
 

 

 T e c h n i c a l  M e m o r a n d u m  
To: Wally Dubyk 
Copy: Daniel Boulanger 
From: Matthew Mantle/Andrew Harte. 

Date:   
Project:  

29 June 2018 
476805-01000 

Re: 506 Gladstone Avenue – TIA Impacts 

1. INTRODUCTION 
This memo has been prepared to address the Traffic Impact Assessment Screening Form triggers related to the 
redevelopment of 506 Gladstone Avenue. The existing 506 Gladstone Avenue site consists of a 2-storey residential 
building. The proposed development will redevelop the site to  a 3-storey residential building containing 13 residential units 
and a single commercial unit with approximately 200m2 of area located on the ground floor.  
 
The subject property is located on Gladstone Avenue between Lyon Street North and Bay Street, as illustrated in Figure 1 
below. The  site application meets the safety and location triggers in the screening form due to the traditional mainstreet 
zoning of Gladstone Avenue, cycling routes, and the proximity to adjacent signalized intersections. The screening form was 
prepared by Rubin & Rotman Architects for the subject development and is provided as an attachment. Figure 2 illustrates 
the proposed site plan. 

Figure 1: Local Context  
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PROPERTY DESCRIPTION
TCU - THREE STOREY MIXED USE / RESIDENTIAL BUILDING

MUNICIPAL ADDRESS

KEY PLAN

CITY OF OTTAWA PIN NUMBER

506 GLADSTONE AVENUE

04120-0400

CITY OF OTTAWA ZONING BY-LAW
No. 2008-250

MINIMUM LOT AREA N/A
MINIMUM LOT WIDTH N/A

FRONT YARD SETBACK 2m

MINIMUM INTERIOR SIDE YARD SETBACK MAX. 3m

ZONING TABLE
REQUIRED

354m²
13.35m

2.85m

EAST: 1.2m
WEST: 1.5m

PROPOSED

HYDRO POLE SETBACK 2m
HIGH VOLTAGE POWER LINE SETBACK 5m 5m

5m

MINIMUM REAR YARD SETBACK N/A 4.5m
MAXIMUM BUILDING HEIGHT 17m 10m
MAXIMUM FLOOR SPACE INDEX N/A

MINIMUM WIDTH OF LANDSCAPED AREA N/A EASTERN SIDE YARD AND REAR
YARD IS LANDSCAPED

VEHICLE PARKING REQUIREMENTS
(AREA Y, SCHEDULE 1A)

N/A
Residential use within a building of
four or fewer storeys, no off-street
parking is required.
Non-residential use partly on ground
floor, no vehicle parking is required
for 1) retail food store with GFA of
1500m², 2) restaurant with GFA of
350m² or less, or 3) non-residential
use with a GFA of 500m² or less.

0 SPACES

VISITOR PARKING REQUIREMENTS
(AREA Y, SCHEDULE 1A)

0.1 / DWELLING UNIT AFTER 12
UNITS
0.1 SPACES REQUIRED

AMENITY AREA REQUIREMENTS 6m² per dwelling unit = 78m²

0 SPACES

41m² REAR YARD AMENITY
65m² ROOFTOP AMENITY

BICYCLE PARKING SPACES 0.5 per dwelling unit = 7
1 per 250m² of GFA of retail uses = 1

8

PROPOSED SITE
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2. TRANSIT 
Currently the site is serviced by OC Transpo route 14, which operates on an interval of 15 minutes between 6:30AM to 
around midnight. The bus stops near the proposed development are located within 50m, on Gladstone Avenue and provide 
services for both eastbound and westbound directions. The nearest stop is located to the north east corner of the property 
approximately 20m west of Lyon Street North and Gladstone Avenue intersection, which can be seen attached to the light 
pole in Figure 3. The nearest stop servicing eastbound traffic is located at the north east corner of Lyon Street North and 
Gladstone attached to the traffic pole, as shown in Figure 4. 

Figure 3: Bus Stop - Westbound  

 

Figure 4: Bus Stop - Eastbound 
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The site is anticipated to generate few additional transit trips and the existing bus stops and services will likely be able to 
accommodate any transit trips that will be generated by the redevelopment. No modifications to existing bus facilities 
recommended.  

3. CYCLING 
Gladstone Avenue is designated as a cycling spine route, along with Lyon Street and Bay Street. No changes are proposed 
to the existing shared use roadway, the existing access (shared with adjacent site), no parking is provided, significantly 
reducing the likelihood of a conflict between vehicles at the driveway and cyclists on the roadway. 

4. PARKING 
Gladstone Avenue is classified as an Inner Urban Mainstreet (Schedule 1A, City of Ottawa Official Plan, Zoning By-Law No. 
2008-250). As the site is located on an Inner Urban Mainstreet, the parking requirements are reduced. The parking 
requirements are being met by providing zero (0) off street parking facilities given that the commercial unit has a floor area 
of approximately 200m2 and the building is less than 4-storeys tall with 13 residential units. 
 
On-street parking is restricted along the frontage of the site, due to the transit stop and fire hydrant locations. On the 
opposite side of the street and west of the site, on-street parking is restricted to 2-hours between 7am and 7pm, with 
permit holders exempt. 
 
The site is also proposed to have eight (8) bicycle parking spaces meeting the minimum required spaces.  

5. CONCLUSION  
In summary, the transportation impacts of the proposed redevelopment of 506 Gladstone Avenue are as follows: 

 The site will consist of a 200m2 commercial/retail unit, and 12 residential units; 
 No parking will be provided on site; 
 Eight (8) bicycle parking spaces will be provided on site; 
 Existing bus facilities can support the redevelopment; 
 No impact to the cycling spine route along Gladstone Avenue is anticipated; and 
 On-street parking is available in the area, including City permits to stay beyond the current 2-hour restrictions between 

7am and 7pm. 
 

Based on the foregoing conclusions, the proposed development is recommended to proceed form a transportation 
perspective. 

 
Prepared By: Reviewed By: 
 
 
 
 
 
 
Matthew Mantle, P. Eng.  Andrew Harte, P. Eng. 
Transportation Engineer Senior Transportation Engineer 
 

July 7, 2018



����������	��
�����
����������
��������
����
����
��
�����
�� !
"#$
%&�'()�*(+
,-.((*�*/
0�.1
 23(+-.�45�*
��
6.�4�+('
3(7()�41(*�89:;<;=>?
@AABCDD
EFGHIJKLMN
MO
PMHQLMN
PQNR
SGF
TUQGGJVHQLMN
EFWFUMKXFNY
ZJ[F
\]NJYĜ
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