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This report has been prepared on behalf of 10609625 Canada Inc.,in support of a              
Site Plan Control Application for his lands at 1186 Shillington Avenue in the             
Carlington neighbourhood of Ottawa. The legal description of the property is           
Part of Lot 54, Registered Plan 252, City of Ottawa (see survey plan in              
Appendix).  

 
The property is located on the south side of Shillington Avenue and is located              
opposite to Sproule Street which is a cul-de-sac (see Location Plan in Appendix).             
The surrounding land uses are primarily residential in nature with low rise            
apartments similar in scale and appearance to the subject property on the south             
side of Shillington. The property immediately to the west at 1196 Shillington is a 3               
storey plus basement low rise rental apartment building with approximately 40           
units and 40 surface parking spaces. The property to the west of that is a 20 unit                 
condominium apartment building.  
 
To the east of the subject property is 1180 Shillington which is set back from the                
road and is a 30 unit 3 storey rental building owned by Ottawa Community              
Housing. The access driveway to 1180 Shillington is located on the east side of              
the subject property which results in a distance of about 23 m from the building at                
1186 Shillington to the building at 1176 Shillington. The building at 1180            
Shillington is located to the rear of the subject property. To the east of 1180               
Shillington is a building at 1176 Shillington which is similar in scale and unit count               
to the existing situation on the subject property. 
 
The subject lands have 19.30 metres of frontage (63.3’) on the south side of              
Shillington Avenue and a depth of 36.57 metres (120’) and with a total lot area of                
706 m2 (7600 ft2) . Full sized copies of the survey plan are being filed as part of                  
the site plan application. 
 
The intent of this application is to allow for an additional floor to be added to the                 
building so that the building would consist of 3 floors plus a basement level. The               
additional floor would contain 8 efficient studio apartment units and would be            
slightly wider than the existing roof size on the east and west sides of the building                
but the north (front) and south (rear) sides of the new addition will match the               
existing walls of the building in those locations.  
 
The units range in size from 216 ft2 (20 m2) to 254 ft2 (24 m2) in size and they                   
are all bachelor units that will be added to the property through modular             
construction that will occur off site. This will result in a minimal amount of on site                
disruption to the existing residents and surrounding properties and will allow for            
the additional units to be added easily in any season..  
 
The maximum building height of the project is 10.54 m (34.5 ft). The basement              
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level,the existing ground floor and 2nd floor contain 4 standard size units per             
floor and the proposal is to have 8 efficient studio units on the 3rd floor above                
grade and that upper level will have a slightly larger floorplate than the floors              
below. 
 
The project calls for 5 parking spaces in total which will all be located to the rear                 
of the building and this number of parking spaces closely meets the zoning             
requirements for the area in terms of required resident and visitor parking. The             
parking requirements call for 5 resident parking spaces and 1 visitor parking            
space. These 5 parking spaces are all located along the rear lot line in an area                
currently used for the surface parking for the property.  
 
The site is restricted from providing additional parking due to the presence of a              
Right of Way along the entirety of the west property line with a width of 4.37 m                 
which is in favour of the lands to the south and it is not possible to remove this                  
Right of Way.  
 
However, it is important to note that where the Right of Way is located along the                
rear lot line (south west corner of the property) there is an opportunity to allow               
another parking space in that south west corner as the Right of Way is not used                
and is fenced off and the property owner who the Right of Way is in favour of has                  
a dedicated vehicular access to Shillington Avenue between 1186 and 1176           
Shillington. The rear lot line has enough width to allow for 7 parking spaces that               
are zoning compliant.  
 
The property is within 150 m of both northbound and southbound stops for OC              
Transpo bus route 14. This route provides a service of a bus every 15 minutes               
on weekdays and the bus connects this community both with downtown Ottawa            
and the St Laurent Shopping Centre. This bus route will reduce the demand for              
the provided parking spaces on this property.  
 
Landscaped areas along the east property line and in front of the building provide              
the majority of the landscaped areas for the property and reflect the location of              
current (pre-construction) landscaped areas.  
 
There will be new siding on the facades of the existing levels of the building that                
will be updated to ensure a consistent appearance of the entire building as a              
result of adding an additional floor to the building. Much of the current brick              
facade will be replaced through the course of this additional development.  
 
Details of the floor plans and architectural appearance of the building are            
provided in the Appendix Section of the report.  
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Zoning 
 
Under Zoning By-law 2008-250 the subject lands are zoned R4N (Residential           
Fourth Density Zone) .  
 
This is a zone which permits low rise apartment units, townhouse units, triplex             
units and other forms of residential office uses .  
 
The following are the key R4N zone provisions and how the proposed            
development compares with the zoning provisions.  
 

REQUIREMENT     PROVIDED 
 
Minimum front yard setback 6 m 7.66 m 
Minimum interior side yard            1.5 m, (6 m) 1.82m,(1.82m) 
(Beyond 21 m)  
Minimum rear yard 10.97 m 13.24 m 
Minimum Building Height 11 m 10.55 m  
Parking 6 spaces 5 spaces  
 
The front yard and rear yard setbacks are not changing through this proposed             
additional development. 
 
The location of the building meets the majority of the current zoning regulations             
in effect and a Minor Variance application will be filed with the City during the               
technical review of the Site Plan Application. Expected variances would be for            
the interior side yard setback requirement at the point beyond 21 m from the front               
lot line, the total number of parking spaces provided on the lands that don’t              
include the Right of Way and the location of the amenity areas provided. As the               
Site Plan application proceeds the exact nature of the variances that will be             
required will be documented and the Minor Variance application will not proceed            
until the Site Plan application is in its final stages.  
 
It should be noted that the existing building currently does not meet this             
increased side yard setback requirement at the point beyond 21 m from the front              
lot line. As well, on the east side of the lot the adjacent lands are comprised of                 
the access driveway to the apartment building located behind the subject           
property and on the west side, the building is currently 4.24 m from the side lot                
line and the adjacent lands to the west are comprised the driveway and angled              
parking for the 4 storey apartment building to the west. (see photos in Appendix              
section to show the  existing situation) 
 
As a result, the impact of this additional development will be minimal due to the               
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relatively large structural setbacks between adjacent buildings to this project and           
the fact that the maximum building height is not being exceeded.  
  
Official Plan Designation – City of Ottawa Official Plan 
 
The site is designated General Urban Area in the Urban Policy Plan of the City of                
Ottawa Official Plan. A description of how the proposal meets the key policies in              
this section are listed in ​italics.  
 
As per ​Section 3.6.1.3​ of the Official Plan 
 
Building height in the General Urban Area will continue to be predominantly            
Low-Rise. Within this range, changes in building form, height and density will be             
evaluated based upon compatibility with the existing context and the planned           
function of the area. Secondary plans or zoning that currently permit building            
heights greater than four Storeys will remain in effect. 

 
The proposed changes to the site will be add 1 floor of residential units above the                
existing 2 storey + basement rental building and will not change the building form              
and will allow for changes to building height and density but not footprint and will               
be at a height less than or equal to nearby apartment buildings on the south side                
of Shillington Avenue. The proposed building is not in excess of 4 storeys. 
 
 
As per ​Section 3.6.1.5​ of the Official Plan. 
 
When considering a proposal for residential intensification through infill or          
redevelopment in the General Urban Area, the City will: 
 
Recognize the importance of new development relating to existing community          
character so that it enhances and builds upon desirable established patterns and            
built form; 
 
The established building pattern along this side of Shillington Avenue is of            
apartment buildings of the scale or higher in building height than the proposed             
additional development will allow for. Nearby buildings on the south side of            
Shillington Avenue are 3 and 4 storeys in height and the surrounding area has a               
number of low rise apartment buildings of similar scale. 
 
 
Section 2.5.1 of the Official Plan ‘Urban Design and Compatibility’ provides           
directions for new development.  
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The Compatibility section is particularly relevant for this application. The City’s           
Growth Management strategy is to concentrate additional growth within existing          
urban areas over the next 20 years and this small scale intensification of this              
property is in conformity with that strategy. 
 
The City’s Compatibility policies promote development that ‘is not necessarily the           
same as or similar to existing buildings in the vicinity, nonetheless enhances an             
established community and coexists with existing development without causing         
undue adverse impact on surrounding properties. It ‘fits well’ within its physical            
context and ‘works well’ among those functions that surround it.’ 
 
The proposed additional development on the property will add 1 floor to an             
existing 2 floor + basement low rise apartment building along a segment of             
Shillington Avenue which currently contains a number of similar buildings in           
terms of height and overall building type. It maintains the existing front yard             
setback and the building location on the property will not create undue impacts             
on the single family houses on the north side of Shillington Avenue which are              
located approximately 30 m away. 
 
The proposed building is not exactly the same as other nearby multi-residential            
buildings but it is compatible with them and does not cause any adverse impacts              
on them.  
 
Section 4.11 of the Official Plan, ‘Urban Design and Compatibility’ provides           
policies for individual properties that are subject to development or          
redevelopment.  
 
Key policies within this section include: 
 
4.11.2.1 Traffic. Roads should adequately serve the development with sufficient          
capacity to accommodate the anticipated traffic generated.  
 
Shillington Avenue, is 2 lanes wide with an area for parallel parking alongside the              
curb and the anticipated increase in dwelling units from 12 units to 20 units is not                
anticipated to result in any traffic issues due to the relatively low impact this              
increase will have on the overall traffic movement along the street 
 
4.11.2.2 Vehicular Access. The location and orientation of vehicle access and           
egress should address matters such as the impact of noise, headlight glare and             
loss of privacy on development adjacent or immediately opposite.  
 
All of the proposed parking is at the rear of the site and it is intended to retain the                   
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existing driveway on the west side. This driveway is next to the driveway access              
for the property immediately to the west so the distance of the subject driveway              
to the next building to the west is 18 m and this location is not opposite of the                  
living space of any buildings on the north side of Shillington Avenue. The             
property opposite has a large hedge providing additional screening. 
  
4.11.2.3 Parking -​Requirements: The development should have adequate on-site         
parking to minimize the potential for spillover parking on adjacent areas. 
 
The proposed number of parking spaces closely matches the zoning          
requirements based on 20 units in total and the 5 spaces that can be provided               
without any restrictions. As indicated previously in this report, 6 parking spaces            
are technically required and at least 6 spaces can be provided on site however              
one of those spaces would be located on a Right of Way that is not being used.  
 
4.11.2.4 Outdoor amenity areas - ​The development should respect the privacy of            
outdoor amenity areas of adjacent residential units and minimize any undesirable           
impacts through the siting and design of the buildings and the use of screening,              
lighting, landscaping or other mitigative design measures 
 
The development will not overlook amenity areas of adjacent properties. 
 
4.11.2 6 Lighting: The potential for light spill over or glare from any lighting              
source onto adjacent light-sensitive areas should be avoided or mitigated; 
 
Lighting - exterior lighting will be directed to avoid spillover onto adjacent            
properties 
 
The proposed use of the property as a rental residential development complies            
with the Official Plan designation for the property.  
 
Conclusions 
 
The proposed development of additional rental apartment units for this property           
is consistent with the current zoning and Official Plan policies for the lands. 
 
The site represents a development that will allow for: 
 

● a well designed addition to an existing building that will be located along a              
road with existing apartment buildings that have a greater number of units            
or floors, that will enhance the area and will provide some additional            
rental apartment units on the property  

● parking that serves the proposed uses coupled with nearby transit routes 
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● a development that meets the majority of the current zoning regulations 
● buffering through setbacks to adjacent properties. 
● a development of the property that will contribute to the overall           

intensification and redevelopment of this section of Shilington through a          
sensitive development.  

 
Through the site plan process there are a number of key engineering studies and              
drawings required in support of the development. These studies show that the            
site can be serviced through some upgraded servicing connections to existing           
infrastructure within the Shillington Right of Way that have the capacity to            
facilitate this development proposal. 
 
The overall site drainage and grading has been designed based on current City             
guidelines. 
 
Landscaping will be provided in the front yard and the east side yard of the               
property and some limited landscaping in the rear yard of the property. The             
areas on the property of landscaping roughly match the limits of the existing             
landscaped areas which are shown on the site plan and the survey plan.  
 
It is our opinion that the proposed development is consistent with the City of              
Ottawa Official Plan and Zoning By-law policies and regulations. It is being            
proposed at an appropriate scale of development and will enhance this section            
of Shillington Avenue. 
 
At a later stage in the review of this Site Plan Application , a Minor Variance                
application will be filed to seek variances for the project. 
 
Should you have any questions or require anything further, please do not            
hesitate to contact the undersigned at (613) 599 9216 or via email at             
probinson@probinsonconsulting.com  
 
 
P H Robinson Consulting 
 

 
Paul Robinson RPP 
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APPENDIX 
 

SITE LOCATION, SITE PHOTOS, SITE SURVEY, SITE PLAN 
 

ARCHITECTURAL ELEVATION DRAWINGS AND FLOOR PLANS 
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Subject property (1186 Shillington Avenue) . Apartment building at 1196 Avenue on the far right               
of the photograph and 1176 Shillington Avenue on the far left of the photograph. 



  
 
View from the south east corner of the building looking to the north to Shillington Avenue.  Cars 
on the left are parked at 1196 Shillington Avenue. 
 



 
 
Parking area at the rear of the property.  The property in the background is 1196 Shillington 
Avenue 
 



 
 
Parking at the rear of the property.  Cars parked on the right and in the background are located 
on another property (1196 Shillington Avenue) 
 



 
 
East side yard of the subject property with the driveway for 1180 Shillington Avenue on the far 
right hand side of the photo. 
 



 
 
View along the south side of Shillington Avenue looking to the east. Walkway to the front door of 
the building at 1186 Shillington Avenue (subject property) on the right hand side of the sidewalk 
 



 
View along the south side of Shillington Avenue looking to the west 


















