


THIS PAGE IS INTENTIONALLY BLANK



TREMBLAY
STATION

TOD IMPLEMENTATION STRATEGY

Produced by: School of Urban and Regional Planning
Queen’s University

December 2014

For: City of Ottawa

Project Team Members 





iAcknowledgements

The Planning and Growth Management department at the City of Ottawa for providing valuable resources and for the opportunity to 



ii Tremblay Station TOD Implementation Strategy

The Project Team



iiiExecutive Summary

Executive Summary
ObJeCtIVe

Bus Rapid Transit (BRT) system to a Light Rail Transit (LRT) 

redevelopment and intensification of Tremblay Station as a 

Goal
Tremblay Station is a unique and integral site on the 
Confederation Line that has the potential to improve 

transit supportive communities as outlined in the City of 

ProJeCt OUtlINe
The study outlines a proposed implementation plan to 

visits to develop a thorough understanding of the 

recommendations;
The study draws upon TOD precedents from North 
America to inform implementation best practices specific 
to the City of Ottawa and Tremblay Station study area; 
and
The study recommends viable strategies and tools 
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Tremblay StatIoN

TOD Best PraCtICes

were consulted to identify common themes and approaches to 

chosen precedents include both Canadian and
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Résumé



Résumé

PlaN d’AmÉNagemeNt AXÉ sUr le 
TraNsport eN CommUN (AATC): La S



tat

Internes Facteurs Externes

Forces Opportunités

Centre commerciale établie
Abondance de terre développable
Services publics et infrastructure 

parties prenantes

Potentiel pour augmenter la  
connectivité
Spécialisation d’usage de terre

Faiblesses Risques

Abondance de parking

Faible densité

industriels 

Conditions de marche 
défavorables
Longues approbations de 
développement
Préconceptions du secteur privé
Préconception d’isolement

La RÉgIoN de la StatIoN Tremblay

MeIlleUres PratIqUes d’AATC
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ReCommaNdatIoNs poUr l’AATC

pour supporter le développement dans la Région de la Station 

Guidage du Développement
Zonage
d’Ottawa afin de :

Permettre la consolidation de stationnement 

garages sur des lots de terrain distinctes sans 

Règlements de Plans d’Implantation : Modifier le 

comment les propositions de développement tiennent 

Financement du Développement
Financement par Surcroit d’Impôts (FCI) : Créer des 
quartiers de FCI pour financer le développement les 

Plan d’Amélioration Communautaire (PAC) : Établir 
un plan d’amélioration communautaire pour la Région 
de la Station Tremblay afin d’attirer l’investissement 
privé et d’employer le financement de contrepartie 

Plan d’Amélioration Capitale (PAC) : Développer un 
plan d’amélioration capitale qui alloue les fonds en 

Attraction du Développement
Système de Permit de Développement : Accélérer le 

processus de demande d’aménagement en utilisant 

Facilitation du Développent
Partenariats Public-Privé (P3) : Établir des relations P3 

stationnements d’automobiles ou le développent de la 

Agence d’Exécution

l’aménagement du transport en commun le long de la 

Proposition du Développement

conseillons que :
La Ville développe le stationnement d’automobiles de 

Fusionner le parking en construisant une 

Supporter l’intensification de la Région de la 
Station Tremblay en construisant une immeuble 

Il y a au moins trois options pour le développement du 



Résumé

CaleNdrIer d’EXÉCUtIoN

Solutions Rapides
Systeme de Délivrance de 
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1Chapter 1 | Introduction

1.0
Introduction
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1.1 - Intent

bus rapid transit (BRT) system to a light rail transit (LRT) 

increased density and transit-oriented development (TOD) to 

1.2 - Project Mandate

University’s School of Urban and Regional Planning (SURP) 

City of Ottawa to prepare an implementation strategy for the 

preparing a plan under conditions that simulate professional 



3Chapter 1 | Introduction

Planning

 Our commitment
 Our long term visions 

and values

Implementation

 Our accountability
 Our short term operational 

1.3 - Planning Versus Implementation

research and recommendations provided throughout the report 
are aimed to implement the plan by spurring development in 
the study area that serves to achieve the vision set out by the 

1.4 - Defining Transit-Oriented 
Development Success

1.5 - Structure of the Report

information on the study area that was gathered using site 
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Chapter 2 | The TOD Plan

2.0
The TOD Plan

In 2012 the City of Ottawa adopted a new transit-oriented 
development (TOD)
(later rebranded as Tremblay) stations in preparation for the 

and plans are intended to guide future development around 

implementation strategies recommended in this report are 
intended to implement the vision and goals for Tremblay Station 
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2.2 - TD - Transit-Oriented 
Development Zone
In order to foster development around the Light Rail Transit 

zoning by-law
2

To establish minimum density targets needed to support 
LRT use for lands within approved TOD Plan areas;

at medium to high densities;

order to create focal points of activity and to promote 

To impose development standards that ensure the 
development of attractive urban environments that 

priority streets for active use frontages and streetscaping 

The TOD Plans were prepared with an understanding that 
redevelopment and higher densities will occur over the long 
term around the Light Rail Transit (LRT) stations and that these 
centres will grow and evolve in response to market pressures 

1 It is anticipated that the permitted 

walking distance to rapid transit ranging from 400 to 800 

density for these TOD Plans range from 200 to 400 people 
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2.2.2 - TD1/TD2/TD3 Zones

density and height gradient from the LRT station to residential 

Subzones

Density and Height 
Regulations

TD1 TD2 TD3

Minimum density 
for residential uses 
(units/hectare)*

Minimum floor 

(units/hectare)*

(metres)
20

2.3 - Tremblay Station TOD Plan

no development within a 200 metre radius of the future LRT 

2.3.1 - Vision

The Tremblay TOD Plan has a general vision for the study 

a dominant use that would give a unique identity to Tremblay 
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development within 
a 400m radius of 

development within 
a 400m radius of 

development within 
a 400m radius of 
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11Chapter 2 | The TOD Plan

Most of the connectivity improvements will be found along 

constructed along Terminal Avenue while Steamline Street will 

2.3.4 - Green Plan

2.3.5 - Phasing

of the development around the LRT station and along Terminal 
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located at the southern end of the site and would connect the 
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3.1 - History of the Site
The Tremblay Station area is located in what was historically 



The City of Ottawa’s urban form is not typical of the transect 

the downtown core from the rest of the city by the Rideau River 
and Canal have had significant impacts on urban development 



Proximity to Downtown
Tremblay Station is second only to Hurdman Station in its 

more consistent with the General Urban transect than with the 

the Tremblay Station study area in relation to other TOD study 

The TOD plan areas that are most comparable to the Tremblay 
study area in terms of development patterns and location 

Proximity to Employment Centres
A number of employment opportunities were identified in the 

18 Tremblay Station TOD Implementation Strategy



the commercial sector while providing attractive amenities to 

Vacant or Underutilized Land
Ottawa’s 2012 TOD study showed that the Tremblay Station 



20 Tremblay Station TOD Implementation Strategy

3.3.2 - Demographics and Income

41% of residents within the study area reported annual 
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3.3.4 - Transit Trends and Walkability

used by residents within 800m of the Tremblay Station in 

and that not everyone in Ottawa lives within 800m of a transit 

The Neighbourhood Study Initiative assigns a walkability score 
to Ottawa neighbourhoods based on four factors:22

•	 Pedestrian Infrastructure and Amenities refers to the 
design of the environment that make it conducive to 

•	 Pedestrian infrastructure includes the presence 

•	 Pedestrian amenities include facilities for 

�t�� assiing space fseparatrho presence 

�B�O�E�F�T���B�M�V�C�B���F�O�H�����t��treet Visins a wafrom Housan amenities 
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3.4 - Current Built Environment

3.4.1 - Key Landmarks

landmark and is one of the most uniquely designed buildings 

in the last millennium by the Royal Architectural Institute of 

Immediately north of the VIA Rail Station is a pedestrian 

connectivity between the areas north and south of the 

 

3.4.2 - O�ces
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Immediately east of the VIA Rail station at the intersection 

The brick Canada Post industrial building can be found along 

 

the CRA building is constructed of contemporary materials 
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3.4.3 - Retail

The Ottawa Conference and Event Centre is located on the 
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3.6 - Connectivity
There are several challenges to connectivity among various 

The Queensway and the VIA Rail train tracks serve as two 

divide the site into three separate parts: the area north of the 

area between the Queensway and the train tracks where the 

of the area in this way limits options for travelling between 

3.6.1 - Walking

routes between the VIA Rail Station and both the northern and 

a pedestrian must travel to either Belfast Road or Riverside 
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study area are limited to the outlying roads with fragmented 
pieces around the VIA Rail station and Train Yards shopping 

pedestrian access to travel between public transit and the 

The presence of informal paths that pedestrians have worn 

evidence that people are looking for improved accessibility 

which will significantly improve the accessibility between 
28  The 

and will also include ramps to allow easy access for cyclists and 

pathways as dictated by the TOD Plan for the area (see Maps 

3.6.2 - Cycling
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3.6.3 - Transit

The Tremblay Station study area contains the Train Transitway 
Bus Rapid Transit (BRT) 

future Tremblay LRT station and light rail line will replace 

Tremblay LRT station will be the fourth easternmost LRT 
station on the Confederation Line and will be four stops east 

30 

3.6.4 - Driving

atmosphere are the result of commercial and light industrial 

 

Parkway or Belfast Road arterials to cross the Queensway 
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3.7 - Implications for Implementation

Ample surface parking in the area is not conducive 

quality living environments that include an increase in 

The environmental conditions in the area are mainly 
favourable for development with only a few sites 

may g05700460001T1_0 1 Tf
T9470050005304200530046000A0001>Tj
/T>000100440050004F004F 1 4l Tf
04F 1 4l4A0057004A0055005a004F004F00460046004600TD
[<0500053n70046005500540001004D004A004400570d440050004F004F00B005300465004A00460>]T2<0001004E0392004F00450001004k550eonducive 
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27.	

28.	

29.	
30.	
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4.3 - O�ce

4.3.1 - City of Ottawa

federal government investment and ownership of downtown 



market for the Tremblay Study Area appears to be stable for the 

 
 
The retail market in Ottawa East appears to perform better 

  Despite the average rent prices declining 

37Chapter 4 | Market Analysis

4.4 - Retail

The retail market remained relatively consistent for the first half 

the total dollar value of transaction in comparison to the same 

a significant portion of the leap can be attributed to the sale of 

13 
 

This indicates that returns on doing business have been 
14

4.4.1 - City of Ottawa

34.95%

21.63%
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1.	

2.	

3.	
4.	

5.	
6.	

7.	
8.	
9.	

fice
10.	

11.	

12.	
13.	

14.	
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41Chapter 5 | Policy Analysis

5.0
Policy Analysis
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5.1 - Federal Policies

The National Capital Commission (NCC) is a federal 

1 The NCC is 
responsible for federally owned buildings and land within the 

NCR and the NCC owns some parcels of land designated as 
passive recreation and open space in the Ottawa Official Plan
 

2 There are opportunities 

especially on funding initiatives for implementation the 

 
Capital Urban Lands Master 

Plan

5.1.1 - The National Capital Commission
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be created through growth management and will harbour a 

 The 
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6.0

A ‘Strengths, Weaknesses, Opportunities and Challenges’ 
(SWOC) analysis was performed to consolidate the findings 

inform the vision of the station area and help guide the 
implementation of the City of Ottawa’s Transit-Oriented 
Development (TOD

STRENGTHS

OPPORTUNITIES

CHALLENGES

47Chapter 6 | SWOC Analysis
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6.1 - Strengths

The presence of the Bus Rapid Transit (BRT) and VIA Rail 
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6.2 - Weaknesses
The most notable weakness of the study area is the lack of 

uses in the area may have contaminated the land on which they 
operate and will require costly environmental assessments and 

6.3 - Opportunities
Although there are significant weaknesses within the study 

parking lots have been identified by the City of Ottawa for 

of interest among stakeholders in the arrival of the Light Rail 
Transit (LRT)

There is also significant political support for development and 

between the northern and southern parcels of the Tremblay 

is a vast array of precedents from other municipalities across 
the world that can provide insight into the implementation 

opportunities for the site to become more connected to the rest 

6.4 - Challenges

are a number of challenges that must be overcome in order to 

residential market conditions in the area and the lengthy and 
costly development approvals process will require some form 

6.5 - Implications for Implementation
Future TOD development around the Tremblay Station should 

the identified challenges will require negotiation among 

development will continue to generate a flow of people to and 

The greatest challenges that face the area will be the relocation 
of industrial uses and the currently unfavourable residential 
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Chapter 7 | Stakeholder Consultation and Implementation Workshop

7.0
 Stakeholder Consultation 

The various discussions with key stakeholders heavily 

The team conducted stakeholder interviews and hosted an 
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7.1 - Stakeholders Interviews

by the School of Urban and Regional Planning (SURP) Unit 

of information and consent for these interviews can be found 

tool for understanding the history and background information 
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8.0
Best Practices

Case studies of notable transit-oriented developments (TODs) 

based on their relevance to Ottawa according to several 

commitment from private developers that resulted in successful 

ongoing commitment from both public and private entities 

Chapter 8 | Best Practices





8.2 - City of Evanston, Illinois

City Population

Metro Population (Chicago)

Primary Transit Mode Commuter and urban rail

Project Completed

Developer Multiple

Zoning

Land Uses
Industrial; Institutional



Financing Mechanisms 
Evanston’s main transit station falls within the Chicago/Main 

2

3

4 

Program Actions/Improvements Estimated Costs

Public Facilities (including Parking Facilities and 
Streetscaping)

Interest Costs Pursuant to the Act

Statutory School District Payments
�����J

�����
�����





10 

Urban Development (HUD) Enhanced Enterprise Community 

11 The City of Oakland 

after the completion of construction and reduce its interest 
12
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Development Process

located in the center of the development and is surrounded by 
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 It was mainly financed 
through a public-private partnership (P3)

grants from the City of Houston and Harris County assisted the 

strategy and equity package helped to attract the needed 

Financial Mechanisms

development of public infrastructure in the Houston Pavilions 
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Development Process

27

28 The developer began 

consolidate parking into one underground space that would act 
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30

31 Privately provided 
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Private Investment

Public improvements and 
landscaping

Land Acquisition

Regional Transportation 
Council

City Bond

Private Funding with TIF 
Reimbursement

Lessons for the City of Ottawa

commitment ensured the success of Mockingbird 

Ottawa should consider using parking reduction 

Infill of greyfield can help concentrate pedestrian 

Using a TIF to fund development around transit will be a 



Chapter 8 | Best Practices

8.6 - Ohlone-Chynoweth Station, San 
Jose, California
City Population

Metro Population (San Jose-
Sunnyvale-Santa Clara)

Primary Transit Mode Light rail; Bus

Project Completed 2001

Developer

Land Use Residential; Commercial

Project Overview

Valley Transportation Authority (VTA) and Eden Housing 

37

Development Process

38

multifamily housing developments which reinforced the VTA’s 
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Financial Mechanisms

44
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City Population

Metro Population (Dallas-Fort 
Worth)

Primary Transit Mode Light rail; Bus

Project Completed

Developer Multiple

Transit Agency Dallas Area Rapid Transit (DART)

Land Use Residential; Commercial; Recreational

Development Site Suburban infill and redevelopment

8.7 - Downtown Plano, Texas

Project Overview

47  
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These changes looked to encourage increase human activity 



71
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Financial Mechanism TOD CASES

Revenue Sources
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Many important lessons can be learned from other TODs that 

the City as a whole is seeing a growth in its population which 

at these intensified centres then present valuable lessons that 

tremendous potential for the City to collaborate with the private 

compared with other stations where development is already 

73Chapter 8 | Best Practices





51.	
52.	
53.	
54.	
55.	
56.	
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9.0
Implementation Tools

implementation themes have been identified: Financial 
strategies; Parking strategies; Planning tools; Marketing 

investigates the potential mechanisms that may be used by the 



9.1 - Financial Strategies
Financial strategies make up key components of transit-
oriented development (TOD)

infrastructure and community facilities need to be in place 

because new infrastructure is needed to support additional 
uses in the surrounding area or to make the location 

1 This can be paid for in a number of 
ways; either by charging users in the surrounding area a fee 

The number of entities that can be involved in the financing 
process can further complicate the provision of the necessary 
infrastructure and mechanisms to stimulate growth around 

innovation and creativity to identify the appropriate funding and 
financing mechanisms to create comprehensive strategies that 

9.1.1 - Implementation Expenditures

The City of Ottawa should be prepared to invest in the 

developers from investing into an underdeveloped area:2

demolition and site grading
Utility improvements:

service of public facilities and road improvements

Public facilities

Should the City of Ottawa invest in these infrastructure 

demonstrates a public commitment to investment in the area 

3

on their investment using value capture mechanisms that can 

public facilities like parking structures can also provide a steady 

return of investment over time along with accompanying 

improvements led to an increase in property values and 

agencies to leverage future revenues using Tax Increment 
Finance (TIF) proposals to finance a given infrastructure 

4

These infrastructure improvements can be paid for either 

improvements be paid for before the revenue equal to the 

borrowing against future revenues and issuing bonds that are 
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City can use this funding to finance these essential components 

9.1.3 - Tax Increment Financing (TIF)

 
TIF is a way to encourage redevelopment through these 

17



Precedent: Dallas, Texas Mockingbird Station TOD TIF 
District Plan

21 These 
areas contain large land parcels that are either undeveloped 
or underdeveloped and would not be developed without 



through a municipal loan or grant under Section 28 of the 
28 The municipality first has to conduct a feasibility 

the municipality and province enter into an agreement 
allowing the municipality to direct a portion of the increase in 

30

developed a pilot TIF to support the redevelopment of the 
31

be allocated towards financing infrastructure and public 
32



agencies;

Capital Improvement Plan that focuses on phasing and 

Precedent: Arlington, Virginia Court House Station Capital 
Improvement Plan

range plan has been implemented to improve the entrances 

37 It is a planning document that outlines Arlington’s 

38 New 
entrances have been planned for Court House Station along 

The City of Ottawa should view a Capital Improvement Plan as 

for Tremblay Station should clearly identify the financial factors 

The City of Ottawa’s Community Improvement Plans

42 Carling Avenue’s CIP 

43 Commercial and 

44 Both the 

9.1.5 - Community Improvement Plans

Community Improvement Plans (CIPs) can be used to 

40 CIP’s create area specific solutions 

are two steps that council needs to undertake in order to 

of a community improvement plan area and prepare a 

41

that can support the use of a Community Improvement Plan 
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City of Toronto Waterfront Community Improvement Plan

to remediate and redevelop brownfield lands and support 
 It also sets forth a key range of broader city 

Golden Horseshoe; intensification of employment areas; 
promotion of economic development; improvement of the built 
form; and attracting private sector investment to vacant and 

47 This 

48

9.1.6 - Tax Increment Equivalent Grants (TIEGs)

grants or rebates to compensate property owners for part of 
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City of Toronto: TIEG

Applicants who satisfy the requirements and are constructing 

 

Corporation (MPAC) who determine the increase in property 

is refunded with the percentage declining over the life of the 

Ottawa and the use of Tax Increment Equivalent Grants
Both Carling Avenue and Orleans use TIEG through their 

9.1.7 - Other Financial Mechanisms

Grant and Loan Programs
Most provinces in Canada provide grant opportunities that can 

the authority to administer grants or loans to pay a portion or 
all of the costs that are deemed eligible through the Ontario 
Planning Act  These funds can be administered through a 

Financial barriers can be overcome using these grants 

 
Loan programs also work to the benefit of the City and smaller 

The City of Ottawa already provides grants and contributions 

private development will help increase development in the 

Development Charges
Development charges are a strategy that assists with paying for 

 Development 
charges enable municipalities to receive public infrastructure 

 
Development charges are mechanisms that are generally 

to reduce the costs of developments by intensifying the use 

charges will reinforce both the urban and financial growth 
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Local Improvement Charges (LICs)

This is achieved by charging property owners that will 
 They 

can cover the costs of improvements like the installation of 

municipality can work with a private landowner to provide initial 

the installation of solar panels to meet the go1_1 so0 0 1 cr47o y-15.3201 Tm
<00010530043.y-1Fion of solar panels to g00422pt42004F0b27E00001004E00nitial 





Financial Incentives

84 Other incentives include 
providing discounted or preferential parking for rideshare 

they provide positive rewards for those who reduce vehicle 

of money that could be saved by using alternative modes of 
transportation over a personal vehicle was highlighted in these 

82

types of programs often reduce parking demand and in 

more accessible land use patterns or support other mobility 
83

9.2.3 - Parking Reform Tax Strategies

Car Free Tax Discount

Income Tax Policy Reforms 
This means that employee parking subsidies are treated as a 

9.2.4 - Financing Parking Infrastructure

Another very important strategy that arises when assessing 
parking options is finding innovative ways to finance 

density parking one of the most challenging parts of a parking 
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Minimum 300 Spaces 600 Spaces 900 Spaces

Above Ground 

Surface 

Underground 

Maximum 300 Spaces 600 Spaces 900 Spaces

Above Ground 

Surface 

Underground 

Cash-In-Lieu
This essentially allows developers to buy out of certain parking 



evidence to suggest that this trend has changed in almost 20 

to generate revenue that has the potential to go a long way 
toward financing high density parking and/or other important 

provides a very good strategy to accumulate funds as a means 

is currently applied annually to parking in the central business 

9.3 - Planning Tools
This section outlines a variety of municipal planning tools 
permitted under provincial legislation that can be used to 

9.3.1 - Zoning By-Law

A zoning by-law

by requiring that new development proposals comply with 

land use and future development so that it is consistent with 

screening out of undesirable land uses and development that is 

key factor for success in several precedents considered in this 

structures/garages on separate lots to encourage consolidated 

In order to ensure future higher density development that is 











structure
Source: Canadian Council for Public Private 

structure
Source: Canadian Council for Public Private 

delivery structure
Source: Canadian Council for Public Private 
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Public-Private Partnership Precedents

Public-Private Partnerships in Ottawa

112

113

114

(DBFOs) in which the municipality transfers the responsibility 

that has the private sector transfer the land and property to the 

Bethesda Row, Bethesda, Maryland

 The 
Federal Realty Investment Trust financed the development of 

County waiving parking requirements for smaller businesses 

Village de La Gare, Mont-Saint-Hilaire, Québec





authorities provide them with various powers typically awarded 

122 

123 This allowed them 

124

VIA Rail could initiate discussions about the reopening of the 
tunnel located under VIA Rail’s land for enhanced pedestrian 

TOD Related Development Intermediary
A development intermediary is essentially the establishment 



9.5 - Marketing and Communication 
Tools
Marketing and branding can act as an essential tool for 
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Develop branding and messaging
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Public consultation is an important tool for guaranteeing 

This is especially relevant for the future Tremblay Station TOD 
as there are well established neighbourhoods bordering the 

take into consideration public sentiment in order to guarantee 

9.5.3 - Public Consultation

9.6 - Summary of Implementation 
Tools
A range of strategies have been presented to the City of 

Guiding Future 
Development

Financing 
Development

Attracting 
Development

Facilitating 
Development

Value Capture
Partnerships

Interim Use 
Provisions Financing

Development 
Permit System

TOD Related 
Development 
Intermediary

Site Plan Control 
Capital 
Improvement 
Plans

Mobility 
Management

TOD Programs

Development 
Permit System

Community 
Improvement 
Plans

Marketing Tools Transit Agencies

Form Based Code Equivalent 
Grants

Community 
Improvement Plans

Public 
Consultation

Shared Parking
Grant and Loan 
Programs

Financial Incentives

Development 
Charges Discount

Mobility 
Management Reform

Parking Pricing

Tremblay Station informed the final recommendations of this 

address current site and market conditions and stakeholder 

tools and financial mechanisms currently being employed by 
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10.0
Demonstration Plan





1  



10.1.5 - Vacancy Rates

3

Capital Urban Lands Master Plan established 
by the National Capital Commission outlines support for the 
creation of a balanced distribution of federal facilities within 
Ottawa’s urban area that are located close to a number of 

4  This development would therefore represent a 

10.2 - Scenario 1: Municipally Owned

10.2.1 - Financing

 As a 

a similar date to the date of maturity for the City of Ottawa bond 
 This rate would be lower than a 

7  

10.2.2 - Project Return

The City is a sponsor of good development in the public 

motivation as a private developer and would potentially invest 

10  If 

a generous debt service ratio (the cash flow has to be more 

10.2.3 - Comprehensive Assessment

money in year 3 and the development could be sold at the 

internal 
rate of return (IRR) 

The net present value (NPV)
discount rate 

feasibility analysis for the municipally owned scenario and 
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10.5 - Potential Future Phases of 
Development
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Chapter 11 | Recommendations

11.0
Recommendations

The team has developed a set of recommendations specifically 
for Tremblay Station based on the strategies that made many of 

Taking into consideration Tremblay’s location to the downtown 
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11.1 - Structure of the 
Recommendations and Timeframes

Guiding future development
Financing development
Attracting development 
Facilitating development
Development proposal

ongoing development in the area

11.2 - Guiding Future Development
To ensure that future development achieves the vision for 
intensified land development as set out in the TOD plan for 

Allow for consolidated parking among uses by 
permitting parking structures  and/or garages 
on separate lots without being tied to other 

Designate surface parking as an interim use and 
evaluate parking demand regularly to determine 
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11.3 - Financing Development
Implementation surrounding the Tremblay Area should occur 
using the following financial mechanisms: 

Develop a Capital Improvement Plan to allocate funding 

Plan and to support the phasing and funding strategy 

Use municipal bonds as a financial tool within the 
Capital Improvement Plan to fund infrastructure 

•	 LONG TERM recommendation
•	 Actor: City of Ottawa

•	 LONG TERM recommendation 
•	 Actor: City of Ottawa

from parking charges in the study area to finance the 

•	 LONG TERM recommendation
•	 Actor: City of Ottawa

11.4 - Attracting Development
To enhance and stimulate development surrounding the 
Tremblay Station TOD area the following implementation tools 
should be used:
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12.0
Conclusion

The Transit-Oriented Development (TOD) plan for the 
Tremblay Station area sets the stage for redevelopment 

areas in central and western Ottawa have stimulated significant 



122 Tremblay Station TOD Implementation Strategy

12.1 - Guiding Future Development

being used by the City to guide future development in the 

evidence to developers that the City is committed to a vision of 

12.2 - Financing Development
Our comprehensive review of best practices indicated that 
employing an appropriate set of financial tools is essential 

12.3 - Attracting Development
Attracting and incentivising development in the Tremblay 
Station area needs to be a priority in order for the 

to create an attractive environment for developers such as 
streamlining the development approval process and marketing 

12.4 - Facilitating Development
There are also opportunities for the City of Ottawa to facilitate 

public private partnerships and/or implementation agencies 

these strategies to facilitate development in the Tremblay 
Station area and for other TOD communities along the 
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Appendix A - Tremblay Station Maps
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B.1 - Letter of Information and Consent Form

Appendix B - Summary of Key Themes and Information from 
Stakeholder Interviews and the Implementation Workshop

LETTER OF INFORMATION FOR INTERVIEW PARTICIPANTS

Letter of Information for Interview Participants
“Tremblay Station: Ottawa TOD Implementation Study”
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https://qspace.library.queensu.ca
https://qspace.library.queensu.ca
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INTERVIEW QUESTIONS FOR PROFESSIONALS

Interview Questions**

General Themes & Questions: 

General Questions

•	
•	

•	
•	
•	
•	
•	
•	
•	
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•	

•	

Questions for Developers

•	
•	
•	
•	
•	
•	
•	
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B.2 - Summary of Stakeholder Interview Responses
Challenges to Transit-Oriented Development

section will need to stimulate initial development in the 

encouraged because parking is cheaper than the cost of 

The length of time it takes to secure planning approvals 

likely occur around this station before it occurs in the 

The big stores in the Train Yards have parking 

buses to the east of the study area are unattractive 

There is limited activity north of Highway 417 including 

height and density specifications in the Tremblay Station 

changing their development pattern because of proven 

Development Potential

It is possible that Canada Post might need less space 
in the future so there is potential that their site will be 

there may be an opportunity to develop student housing 

Development will likely stem from private developers 
and/or the federal government since they own much of 



138 Tremblay Station TOD Implementation Strategy

Hotels may be successful in the area because the LRT 
can essentially bring the Tremblay Station area closer to 

There is also potential for VIA Rail to develop their 

History of the Train Yards
The Train Yards shopping centre site was farmland 

developer purchased an abandoned warehouse on the 
site and then bought more land in the area as it became 

‘brownfields’ and was contaminated with hydrocarbons/

Developing the site required a lot of work to get the 

reason to locate to the Train Yards was that there was a 

relevant as an anchor now due to the abundance of 

Additional development near the Train Yards will likely 

Residents of Eastview Gardens are generally supportive 

Recent and Future Development
Recent development activity in the area has included:

Train Yards
Tremblay LRT

The area southwest of VIA Rail is intended to be 

The Tremblay Station area is trending towards a retail/

Confederation Line Implementation

There is am intention to have some (small) retail 



Appendix B

B.3 - Summary of Implementation Workshop Comments

Group Takeaway Comments

1 Vision

Identify unique identity
Connectivity

Strategies

Mitigation of surface parking requirements
Consolidation of land ownership

2 Vision
Need to distinguish the study site from other 
TOD areas
“Destination area”
Commercial Hub

buildings
Residential development concentrated North 
of the 417

Strategies
Addressing connectivity across the train tracks 
is imperative
Increase city land ownership

Group Takeaway Comments

3 Vision

Increased connectivity
Baseball stadium as an entertainment 
destination
Incorporation of social housing

Strategies
Community Improvement Plan

University of Ottawa
Initial city investment in infrastructure: parking 

Maintain development charges
Focus on identified priority streetscape

4 Vision
Pedestrian connectivity
Transit village
Incorporation of heritage elements: Via Rail 
Station
Connections across the 417 and train tracks

Strategies
Land Swaps
Build strong connections
Establish transit hub
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Group Takeaway Comments

Vision

future

consider casino
Create and “after work hours” desination
Integration of LRT with current Via station

 
Strategies

Proper development phasing

Rental Incentives
Consolidation of surface parking
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Appendix C - Additional Background Research
What is Transit-Oriented Development?

1 Planning 
practices embodied this favouritism through the separation 

2 This combination of 

rely on their personal vehicles to travel long distances between 
3

 

with the need to rely on private vehicles to perform daily 

4

 

 Comprehensive 

development provides an opportunity for cities to use transit 

7

create walkable neighbourhoods and increases the use of 
public transportation while reducing dependency on private 

8 The main attributes that define a TOD are 

 
In addition to comprehensive development around transit 

10

oriented development aims to integrate land use planning and 
transit policies into design and implementation processes as a 
way to prevent urban sprawl while creating more sustainably 

11 Land use planning policies have 

12 

as well as appropriate types of land uses and the purposes they 
13

 

favour a reduction in car dependency and greater compact 

 
History and Evolution of TODs

it has persisted with the establishment of rail and streetcar 
14
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 As these streetcars became widespread in North 

 Areas around 
streetcars were leveraged by real estate developers to provide 

17

 

18 The clusters were successful due 
to the heavy reliance on pedestrian access to commuter rail 

a collection of small retail vendors that would serve commuters 

 

 Many rail systems were taken apart this time 

Canadian city to keep its streetcar tracks intact and operational 
20

 

 
Three planning trends began to emerge in the 21st century 
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1.	

2.	

3.	
4.	

5.	

6.	
7.	
8.	

9.	

10.	
11.	
12.	
13.	
14.	

15.	
16.	

17.	
18.	
19.	
20.	

21.	

22.	

social and environmental factors such as:
 

Improved air quality and gasoline consumption;

access to public transportation);
Decreased congestion/commute burden;
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Appendix D - Additional Precedent Case Studies



  The parking garages were 

7  A ‘Special service area’ 

boundary that was used to fund public improvements such as 

8  Impact fees allowed the village to charge 
all new residential buildings a fee per dwelling unit paid to the 

funds were then used to help pay for new or improved streets 

improvements in the area by designating a portion of the 

Lessons for the City of Ottawa

mechanisms for the construction of a garage on the 
north site in order to absorb parking requirements near 
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D.2 - Bethesda Row, Bethesda, 
Maryland
City Population

Metro Population

Primary Transit Mode Metro (Red and Green Line)

Project Completed 2001

Developer The Federal Realty Investment Trust

Land Uses Greyfield redevelopment

Project Overview

 

Development Process





D.3 - Collingwood Village, 
Vancouver, British Columbia
CMA Population

Primary Transit Mode Automated light rail transit

Project Completed

Developer Concert Properties

Zoning

Land Use Residential; Commercial; Institutional

Development Site Infill and urban redevelopment

Project Overview

the developer and the City over surplus industrial lands 
 The site was originally 

owned by Vancouver Land Corporation and later purchased 

TOD study as the lands were previously used for industrial 

 

17   In 

number of neighbourhood amenities to establish a complete 

18  

Development Process
The City of Vancouver had little interest in redeveloping 

  It took several years for 

other land use tools to enable and encourage high density 

are considered to be high successful because the policies 
encouraged and supported combined transit supportive 

20

 

from the street helped the development to integrate into the 
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Preserve and invest in already established 
neighbourhoods

Adoption of a corridor wide General Land Use Plan 
based on previously approved development goals
Creation of sector plans to create distinctive ‘urban 
villages’ with an overall vision for each station area 

retail and urban design standards
Use of a comprehensive site plan review process 

28  

been implemented to improve the entrances to the station to 
  

30

for Court House Station along with elevators to improve 



D.5 - Del Mar Transit Village, 
Pasadena, California





room for more engaging uses that stimulate pedestrian 
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D.6 - Galatyn Park, Richardson, 
Texas





Lessons for the City of Ottawa

D.7 - Holland Cross, Ottawa, Ontario

CMA Population

Primary Transit Mode Bus

Project Completed

Developer Multiple

Land use

Project Overview

Development
Holland Cross is considered to be a product of the 

Pasture (including Holland Cross) spurred the development of 
 According to a February 2014 

 This includes replacing 
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D.8 - Lindbergh Station, Atlanta, 
Georgia

City Population

Metro Population

Primary Transit Mode Heavy rail; Light rail; Bus

Developer Multiple

Zoning
Lindbergh Transit District); Commercial Residential 
Distrct

Land Use

Cost
MARTA for station and station improvements

Project Overview

 Local actors and authorities collaborated to 

strategies that would help form a vision for the city that would 



agencies and were able to ensure conformity with their 

  It was able 
to do so easily because transit authorities are able to apply 

Lessons for the City of Ottawa
Many lessons can be learned from the financial and 

which lead to a successful partnership between public 

  
This case study may serve to showcase how 
development can occur around TODs without substantial 
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D.9 - Metropole, Ottawa, Ontario

CMA Population

Primary Transit Mode Bus rapid transit

Completion Date 2004

Developer Minto

Land Use Greyfield redevelopment and infill

Project Overview



 

2

2  Most 



D.10 - Orenco Station, Portland, 
Oregon





D.11 - Pleasant Hill-Contra Costa 
Centre, Walnut Creek, C



Financial Strategy Total Amount

Real Estate Investment Trust

Transit Agency

Costa Centre

Lessons for the City of Ottawa 
Combining development and financial strategies to build 
value over time that can be reinvested to further develop 

Establishing a transit agency focusing specifically on 
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D.12 - Portland Hills, Dartmouth, 
Nova Scotia

Population

Primary Transit Mode Bus rapid transit

Project Completed

Developer Clayton Developments

Zoning Town centre

Land Use Residential; Commercial

Project Overview

identified as the most feasible both in terms of technology and 
 

Development Process

  The development 

market and consult surrounding residents contributed to a 

connection to the transit station followed by denser forms of 

  

Metro Transit purchased the site from the developer as a site 

location was selected after the planning and Phase I and II of 

Lessons for the City of Ottawa

and commercial areas with accessible connections to 

Consideration of environmental conditions and the 
surrounding neighbourhoods to maintain consistency 
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D.13 - Port Credit Village, 
Mississauga, Ontario
City Population

CMA Population

Primary Transit Mode Commuter rail (GO Train); Bus (Mississauga 
Transit)

Project Completed

Developer FRAM Building Group and Slokker Canada

Land Use

Development Site Suburban infill and redevelopment

Project Overview

Starch lands which used to function as a heavy industrial site 
for the manufacturing and distribution of starch and glucose 

primary driver behind the development of this property was its 
  The developer was attracted to the site because of 

its prime lake frontage and it is within a historic neighbourhood 



Financial Mechanisms
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was required to contribute was higher than normal because 
 

This uncertainty was attributed to the fact that there were no 

They obtained a construction loan from the Bank of Nova 

100  For the subsequent phases returns were near 30% due 
101 

Lessons for the City of Ottawa

The developer and City worked together to ensure 



Financing Mechanisms

104 All 

improvements were undertaken and financed by the private 

D.14 - Rio Vista West Station, San 
Diego, California
City Population





D.15 - Sheridan Station Area Plan, 
Denver, Colorado
City Population

Primary Transit Mode



113 The TOD Fund is an acquisition fund and 
operates as a line of credit to the Urban Land Conservatory 

114 Capital has been 

where developers put together permanent financing for the 

 This fund 

specifically addresses Sheridan Station to implement new and 
 The 

Regional Council of Governments (DRCOG) for Transportation 
117

Neighbourhood Strategy has been funded by the DRCOG and 

118 

to eliminate the need for personal vehicles and create an 
environment that is centered on public transit and walking that 

the City of Lakewood and the City of Denver as the Station sits 

	
  

Figure 0: Denver Transit Corridor (City of Denver, 2009) 

Conclusion

case study illustrates how a City can implement development 
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Lessons for the City of Ottawa
This case study is important for Tremblay Station 
because of the consideration of connections to the 

positively integrated into the Tremblay site if the proper 

This type of approach may be useful for the City of 
Ottawa due to the ownership constraints that the City 

	
  

Figure 0: Sheridan Station Area Plan 
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D.16 - The Crossings, Mountain View, 
California
City Population

Primary Transit Mode Commuter Rail and San Mateo Transit 
Buses

Developer TPG Development

Completion Date

Land Use Greyfield Redevelopment and Urban Infill

Project Overview

120

121

 

convinced the community that higher density was appro00010053ri/C00_0 1 Tf
12 0 0 45004600530001004D0050002500500001004F005400470050000100580053004A0046004F0055004600450001004E00420055004600010040F00010031_1 1 Tf
6.996 0 0 6.996 242.900174.285 192m
(120)Tj
/C2_0 1 Tf
/Span<<12 43.2 390.120163.70890



Lessons for the City of Ottawa

city the Outstanding Planning Award for Implementation 
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D.17 - Uptown District, San Diego, 
California
Metro Population (Chicago)

Primary Transit Mode Bus

Land Use Greyfield Redevelopment

Developer Oliver McMillan/ Odmark and Thelan

Completion Date

Project Overview

127

	

of building a new library but subsequently decided to keep 
128

the city council decided instead to issue a request for proposals 

bidder (Oliver McMillan/ Odmark and Thelan) then went back to 

Development Process
Oliver McMillan/Odmark and Thalen developed design themes 
based on photos from the surrounding neighborhoods of 

130      

The Uptown District was developed as a TOD due to the 

131

hectare site has emerged as a vibrant and pedestrian oriented 



Source: MTS Regional Transit

Financial Mechanisms

development team of Oliver McMillan/Odmark and Thalen was 

132

Lessons for Ottawa
A strong positive relationship between the developer 
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D.18 - Village de la Gare, Mont-Saint-
Hilare, Québec
Population

Primary Transit Mode Commuter rail; Regional bus service

Project Completed

Developer
CBL)

Land Use Residential; Commercial; Recreational; Institutional

Development Site Infill and urban redevelopment

Project Overview

2000: AMT established a commuter line servicing the 
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  These improvements are believed to 
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D.19 - Warwick Station, Warwick, 
Rhode Island
City Population

State Population (Rhode 
Island)

Primary Transit Mode
Rental

Project Completed Plan adopted in 2011

Developer Multiple

Zoning

Land Uses
Industrial; Institutional

Project Overview 

commuter rail and bus systems with Providence’s most active 

138  It is located 
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Financing Mechanisms 

million and will be funded using a variety of sources and 
140

141 

142  Customer 
Facility Charges are charges that rental car companies 

143 

Lessons for the City of Ottawa: 
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Appendix E - Public Development Proposal Pro Forma

E.1 - Public Development Proposal Pro Forma Assumptions
Underlying Assumptions
Development Characteristics
          Site Area (sq ft): 226,042  21,000 sq. m.  5.19 acres 164 linear metres
          Floor Area Ratio: 2.45 FAR
          Maximum Gross Building Area (sq ft.) 553,803 51,450sq. m.  36,920 sq. ft. per floor @ 15 floors
          Building Efficiency 85.0%
          Useable Area (sq ft.) 470,732 31382sq. ft. per floor including 85% efficency
          % Office Space (including fitness centre) (sq ft.) 100.0% 470,732 
          Rentable Area (sq ft.) 470,732 

          Baseball Stadium Parking Replacement 700 stalls Assumption: Replaces current surface parking
          Office Parking Rqmt, one space per unit 0.75 400 stalls Assumption: As per Ottawa Zoning Bylaw Section 101 (0.75 per 100 m sq.) 

Total Parking Determined 750 stalls
Assumption: There will be shared parking between the office building and the 
stadium

Value Assumptions: Parking

Number
Rate Per 

Space Annual Total 
Parking Type of units
Office Monthly 400 100  $480,000  Assumption: Interview with Souchen, R. (2014). Rate of $100/month. 
Event 750 20  $1,050,000  Assumption: 70 game season at $20/game. City of Ottawa (2014) Lease Summary. 

Total  $1,530,000 

          Vacancy (%) 0.00%
Assumption: A vacancy rate is not included because parking numbers are already 
low. 

          Operating Expenses, % NOI 25.00% Assumption: Interview with City of Ottawa (2014c).
          Capitalization Rate (%) 7.00% Assumption: Interview with City of Ottawa (2014b). 

Value Assumptions: Office 
          Rentable Area, Office 470,732 sq.ft.
          Office Rental Rate  $32.50 Assumption: Colliers International (2014). Ottawa Q2 Office Report. 

          Vacancy, Office 5.00%
Assumption: Colliers International (2014). Ottawa Q2 Office Report for Class A 
Office.

          Operating Expenses,  as % NOI (for office) 25.00%Assumption: Interview with City of Ottawa (2014c).
          Marketing Cost, % 5.00%Assumption: Interview with City of Ottawa (2014c).
          Capitalization Rate 6.50%Assumption: Colliers International (2014). Q1 Canada Cap Rate Report.
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Construction Cost Assumptions
Servicing Connections (roads etc)  $1,350.00 linear m.  $221,400.00  Assumption: Interview with City of Ottawa (2014b).  
Shallow Utilities  $425.00 linear m.  $69,700.00  Assumption: Interview with City of Ottawa (2014b).  
Offsite services (% of roads and services) 15%  $33,210.00  Assumption: Interview with Andrew, J. (2014).  

Sub-Total Hard Costs  $324,310.00 
Engineering Design/Constuction 15% of HC 15.0%  $48,646.50  Assumption: Interview with City of Ottawa (2014b).  
Additional Soft Costs 25% of HC 25.0%  $81,077.50  Assumption: Interview with City of Ottawa (2014b).  
Legal Survey  $25,000.00  $25,000.00  Assumption: Interview with City of Ottawa (2014b).  

Sub-Total Hard & Soft Costs  $479,034.00 
Contingency 10% 10.0%  $47,903.40  Assumption: Interview with City of Ottawa (2014b).  
Development Charges  $10,826,846.70  $10,826,846.70  Assumption: City of Ottawa (2014) Development Charge Rates of $19.55/per sq. ft. 

Total  $11,353,784.10 

General Construction Cost Assumptions
          Off Site Costs  $33,210.00 
          On Site Costs (demolition, site prep, preload, services, landscaping)  $69,700.00 Assumption: Total from: landscaping, clearing/grading, and shallow utilities
          Servicing connections  $221,400.00 Assumption: Calculated using servicing connections
          Office Cost/sq.ft.  $144.53 Assumption: Quote from RS Means (2014) online construction cost generator.
          Parking Cost/Stall  $22,400.00 Assumption: Fehr & Peers avg stall (320 sq. ft), Altus Construction $22,400/spot.
          Office, TI/sq.ft.(Tenant Improvement)  $32.50 

          Planning Time (months) months 12
          Construction Time (months) months 18

Financing Assumptions
       Construction Financing Assumptions
          Constuction Loan, Loan to Cost Ratio (%) 100.00%Assumption: Interview with City of Ottawa (2014b). 
          Construction Loan, City Bond Rate (%) 6.50%Assumption: Interview with City of Ottawa (2014b) 5% +1.5% for risk.

       Financing Structure 
           Stated Annual Interest Rate (%) 6.50 
           Amortization Period (years) 25 
           Mortgage Constant 14.03%
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Value on Completion
Parking
          Gross Income Potential  $1,530,000 
          Less: Operating Expenses (382,500)
          Net Rental Income  $1,147,500 

      Estimated Value
          Capitalization Rate (%) 7.0%Assumption: Interview with City of Ottawa (2014b). 
          Indicated Value on Completion  $16,392,857 

Office
          Gross Income Potential  $15,298,805 
          Less: Vacancy (764,940)
          Less: Operating Expenses (3,633,466)
          Net Operating Income  $10,900,399 

      Estimated Value
          Capitalization Rate (%) 6.5%Assumption: Colliers International (2014). Ottawa Q2 Office Report.
          Indicated Value on Completion  $167,698,441 

Total Value on Completion  $184,091,298 
          Less: Marketing costs 5.0% (9,204,565)

Equals Net Sales Proceeds  $174,886,733 
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Project Cost

Land Area sq.ft. Cost/sq.ft.

          Appraised Value 226,042  $25.00  $5,650,000 
Assumption: City of Ottawa (2014) assessed value of the 300 Coventry Road 
site.

          Total Land Value  $5,650,000 

Construction + Development Costs
Construction Costs
          Offsite Costs  $33,210 
          On Site Costs  $69,700 
          Servicing connections  $221,400 
          Building  $80,041,133 

          Parking  $16,800,000 
Assumption: Calculated based on the total required # of stalls x the amount 
per stall.

          Tenant Improvements  $15,298,805 
          Sub-total  $112,464,248 



Key Short Term Indicators
Profit on a Hypothetical Sale at Completion of 
Development
          Value on completion and sale  $174,886,733 
          Less Project Costs  $151,826,735 
          Equals  Profit - $’s  $23,059,998 

Profit - % 15.19%

NOI/Project Cost
          NOI  $12,047,899 
          Project Cost  $151,826,735 
          NOI/Cost (%) 7.94%

Cash on Cash, Investor Holds
          Project Cost  $151,826,735 
          Take Out Financing  $151,826,735 
          Equity (Land Value) 5,650,000 

          Net income  $12,047,899 
          Less mortgage payments  $12,334,773 
          Cash flow  $(286,874)

          Cash flow/equity (%) -5.08%
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E.2 - Public Development Proposal Pro Forma Discounted Cash Flow
Discounted Cash Flow Analysis

Revenues
Annual % Escalation re: Gross Revenue % Annual Escalation Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15

Gross Income 2.00% 16,828,805 17,165,381 17,508,689 17,858,863 18,216,040 18,580,361 18,951,968 19,331,007 19,717,627 20,111,980 20,514,220 20,924,504 21,342,994 21,769,854 22,205,251 

          Less: Vacancy 2.00% (764,940) (780,239) (795,844) (811,761) (827,996) (844,556) (861,447) (878,676) (896,249) (914,174) (932,458) (951,107) (970,129) (989,532) (1,009,322)

          Less: Operating Expenses 2.00% (4,015,966) (4,096,286) (4,178,211) (4,261,775) (4,347,011) (4,433,951) (4,522,630) (4,613,083) (4,705,344) (4,799,451) (4,895,440) (4,993,349) (5,093,216) (5,195,081) (5,298,982)

Net Operating Income 12,047,899 12,288,857 12,534,634 12,785,326 13,041,033 13,301,854 13,567,891 13,839,248 14,116,033 14,398,354 14,686,321 14,980,048 15,279,649 15,585,242 15,896,946 

CCA Building 6,073,069 5,830,147 5,596,941 5,373,063 5,158,141 4,951,815 4,753,742 4,563,593 4,381,049 4,205,807 4,037,575 3,876,072 3,721,029 3,572,188 3,429,300 

CCA Fixtures 899,714 863,725 829,176 796,009 764,169 733,602 704,258 676,088 649,044 623,083 598,159 574,233 551,264 529,213 508,044 

Interest 9,827,963 9,660,077 9,480,948 9,289,822 9,085,896 8,868,313 8,636,157 8,388,454 8,124,162 7,842,169 7,541,291 7,220,263 6,877,735 6,512,267 6,122,323 

Taxable Income 0 0 0 0 0 0 0 211,114 961,778 1,727,295 2,509,296 3,309,480 4,129,621 4,971,574 5,837,279 

x Tax Rate (15% Federal +11.5% Provincial) 0.265 0.265 0.265 0.265 0.265 0.265 0.265 0.265 0.265 0.265 0.265 0.265 0.265 0.265 0.265 

Income Tax Payable 0 0 0 0 0 0 0 55,945 254,871 457,733 664,963 877,012 1,094,350 1,317,467 1,546,879 

NET OPERATING INCOME 12,047,899 12,288,857 12,534,634 12,785,326 13,041,033 13,301,854 13,567,891 13,839,248 14,116,033 14,398,354 14,686,321 14,980,048 15,279,649 15,585,242 15,896,946 

Debt Payments  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773  12,334,773 

Before Tax Cash Flow (286,874) (45,916) 199,861 450,554 706,260 967,081 1,233,118 1,504,476 1,781,261 2,063,581 2,351,548 2,645,275 2,944,876 3,250,469 3,562,173 

Income Tax Payable 0 0 0 0 0 0 0 55,945 254,871 457,733 664,963 877,012 1,094,350 1,317,467 1,546,879 

After Tax Cash Flow (286,874) (45,916) 199,861 450,554 706,260 967,081 1,233,118 1,448,530 1,526,389 1,605,848 1,686,585 1,768,263 1,850,526 1,933,002 2,015,295 

TOTAL RETURN (286,874) (45,916) 199,861 450,554 706,260 967,081 1,233,118 1,448,530 1,526,389 1,605,848 1,686,585 1,768,263 1,850,526 1,933,002 2,015,295 

BUILDING

Undepreciated Balance: Start  $151,826,735 145,753,666 139,923,519 134,326,578 128,953,515 123,795,375 118,843,560 114,089,817 109,526,225 105,145,176 100,939,369 96,901,794 93,025,722 89,304,693 85,732,505

x CCA Rate 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4%

Maximum CCA  $6,073,069.41 5,830,147 5,596,941 5,373,063 5,158,141 4,951,815 4,753,742 4,563,593 4,381,049 4,205,807 4,037,575 3,876,072 3,721,029 3,572,188 3,429,300

CCA Taken  $6,073,069.41 5,830,147 5,596,941 5,373,063 5,158,141 4,951,815 4,753,742 4,563,593 4,381,049 4,205,807 4,037,575 3,876,072 3,721,029 3,572,188 3,429,300

Closing Balance  $145,753,666 139,923,519 134,326,578 128,953,515 123,795,375 118,843,560 114,089,817 109,526,225 105,145,176 100,939,369 96,901,794 93,025,722 89,304,693 85,732,505 82,303,205

FIXTURES

Undepreciated Balance: Start  $22,492,850  $21,593,136  $20,729,410  $19,900,234  $19,104,224  $18,340,055  $17,606,453  $16,902,195  $16,226,107  $15,577,063  $14,953,981  $14,355,821  $13,781,588  $13,230,325  $12,701,112 

x CCA Rate 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4% 4%

Maximum CCA  $899,714  $863,725  $829,176  $796,009  $764,169  $733,602  $704,258  $676,088  $649,044  $623,083  $598,159  $574,233  $551,264  $529,213  $508,044 

CCA Taken  $899,714  $863,725  $829,176  $796,009  $764,169  $733,602  $704,258  $676,088  $649,044  $623,083  $598,159  $574,233  $551,264  $529,213  $508,044 

Closing Balance  $21,593,136  $20,729,410  $19,900,234  $19,104,224  $18,340,055  $17,606,453  $16,902,195  $16,226,107  $15,577,063  $14,953,981  $14,355,821  $1F48I7 0 Td
(3,4255,821 )Tj
6.528 0 Td
(6.40.m fg3,195 )Tj
055 



Sale Calculation

Sale Price: End of Year 25 7.50%  258,377,186 
 Based on Year 25 NOI 
Less: Commission 4%  10,335,087.44 
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E.3 - Public Development Proposal Pro Forma Amortization
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 145  146  147  148  149  150  151  152  153  154  155  156  10 ,534  584,143  581,739  579,323  576,893  574,450  571,994  569,524  567,042  564,545  562,035  559,512  $6,877,734.89 

Year313









Project Cost
Land Area sq.ft. Cost/sq.ft.

Purchase Price 226,042  $25.00  $5,650,000 
Assumption: City of Ottawa (2014) assessed value of the 300 Coventry 
Road site.

Propery Transfer Tax  $109,475 Assumption: Ottawa Real Estate Board Land Transfer Calculator.

Other Closing Costs at 4%  $226,000 
Assumption: Includes environmental assessment, conveyance, legal, 
property tax, etc

Total Land Value  $5,985,475 

Construction + Development Costs
Construction Costs
          Offsite Costs  $33,210 
          On Site Costs  $69,700 
          Servicing Connections  $221,400 
          Building  $80,041,133 

          Parking  $16,800,000 
Assumption: Calculated based on the total required # of stalls x the amount 
per stall.

          Tenant Improvements  $15,416,488 
          Sub-total  $112,581,931 
          Contingency (% Project Costs) 10.0%  $11,258,193 
          Total Construction Cost  $123,840,125 
Development Costs

Total Soft Costs (25% of total construction costs less 
contingency) 25.0%  $25,330,935 

Total Project Costs  $155,156,534 
Less Equity 25%  $38,789,133.51 
Total Project Costs For Financing  $116,367,401 
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Key Short Term Indicators
Profit on a Hypothetical Sale at Completion of Development

Value on completion and sale  $192,528,222 
Less Project Costs  $116,367,401 
Equals  Profit - $’s  $76,160,821 
Profit - % 65.45%

NOI/Project Cost
          NOI  $12,119,148 
          Project Cost  $116,367,401 
          NOI/Cost (%) 10.41%

Cash on Cash, Investor Holds
          Project Cost  $116,367,401 
          Take Out Financing  $116,367,401 
          Equity 38,789,134 

          Net income  $12,119,148 
          Less mortgage payments  $8,190,833 
          Cash flow  $3,928,315 

          Cash flow/equity (%) 10.13%
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F.2 - Private Development Proposal Pro Forma Construction Loan
Lease Up

Development Costs Data Total Time Zero Year 0 Total Year 1 Total Quarter 1 Quarter 2 Quarter 3 Quarter 4 Quarter 5 Quarter 6 Quarter 7 Quarter 8
Land  5,985,475  5,985,475  5,985,475 
Land Carry
Construction Hard Costs  123,840,125  123,840,125  123,840,125  30,960,031  30,960,031  30,960,031  30,960,031 
Soft Costs  25,330,935  25,330,935  8,443,644.85  8,443,645  8,443,645  2,110,911.21  2,110,911  2,110,911  2,110,911  2,110,911  2,110,911  2,110,911  2,110,911 
Total Development costs, excluding 
Construction loan interest and operating 
reserves  155,156,534  14,429,120  132,283,769  8,443,645  33,070,942  33,070,942  33,070,942  33,070,942  2,110,911  2,110,911  2,110,911  2,110,911 



Construction Loan Balance & Interest 
Calculation

Data Total Time Zero Year 0 Total Year 1 Total Quarter 1 Quarter 2 Quarter 3 Quarter 4 Quarter 5 Quarter 6 Quarter 7 Quarter 8

Maximum Loan Balance

Assume 
75% of 
Development 
Cost  116,367,401 

Equity Sources  38,789,134  38,789,134  5,985,475  32,803,659 0  32,803,659 0 0 0 0 0 0 0
Equity Account Ending Balance  5,985,475  38,789,134  38,789,134  38,789,134  38,789,134  38,789,134  38,789,134  38,789,134  38,789,134  38,789,134  38,789,134 

Construction Loan Account
Beginning Balance 0  271,961  33,926,404  68,169,800  103,012,456  105,123,367  107,234,278  109,345,189 
Loan Draw

Construction Draw  267,284  33,070,942  33,070,942  33,070,942  2,110,911  2,110,911  2,110,911  2,110,911 
Operating Deficit 0 0 0 0  - 0 0 0
Trial Balance  267,284  33,342,904  66,997,347  101,240,743  105,123,367  107,234,278  109,345,189  111,456,101 
Additional Equity Required 0 0 0 0 0 0 0 0

Ending balance before interest  267,284  33,342,904  66,997,347  101,240,743  105,123,367  107,234,278  109,345,189  111,456,101 
Average Loan Balance  133,642  16,807,432  50,461,876  84,705,272  104,067,911  106,178,823  108,289,734  110,400,645 
Total Construction Loan 
Interest = 7%  4,677  583,501  1,172,454  1,771,713  1,839,659  1,876,600  1,913,541  1,950,482 

Interest accrued during 
construction period  4,677  583,501  1,172,454  1,771,713 0 0 0 0
Interest accrued during 
operating period 0 0 0 0  1,839,659  1,876,600  1,913,541  1,950,482 
Interest paid during 
operating period 0 0 0 0  1,839,659  1,876,600  1,913,541  1,950,482 
Trial ending balance  271,961  33,926,404  68,169,800  103,012,456  105,123,367  107,234,278  109,345,189  111,456,101 
Additional equity required 0 0 0 0 0 0 0 0

Ending Balance  271,961  33,926,404  68,169,800  103,012,456  105,123,367  107,234,278  109,345,189  111,456,101 

Total Additional Equity 
Required 0 0 0 0 0 0 0 0
Cash Flow After Interest  1,141,952  1,105,011  1,068,070  1,031,129 
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Summary

Capital Costs
Total Development Costs, excluding Interest  155,156,534 
Interest Accrued during Construction  11,112,626 
Total Capital Costs  166,269,160 

Depreciable Basis
Total Capital Costs  166,269,160 
Land Cost  5,985,475 
Depreciable Basis (capital cost minus land)  160,283,685 

Operating Reserve
Operating Loss During Lease-up  - 
Interest Accrued during Operating Period  7,580,281 
Interest Paid during Operating Period  7,580,281 
Total Operating Reserve Funded by Con-
struction Loan  - 

Total Project Cost (capital costs plus operating reserve)  166,269,160 
Positive Cash Flow after Interest  4,346,160 
Total Project Cost after First-Year Operations  161,923,000 

Cash Proceeds from Permanent Loan Takeout
Permanent Mortgage Amount  116,367,401 
Construction Loan Ending Balance  107,109,940 
Cash Proceeds from Permanent Loan Takeout  9,257,460 

Tremblay Station TOD Implementation Strategy
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F.3 - Private Development Proposal Pro Forma Discounted Cash Flow
Discounted Cash Flow Analysis

Revenues

Annual % Escalation re: Gross Revenue
% Annual Esca-

lation Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15

Gross Income 2.00% 16,929,688 17,268,282 17,613,648 17,965,921 18,325,239 18,691,744 19,065,579 19,446,890 19,835,828 20,232,545 20,637,195 21,049,939 21,470,938 21,900,357 22,338,364 

          Less: Vacancy (846,484) (863,414) (880,682) (898,296)
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F.4 - Private Development Proposal Pro Forma Financing

Costs Mortgage Int. rate
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 145  146  147  148  149  150  151  152  153  154  155  156 
 326,956  325,475  323,987  322,493  320,992  319,486  317,973  316,454  314,928  313,396  311,858  310,313  $3,824,310.31 

Year 13  355,613  357,095  358,583  360,077  361,577  363,084  364,597  366,116  367,641  369,173  370,711  372,256  $4,366,522.47 
 157  158  159  160  161  162  163  164  165  166  167  168 

 308,762  307,205  305,641  304,070  302,493  300,910  299,319  297,722  296,119  294,509  292,892  291,268  $3,600,910.73 
Year 14  373,807  375,365  376,929  378,499  380,076  381,660  383,250  384,847  386,450  388,061  389,678  391,301  $4,589,922.05 

 169  170  171  172  173  174  175  176  177  178  179  180 
 289,638  288,001  286,356  284,706  283,048  281,383  279,712  278,033  276,347  274,655  272,955  271,248  $3,366,081.61 

Year 15  392,932  394,569  396,213  397,864  399,522  401,186  402,858  404,536  406,222  407,915  409,614  411,321  $4,824,751.17 
 181  182  183  184  185  186  187  188  189  190  191  192 

 269,535  267,814  266,085  264,350  262,608  260,858  259,101  257,336  255,564  253,785  251,999  250,204  $3,119,238.18 
Year 16  413,035  414,756  416,484  418,219  419,962  421,712  423,469  425,233  427,005  428,784  430,571  432,365  $5,071,594.60 

 193  194  195  196  197  198  199  200  201  202  203  204 
 248,403  246,594  244,777  242,953  241,121  239,282  237,435  235,580  233,718  231,848  229,970  228,084  $2,859,765.77 

Year 17  434,166  435,975  437,792  439,616  441,448  443,287  445,134  446,989  448,851  450,722  452,600  454,486  $5,331,067.00 
 205  206  207  208  209  210  211  212  213  214  215  216 

 226,190  224,289  222,379  220,462  218,536  216,603  214,661  212,712  210,754  208,788  206,814  204,832  $2,587,018.27 
Year 18  456,379  458,281  460,190  462,108  464,033  465,967  467,908  469,858  471,816  473,781  475,756  477,738  $5,603,814.51 

 217  218  219  220  221  222  223  224  225  226  227  228 
 202,841  200,842  198,835  196,819  194,795  192,763  190,722  188,673  186,615  184,548  182,473  180,390  $2,300,316.48 

Year 19  479,728  481,727  483,735  485,750  487,774  489,806  491,847  493,897  495,955  498,021  500,096  502,180  $5,890,516.29 
 229  230  231  232  233  234  235  236  237  238  239  240 

 178,297  176,196  174,086  171,967  169,840  167,704  165,558  163,404  161,241  159,069  156,887  154,697  $1,998,946.49 
Year 20  504,272  506,373  508,483  510,602  512,729  514,866  517,011  519,165  521,329  523,501  525,682  527,872  $6,191,886.29 

 241  242  243  244  245  246  247  248  249  250  251  252 
 152,498  150,289  148,071  145,844  143,608  141,362  139,107  136,843  134,569  132,285  129,993  127,690  $1,682,157.84 

Year 21  530,072  532,280  534,498  536,725  538,962  541,207  543,462  545,727  548,001  550,284  552,577  554,879  $6,508,674.94 
 253  254  255  256  257  258  259  260  261  262  263  264 

 125,378  123,056  120,725  118,384  116,033  113,673  111,302  108,922  106,532  104,132  101,722  99,301  $1,349,161.67 
Year 22  557,191  559,513  561,844  564,185  566,536  568,897  571,267  573,647  576,037  578,438  580,848  583,268  $6,841,671.10 

 263  264  265  266  267  268  269  270  271  272  273  274 
 101,722  99,301  96,871  94,431  91,980  89,519  87,048  84,567  82,075  79,573  77,061  74,538  $1,058,687.16 

Year 23  580,848  583,268  585,698  588,139  590,589  593,050  595,521  598,002  600,494  602,996  605,509  608,032  $7,132,145.61 
 275  276  277  278  279  280  281  282  283  284  285  286 

 72,004  69,460  66,906  64,340  61,765  59,178  56,580  53,972  51,353  48,723  46,082  43,430  $693,793.06 
Year 24  610,565  613,109  615,664  618,229  620,805  623,392  625,989  628,597  631,216  633,847  636,488  639,140  $7,497,039.72 

 287  288  289  290  291  292  293  294  295  296  297  298 
 40,767  38,093  35,407  32,711  30,003  27,284  24,554  21,812  19,059  16,294  13,518  10,730  $310,230.28 

Year 25  641,803  644,477  647,162  649,859  652,566  655,285  658,016  660,758  663,511  666,275  669,051  671,839  $7,880,602.50 
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Appendix G - Final Presentation and Q&A

their implementation strategy for Tremblay Station to City 

presentation took place at Ottawa City Hall and was conducted 

time was allocated for feedback and addressing questions 

The goal of the presentation was to inform the audience on 
the final implementation strategies and recommendations 
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G.2 - Questions and Answers
The o�ce-building site is almost as large as a City block—
have you put any thought into connections/shortcuts through 
the site?  

Our configuration focused building frontage on Conventry 

to the parking structure and the potential for phase two of an 

the site would likely connect the pedestrian bridge to the 

The project seems to bring in o�ce-oriented development 
and a parking structure (which comes first in terms of 
development?) Given that activities (ie. the stadium) will be 
limited to weekends, how does that prevent people from 
driving or relying on automobiles?

allows the City to capture the value of the land and consolidate 

the City could use this site as a bus transit hub (as suggested 

could also be incorporated into the parking structure revenue 

quickly; overtime parking requirements may not be as high 

to be considered as the structure could be used by multiple 

requirements for minimum density but no minimum parking 

more than a monthly bus pass then people will be more likely to 
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be used as a transit hub with a direct pedestrian connection 
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Glossary
Bus Rapid Transit (BRT): 

Capital Improvement Plans: 

Capitalization rate (Cap rate): 

Class A O�ce: 

Class B O�ce:

Class C O�ce:

Community Improvement Plan (CIPs):

Development Intermediary:

Development Permit System (DPS): 

Discount rate: 
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Financial feasibility:

Floor Area Ratio (FAR):

Form-based code: 

Greenbelt

Gross Density: 

Gross Floor Area (GFA): 

Holding period: The length of time a developer is going to keep ownership over the development

Implementation Agency:

Interim use provision:

Internal Rate of Return (IRR): 

Local Improvement District: 

Light Rail Transit (LRT): 
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Net Floor Area:

Net Operating Income (NOI): 

Net Present Value (NPV):
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Tax Increment Financing (TIF): 
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