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1.0

Introduction

Holzman Consultants Inc. (“HCI”) has been retained by Kamlo Co-Tenancy (the
“Applicant”) to prepare a planning rationale in support of an application for Zoning Bylaw Amendment to permit office uses within the site plan approved 6 storey mixed use
building at 318-320 Lisgar Street, 235-241 Bank Street (otherwise referred to as “318
Lisgar” or the “Subject Property”).
The Planning Rationale provides a review of the relevant policies in the Provincial Policy
Statement, the Official Plan, the Centretown Secondary Plan, and the Zoning By-law of
the City of Ottawa in the context of the Application as well as the justification for the
proposal. The summary and conclusions indicate that there is justification to permit
office uses within the 6 storey mixed use building at this location as the intentions would
be consistent with Provincial Policies, conform to the City’s Official Plan, and is an
appropriate use of the lands.
2.0

Site Overview

Exhibit ‘A’: Aerial Location Map (2014)
The Subject Property consists of an L-shaped parcel of land located at the southeast
corner of Lisgar Street and Bank Street, known municipally as 318 Lisgar Street (see
Exhibit ‘A’, Location Map).
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Exhibit ‘B’: Surveyor’s Real Property Report (November 2013)
It is legally described as 235 TO 241 BANK ST PLAN; 15558 LOT 35 NPT LOT 36
WPT; LISGAR S and is denoted as PIN 041150200 (see Exhibit ‘B’, Surveyor’s Real
Property Report). The Subject Property has approximately 20.11 metres of frontage
along Bank Street and approximately 49.29 metres of frontage along Lisgar Street. The
total property area is 991.93 square metres.
The north-western portion of the subject property was previously the location of a one
storey retail building with four store fronts facing Bank Street. A small (approximately
ten vehicle) parking lot was located on the north-eastern portion of the site with access
from Lisgar Street. The most southerly portion of the subject property was the location
of a two storey retail building fronting onto the parking area. The buildings have since
been demolished.
The surrounding and abutting land use of the Subject Property may be described as
follows:
 To the North: 3-storey mixed use building to the north and a 2-storey mixed use
building to the Northwest.
 To the East: A site plan application has been approved for a 4-storey Islamic
Care Centre for the abutting site at 312 Lisgar Street. A 16-storey condominium
building is located on the parcel abutting the future Islamic Care Centre to the
east.
 To the West: Five-storey office building.
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3.0

To the South: Three-storey mixed use building.
Development Concept Plan

Exhibit ‘C’: Site Plan
A Site Plan Control Application was filed and subsequently approved in 2015 for the
construction of a 6-storey mixed use building with two ground floor commercial units
(one restaurant and one retail), 20 residential units, and 24 underground parking
spaces.
The purpose of the Zoning By-law Amendment is to also permit office uses within the
site plan approved building on the second and third floors. The office uses would
replace the residential units on these floors (see Exhibit ‘C’ above). A total of 3 office
units are proposed for each of the floors to a total of 6. A common amenity room for the
residential units would be maintained on the second floor. No further changes are
proposed. The property is subject to two separate zones (Traditional Mainstreet and
Residential Fifth Density). Office uses are permitted in the Traditional Mainstreet zone
but not in the Residential Fifth Density zone.
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4.0

Planning Context

4.1

Provincial Policy Statement

According to the Provincial Policy Statement (“PPS”), the vision for Ontario’s land use
planning system is to carefully manage land to ensure appropriate development to
satisfy current and future needs. In addition, land use planning must promote efficient
development patterns, which promote a mix of housing, employment, open spaces and
multi-modal transportation. The PPS ultimately aims to encourage communities that are
economically strong and environmentally sound and that foster social well-being.
Section 1.1.3 directs growth to settlement areas like Centretown, where services are
either existing or planned and to make efficient use of land and services to promote
cost-effective and sustainable land use patterns. This section includes Subsection
1.1.3.1 which states that “Settlement areas shall be the focus of growth and their vitality
and regeneration shall be promoted.” and Subsection 1.1.3.2 which states that “Land
use patterns within settlement areas be based on;
a) densities and a mix of land uses which;
1. efficiently use land and resources;
2. are appropriate for, and efficiently use, the infrastructure and public
service facilities which are planned or available, and avoid the need for
their unjustified and/or uneconomical expansion;
3. minimize negative impacts to air quality and climate change, and promote
energy efficiency;
4. support active transportation;
5. are transit-supportive, where transit is planned, exists or may be
developed; and
6. are freight-supportive; and
b) a range of uses and opportunities for intensification and redevelopment in
accordance with the criteria in policy 1.1.3.3, where this can be accommodated.”
The proposal to include office uses within the proposed mixed use building is precisely
what is envisioned by these policies in that it adds to a diversity of uses within a central
area where services and transit already exist.
A number of policies regarding employment are contained within Section 1.3. These
policies encourage the provision of an appropriate range and mix of employment uses,
the creation of a diversified economic base with opportunities for a wide range of
employment uses, as well as the development of compact mixed use development
containing employment uses. The proposal to permit office uses within the building is
consistent with these policies in that additional employment space will be available
within a compact, mixed use building in an area with the required necessary
infrastructure to support the new use.
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Section 1.8 points to the importance of mixing employment and residential uses either
within a mixed use development or within a neighbourhood in order to shorten commute
journeys and encourage transit use and active forms of transportation. This will not only
decrease transportation congestion, but will also lead to improved air quality and
reduced greenhouse gas emissions. In accordance with this section, employees of the
proposed office uses will be able to walk, cycle or use transit to get to work – all of
which will likely be preferred options, particularly as Ottawa’s transit system continues to
improve.
The provision of office uses will constitute good planning in accordance with the PPS as
it is within a compact and mixed use building in an urbanized, walkable area with
residential both within the building and nearby within the Centretown neighbourhood.
The building is supported by available infrastructure, transit, and a pedestrian-supported
street environment.
4.2

Official Plan

The City of Ottawa Official Plan (“OP”) was adopted in 2003 and provides a vision for
future growth of the city and a policy framework to guide future development. The OP
recently underwent a 5-year review and Official Plan Amendment (OPA) 150 was
approved and subsequently appealed; however, it is the policies of OPA 150 that will be
analyzed with respect to proposed development.

Exhibit ‘D’: Schedule ‘B’ of the Official Plan – Urban Policy Plan
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The subject lands are located along a portion of Bank Street that is designated
‘Traditional Mainstreet’ pursuant to Schedule ‘B’ (Exhibit ‘D’ above), the Urban Policy
Plan of the Official Plan. According to Section 3.7.3, Policy 3, “the symbol delineating
Traditional and Arterial Mainstreet designations on Schedule B of this Plan is a standalone land use designation and not an overlay. The Traditional and Arterial Mainstreet
designations generally apply to the whole of those properties fronting on the road to a
maximum depth of 200 metres, for very deep lots. However, the boundary is flexible
depending on site circumstance and lot configuration. For instance, it may also include
properties on abutting side streets that exist within the same corridor. A secondary plan
may specify a greater or lesser depth.” In this case, the depth of the property is
approximately 42m. As a result, the Traditional Mainstreet designation applies to the
entirety of the Subject Property.
Section 2.2 – Managing Intensification within the Urban Area
The OP “supports intensification throughout the urban area where there are
opportunities to accommodate more jobs and housing and increase transit use.
Intensification is directed to Target Areas for Intensification which have the potential to
develop at moderate to high densities in a compact form”.
Employment intensification is defined as follows: “the development of a property,
building or area that results in a net increase in jobs and/or gross floor area and may
occur by:
a. Redevelopment of existing employment uses at a higher density (e.g. the
creation of an office building that replaces a lower-density use on previously
developed land), including the redevelopment of brownfield sites;
b. Expansion of existing employment uses (e.g. a manufacturing plant expanding its
operations on site);
c. Infilling of vacant or underutilized land within Employment lands;
d. Replacing uses with a low number of employees with uses having a higher
number of employees.”
In the case of the Subject Application, the intent is to add office uses to the existing
building, resulting in moderate employment intensification on the property. Pursuant to
Policy 4 and 29, employment intensification is to be promoted within Target Areas for
Intensification, which includes Traditional Mainstreets, making the property an ideal
location for moderate employment intensification.
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Section 3.7.3 – Mainstreets

Exhibit ‘E’: Schedule ‘D’ of the Official Plan – Rapid Transit and Transit Priority
Network
The Official Plan views mainstreets as priority areas for intensification through “medium
density and mixed-use development along streets that are Transit Priority Corridors”. As
shown on Exhibit ‘E’ above, the subject site is located along a Transit Priority Corridor.
It is also located within 500m of the Albert/Slater Rapid Transit Station. It is intended
that intensification along mainstreets will occur gradually through the redevelopment of
underutilized sites.
The Official Plan distinguishes between two different types of mainstreet. The subject
area is considered a Traditional Mainstreet. Traditional Mainstreets generally have pre1945 features and are characterized by appealing pedestrian streetscapes with
storefronts located close to the street and residential uses typically located on upper
floors of buildings. Office uses are also often found on upper floors of buildings.
Pursuant to Policy 5, the Traditional Mainstreet designation is permitted a broad range
of uses in keeping with the vision for compact, mixed use development. Uses may
include “retail and service commercial uses, offices, residential and institutional uses”
either “mixed in individual buildings” or occurring “side by side in separate buildings.”
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Office uses are therefore permitted by the Traditional Mainstreet designation in the
format proposed.
Section 2.5.1 – Designing Ottawa
Section 2.5.1 seeks to ensure that new development incorporates a high quality of
community design and is compatible with surrounding land uses. This section outlines a
number of design objectives to be considered during the development review process.
These objectives are as follows:
1. To enhance the sense of community by creating and maintaining places with
their own distinct identity.
2. To define quality public and private spaces through development.
3. To create places that are safe, accessible and are easy to get to, and move
through.
4. To ensure that new development respects the character of existing areas.
5. To consider adaptability and diversity by creating places that can adapt and
evolve easily over time and that are characterized by variety and choice.
6. To understand and respect natural processes and features in development
design.
7. To maximize energy-efficiency and promote sustainable design to reduce the
resource consumption, energy use, and carbon footprint of the built environment.
The above design objectives were addressed through the application for Site Plan
Control. The design of the building was modified based on comments from the Urban
Design Review Panel and through the Heritage process. The addition of office uses is
consistent with the design objectives in that the use is consistent with the mixed use
character of the area.
Section 4.11 – Urban Design and Compatible Development
In addition to the design objectives of Section 2.5.1, a development proponent must
also implement the policies of Section 4.11, which make reference to objective criteria
that can be used to evaluate compatibility of development applications including height,
bulk or mass, scale relationship, and building/lot relationships, and the distance
between buildings. As mentioned above, these elements were analyzed with respect to
the design of the building through the Site Plan Control application process. The
addition of office uses is not considered to be incompatible with adjacent development,
some of which already includes office uses.
4.3

Centretown Secondary Plan

The Centretown Secondary Plan forms part of Volume 2A of the Official Plan. A new
Centretown Community Design Plan (CDP) and associated Official Plan Amendment to
the Secondary Plan were approved by Council in March 2013. These amendments
were subsequently appealed. The appeal is still ongoing; however, direction will be
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taken from the new CDP and Secondary Plan approved by Council in 2013 with respect
to the proposed development.

Exhibit ‘F’: Schedule ‘H1’ of the Proposed 2013 Centretown Secondary Plan – Land
Use
The Centretown Secondary Plan designates the property as Traditional Mainstreet
within the Northern Character Area (see Exhibit ‘F’ above). Policy 3.9.2.2 of the
proposed Secondary Plan Amendment states the following: “The portions of Bank
Street and Elgin Street in the Northern Character Area are considered Traditional
Mainstreets. Buildings fronting these streets shall have active uses such as retail on the
ground floor fronting the street and maintain a continuous streetwall. Retail shall also be
permitted on the second floor; otherwise, upper floors shall be occupied by residential or
office uses.” The proposal to add office uses to the second and third floors is consistent
with this policy. In fact, the plan encourages professional offices within the Centretown
area as they contribute to a thriving commercial environment (Section 3.4.4).
Please note that the property was also located within the Northern Character Area of
the previous Plan and was designated ‘District Commercial’ and ‘Residential’. Although
these designations are from the previous plan, both of the corresponding policies
permitted office uses as well.
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4.4

City of Ottawa Comprehensive Zoning By-law

Exhibit ‘G’: GeoOttawa, Zoning Overlay
The subject lands are made up of two separate zones (see Exhibit ‘G’ above). The
majority of the parcel is zoned Traditional Mainstreet – TM(19). The most easterly
section fronting on Lisgar Street is zoned Fifth Density Residential – R5B[482]H(37).
The subject lands are also subject to the Heritage Overlay (Section 60). As there are
two separate zones, any development on the site must meet the provisions of each of
the respective zones.
Traditional Mainstreet Zone – TM (19)
The stated purpose of the TM Zone is to;
1. “accommodate a broad range of uses including retail, service commercial, office,
residential and institutional uses, including mixed-use buildings but excluding
auto-related uses, in areas designated Traditional Mainstreet in the Official Plan;
2. foster and promote compact, mixed-use, pedestrian-oriented development that
provide for access by foot, cycle, transit and automobile;
3. recognize the function of Business Improvement Areas as primary business or
shopping areas; and
4. impose development standards that will ensure that street continuity, scale and
character is maintained, and that the uses are compatible and complement
surrounding land uses.”
Pursuant to Section 197(1)(e), offices are a permitted use within the TM zone.
Residential Fifth Density Zone – R5B[482]H(37)
The stated purpose of the R5B Zone is to;
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1. “allow a wide mix of residential building forms ranging from detached to mid-high rise
apartment dwellings in areas designated as General Urban Area, Mixed Use Centre
or Central Area in the Official Plan;
2. allow a number of other residential uses to provide additional housing choices within
the fifth density residential areas;
3. permit ancillary uses to the principal residential use to allow residents to work at
home and to accommodate convenience retail and service uses of limited size ;
4. ensure that residential uses predominate in selected areas of the Central Area, while
allowing limited commercial uses;
5. regulate development in a manner that is compatible with existing land use patterns
so that the mixed building form, residential character of a neighbourhood is
maintained or enhanced; and
6. permit different development standards identified in the Z subzone, primarily for
areas designated as Developing Communities, which promote efficient land use and
compact form while showcasing newer design approaches.”
Offices uses are not specifically permitted in the R5B zone according to Section
163(1)(d); however, ancillary uses to the principal residential use are permitted which
would have a similar effect on the nature of the activities within the building. As well,
endnote 11 permits the additional use of community health and resource centre, which
has a similar administrative function to an office. Urban Exception 482 permits the
additional uses of personal service business (limited to barber shop, beauty parlour or
dry cleaner’s distribution station), place of assembly (limited to a club), retail store
(limited to a drug store, florist shop or news stand), and restaurant – all of which are
restricted to the ground floor or basement of a building. These additional uses already
permitted by the zoning are all commercial in nature and are suitable for the property
given its location on the Bank Street Traditional Mainstreet. The nature of office uses
are even more compatible with residential uses than the commercial uses that are
already permitted. The property is also buffered from the remainder of the residential
zone to the east by the proposed Islamic Care Facility (which is within an embedded
Institutional Zone). There is therefore considerable rationale for rezoning the property to
permit office uses within the R5B zone, which will allow office uses to span the entirety
of the floor on the second and third storeys as opposed to being limited to one side and
mixed with residential units within a floor.
As the Zoning By-law Amendment proposes a new permitted use, an analysis of the
required parking in relation to the approved site plan is required. The property is within
600m of the Albert/Slater Transit Station and is within Area B on Schedule 1 of the
Zoning By-law.
Vehicular Parking Requirements (Table 101)
The parking requirements for the two commercial units on the ground floor are as
follows:
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Unit 101 (175.1m2 restaurant in a TM zone) – no parking spaces for the first
150m2 of gross floor area, 3 spaces for the next 50 m2gross floor area over 150
m2 and 10 spaces per 100m2over 200m2gross floor area = 2 spaces required
Unit 202 (268.6m2 retail in a TM zone) – a retail use requires no parking spaces
for the first 150 m2 of gross floor area and 2.5 per 100m2 of gross floor area over
150m2 = 3 spaces required

The parking requirement for the office units (GFA of 1,030 m2) is calculated at a rate of
1.8 per 100m2 of GFA; therefore, the total required for the office uses is 19.
There are 11 residential units remaining in the building. As the lots abut Bank Street, no
parking for these units is required pursuant to Table 101 (d)(ii). As there are less than
12 units, no visitor parking is required either, according to Table 102(b)(i).
Pursuant to the 10% deduction in the required parking when underground parking is
provided based Section 101(6), the total required is 21 spaces. 24 parking spaces have
been provided.
Bicycle Parking
Pursuant to Table 111A, the required bicycle parking is set out below:
 Retail and Restaurant – 1 per 250m2 GFA = 2
 Office – 1 per 250m2 GFA = 4
 Residential – 0.5 per dwelling unit = 6
The total required is therefore 12 bicycle spaces. 24 have been provided.
Because the subject property is within 600 metres of the Albert/Slater transit station, the
parking provisions of Section 103 – Maximum Limit on Parking apply. The maximum
rates are as follows:





Restaurant: A maximum limit on parking is not specified for this land use.
Retail Store: The maximum rate is 3.6 per 100 m2 of gross floor area; therefore, the
maximum for this use is 10 spaces.
Office: The maximum rate is 2.2 per 100m2 of gross floor area; therefore the
maximum is 23 spaces.
Residential: The maximum rate is 1.75 per dwelling unit; therefore the maximum 20.

The maximum permitted number of spaces is therefore 53 spaces. A total of 24 have
been provided.
Loading Space
Pursuant to Section 113(4), “a vehicle loading space is only required for uses that have
a gross floor area of 1,000 m2 or more, except for an office or research and
development centre use for which a vehicle loading space is only required if the use has
a gross floor area of 4,000 m2 or more” in the TM Zone. No loading spaces are required
based on proposed office spaces.
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Based on the above analysis, the only amendment to the zoning required is the
permission of office uses within the R5B zone.
5.0

Technical Studies and Plans

In addition to this Planning Rationale, the following plans and studies have been
provided for this application for zoning by-law amendment:






Servicing Update
Traffic Brief
Concept Plan
Survey Plan
Building Elevations

6.0

Locational Attributes

The Subject Property is located on a central Traditional Mainstreet, along a Transit
Priority Corridor in proximity to the Rapid Transit Network. The location at the corner of
Bank Street and Lisgar Street is a prominent corner location where office uses can be
easily supported and would be complementary to the existing mixed use nature of the
neighbourhood.
7.0

Summary and Conclusions


The proposed development is consistent with the PPS in that it will contribute to
a greater variety of uses, provide for a more diversified economic base, and will
reduce commute times by being located within a mixed use building with
residential units and adjacent to a residential area at the edge of thriving
commercial area.



The Subject Property is located within a Target Area of Intensification, where
employment intensification is encouraged. The entirety of the property is
designated Traditional Mainstreet, which permits office uses and encourages a
mix of uses, particularly within buildings. The amendment to the zoning will
permit the building to accommodate a restaurant, retail store, offices and
residential units.



The Traditional Mainstreet designation within the Centretown Secondary Plan
envisions upper floor office and residential, as will be provided by the proposed
development.



The amendment to the residential zone will allow office uses to span the second
and third floors and will not restrict the use to the TM zone only. Certain nonresidential uses, albeit in a limited fashion, are already envisaged in the current
residential zoning.
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The provided vehicular and bicycle parking is sufficient for the new use. No
loading space is required as a result of the inclusion of office uses.

It is therefore our professional land use planning opinion that the application for Zoning
By-law Amendment should be supported as it will assist in permitting a desirable
outcome for the Subject Property in keeping with the Official Plan, the Centretown
Secondary Plan, and the Comprehensive Zoning By-law.

Prepared by;

William Holzman, RPP, OPPI
President
Holzman Consultants Inc.

March 8, 2016

14

