
ATELIER

ARMSTRONG STREET
STUDY PROPOSAL
OTTAWA // ONTARIO
OCTOBER 2015



PAGE//2 ATELIER

TABLE OF
CONTENTS



PAGE//3ARMSTRONG STREET STUDY PROPOSAL

Letter of Transmission            4

Context              6

Mandate              8

Challenges & Scope             10

Area of Analysis             12

Planning Approach             14

Work Flow              16

Work Plan              18

Time Budget              20

Gantt Chart              22

Our Team              24



PAGE//4 ATELIER

Atelier
Macdonald-Harrington Building

815 rue Sherbrooke Ouest
Montréal, QC

H3A 0C2
 

Zachary Dayler, Executive Director of the WWBIA
Michel Frojmovic, Director of Creative Neighbourhoods

Wellington West Business Improvement Area
76 Holland Avenue, 2nd Floor

Ottawa, ON
K1Y 0X6

LETTER OF
TRANSMISSION



PAGE//5ARMSTRONG STREET STUDY PROPOSAL

OCTOBER 1, 2015

Dear Mr Dayler and Mr Frojmovic,
 
We are excited to present to you our proposal in response to the Steering Committee’s interest for recommendations on the future of land 
use and transportation on Armstrong Street between Parkdale Avenue and Bayview Road. 

Atelier is a team of four highly motivated and creative individuals with diverse backgrounds. Our experience in the fields of architecture, 
urban development, sustainability, urban design, place-making, heritage conservation, and policy informs our work.
  
The recommendations will emerge from extensive background research and a public consultation session that will take place in mid-Oc-
tober. Based on the provided terms of reference, we feel confident about finding innovative solutions that will ensure Armstrong Street’s 
future within the successful Hintonburg/ Wellington West area.

We would be happy to answer any questions you may have about the proposal. Please do not hesitate to contact us.
 
Best regards,
 
Joshua Adams
Ryan Lo
Zoé Poirier Stephens
Kristín Una Sigurðardóttir
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The Armstrong Street corridor has a long and interesting history. The area first saw human settlements approximately 8,500 years ago. 
Several First Nations communities, including the Algonquin, Ojibway, and Huron, were settled in the Ottawa area. European settlers ar-
rived in the 1600s, but notable settlements in the area did not occur until the 1800s.

Wellington Street West (originally called Richmond Road) is one of the oldest roadways in the City of Ottawa. It was originally laid out 
in 1818 to connect the city with outlying farmhouses and villas. There was very little development along the corridor for a long time. In 
the 1880s a few buildings were built just east of the current Parkdale intersection on Wellington West. These buildings became the com-
mercial heart of the Town of Hintonburg, which incorporated in 1893. In 1896, the introduction of a streetcar line along Wellington West 
(formerly Richmond Street) opened the door for new development in the area. Hintonburg was annexed by the City of Ottawa in 1907. 
The Hintonburg and neighbouring Mechanicsville neighbourhoods were dominated primarily by working-class families. Railroad lines in 
the area ran east-west along Scott Street and north-south just east of Bayview Road to serve the logging industry by transporting lumber 
away from the Ottawa River. The current location of the Tom Brown Arena on Bayview Road was formerly a roundhouse for locomotives.

In the 1950s and 1960s the Hintonburg neighbourhood went into decline. Massive changes came to the area, some of which were a result 
of Jacques Gréber’s plan for the National Capital. One change was the Tunney’s Pasture development, which was conceived in an attempt 
to decentralize government offices in the downtown. The development on the North side of Scott Street required the expropriation and 
demolition of a large part of Mechanicsville. Other interventions in this time included the demolition of a bridge at the east end of Wel-
lington West that connected to downtown and the construction of the Queensway Highway 417. The result of these interventions was 
people by-passing Hintonburg. The area became increasingly isolated and disconnected from its surroundings.

Recent initiatives and investments from the public and private sectors has brought new life to the area. Wellington Street West is a dedi-
cated Traditional Mainstreet in the City of Ottawa Official Plan, and it is a place where local businesses enjoy heavy pedestrian and cycling 
traffic, a diverse set of users, and proximity to downtown. Two recent studies, the Wellington Street West and the Scott Street Community 
Design Plans, offer detailed perspectives on the Armstrong Street corridor and the larger Hintonburg neighbourhood. The Community 
Design Plans also provide a set of comprehensive design guidelines and zoning recommendations to guide development in the area for 
the next 20 years. In addition, the City of Ottawa undertook a Local Commercial Zoning Study in 2014-2015 which allowed for shops and 
stores that were non-conforming in residential uses to continue to operate. In reaction to this study, both the Hintonburg Community 
Association and the Wellington West Business Improvement Area asked for more detailed analysis to examine the potential of Armstrong 
Street as an area that could act as an incubator for local businesses that cannot afford to be on Wellington Street West.
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Our team at Atelier firmly believes that a comprehensive approach is fundamental in unlocking the creative potential of streets and 
neighbourhoods. With this approach, we will conduct a study of the Armstrong Street corridor to generate a vision for future development 
through the lens of land use and transportation.

Based on the provided terms of reference, Atelier understands that you are seeking assistance with the following items:

1. An assessment of current conditions
2. Recommendations on the appropriate range and mix of commercial and residential
3. Recommendations on the appropriate heights and massing for buildings
4. Solutions to facilitate the development of incubator space for new businesses that complement the more established businesses on 

Wellington St. West
5. Strategies for development on empty lots and parking lots
6. Recommendations for appropriate zoning on “through lots” that abut Armstrong St. and Wellington St. West
7. Measures to facilitate and improve the use of Armstrong St. as an active cycling and pedestrian route, and to improve the streetscape

This study will examine various options and their feasibilities under three major themes:

1. Form and function of future development
2. Affordability of residential and commercial space
3. Connections in establishing a corridor and a destination

In particular, the Atelier team will explore the potential of Armstrong Street as an incubator for small businesses and an active transpor-
tation corridor within the Wellington West Business Improvement Area. Our team will consider the impact of current and future changes 
on affordability and the overall character of the neighbourhood.

Through assessing the existing conditions and zoning regulations of Armstrong Street, our team will perform a situational analysis as the 
starting point of the study. We will reach out to the community via public consultations to build consensus for the vision of the future. 
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Armstrong Street and the surrounding area are undergoing transitions that pose some challenges which must be addressed. Land values 
and rent are rising on Wellington Street West, driving smaller businesses out from the street. Armstrong Street is currently zoned as res-
idential, with a few non-conforming uses in place, so currently it does not accommodate smaller businesses or provide incubator space 
that would be desirable in the neighbourhood. 

The housing stock in Armstrong Street is aging and its renewal has already begun. Smaller rental units are being replaced with detached 
and semi detached housing, causing a rise in price and an increasingly uniform population. Diversity and affordability of new residential 
units in the area need to be secured. The character of Armstrong Street is somewhat fragmented but the aging housing stock and the 
upcoming new development offers an opportunity to unify and strengthen its character. 

This project will explore the possibility of future development of Armstrong Street as a mixed use area through the analysis of historical 
and current socio-economic factors, the built environment and projected developments and their potential impacts on the neighbour-
hood. This project will also explore possible zoning regulations and transportation initiatives that could support these interventions and 
propose actions.
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The study area consists of Armstrong Street between Parkdale Avenue and Bayview Road, as well as the blocks immediately to the north 
and south feeding in and out of Armstrong Street. 

Though Wellington West is not strictly within the study area, it will feature prominently in our analysis and recommendations, because of 
its strong influence in the area. 

The area north of Armstrong Street will also factor into the analysis. As Ottawa undergoes construction for the new Light Rail Transit 
corridor to the north of the study area, Scott Street will become the temporary Bus Rapid Transit route. These significant changes to public 
transit infrastructure will be part of the analysis. 
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Atelier adheres to holistic principles to planning and design. Paramount to our work is to ensure an equitable and accessible process for 
all stakeholders.

For the Armstrong land use and transportation study, we are committed to providing our clients with clear and suitable recommendations 
that will serve as a starting point for future analyses. We will accomplish this goal by:
• Conducting extensive research and exploring the existing neighbourhood, the current zoning standards, and the desires and needs of 

the Wellington West Business Improvement Area (WWBIA) and the Hintonburg Community Assocation (HCA);
• Examining and evaluating best practices from other cities that have developed a similar relationship between secondary and Tradi-

tional Mainstreets;
• Providing an opportunity for local residents and business owners to voice their opinions on the future of the area; and
• Investigating and proposing workable solutions that fit the character of the existing neighbourhood and are in line with broader 

goals established by the WWBIA, the HCA, and the City of Ottawa.
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WORK
PLAN

Phase 1
Analysis of Current 

Conditions

Phase 2
Development of 

Strategic Directions

Phase 3
Community Consultation

Phase 4
Planning and 

Implementation

Phase 5
Final Recommendations 

and Presentation
1.1  Review background 
material
 
1.2  Meet with clients
 
1.3  Site visit #1
 
1.4  Conduct physical 
and social analysis of 
site
 
1.5  Produce maps for 
1.4
 
1.6 Contact other 
stakeholders

1.7 Prepare 
questionnaire 

1.8 Site visit #2

1.9 Distribute 
questionnaire 

2.1 Consolidate feedback 
from questionnaire

2.2 Research best 
practices and precedents

2.3 Develop vision for 
development potential 

2.4 Perform SWOT 
analysis

2.5 Develop strategic 
objectives 
 
2.6 Finalize situational 
report

3.1 Establish format and 
logistics of consultation 
session
 
3.2 Discuss findings and 
consultation format with 
client  
 
3.3 Prepare scenarios for 
consultation

3.4 Advertise 
consultation session
 
3.5 Host public 
consultation session t

4.1 Develop plan and 
recommendations
 
4.2 Determine 
implementation 
mechanisms

4.3 Site visit #3

4.4 Present draft 
recommendations to 
client

5.1 Finalize 
recommendations
 
5.2 Prepare visuals for 
final presentation
 
5.3 Present to client at 
McGill

5.4 Complcete final 
report
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The development of final recommendations for the future of Armstrong Street will be 
divided into five phases over a period of 14 weeks.
 

Phase 1
The analysis of current conditions in Phase 1 largely consists of background and con-
textual research. An important part of this phase will involve mapping the available 
data to identify patterns. Zoning requirements, transportation infrastructure, built 
form, as well as demographic and economic data will be presented visually as a way 
to identify street dynamics. This mapping exercise will also be useful when preparing 
consultation materials in Phase 3, as a way to make complex data easily accessible to 
participants. A questionnaire will be distributed to residents of Armstrong Street to 
gather initial feedback on community issues and needs. 
 
Phase 2 
After reviewing the background documents and hearing from residents in the area, 
we will develop the vision for the development potential on the street and perform 
a SWOT analysis of Armstrong Street as part of Phase 2. This analysis will allow us to 
connect the different inputs and data collected and draw a comprehensive portrait of 
current conditions. From this analysis, Atelier will develop a set of strategic objectives 
which will guide the elaboration of the plan in further phases. Phase 2 will culminate 
with the submission of a situational report which will outline the results of Phases 1 
and 2. 

Phase 3
This phase centers on preparing for and hosting a public consultation session, tenta-
tively planned for November 10, 2015 in the evening. Early on, Atelier will meet with 
the client to discuss the findings in the situational report and ensure the session’s 
format and logistics meet their expectations. To structure the event, Atelier will prepare 
different development scenarios. Participants will be invited to actively engage with 
the consultation materials. Atelier, with the help of the client, will advertise the event 
on various platforms to ensure a diverse audience. 

Phase 4
Using the public’s feedback and client input as a roadmap, Atelier will finalize the rec-
ommendations and practical implementation mechanisms for Armstrong Street. This 
phase will also include the third site visit to assess the location of interventions. 

Phase 5
The last phase will involve finalizing our recommendations and creating rich visuals to 
assist in the next stage of the Steering Committee’s process. This phase will include two 
presentations to the clients. The first will be in the context of the Committee’s monthly 
meeting, while the second will be in Montreal, at McGill, as part of the final student 
presentations. A final written report will be delivered to the client in Week 14.

Site visits
Site visit #1: Early on in Phase 1, Atelier will visit Armstrong Street and the surrounding 
streets independently and with the client. 
Site visit #2: Atelier will return to the site in early October to consult stakeholders 
and distribute a questionnaire to people walking on Armstrong Street
Site visit #3: As Atelier develops its recommendations in Phase 4, we will go 
on a third site visit to evaluate the location potential of the interventions.

Deliverables 
Situational Report: November 3, 2015
Public Consultation Session: November 10, 2015
Initial Recommendations: November 18, 2015
Final Presentation: Week 13 (December 1st or 3rd, 2015) 
Final Report: Week 14 

All material distributed to the public will be sent to 
the client for approval beforehand
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TIME
BUDGET

 
 

Joshua Kristin Ryan Zoe Total Hours 

 
Phase 1: Analysis of Current Conditions 

     1.1 Review background material 4 4 4 4 16 

1.2 Meet with clients 3 3 3 3 12 

1.3 Site visit #1 7 7 7 7 28 

1.4 Conduct physical and social analysis of site 18 14 16 16 64 

1.5 Produce maps for 1.4  10 10 8 10 38 

1.6 Contact other stakeholders 
 

  
1 1 

1.7 Prepare questionnaire 5 5 5 5 20 

1.8 Site visit #2 7 7 7 7 28 

1.9 Distribute questionnaire  2 2 2 2 8 

 
Total 56 52 52 55 215 

  
     

 
Phase 2: Community Consultation 

     2.1 Consolidate feedback from questionnaires 5 3 3 5 16 

2.2 Research best practices and precedents 20 18 20 20 78 

2.3 Develop vision for developement potential 9 6 6 9 30 

2.4 Perform SWOT analysis 2 2 2 2 8 

2.5 Develop strategic objectives 15 18 18 16 67 

2.6 Finalize situational report  12 14 14 12 52 

 
Total 63 61 63 64 251 

  
     

 
 

Joshua Kristin Ryan Zoe Total Hours 

 
Phase 3: Post-Consultation Analysis 

     

3.1 
Establish format and logistics of consultation 
session 6 6 6 6 24 

3.2 
Discuss findings and consultation format with 
client 1 1 1 1 4 

3.3 Prepare scenarios for consultation 20 20 20 20 80 

3.4 Advertise public consultation session 5 5 5 5 20 

3.5 Host public consultation session 5 5 5 5 20 

 
Total 37 37 37 37 148 

 
      

 
Phase 4: Strategy and Recommendations 

     

 
Develop plan and recommendations 20 22 21 20 83 

4.1 Determine implementation mechanisms 18 16 18 18 70 

4.2 Site visit #3 7 7 7 7 28 

4.3 Present draft recommendations to client 1 1 1 1 4 

4.4 Total 46 46 47 46 185 
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Joshua Kristin Ryan Zoe Total Hours 

 
Phase 3: Post-Consultation Analysis 

     

3.1 
Establish format and logistics of consultation 
session 6 6 6 6 24 

3.2 
Discuss findings and consultation format with 
client 1 1 1 1 4 

3.3 Prepare scenarios for consultation 20 20 20 20 80 

3.4 Advertise public consultation session 5 5 5 5 20 

3.5 Host public consultation session 5 5 5 5 20 

 
Total 37 37 37 37 148 

 
      

 
Phase 4: Strategy and Recommendations 

     

 
Develop plan and recommendations 20 22 21 20 83 

4.1 Determine implementation mechanisms 18 16 18 18 70 

4.2 Site visit #3 7 7 7 7 28 

4.3 Present draft recommendations to client 1 1 1 1 4 

4.4 Total 46 46 47 46 185 

  
     

 

Phase 5: Final Recommendations and 
Presentation 

     

 
Finalize recommendations  10 12 10 8 40 

5.1 Prepare visuals for final presentation 6 15 18 8 47 

5.2 Present to client at McGill 1 1 1 1 4 

5.3 Complete final report 15 10 6 15 46 

5.4 Total 32 38 35 32 137 

  
     

 
Total Hours 234 234 234 234 936 
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Phase 1: Analysis of Current Conditions 

             
 

1.1 Review background material 
             

 
1.2 Meet with clients 

             
 

1.3 Site visit #1 
             

 
1.4 Conduct physical and social analysis of site 

             
 

1.5 Produce maps for 1.4  
             

 
1.6 Contact other stakeholders  

             
 

1.7 Prepare questionnaire 
  

 
          

 
1.8 Site visit #2 

  
  

         
 

1.9 Distribute questionnaire  
  

  
         

 

 
Phase 2: Development of Strategic Directions  

             
 

2.1 Consolidate feedback from questionnaire  
  

  
 

  
      

 
2.2 Research best practices and precedents  

  
  

         
 

2.3 Develop vision for development potential  
  

  
         

 
2.4 Perform SWOT analysis 

 
 

  
  

 
      

 
2.5 Develop strategic objectives 

  
  

         
 

2.6 Finalize situational report  
  

  
         

 

 
Phase 3: Community Consultation  

          
 

  
 

3.1 Establish format and logistics of consultation session 
     

 
   

  
  

 
3.2 Discuss findings and consultation format with client  

     
  

  
  

  
 

3.3 Prepare scenarios for consultation session  
     

 
   

  
  

 
3.4 Advertise consultation session  

     
 

    
 

  
 

3.5 Host public consultation session  
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Phase 4: Strategy and Recommendations 

    
 

4.1 Develop plan and recommendations 
    

 
4.2 Determine implementation mechanisms 

    
 

4.3 Site visit #3 
 

 
 

 
 

4.4 Present draft recommendations to client 
 

 
   

 
Phase 5: Final Recommendations and Presentation 

    
 

5.1 Finalize recommendations  
    

 
5.2 Prepare visuals for final presentation 

    
 

5.3 Present to client at McGill  
    

 
5.4 Complete final report  
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Joshua Adams
Joshua is originally from Cambridge Ontario. Inspired by a 
passion for sustainability, he pursued a Bachelor degree in 
Environmental Studies and Geographic Information Systems 
from York University in Toronto. After completion of this de-
gree, he enrolled in the Master of Urban Planning program at 
McGill University with a scholarship from the Social Sciences 
and Humanities Research Council. Joshua gained profession-
al experience working in a municipal setting for the Interim 
Heritage Planning Committee in the Town of St. Andrews, New 
Brunswick. While working for the committee, Joshua conduct-
ed research, organized community consultations, and liaised 
with other municipalities in the Province to put forth rec-
ommendations for the Town to adopt a heritage bylaw. The 
recommendations are currently under-review by the Town 
Council.

Zoé Poirier Stephens
Zoé is a bilingual Montrealer, who has lived in Ottawa for 
the past four years. After completing a Bachelor degree in 
Political Science and History at McGill University, she worked 
for a Member of Parliament in Ottawa. There, she developed 
agricultural policy and campaigned for better environmental 
protection standards, a national housing strategy and a plan 
for addressing hunger and food waste. After three years in 
federal politics, she returned to McGill to pursue a Master of 
Urban Planning degree. Since then, Zoé has interned at FO-
TENN Consultants, a private consulting firm in Ottawa, where 
she worked on a range of projects such as development ap-
plications, streetscape character analyses, context reports and 
planning rationales. She is passionate about working with the 
community to achieve social equity.

Ryan Lo
Having spent his childhood years in Hong Kong and the last 
decade in southern Ontario, Ryan has experienced city life 
going from hyper-density to the ever-sprawling landscape of 
suburbs. After graduating from the University of Waterloo with 
a Bachelor degree in Geography and Environmental Manage-
ment, Ryan joined the Master of Urban Planning program at 
McGill University. His most recent professional experience at 
LiveWorkLearnPlay, a private development consulting firm, 
has equipped him with knowledge and skills particularly in 
advising retail and commercial real estate. He has worked on 
a number of major projects in the Greater Toronto Area, includ-
ing the Pan Am/Parapan Am Athletes’ Village and the Vaughan 
Metropolitan Centre. Ryan also has a passion in urban design 
and placemaking, as he has participated and received awards 
in multiple design competitions.

Kristín Una Sigurðardóttir
Kristín was born and raised in Iceland, but her curiosity has 
brought her around the world, to places such as Norway, Den-
mark, China and now Canada, for study and work. She received 
her Bachelor degree in Architecture from the Iceland Acade-
my of Arts and completed a Master degree in Culture Studies 
from the University of Iceland before starting her Master of 
Urban Planning at McGill University. Kristín has participated 
in design competitions in Iceland with good success and in-
terned at Landmótun Landscape architects and consultants, 
where she mostly worked on a competition proposal for the 
redevelopment of an industrial site for residential and com-
mercial use. Kristín´s main interests lie in the field of urban 
design, environmental sustainability and transportation.
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