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SUMMARY

City Planners & Development Review Services

Re: 	 Application for Site Plan Control, 
	 1499 Star Top Road. Ottawa, ON 
	 K1B 3W5.

This Planning and Design Rationale has been prepared in support of an application by Cole + Associate Architects 
in order to permit the Development of a 2,1570m2 site located at 1499 Star top Rd. The site is currently surrounded 
by existing light industrial use buildings (See Figure 1, Location Map). The subject property is occupied by 55 
Parking Spaces that serve an existing building material warehouse (refer to Figure 2 - Aerial View Site Context). 

Existing Zoning
The site is currently zoned as IL 2 F (0.7) H (14) (Light Industrial) in Zoning By-law 2008-250.  This zone permits 
light industrial with a maximum building height of 14 meters. (c) Maximum lot coverage 65%, (e) Minimum 
interior side yard setback (ii) 7.5m

Surrounding Area
The surrounding neighbourhood is characterized by Light Industrial land uses, including commercial. Star Top 
Road is not an Arterial Roadway nor on a Transit Priority Corridor. The abutting street network provides access 
to a range of daily goods and services, employment opportunities, various Industrial and commercial areas, and 
access to the Provincial Highway 417.

To the North:
The property to the north of the subject property is predominantly characterized as light industrial in proximity to 
Provincial Highway, which is being used as a Towing and Vehicle storage warehouse.

To the East:
The property to the East is the Provincial Highway 417, and to the east of the Hwy 417 there is a Home Depot 
(Home Improvement Store) which has the same function as the subject property proposed and use.

To the South:
The property to the south of the subject property is predominantly characterized as light industrial and currently 
the property is being used as a Landscape material supply warehouse (functions as the subject property use).



To the West:
The property to the West is across from Star Top Road, and it is predominantly characterized as light industrial 
and currently being used as an Automotive parts distribution network (a warehouse facility which functions as the 
subject property use).

Proposed Development
The proposal includes the development of single-story pre-engineered warehouse, besides an existing building 
material warehouse. The proposed warehouse building has a total 1,291.4 square metres (13,900.5 square feet) of 
gross floor area. The warehouse will be used for temporary building material storage. The site contains 55 existing 
parking spots that will be relocated to the west of the new building. Streetscape improvements are proposed along 
the Star Top Rd. frontage (refer to Figure 3 - Proposed Site Plan). 

This report concludes that the proposed redevelopment is supportive of policy directions articulated in the 
Provincial Policy Statement, the existing and any future proposed use of the site will remain conforming to Zoning 
By-Law 2008-250 under General Urban designation. The perimeter of the warehouse has adequate landscape 
buffer for storm water management and any excess runoffs.  
From a land use planning perspective, the proposal is supportive of the policy directions maintaining light 
industrial structure and infill within existing industrial areas, particularly in locations which are well served by 
municipal infrastructure. 

From a built form and urban design perspective, the proposal will be the same use and function of the surrounding 
buildings. The proposed buildings will fit harmoniously within the existing and planned built form context.
The site is designated Light Industrial which is solely used for commercial purposes and has no historical or cultural 
significance. A Minor Variance application is currently under review with committee of adjustment (Application 
# D08-02-19/a-00208) the proposed application intends to bring the existing structure in to conformance with 
the By-law and to obtain the necessary approvals in order to propose new developments which will provide the 
following benefits:

•	 Better site planning; 
•	 Parking management; 
•	 Engineered landscaping for advance surface runoff management; 
•	 New Trees and low maintenance landscaping along Startop road;
•	 New storm water interceptor pit for pollution control.

Cole +Associates Architects’ design will result in a high-quality project which has been created with an eye to 
blending into the existing site context. As this application does not request additional density, transportation and 
servicing aspects it is our opinion that the proposed development represents good planning and urban design, 
and, accordingly, the applications should be approved.
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Figure 3 - Existing Site Plan



63
.9

9

6
2
.7

2

65
.6
0

6
3

.8
1

65
.1

9

64
.2

8

63
.7

8

calc calc

calc

calc

calc

calc

L 
O
 T

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
 2

4

P A R T               1                                         P L A N             5 R  -  9 5 5 9

  (
O

TT
A
W

A
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
   

   
  F

R
O
N
T)

S
 T

 A
 R

  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
 T

 O
 P

  
  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
  

  
  

 R
 O

 A
 D

B
 Y

  
  
  
- 

  
  

 L
 A

 W
  
  
  

  
  

  
  
  

 8
 8

  
  

  
  
  
 O

 F
  

  
  
  

  
  
1

 9
 6

 8
  
  
  

  
  

  
  
I 

N
 S

 T
. 
  
  
  
  
  

  
  

G
 L

 8
 4

 9
 0

 0

P
A

R
T

 1
1

P
A

R
T

  
 1

0
  
  

  
IN

S
T

. 
  
  
  

  
 G

L
8
4
9

0
0

IN
S

T
. 

G
L
8
4

9
0

0
P

A
R

T
 9

 I
N

S
T

. 
G

L
8

4
9

0
0

P A R T            1                                  P L A N                              5 R                    -                      1 0 4 3 9

SUBJECT      TO       EASEMENT      INST.      N369842

PART 2

PART 1

PLAN 5R-5171

T
 H

 E
  

  
  

  
  
  

  
  

  
  

  
  

  
  

  
  

K
 I

 N
 G

 ' 
S

  
  

  
  

  
  

  
  
  

  
  

  
  

  
  

  
 H

 I
 G

 H
 W

 A
 Y

  
  

  
  

  
  

  
  
  

  
 N

 o
. 
  

 4
 1

 7

P
 A

 R
 T

  
 7

  
  
  
  
  

  
  

 P
 L

 A
 N

  
  
  
5
 R

 -
 4

 7
 2

 7

P A R T     2     P L A N    5 R - 9 5 5 9

S U B J E C T

PLAN 5R-5171

 T O                            E A S E M E N T                                I N S T.                                         G L 7 8 0 1 6

( 
L

 O
 T

  
  

  
  

  
  

  
2

 4
  

  
  

  
  

  
C

 O
 N

 C
 E

 S
 S

 I
 O

 N
  

  
  

  
  

  
  
2

  
  

  
  

  
  

  
O

 T
 T

 A
 W

 A
  

  
  

F
 R

 O
 N

 T
  

)

( 
M

 T
 O

  
  
  
P

 L
 A

 N
  

  
  
  
P

 -
 6

 0
 6

 7
 -

 1
 0

 7
 )

P
A

R
T

 1
2

IN
S

T
. 

G
L
8
4

9
0

0

P
A

R
T

 4

SUBJECT TO EASEMENT
INST. GL78096

1
.1
9

1
.5
2

1
.4
8

7.42

7.39

1
8
.8
4

2
.9
4

10.88

1
0
.4
4

1
0
.5
6

9.08

9.67

1
.2
4

9.59(Metal)

2
2
.5
7

13.92

13.96 (To
Metal)

5
7
.9
5
 
(T
o

M
e
ta
l)

1
.7
5

0
.4
1

S
o
u
th

2.
62

13.92 (To Lower
Canopy)

3
8
.9
4
 
(T
o
 
Lo
w
e
r

C
a
n
o
p
y)

6
.0
2

11.01

1500

1501

1502

1503

1504

1505

1506

1507

1508

1509

1510

1511

1512

1522

1523

1552

1554

S
T

A
R

 T
O

P
 R

D
.

T
R

A
N

S
-C

A
N

A
D

A
 

H
W

Y
 4

1
7

GRATION PROULX BUILDING
MATERIAL LTD.

EX PARKING SPACE TO 
REMAIN

NEW CHAIN LINK 
FENCE AND GATE 

PROPOSED 
WAREHOUSE

EXISTING 
WAREHOUSE

MAX EXPRESS 
MART

55 NEW PARKING 
SPACES

NEW 
LANDSCAPE 
AREA

MATERIAL 
STORGE

EASEMENTS

12.6 m12.6 m

4.0 m

2.6 m

8.8 m

EXISTING 
SIGN

PROPOSED 
CATCH BASIN

NEW 
DECORATIVE 

FENCE  

NEW 
LANDSCAPE 

AREA

2
.2

 m

1
.4

 m

PROPERTY LINE1
.2

 m

4
.5

 m

51.3 m

A1 (841x594)

s
c
a
le

d
a
te

c
h
e
c
k
e
d
 b

y

d
ra

w
n
 b

y
p
ro

je
c
t

d
ra

w
in

g

This work is copywritten to IDEA inc. 2019 and may not to be reproduced without written permission.

p
ro

je
c
t

5
9

5
 B

yr
o
n

 A
v
e
.,

 O
tt

a
w

a
, 

 O
n
t.

  
C

a
. 

K
1
A

 4
C

4

T
e
le

: 
 (

6
1
3

) 
7
2
8

-0
0
0

8
 -

E
m

a
il:

 i
n
fo

@
in

te
g
ra

te
d
d

e
s
ig

n
.c

a

s
e
a
l

1
 :

 5
0
0

A
1
0

1
1
8
0
7
1

A
N

L
N

2
7
/0

6
/1

9

S
IT

E
 P

L
A

N
G

ra
ti
e

n
 P

ro
u
lx

W
A

R
E

H
O

U
S

E
 P

H
A

S
E

 2

1
4
9

9
 S

ta
r 

T
o

p
 R

d
, 
O

tt
a
w

a
, 
O

N
, 

K
1
B

 3
W

5

re
v
is

io
n

s

1
2

0
1
9
-0

6
-2

7
S

IT
E

 P
L

A
N

 C
O

N
T

R
O

L

A101 1 : 500

A4 SITE PLAN

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

22

ITEM ONTARIO BUILDING CODE DIVISION B, PART 3 DATA MATRIX OBC REFERENCES

Project Description:

21

Major Occupancy(ies):

Building Area (m²):

Gross Area (m²):

Number of Storeys:

Height of Building (m):

Number of Streets, Access Routes:

Building Classification:

Sprinkler System:

Required Construction:

Proposed Construction:

Standpipe required:

Fire Alarm required:

Water Service/Supply is Adequate:

High Building:

Mezzanine(s) Area (m²):

Interconnected Floor Space:

Occupant Load Based on:

Barrier-free Design:

Hazardous Substances:

Required Fire 
Resistance 
Rating (FRR)

Spatial Separation - Construction of Exterior Walls

Wall:

Other - Describe (Attach Additional Pages):

New Alteration Change of Use Expansion Div. A, 1.1.2.

Div. B, 3.1.2.1.

Div. A, 1.4.1.2.

-

Div. A, 1.4.1.2.

Div. B, 3.2.2.10.; 3.2.5.5.

Div. B, 3.2.2.20. - 83.

Div. B, 3.2.1.; 3.2.2.

Div. B, 3.2.2.20. - 83.

Div. B, 3.2.9.

Div. B, 3.2.4.

Div. B, 3.2.5.7.

Div. B, 3.2.6.

Div. B, 3.2.1.1.

Div. B, 3.2.8.

Div. B, 3.1.17.

Div. B, 3.8.

Div. B, 3.3.1.2.

Div. B, 3.2.2.20. - 83.; 3.1.7.

Existing:

Existing:

New:

New:

Total:

Total:

Above Grade: Below Grade:

Entire Building Basement Only In Lieu of Roof 
Rating

Not Required

Not Applicable to Project

Combustible Non-Combustible Both

Combustible Non-Combustible Both

Yes No

Yes No

Yes No

Yes No

Not Applicable 
to Project

      Permitted without special 
protection measures

      Requires special 
protective measures

m²/person Design of Building

Basement:
1st Floor:
2nd Floor:
3rd Floor:
(If necessary, provide information on additional floors in #22, below.)

Occupancy:
Occupancy:
Occupancy:
Occupancy:

Load
Load
Load
Load

Persons
Persons
Persons
Persons

Yes No (Explain in #22 below)

Yes No

Horizontal Assemblies: Hours:

Floors:

Roof:

Mezzanies:

FRR Supporting Members:

Floors:

Roof:

Mezzanies:

Listed Design No. or Description (SB-2)

Listed Design No. or Description (SB-2)

Div. B, 3.2.3.

Area of 
EBF (m²)

LD 
(m)

L/H 
OR 
H/L

Permitted 
Max. % of 
Openings

Proposed % 
of Openings

FRR 
Required 
(Hours)

Listed Design or Description Combustible 
Construction 
Permitted

Combustible 
Construction, with 
Req'd Noncomb. 

Cladding

Non-Combustible 
Construction (NC), 

and NC Cladding (C, 
if req'd)

North

East

West

South

22 Plumbing Fixtures Requirements:

Male/Female Count @               %/               
%, except as noted otherwise

Basement: Occupancy

Occupany 
Load

Building Code 
Table Number

Fixtures 
Required

Fixtures 
Provided

(Adjust as Required for Additional Floors or 
Occupancies)

Occupancy

1st Floor: Occupancy

Occupancy

2nd Floor: Occupancy

Occupancy

3rd Floor: Occupancy

Occupancy

Building Code References
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ITEM ONTARIO BUILDING CODE DIVISION B, PART 3 DATA MATRIX OBC REFERENCES

Project Description:

21

Major Occupancy(ies):

Building Area (m²):

Gross Area (m²):

Number of Storeys:

Height of Building (m):

Number of Streets, Access Routes:

Building Classification:

Sprinkler System:

Required Construction:

Proposed Construction:

Standpipe required:

Fire Alarm required:

Water Service/Supply is Adequate:

High Building:

Mezzanine(s) Area (m²):

Interconnected Floor Space:

Occupant Load Based on:

Barrier-free Design:

Hazardous Substances:

Required Fire 
Resistance 
Rating (FRR)

Spatial Separation - Construction of Exterior Walls

Wall:

Other - Describe (Attach Additional Pages):

New Alteration Change of Use Expansion Div. A, 1.1.2.

Div. B, 3.1.2.1.

Div. A, 1.4.1.2.

-

Div. A, 1.4.1.2.

Div. B, 3.2.2.10.; 3.2.5.5.

Div. B, 3.2.2.20. - 83.

Div. B, 3.2.1.; 3.2.2.

Div. B, 3.2.2.20. - 83.

Div. B, 3.2.9.

Div. B, 3.2.4.

Div. B, 3.2.5.7.

Div. B, 3.2.6.

Div. B, 3.2.1.1.

Div. B, 3.2.8.

Div. B, 3.1.17.

Div. B, 3.8.

Div. B, 3.3.1.2.

Div. B, 3.2.2.20. - 83.; 3.1.7.

Existing:

Existing:

New:

New:

Total:

Total:

Above Grade: Below Grade:

Entire Building Basement Only In Lieu of Roof 
Rating

Not Required

Not Applicable to Project

Combustible Non-Combustible Both

Combustible Non-Combustible Both

Yes No

Yes No

Yes No

Yes No

Not Applicable 
to Project

      Permitted without special 
protection measures

      Requires special 
protective measures

m²/person Design of Building

Basement:
1st Floor:
2nd Floor:
3rd Floor:
(If necessary, provide information on additional floors in #22, below.)

Occupancy:
Occupancy:
Occupancy:
Occupancy:

Load
Load
Load
Load

Persons
Persons
Persons
Persons

Yes No (Explain in #22 below)

Yes No

Horizontal Assemblies: Hours:

Floors:

Roof:

Mezzanies:

FRR Supporting Members:

Floors:

Roof:

Mezzanies:

Listed Design No. or Description (SB-2)

Listed Design No. or Description (SB-2)

Div. B, 3.2.3.

Area of 
EBF (m²)

LD 
(m)

L/H 
OR 
H/L

Permitted 
Max. % of 
Openings

Proposed % 
of Openings

FRR 
Required 
(Hours)

Listed Design or Description Combustible 
Construction 
Permitted

Combustible 
Construction, with 
Req'd Noncomb. 

Cladding

Non-Combustible 
Construction (NC), 

and NC Cladding (C, 
if req'd)

North

East

West

South

22 Plumbing Fixtures Requirements:

Male/Female Count @               %/               
%, except as noted otherwise

Basement: Occupancy

Occupany 
Load

Building Code 
Table Number

Fixtures 
Required

Fixtures 
Provided

(Adjust as Required for Additional Floors or 
Occupancies)

Occupancy

1st Floor: Occupancy

Occupancy

2nd Floor: Occupancy

Occupancy

3rd Floor: Occupancy

Occupancy

Building Code References
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ITEM ONTARIO BUILDING CODE DIVISION B, PART 3 DATA MATRIX OBC REFERENCES

Project Description:

21

Major Occupancy(ies):

Building Area (m²):

Gross Area (m²):

Number of Storeys:

Height of Building (m):

Number of Streets, Access Routes:

Building Classification:

Sprinkler System:

Required Construction:

Proposed Construction:

Standpipe required:

Fire Alarm required:

Water Service/Supply is Adequate:

High Building:

Mezzanine(s) Area (m²):

Interconnected Floor Space:

Occupant Load Based on:

Barrier-free Design:

Hazardous Substances:

Required Fire 
Resistance 
Rating (FRR)

Spatial Separation - Construction of Exterior Walls

Wall:

Other - Describe (Attach Additional Pages):

New Alteration Change of Use Expansion Div. A, 1.1.2.

Div. B, 3.1.2.1.

Div. A, 1.4.1.2.

-

Div. A, 1.4.1.2.

Div. B, 3.2.2.10.; 3.2.5.5.

Div. B, 3.2.2.20. - 83.

Div. B, 3.2.1.; 3.2.2.

Div. B, 3.2.2.20. - 83.

Div. B, 3.2.9.

Div. B, 3.2.4.

Div. B, 3.2.5.7.

Div. B, 3.2.6.

Div. B, 3.2.1.1.

Div. B, 3.2.8.

Div. B, 3.1.17.

Div. B, 3.8.

Div. B, 3.3.1.2.

Div. B, 3.2.2.20. - 83.; 3.1.7.

Existing:

Existing:

New:

New:

Total:

Total:

Above Grade: Below Grade:

Entire Building Basement Only In Lieu of Roof 
Rating

Not Required

Not Applicable to Project

Combustible Non-Combustible Both

Combustible Non-Combustible Both

Yes No

Yes No

Yes No

Yes No

Not Applicable 
to Project

      Permitted without special 
protection measures

      Requires special 
protective measures

m²/person Design of Building

Basement:
1st Floor:
2nd Floor:
3rd Floor:
(If necessary, provide information on additional floors in #22, below.)

Occupancy:
Occupancy:
Occupancy:
Occupancy:

Load
Load
Load
Load

Persons
Persons
Persons
Persons

Yes No (Explain in #22 below)

Yes No

Horizontal Assemblies: Hours:

Floors:

Roof:

Mezzanies:

FRR Supporting Members:

Floors:

Roof:

Mezzanies:

Listed Design No. or Description (SB-2)

Listed Design No. or Description (SB-2)

Div. B, 3.2.3.

Area of 
EBF (m²)

LD 
(m)

L/H 
OR 
H/L

Permitted 
Max. % of 
Openings

Proposed % 
of Openings

FRR 
Required 
(Hours)

Listed Design or Description Combustible 
Construction 
Permitted

Combustible 
Construction, with 
Req'd Noncomb. 

Cladding

Non-Combustible 
Construction (NC), 

and NC Cladding (C, 
if req'd)

North

East

West

South

22 Plumbing Fixtures Requirements:

Male/Female Count @               %/               
%, except as noted otherwise

Basement: Occupancy

Occupany 
Load

Building Code 
Table Number

Fixtures 
Required

Fixtures 
Provided

(Adjust as Required for Additional Floors or 
Occupancies)

Occupancy

1st Floor: Occupancy

Occupancy

2nd Floor: Occupancy

Occupancy

3rd Floor: Occupancy

Occupancy

Building Code References

X

F2

13051146 m2

1 NA

8

1

F2

x

x

x

x

x

x

x

NA

x

36

x

x

Figure 4 - Proposed Site Plan

L

17 m²179.95 ft²
12 m²134.36 ft²

127 m²1364.02 ft²

146 m²1570.16 ft²

7 m²72.46 ft²

163 m²1749.61 ft²

130 m²1396.29 ft²

OPEN TO BELOW

297 m²3198.07 ft²

36 m²384.11 ft²

14 m²151.06 ft²

135 m²1457.26 ft²

Patio / Public Plaza

OPEN TO BELOW

36 m²382.15 ft²

57 m²616.10 ft²

98 m²1052.00 ft²

157 m²1693.33 ft²

56 m²601.53 ft²

OPEN TO BELOW

OPEN TO BELOW

55 m²593.74 ft²

D

D44 m²474.79 ft²

46 m²497.48 ft²

50 m²542.43 ft²

49 m²527.91 ft²

58 m²623.60 ft²

88 m²952.40 ft²

113 m²1213.25 ft²

114 m²1224.98 ft²

97 m²1042.91 ft²

B

B

A

A

C

138 m²1487.27 ft²

PH

107 m²1150.38 ft²

230 m²2472.23 ft²

90 m²967.07 ft²

113 m²1213.25 ft²

114 m²1224.98 ft²

58 m²627.53 ft²

49 m²530.98 ft²

97 m²1042.91 ft²

C

B

B

A

A

90 m²967.07 ft²

113 m²1213.25 ft²

114 m²1224.98 ft²

58 m²627.53 ft²

49 m²530.98 ft²

97 m²1042.91 ft²

B

B

A

A

C
90 m²967.07 ft²

115 m²1233.58 ft²

49 m²530.98 ft²

58 m²627.53 ft²

114 m²1227.56 ft²

97 m²1042.91 ft²

B

B

A

A

C
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Figure 9 - North East View of Existing Parking

Figure 11 - Back the of Existing Warehouse

Figure 10 - Entrance of Existing Warehouse


