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1.0
INTRODUCTION

3

Fotenn Consultants Inc., acting as agents for Charlesfort Developments, is pleased to offer the following
rationale in support of a Site Plan Control application for 517 Gladstone Avenue in the City of Ottawa. The
Subject Property is located on the north side of Gladstone Avenue, west of Lyon Street. The Site Plan Control
application is to permit the development of a three (3) storey stacked townhouse comprised of eighteen (18)
units.

Planning Rationale

Charlesfort Developments

July 2017

2.0
SURROUNDING AREA AND SITE CONTEXT
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The Subject Property, known municipally as 517 Gladstone Avenue, is located between Bay Street and Lyon
Street in the Centretown community of Ottawa (Figure 1). The Subject Property is approximately 10,685 sq. ft.
(0.245 acres) or 992 sq. m (0.1 hectares) in area and has a frontage of 105 ft. (32m) along Gladstone Avenue and
a depth of approximately 101 ft. (31m). The Subject Property is currently vacant and landscaped with grass. The
Subject Property is designated “Traditional Mainstreet” on Schedule B of the City of Ottawa Official Plan and
zoned Traditional Mainstreet Subzone 14 with a Maximum Height Limit of 17 m (TM14 H(17)). The Traditional
Mainstreet designation applies to various streets throughout the City, which are intended to develop over time
into a vibrant neighbourhood of mixed-uses and pedestrian oriented development.
The area surrounding the property encompasses a mixed-use and mixed-density area. The following is an
inventory of adjacent and surrounding land uses and buildings:
NORTH:
The area to the north of the Subject Property is zoned Residential Forth Density Zone (R4T[479]). There is
currently a mix of low-rise residential buildings with a mix of single- and semi-detached dwellings, row houses
and low-rise apartment buildings. Further north, adjacent to Somerset Street West, is Dundonald Park.
EAST:
Immediately east of the site is a three-storey apartment building with retail and service commercial uses at grade.
Further east are a variety of low-rise mixed-use, commercial and residential buildings, ranging from one (1) to four
(4) storeys. At the corner of Gladstone Avenue and Kent Street is a four (4) storey residential dwelling. The Subject
Property is 500 metres from an OC Transpo bus stop along Bank Street.
SOUTH:
Immediately south of the site are low-rise mixed-use and residential uses, including a specialty grocer with
offices above, a pizzeria, and a variety of low-rise residential dwellings. Further south are a variety of low-rise
residential buildings with a mix of single- and semi-detached dwellings, row houses and low-rise apartment
buildings. The Greyhound Canada station is just over 250 metres from the Subject Property. Highway 417 is
located 400 metres south of the property.
WEST:
West of the property are a range of low-rise buildings with some residential and converted mixed-use buildings
with retail or service commercial at grade and residential above. The Subject Property is less than 250 metres
from an OC Transpo bus stop. McNabb Park and McNabb Community Centre are located to the west of the
Subject Property between Bronson Avenue and Percy Street.
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SUBJECT PROPERTY

Figure 1: Location Map
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3.0
PROPOSED DEVELOPMENT
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Charlesfort Developments is proposing to construct a three (3) storey stacked townhouse development
comprising of eighteen (18) units (Figures 2-4). Sixteen (16) parking spaces are proposed to be located in a
single-storey underground garage with one (1) visitor parking space being located at grade at the rear of the
property. The garage will be accessed via a 3.65 m wide driveway leading from Gladstone Avenue to the rear of
the property. This driveway exists today and is shared with the neighbouring property to west.
The façade of the development is divided into four (4) sections punctuated by three (3) enclosed stairways that
provide access to each unit. The façade is heavily fenestrated with horizontal linework to break up the façade.
Landscaping is provided in between the enclosed stairways in order to improve the pedestrian experience along
Gladstone Avenue as well as to provide visual amenity and some privacy to ground floor residents. The
entrances are further punctuated by weather protecting overhangs. The façade is centred by the mechanical
rooftop access which lends itself to the nouveau art deco character of the building. Each unit is provided a
balcony at the rear of the building which mirrors the rhythm of the façade with four (4) primary section divided, in
this case, by cedar lattice screens. The rear of the property is further landscaped for additional amenity space
and privacy protection for residents and neighbours. Due to grade changes between this property and adjacent
properties to the north, there is significant privacy provided between neighbours.
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Figure 2: Site Plan
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Figure 3: South Elevation of proposed development
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Figure 4: Drawing of Proposed Development
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4.0
POLICY AND REGULATORY ENVIRONMENT
4.1

10

PROVINCIAL POLICY STATEMENT (2014)

The Provincial Policy Statement (PPS) provides fundamental policy direction related to land use planning on
matters of provincial interest. The PPS sets the foundation for how land is managed, developed and used. The
PPS supports efficient land use and development patterns that support sustainability by promoting strong,

liveable, healthy and resilient communities, protecting the environment and public health and safety, and
facilitating economic growth.
The redevelopment of the Subject Property is consistent with PPS policies, including:

1.1.1

Healthy, liveable and safe communities are sustained by:

a.

promoting efficient development and land use patterns which sustain the financial well-being of the
Province and municipalities over the long term;

b.

accommodating an appropriate range and mix of residential (including second units, affordable housing
and housing for older persons), employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation, park and open space, and other
uses to meet long-term needs;

c.

avoiding development and land use patterns which may cause environmental or public health and safety
concerns; and

e.

promoting cost-effective development patterns and standards to minimize land consumption and
servicing costs.

The redevelopment of the site is consistent with Policy 1.1.3.1 which encourages settlement areas to be the focus
of growth and development. Policy 1.1.3.2 states that land use patterns within these settlement areas be based
on densities and a mix of land uses that efficiently use land, resources, infrastructure, and public service facilities.
Further, Policy 1.1.3.6 requires new developments in designated growth areas to be in compact form, a mix of
uses and densities.
This proposal is consistent with the intent of the PPS in that it is focuses on an underutilized site located within a
settlement area where services are readily available and contributes to the variety of housing options available
within the City of Ottawa.

4.2

CITY OF OTTAWA OFFICIAL PLAN (2003, As Amended)

The Subject Property is designated Traditional Mainstreet on Schedule ‘B’ – Urban Policy Plan of the City of Ottawa
Official Plan (OP) (Figure 5). This designation seeks to encourage mixed-use, compact and pedestrian oriented
development patterns. The OP encourages intensification along Mainstreets, particularly through the
redevelopment of vacant lots. A broad range of uses are permitted on the Traditional Mainstreets including, among
others, residential uses. Mainstreets are intended to be mixed-use areas either through individually mixed-use
buildings or buildings of varying single uses located side by side. The OP supports heights up to six (6) storeys on
Traditional Mainstreets.
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GENERAL URBAN
CENTRAL AREA
TRADITIONAL MAINSTREET
MIXED USE CENTRE
MAJOR OPEN SPACE
SUBJECT PROPERTY

Figure 5: Schedule B - Urban Policy Plan of the Official Plan

Section 2.5.1
2.5.1 – Urban Design and Compatibility is intended to establish guidelines for introducing new development into
existing areas in an effort to mitigate differences and achieve compatibility of form and function. Within Section
2.5.1 a variety of design principles are presented to guide development. The most applicable principles for this
development include:


Define and enclose spaces using buildings, structures and landscaping;
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Encourage a continuity of street frontages. Where continuous building facades are not a dominant feature
of the streetscape, the gradual infilling of empty spaces between buildings and between the building and
the street edge is promoted to occur over time;
Allow the built form to evolve through architectural style and innovation;
Achieve a more compact urban form over time; and
Accommodate the needs of a range of people of difference incomes and lifestyles at various stages in the
life cycle.

Section 4.11 – Urban Design and Compatibility builds upon the general principles of compatibility outlined in
Section 2.5.1 by providing the following evaluative criteria: traffic, vehicular access, parking requirements, outdoor
amenity areas, loading areas, service areas, and outdoor storage, lighting, noise and air quality, sunlight,
microclimate, and supporting neighbourhood services. The proposed project attains these evaluative criteria in
the following ways:
COMPATIBILITY CRITERIA

PROPOSED DEVELOPMENT

Traffic

The proposed 18 unit development falls below the City
of Ottawa’s threshold for traffic studies. The low
number of units is not expected to have any significant
impacts on traffic.

Vehicular Access

Vehicular access is provided from Gladstone Avenue
by way of a 3.65 m traffic driveway along the western
side of the Subject Property, which leads to the
underground parking garage at the rear of the building.

Parking Requirements

The proposed development provides a total of 16
below-ground parking spaces, which exceeds the
minimum required spaces for this development.

Outdoor Amenity Areas

The proposed development will improve streetscape
conditions on Gladstone Avenue with landscaped
areas being proposed along the frontage of the
development as well as at the rear for both amenity and
privacy protection.

Loading and Service Areas, Outdoor Storage

There are no loading and services areas for the
proposed building. There will be no impact on the
surrounding properties.

Lighting

Lighting will be designed and installed to provide a safe
and secure environment while meeting the City’s
requirements and ensuring no significant impacts on
adjacent properties.

Noise and Air Quality

A noise study determined that no significant noise
issues were found. The study advises to use various
materials and composition recommendations. It
supports the design provision to include air
conditioning to ensure indoor sound levels are within
sound level limits of the City and the Ministry of
Environment.
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Sunlight

The proposed development is not anticipated to have
significant shadow impact on surrounding properties.

Microclimate

No significant microclimate impacts are anticipated as
a result of the proposed development.

Supporting Neighbourhood Services

The proposed development is located in close
proximity to several neighbourhood amenities including
schools, parks, and a community centre. Gladstone
Avenue and Bank Street have a wide variety of
commercial services available. Bus stops are in close
proximity to the site providing easy access on the City’s
Transitway and to the City’s Central Business District.

The proposed development seeks to intensify a vacant site along a Traditional Mainstreet with a three (3)storey residential development. The proposal contributes the diversity of dwelling types within Centretown
and fits well with surrounding properties without causing any negative impacts. This form of development
is both permitted and encouraged within this designation.

4.3

Official Plan Amendment No. 150 (2013)

In 2013, the City of Ottawa reviewed its Official Plan which resulted in several changes to policy references and to
land use designations. Ottawa City Council adopted Official Plan Amendment (OPA) 150 to implement the changes
in December 2013 and it was subsequently approved by the Ministry of Municipal Affairs and Housing (MMAH) in
April 2014. OPA 150 was appealed to the Ontario Municipal Board and the appeals are ongoing.
For the purposes of this Planning Rationale, the current policies of the City of Ottawa Official Plan 2003,
Consolidated May 2013 remain in full force and effect and have been reviewed and analysed for the proposed
development. Though OPA 150 is not yet in full force and effect, the new policies relevant to the proposed
development have been taken into consideration.
Through OPA 150, the Subject Property maintains the Traditional Mainstreet designation and the proposal
continues to meet the intent and direction of that designation.
Policies under 2.5.1 have been revised in a manner to allow development proponents to respond in creative ways
to the Design Objectives. Responses provided in the previous Official Plan section continue to apply.
Section 4.11 has been revised to address a variety of new policy objectives. These new objectives are listed and
discussed in the following table:
COMPATIBILITY CRITERIA

PROPOSED DEVELOPMENT

Views

The low profile nature of the proposal will not impact
any protected views.

Building Design

The proposed development is setback to in order to
balance the varying setbacks of the neighbouring lots
while providing a consistent street wall along Gladstone
Avenue. The façade has been design to a high standard
with abundant fenestration and landscaping to improve
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the pedestrian realm and provide “eyes on the street”.
The proposed covered stairwells help to provide a
rhythm consistent with Traditional Mainstreets while
providing separate entrances for the various units
promotes an active frontage along Gladstone.
Massing and Scale

The proposed three-storey building is consistent with
the height of surrounding buildings and appropriate for
a Traditional Mainstreet. The grade changes between
the Subject Property and neighbouring dwellings to the
north, ensure proper privacy and reduce any concerns
for potential negative impacts from having rear
accessed parking.

Outdoor Amenity Areas

The proposed development will improve streetscape
conditions on Gladstone Avenue with passive
landscaped areas while at the rear, landscaped amenity
space provides both greenspace for residents to enjoy
and provide privacy screening to neighbouring
properties.

Design Priority Areas

The site is located along the Gladstone Avenue
Traditional Mainstreet Design Priority Area. The
proposal is designed to meet high design standards
and helps to define and enclose the public street,
improving this section of Gladstone Avenue.

The proposed development meets the relevant policies in OPA 150, including the urban compatibility
criteria in Section 2.5.1 and 4.11.

4.4

Centretown Community Design Plan and Centretown Secondary Plan (2013)

The Subject Property falls within the Centretown Secondary Plan and Community Design Plan (CDP). The
purpose of these plans are to guide the continued development of the Centretown neighbourhood while
maintaining and respecting the character of the existing neighbourhood.
Both plans establish seven (7) Principles and Objectives in order to maintain the unique character of Centretown
and promote compatible growth throughout the district. These principles include:
1.
2.
3.
4.
5.
6.
7.

Maintain and respect the character of Centretown’s neighbourhoods
Accommodate residential growth
Accommodate a diverse population
Reinforce and promote commercial activity
Enhance the public realm
Encourage walking, cycling and transit use
Promote design excellence

The Subject Property, is situated in the Secondary Plan and CDP’s Residential Character area and is designated
“Secondary Main Street” on Schedule H1 with a height limit of five (5) storeys (Schedule H2). The Secondary
Plan permits detached, semi-detached and converted houses, townhouses, and low-rise apartment buildings
with additional small-scale, neighbourhood oriented commercial uses.
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Section 6.4.1 of the Centretown CDP discusses the integration of low-rise infill development within the
Centretown community. The following general guidelines apply to the present proposal:







Respect and contribute to the overall character of the area.
Align low-rise infill with adjacent buildings and respect the existing overall street setback. Strategic
setback or protrusions may be appropriate at entrances, balconies, bay windows or porches to
articulate the façade and create architectural interest.
Avoid blank walls. If necessary, a blank wall must be well articulated and use materials that are
consistent with the overall building image. Blank walls fronting a street are not permitted.
Provide ground level access to individual units, where applicable, to animate the street.
Raise residential ground floors by 0.9-1.2m from the ground to provide privacy for residents while
promoting safe streets by providing ‘eyes on the street’. Sunken units, situated below an ‘over elevated’
ground floor are discouraged.
For multiple units or house form commercial buildings, access to parking and servicing should be
provided through a shared access or a recessed garage entrance. A sloped driveway is permitted for a
shared garage/ servicing entrance. Multiple individual front garages and sloped driveways are not
permitted.

The proposed development is a permitted use within the Secondary Plan and CDP and achieves a variety
of the design guidelines set out within the CDP, including:






Creates a positive ground floor experience by providing landscaping to enhance the pedestrian
realm
Respects and contributes to the overall character of the area
Aligns the building façade with adjacent buildings
Avoids blank walls
Raises the ground floor residential to provide privacy for residential while maintaining “eyes on the
street”.

The proposal for the Subject Property is consistent with the policy directions of both the Centretown
Community Design Plan and the Centretown Secondary Plan.

4.5

Urban Design Guidelines (Traditional Mainstreets and Low-Rise Infill Housing)

The Urban Design Guidelines established for Traditional Mainstreets are a Council-approved set of guidelines
intended to provide urban design guidance at the planning application stage in order to assess, promote and
achieve appropriate development along Traditional Mainstreets. The applicable design guidelines include:

To promote development that will enhance and reinforce the recognized or planned scale and character
of the street

To achieve high-quality built form and strengthen building continuity along Traditional Mainstreets

Aligns building with the average setback of the adjacent buildings in order to create a visually continuous
streetscape

Uses periodic variations to add interest to the streetscape

Designed with rich architectural detailing and respects the rhythm of existing mainstreet

Uses large clear windows to maintain a pedestrian focused public realm

Provides landscaping to improve the pedestrian experience and provide privacy to ground floor
residential tenants

Provides pedestrian weather protection

Provides rear yard access to parking garage, away from the mainstreet
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The Urban Design Guidelines for Low-rise Infill Housing is a series of guidelines for infill housing intended to
provide a basic framework for the layout, massing, function, and relationship of infill buildings to the surrounding
area. The applicable design guidelines include:

Contributes to an inviting, safe and accessible streetscape by emphasizing the ground floor with glazing,
ground floor entrances and landscaping

Provides continuous street trees and other shrubs adjacent to the public right-of-way

The new development faces an animates the public street

The setback of the building matches that of existing development by averaging the setbacks of the two
adjacent buildings

The mass and scale of the development is compatible with that of surrounding development and
considers the impacts of neighbouring properties

The new development is design to be rich in detail and enhances the public street

Access to the garage is limited and shared between adjacent neighbours with parking for the
development accessed at the rear, to minimize any negative impacts

4.6

City of Ottawa Comprehensive Zoning By-Law (2008-250)

The Subject Site is zoned Traditional Mainstreet Subzone 14 with a Height Limit of 14 m [TM14 (17)] in the City of
Ottawa Comprehensive Zoning By-law (2008-250) (Figure 6). The Traditional Mainstreet Zone allows for a wide
mix of uses including retail, service commercial, office, residential and institutional uses including mixed-use
buildings but excluding auto-related uses. This zone is intended to foster and promote compact, mixed-use,
pedestrian-oriented development that provides for access by foot, cycle, transit and automobile. Within the
Traditional Mainstreet Zone, development standards are imposed that will ensure that street continuity, scale and
character is maintained and that the uses are compatible and complement surrounding land uses. Permitted
residential uses include:









Apartment dwelling, low rise
Apartment dwelling, mid-high rise
Bed and breakfast
Dwelling units
Group home
Retirement home (converted)
Rooming house (converted)
Rooming units

Permitted non-residential uses include, not limited to:

Artist studio

Bank

Cinema

Office

Restaurant

Retail store

Retail food store

Small batch brewery
The TM14 subzone specifies the following additional uses are also permitted:

Detached dwelling

Duplex dwelling

Semi-detached dwelling

Stacked dwelling

Three-unit dwelling
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Townhouse dwelling

SUBJECT SITE

Figure 6: Zoning Map

Zoning Mechanism

Provisions

Proposed Development

Conformity

a) Minimum lot area

No minimum

992.66m²



b) Minimum lot width

No minimum

32 m



c) Maximum front yard setback

2 m, subject to the 3.05 m
provisions of subsection
197 (4) below.

x

d) Minimum interior side yard 1.2 m
setback

1.14 m

x

e) Minimum rear yard setback

7.5 m

7.65 m



f) Maximum Building height

17 m

11.66 m
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g) Minimum width of
landscaped area

1.4 m (A 1.5 m opaque 0.46 m
fence is proposed)

x

h) Minimum Required Parking

0 spaces required for a
residential use under four
or fewer storeys tall

16 spaces



i) Minimum Required Visitor
Parking

0.1 spaces/unit after the
first 12 = 1 space

1



j) Minimum Required Amenity
Space

6 m2 per unit = 108 m2

110 m2



The proposed development meets the majority of the applicable zoning provisions for this site. Where the
development does not, a Minor Variance application will be submitted further along in the process.
Ultimately, the proposed use is permitted within the zoning and meets the intent of the TM14 H(17) zoning.
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5.0
CONCLUSION
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It is our professional land use planning opinion that the proposed Site Plan application represents good planning
as follows:


The development proposal is consistent with the intent of the Provincial Policy Statement with respect to
infill development, particularly allowing development in established urban areas where services and
infrastructure are readily available;



The proposed development conforms to the Official Plan policies for Traditional Mainstreets, particularly
with respect to infill development that is compact and defines the street edge;



The proposal complies with the City’s compatibility criteria established in Section 2.5.1 and 4.11 of the
Official Plan including provisions relating to parking requirements, vehicular access, and supporting
neighbourhood services;



The proposal conforms to the new policy direction contained in Official Plan Amendment No. 150 with
regards to land use, building design and compatibility;



The proposed use is contemplated in the Centretown Secondary Plan and Community Design Plan. The
proposal is consistent with the policies and direction of these two documents;



The proposed development maintains the general spirit and intent of the Urban Design Guidelines for
Development Along Traditional Mainstreets and for Low-Rise Infill Development; and



The proposed development meets the intent of the Zoning By-law and the majority of the provisions
applicable to the site. A Minor Variance application will address where the application does not meet
those provisions.

Andrew Misiak, M.Pl.
Planner
Fotenn Consultants Inc.
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