelter. This is well above the city average of 24%.”
• Food accessibility: 

• “access to specialty stores, but poor access 
to grocery stores. It also has high access to 
unhealthier food outlets (fast food outlets, 
convenience stores)”
• The closest grocery store is a 25-minute walk 
away

• Park space: 2 m2 of park space for every resident, 
below the city average of 34.4 m2 per person. With 
a recreation index of 41 compared to the city aver-
age of 50, the area also has below average opportu-
nities for recreation
• Library:  nearest City of Ottawa library branch is a 
30-minute walk away

Somerset West Co-Op Feasibility Study
The closing of the Booth St. Loeb grocery store in 
Ottawa’s Somerset West neighbourhood created an 
immediate need for a grocery store. The feasibility 
study was assembled with the guidance of an 
advisory committee comprised of representatives 

Figure 9: Plouffe Park on Preston Street, one of relatively 
few parks in the neighbourhood

from the Somerset West Community Health Centre, 
Just Food, Centretown Citizens Ottawa Corporation 
and the Good Food Box Program along with 
individual community members. 

The designated study area was limited to Kent 
Street to the west, Preston Street to the east, Carling 
Avenue to the south and the Ottawa River to the 
north. A market supply-demand analysis revealed 
an unmet demand for produce and groceries that 
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translated into a need for an extra 53,000 square 
feet of retail grocery space.

A user survey administered to approximately 500 
individuals who live or work within the primary 
study area generated useful information about the 
local area users and their preferences. For instance, 
over 40 percent of respondents had done at least 
half of their grocery shopping at the Booth Street 
Loeb and 38 percent stated that they spend more 
on groceries as a result of the local grocery store 
closing. The high percentage of respondents who 
spend under $250 on groceries per month - 42.5 
percent - indicates a degree of disposable income 
considerably below the Statistics Canada national 
average. In terms of possible alternatives to the 
Loeb store, 82 percent indicated interest in a 
community food store while 72 percent expressed 
interest in a local farmers’ market.

The report lays out shared values expressed by 
community members regarding the structure and 
operations of a community food store.  Namely, 
they expressed interest in having it be run as a 
non-profit, provide work and training opportunities 
and operate by means of an open democratic 
decision-making process. The report proposes that 
a new store of 5,000-7,500 square feet which is 
governed through a consumer or multi-stakeholder 
cooperative model. Some community members 
suggested locating the cooperative grocery store 
and office space for community food service groups 
within the same building to reduce rent costs and 

create a community-based hub. 

Preston Streetscape Project
The Preston Streetscape Project report contains 
a streetscape analysis and a list of design 
recommendations for Preston Street. Enhancing 
the “village-feel” of the street is emphasized and 
supported in the recommendations. Content 
includes a SWOT analysis and market analysis and 
both streetscape and planning recommendations. 
Some of the design recommendations from 
the project report were implemented during 
reconstruction of Preston Street that occurred over 
the summer months of 2010. 

A few of the design recommendations from the 
Preston Streetscape Project report are worth 
considering for the design of the Marco Polo 
Mixed-use Urban Village. For instance, the report 
suggests the need for a “piazza” somewhere along 
Preston Street, recommending the intersections 
at Gladstone and Somerset as prime locations. 
As these are busy intersections, it may be more 
appropriate to have a piazza-like public space on 
the Oak Street site, where it can be available for 
public use at any time and will not require a street 
closure in order to animate it.  The streetscape 
design elements recommended in the report for 
Preston Street, which may also be appropriate for 
the urban village concept, include: 

• Outdoor patios

• Piazzas/decorative paving

• Street trees 

• Street furniture

• Public art/murals

• Informational and interpretive signage

• Banners

• Water features
 
These design ideas could greatly contribute to the 
place-making quality of the Marco Polo Mixed-use 
Urban Village. 

The report also includes a few planning-related 
considerations.  Planning recommendations in the 
report include maintaining small-scale buildings; 
stepping back high-rise developments; and creating 
village-image facades. The issue of providing proper 
parking amenities to accommodate the number of 
people traveling to Preston Street by car is men-
tioned in the report. Providing adequate parking 
facilities in order to mitigate any increase in traffic 
volumes due to the redevelopment is an objective 
for the concept plan. 

Overall, the Preston Streetscape Project report pro-
vides additional support for developing a strong 
sense of place, with the redevelopment of the Oak 
Street site, so it is complementary to that of Preston 
Street. There are specific recommendations from 
the report that can be applied to the urban village 
concept plan.
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Market Case Studies

Groundwork conducted case studies of farmers’ 
markets to determine major uses and sources 
of financing and to identify different governance 
structures. The markets included were:

• Granville Island, Vancouver, BC

• Pike Place Market, Seattle, WA

• St. Lawrence Market, Toronto, ON

• Jean Talon Market, Montreal, QC

• Halifax Seaport Farmers’ Market, Halifax, NS

Our team pursued further analysis to determine 
which governance structure(s) may be most 
applicable to the Marco Polo Mixed-use Urban 
Village, taking into account the federal government 
land transfer process. 

A synopsis of the case studies is provided below. 
See Appendix A for the detailed case studies for 
each of the five farmers’ markets.

Integrating into the neighbourhood
The Jean Talon market is completely surrounded 
by residential urban fabric.  Although it is a major 
destination in Montreal, it manages to integrate 
quite well into the neighbourhood. Because the 
site has several entrances, car and foot traffic is 
distributed throughout the area, reducing the 

impact of the Market on any one street.  The Market 
has reduced the amount of available parking in the 
area.  In an effort to improve parking availability for 
nearby residents, the city created metred parking 
spots near the Market and many of the spots 
on nearby streets restrict non-resident parking.  
Renovations in 2004 created 300 underground 
parking spots.  
 
Mixed-use developments
Granville Island and the Pike Place Market are both 
good examples of markets with a diversity of uses. 
The mix of commercial, recreational, residential 
and institutional—and in the case of Granville 
Island, industrial—uses makes both markets active 
throughout the day, year-round.  This diversity of 
uses increases the draw to each site and strengthens 
each market, making them less dependent on any 
single activity. Many of the uses are complementary. 
For example, a visitor may be drawn in initially by 
the shops, but will end up supporting the farmers’ 
market and street musicians. That the Pike Place 
Market is intended to serve as a destination for locals 
and tourists alike has posed a serious challenge for 
the market administration in terms of meeting local 
needs while catering to tourist demand.  
 
Environmental features
The Halifax Seaport Farmers’ Market offers some 

good examples of the environmentally sustainable 
design elements that can be incorporated into a 
market building on the Oak Street Complex site. 
The design of the new market involved the adaptive 
reuse of a former seaport terminal building. 
Innovations in renewable energy were incorporated 
into design and construction, including four wind 
turbines and 600 “solar-evacuated” collector tubes. 
A 10,000-gallon rainwater collection system was 
installed on the green roof. It will serve as the water 
source for the green roof in periods of drought as 
well as for flushing toilets.

Financing
Each of the case study markets received grants 
or government subsidies at some point, although 
the amounts and agencies vary for each. For 
instance, Granville Island received $25 million 
from the federal government as start-up money 
in order to improve infrastructure and modify 
existing buildings.  The Jean Talon market received 
a grant from the provincial government to assist 
the Corporation de Gestion des Marchés Publics 
de Montréal with a $16-million expansion of the 
pre-existing indoor space.  The Pike Place Market 
has twice needed major investment—through the 
1970s and again today—to cover the costs of major 
renovations.  Support for the Pike Place Market has 
come from the federal, state, and city governments 
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Figure 10: St. Lawrence Market, south building

Lawrence Market. The Pike Place Market site is 
owned by the quasi-governmental Pike Place Market 
Preservation and Development Authority, while the 
Canadian Mortgage and Housing Corporation owns 
Granville Island.  

In terms of market management, the St. Lawrence 
Market, Pike Place Market, and Granville Island 
are each managed by the same body that owns 
the land they occupy. The Jean Talon Market, on 
the other hand, is managed by a private entity, the 
Corporation de Gestion des Marchés Publics de 
Montréal, which represents the market producers 
and vendors in Montreal.  The Halifax Seaport 
Farmers’ Market is operated by the City Market 
of Halifax Cooperative, which leases the property 
from the Port Authority. Publicly owned and 
managed markets have exhibited financial stability 
and flexibility.  St. Lawrence Market, for example, 
can operate to break even, while the unique status 
of the Pike Place PDA makes it eligible for various 
sources of funding, both public and private. 

Conclusion
All of the markets presented here—with the 
possible exception of Granville Island—have 
significantly evolved over time.  The Pike Place 
Market has expanded and contracted several times 
as it has adapted and responded to economic 
changes.  In addition, Pike Place has successfully 
integrated formal social services into its site and 
operations as a way to better serve the local 
population.  In 2004, the Jean Talon Market’s indoor 

market component was significantly expanded 
in response to an increased demand for fresh 
produce year-round. The Halifax Seaport Farmers’ 
Market recently underwent a similar expansion 
by changing locations and effectively doubling 
the size of the Market. Finally, the St. Lawrence 
Market is in the process of redeveloping its North 
Market site with a more functional and attractive 
four-storey building.  These market cases suggest 
that farmers’ markets are dynamic; the supply and 
demand of fresh produce will likely change over 
time in response to economic tides and it may take 
a number of years to develop a strong network of 
farmers, vendors and patrons. As such, plans for 
a farmers’ market on the Oak Street site could be 
designed to incorporate options for scaling up as 
demand dictates a need for more space. 

at different times throughout its history. The Halifax 
Seaport Farmers’ Market has received grants and 
subsidies from many sources, including $1 million 
through its Community Facility Partnership Fund; 
$2.25 million from the Government of Nova Scotia; 
$1.1 million from the Halifax Port Authority and an 
additional $2 million by selling shares through the 
Halifax Farmers’ Market Investment Cooperative.  
Lastly, the St. Lawrence Market is completely 
funded by the City of Toronto, the owner and 
manager of the Market. The recent $58 million cost 
for redeveloping the North Market building will be 
covered by the City’s capital budget.

Governance
Ownership and management structures vary from 
market to market. However, there is one common 
element: each market site is publicly owned.  The 
local municipalities own the sites for the Jean Talon 
Market, Halifax Seaport Farmers’ Market, and St. Figure 11: Pike Place Market
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Granville Island | Vancouver, BC
Size:   37 acres
Tenants:  275 businesses, art and design   
  institute, cement plant 
Established:  1979
Landowner:  Government of Canada 
Management:  Canada Mortgage and Housing 
  Corporation
Rental rates:  based on a percentage  
  of the net revenue for each  
  individual business
Features:  year-round market stalls, vendors,  
  artist studios, The Emily Carr Institute  
  of Art and Design, hotel, restaurants,  
  bars, breweries, community centre,  
  floating homes, public spaces, local  
  buskers and musicians, outdoor  
  water park, cement plant

Pike Place Market | Seattle, WA
Size:   9 acres
Tenants:  200 year-round businesses, 190  
  craftspeople, 100 farmers, 240  
  street performers and musicians, 
  500 residents
Established:  1907
Landowner: Pike Place Market Preservation   
  and Development Authority
Management:  Pike Place Market Preservation   
  and Development Authority

Halifax Seaport Farmers’ Market | Halifax, NS
Size:   1 acre
Tenants:  200 year-round and seasonal   
  vendors and merchants
Established:  1750
Land owner: Halifax Port Authority
Management:  City Market of Halifax Cooperative
Rental rates:  N/A     
Features:  market stalls, craft shops, wind  
  turbines, “solar-evacuated” tube  
  collectors, geothermal heating,  
  rooftop gardens, green roof,  
  vermiculture room, rainwater 
  cistern for flushing toilets, and 
  parking

Jean Talon Market | Montreal, QC
Size:   5 acres
Tenants:  133 year-round and seasonal   
  vendors and merchants 
Established:  1932
Landowner:  City of Montreal 
Management:  Corporation de Gestion des 
  Marchés Publics de Montréal
Rental rates:  based on square footage of 
  space allocated to each vendor
Features:  seasonal and year-round market 
  stalls, specialty food shops,
  restaurants, cafes, and a parking 
  garage

St. Lawrence Market | Toronto, ON
Size:   approx. 4 acres
Tenants:  50 Saturday farmers’ market  
  vendors, 80 Sunday antiques 
  market vendors, 67 retail  
  tenants, 10 service-based or  
  office tenants
Established:  1803
Landowner:  City of Toronto 
Management:  City of Toronto
Rental rates:  based on square footage of space  
  allocated to each vendor or tenant
Features:  farmers’ market stalls, antiques 
  market stalls, specialty food 
  shops, cafes, restaurants, craft  
  shops, The Market Kitchen, The  
  Market Gallery, office space, bank,  
  public rental rooms

Rental rates:  based on percentage of revenue  
  and income for retail and  
  daystall tenants and low-income  
  residents, market-based rents  
  for market-rate housing and  
  offices  
Features:  market stalls, restaurants, cafes, 
  public performer spaces, offices, 
  daycare and pre-school, senior 
  centre, medical clinic, food  
  bank, moderate- and low- 
  income apartments, theatre, 
  parking garage and surface lots
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Table 1: Use summary for case study markets
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Assets and Needs exercise
For the Assets and Needs exercise, participants 
were invited to write down three things for each 
category, each on a separate post-it note, and place 
them on the wall for the group discussion. This 
exercise allowed individuals to put forward the 
issues they each found most pressing without being 
influenced by other members. The results from this 
exercise revealed shared values and concerns in the 
group and provided the foundation for the concept 
mapping exercise. The assets and needs were 
grouped into the following categories:
 
Assets  

• Diversity

• Accessibility: foot/bike/transit

• Local businesses 

• Strong community

Needs  

• Grocery store

• Greenspace

• Affordable and mixed-income housing

In general, the participants agreed on the main 
categories that emerged from the Assets and Needs 

Visioning Workshop Outcomes

A visioning workshop was held on Friday 22 
October 2010 at Sala San Marco on Preston 
Street. It was a small invite-only event with 
seven people in attendance. Local community 
stakeholder groups were identified with input 
from the Preston Street BIA. Participants included 
representatives from Citizens for Safe Cycling; Civic 
Hospital Neighbourhood Association; the Dalhousie 
Community Association; Gallery 101; Just Food; 
Ottawa Community Housing and the Somerset 
West Community Health Centre. Representatives 
from the Chinatown BIA, Enriched Bread Artists 
Collective, and Wellington West BIA were invited, 
but were unable to attend. 

The workshop itinerary included a brief introduction 
of the project and neighbourhood context by the 
Groundwork team; a facilitated Assets and Needs 
exercise and discussion with the whole group; 
followed by a concept planning exercise in two 
smaller groups; and ending in a plenary wrap-up 
discussion. Overall there was relative consensus on 
the perception of the neighbourhood and resident 
communities as well as on potential uses and 
services for the redevelopment of the Oak Street 
Complex site.

exercise. The focus of the discussion was on the local 
community, although it was acknowledged that the 
businesses have a regional draw. Participants were 
concerned with addressing the issues that affect 
local residents. As such, the discussion centred 
on affordability, accessibility, diversity, and overall 
livability of the neighbourhood area.

Diversity was highlighted as one of the local 
neighbourhood’s greatest assets. Participants 
expressed appreciation for diversity in terms 
of culture, income and education levels, family 

Figure 12: Participants at the visioning workshop identify 
assets and needs of the neighbourhood
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meet the basic food needs of the local population, 
in terms of both cost and products sold. All agreed 
that local residents need a regular grocery store 
where they can purchase staple food items. This 
was viewed as more important than having a 
farmers’ market, which was seen as catering to a 
more affluent population that can afford specialty 
food items.  

Ideas generated during the Assets and Needs 
exercise were funneled into the next exercise in 
which participants were invited to explore ways the 
Oak Street Complex site could address the interests 
raised by the group during the discussion. 

Concept mapping exercise
The two groups made very similar maps. Common 
elements included extending the park and existing 
street grid into the site; lining mixed commercial uses 
along Somerset and Gladstone; and concentrating 
residential development along the interior streets 
with an emphasis on continuing the existing built 
form into the site. These elements are also present 
in the Carling/Bayview Community Design Plan. 
As each small group had a member who had also 
worked on the Carling/Bayview plan, it is possible 
that they each influenced the concept mapping 
exercise with those pre-existing ideas. 

type, and artistic expressions. It was suggested 
that supporting a variety of housing types to 
accommodate different households, both in 
size and in income, would nurture diversity and 
balance the effects of gentrification. Participants 
identified that the mix of people in the area greatly 
contributes to the rich character and quality of the 
neighbourhood. 

The importance of the burgeoning arts community 
was highlighted as a great asset in the neighbourhood 
that was worth supporting. Concerns regarding 
affordability and availability of spaces for different 
uses were brought up during the discussion. Spaces 
needed for rehearsals, galleries and live/work 
studios were also mentioned.  

Participants agreed that greenspace, particularly 
parkland, is desperately needed. It was stated 
that currently there is only 2 m2 of park space for 
every resident in the neighbourhood, which is 
well below the city average of 34.4 m2 per person. 
The importance of multi-use park space in the 
neighbourhood was emphasized. Participants 
said park space for more informal uses, such as 
pick-up sports and picnics, was important for 
making parkland accessible to people from low- to 
moderate-income families.

The need for a grocery store in the neighbourhood 
dominated the discussion. People acknowledged 
that a farmers’ market would be a welcome asset 
to the area, but were concerned that it would not 

Common elements
Built form

• Extend street grid, with connecting cross street(s)

• Integrate new development with existing urban 
fabric

• Concentrate residential development along 
interior streets (Balsam to Elm)

Uses

• Extend the greenspace from Plouffe Park through 
to O-Train tracks; develop a more unstructured 
and multi-use park

• Include community garden space on park land

• Place grocery store on an arterial (discussion 
agreed that Gladstone would be better)

• Develop retail and services along arterials 
(Somerset/Gladstone)

Connections

• Construct a pedestrian bridge across O-Train 
tracks at Laurel Street

• Extend the bike path along the train line from 
Gladstone to Somerset and beyond

• Consider the potential O-Train station on City land 
south of Gladstone
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Figure 13: Participants at the visioning workshop discuss 
potential uses for the Oak Street Complex site

Although the maps created by the two groups 
shared many common elements, each had unique 
aspects. The differences were illustrated mostly 
in details, such as the proposed placement of the 
community gardens; how and where the arts and 
community services would be integrated; the exact 
location of the grocery store; and specifics regarding 
the built form. The session concluded with the two 
groups coming together to present their proposed 
concept maps to the whole group followed by a 
wrap-up discussion and review of the key concerns 
and opportunities that were generated during the 
workshops.

Outcomes
During the wrap-up discussion, the group agreed 
on a few key aspects for us to consider while 
developing the concept plan for the site. 

Grocery store
The grocery store was by far the most important 
element discussed during the workshop and 
it dominated the wrap-up discussion as well. 
Participants agreed that the best location for a 
grocery store would be on Gladstone as it would be 
more accessible to more people who currently lack 
access to a grocery store. The future development 
of the Gladstone O-Train station and the local 
bus routes along Gladstone made this site more 
desirable than along Somerset, which would be 
more difficult for people to the southwest and 
southeast to access by transit. A mid-size grocery 
store at this location would also fit with the existing 

building typology set by the hardware store on 
Preston Street; the possibility of developing a 
shared parking structure for both the hardware and 
grocery stores was suggested.

Mixed-use and affordable spaces
Nurturing diversity in the redevelopment plans for 
the Oak Street Complex site was also highlighted 
throughout the workshop and was discussed 
at length during the final session. Participants 
emphasized the need for mixed-use commercial, 
mixed-income residential, and affordable and 

flexible spaces for artists and community groups 
as elements that would support a more diverse 
and dynamic community. Specific suggestions 
included integrating artist workshops, live/work 
spaces, community spaces for meetings and 
programs along a mixed-use interior street corridor 
overlooking the extended park. The challenge of 
providing adequate spaces at affordable prices 
for artists, community groups, and residents was 
acknowledged as an important consideration to 
explore. Innovative ownership and governance 
structures were mentioned as a possible way to 
overcome the threat that market demand could 
result in the urban village being out of reach for 
many local people. 

Conclusion
The workshop participants were invaluable to our 
team’s understanding of the local conditions. Their 
knowledge and perspective of the issues facing 
the surrounding neighbourhoods and their ability 
to identify specific opportunities for addressing 
those issues shone light on new possibilities for the 
redevelopment of the Oak Street Complex site. 
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Concept Plan: Vision and Guiding Principles

Our plan proposes the creation of an “urban village” 
on the Oak Street site, providing amenities not only 
to address neighbouhood needs, but also to create 
a thriving and welcoming urban space used by a 
variety of residents and visitors.  The site is adjacent 
to a planned O-Train station and can take advantage 
of the City of Ottawa’s policy focus on promoting 
dense urban infill in areas well-served by public 
transit. The site therefore provides an opportunity 
for bold urban design and planning that will define 
it as a centre of active transportation, artistic space 
and cultural activities.

Vision

The Groundwork team envisions the Oak Street site 
as a  vibrant mixed-use hub with the potential to 
both complement and strengthen its surroundings. 
The need to strike a balance between community 
needs and potential regional attractions guided our 
team through the design process. 

The redeveloped site will provide access to fresh 
food, commercial and public services, and the arts 
for a diversity of residents and visitors. Through 
features such as high-quality public spaces, active 
transportation facilities and green architecture, 
it fosters a comfortable and sustainable sense of 
place.

• Create a development that blends easily with 
the surrounding urban fabric, but that also 
provides a unique sense of place

• Balance local needs with the potential for the 
development to become a regional draw

• Promote small businesses and economic 
development

• Support and celebrate the burgeoning local arts 
community

• Provide services and amenities to people of a 
range of incomes and household sizes

• Create a residential development that fosters 
equity and social inclusion

Guiding Principles

• Incorporate sustainable building technologies 
and cutting-edge green architecture

• Provide convivial, versatile public and 
community spaces

• Minimize the potential for disruptive traffic 
flows and support active/public transportation 
wherever possible

• Meet Public Works’ space and access 
requirements

• Propose a development, governance structure 
and phasing plan that are financially viable

• Celebrate existing community assets and help 
them grow

Groundwork derived twelve guiding principles from our mandate and background research, which we 
used as a basis for our proposal:
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Groundwork’s guiding principles informed a 
concept plan setting out eight key features for the 
site. These aspects are indicated on on the map at 
right and described in detail below.

Establish a vibrant and dynamic node in the 
Market Square

• Create a public plaza that allows market activities 
to expand and contract through the seasons

• Co-locate a farmers’ market and grocery store to 
provide complementary food provision

• Include space for small retailers in the permanent 
farmers’ market building for year-round activity

• Incorporate residential uses to animate the area

Build a diverse residential core that 
accommodates a variety of household types

• Develop a varied housing stock, such as 
townhouses,  mid-rise apartments, and high-rise 
condos to accommodate diverse residents.

• Provide a variety of housing options from 
ownership and rental too cooperative housing 
that target a range of household incomes.

• Offer market affordable housing to encourage 
families and retirees to live in the urban centre 

Concept Plan

Create an Artists’ Square that contributes to 
the vitality of Ottawa’s cultural scene

• Supply affordable live/work space for the local 
arts community

• Provide shared studio space, workshops and 
communal arts facilities that are available to the 
larger arts community

• Create flexible and adaptable spaces that meet 
the needs of resident artists

• Design a plaza outside the artists’ complex for 
performances and public art installations

Utilize the site’s physical characteristics for 
the new Public Works warehouse and office 
building

• Exploit the grade change along the Somerset 
Bridge to hide the Public Works warehouse and 
parking

• Utilize the tunnel underneath Somerset to create 
an exclusive right of way for Public Works

• Take advantage of the southwest exposure to 
include green design features

• Build an office tower above the warehouse for 
Public Works and other government services.

Somerset St

Preston St

Gladstone Ave

N
  0            25           50            75         100 m  

PWGSC
Artists’
Square

Community
Node

Market
Square

Neighbourhood
Core

Connections

Greenspace

Figure 14: Concept Plan for the Oak Street site illustrating
key uses and connecting routes
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Cluster civic amenities within a community 
node

• Co-locate library and concert hall beside the 
existing Plant Recreation Centre

• Position the buildings so they serve as a gateway 
to the urban village

• Include a shared parking program that takes 
advantage of different peak times for the various 
community uses

• Provide space and programming to serve a 
broader community, such as a daycare, rehearsal 
space and non-profit office space.

Design a network of public spaces throughout 
the site to promote social interaction and 
community building

• Locate public spaces at important nodes, such as 
the Market and Artists’ squares, to ensure activity 
throughout the day

• Design green space for more informal, leisure 
activities and hard spaces for performances and 
public events

• Incorporate a shared street (woonerf) that 
connects public spaces and acts as a central 
element of the public realm

Encourage active transportation through 
pedestrian and cycling connections 

• Create a walkable street grid that allows 
pedestrians to move easily through the site

• Design pedestrian-oriented streets that are safe 
and exciting to walk along

• Build a pedestrian-cycling bridge to connect the 
two neighbourhoods on either side of the O-Train 
tracks

• Include a multi-use recreational path for both 
cyclists and pedestrians

Incorporate environmentally sustainable 
design principles 

• Reuse the bricks from the former Public Works 
warehouse to add heritage value to the Artists’ 
Square

• Design buildings according to LEED® and/or Living 
Building standards

• Orient buildings to the southwest to utilize 
passive solar heating

• Incorporate geothermal heating and stormwater 
management in site development
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Figure 15: Site Plan for the Oak Street site with buildings numbered

Site Plan

Within each of the eight key aspects of the concept 
plan, Groundwork developed a more detailed 
plan for the specific uses and physical features 
of the Oak Street site.  The proposed site plan 
takes advantage of the site’s physical and natural 
features, builds upon the existing uses near the 
site, and incorporates future transportation and 
infrastructure projects. Key features include:

• Developing higher-density buildings adjacent to 
the Gladstone LRT stop, along arterial roads, and 
beside the O-Train tracks;

• Locating traffic-generating uses along major 
corridors;

• Integrating new development into this residential 
area by decreasing building heights close to existing 
homes, and by extending the existing street grid;

• Ensuring that food provision for the neighbourhood 
is easily accessible by foot, bike and public transit;

• Strategically locating amenities to complement 
one another; and

• Designing a strong north-south axis that draws 
activity through the site and links a network of 
public spaces.

The following pages provide more detail on various 
aspects of the site plan.
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Use Amount (m2)
Residential 68,000
Commercial (Retail) 7,700

Farmers’ Market 2,000
Grocery and LCBO 2,400

Commercial (Office) 13,900

Government 8,400
Community 3,900

Industrial (Public Works) 5,400
Arts and Culture 7,800
Parking 1,330

Residential 700
Commercial 630

Building 
Number

Number of 
Floors

Building 
Volume (m2)

1 10 8900
2 12 15120
3 14 13150
4 6 2920
5 8 7130
6 4 1400
7 4 1400
8 6 1755
9 8 3400

10 6 2160
11 6 2920
12 8 3100
13 10 6150
14 10 3280
15 4 1400
16 6 2160
17 8 4680
18 12 31540
19 10 14520

Table 3: Proposed area allocated to different uses

Site Plan Details

Table 2: Proposed building heights and volumes

Figure 16: 3D view of site plan looking northwest

Figure 17: Section view of site plan looking west
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Street Grid and Connections
The central feature of the site’s street grid is 
the woonerf, or shared street, which connects 
Gladstone Avenue and Somerset Street. The 
woonerf is pedestrian-oriented. It is designed to 
discourage, but still accommodate automobile 
traffic. Typically a unique paving material is used, 
such as stone or brick, which signals to the driver 
to slow down. As an additional traffic calming 
measure, the woonerf proposed in this plan jogs 
around the neighbourhood park, forcing cars to 
slow down and further discouraging through traffic.
 
Two east-west streets, Oak and Laurel, extend 
into the site from the existing street grid and will 
dead-end at the ravine. Over the O-Train tracks, 
a pedestrian-cycling bridge connects both ends 
of Laurel Street, helping to link the urban village 
neighbourhood core with the neighbourhoods 
to the west. There is also a series of east-west 
alleyways to help break up the blocks and permit 
parking access behind the residences. Lastly, a 
multi-use recreational path runs parallel to the 
O-Train tracks along the western edge of the site 
connecting to the existing pedestrian and cycling 
path to the south. 

Figure 18: Public Works complex within site plan

Figure 19: SoZaWe offices in Groningen, The Netherlands
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Public Works 
Groundwork’s plan accommodates office and 
warehouse space for Public Works within the new 
development (Figure 18, Building 3), fronting on to 
Somerset Street at the northwest corner of the site. 

This location is ideal for Public Works for two 
reasons. First, the current service road that 
runs underneath Somerset Street remains as an 
exclusive access road for Public Works, so trucks can 
enter the warehouse and parking area unhindered 
by local traffic. Secondly, the grade change along 
the Somerset Bridge allows for two storeys of 
warehouse space to be located above ground, yet 
below street grade, thus making good use of an 
area that would otherwise be a dead zone. 

A twelve-storey office tower designated for Public 
Works and other government administration 
offices sits atop the warehouse. The office tower 
fronts onto Somerset Street with commercial 
space for small businesses at street level. This new 
Public Works complex also offers the opportunity 
for Public Works to develop a new landmark 
building that integrates cutting-edge green design  
(Figure 19). 
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Fig. 21: Community node within the site plan

Stormwater draining into nearby Plouffe Park 
could be recycled as “grey water” into the 
plumbing systems of these civic buildings, reducing 
institutional water consumption and making the 
soccer fields usable during wet weather.  These 
buildings, like the others on the site, should strive 
to incorporate green architecture—including 
passive solar orientation, energy-efficient building 
envelopes, geothermal heating, green roofs and 
living walls—wherever possible.  Including these 
elements creates the potential for the development 
to become a best practice in the area of sustainable 
architecture.

Community Node 
On Somerset Street, between the Public Works 
complex and the Plant Recreation Centre, two 
buildings accommodate public amenities for both 
the neighbourhood and the region (Figure 20). 
Building 1 (Figure 21) houses a library branch, day 
care, community kitchen, and affordable office 
space for local community groups. In addition, 
a 7-storey residential tower rises from the base, 
set back to avoid overwhelming the pedestrian at 
ground level. To the west, Building 2 is a 600-seat 
concert hall (Figure 22) complete with studio and 
rehearsal space, offices for cultural organizations, 
and additional market housing. The performance 
hall serves as a major regional draw to the site. 

In order to accommodate the traffic generated 
from these new uses, 100 spaces of underground 
parking are provided in the building, with access 
from Somerset Street. Parking spaces for the Plant 
Centre are also included in the new parking complex, 
which creates the opportunity to transform all or 
part of Plant’s existing surface parking lot into a 
public green space. 

To the south of the library and day care is a small 
parkette which accommodates a community 
garden, providing a tranquil environment for 
visitors. To create space for these new civic uses, 
expropriation or market compensation are likely 
required for the two small, privately owned mixed-
use buildings on the northeast portion of the site. Figure 22: The Segerstrom Concert Hall, part of the 

Orange County Performing Arts Center
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Figure 20: View south along the shared street, between 
the library and concert hall
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Artists’ SquareArtists’ Square
To the south of the Public Works complex and the 
civic amenities on Somerset Street, there are two 
large loft buildings (Figure 25, Buildings 4 and 5) 
designed to cater to the local arts community. The 
placement of the artists’ space allows artists to 
carry out light industrial work that complements 
that of the Public Works complex.  Its proximity 
to the concert hall helps create a cultural node at 
the north end of the site. These buildings can be 
designed to resemble old industrial warehouses 
through the reuse of bricks from the old Public 
Works warehouse in the façades (Figure 23).  

The artists’ complex (Figure 24) provides several 
studio spaces as well as 70 live/work units.  The 
open-concept building allows resident artists to 
erect walls as they see fit and act as a blank slate for 
creativity. High ceilings and large windows provide 
ample light and space for artists to live, work and 
create. In the western courtyard, facing the O-Train 
tracks, there will be space for bike and car parking, 
as well as an outdoor work area.

At the centre of the artists’ square is a plaza 
serving as an open space for art installations, 
public performances, and informal gatherings. 
Building 4 houses small retail spaces intended for 
local designers and craftspeople, as well as services 
such as a café or microbrewery. These commercial 
amenities, which could also include complementary 
art-related retail services, serve artists, residents, 
and visitors (Figure 26). 

Figure 23:  Distillery District, Toronto, ON
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Figure 24: Rendering of the Artists’ Square Figure 26: Kensington Market, Toronto, ON

Figure 25: Artists’ Square within the site plan
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Figure 29: Residential neighbourhood within the site 
plan

Neighbourhood Core
At the heart of the urban village is the neighbourhood 
core. It is defined by a diversity of housing types 
(Figure 29, Buildings 6 to 16). At the eastern edge 
of the site, 4-6 storey stacked townhomes, walk-
ups, and low-rise apartments frame the small 
neighbourhood park. These lower-density and 
more traditional homes are designed to integrate 
the new residential development into the existing 
neighbourhood to the east. 

Moving westward from the park, residences will 
gradually increase in height and density, with 
apartment and condominium buildings reaching 
upwards of 10 storeys along the O-Train tracks. It 
is recommended that all new high-rise residential 
buildings on the site use terracing and building 
step-downs to minimize shadowing (Figure 28). 
Higher-density buildings should also have a three-
story podium at street level, with additional height 
to be set back from the sidewalk to create a more 
human-scale streetscape (Figure 27). 

A series of alleyways running east-west through 
the site provide access to residents’ parking: 
surface parking behind homes and walk-ups, 
and underground parking for the higher-density 
buildings. 

Figure 28: Rendering of Cedar Court, Long Beach, CA
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Figure 27: Low-rise apartment complex

Type of 
Residential 
Unit

Size 
(m2)

Number 
of Units

Population 
Supported

1 bedroom 50 340 350
2 bedroom 80 255 500
3 + bedroom 120 255 950
Artist 
(live/work)

75 70 100

Total 920 1900
Table 4: Breakdown of housing units
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Figure 31: Market Square within the site plan

Market Square 
The Market Square is immediately adjacent to the 
proposed Gladstone O-Train station. Building 18 
(Figure 31) contains a 35,000 square foot grocery 
store and an LCBO, while Building 19 houses a 
20,000 square foot, year-round public farmers’ 
market. These facilities will complement each other, 
allowing shoppers to take advantage of the services 
from the two different food sources in one trip. A 
plaza set between these buildings will allow the 
farmers’ market to spill out into the public realm, 
providing space for produce vendors during the 
summer and fall, Christmas tree sales in December, 
or flowers in early spring (Figures 30 and 32). 

High-rise apartments and condominiums rise 
above the market buildings. It is recommended 
that the residential towers be a maximum of 12 
storeys at the southern edge and then cascade 
down to 6 storeys as they approach the lower-
density neighbourhood core. Like those along the 
O-Train tracks, these buildings should be terraced 
and set back to minimize any shadows cast on the 
surrounding neighbourhood and ensure a convivial 
pedestrian environment. 

Figure 32: Produce stand
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Figure 30:   Flower stall at a market in Sonoma, CA 

With the creation of high-density residential 
buildings and two traffic-generating markets, 
parking is a major requirement, despite the site’s 
proximity to an O-Train stop. A shared underground 
parking complex with 360 spaces is located 
underneath the two market buildings, with its 
entrance located directly off Gladstone Avenue 
for commercial users. There will be an additional 
360 parking spots for the residents hidden on the 
second and third floors of Building 18 and on the 
second floor of Building 19.  It is imperative that 
parking be provided right at the southern edge of 
the site so that drivers do not generate traffic within 
the neighbourhood core. 
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Public Spaces
A network of public spaces is distributed throughout 
the urban village marking important activity nodes. 
The public market square outside of the farmers’ 
market creates a dynamic environment for vendors 
and shoppers to interact and provides space for 
year-round cultural activities. It further ensures that 
some open space remains within the public realm, 
protecting the area from excessive intensification. 

The small park in the neighbourhood core provides 
a place to congregate and socialize. This green 
space is defined by 4 to 6-storey homes and walk-
ups that face on to the park, which both adds 
value to the surrounding properties and increases 
the safety of the park. The neighbourhood park 
is designed for informal uses, allowing people to 
sit and read or have a picnic with their children; 
this role complements nearby Plouffe Park’s more 
programmable soccer fields (Figure 33). 

The artists’ square is framed by artists’ work 
spaces, galleries, and a small café or microbrewery, 
which will combine to create an exciting and 
dynamic public space. The square can host public 
art installations and performances, making the 
artists’ square an attraction unto itself (Figure 35). 
The square also allows for cafes or bars to extend 
outward into the public realm through patio space 
(Figure 34).

Type of Public 
Space

Area (m2) % of Total Site 
Area

Standard 
Street

11,000 20.3 %

Shared Street 
(Woonerf)

7,500 13.9 %

Plazas 4,000 7.4 %
Park Space 3,800 7.0 %

Total 26,300 48.6 %

Figure 33: Cartier Park, Montreal, QC

Figure 35: Public plaza, Quebec City, QC

Table 5: Breakdown of public space

Figure 34: Shared street, Copenhagen, Denmark
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Governance

Governance and Ownership

The governance structure for the redevelopment of 
the Oak Street site is integral to ensuring the area 
is developed into a complete neighbourhood that 
serves the local and regional area.  
      
Land transfer process
As the site currently belongs to Public Works, 
it falls within the jurisdiction of the federal 
government. When a federal department declares 
a site “surplus”, it also determines whether it is a 
routine or strategic surplus property. Based on the 
criteria set by the Treasury Board of Canada under 
the “Directive on the Sale or Transfer of Surplus 
Real Property”, it is expected that Public Works will 
deem the Oak Street site a strategic property during 
the process of declaring it “surplus” (see Appendix  
B for criteria of a strategic property).

When a federal property within the Ottawa region is 
declared “surplus”, the National Capital Commission 
(NCC) reviews the property details and determines if 
it is considered a site of national interest. If it is, the 
NCC takes ownership of the property. If the surplus 
property is not deemed a site of national interest 
yet is considered a strategic property, Canada Lands 
Company CLC Limited (CLC) purchases the property 
at market value. A conversation with an NCC 

representative has confirmed that the NCC does 
not consider the Oak Street site to be of national 
interest. 

As the Oak Street site fits the baseline criteria to 
be declared a strategic surplus property, and if 
NCC is not interested in obtaining the property, 
it is expected that CLC will express interest in 
purchasing the land from Public Works. Considering 
the potential value of the land as an urban village 
and the opportunity to enhance the quality of 
life for people in the local community, CLC will 
likely oversee the master planning and a phased 
development process for the site.  

Canada Lands Company Limited (CLC)
Canada Lands Company is a Crown corporation 
owned by the Government of Canada. It purchases 
federal lands at market value and prepares the 
properties for redevelopment and/or sells them to 
private developers. CLC sets out to improve both 
the financial and community value of the site and 
undergoes extensive processes to ensure its stated 
values of innovation, value, and legacy are realized 
from development through to occupation.

CLC takes a direct approach in overseeing and 
orchestrating the preparation, development, and 
sale of strategic surplus property for the federal 
government (Table 1). The immediate local context 
and market conditions dictate which actions CLC 
will take in disposing of the property.

CLC is explicitly committed to sustainable 
development and community engagement. As 
a developer, CLC has been involved in a variety 
of innovative projects across Canada. One 
example is Benny Farm in Montreal. Benny Farm 
is a unique mixed-income development within 
an existing neighbourhood. CLC’s approach to 
the redevelopment of the site included extensive 
community consultation processes and collaborating 
with local experts, such as L’Oeuf architects. The 
redevelopment of Benny Farm incorporates many 
leading edge sustainable construction features.  

CLC’s areas of expertise include:

• Build to suit

• Property management

• Property sales

• Environmental remediation

• Tourism and hospitality

• Development
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Analyze Analyze market conditions and site-specific conditions.
Determine best way property can generate financial and community value. 
Prepare a business case for internal purposes.

Acquire Obtain land title for property from federal agency, e.g., NCC

Consult Meet with public official and the public re: consultation process

Visualize Receive public input re: uses and public amenities

Prepare Prepare site for development, e.g., demolition, remediation, build infrastructure and 
install municipal services

Develop/Sell/Retain Typically, market and sell property to builders in phases
Sometimes retain and manage property for financial and community value

Table 6: CLC aquisition and development process

It is designed to meet LEED-Gold standards. CLC also 
partnered with CMHC, the City of Montreal, and 
local non-profit housing organizations to provide 
affordable housing in this development.

CLC projects
Current CLC projects with similar characteristics 
to the potential redevelopment of the Oak Street 
Complex include Les Bassins de Nouveau Havre in 
Montreal and 800 Montreal Road in Ottawa. 

Les Bassins de Nouveau Havre
Les Bassins de Nouveau Havre (Figure 36) is a mixed-
use, mixed-income neighbourhood development 
south of downtown Montreal. CLC is collaborating 

with a local artists’ non-profit and a local community 
economic development organization to develop 
100 affordable artist live/work rental units. In 
addition, CLC oversaw the dismantling, rather than 
demolition, of the Canada Post sorting facility that 
had previously stood on the site. CLC could employ 
a similar approach to removing the warehouse 
building on the Oak Street site by dismantling the 
building with the intention of reusing the bricks in 
constructing the artists’ lofts.

800 Montreal Road
CLC will soon begin the redevelopment of 800 
Montreal Road, an old Public Works site in Ottawa, 
into mixed-residential hub.  The development 

covers a five-block area comprising a diversity of 
housing types, from townhouses and stacked four-
storey walk-ups to mid-rise apartment buildings 
and a retirement home. A parcel on the site may 
be sold to the City of Ottawa for $1 through the 
“Surplus Federal Real Property for Homelessness 
Initiative” for the purpose of building affordable 
housing on the site. 

Benny Farm, Les Bassins de Nouveau Havre, and 
800 Montreal Road each illustrate the capacity of 
CLC to engage in complex redevelopment projects. 
With CLC overseeing the project, it is expected the 
key features of the urban village proposed for the 
Oak Street site could be carried out to their full 
potential.

CLC and the Oak Street Complex site
Located along the O-Train line, with a new train 
station proposed for Gladstone, immediately south 
of the site, the Oak Street Complex is a prime 
location for a mixed-use infill development. The 
site is surrounded by an eclectic neighbourhood, 
which holds historical significance for the city of 
Ottawa as a gateway for arriving immigrants.  With 
its burgeoning arts community, the neighbourhood 
aslo exhibits signs of being a creative catalyst for 
the city. 

The redevelopment of the Oak Street Complex is 
an opportunity for the CLC to build on its legacy 
of redeveloping government properties into 
vibrant neighbourhoods through community 
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engagement, strategic partnerships, innovative 
design and sustainable development. As an 
equitable and sustainable infill development that 
furthers both local and regional goals for smart 
growth development, the Marco Polo Urban 
Village could become a signature CLC project. 
Accommodating the diverse needs and interests in 
the local community while adhering to sustainable 
development principles and blending into the 
existing urban fabric is a complex challenge the CLC 
has the expertise to manage. 

However, it is not recommended that CLC undertake 
this project alone. Partnerships are an important 
element to the overall governance structure. As 
this project is envisioned as an extension of the 
existing neighbourhood, not just in built form, but 
also in activities, communities, and networks, it is 
important to build connections between the new 
development and the old through the community 
engagement process, in collaboration with federal 
government agencies, the city of Ottawa, and local 
community groups. 

In addition to the standard consultation process, it 
is suggested that CLC invite local representatives to 
form a community advisory committee and draft 
a community benefits agreement to help guide 
the master planning and development of the site. 
Partnerships with government agencies at different 
levels may help finance community amenities and 
meet multiple objectives related to improving 
the livability and sustainability of the project as 
a complete neighbourhood.  Collaboration with 
community and businesses groups helps build 
local support for the project and allows localized 
concerns and needs to be effectively addressed. 

Possible partnerships for community amenities 

Farmers’ Market

• Province of Ontario, Ministry of Agriculture

• Farmers’ Markets Ontario 

• City of Ottawa, Market Management    
division

• Local business improvement associations,   
e.g. Preston Street BIA, Wellington West   
BIA, Somerset West BIA

• Canadian Organic Growers, Ottawa Chapter

• Somerset West Community Health Centre

• Local neighbourhood associations

• Just Food

• Private developer(s)

Figure 36: Rendering of Les Bassins du Nouveau Havre, Montreal, QC
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Artist Spaces

• Canadian Mortgage and Housing Canada (CMHC)

• Province of Ontario

• City of Ottawa

• Local arts collectives, e.g. Gallery 101 and 
Enriched Bread Artists’ Collective

• Ottawa Community Economic Development 
Network (OCEDN)

• Private developer(s)

Ownership
Considering the size of the site, it is expected that 
CLC will subdivide the property and sell parcels to 
private builders. The sale of any parcel is subject to 
a signed agreement in which the private developer 
agrees to adhere to the master plan created by 
CLC. It is recommended not only that the parcels 
be sold to different developers to ensure a diversity 
of building designs, but that some parcels be 
transferred to the city or to non-profit organizations 
or cooperatives. As the Oak Street site is a federal 
property, there is an opportunity to balance 
property ownership between the public and private 
sectors. The following section offers suggestions for 
possible ownership and management structures 
for various buildings and uses in the urban village. 
The aim is to support a diversity of interests while 
balancing community value and economic viability 
in the overall development.

Public Works
It is understood that Public Works wants to maintain 
some of its current uses on the site, including office 
space and storage for trucks, NCC equipment, 
barricades, and masonry materials. Groundwork’s 
proposed site plan includes one building that 
contains all these uses, with light industrial and 
storage space limited to lower warehouse floors and 
government offices on the upper floors. In support 
of efforts to distribute government operations 
throughout the city, the plan allots additional office 
space to accommodate other federal departments 
or the City of Ottawa. 

A small amount of commercial/retail space is 
recommended at grade along Somerset in order to 
provide local amenities and animate the street. It 
is expected that Public Works will negotiate with 
CLC to retain ownership of a portion of the site for 
its purposes. Public Works would therefore be in a 
position to lease commercial and additional office 
space to other tenants.

Retail/Commercial space
In Groundwork’s proposed site plan, space is 
allocated for small commercial and retail uses at 
grade along the major arterials of Gladstone and 
Somerset, as well as in smaller spaces along the 
internal pedestrianized street. 

Ownership and leasing agreements will likely vary 
per building, depending on the landowner and 
prescribed uses.  For instance, civic buildings, such 

as the Public Works warehouse and office, the 
city’s 600-seat concert hall, and the branch library 
could lease retail or commercial space to private 
businesses. In other cases, it would be possible to 
divide up ownership within a single building such 
that one owner holds the commercial space on 
the ground floor and the upper floors are divided 
among different owners and leasers. This is 
recommended for the farmers’ market building and 
the grocery store, each of which include towers of 
market housing.   

Housing
The need for a variety of housing types across 
a broad spectrum of affordability could be met 
through partnership. Local private developers could 

Figure 37: Rendering of Beaver Barracks, Ottawa, ON
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provide a diverse array of market housing, from 
condos to townhouses and semi-detached homes, 
for both ownership and rental. CLC could establish 
agreements, such as a density bonus program, with 
private developers and the City to allow the market 
units to support a percentage of market affordable 
and non-market units on the site. 

Ensuring the housing in the urban village is 
financially accessible to individuals and families of 
a variety of income levels and ages is important for 
creating a dynamic community. CLC could partner 
with CMHC, the City of Ottawa, local community 
housing organizations or Habitat for Humanity 
to help meet this objective. As has been done 
in previous CLC projects, CMHC could fund the 
construction of the non-market units. 

The provincial and city governments could provide 
funding from their grant programs and waive or 
delay development fees to permit more flexible 
financing arrangements, as they have done for 
other affordable developments in Ottawa, including 
Beaver Barracks (Figure 37) and Somerset Gardens. 
All of these examples also involved local community 
housing corporations and community organizations 
as financial and development partners and as 
managers of the rental units once they were 
completed. 

Alternatively, CLC could transfer a parcel to the 
City for the purpose of developing a mixed-income 
housing development that includes affordable units 
through the process currently being pursued for the 
800 Montreal Road site. 

Community housing, such as cooperatives, may be 
an option for bridging the gap between renting and 
owning.  This is especially true for the artists’ square, 
which could include an array of housing options 
from live/work lofts to 3-bedroom apartments for 
artists with families. In order to develop a complete 
neighbourhood, it is highly recommended that a 
diversity of housing types is balanced by a variety 
of ownership and rental options. 

Artists’ square
The need for more art space, including affordable 
live/work spaces for artists, has not gone unnoticed 
at the City of Ottawa, as illustrated in its Arts Plan 
2003-2008. It is recommended that CLC collaborate 
with local arts groups, the Ottawa Community 
Economic Development Network, and the City to 
develop a suitable management structure for this 
area.  Unique partnerships between the City and 
local arts groups, including Gallery 101 and the 
Enriched Bread Artists’ Coolective, could enable the 
development of adequate and affordable art space. 

Following the precedent set by Les Basssins du 
Nouveau Havre, CLC could act as the developer for 
the artists’ spaces, including the non-market live/
work studios, artist family housing units, shared 
workshop/class/resource rooms, single studios, 
gallery space and a public square, as part of its 
commitment to enhancing the community value 
of the property. Ownership could be transferred 
to either the City or to an artists’ cooperative. 
Regardless of the ownership, it is recommended 
that an artist-run cooperative manage the artists’ 
square; a cooperative could be established 
specifically for this purpose. 

Figure 38: 401 Richmond, a collective arts centre, 
Toronto, ON
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Farmers’ Market
Farmers’ markets are important community and 
cultural amenities that improve people’s access to 
locally grown, locally processed foods. They support 
community economic development and public 
health as well as agricultural producers within the 
Ottawa region. In most cities across Canada, farmers’ 
markets receive some government subsidies. Local 
municipal governments, with assistance from the 
province and, in some cases, federal agencies, have 
financed the development of buildings for year-
round farmers’ markets.  

As farmers’ markets tend to form and grow via 
bottom-up processes, it is recommended that a 
community-based organization form to establish 
the organizational structure, identify goals, and 
serve as the key advisory body for the design and 
development of the farmers’ market in the proposed 
urban village. Organizers and vendors currently 
involved in the seasonal farmers’ market on Preston 
Street could be the founding members of this 
organization.  In its start-up phase, the organization 
should approach Farmers’ Markets Ontario (FMO) 
for guidance through the process and for advice on 
funding opportunities. FMO is a non-governmental 
organization made up of market administrators and 
vendors and is supported by federal and provincial 
funding. It provides consulting and strategic 
planning services for new farmers’ markets. 

Public agencies, often local municipal governments, 
own the land and buildings used by many farmers’ 
markets across North America. To ensure long-
term financial viability for the farmers’ market as a 
central community amenity, it is recommended that 
CLC develop the property and transfer ownership to 
the City of Ottawa upon completion. Management 
and operations can be overseen either by the city’s 
Market Management division or the community-
based farmers’ market organization.

Non-profit spaces
In response to information received at the visioning 
workshop, Groundwork’s proposed site plan 
includes space for non-profit uses, including a day-
care and pre-school, office space for non-profit 
organizations, and community meeting space. 
The ownership of these spaces, along with other 
amenities such as a community kitchen, could be 
transferred to the City or to the Somerset West 
Community Health Centre as satellite space to its 
main centre in the neighbourhood. 

The City could lease the space at a nominal fee that 
would be affordable to non-profits. As the subsidized 
spaces will likely be in high demand, the City should 
create eligibility criteria for organizations wishing to 
use them. Interested organizations would then go 
through a formal application process in which they 
provide evidence of their community value and 
their ability to afford the lease. City council would 
then choose eligible tenants based on the criteria 
and content of the application.

Public realm
Public space is distributed throughout the 
proposed urban village. The public market square—
immediately adjacent to the farmers’ market at 
Gladstone Avenue—the park in the neighbourhood 
core, and the artists’ square near the northern 
edge are all connected via a pedestrian street. It is 
recommended that this space, along with the roads, 
sidewalks, alleyways, and public parking facilities, 
be transferred to the City to manage operations 
and maintenance. The parking facilities will provide 
revenue for the City, some of which could be used to 
finance community amenities in the urban village.      

Although there is no one formula for the 
redevelopment of strategic, surplus federal lands, 
the CLC governance structure is compatible with 
the effective construction and operation of the 
full range of uses envisioned for the Oak Street 
site. Turning the site over to CLC as the umbrella 
organization orchestrating the redevelopment 
process will ensure the best possible outcomes for 
both private- and public-sector organizations and 
local residents.
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Conclusion

In this report, Groundwork has proposed a site plan 
and governance structure for the redevelopment 
of the Oak Street site into a vibrant urban village. 
This plan has the potential to complement and 
strengthen its surroundings, and its design is 
consistent with the priorities, policies and aims of 
the City of Ottawa and the local community.

Groundwork’s plan aims to strike a balance between 
extending the existing urban fabric to create a livable 
community and creating a dense transit-oriented 
development with regional draws to complement 
those of Preston and Somerset streets. 

A network of parks, public squares and pedestrian-
priority streets will provide much-needed green 
space and create a welcoming environment for 
residents and visitors alike. Strong connections with 
public transit and cycling networks will increase the 
neighbourhood’s livability and sustainability.

Public Works will retain space in a mixed-use office/
warehouse building at the northwest corner of the 
site, using innovative architecture to transform the 
site’s challenges into strengths. A concert hall and 
community space, along with market-rate condo 
housing, will be located at the northern edge.

New homes and artists’ spaces in the core of the 
redevelopment will house a varied array of residents 
and build on the diversity that has been identified 
as an existing strength of the neighbourhood. The 
creation of a market square at the site’s southern 
edge will serve community needs and establish a 
dynamic, year-round space for retail and cultural 
activities. 

This report also describes the governance structure 
that we believe is the best option for achieving 
the community and economic goals of this 
redevelopment. We have included information on 
potential partners whose expertise or aid will be 
invaluable. 

Overall, we recommend that the Canada Lands 
Corporation acquire the Oak Street site from 
Public Works and act as the master planner for 
a mixed-use, transit-oriented redevelopment, 
building this underused urban site into a complete 
neighbourhood and a valuable community asset.

Figure 39: 3D view of site plan looking southwest
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Granville Island, Vancouver, BC

Location: Vancouver, British Columbia, south shore 
of False Creek
Established: 1979
Ownership: Government of Canada 
Management: Canada Mortgage and Housing 
Corporation 
Size: 37 acres
Number of tenants: 275 businesses
Rents: Rents are calculated based on a % of net 
revenue of each individual business
Number of visitors/year: over 10 million
Revenue/year: $130 million 
Features: year-round market stalls, vendors, artist 
studios, The Emily Carr Institute of Art and Design, 
hotel, restaurants, bars, breweries, community 
centre, floating homes, public spaces, local buskers 
and musicians, outdoor water park, cement plant

Overview
Granville Island is a mixed-use development, 
located on the south side of Vancouver’s False 
Creek, tucked beneath the Granville Street Bridge. 
Situated just south of Vancouver’s downtown core, 
it is accessible by foot, bike, water taxi, bus, and 
in the future by LRT. The Island is composed of a 
series of re-adapted tin-clad factories that house 

a variety of uses, including a year-round public 
market, cultural spaces, an art college, and heavy 
industry. Granville Island is known for its vibrancy 
and unique character and is one of Vancouver’s 
largest attractions; it is a major destination for local 
residents and tourists.  

History
In 1915, the Vancouver Harbour Commission paid 
for a massive reclamation project that dredged 
nearly a million cubic yards of fill to create the 
present-day Granville Island. The Island was created 
to be an industrial zone for the quickly growing 
resource processing industries in the Lower 
Mainland. The Island was fully occupied by 1923, 
with mainly mineral processing plants, sawmills, 
construction and shipping companies. After World 
War II, there was decreased demand for heavy 
industry, leading to the closing of a number of the 
businesses on the site. Following the loss of many 
key tenants, the buildings and infrastructure on the 
Island suffered from severe dereliction, making it 
no longer a desirable location for industry. 

Following the industrial decline of Granville Island 
and the surrounding False Creek, the City and 

the Province began to re-envision Vancouver’s 
waterfront. Plans were made for mixed-use 
development projects along False Creek and 
new public amenities on the water’s edge. With 
such forward-thinking proposals for Vancouver’s 
waterfront, the federal government joined the 
movement for waterfront reclamation and wanted 
to develop an “urban oasis” for the people of 
Vancouver. The federal government earmarked a 
$25 million start-up grant for the project. Nearly $6 

Figure 40: Granville Island

Appendix A: Case Studies
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as influenced by market forces, but is only required 
to ensure that the Island does not operate at a loss. 
This allows for non-profit and artistic groups as well 
as profit driven businesses to coexist on the Island. 
The large financial investment that was required by 
the government and the strict development controls 
that are placed on businesses can be viewed as a 
disadvantage of this governance structure. 

Current Uses
Granville Island has a vast array of amenities and 
attractions. The largest attraction is the farmers’ 
market, which is open daily and year-round to 
the public. There are 50 permanent retailers with 
fresh produce and another 100 day vendors that 
sell a variety of foods and crafts. There is also a 
large concentration of artists and craftspeople 
who locate their studios on the Island. The Island 
is home to glassblowers, printmakers, jewelers, 
potters, theatres, and woodshops. 

The Emily Carr Institute of Art and Design is 
the Island’s largest tenant; offering a unique 
educational component to the Island. There is also 
a 54-room hotel on the eastern tip of the site that 
takes advantage of the great views of the water 
and downtown. Granville Island also has a large 
selection of restaurants, bars and breweries. The 
False Creek Community Centre is also located on 
the Island. 

Granville Island has one small residential subdivision, 
with a dozen floating homes on the harbor. There 

are a number of public spaces, including outdoor 
amphitheatres for local buskers and musicians to 
play, as well as an outdoor children’s playground 
and a water park. The most unusual tenant on the 
Island is the Ocean Construction cement plant, 
which takes advantage of its close location to the 
construction projects in downtown Vancouver. 
Ocean Construction serves as a reminder of the 
Island’s industrial heritage and offers a unique 
example of how seemingly incompatible uses can 
co-exist on a small territory. 

million was spent on paying off the National Harbour 
Commission’s debt with other $19 million spent on 
major infrastructure and capital investments as 
well as the renovation and re-adaptation of the old 
industrial buildings on the Island. 

Governance and Management
Following the decision by the federal government 
to redevelop Granville Island, it was decided the 
management should be under the jurisdiction of 
the Canada Housing and Mortgage Corporation 
(CMHC). The CMHC became responsible for the 
administration, management and development 
of Granville Island. Given that the CMHC is not 
typically involved in non-residential developments, 
the federal government opened up the CMHC 
Granville Island Office in Vancouver specifically to 
handle the project. 

The CMHC set up the Granville Island Trust to act 
as an advisory body. The Trust is composed of 9 
members, with representatives from the Island, 
local area residents, the City of Vancouver and the 
CMHC. The Trust has limited legal authority, but it 
helps direct development funds as well as selects 
appropriate tenants for the Island. 

Since 1983 Granville Island’s finances have 
been completely self-sustaining. All new capital 
improvements are paid for by the tenants, and the 
Trust has set up a capital improvement reserve as 
directed by the CMHC. The advantage of such a 
governance structure is that Granville Island is not 

Figure 41: Entrance to Granville Island
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Pike Place Market, Seattle, WA

Location: Downtown Seattle, Pike Street and 1st 
Avenue
Date established: 17 August 1907
Ownership/Management: Pike Place Market 
Preservation and Development Authority
Size: 9 acres
Tenants: 200 year-round commercial businesses; 
190 craftspeople and approximately 100 farmers 
who rent table space by the day; 240 street 
performers and musicians; 500 residents.
Rental rates: market-base rents for market-rate 
housing and office and percentage of revenue/
income for retail and daystall tenants and low-
income residents.
Visitors per year: 10 million, approximately half 
tourists, half locals
Annual operating budget: $9,516,043 (currently 
undergoing major renovations)
Net surplus: $1,005,017
Features: Market stalls, restaurants, cafes, public 
performer spaces, offices, daycare and pre-school, 
senior center, medical clinic, food bank, theatre, 
348 moderate- and low-income apartments, and a 
535-stall parking garage and three surface lots. 

Overview
The Pike Place Market in Seattle is the oldest 
continuously running public market in the United 
States. It is located at the southwestern edge of 

downtown at the intersection of 1st Avenue and 
Pike Street. The Market is set within the 22 acre Pike 
Place Historical District, adjacent to the Belltown 
and the Downtown Neighborhood Districts. It is 
accessible by car, public transit, bicycle, and foot. 
The main downtown bus arterial is along 3rd Avenue 
with Pike Street being a stop for many routes. The 
historical district is strongly demarcated by the low-
rise buildings and unique heritage character. 

History and Neighbourhood Context
The Pike Place Historical District is home to people 
of different incomes and backgrounds, with an 
increase in the number of higher-income earners 
with the rise of new condo developments. On 
the other hand, social housing and services in the 
immediate area cater to a low-income population, 
some of whom are struggling with drug addiction 
and mental illness and others who consist of the 
working poor, seniors, and young families.  

As an historic market, Pike Place has had to respond 
to economic growth and decline as well as changing 
needs for more diverse uses and services. After 
experiencing decades of decline between the 1930s 
and 1970s, the area surrounding the Pike Place 
Market began experiencing a slow gentrification. 
The changes in demographics and overall economic 
health instigate change in the products and services 

offered at the Market. The challenge is how the 
Market will continue to respond to these fluctuating 
economic and social conditions while upholding its 
prescribed mandate of preserving the traditional 
use as a public market and providing essential 
services for the low-income population.

The City of Seattle chartered the Market in August 
of 1907 with only eight farmer vendors under 
the slogan “Meet the Producer”. The Market 
provided the space for farmers and consumers to 
interact directly. Direct access to fresh produce at 
a reasonable cost continues to be a foundational 
value of the Pike Place Market.

The history of the Pike Place is marked by conflicts, 
with a couple periods in which the very existence 
to the Market was threatened. Most notably, the 
struggles to “Save the Market” in between 1965 
and 1971 as well as in the late 1980s marked the 
major turning points. The first threat to the Market 

Figure 42: Pike Place Market
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was in the form of a typical urban renewal scheme 
that would have seen much of the old Market 
destroyed to create space for office towers and 
parking garages.  The second threat was in terms 
of ownership, in which the public market was 
nearly sold off to a private investment firm, the 
Urban Group, based in New York. In both instances, 
the residents of Seattle, backed by committed 
councilors fought for the Market to be preserved as 
is, in its physical and functional states – and in both 
instances, they won. 

The Market is now owned and managed by the 
quasi-government Pike Place Preservation and 
Development Authority (PDA); a body created by 
Seattle’s city council with financial support from 
the state of Washington. As stated in the Pike 
Place Charter, created in 1973, the Pike Place PDA’s 
mandate is to “preserve, rehabilitate and protect 
the Market’s buildings; increase opportunities for 
farm and food retailing in the Market; incubate and 
support small and marginal businesses; and provide 
services for low-income people.” At once, the PDA 
is meant to run a self-sufficient business while 
subsidizing small businesses and providing social 
services. Balancing these multiple responsibilities 
has caused conflict over the years as the PDA 
negotiates these different aspects of its mandate. 

There has been need for major investment for 
renovations over the years, mostly notably through 
the 1970s and again today. Although otherwise self-
sufficient, the PDA has received support from the 

federal, state, and local city governments to cover 
the cost of the Market renovations. The cost of the 
current renovations, estimated at $73 million, is 
being covered by a property tax levy which Seattle 
residents voted their support.

Governance and Management
Preservation and Development Authority
The Pike Place Market is owned and managed by the 
Pike Place Preservation and Development Authority 
(PDA). The PDA is a non-profit, public corporation 
was chartered by the City Council in 1973 in response 
to the “Save the Market” campaign.  At that time 
ownership and management of the Market moved 
from the City of Seattle to the Pike Place PDA. The 
PDA’s mission and charter purposes are:
• Preserving the traditional character and uses of 
the Public Market;
• Renewing, rehabilitating, preserving, restoring 
and developing structures and open spaces in and 
around the Market Historical District
• Continuing the opportunity for Public Market 
farmers, merchants, residents, shoppers and 
visitors to carry on traditional market activities
• Initiating programs to expand food retailing in the 
District, especially the sale of local farm produce;
• Providing goods, services and housing to low and 
moderate-income people;
• Promoting small-owner operated businesses 
that have the opportunity to thrive in a unique 
community where producers meet and interact 
with consumers;
• Considering the views of the public and the Market 

community in establishing policies, programs and 
budgets to further the preservation objectives of 
the Market.

The PDA is legally and financially separate from 
the municipal government. However, any design 
changes must be approved by the City’s Heritage 
Commission to ensure heritage standards are 
maintained within the Historical District. The PDA 
generates revenue from rental fees for commercial, 
residential and daystall spaces, parking fees from 
the Public Market Parking Garage and surface lots 
as well as some programs and investment income.

Currently, the PDA has 200 commercial tenants 
occupying 356,000 square feet, which is managed 
by the Commercial Property Department consisting 
of four staff members. The Residential Property 
Department, with 15 employees, manages the 
348 units within the Market’s eight residential 
buildings, which provide both market-rate and 
low-income housing. The low-income residential 
units are subsidized by the federal agency, Housing 
and Urban Development (HUD). The Daystall and 
Farm Departments also have four employees who 
manage the rental of the 184 farm and craft tables. 

The Operations departments include Parking (8 staff 
members); the Facilities (26 staff members); Security 
Services (18 staff, plus 19 off-duty Seattle police 
officers); and Maintenance (10 staff members). 
The Capital Projects and Renovations departments 
employ two and six people respectively. While 
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Capital Projects works on ongoing projects separate 
from the renovation, the Renovation Department is 
focused solely on managing the current renovation.

Administration is organized into four departments: 
Management, Finance, Office Administration and 
Human Resources, and Information Systems with 
a total of 16 full-time employees. The Marketing 
and Communications Department consists of three 
staff members. In addition to managing regular 
marketing and public outreach, they are also 
responsible for providing updates on the renovation 
process to the Market community. 

PDA Council
A 12-member volunteer PDA Council oversees 
administration and creates policies for the PDA. 
Members typically serve a four-year term and 
must be approved by City Council. The Mayor 
appoints four members, the Constituency elects 
four, and the PDA Council appoints the remaining 
four members to the PDA Council. The activities 
of the PDA Council are governed by the PDA 
Charter, PDA Rules and Regulations, the Historical 
Commission Ordinance, the Agreement with the 
City of Seattle for the operation of the Daystalls, 
and City ordinances and state laws regarding the 
powers, responsibilities, and requirements of Public 
Development Authorities. The Council is organized 
into the following committees: Executive; Finance 
and Asset; Operations and Communications; 
Strategic Planning; and Capital Renovation. 

Market Foundation
The Market Foundation is a nonprofit organization 
partnered with the PDA. The Foundation’s mission 
is “To preserve the diversity and traditions of the 
Pike Place Market Neighborhood.” It orchestrates 
the capital campaigns to raise funds to support the 
social services and programs at the Market. The 
Foundation was established in 1982 specifically to 
provide support services for low-income people. 
These include a childcare facility and pre-school, a 
medical clinic, a food bank and a senior center – all 
located within the Market. 

The Foundation has 40+ members on its Board of 
Directors and five full-time staff. The PDA supports 
the salary for 1.5 staff members as well as a portion 
of one position at the Pike Place Medical Clinic and 
Pike Place Senior Center. In 2010, the Foundation 
will give $14,000 to the PDA to fund Market Fresh 
Coupons for low-income families to use to buy fresh 
produce at the Market. Vendors redeem these 
coupons with the PDA. 

The Foundation does not rely on government 
financing for its programs and services. In 2009, 
individual and business donations covered 80% of 
the Foundation’s revenue while the rest was earned 
income. It spent 10% on administration and 13% 
on fundraising. In total, 77% of all revenue went 
towards programs serving low-income people in 
the Market. 

Current Uses
Pike Place Market functions as a small urban village 
with a variety of commercial and office spaces in 
conjunction with low to moderate-income housing 
and integrated social services. The mix of private 
and publicly owned space and the balance of 
market and non-market housing all contribute to 
the uniqueness of the Pike Place Market. 

The Market’s farmers, boutique shops, craft 
vendors, bakeries, and cafés attract a steady 
stream of tourists and local residents alike. Of the 
10 million visitors per year, half are estimated to 
be tourists. Currently, the Market has 200 year-
round commercial businesses.  Daystallers include 
190 craftspeople and approximately 100 farmers. 
In addition to the vendors, the Market has nearly 
240 street performers and musicians who play 
at designated locations throughout the Market. 
Approximately 500 residents, mostly low-income 
seniors, live in the 300 apartments distributed in 
eight buildings in the Market. Residents have access 
to a number of services within the Market. These 
include a senior centre, daycare and pre-school, 
medical walk-in clinic, and food bank, all of which 
are also open to the general public. 



Final Report: Marco Polo Mixed-use Urban Village
17 December 2010

49

St. Lawrence Market, Toronto, ON

Location: Toronto, ON; downtown at Jarvis & Front 
streets
Date established: 1803
Ownership: City of Toronto 
Management: City of Toronto
Size: 10,000 sq. ft. (1/4 acre) of space in North 
Farmers’ Market; 50,000 sq. ft. (1 ¼ acres) of retail 
space in South Market
Number of tenants: 50 Saturday Farmers’ Market 
vendors; 80 Sunday Antiques Market vendors, 67 
South Market retail tenants, 10 service-based or 
office tenants
Rents:  • $19-$34, Saturday Farmers’ Market;
 • $20-$60 for Market Carts;
 • Starting at $63 per table for Sunday   
 Antiques Market;
 • $46/sq. ft. on lower level for South   
 Market commercial tenants;
 • $52.90/sq. ft. on upper level for   
 South Market commercial tenants;
 • $1,000+ for North Market public   
 rental;
 • $200-$5,000 for St. Lawrence Hall rentals.
Features: farmers’ market stalls, antiques market 
stalls, specialty food shops, cafes, restaurants, craft 
shops and stalls, The Market Kitchen, The Market 
Gallery, office space, bank, public rental rooms 

Overview
The St. Lawrence Market complex in Toronto has 
been named among the top 25 food markets in 
the world by Food & Wine magazine and “a world 
of gourmet delights” by Canadian Geographic.  It 
incorporates three buildings with distinct functions.  
The South Market (a two-level heritage brick 
building on the southwest corner of Jarvis and Front 
streets) is a year-round market facility including a 
variety of specialty food shops and craft stores, as 
well as several unique commercial tenants.  The 
North Market (a one-storey, 1960s-vintage building 
on the northwest corner of Jarvis and Front) is 
a 10,000 square-foot space used for a farmers’ 
market on Saturdays and an antiques market on 
Sundays, and available for public rental at other 
times.  St. Lawrence Hall (a four-storey heritage 
building on the southwest corner of Jarvis and King) 
has ground-floor commercial and upper-floor office 
space, as well as three historic rooms that can be 
rented for meetings and special events.

The City of Toronto is in the process of redeveloping 
the North Market into a more functional and 
attractive building.  A new, four-storey building 
will provide more modern facilities for the existing 
market and rental uses on the ground floor, as 
well as some complementary commercial space.  
On the upper floors, it will house the offices and 

courtrooms of Toronto Court Services, whose 
facilities are currently scattered among several 
rented spaces.  The redevelopment process grew out 
of a neighbourhood initiative in the late 1990s, and 
community groups have had a high level of formal 
involvement in the project.  In June 2010, a City 
committee selected a plan by Adamson Associates 
Architects and Rogers Stirk Harbour + Partners from 
among five entries in a design competition.  The 
redevelopment is expected to be complete by 2014.

History and Neighbourhood Context
The St. Lawrence North Market site was first set 
aside for a public market in 1803 and has been 
owned and managed by the City of Toronto ever 
since.  It has been a node for commerce and social 
activity throughout its history.  The South Market 
building was constructed across Front Street in 
1845 and served as Toronto’s City Hall until 1899.  
It has operated as a market complex since 1901.  
Meanwhile, following a destructive fire at the 
North Market site in 1845, St. Lawrence Hall was 
built on the north end of the plot as a space for civic 
functions and special events.  A new North Market 
building was built on the southern part of the plot 
and was replaced by the current “brutalist” facility 
in 1968.  

Its unwelcoming look and outdated electrical, 
loading, washing and parking facilities have made 
the current North Market building inadequate as a 
farmers’ market, unpopular as a City rental venue, 
and unattractive as a neighbourhood feature.  
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In response, the St. Lawrence Neighbourhood 
Association (SLNA) established the North Market 
Initiative in 1998 to advocate for redevelopment 
and produce a community-based design.  Its 
goal was to create an attractive, community-
oriented facility that was suitable for market 
business and would drive economic development 
throughout the neighbourhood.  The City approved 
redevelopment in principle in 2002 and established 

a Market working group to lead the redevelopment 
in 2003.  The SLNA and various other community 
organizations have been part of this working group 
from the beginning. 

The neighbourhood represented by the SLNA and 
most immediately served by the St. Lawrence 
Market is among the most diverse in the city.  
The City has made considerable efforts since the 
1970s to revitalize this former industrial area, after 
failed urban renewal programs took out 19th-
century warehouses and left vacant lots.  Under 
the leadership of then-mayor David Crombie, the 
City planned and implemented a coherent scheme 
to generate a mix of market-rate and subsidized 
housing in low-and mid-rise units.  The result is a 
mixed-income community with a vibrant street life 
and plenty of commercial and cultural facilities.  

The proportion of area residents who use the 
market has grown along with the neighbourhood, 
and many residents report that the presence of the 
market influenced their decision to move nearby.  
At the same time, there remains a large contingent 
of visitors from outside the neighbourhood.  Those 
from elsewhere in the Toronto area often visit 
because it is a family tradition or an enjoyable day 
out.  

Governance and Management
The City of Toronto manages the market under the 
Facilities and Real Estate branch, and its market 
manager and other staff are City employees.  The 

disadvantages of this management approach 
include the fact that operational decisions, such 
as hiring, cleaning and parking, must be made 
according to City policies and timelines that are 
not always appropriate to the dynamic market 
environment.  The advantages include the financial 
stability and the technical and advisory capacity 
that accompany the backing of a large organization.

The $58.1 million price tag for the North Market 
redevelopment will be covered by the City’s capital 
budget.  This cost will be partially offset by two 
factors: first, because the City Courts will no longer 
pay rent to an external landlord, those funds will 
remain within the municipal budget.  Second, the 
Toronto Parking Authority, the City-owned public 
company that will operate the underground parking 
garage, will reimburse the City for the underground 
component of the project and retain all parking 
revenues after completion

Current Uses
Occupants of the three St. Lawrence Market 
buildings over the years have included a municipal 
government, a police station, a men’s hostel, a 
national ballet company, and countless farmers and 
vendors.  The complex remains focused on civic, 
artistic and food-related uses.  

The South Market has approximately 70 permanent 
tenants, including bakeries, delis, other specialty 
food shops, cafes and restaurants, and art and 
jewelry shops.  There are also a variety of temporary 

Figure 43: Visualisation of the new North Market building
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“market carts” that sell mainly handicrafts.  The 
Market Kitchen, on a mezzanine overlooking the 
market floors, features cooking classes and is 
available to rent for special functions.  Upstairs, the 
Market Gallery displays the permanent collection 
of the City of Toronto archives.  The South Market is 
open six days a week, year-round.  

The North Market main space is used mainly on 
weekends, for its farmers’ market and antiques 
market.  Additional office space in the building is 
occupied by a health food store, an Ontario Early 
Years Centre and administrative offices for the 
Antiques Market, the Old Town Toronto promotional 
initiative and the St. Lawrence Market Business 
Improvement Association (BIA).

The ground floor of St. Lawrence Hall contains a 
bank and a restaurant that open onto the street.  
Immediately upstairs are City offices, and on the 
third floor are three heritage rooms available for 
public rental.  The fourth floor houses the offices 
of the professional theatre company Opera Atelier 
and the nonprofit City agency Heritage Toronto.

Jean Talon Market, Montreal, QC

Location: Little Italy, south of rue Jean Talon  
Date established: 1932
Ownership: City of Montreal
Management: Corporation de Gestion des Marchés 
Publics de Montréal 
Size: 5 acres
Tenants: 133 year-round and seasonal vendors
Rental rates: based on square footage of rented 
space
Visitors per year: 3 million
Features: Seasonal and year-round market stalls, 
specialty food shops restaurants, cafes, and a 
parking garage  

Overview
The Jean Talon Market in Montreal has been in 
operation since 1932.  It is the largest of the four 
public markets in Montreal as it sits on 5 acres 
of land and accommodates 133 year-round and 
seasonal vendors.  In 1993, the city of Montreal 
handed the management of all city-based public 
markets over to the newly formed Corporation 
de Gestion des Marchés Publics de Montréal 
(CGMPM) – a corporation created by and for the 
market vendors.

History
The Jean-Talon Market was built in 1932 on the 
former Shamrock Stadium grounds, a stadium 

dedicated to lacrosse.  Until 1982, Jean Talon was 
known as the North Market.  It has been a year-
round public market since 1983.

Prior to 1993, the city of Montreal managed the 
public markets.  During the 1980’s, the city began 
evaluating its management of the public markets; 
as a result, the vendors and merchants collaborated 
to propose alternatives to more effectively defend 
their interests.

In 1993, the L’Union des Producteures Agricoles 
(UPA) facilitated negotiations between the 
City of Montreal, which wanted to give up the 
administration of its markets, and the newly created 
CGMPM.  The negotiations focused on the leasing of 
the Montreal-owned market sites to the CGMPM.  
The lease agreement covered the Atwater, Jean-
Talon, Maisonneuve and Saint-Jacques Markets as 
well as the Neighbourhood Markets and Flower 
Kiosks. Once the CGMPM was created and the 
lease was signed, the UPA withdrew itself from the 
markets.

Between 2003 and 2004 the Jean-Talon market 
underwent major renovations.  A 300-car 
underground parking lot was built underneath a 
renovated and expanded permanent, year-round 
market building.  The $16 million renovation 
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Figure 44: Jean Talon Market exterior

costs were paid for by the CGMPM although they 
received subsidies from the provincial government 
for the project.

Governance
The CGMPM
In 1993, after an agreement in principle with 
the City of Montreal, CGMPM was created.  It 
established its objectives:  To manage the public 
markets, to ensure accessibility of fresh food to the 
population of Montreal and to contribute to the 
future development of the public markets.

The CGMPM encourages full participation from 
its 215 members, composed of farmers, vendors, 
and merchants.  The Board of Directors, which is 
comprised of 9 members of the CGMPM, is advised 
by a permanent consulting staff.

Land Leasing
The initial lease between the City of Montreal and 
the CGMPM set in 1993 was for 10 years.  It was 
renewed in 1998 and then in 2003 and has now 
been extended until 2017.  The CGMPM pays the 
City of Montreal a percentage of the rent collected 
by the vendors and merchants as well as municipal 
property taxes and school taxes on the land.

Merchant rents
Spaces for rent in the outdoor section of Jean-Talon 
are made up of principal blocks and additional 
blocks.  Principal blocks are located along walking 
paths in areas that receive high volumes of foot 

traffic, whereas additional blocks are located away 
from major walking routes and are used primarily 
for storage.  Blocks are typically about 10 feet by 
20 feet in dimension amounting to an area of 200 
square feet.  Each outdoor vendor is allowed up to 
four principal blocks.  Vendors can rent space as 
little as one day per week and as much as seven 
days per week.  The rental cost of each primary 
block varies based on the number of days per week 
the vendor rents the space:
• 1-2 days per week: $32 + tax per day block
• 3-4 days per week: $28 + tax per day block 
• 5-7 days per week: $22 + tax per day block 

In addition to the daily rent, the outdoor vendors 
pay the CGMPM: a yearly reservation, business tax 
and electricity costs.  The yearly reservation fee 
ranges between $418 and $2300 depending on the 
number of blocks the vendor rents.  

The rent inside the Jean-Talon Market building 
ranges between $28 and $35 per square foot per 
year.  The vendors are also responsible to pay for 
business taxes and electric utility bills.  

Other merchants
Two streets that flank the Jean-Talon market site - 
Jean Talon Street to the north and Mozart Avenue 
to the south – accommodate merchants who are 
not part of the CGMPM.  There are roughly 30 
additional merchants; they add to the overall size 
and attraction of the Jean Talon Market, but they do 
not contribute to the costs of running it.    

Jean Talon Users 
The Jean-Talon market has 133 year-round and 
seasonal vendors; making it the largest year-round 
produce market in North America according to the 
CGMPM.  The market receives 3-4 million visitors 
per year; however, it is difficult to measure the 
exact number of visitors due to the many entrances 
to the market.  On a typical weekend day in the 
summer, the 300-car parking lot accommodates 
over 2,000 cars over the course of the day. 
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Location: Seaport District, Halifax, Nova Scotia
Established: 1750, current location opened in 
August 2010
Ownership: Halifax Port Authority 
Management: City Market of Halifax Cooperative
Size: 1 acre 
Number of tenants: 200+
Revenue: Over $11 million (2005 figures)
Features: Market stalls, craft shops, wind turbines, 
solar panels and green roof

Overview
The Halifax Seaport Farmers’ Market opened its 
new location at Pier 20 on Halifax’s harbour front in 
August 2010. The Market is home to over 200 local 
food producers and crafts people. The new Market 
building’s cutting-edge green design has people 
calling the Halifax Seaport Farmers’ Market one of 
the most environmentally sustainable buildings in 
North America. 

Located on Halifax’s harbour front, the Market is 
part of the Halifax Seaport revitalization project, 
which encompasses redevelopments from Pier 19 
through 23. Within close proximity to the cruise 
ship ports and other arts and culture venues, the 
farmers’ market is well situated to become a major 
destination for tourists and local residents alike. 
The new marketplace, created on Pier 20, provides 

twice the amount of space compared to its former 
location and offers local producers the opportunity 
to sell their goods year-round, six days a week. 

The Market is served directly by the Free Rides 
Everywhere Downtown (FRED) service, a tourist-
oriented shuttle, which serves the downtown core 
from the beginning of July to mid-October.  The 
nearest public transit stops, with regularly-running 
bus routes, are over 100 metres away from the 
market.

History and Neighbourhood Context
Established by royal assent in 1750, the Halifax 
Farmers’ Market is the oldest established and 
longest-running farmers’ market in North America. 
The Seaport area in which it is located is a historic 
district and home to several heritage sites, including 
the Pier 21 Museum. It is still a working port, 
managed by the Halifax Port Authority. The recently 
opened Market building was built on the site of an 
existing terminal facility, whose roof trusses and 
structural supports were reused in the construction 
of the Seaport Market. The farmers’ market was 
previously located 600 metres to the north, in the 
historic Alexander Keith’s brewery building. 

The Halifax Regional Municipality (HRM) contract of 
April 2009 lists one of the objectives of the market 

as providing a place for immigrant entrepreneurs, 
small business owners, local artisans and rural 
producers to sell their products to a larger urban 
market. Other goals listed by the HRM include the 
development of an iconic building at a key entry 
point into the city, increasing investment in the 
urban core, and promoting use of public transit by 
Seaport Market customers. 

The Farmers’ Market building covers 4,050 square 
metres (nearly 1 acre) with space for over 200 small 
businesses. The vendor and consumer capacity of 
the new Seaport Market is almost double that of 
the old location in the Keith’s Brewery building, 
which held space for 145 stalls. The design and 
construction included the adaptive reuse of a 

Halifax Seaport Market, Halifax, NS

Figure 45: Seaport Market building exterior
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former seaport terminal building, integrating 
innovative use of renewable energy sources. Four 
wind turbines, solar panels and a 10,000-gallon 
rainwater collection system have been installed on 
the green roof.

Currently more than 200 vendors have expressed 
interest in selling goods at the Market. The Seaport 
Farmers’ Market schedule enables crafts vendors to 
sell their goods six days a week while local produce 
and food vendors operate booths on Wednesdays, 
Saturdays and Sundays. The move by the farmers’ 
market to build both a larger building and to expand 
the schedule to six days a week was the subject of 
some debate among the vendor community. When 
located in the historical Keith’s Brewery Building, 
the Market had been open one day a week and 
a number of agricultural growers felt that they 
would not be able to keep up with the three-day-a-
week schedule. At this point, a number of vendors 
have elected to remain at the Keith’s Building and 
continue their Saturday-only vending.

The Seaport Market is within close proximity to the 
Port of Halifax and the Halifax VIA Rail terminal - 
two major gateways into the city – and is within and 
immediately adjacent to two historic districts - the 
Seaport District and the Historic Keith’s Brewery 
District, respectively. Besides the many tourist 
attractions and tourism-centred businesses in the 
area (Cornwallis Park, Pier 21 Canadian Immigration 
Museum, Pier 22 retail market, Tourism Industry 
Association of Nova Scotia head office and several 

hotels), the neighbourhood also houses the NSCAD 
Port campus, Nova Scotia Centre for Craft and 
Design, Dalhousie University campus, Halifax Port 
Systems, and Halifax Mental Health Services. 

The neighbourhood’s demographic composition 
is younger and of lower income than is found in 
the city as a whole. The median age is 10 years 
below the city average and the median income is 
nearly half of the city average. The housing in the 
neighbourhood is a made up of primarily rental 
units and there is a high level of migration in and 
out of the area. These trends may be the result of 
the neighbourhood’s close proximity to Dalhousie 
University. 

Governance and Management 
The City Market of Halifax Cooperative manages 
the Halifax Seaport Farmers’ Market. In 2006 the 
co-op signed a 40-year lease from the Halifax Port 
Authority in 2006 for $2.25 million. Funding for 
the design and development of the new Seaport 
Farmers’ Market building came from a variety of 
sources. The Halifax Regional Council contributed 
$1 million in grants through its Community Facility 
Partnership Fund, while the government of Nova 
Scotia contributed $2.25 million. The Halifax Port 
Authority contributed $1.1 million, while the Halifax 
Farmers’ Market Investment Cooperative raised 
an additional $2 million by selling $50 shares. The 
Shares investments of over $1,000 were packaged 
with a 30% Nova Scotia tax credit; each shareholder 
is granted one vote regardless of the number of 
shares owned. At the time, Nova Scotia was the 
only province to design a share/certificate/bond 
program specifically to funnel money into local 
business projects. 

Figure 46: Seaport Market building interior
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Appendix B: Surplus Real Property Guidelines

Surplus real property is defined as real property that 
is no longer required in support of a department's 
programs.  Legislation governing the disposal of 
surplus property by  federal-level  government 
bodies is laid out in the Treasury Board of Canada’s 
Directive on the Sale or Transfer of Surplus Real 
Property (2006). 

Section 6.2 of the Directive states that surplus 
properties are to be classified as routine unless they 
meet at least one of the criteria outlined below 
which qualifies them as strategic:

1. the size or value of the property, or of a portfolio 
of properties, is significant enough to affect local 
markets negatively if its integration into the 
market is not managed;

2. the value of the property, or properties within 
a portfolio, can be increased significantly (e.g., 
through subdivision, rezoning, investment or pre-
sale development);

3. a partnership with another level of government, 
the private sector or other party may offer the best 
mechanism to realize either the inherent value of 
a particular property or portfolio of properties or 

the greatest benefits to the government beyond 
the financial return; or

4. sensitive policy issues exist, including the 
potential for a substantial gain by a party other 
than the federal government.

A designation of ‘strategic’ as opposed to ‘routine’ 
would enable the Canada Lands Company to take 
control of the Oak Street Complex from Public 
Works, bring organizations together and oversee the 
development of the site so as to create financial and 
community value. The value of the Oak Street site 
as a potential urban infill development, a buildable 
brownfleld site and a location for transit-oriented 
development accompanying the expansion of LRT 
services and the construction of a new Gladstone 
Avenue O-Train station is reflected in City of Ottawa 
planning documents of a variety of scales from the 
Official Plan to the Carling-Bayview Corridor Study. 
We feel that a strong case can be made for the Oak 
Street site’s strategic value using any of the four 
criteria laid out by the Treasury Board.
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The City of Ottawa’s Transit-Oriented Development 
Guidelines report (2007) provides recommendations 
for all development located within a 600-metre 
walking distance of rapid transit stops or stations. 
Its six categories can be summed up as follows:

Land Use
Land uses that generate high levels of automobile 
activity and large areas of surface parking are 
discouraged. Designers should create multi-purpose 
developments that combine dense residential uses 
with employment areas and uses that generate 
non-vehicular activity throughout the day.

Layout
Streets should be well-connected so as to create 
blocks that are no more than 150 metres in length 
and offer a variety of possible routes. Pedestrian 
and cyclist shortcuts should be built into the site 
and connected to greenspaces and existing paths 
wherever possible. Taller buildings should be 
stepped down towards pre-existing residential 
areas.

Built Form
Buildings higher than 5 storeys should be stepped 
back to create a more human scale and set back 
3 to 6 metres from the front property line. Large 
windows along the façade and architectural variety 

on lower levels are encouraged, to increase visual 
attractiveness and create a sense of transparency 
from the street.

Pedestrians and Cyclists
Ground floors should include a mix of retail uses 
as well as overhangs. Bicycle parking should be 
provided in sheltered areas close to building 
entrances and in places that improve access to 
public transit. The City of Ottawa Draft Zoning By-law 
(Part 4, Section 111 [13]) allows for the reduction of 
one car parking spot for every 13 metres of gross 
floor area allocated towards cycling amenities such 
as showers, lockers and change rooms.

Vehicles and Parking
Parking lots and loading areas should be located 
at the rear of buildings or in areas off the street. 
Residential building designs are encouraged to 
include shared driveways, shared parking spaces for 
uses with different time peaks in parking demand, 
and carsharing facilities.

Streetscapes and environment
The establishment of walkways and sidewalks 
greater than 50 metres in length and at key scenic 
viewing locations is encouraged, and the heat 
island effect should be minimized through the use 
of vegetation and light-coloured hard surfaces.

Appendix C: Ottawa’s Transit-Oriented Development Policies
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