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The conclusions in the Report titled 5545 Albion Road are Stantec’s professional opinion, as of the 

time of the Report, and concerning the scope described in the Report. The opinions in the document 

are based on conditions and information existing at the time the scope of work was conducted and do 

not take into account any subsequent changes. The Report relates solely to the specific project for 

which Stantec was retained and the stated purpose for which the Report was prepared. The Report is 

not to be used or relied on for any variation or extension of the project, or for any other project or 

purpose, and any unauthorized use or reliance is at the recipient’s own risk. 

Stantec has assumed all information received from W.O. Stinson and Son Ltd. (the “Client”) and third 

parties in the preparation of the Report to be correct. While Stantec has exercised a customary level 

of judgment or due diligence in the use of such information, Stantec assumes no responsibility for the 

consequences of any error or omission contained therein. 

This Report is intended solely for use by the Client in accordance with Stantec’s contract with the 

Client. While the Report may be provided by the Client to applicable authorities having jurisdiction and 

to other third parties in connection with the project, Stantec disclaims any legal duty based upon 

warranty, reliance or any other theory to any third party, and will not be liable to such third party for 

any damages or losses of any kind that may result. 
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1 Introduction 

Stantec Consulting Ltd. has been retained to prepare this Urban Design Brief in support of an 

application for Site Plan Control on the property municipally known as 5545 Albion Road (the “subject 

property”). The site is proposed to be developed with commercial uses. 

This Urban Design Brief outlines the project and the intent behind the design, the site and area 

context and how the proposal fits within them, and the policy and guideline context and how the 

proposal meets and has consideration for them. 

 

Figure 1. Subject site (Google Street View, 2022) 

2 Project Description 

The site is proposed to be redeveloped with commercial uses that include a gas bar, a cardlock (large 

vehicle refuelling), convenience store, and a drive-through restaurant. The proposal includes a single 

one-storey building with a gross floor area (GFA) of approximately 335 square metres, and this 

building will contain the gas station, convenience store, and the drive-through restaurant. The site is 

located within the rural area and the proposal is scaled to serve the travelling public. The 

development will be privately serviced with onsite well, septic, and stormwater management. 

Underground fuel storage is proposed as part of the gas bar and card lock.  

The development will be supported by 38 surface parking spaces, soft and hard landscaping, in-

ground outdoor waste storage, pedestrian infrastructure, and full movement vehicle accesses from 

each of the site’s two frontages, being Albion Road and Mitch Owens Road. Figures 2 to 7 contain 

excerpts of the site plan, landscape plan, building elevations, and architectural renders to provide 

additional development context. 
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Figure 2. Site Plan excerpt (Hobin Architecture). 

The proposed development is designed with the intent of fitting in with the surrounding area, and 

minimizing any impacts on the streetscape and public realm. The layout of the site is influenced by 

certain functions, including private services, snow storage, underground fuel storage, operational 

needs and truck movements, and stormwater management. The design and landscaping of the site 

works with these functions to create an overall expression that speaks to the rural character. 

The building is proposed to be located closest to the corner of Albion Road and Mitch Owens Road, 

which provides a visual buffer to the proposed gas bar, cardlock, and parking. Waste storage is to be 

provided by earth bins, which are an in-ground waste management solution that help limit visual 

impacts and can be further screened through the use of soft landscaping.  
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Figure 3. Landscape Plan excerpt (Levstek Consultants Inc.) 

A mix of materials are proposed for the exterior of the building, including brick, exposed concrete, 

aluminium, and wood soffits and siding to create a visually appealing structure. This design aligns 

with the general look and feel implemented by the owner elsewhere within Ontario and reflects a 

move away from the typical gas bar look. 

Soft landscaping is proposed throughout the site, with the majority of it concentrated along the 

perimeter of Albion Road and Mitch Owens Road. The soft landscaping consists of a mix of grass, 

shrubbery, and trees, which together provide levels of visual buffer from the street. Hard landscaping 

is also proposed on site including a new sidewalk connecting to the existing partial sidewalk within the 

public right-of-way (ROW), which will support pedestrian connectivity to and through the site. 
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Figure 4. Excerpt of Concept Elevations – South and East (Hobin Architecture). 

 

Figure 5. Excerpt of Concept Elevations - North and West (Hobin Architecture). 
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Figure 6. Except of concept view from intersection (Hobin Architecture). 

 

Figure 7. Excerpt of concept view from above southwest (Hobin Architecture). 
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3 Design Directives 

3.1 Official Plan 

The City of Ottawa Official Plan, 2022 (the “OP”), is a key foundational document that directs, through 

policies, plans, goals, and objectives, how the city will grow and develop to the year 2046. The OP, as 

approved with modifications by the Minister, came into effect on November 4, 2022. Our below review 

of the OP focuses on the most relevant sections of Volume 1. 

Section 4.6 of the Official Plan sets out policies for Urban Design. Generally, the City wants to 

achieve innovative design practices and technologies in site planning and building design, and to 

ensure that the objectives of the site’s designation are met. The following is a review of applicable 

policies from Section 4.6. 

Subsection 4.6.3, Policies 1 and 8: The proposal enhances the public realm through providing a wide 

buffer of soft landscaping between the public ROW and the site, and by providing a pedestrian 

connection from the proposed building to the existing sidewalk within the public ROW. 

Subsection 4.6.5, Policy 1: The proposal has consideration for the relevant Urban Design Guidelines 

that are reviewed later in this report. 

Subsection 4.6.5, Policy 3: The proposal seeks to support a comfortable and visually appealing 

pedestrian environment within the context of a commercial use within a rural setting. The proposal 

incorporates large areas of soft landscaping throughout the site to offset impermeable surfaces, to 

help mitigate the heat island effect, and to provide visually screening of required site features such as 

waste storage (in-ground earth bins), a drive-through, and utilities/mechanical structures. 

Subsection 4.6.5, Policy 4: The proposal is to be designed in accordance with the Ontario Building 

Code, including requirements for accessibility. 

Section 5.5.1 of the Official Plan speaks to built form and site design in the Rural Transect. Policy 1 

states that development shall be in a low-rise built form, maintain a rural character of built form and 

site design, locate surface parking, storage and paved areas far from the road frontage, and that the 

frontage along the road shall be landscaped and treed in a way that respects the rural landscape and 

enhances the green edge of rural roads. Policy 2 states, in part, that development shall be low density 

and allow for uses that integrate well within the natural environment and rural area. The proposed 

commercial development consists of a one-storey building with large areas of soft landscaping 

focused primarily along the perimeter of the site where it abuts the public ROW and provides 

screening from certain site functions like parking. The site layout and design results in a development 

that fits well within its rural setting. 

Section 9.2.2 Policy 2 provides direction for the permission of small scale light industrial and 

commercial uses, and makes specific mention of a gas station and restaurant, being uses necessary 

for serving the local rural community and travelling public. The proposed uses are permitted by the 

site’s zoning and by the applicable Official Plan designation. 
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3.2 Zoning By-law 

The property is zoned RH1 – Rural Heavy Industrial Zone, subzone 1. The RH1 zone lists a gas bar 

and drive-through facility as permitted uses, and conditionally permits convenience store and 

restaurant uses. The site and proposed development is in compliance with the RH1 provisions. Table 

1 below sets out the performance standards relating to the site and proposed development, and 

shows how the proposed development is in compliance. 

Table 1. Zoning Compliance for the Site and Proposed Development 

Section Performance Standard Required / Permitted Provided 

Table 222A (a) Minimum lot area 20,000 sqm 23,200 sqm 

Table 222A (a) Minimum lot width 60 m 120 m 

Table 221 (c) Minimum front yard setback 15 m 15 m 

Table 221 (d) Minimum rear yard setback 15 m 90 m 

Table 221 (e) Minimum interior side yard 

setback 

Abutting an industrial zone: 3 m 

Other cases: 10 m 

75 m 

Table 221 (f) Minimum corner side yard 

setback 

15 m 29 m  

Table 221 (g)  Maximum principal building 

height  

15 m 8 m 

Table 221 (h) Maximum lot coverage  50% 8% 

Table 221 (i)  Outdoor storage  (a) outside storage is not permitted within 

any required front yard or corner side yard;  

(b) outside storage must be screened from 

abutting residential uses and public streets 

by an opaque screen at least 1.8 metres in 

height from finished grade 

No outdoor storage is 

proposed.  

Part 4 of the City of Ottawa Zoning By-law 2008-250 sets out Parking, Queuing, and Loading 

Provisions. Table 2 below sets out the applicable performance standards and shows that the 

proposed development has been designed in compliance.   

Table 2. Zoning Compliance for Parking, Queuing, and Loading Provisions 

Section Performance Standard Required / Permitted Provided 

S. 100(10) General Provisions for 

Motor Vehicle Parking   

Parking spaces required or provided for a land 

use may be used as part of an electric vehicle 

charging station. 

Four parking spaces 

are identified as future 

electric vehicle 

charging locations.  

Table 101 Minimum Parking Space 

Rates – Gas Bar  

N/A  Total of 38 vehicle 

parking spaces 

provided (26 required) Table 101 Minimum Parking Space 

Rates – Convenience Store  

3.4 per 100 m2 of gross floor area = 6 

required spaces 

Table 101 & S. 

101(6)(b)(i)  

Minimum Parking Space 

Rates – Restaurant  

Restaurant: 10 per 100 m2 of gross floor area 

= 25 spaces 
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But where a restaurant use operates in 

combination with a drive-through facility, the 

parking required may be reduced by 20 per 

cent = 20 required spaces 

S. 106(1) Parking Space Dimensions Width: min. 2.6 m and max. 3.1 m  

Length: min. 5.2 m 

Width: 2.6 m 

Length: 5.2 m  

S. 107(1) Minimum width of Driveway  6 metres for a double traffic lane 11 m 

Table 107 Minimum Required Aisle 

Width 

Angle of parking 71-90 degrees = 6.7m Minimum of 7.2 m is 

provided  

S. 110(3) Outdoor refuse  Location: min. 9 m from a public street and 

min. 3 m from a lot line 

Screening: where an in-ground refuse 

container is provided, the screening 

requirement may be achieved with soft 

landscaping.   

Location: 19 m from a 

lot line and public street 

Screening: in-ground 

refuse containers are 

proposed to be 

screened with soft 

landscaping  

S. 111(1) Minimum Bicycle Parking 

Rates 

N/A 2 

Table 111B Minimum Horizontal Bicycle 

Parking Space Dimensions 

Width: 0.6m 

Length: 1.8m 

Width: 0.6m 

Length: 1.8m 

Table 112 Minimum Number of 

Queuing Spaces Required 

Restaurant:  

ii) With order board: 7 before/at order board 

and a minimum total of 11 

Before / at order board: 

7 (plus 3 in second 

lane) 

Total: 14 (plus 6 in 

second lane) 

S. 112 Minimum queuing space 

dimensions 

All queuing spaces must be: (a) at least 3 

metres wide; and (b) at least 5.7 metres long. 

Min. width: 3m 

Min. length: 5.7m 

As illustrated through Tables 1 and 2 above, the proposed development is in full compliance with City 

of Ottawa Zoning By-law 2008-250.  

3.3 Design Guidelines for Drive-Throughs 

The Design Guidelines for Drive-Throughs was approved by City Council on May 24, 2006, and aims 

to provide urban design guidance at the planning application stage in order to assess, promote and 

achieve appropriate development of drive through facilities. 

The urban design guidelines for drive-through facilities are organized into six sections reviewed 

below. Figures 2 to 6 and the appendices are to be referred to as part of the below review.  

1. Streetscape and Built Form  

The proposal enhances the rural streetscape by provided a wide landscape buffer along the public 

ROW, which is in keeping with the rural character. The proposed building uses a variety of exterior 

materials to create a visually intriguing structure that aligns with the more contemporary architectural 

expression of gas station buildings throughout Ontario. Transparent and clear glazing are proposed to 

help animate the rural streetscape and maximize views in and out of the building. 
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2. Pedestrians and Cyclists  

A new sidewalk is proposed at the southwest corner which will connect with the existing city sidewalk 

within the public ROW. The proposed sidewalk provides a direct connection to the street facing 

portion of the building, with a large area of soft landscaping flanking the majority of it to help support 

pedestrian comfort and rural character. The customer entrances are clearly visible and close to 

parking areas and pedestrian walkways.  

3. Vehicles and Parking  

The layout of the site ensures that circulation is functional, and reduces conflicts between pedestrians 

and vehicles. The proposal locates vehicular access points to the site away from the arterial 

intersection to minimize potential traffic impacts. Driveways from the public street are designed to 

support the required function of the site, with a focus on ensuring sufficient space for car and truck 

turning movements. Further, the driveways generally meet the requirements of the Private Approach 

By-law, and any identified deviation would be capable of being approved through the site plan control 

process. The site is not abutting any sensitive land uses (directly across from an existing gas station 

and abuts mineral extraction zoned land), and provides a soft landscape buffer between the site and 

the public ROW to reduce potential noise, light, and visual impacts.  

The proposal includes 38 parking spaces, two of which are accessible and four of which are intended 

to support electric vehicle charging. The amount of proposed parking is intended to meet the 

minimum requirement of the zoning by-law (26 spaces) while also addressing operational needs 

within a rural context. While the minimum parking requirement is exceeded, the proposal maintains 

sufficient space for operational needs as well as landscaping, snow storage, stormwater 

management, and private servicing. The stacking lane is situated so as to avoid backing into 

essentially drive aisles, driveways, and the public streets. A wide stretch of soft landscaping fans out 

from the site’s southwest corner serves to partially screen the drive-through lane.  

4. Landscape and Environment  

The proposal meets the guidelines as they relate to landscape and environment. The proposed 

perimeter landscaping between the site and the adjacent public ROW ranges in width from 

approximately 8 metres to 24 metres. The landscaping will include drought tolerant, native specie 

ground cover, shrubbery, and trees to partially screen cars from view while allowing eye-level visibility 

into the site for wayfinding and safety. This landscaped area integrates well with the façades of the 

building facing the intersection, which have been designed to be visually interesting and to animate 

the corner experience. 

A minimum of 5 metres wide landscaped area is proposed along the site’s side and rear yards in 

order to provide screening and a naturalized transition to the property lines. The southwest corner or 

the site is enhanced with existing and proposed landscape features including trees, shrubs, ground 

cover, and a new sidewalk for pedestrian access to the site. The landscaped areas fanning out from 

the southwest corner of the site include stormwater management infrastructure to collect, store, and 

filter stormwater, which will help with water quality control while supporting groundwater recharge.  

Some of the potential green energy design approaches to be considered for the building include: light-

coloured / highly reflective roof membranes; LED lighting and occupancy sensors; and; waterless 

urinals and reduced flow washroom fixtures. 
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5. Signs  

Consistent with the guidelines, pavement markings and directional signage are proposed to support 

wayfinding and ease of movement patterns on site. Sign illumination is to be designed in accordance 

with the requirements set out in relevant City by-laws to ensure they are appropriately illuminated and 

avoid glare and light spillover toward adjacent land uses. The building has sufficient and defined 

spaces that accommodate signs that respect building scale, architectural features, signage uniformity 

and established streetscape design objectives for the rural context. 

6. Servicing and Utilities 

The guidelines generally address noise buffering from sensitive land uses through elements such as 

fencing or landscaping, screening utilities and mechanical equipment, matching materials of the 

building and external garbage enclosures, the use of appropriate lighting, providing views and clear 

sightlines for safety, and include areas for snow storage without impacting landscaping or circulation 

The proposed development provides perimeter landscaping that serves to buffer potential noise and 

vision related impacts from the site while also maintaining clear sightlines where appropriate. Waste is 

to be stored within in-ground bins and buffered through soft landscaping so as to reduce visual 

impact. The proposal includes designated areas for elements such as snow storage, private servicing, 

and stormwater management, which have been influenced, in part, by operational needs and 

functions for the site. 

3.4 Design Guidelines for Gas Stations 

The Design Guidelines for Gas Stations was approved by City Council on May 24, 2006, and aims to 

provide urban design guidance at the planning application stage in order to assess, promote and 

achieve appropriate development of gas stations. The urban design guidelines for gas stations are 

organized into six sections, which are reviewed below. Figures 2-6 and the appendices are to be 

referred to as part of the below review. 

1. Streetscape and Built Form  

The proposal will improve the streetscape by providing a wide landscape buffer along the public ROW 

consisting of an intentional layout and variety of native plantings. The two vehicle accesses to the site 

are situated to maximize their distance from the adjacent intersection while maintaining functionality 

for external and internal traffic movement. The landscaping framing the vehicle accesses has been 

intentionally enhanced to further improve the streetscape within the context of a rural setting and to 

emphasize sight lines for wayfinding purposes. The proposed building uses a variety of exterior 

materials to create a visually intriguing structure that aligns with the more contemporary architectural 

expression of gas station buildings throughout Ontario. The architectural treatment of the building’s 

facades serves to address both the public ROW and the interior of the site. 

2. Pedestrians and Cyclists  

The layout of the site has appropriate consideration for pedestrian access to and through the site. The 

majority of site parking is abutting and adjacent to the proposed building and the sidewalk that 

encompasses it on all but one side. The customer entrances are clearly visible and close to parking 

areas and pedestrian walkways. Provided bicycle parking is located appropriately close to the building 
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to ensure accessibility, visibility, and lighting. An internal sidewalk is proposed to connect the building 

to the existing sidewalk in the public ROW at the southwest intersection. This majority of this internal 

sidewalk will be flanked by a large area of soft landscaping to help support pedestrian comfort and 

rural character. 

3. Vehicles and Parking  

The two vehicle accesses to the site are situated to maximize their distance from the adjacent 

intersection while maintaining functionality for external and internal traffic movement. Driveways from 

the public street are designed to support the required function of the site, with a focus on ensuring 

sufficient space for car and truck turning movements. Further, the driveways generally meet the 

requirements of the Private Approach By-law, and any identified deviation would be capable of being 

approved through the site plan control process. The site is not abutting any sensitive land uses 

(directly across from an existing gas station and abuts mineral extraction zoned land), and provides a 

soft landscape buffer between the site and the public ROW to reduce potential noise, light, and visual 

impacts.  

The proposal includes 38 parking spaces, two of which are accessible and four of which are intended 

to support electric vehicle charging. The amount of proposed parking is intended to meet the 

minimum requirement of the zoning by-law (26 spaces) while also addressing operational needs 

within a rural context. While the minimum parking requirement is exceeded, the proposal maintains 

sufficient space for operational needs as well as landscaping, snow storage, stormwater 

management, and private servicing. The stacking lane is situated so as to avoid backing into 

essentially drive aisles, driveways, and the public streets. A wide stretch of soft landscaping fanls out 

from the site’s southwest corner serves to partially screen the drive-through lane.  

4. Landscape and Environment  

The proposal meets the guidelines as they relate to landscape and environment. The proposed 

perimeter landscaping between the site and the adjacent public ROW ranges in width from 

approximately 8 metres to 24 metres. The landscaping will include drought tolerant, native specie 

ground cover, shrubbery, and trees to partially screen cars from view while allowing eye-level visibility 

into the site for wayfinding and safety. This landscaped area integrates well with the façades of the 

building facing the intersection, which have been designed to be visually interesting and to animate 

the corner experience. 

A minimum of 5 metres wide landscaped area is proposed along the site’s side and rear yards in 

order to provide screening and a naturalized transition to the property lines. The southwest corner or 

the site is enhanced with existing and proposed landscape features including trees, shrubs, ground 

cover, and a new sidewalk for pedestrian access to the site. The landscaped areas fanning out from 

the southwest corner of the site include stormwater management infrastructure to collect, store, and 

filter stormwater, which will help with water quality control while supporting groundwater recharge.  

Some of the potential green energy design approaches to be considered for the building include: light-

coloured / highly reflective roof membrane; LED lighting and occupancy sensors; and; waterless 

urinals and reduced flow washroom fixtures. 

5. Signs  
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Consistent with the guidelines, pavement markings and directional signage are proposed to support 

wayfinding and ease of movement patterns on site. Sign illumination is to be designed in accordance 

with the requirements set out in relevant City by-laws to ensure they are appropriately illuminated and 

avoid glare and light spillover toward adjacent land uses. The building has sufficient and defined 

spaces that accommodate signs that respect building scale, architectural features, signage uniformity 

and established streetscape design objectives for the rural context. 

6. Servicing and Utilities 

The guidelines generally address noise buffering from sensitive land uses through elements such as 

fencing or landscaping, screening utilities and mechanical equipment, matching materials of the 

building and external garbage enclosures, the use of appropriate lighting, providing views and clear 

sightlines for safety, and include areas for snow storage without impacting landscaping or circulation 

The proposed development provides perimeter landscaping that serves to buffer potential noise and 

vision related impacts from the site while also maintaining clear sightlines where appropriate. Waste is 

to be stored within in-ground bins and buffered through soft landscaping so as to reduce visual 

impact. The proposal includes designated areas for elements such as snow storage, private servicing, 

and stormwater management, which have been influenced, in part, by operational needs and 

functions for the site. 

3.5 Pre-Consultation Feedback 

City of Ottawa Urban Design staff provided comments on the proposal within the pre-application 

consultation feedback form dated September 25, 2024. This section lists the comments received from 

the City, and responds to each comment showing how they have been addressed.  

Feedback Form Comment #7 

7) Urban Design Brief is required. Please see attached customized Terms of Reference to guide the 
preparation.  

a. The Urban Design Brief should be structured by generally following the headings highlighted 
under Section 3 – Contents of these Terms of Reference.  

b. Please ensure the Design Brief Addresses the following policy/guidelines:  

i. Official Plan  

ii. Design Guidelines for Drive-Throughs  

iii. Design Guidelines for Gas Stations  

This Urban Design Brief has been prepared per the received Terms of Reference. Section 3 of this 

Brief addresses applicable design policies and guidelines of the Official Plan and the Design 

Guidelines for Drive-Throughs and for Gas Stations. 

Feedback Form Comment #8 

8) Consider enhancing the corner of Albion Road and Mitch Owens Road by adding additional 
landscaping, low stone walls, etc. to highlight this important corner. 
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The corner of Albion Road and Mitch Owens Road has been enhanced with a mix of soft and hard 

landscaping. The proposed softscape consists of existing and proposed trees, shrubbery, and ground 

cover, whereas the hardscape consists of a new sidewalk that will provide a connection between the 

building and the existing sidewalk within the public ROW. For additional details please refer to the 

concept views provided in this brief as well as the site plan and landscape plan submitted in support 

of the application. 

Feedback Form Comment #9 

9) Landscaping:  

a. Provide additional tree planting along the perimeter of the site and public roadways. Retain 
existing trees at the intersection.  

b. Look for other opportunities to green the site such as adding foundation plantings along the 
perimeter building.  

Soft landscaping is provided around the perimeter of the site, including existing and proposed trees. 

The perimeter landscaping draws into the site at both vehicle accesses, and includes a layout and 

species mix of plantings that serve to accentuate the entrances to the site. Additional landscaping is 

provided throughout the site in association with stormwater management, private servicing, and open 

space. 

Feedback Form Comment #10 

10) Consider alternate site orientations so that the drive-through is located internal to the site. 

The layout of the site went through multiple iterations before the current layout was advanced, 

including a focused discussion with City Urban Design staff to elaborate on the factors influencing site 

layout. To address site functionality with respect to vehicle and pedestrian circulation as well as the 

operational needs of each land use, the optimal location for the drive-through is to the southwest of 

the building, situating it between the building and adjacent intersection. Hardscape and curbs are 

provided to dictate vehicular circulation around the site and to the drive-through lane. The drive-

through lane is setback a minimum of approximately 8 metres from the public ROW, and as 

previously discussed, this space has been landscaped with tree and shrub plantings to mitigate visual 

impact.  

Feedback Form Comment #11 

11) Provide a direct and continuous pedestrian connection closer to the intersection to provide easy 
access to the transit stop across Albion Road. Ensure that pedestrians are directed to sidewalks 
on public roadways. 

A new sidewalk is proposed extending diagonally from the intersection, connecting the building to the 
existing sidewalk within the public ROW. 

Feedback Form Comment #12 

12) Design the proposed building with the eastern Ontario vernacular in mind. Refer to the Design 
Guidelines for Rural Villages to direct the architecture of the building.  

The Design Guidelines for Rural Villages intends to provide design guidance to assess, promote, and 

achieve appropriate development in Villages. The site is designated Rural Countryside under the 
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Official Plan and is not located within a Village. Nonetheless, the proposal meets the general intent of 

the guidelines as it relates to design, landscaping, and pedestrian connectivity. Guideline 22 

addresses avoiding developing buildings with blank facades along public ROWs. The surrounding 

area does not have a distinct architectural pattern; the streetscape consists of vacant cleared and 

vegetated land, a food stand, and a gas station. The overall architectural expression of the building 

will align with the more contemporary look and feel of gas station buildings throughout Ontario. 

4 Site Context and Analysis 

4.1 Site Conditions  

The site is currently vacant. It was previously developed with light industrial and commercial type land 

uses, including heavy equipment sales and servicing. The site is a corner lot with a lot area of 

approximately 23,200 square metres and lot frontage of approximately 182 metres along Albion Road 

and 120 metres along Mitch Owens Road. The site is described legally as Part of Lot 30, Concession 

4 (Rideau Front), City of Ottawa, PIN 043270252. The figures below provide aerial and street view 

context of the site. 

 

Figure 8. Key map identifying street views. 
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Figure 9. View 1 - Northwest view of the site from Mitch Owens Road (Google Streetview, July 2022). 

 

Figure 10. View 2 - North view of the site from Mitch Owens Road (Google Streetview, July 2022). 

 

Figure 11. View 3 - Northeast view of the corner condition of the site from the intersection of Albion 

Road and Mitch Owens Road (Google Streetview, July 2022). 
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Figure 12. View 4 - East view of the site’s existing driveway from Albion Road (Google Streetview, 

July 2022). 

 

Figure 13. View 5 - East view of the site’s existing driveway from Albion Road (Google Streetview, 

October 2024). 

 

Figure 14. View 6 - Northeast view of the site from Albion Road (Google Streetview, October 2024). 
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Figure 15. View 7 - Northeast view of the site from Albion Road (Google Streetview, October 2024). 

4.2 Surrounding Area Conditions  

The area directly surrounding the property is characterised by commercial and industrial uses. The 

uses include a self-storage facility, gas station, glass and mirror shop, and a used car dealer. The 

broader surrounding area includes low-rise residential uses in the form of mostly single detached 

dwellings. Albion Road to the north of the property has commercial and industrial uses fronting on the 

road, and some estate lot residential properties are backing onto the road with a treed buffer. Mitch 

Owens Road in this area is mostly naturalized with trees, though low-density residential uses begin to 

present further east and west of the intersection with Albion Road.  

 

Figure 16. Key map identifying street views from the surrounding context (GeoOttawa 2022 aerial 

imagery). 
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Figure 17. View 1 - East view showing a naturalized condition and residential dwellings fronting on 

Mitch Owens Road (Google Streetview, July 2022). 

 

Figure 18. View 2 - South view showing a self-storage facility on Mitch Owens Road (Google 

Streetview, July 2022) 

 

Figure 19. View 3 - South view showing a food truck on Mitch Owens Road (Google Streetview, July 

2022). 
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Figure 20. View 4 - Northwest view showing the gas bar at the intersection of Albion Road and Mitch 

Owens Road (Google Streetview, August 2019). 

 

Figure 21. View 5 - West view showing the treed conditions on Mitch Owens Road buffering the 

residential dwellings backing on the road (Google Streetview, July 2022). 

 

Figure 22. View 6 - North view along Albion Road showing commercial uses to the east and a treed 

buffer followed by residential uses to the west (Google Streetview, October 2024). 
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4.3 Mobility Network Conditions  

 

Figure 23. Schedule C9 – Rural Road Network (City of Ottawa Official Plan). 

Albion Road and Mitch Owens Road are identified as Arterial Roads on Schedule C9 – Rural Road 

Network of the OP. Arterials are roadways that serve through-travel between points not directly 

served by the road itself and along which limited direct vehicular access is provided to only major 

parcels of adjacent lands. The site is nearby Collector Streets, which are the principal streets in urban 

and village neighbourhoods and are used by residents, delivery and commercial vehicles, transit and 

school buses, and people walking and cycling. The proposed development on the site would provide 

services to the travelling public and local residents, employees, and businesses in the area. 

 

Figure 24. Schedule C8 – Active Transportation Network: Rural Cycling Routes (City of Ottawa 

Official Plan). 

The site is approximately an approximately 2.8 km from the nearest Major Pathway as identified on 

Schedule C8 – Active Transportation Network: Rural Cycling Routes of the OP. The Rural Major 

Pathways connect to the Urban Major Pathways, providing active transportation connection to the 

site.  

SUBJECT 
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Figure 25. Northeast view of the site, showing existing sidewalk (Google Streetview, 2022). 

The only existing sidewalk along the site’s frontage is located at the southwest corner of the site at the 

intersection of Albion Road and Mitch Owens Road – there are no sidewalks provided on either side 

of the roads extending from the intersection.  

 

Figure 26. East view of Mitch Owens Road (Google Streetview, 2022). 
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The site can be accessed through transit at the Mitch Owens / Albion bus stops, located across the 

site on Mitch Owens Road. The bus stop services local bus route 304 Billings Bridge / South Keys, 

which operates only on Thursday morning, and local bus route 304 Osgoode / Greely / Metcalfe, 

which operates only on Thursday afternoon. The route extends to and from the Greenboro Park and 

Ride facility.  

5 Design Research 

Site layout and design has been carefully studied and subject to multiple design iterations following 

feedback from the client, project consultants, and City staff. Specifically, the site is designed to 

accommodate the function and operational needs of the proposed commercial land uses on private 

services. Influences on the design of the site include site context, the character of the existing area, 

and the applicable planning policy framework and urban design guidelines.  

Site circulation has remained a primary design consideration throughout the project, with the intent to 

ensure the site functions safely and efficiently for both pedestrians and motor vehicles. A new 

sidewalk is proposed at the southwest corner of the site to provide a connection to the existing 

sidewalk within the public ROW (this facilitates connectivity with the bus stop across the road). The 

proposed sidewalk extends through a comfortable landscaped area consisting primarily of trees and 

shrubs to align with the streetscape character of the area. Appropriate signage and accessibility 

features are to be incorporated into the pedestrian environment that integrates the building with the 

vehicle parking areas.  

Vehicle circulation on the site is directed by hardscape, curbs, line marking, and signage. The drive-

through lane is buffered from the public ROW by perimeter landscaping. Vehicular access to and from 

the site are situated away from the intersection to mitigate traffic impacts, and has been visually 

accentuated by landscaping to enhance wayfinding and the streetscape. Circulation within the site 

ensures that all driving lanes and parking aisles are sufficient for intended users and any required fire 

route. The site design also includes a location for electric vehicle charging. 

The project’s design takes into consideration the applicable policies of the OP and guidelines of the 

Urban Design Guidelines by creating a structure and site layout that contributes positively to the 

streetscape and the area’s rural character. More specifically, the design considers the public realm by 

creating a visually appealing building, providing extensive soft landscaping along the perimeter, and 

by connecting the public ROW to the site with a an appropriately located sidewalk.  

The building design is contemporary in nature and aligns with the general architectural expression of 

other Stinson-owned gas stations paired with a drive-through restaurant tenant. Transparent and clear 

glazing are proposed to help animate the rural streetscape and maximize views in and out of the 

building. 

The proposed perimeter landscaping between the site and the adjacent public ROW ranges in width 

from approximately 8 metres to 24 metres. The landscaping includes grass, shrubbery, and trees to 

screen cars from view while allowing eye-level visibility into the site for wayfinding and safety. This 

landscaped area integrates well with the façades of the building facing the intersection, which have 

been designed to be visually interesting and to animate the corner experience. A minimum of 5 

metres wide landscaped area is proposed along the site’s side and rear yards in order to provide 
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screening and a naturalized transition to the property lines. The landscaped areas also include 

stormwater management infrastructure to collect, store, and filter stormwater, which will help with 

water quality control while supporting groundwater recharge. 

6 Conclusion  

The proposed commercial development, which includes a single multi-use building (gas station 

convenience store and drive-through restaurant) and vehicle refueling, aims to serve the needs of the 

travelling public and the local rural area. The site is designed to fit in with the surrounding rural area, 

and will enhance the intersection of Albion Road and Mitch Owens Road. The building design utilizes 

a range of materiality to create a visually interesting building that expresses an architectural 

commonly seen with contemporary gas stations. The proposed landscaping is robust and intentional, 

with an abundance of new trees along the site’s perimeter to align with the streetscape character of 

the area. The proposed development meets the intent and purpose of applicable design policies of 

the Official Plan, is compliant with Zoning By-law 2008-250, and has regard to the City’s applicable 

Design Guidelines.  
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Stantec is a global leader in sustainable 

engineering, architecture, and environmental 

consulting. The diverse perspectives of our 

partners and interested parties drive us to 

think beyond what’s previously been done on 

critical issues like climate change, digital 

transformation, and future-proofing our cities 

and infrastructure. We innovate at the 

intersection of community, creativity, and 

client relationships to advance communities 

everywhere, so that together we can redefine 

what’s possible. 
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