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PLANNINGDESIGNLANDSCAPE ARCHITECTURE 

  

INTRODUCTION 

This Planning Rationale was prepared by FOTENN Consultants Inc. on behalf of Caribou 
Urban Properties Inc. (the “Owner”) in support of a Site Plan Control and Major Zoning 
By-Law Amendment application for the property municipally known as 70 Richmond 
Road. 

 

The purpose of the following document is to assess the appropriateness of the proposed 
restaurant in the context of the surrounding community and the applicable policy and 
regulatory framework.   

 

SUBJECT PROPERTY AND SURROUNDING AREA 

THE SITE 

The site is legally described as Concession 1 of Part Lot 33, City of Ottawa and is 
municipally known as 70 Richmond Road (referred to herein as ‘the site’). The site has 
approximately 22.95m of frontage along Richmond Road, and a total site area of 
908.75m

2
. The site is currently occupied by a vacant one-storey automotive service 

station as illustrated in Figure 1.  

 

 
Figure 1: Existing building on subject site 

 

The existing building was constructed in 1934 and operated as a gas bar and automobile 
service station for most of the 82 years of its existence, and is currently vacant. In August 
2015, the Ottawa City Council carried a motion to designate the property under the 
Ontario Heritage Act as “a good example of 1930s gas station architecture during the 
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boom in the private ownership of automobiles.” The proposed development will include a 
narrow parcel of land to the south of the subject property.  

 

SURROUNDING AREA 

The site is located on the southwest corner of Richmond Road and Island Park Drive, in 
the neighbourhood of Kitchissippi, as shown in Figure 2. The area surrounding the site is 
characterized by an eclectic mix of land uses and building types including mid-rise 
residential buildings, commercial strip plazas, gas stations and low-rise office buildings. 
This segment of Richmond Road is designated a Traditional Mainstreet in the City of 
Ottawa Official Plan, with a range of daily goods and services while also providing more 
specialized functions and destinations that serve the needs of others living beyond the 
borders of any one neighbourhood. 

 

 
Figure 2: Context map 

 

The surrounding uses can be described as follows: 

 

North: To the north is a one (1) storey used car dealership fronting on Richmond Road. 
Similar to the existing subject property, there is a surface parking lot located between 
the building and street, currently for the storage and display of used cars (Figure 3). 
Island Park Drive extends north of the subject property, bounded on each side by single-
detached dwellings. Further north are Scott Street and the Transitway. 

 

East: East of the site is a gas bar, service station and car wash (Figure 4), noteworthy in 
that it was zoned in 2004 to permit drive-through facilities. Further east of the site is the 
Wellington West traditional mainstreet, surrounded to the north and south by low-rise 
residential neighbourhoods.  
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South: To the south of the subject site is a mature low-rise neighbourhood with a mix of 
one (1) and two (2) storey single detached dwellings (Figure 5). These homes face east-
west onto Island Park Drive and have large landscaped front and rear yards. Further 
south is a linear park and multi-use pathway that extends the length of Byron Avenue. 

 

West: To the west of the subject site is a used car dealership fronting on Richmond 
Road, with a parking lot for the storage and display of used cars (Figure 6). Further west 
along Richmond Road are a number of mid-rise (6-8 storey) mixed-use buildings, the 
large industrial building occupied by the Canadian Bank Note Company, and a large-
format retail food store at the corner of Richmond Road and Kirkwood Avenue. 

 

 
Figure 3: Context north of site 
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Figures 4a: Context east of site.  

 
Figure 4b: Context east of site. Note queuing lane. 
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Figure 5: Context south of site 

 

 
Figure 6: Context west of site 
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TRANSPORTATION NETWORK 

Active Transportation 

The subject property fronts onto an OC Transpo bus stop that serves bus routes 2 and 16 
as shown in Figure 7. Route 2 leads to the City’s Centre; Route 16 leads to the Tunney’s 
Pasture Station on the Transitway, which is located to the northeast of the subject site. 
The site is also served by an on-road connection of Ottawa’s multi-use pathways system 
running north-south on Island Park Drive as identified on Schedule I of the City of Ottawa 
Official Plan.   

 

 
Figure 7: OC Transpo Route Map 

 

Road Network 

The site is well serviced with respect to the existing road network. The site is located at 
the intersection of Richmond Road which is identified as an Existing Arterial Road and 
Island Park Drive which is identified as an Existing Federally Owned Road on Schedule E 
of the City of Ottawa Official Plan. The site is also located approximately two kilometres 
north of the Queensway Highway which can be accessed by heading south on Island 
Park Drive.   

 
PROPOSED DEVELOPMENT 

Caribou Urban Properties Inc. is proposing to convert the existing 105m
2
 one (1) storey 

heritage automobile service station building on the site into a 170m
2
 restaurant with a 

proposed 65m
2 
addition, a patio, and a drive-through.   

 

Access to the site will be via the existing two (2) entrances, one on the site’s north 
boundary with Richmond Road and the other on the site’s east boundary with Island Park 
Drive. The queue for the drive-through is accessed from Richmond Road, with the drive-
through lane wrapping around the back of the building and exiting on Island Park Drive. 



 
 

  

 

 

PLANNING RATIONALE70 RICHMOND ROADCARIBOU URBAN PROPERTIES INC.  7 

The proposed development will have five (5) parking spots at the front of the lot 
screened by a landscaped area. The location of the parking spots is determined by the 
set back of the existing heritage building on the site. 

 

The proposed development represents an adaptive reuse of a heritage building that is 
responsive to its context. In converting the building from an automotive use into a 
restaurant, it advances the site towards a land use more in line with the objectives of the 
City of Ottawa’s Traditional Mainstreets policy. 

 
Figure 8: Site plan 

 

 

BUILDING DESIGN 

The proposed development was designed by Malcolm Wildeboer of Vandenberg & 
Wildeboer Architects Inc. Mr. Wildeboer is experienced in heritage projects and was the 
architect for Alice’s Carp Village Café, which won an Ottawa Architectural Conservation 
Award in 2012-2014 in the Infill category. 

 

The architectural program for 70 Richmond includes revitalizing and repurposing the 
quaint cottage style gas station (circa 1934) into an upscale coffee house. 

 

The proposal anticipates the repair of the existing 105m
2
 Tudor Revival stucco structure 

with its standing seam metal roof. The renovation will include new, insulated interior 
walls separated from the exterior loadbearing masonry, ensuring breathability of the 
heritage façade while providing conditioned interior space. 
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The new 65m
2
 addition to the east is separated from the existing gabled façade by a 

clearly defined glazed slot. The low, flat, parapet roof of the addition will allow visibility 
from the street corner of the narrow east gable. Large glazed openings on three sides 
promote views through the addition. The intent of this transparency is to retain a clear 
sense of the three dimensional massing of the heritage building. 

 

 
Figure 9: Building elevations 

 

Stucco, metal and glass finishes are proposed for the new facades. Although similar in 
material, the sharper articulation of the addition’s detailing, the increased use of glazing 
and its horizontal massing will differentiate the new from the old while celebrating and 
acknowledging the original gas station’s heritage qualities.  

 

Significant landscaping is also provided to enhance the streetscape along the northern 
and eastern portions of the development. These features include shrubs, grasses, 
perennials, trees, and hardscaping improvements. 
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POLICY AND REGULATORY ENVIRONMENT 

PROVINCIAL POLICY STATEMENT (2014) 

The Provincial Policy Statement (PPS) was issued under Section 3 of the Planning Act in 
April 2014. It provides direction on matters of provincial interest related to land use 
planning and development. The Planning Act requires that decisions affecting planning 
matters “shall be consistent with” policy statements issued under the Act.  

 

The proposed development contributes to a liveable community by adding service 
commercial to the mix of uses present in its area on Richmond Road [1.1.1b]. It also 
contributes to the long-term economic prosperity of the community by: 

 Promoting opportunities for economic development and community investment-
readiness [1.7.1a]. 

 Maintaining and, where possible, enhancing the vitality and viability of downtowns 
and mainstreets [1.7.1c]. 

 Promoting the redevelopment of brownfield sites [1.7.1e]. 

 

Moreover the proposed development supports Policy 2 of the PPS concerning cultural 
heritage and built heritage resources: 

 Significant built heritage resources and significant cultural heritage landscapes 
shall be conserved [2.6.1]. 

 Planning authorities shall not permit development and site alteration on adjacent 
lands to protected heritage property except where the proposed development 
and site alteration has been evaluated and it has been demonstrated that the 
heritage attributes of the protected heritage property will be conserved [2.6.3]. 

 

The existing building at 70 Richmond Road was designated under the Ontario Heritage 
Act as a good example of a 1930s service station. The steeply pitched gable roof, round 
arched doors and windows, and twin chimneys are all being preserved as part of the 
proposed development. Retaining the building on the site preserves its contextual value, 
evoking the once-high concentration of service centres and other automotive-related 
businesses at this intersection due to its role as a major entry point to the city. 

 

The proposed development is consistent with the policies of the Provincial Policy 
Statement. It restores a vacant heritage building to active use while retaining the original 
structure’s heritage attributes. 

 

CITY OF OTTAWA OFFICIAL PLAN 2003, AS AMENDED 

The City of Ottawa Official Plan is composed of eight sections, each addressing a 
different aspect of the planned function of the City as a whole. Section 2 of the Official 
Plan provides Strategic Directions for growth and development within the City.  

 

Ottawa’s population is projected to grow by up to 30 percent by 2031. The City plans to 
meet this growth challenge by managing it in ways that support liveable communities 
and healthy environments In other words, the City is striving to create ‘complete’ 
communities in which residents do not need to drive for everyday activities and where 
jobs, shopping, recreation and social activities lie within walking or cycling distance.  

 

The proposed development responds to the Official Plan’s strategic direction to create 
liveable communities by managing growth in ways that create complete communities 
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with a good balance of facilities and services to meet people’s everyday needs, including 
schools, community facilities, parks, a variety of housing and places to work and shop. 

 

Traditional Mainstreets 

The site is designated Traditional Mainstreet on Schedule B - Urban Policy Plan in the 
City of Ottawa Official Plan as shown in Figure 10. Policies for Traditional Mainstreets are 
outlined in Section 3.6.3 of the Official Plan. 

 

 
Figure 10: Official Plan Schedule 1 

 

Development on Traditional Mainstreets is to involve the gradual transition to more 
intensive forms of urban development. It is highlighted within the Official Plan that over 
time, higher density employment and residential uses can be introduced, where 
appropriate. Uses may be mixed within buildings and/or on the same lot. It is the intent 
of the Plan that intensification continue to focus on nodes and corridors, including 
Mainstreets, to support the public transit system, to create an essential community focus, 
to allow for minimum travel and to minimize disruption in existing stable 
neighbourhoods.  
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Drive-through facilities are not to be permitted on Traditional Mainstreets except under 
exceptional circumstances. According to Section 3.6.3, Policy 6 of the Official Plan: 

 

“However, there may be exceptional circumstances where a drive-through facility 
may be located on a Traditional Mainstreet where the intent of this Official Plan 
regarding Traditional Mainstreets can otherwise be preserved. 

 

It is our opinion that the site, and the conditions to which the proposed development is 
subject, constitute an exceptional circumstance for the following reasons.  

 

1. The site context is not typical of a Traditional Mainstreet environment. Section 
3.6.3 of the Official Plan, as amended notes that 

 

‘Mainstreets having pre-1945 characteristics are designated as Traditional 
Mainstreets. Typically, they are set within a tightly-knit urban fabric, with buildings 
that are small-scale, with narrow frontages set close to the street. The 
development pattern, mix of uses, contiguous storefronts and density create an 
interesting pedestrian environment and support the use of transit. Residential 
uses are often located on the upper floors. Traditional Mainstreets generally have 
on-street parking or the potential to provide it, and limited on-site parking.’ 

 

Contrary to the characteristics described in the Official Plan, the site and adjacent 
sites are not set in tightly-knit urban fabric and do not have narrow frontages set 
close to the street. There are no contiguous storefronts at the corner of Richmond 
Road and Island Park, and there is no on-street parking for a block in either 
direction from this site. The essential condition at this corner is that of an 
intersection of two arterial streets. 

 

Automotive uses are prevalent in the area; there are used car dealerships on 
surface lots to the immediate north and west under the same zoning as the 
subject site. The site immediately to the east of the subject property across Island 
Park Drive, which is currently the site of a gas bar and car wash, was rezoned in 
2004 to permit drive-through uses. The unique circumstances and character of 
properties at this corner have thereby clearly been contemplated before in policy 
and bylaw. 

 

With respect to the policy goal of preserving the character of Traditional 
Mainstreets, none of the purported character is here to preserve; with respect to 
the policy goal of promoting future development in the desirable patterns of 
Traditional Mainstreets, it must be recognized that such evolution must occur 
incrementally, with regard to existing context. 

 

The proposed development advances the objectives of Traditional Mainstreet 
policy incrementally by introducing a more active and pedestrian-oriented use 
than the previous 80 years of automobile-centric use on the site. Moreover the 
proposed development would restore commercial activity to a prominent street 
corner that is currently sitting vacant.   

 

2. The site, while zoned TM, is subject to Exception 83 which permits the following 
additional land uses:  

 automobile dealership; 

 automobile rental establishment; 
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 gas bar; and 

 automobile service station 

 

All of the above uses would be permitted on the site as-of-right, though it is clear 
that such uses are detrimental to the compact, mixed-use character intended for 
Traditional Mainstreets and unfavorable in terms of adverse impacts on adjacent 
residential properties. 

 

The uses for which this site is zoned are clearly not intended to take place on 
Traditional Mainstreets. Under the Official Plan, existing gas bars and service 
stations are “encouraged to redevelop over time in a manner that achieves the 
street’s planned function and character” [Section 3.6.3 Policy 6].  

 

It is practical to consider the proposed development within the context of 
alternative development scenarios. With respect to the preservation of the 
Official Plan’s intent regarding Traditional Mainstreets, the proposed development 
represents an opportunity to forestall any uses that would have automobile sales 
or repair occurring on the site – which would be permitted as-of-right – and to 
redevelop this site in a way that preserves the intent of the Official Plan by 
repurposing the building as a restaurant.  

 

3. We have been advised by the Owner that the heritage designation of the existing 
building has significantly reduced the redevelopment potential of the site. Any 
significant intensification of the site would be predicated on the relocation of the 
existing building. The Owner further informed us that it would not be possible to 
recover the costs associated with moving the existing structure by redeveloping 
the site within the permitted height of three to four storeys.  

 

The surrounding context atypical of Traditional Mainstreets, the disadvantageous 
alternative uses permitted as-of-right, and the highly limiting site conditions add up to an 
exceptional circumstance with respect to the intentions of the Official Plan. The 
proposed development is effectively a best-case scenario for 70 Richmond Road, in 
which a more active use is added and the heritage building is maintained on site. 

 

The intent of the Official Plan respecting Traditional Mainstreet is further preserved with 
the addition of coordinated tree planting, landscaping, and pedestrian amenities, and the 
significant reduction of vehicular access to the site from Richmond Road to minimize its 
impact on the pedestrian environment. 

 

As stated in the Official Plan, applications in the Traditional Mainstreets designation will 
be evaluated according to the criteria of Section 2.5.1 – Compatibility and Community 
Design and Section 4.11 – Urban Design Compatibility. Further to these policies, the 
proposed development should relate to the existing community character to enhance 
desirable established patterns and built form.  

 

Building Liveable Communities 

In support of lively and complete mixed-use communities, the City’s growth management 
strategy includes intensification of development in the urban area over the next 20 years. 
The Plan recognizes that introducing new development in existing areas that have 
developed over a long period of time requires a sensitive approach and a respect for a 
community’s established characteristics. 
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Compatible developments are developments that, although not necessarily the same as 
or similar to existing buildings in the vicinity, nonetheless enhance the established 
character of a community and coexist with existing development without causing undue 
adverse impact on surrounding properties. 

 

The City influences the built environment through the use of design objectives set out in 
Section 2.5.1 that are broadly stated and intended to apply to new development. 

 

The proposed development meets the following applicable objectives in Section 2.5.1 of 
the Official Plan: 

 Enhances the sense of community by creating and maintaining places with their 
own distinct identity; 

 Defines quality public and private spaces through development, and; 

 Considers adaptability and diversity by creating places that can adapt and evolve 
easily over time and that are characterized by variety and choice. 

 

As depicted earlier in this report, surrounding buildings typically range between low to 
mid-rise in height, with a variety of uses, sizes and architectural styles including mainly 
traditional design. Materials such as siding, brick and corrugated steel are used on 
surrounding buildings. 

 

The portion of Richmond Road on which the subject site is located is a two-way, four-
lane thoroughfare with a sidewalk on both the north and south side. The lot fabric is 
varied on Richmond, including small lots for houses converted to commercial use, 
medium-sized lots for auto-oriented businesses and commercial properties, and large 
lots for modern mixed-use buildings. The surrounding neighbourhood consists of 
relatively uniform residential lots for single-detached dwellings with driveways and 
significant setbacks from the street edge. 

 

The proposed development will retain the existing one (1) storey heritage building on the 
site, and will add a small addition that will be detailed with significant glazing and high-
quality materials. As this is a one (1) storey development, it will have minimal impact on 
the surrounding context with respect to sun-shadowing.  

 

Enhanced landscaping along the north and east frontages of the development provide a 
more visually appealing streetscape along Richmond Road and Island Park Drive while 
providing a buffer between the proposed building and the street.  

 

The proposed development will ensure that the vehicular, cycling and pedestrian 
networks are both safe and accessible. All rights-of ways around the proposed 
development will support high quality circulation, while supporting safe and direct 
connectivity. Accessible parking and bicycle infrastructure will be provided as well.    

 

The proposed development achieves a more active, pedestrian-oriented use than 
currently exists on the site, which is consistent with the policies in the Official Plan.  
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Heritage 

Section 4.6.1 of the Official Plan contains policies for the management of designated 
heritage structures having “cultural, architectural, historical, contextual and/or natural 
interest.” The policies favor retention of heritage resources. 

 

The proposed development retains the heritage building in situ. The existing building’s 
distinctive architectural elements, including the facade, roofline, and window and door 
details are being restored to good condition. 

 

An addition is being proposed for the east side of the building; to minimize impacts on 
the heritage structure, the new addition will be similar in scale to the existing building. 
The contemporary, highly glazed architecture of the addition is meant to complement 
the quaint character of the original structure. 

 

Compatibility 

To arrive at a compatibility of scale and use requires a careful design response that 
appropriately addresses impact generated by infill or intensification. Policy 2 of Section 
4.11 establishes criteria to evaluate the compatibility of development applications. The 
proposed development meets the compatibility criteria as follows:  

 

Table 1. Compatibility 

Vehicular Access: Vehicular access to five (5) outdoor parking spaces is provided 
from Island Park Drive by way of a 6.7m wide driveway, reduced 
from the original 18m wide entrance, while vehicular access to the 
Drive Through Facility is provided from Richmond Road by way of 
a 6.7m driveway.  

The access will be designed to be safe for both vehicles and 
pedestrians and given its location, the parking area is not 
anticipated to create issues relating to noise and/or headlight 
glare on adjacent low-rise residential properties. 

A Transportation Impact Study conducted by Parsons Group 
concluded that that the proposed development will operate 
efficiently from a traffic perspective and pose no adverse impact 
to the adjacent roads. 

Parking 
Requirements: 

The proposed development provides a total of five (5) parking 
spaces, including one barrier-free parking space. Though no 
bicycle parking is required by bylaw, five (5) bicycle parking 
spaces have been provided at the northwest corner of the 
restaurant.  

Outdoor Amenity 
Areas: 

An improved streetscape condition along Richmond Road and 
Island Park Drive will be attained. Deciduous trees will be 
introduced on Richmond Road and shrubs are proposed along the 
perimeter of the site. An outdoor seating area will be introduced 
on the site, located along the northern perimeter of the restaurant 
between the parking area and the main entrance.    

Loading and 
Service Areas, 

Outdoor Storage:  

All outdoor storage has been located in an enclosed and screened 
space at the rear of the site, and as a result will not have an impact 
on the streetscape or surrounding properties.  

Lighting: Lighting will be designed and installed to provide a safe and 
secure environment while meeting the City’s requirements and 
ensuring no significant impacts on adjacent properties.  
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Noise and Air 
Quality:  

No significant impacts related to noise or air quality are expected 
as a result of the proposed development. A stationary noise 
assessment prepared by Gradient Wind Engineering deemed that 
noise impacts associated with the proposed development, 
including idling cars in the drive-through queuing lane, can be 
mitigated and, as such, that the development is expected to be 
compatible with adjacent land uses. 

Sunlight: The proposed development will have no significant shadow impact 
on surrounding properties, as the building height being proposed 
is in keeping with the permitted heights established in the Zoning 
By-Law and surrounding context.  

Microclimate: No significant microclimate impacts are anticipated as a result of 
the proposed development. 

Supporting 
Neighbourhood 

Services: 

Bicycle lanes to the north, south and west provide support cycling 
for access to and from the site. Bus lines that serve the stop 
fronting the site provide easy access on the City’s Transitway and 
to the City’s Central Business District.  

 

CITY OF OTTAWA OFFICIAL PLAN AMENDMENT 150 

In 2013, the City of Ottawa reviewed its Official Plan resulting in numerous policy 
changes. Ottawa Council adopted Official Plan Amendment (OPA) 150 in December 2013, 
receiving Ministry of Municipal Affairs and Housing approval April 24, 2014. As OPA 150 is 
currently under appeal, the current policies of the City of Ottawa Official Plan 2003, 
consolidated May 2013 remain in full force and effect. Despite this, the relevant policies 
of OPA 150 have been considered below because this is a Council-approved document. 

 

As discussed in the Official Plan section above and reiterated in the Urban Design 
Guidelines section, the proposed development will enhance the current established built 
form and advance the City’s objectives for Traditional Mainstreets. The proposed 
development is appropriately-scaled, within the height limit, and thoughtful landscaping 
is provided on the site, significantly improving an existing condition. It also represents a 
change of use away from automobile service and toward commercial service. 

 

Sections 2.5.1 & 4.1.1 

While Section 2.5.1 remains largely unchanged in OPA 150 except to provide more 
flexibility in how its objectives are addressed, Section 4.11 has been significantly modified. 
As such, Table 1 below assesses the proposed development with regards to the relevant 
policies of the revised Section 4.11. 

 

Table 2. Demonstrating compliance with the revised Section 4.11 in OPA 150. 

COMPATIBILITY 
CRITERIA 

PROPOSED DEVELOPMENT 

VIEWS The low profile of the building will not impact any protected 
views. [Policies 2, 3, 4] 

BUILDING DESIGN The design of the development fits with the existing 
character and planned function of the surrounding area 
[Policy 5]:  

 Façade, roofline and architectural elements: windows 
and entrances face Richmond Road to ensure an active 
street frontage and create eyes on the street; 
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 Transparent glazing is increased through an addition; 
windows are visible from the public realm on Richmond 
Road [Policy 6]; 

 Service areas have been designed so that they cannot be 
seen from the public street. Instead they are located 
interior to the site and away from the public realm 
[Policy 8]. 

MASSING AND SCALE 

+ OUTDOOR AMENITY 
AREAS 

The proposed development fits into the context and 
improves the character of the street at this location through 
significant landscaping upgrades, and the addition of 
outdoor amenity areas to animate what was previously an 
automobile service station. The low-rise nature of the 
proposed development ensures that transition to low-rise 
residential neighbourhoods is not an issue [Policy 9(a,b,c), 
Policy 16]. 

DESIGN PRIORITY 
AREAS 

 

 The site is located within the Richmond Road Traditional 
Mainstreet Design Priority Area; 

 The portion of the development which forms part of the 
public realm includes landscaping, active entrances and 
sidewalk connections to improve the public realm [Policy 
19]; 

 The mainstreet is animated by the proposed use of the 
building [Policy 20]. 

 

The proposed development continues to meet the relevant policies in OPA 150, including 
the urban compatibility criteria in Sections 2.5.1 and 4.11. 

 

Urban Design Guidelines for Drive-Through Facilities 

The Urban Design Guidelines for Development on Drive Through Facilities were 
approved by City Council in 2006 and were initiated to provide urban design guidance at 
the planning application stage in order to assess, promote and achieve appropriate 
development on drive through facilities. 

 

It is important to note that the retention of the existing heritage building at 70 Richmond 
Road took priority in the design process. The footprint of the existing building and site 
access points, which were retained, imposed several constraints on the design of the 
drive-through. The proposed development nonetheless manages to situate the drive-
through lane at the rear of the site, while the front of the building and its associated 
landscaping addresses the street and the pedestrian realm as much as possible. 

 

Site specific context and conditions as well as Community Design Plans and other 
relevant planning studies were reviewed in conjunction with the following guidelines. The 
following guidelines are applicable to the proposed development: 

 Respond to the positive elements of the context through such means as building 
height, setbacks, building orientation and architectural styles; 

 Provide ample landscaping, in combination with building orientation, to enhance 
the streetscape and define the street edge when setting buildings back from the 
street is unavoidable; 
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 Make the majority of the pedestrian level façade facing the street highly 
transparent with clear glass windows and doors that animate public streets and 
maximize views in and out of the building; 

 Landscape the area in front of blank walls that face public streets and use 
projections, recesses, arcades, awnings, colour, and texture to reduce the visual 
size of any unglazed walls; 

 Coordinate architectural detail and character within an overall design concept for 
all building sides and components; 

 Provide customer entrance doors clearly visible from public streets and directly 
accessible from the public sidewalk; 

 Distinguish walkways from driving surfaces by using varied paving treatments and 
by raising walkways to curb level; 

 Locate required bicycle parking close to the building entrance in a manner that 
does not impede pedestrian movement; 

 Minimize the number and width of driveways from the public street while ensuring 
they meet the requirements of the Private Approach By-law; 

 Plant street trees between 7.0 to 10.0 metres apart along public streets. Plant 
trees in permeable surface areas, with approximately 10.0 square metre of soil 
area per tree; 

 Select trees, shrubs and other vegetation considering their tolerance to urban 
conditions, such as road salt and heat. Give preference to native species of the 
region that are of equal suitability; and 

 Provide views and clear sightlines between the site and surrounding uses to 
ensure sufficient safety and comfort levels. 

 

The proposed development generally meets the design direction provided in the Urban 
Design Guidelines for Drive-Through Facilities.  

 

Urban Design Guidelines for Development along Traditional Mainstreets 

The Urban Design Guidelines for Development along Traditional Mainstreets were 
approved by City Council in 2006 and were initiated to provide urban design guidance at 
the planning application stage in order to assess, promote and achieve appropriate 
development along Traditional Mainstreets. Site specific context and conditions as well 
as Community Design Plans and other relevant planning studies were reviewed in 
conjunction with the following guidelines for all streets designated Traditional Mainstreet 
in the City of Ottawa’s Official Plan. 

 

The following guidelines are applicable to the proposed development: 

 Provide or restore a minimum 2.0 metre wide concrete sidewalk and locate to 
match approved streetscape design plans for the area. Where there is no 
approved streetscape plan, match the existing context. Provide a boulevard for 
street furniture, trees, and utilities; next to the sidewalk where possible; 

 Locate streetscape elements in the boulevard clear of the unobstructed 2.0 metre 
sidewalk, including trees, paving, benches, newspaper boxes, bicycle parking, and 
parking metres; 

 Create attractive public and semi-public outdoor amenity spaces such as green 
spaces with trees, pocket parks, courtyards, outdoor cafes, seating and decorative 
pools or fountains; 
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 Ensure sufficient light and privacy for residential and institutional properties to 
the rear by ensuring that new development is compatible and sensitive with 
adjacent uses with regard to maximizing light and minimizing overlook; 

 Use clear windows and doors, to make the pedestrian level façade of walls facing 
the street highly transparent, and locate active pedestrian-oriented uses at-grade; 

 Design pedestrian walkways of materials such as concrete or unit pavers that are 
easily maintained for safety; 

 Select trees, shrubs and other vegetation considering their tolerance to urban 
conditions such as road salt or heat. Give preference to native species of the 
region that are of equal suitability; 

 Plant street trees between 6.0 to 8.0 metres apart along public streets. Plant trees 
in permeable surface areas, with approximately 10.0 square metres of soil area per 
tree; 

 Design buildings to include defined spaces to accommodate signs that respect 
building scale, architectural features, signage uniformity and established 
streetscape design objectives; 

 Provide lighting that is appropriate to the street character and mainstreet ground-
floor use, with a focus on pedestrian areas. 

 

The proposed development generally meets the design direction provided in the Urban 
Design Guidelines for Development along Traditional Mainstreets.   

 

RICHMOND ROAD/WESTBORO COMMUNITY DESIGN PLAN 

The Richmond Road/Westboro Community Design Plan (CDP), approved by Council in 
2007, is a community design plan for Richmond Road and Westboro Village. The area is 
bounded to the north by the Ottawa River, to the east by Island Park Drive, to the west 
by the Ottawa River Parkway, and to the south by Byron Avenue. 

 

The Richmond Road/Westboro CDP is positioned as the backbone for any significant 
change in the community, in keeping with the Official Plan and other related urban 
design principles. Other key objectives of the CDP are to: 

 Identify appropriate locations for intensification and infill that will be compatible 
with adjacent land uses; 

 Ensure that infill development is well-integrated and compatible in scale and 
character with existing neighbourhoods; 

 Create an attractive, pedestrian-friendly built environment; 

 Create a well-designed and vital pedestrian streetscape along the designated 
Traditional Mainstreets, and; 

 Balance the transportation needs among pedestrians, cyclists, transit and 
motorists. 

 

The CDP identifies the site at 70 Richmond Road as having been a “non-mainstreet 
related use.” By introducing a restaurant to the site, the proposed development is 
aligned with CDP’s objective of bringing active ground-floor commercial uses to this 
block.  
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RICHMOND ROAD/WESTBORO SECONDARY PLAN 

The Richmond Road/Westboro Secondary Plan is a guide to the long term design and 
development of the larger portion of Richmond Road and Westboro, and provides 
direction on land use, built form, design, parking, circulation and modes of transportation.  

 

A wide range of land uses including residential, office, institutional, employment, 
community and open space are permitted. The Secondary Plan is divided into six (6) 
sectors, which further define the permitted land uses, built form and design within the 
planning area. The subject property is located within the East Village sector, where 
development up to four storeys is permitted. 

 

It is highlighted that the evolution of the East Village to a more Traditional Mainstreet 
character as an extension to Westboro Village and a link to the West Wellington 
Traditional Mainstreet east of Island Park Drive should be encouraged. Furthermore, the 
retention and use of heritage buildings on the south side of Richmond Road between 
Kirkwood Avenue and Island Park Drive for active commercial uses is encouraged in the 
Secondary Plan.     

 

The land use, built form and design of the proposed development are in conformity with 
the overarching intent of the Richmond Road/Westboro Secondary Plan policies. The 
Secondary Plan encourages well-designed, compact and inclusive development that will 
enhance the area’s diversity and vibrancy along Richmond Road.  

 

Overall, the proposed development contributes to the overarching vision of the 
Secondary Plan through the adaptive re-use of a historic building. The retaurant use 
envisioned for the proposed development is more closely aligned with a Traditional 
Mainstreet character than its previous automobile-centric use.  

 

CITY OF OTTAWA COMPREHENSIVE ZONING BY-LAW (2008-250) 

Under the City of Ottawa’s Comprehensive Zoning By-law 2008-250, the site is zoned 
“Traditional Mainstreet, Exception 83, height limit 15 metres” (TM[83] H(15)).  

 

The purpose of the TM zone is to: 

 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; 

 Foster and promote compact, mixed-use, pedestrian-oriented development that 
provide for access by foot, cycle, transit and automobile; 

 Recognize the function of Business Improvement Areas as primary business or 
shopping areas; and 

 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. 

 

The zoning for the site to the east, immediately across Island Park Drive, is “Traditional 
Mainstreet, Exception 156” which permits drive-through facilities. 

 

The following table (Table 3) summarizes the site’s compliance with the current zoning: 
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Table 3. Zoning 

MECHANISM 
TM 

ZONE PROVISION 
PROPOSED COMPLIANCE 

MINIMUM LOT 
WIDTH: 

No Minimum 22.95m  

MINIMUM LOT 
AREA: 

No Minimum 908.75m
2
  

MAXIMUM FRONT 
YARD SETBACK: 

2m 14.34m  

MAXIMUM 
INTERIOR SIDE 

YARD: 
3m 5.23m  

MINIMUM 
CORNER SIDE 

YARD: 
3m 6.01m  

MINIMUM REAR 
YARD SETBACK: 

7.5m 6.19m  

MINIMUM 
BUILDING 

HEIGHT: 
6.7m and 2 storeys 5.08m and 1 storey  

MINIMUM WIDTH 
OF LANDSCAPED 

AREA: 

1m abutting 
residential zone, 
where 1.4m high 
fence is provided 

0.95m  

MINIMUM WIDTH 
OF LANDSCAPED 

BUFFER OF 
PARKING 

3m 2.16m  

MAXIMUM FLOOR 
SPACE INDEX 

No maximum 0.187  

 

Non-compliances regarding building setbacks, height, and landscaped parking buffers 
predate the proposed development, and as such can be considered legally non-
complying. In most cases these non-compliances are remaining unchanged; in others, 
such as with the landscaped parking buffer which previously did not exist at all, the 
proposed development is an improvement over existing conditions. 

 

 The following variance is being requested: 

 A variance to reduce the minimum width of landscaped area at the rear of the site 
from 1m to 0.95m will be required. While the landscaped area is adequate for the 
majority of the site’s width, constraints imposed by the drive-through and the 
retention of the existing heritage 
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 Table 4. Drive-Through Provisions 

MECHANISM 
DRIVE-THROUGH 

PROVISION 
PROPOSED COMPLIANCE 

MINIMUM 
QUEUING 
SPACES: 

11; 7 before/at order 
board 

8; 3 before/at order 
board  

QUEUING SPACE 
WIDTH: 

3m 3m  

QUEUING SPACE 
LENGTH: 

5.7m 5.7m  

MIN. DISTANCE 
OF QUEUE TO 

ABUTTING 
RESIDENTIAL 

ZONE: 

3m 0.953m  

 

The following variances are being requested: 

 A variance to reduce the minimum amount of queuing spaces before/at the order 
board from 7 to 3. The Transportation Impact Study prepared by Parsons 
determined that for the proposed type of drive through, a queue would be most 
likely to form at the collection point, not at the order board. As such, this variance 
is being requested in order to maximize the amount of on-site storage available 
for vehicles using the drive through. 

 A variance to reduce the minimum amount of queuing spaces from 11 to 8. 

 A variance to reduce the minimum setback of a queuing line from a lot line 
abutting a residential zone from 3 metres to 0.953 metres.  

 

The latter two variances are a result of constraints imposed by the retention of the 
existing structure in situ for heritage purposes.  

 

A 2.2m noise barrier with a minimum surface density of 20 kg/m² or a Sound 

Transmission Class rating of 30 will be added at the rear lot line for noise mitigation. 
Overnight operations of the drive-through between 11:00pm and 7:00am would be 
prohibited. The roof-top HVAC unit will be selected to have a sound power equal to or 
less than 83 dBA; or alternatively, a noise screen will be erected around the unit to a 
height of 0.2m above the HVAC unit. The stationary noise assessment by Gradient Wind 
Engineering included in this submission concluded that noise levels generated by the 
proposed development, with the mitigation measures as described, would fall below City 
of Ottawa noise criteria, and as such that no adverse impacts on adjacent residential 
areas are anticipated. 

 

SUPPORTING PLANS AND STUDIES 

A number of independent plans and studies have been prepared in support of the 
proposed development. Subsequent to discussions with sub-consultants, it is clear to 
FOTENN that these studies support the proposed development. Please refer to these 
plans/studies in the submission package. 
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CONCLUSIONS 

In considering the proposed development and applicable policy framework, it is our 
professional opinion that the proposed development represents good planning and is in 
the public interest for the following reasons:  

 

CONSISTENT WITH THE PROVINCIAL POLICY STATEMENT 

The proposed development is consistent with the Provincial Policy Statement which 
promotes the efficient development of serviced, underutilized lands located within 
settlement areas and the preservation of built and cultural heritage resources. The 
development of the site will restore a site to active use on a major street corner in a lively 
mixed-use neighbourhood while retaining the distinctive original structure. 

 

CONFORMS TO THE CITY OF OTTAWA OFFICIAL PLAN 

The site is designated Traditional Mainstreet in the Official Plan. The Mainstreet 
designation permits a broad range of uses, including retail and service commercial uses, 
offices, residential and institutional uses. Although Traditional Mainstreets each have their 
own distinctive character, they additionally perform a role of providing adjoining 
neighbourhoods with a range of daily goods and services. Given the exceptional 
circumstance of having to retain the heritage building in situ, a drive-through restaurant 
is an acceptable use for this location, at an intersection of cross-town commute routes. 

 

As discussed above, the development of drive-through facilities on Traditional 
Mainstreets is reserved for exceptional circumstances according to the Official Plan. The 
subject property is such a circumstance due to the other potential adverse impacts of 
the site’s as-of-right zoning, the absence of traditional mainstreet fabric and street 
parking in the surrounding context, and the major practical constraints against 
developing this site in keeping with Traditional Mainstreet policies. As per Policy 3.6.3.6, 
the proposed development preserves the intent of the policies as much as possible 
through improved landscaping and street trees, redimensioned vehicular access, and the 
addition of paths to improve the pedestrian experience on the site. 

 

The proposed development will not generate undue adverse impacts on neighbouring 
properties and fulfills the compatibility objectives and design principles outlined in 
Section 2.5.1 and the compatibility criteria outlined in Section 4.11. 

 

MEETS APPLICABLE DESIGN GUIDELINES 

The proposed development generally meets the design direction provided in the Urban 
Design Guidelines for Traditional Mainstreets, within the constraints imposed by the 
overarching objective of preserving the existing heritage building on the site.  

 

The proposed commercial building with patio and drive-through take advantage of an 
infill opportunity and achieve an improvement to the building in terms of landscaping, 
amenity space and street animation.   

 

MAINTAINS THE GENERAL INTENT OF THE ZONING BY-LAW 

The site is zoned Traditional Mainstreet (TM). The proposed restaurant use is permitted 
in a TM zone. Drive-throughs are not permitted in a TM zone, although an adjacent site 
has received a zoning exception to allow one. As such a zoning by-law amendment is 
being sought.  
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With respect to compliance with zoning provisions, most conditions on the site are 
legally non-conforming as a result of having retained the original heritage structure. 
Minor variances will be required for those provisions which could not be met as a result 
of constraints imposed by the retention of the site’s heritage characteristics. 

 

REPRESENTS GOOD PLANNING 

Overall, the proposed development advances several key policy objectives at the 
Provincial and Municipal levels including: optimizing the use of serviced lands within the 
existing urban boundary, contributing to economic and social vitality of a commercial 
corridor, and restoring a vacant heritage building to active commercial use. 

 

Based on the above analysis, the proposed development represents good planning and is 
therefore in the public interest. 

 

Sincerely,  

   

 
 

Jeff Nadeau, MPL   

Planner 

FOTENN Consultants Inc. 

Carl Furney, AICP MCIP RPP   

Senior Planner 

FOTENN Consultants Inc. 

  

 


