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Project Confidential Ottawa 1

To John Smit

From George Dark

Subject DRAFT

Lansdowne Revitalization Notes on Conceptual Urban Design Matters

We have reviewed the package of information you sent me including the
following files
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The layout of the site included with the package was not dated but is
included below
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We understand the council direction and the approach you have outlined in
the attached minutes from the city working groups as being;
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Looking at the possibility of revitalizing the Lansdowne site by
creating a series of commercial development opportunities to fund
stadium upgrades while enhancing the park like quality of the site.
Showcase the Aberdeen Pavilion through adaptive reuse

Being sensitive to the UNESCO designation of the Rideau Canal
Revitalize Frank Clair Stadium

Responding to the OP requirements and direction for Bank Street as
a Main Street urban form

Integrate the landscape of the Parkway controlled by the NCC
Provide a program to include community stakeholders, the existing
farmers market and special events

Increase park linkages to adjacent open spaces

Achieve a LEED standard of silver

Relate timely development, implementation and the city’s ability to
contribute financially to the revitalization.

There are several other expressed objectives elsewhere in the documents
including;

Relate the development concepts to the context of the
neighbourhood adjacent on Holmewood Avenue

Focus transportation on TDM and Transit Supportive non-
automobile mobility

Limit commercial business sizes and types in a variety of methods in
support on Bank Street

Distinguish the ‘front yard‘ on Bank Street

Control the location of higher buildings

We understand that the development of the conceptual planning and
development program have not been the subject of a comprehensive master
planning or public consultation process and the information presented has
been gathered together from a broad variety of sources under your
guidance. The plan is described as a demonstration plan.

The purpose of the exercise is to describe a development program for the
site, for use in an MOU between all of the parties.
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We will interpret the plan drawings not as actual designs, but on a
conceptual basis in the same manner that it would be reviewed as part of a
pre-consultation by the Downtown Design Peer Review Panel Process.

We are offering comment on seven specific points aimed at refining the
concept.

Additionally we are providing some illustrations and examples on the points
being made as a quick way to show design intent.

1. Park and green spaces on the city owned lands
2. The Canal

3. The farmers market and historic pavilions

4. The retail and commercial development sites

5. Bank Street

6. The Holmewood interface

7. The Stadium



URBAN
STRATEGIES
INC .

1. Park and Green Spaces on the City Owned Land

The primary green spaces associated with the proposed plan are really the
existing canal landscape along the QED and the existing sports park. In fact
the existing park at Bank and Holmewood is being reduced in size to create
retail sites.

This project should take advantage of a wonderful opportunity to reposition
the emphasis of the plan to enhance the canal side park location,
sustainable green character, landmark civic presence and importance of the
landscape of the overall site. While respecting the federal realm it is also a
remarkable change to integrate the canal and the QED into the site.

The intention to provide a large surface parking lot in such a key location
along the canal that might also be described as a park space is not a good
feature of the plan or valid use of this resource. The design of the open
space is currently driven by the program to store cars and make it a park in-
between this use.

Two alternate theories should be explored as a basic direction for the plan;
1. Parking

All Required parking should be placed into structure and not in park space 2.

All parking should be provided at very low levels to allow the complex to be

viewed as a model of non car urban access through transit and shared

shuttle use, TDM and TOD principles. This goal should be brought forward

as a prominent feature of the plan.

2. The Park Potential

The city owned land should be added to the QED/NCC and the Parks
Canada canal lands and local sports park to allow for the creation a
significant and contemporary landmark canal side open space focused on
the Aberdeen Pavilion designed by public competition. The park should have
a very high arts and culture component; a heritage focus based on the
pavilions, the UNESCO designation of the Rideau Canal and the long history
of Lansdowne as a public place, programming profiling the City of Ottawa
and is a model of a sustainable urban landscape.

The park can have strong public access routes from Bank Street through the
new retail and mixed use commercial village focused on the Aberdeen Pavilion
as the entrance and focus to the new park.
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The creation of a significant public open space as a primary driver of
the plan should take a primary role in the redevelo  pment concept. The

landscape resource along the Rideau Canal should no t be used for
surface parking of cars.
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2. The Canal

The Rideau Canal is a world recognized Ottawa feature. The design of the
entire site should carefully consider all visual and program interfaces with the
Canal Zone. The opportunity to have the Rideau Canal become a part of the
park design competition while respecting the UNESCO requirements is a
significant and unique opportunity for both the national and civic realms.

The idea to allow the canal to be more active is valid and should be part of
the competition brief.

The same approach should be taken to the QED in the federal realm.
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3. The Farmers Market and Historic Pavilions

The market should not be placed in the parking lot rather it should become
an integrated part of the larger retail strategy.

The historic pattern of pavilions in the park should be maintained and the
historic buildings become the primary home of the market. This approach
will help to retain some of the long standing building relationships and make
the concept feel less like a start from scratch effort and more like an evolving
reused and modernization of the site. Our experience shows that balancing
this aspect of the project will be an important part of public acceptance.

The scale and location of lands needed for outdoor seasonal market use
needs to be carefully scoped as part of the park design competition and
directed indoors as much as is possible.

If pavilion buildings are to be moved to alternate locations in the plan it
should be with specific program requirements and open space design in
mind.

The reuse of heritage buildings for markets at the St Lawrence Market in
Toronto and the Byward Market in Ottawa illustrate the success of this
approach.

A contemporary urban market should include a broad range of program
including arts, culture, education and children’s programming



URBAN
STRATEGIES
INC .

The St Lawrence Market in Toronto in a remarkably imilar building is a
major focus of the restores St Lawrence neighbourho od and includes a
museum on early Toronto. The free span historic bui Iding is the best
possible container for a market.

The adaptive reuse of the abandoned Brickworks in Toronto for a farmers
market and environmental centre illustrates a broader community based
concept that builds on the topics of industrial heritage, food and the
environment, slow food and organic food, nature in the city and education.
The project is slated for LEED platinum, uses bio fuel and solar energy
producers.



The project is not intended to replace or compete with the St Lawrence
market but is the centerpiece of 8o acre park rehabilitation



4. The Retail and Commercial Development Sites

While the stated intention is to not have big box format stores, the
conceptual plan uses a graphic style which shows buildings of a significant
scale, usually associated with mall or big box development.

An approach which breaks this scale down into smaller buildings to continue
the pavilion context of Aberdeen and the other historic buildings would better
suit the general council objective by allowing more buildings, more space
between buildings for outside edge access and for the expression of a
higher ratio of individual buildings to multiple tenant buildings.

Certainly the historic Byward Market in Ottawa and the contemporary Shops
at Don Mills in Toronto could provide useful direction to the design of this
complex although both are comprised of retail uses that seem to be
prohibited on this site. On review one would find these places more organic
and pedestrian oriented than a traditional commercial setting. This is in
keeping with the desire to have the enterprise as non car oriented as
possible.
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5. Bank Street

Bank Street plays a very important civic role in Ottawa connecting many of
the inner city places and neighbourhoods with the federal realm. Bank Street
will be the projects front door. It also provides one of the strongest main
street functions in Ottawa.

That said, Bank Street also needs a great deal of help in this location.
Lansdowne has never really presented a strong urban front to Bank Street
although in the past the strong row of columnar trees along the south edge
and the bridge (now gone) were a very distinctive civic feature.

The current concept creates a Bank Street frontage comprised of entrances
to the site, a retail module and a plaza for the stadium.

The biggest concern with stadium related space at the street is the
contribution of the plaza to the street outside of event days. These places
often become cold unwelcome places due to lack of activity. Urban art is
often tried as a solution but is seldom successful. We would recommend
that the plaza should be reconsidered in favour of using an urban stadium
model that brings a new front to Bank Street.

As an alternative Bank Street could be reconfigured by

1. Providing a continuous wide streetscape and promenade along the
entire length of Bank Street to handle volumes of people and create
the first layer of site image. In effect the plaza is the street.

2. Putting the stadium on a base building with an interior gallery along
Bank Street used for stadium flow but also as a flexible year round
programmable space for arts and culture, retail and entertainment
with a street focus along Bank Street.

3. Position mixed use overbuild possibilities along the length of Bank

Street to help scale the stadium to the street and the residential
complexes across the street.
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An urban stadium set behind a significant avenue st
would make a stronger contribution to the street.

yle promenade



The required capacity for pedestrians could be crea  ted through a
significant Bank Street promenade design that can a  llow for crowds,
gatherings, street festivals and provide a unified civic street face while
still allowing access to the site.
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The example shown here is the new Coors Stadium in Denver which
presents a building to the street behind a signific ant sidewalk and
promenade
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The best international example we have of an integr ated stadium
complex that fosters a significant amount of relate d urban activity is
the Globen Complex in Stockholm, Sweden. In fact th  ere are 3 sports
venues here and the result is a very cohesive mixed use urban district.
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6. Holmewood Avenue

The existing condition of Holmewood Avenue has been in a relationship with
the Lansdowne site in an exposed way for several generations. Currently the
relationship has a transition zone of open space and a park between the two
uses.

There is a broad range of building form and density along the street.

Starting at Bank Street the concept plan shortens the existing corner city
park and places a retail building across the street from the first four
properties very close to the street line. It is not clear if the building is retalil
facing the street or if this is the back of the building. The pavilion is moved
east down the street past Adelaide Street and put back into the same street
context as the original location. The remaining portion of the street is then
lined with street townhouses to mask the rear of the retail complex.

As an alternate concept;
The existing city park space should be maintained and improved, the
pavilions should be left in place and a series of new pavilions added to

create the retail village behind the existing landscape street edge. This
would remove the need to introduce a row of rental townhouses. The
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townhouses have no basis in context here and will take on the appearance
of a repair approach rather than a strong urban form.

Over time the other side of the street may also adapt to the new retalil
complex not by turning away from the complex but by adding to it with
conversion to flats, small apartments, galleries, offices, cafes or other uses
adding to the district quality of the district and providing diverse offerings that
could take advantage of the mixed use village across the street.

Integrating the existing pavilions into a pattern interspersed with new
pavilions will reduce the shopping mall character of the complex in favour of
a more mixed use urban pattern and retain more of the original historic
pattern on the site.

If residential is a required part of the program it could be used to vary the
height of the new pavilions.
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7. Stadium

The Downtown Urban Design Strategy (DOUDS) spent a considerable
amount of time defining and mapping important civic views and view
corridors to important civic places. The stadium against the canal and the
stadium from the bank street bridge if it had been part of that process would
have been ranked as one of the primary civic views.

The stadium location is very prominent from bank and the canal. It should be
treated as a landmark building.

The relationship between the very important Bank Street Bridge and the
existing site never evolved to its potential. The reworking of the stadium and
associated uses represents an opportunity to reconsider the relationships
between two important civic events.
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The existing relationship between the Bank Street B ridge and the
stadium is non-existent

General comments
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1.

The documents do not tell a strong story of the revitalization of the
exhibition grounds and stadium. How do the pieces fit together?
How does history play in? What are the goals beyond the retail and
sports venue? Where is the program profile beyond commerce for
arts and culture? How can this be the best civic park in Ottawa?

The tone is one of justification, regulation and ensuring economic
factors. |1 do not diminish the economic side but the site is an
important public one, one of the best civic holdings in Ottawa and
this side of the story is missing.

The park potential is underplayed.
The stadium should be an urban building.

The schematic design drawings are too site plan like for public use.
The problem is they look very precise and final ... like a site plan
application and do not convey the conceptual ideas well.

We would not recommend a surface parking scheme of any kind on
this site. The best part of the revitalization plan should be getting
here by means other than car and then not using the asset for
storage of cars.
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We are not sure how the retail uses and tenants are to be
established as they list in Canada is pretty small. Central placement
of the market may allow more retail uses to be placed on the site in
a supportive way. Conceptually the plan reads (although maybe not
intentionally) like a big box centre. A program whereby the pavilion
structure is retained and strengthened would avoid this form and the
associated architecture.

The inclusion of residential is both listed and then precluded in the

notes. Mixed sue will make the site better.

Do not wall off Holmewood Avenue build it into the district with a
new future.



