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This report has been prepared on behalf of Quality Property Management in
support of a Site Plan Control Application for their lands at 257 McArthur Avenue.
The legal description of the property is Part of Lot G, Registered Plan 381, City of
Ottawa (see survey plan in Appendix) .

The property is located on the north side of McArthur Road between Olmstead
Street and Lacasse Street (see Location Plan in Appendix). The surrounding
land uses are primarily residential, commercial and institutional. A school
operated by the French Catholic school board is located to the west and north
and across the road from the property is a City works garage, a City police
station and a service club (Knights of Columbus). To the east are commercial
and residential properties.

The subject lands have 22.86 metres of frontage (75”) on the north side of
McArthur Avenue and a depth of 30.48 metres (100’) and with a total lot area of
697 m2 (7500 ft2) . Full sized copies of the survey plan are being filed as part of
the site plan application.

The property was the site of a fire in 2015 which began in the basement and then
spread to the entire building and as a result, the building has remained vacant
since that time. Prior to 2015 the property had been a series of different
commercial enterprises including a restaurant and shisha lounge. Since the fire,
the property has remained vacant.

The intent of the site plan application is to remove the building which was subject
to the fire and build a 2 storey building plus basement mixed use building with
ground floor retail and 2 rental apartment buildings on the 2nd floor which will
each be 1270 ft2 (120 m2) in size each (see Appendix for site plan and
architectural elevation drawings) .

The maximum building height of the project is approximately 9.45 m (31 ft). The
ground floor will be the used by a locksmith company who are the owners of the
building and the basement will be storage space, locker space and a small gym
for the locksmith. The ground floor will be the reception/sales office area of the
locksmith and the storage/workshop area for the locksmith. The upper level will
consist of 2 rental apartment units each 1270 ft2 (120 m2) in size. Each unit will
have its own primary access to the ground level from the front or rear of the
building and secondary access to the ground level from the sides of the building.

The project calls for 8 parking spaces in total and 7 of these will be located to the
rear of the proposed building. One parking space for the truck associated with
the locksmith will be located within the building and will access the parking area
from the rear of the building. Based on the parking calculations in Section 101
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(4) there is no parking requirement for this development application.

A small landscaped area with some planting will be provided between the front
wall of the building and the front lot line along McArthur Avenue and the front wall
of the new building.

Currently, the site does not have any natural vegetation or formal landscaping
and is almost completely occupied by the shell of the original building which has
been the victim of a fire and a garage at the rear of the property and asphalt.

The proposed 2 storey plus basement building with a footprint of 246 m2 will
consist of approximately 2150 ft2 (200 m2) of ground floor office and sales office
and workshop location of a locksmith and then a basement level of storage
space and utility space and on the 2nd floor 2 apartment units that will each be
about 1270 ft2 (120 m2) and each will be 2 bedroom rental units. They will have
their own access to the ground level via private stairs that exit to the front or rear
of the building and emergency exists to the sides of the building.

Details of the floor plans and architectural appearance of the building are
provided in the Appendix Section of the report.

Zoning

Under Zoning By-law 2008-250 the subject lands are zoned TM (Traditional Main
Main Street Zone) .

This is a zone which permits low rise apartment units, dwelling units, commercial,
retail, and office uses .

The following are the key TM zone provisions and how the proposed
development meets these requirements.

REQUIREMENT PROVIDED

Maximum front yard setback 2m 2m
Maximum interior side yard 3m 3m
Minimum rear yard no minimum 13.82 m
Minimum Building Height 6.7m 9.44 m
Parking 0 spaces 8 spaces

The design of the building respects the current zoning regulations in effect.
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Official Plan Designation — City of Ottawa Official Plan

The site is designated Traditional Main Street 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 3.6.3 of the Official Plan

‘The Mainstreet designations identify streets that offer significant opportunities for
intensification through medium-density and mixed-use development, along
streets that are Transit Priority Corridors or are well-served by transit. Main
Streets are the corridors that traverse long areas of the city, connecting different
communities and changing in character along their length. They include nodes of
activity at various scales, from high schools and small offices to hospitals and
shopping centres. Some segments mark the boundaries of established
residential areas, while other segments serve as shopping streets for adjacent
communities or larger areas.

Focusing intensification on Main Streets allows for less disruption and more
convenient services for adjacent communities and more efficient use of transit.
The objective of the Mainstreet designation is to encourage more dense and
mixed-use development that supports, and is supported by, increased walking,
cycling and transit use. Intensification is most likely to occur over time through
the redevelopment of sites such as vacant lots, aging strip malls, and former
automobile sales lots, parking lots and gas stations, as well as through additions
to existing buildings. Main Streets are diverse in character and change and
renewal will take into account the character of the street and adjacent areas.’

There are two types of Main Streets in the Official Plan: Traditional Main Streets
and Arterial Main Streets. The subject property is in a “Traditional Mainstreet’
area which generally is what most pre-1945 main streets are within. Traditional
Main Streets are intended to be compact, mixed-use pedestrian oriented main
streets providing access via foot, cycle, transit and automobile.

The main entrance to the commercial component of this building is located on the
facade facing McArthur Avenue and also the main entrance for one of the
apartment units face McArthur Avenue. The primary access for the other
apartment unit is via the rear of the building.

Transit service is provided along McArthur Avenue and there is a bus stop for
westbound travel just to the west of the subject property in front of the school
board property next door to the subject property. Eastbound transit service is
provided via a stop at McArthur and Allen Boulevard less than 100 m to the east.
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A broad range of uses are permitted on Traditional Main Streets, including retail
and service commercial uses, offices, residential and institutional uses. Uses
may be mixed in individual buildings or occur side by side in separate buildings.

The proposed new construction on the property meets these requirements as
the intent is to have a retail/office use and above that ground floor use will be 2nd
floor residential uses.

As per Section 3.6.3.9 of the Official Plan surface parking will not be permitted
between the building and the street. The location of surface parking will avoid
interruption of building continuity along the Traditional Mainstreet street frontage
and will minimize impacts on pedestrians.

All of the proposed parking is at the rear of the site and it is intended to retain the
two vehicular access points for the movement of vehicles on the site with the
west entrance intended to be the entry point and the east entrance intended to
be the exit point. Each access driveway will be 3 m in width.

As per Section 3.6.3.10 of the Official Plan redevelopment and infill are
encouraged on Traditional Main Streets in order to optimize the use of land
through intensification, in a building format that encloses and defines the street
edge with active frontages that provide direct pedestrian access to the sidewalk.

The frontage of the property is occupied by the building other than the two
entrance points and the building is located at the required maximum 2 m setback.
The area between the front of the building and the front lot line will have
landscaped areas and pedestrian access to the retail/commercial use and one of
the residential units.

As per Section 4.11.2 of the Official Plan development applications are evaluated
on a series of compatibility criteria.

These include key criteria related to traffic, vehicular access, parking, outdoor
amenity areas, loading areas/outdoor storage and lighting.

4.11.2.a)Traffic - Roads should adequately serve the development, with sufficient
capacity to accommodate the anticipated traffic generated.

It is considered the McArthur Avenue has the appropriate capacity for this
relatively small scale project and traffic patterns on the road will not be unduly
impacted by the development. McArthur Avenue is a road with 2 lanes in each
direction.
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4.11.2 b) 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.

There are two proposed access points as per the current situation and the intent
is to have the westerly access as the entrance and the easterly access as the
exit. This exit point is opposite a City works garage and it will not create glare or
any loss of privacy on nearby properties due to its relatively low building height.
The property to the east is an animal hospital property whose parking access is
on the far east side of the property.

4.11.2 c) 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 exceeds the zoning requirements as
many of the customers arrive by vehicle for the locksmith business on the ground
floor and the locksmith business have their own vehicles. There will not a
spillover parking impact for this property. The apartment units on the 2nd floor
will have the ability to park on site.

4.11. 2 d) 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

There are no immediately adjacent residential properties and the property will not
overlook amenity areas of adjacent properties.

4.11.2 e) Loading Areas, Service Areas, and Outdoor Storage: The operational
characteristics and visual appearance of loading facilities, service areas
(including garbage), parking and areas for the outdoor storage of goods or
materials should be mitigated using a variety of methods (e.g., location,
containment, screening, berms, and/or landscaping). These uses and activities
should be located away from residences where possible;

The parking/loading areas are at the rear of the site and are not visible from
residences. The garbage enclosure is at the rear of the site and is screened and
is not visible from McArthur Avenue. To the rear of the property is a parking lot
of the adjacent school and there is landscaping between the rear lot line and the
parking lot for the school.

4.11.2 f) Lighting: The potential for light spill over or glare from any lighting
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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 retail/office and rental residential
development complies with the Official Plan designation for the property.

Montreal Road District Secondary Plan

The Montreal Road District Secondary Plan was approved by City Council on
January 22 2014 through Official Plan Amendment 127. Although the main focus
of this Secondary Plan is along Montreal Road, portions of lands along McArthur
Avenue including the subject property are included in the Montreal Road District
Secondary Plan.

The subject property is within the Central Sector of the Secondary Plan.
Key sections of the Secondary Plan include:

1.1.2.11. Development and redevelopment of lots with frontage along Montreal
Road, North River Road, McArthur Avenue and the Vanier Parkway will have
building setbacks that provide a minimum width of 5 m for sidewalks and related
boulevards which may include a combination of private and public property.

Through a combination of sidewalk/boulevard along the frontage on both public
and private property the 5 m setback can be provided

Conclusions

The proposed development of a new 2 storey plus basement commercial/office
and rental apartment building at 257 McArthur Avenue is consistent with the
current zoning and Official Plan policies for the lands.

The site represents a development that will allow for:

e a well designed contemporary new building that will be located along an
established road that will enhance the area and will provide some
additional rental apartment units that provides for a mixed use
development on the property

e parking that serves the proposed uses

e a new development that meets current zoning regulations

e buffering through setbacks to adjacent properties.
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e a development of the property that will contribute to the overall
intensification and redevelopment of this section of McArthur 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 existing service connections along McArthur that
have the capacity to facilitate this development proposal.

The overall site drainage and grading has been designed based on current City
guidelines.

In addition a noise study and environmental studies have been prepared and are
being filed at this time.

Due to noise levels from traffic on McArthur Avenue window and wall
specifications from the Noise Study will need to be incorporated into the final
design and central air conditioning will be required.

Landscaping will be provided in the front yard of the property.

The proposed entrance along the north edge of the frontage and the proposed
exit along the south edge of the frontage will be used by residents with vehicles
and the vehicles (including the truck of the locksmith) associated with the
commercial use.

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 McArthur Avenue.

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

Y.

Paul Robinson RPP
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APPENDIX
SITE LOCATION, SITE SURVEY, SITE PLAN

ARCHITECTURAL ELEVATION DRAWINGS AND FLOOR PLANS
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