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1.0 Introduction
Holzman Consultants Inc. has been retained by Blacksheep Developments to prepare a
Planning Rationale and Design Brief in support of applications for Plan of Subdivision;
Official Plan Amendment, and Zoning By-law Amendment relating to a property located
at 2159 Mer Bleue Road in the Cumberland ward of the City of Ottawa (the “Subject
Property”). The purpose of these applications is to establish a multi-parcel mixed-use
development. The development will be anchored by a major gymnastic fitness
establishment, but also include commercial, residential to support the athletic
users/activities by providing short term accommodation, retirement, and other health and
wellbeing-related uses. Following an approved Plan of Subdivision, the development of
each parcel will be handled through an independent Site Plan Control application process.
This report provides a description of the existing conditions and proposed development
and contains a review of the applicable land use planning policies, including the Provincial
Policy Statement (PPS), the Official Plan (OP) policies, and Zoning By-law provisions.
The summary and conclusions indicate that the proposed applications can be
accommodated by the PPS, OP and Zoning By-law and represent good planning. In
addition, the report will discuss on the ongoing studies that include/affect the Subject
Property.
2.0 Site Overview

Exhibit ‘A’ – Aerial Photo (Subject Property shaded in blue)
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The purpose of this report is to review the applicable policies as they pertain to a proposal
for fitness and recreation, commercial, accessory residential, and retirement uses in order
to justify the expansion of the current Mixed-Use Centre designation over the entire site
as well as the supporting implementing Zoning Bylaw to for the intended uses.

Exhibit ‘B’ – Google Earth 3D Aerial Rendering (Looking North)
The Subject Property is irregular in shape and approximately 55,770m2 in size. It is a
triangular shaped lot with a frontage of 97.82m on Mer Bleue Road. The site is surrounded
by the following land uses:
•
•
•
•

North: Driving range and automobile dealerships
East: Vacant rural land and industrial uses; suburban residential
South: Hydro easement, low density residential and commercial, suburban
residential, a proposed medical hub facility
West: Storage yard and snow dump

The Subject Property is legally described as PIN 145631528; Part of Lot 2, Concession
11, Geographic Township of Cumberland, Parts 2 and 9 on Plan 50R-6820. The property
owner is 2534189 Ontario Limited.
3.0 Description of Proposed Development
The proposed development entails the establishment of a 9 block Plan of Subdivision;
where 7 blocks will be utilized as developable parcels, and the remaining two will be part
of an access road. The road itself will be designed and constructed to City of Ottawa
standards and conveyed to the City to become a public road.
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While the access road may initially be built in the form of a “cul-de-sac”, the intention in
the final buildout is to have it connect to the eventual Vanguard Road extension – the
actual location of such currently pending until finalization of the Environmental
Assessment process undertaken by the City (See Exhibit E for sample concept).

Exhibit ‘C’ – Proposed Plan of Subdivision
The areas of each development parcel block are as follows:
•
•
•
•
•
•
•

Block 1: 1.0 acres (4,059.4m2)
Block 2: 0.9 acres (3,546.3m2)
Block 3: 1.25 acres (5,058m2)
Block 4: 1.25 acres (5,057.1m2)
Block 5: 1.7 acres (6,982.1m2)
Block 6: 3.2 acres (12,862.5m2)
Block 7: 2.5 acres (10,110m2)

The anchor of this development will be the ~2,000m2 “Tumblers” fitness and recreation
complex within a ~6,500m2 building entitled “Fortitude” to be situated on Block 6. As
indicated earlier in this report, the Tumblers building and development on the other blocks
will be handled through separate Site Plan Control applications which will allow a more
specialized and nuanced opportunity to establish optimal design, landscaping, and further
detailed site designs. The purpose of these applications is to establish a policy framework
and property parcels to permit this work to be undertaken.
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Exhibit ‘D’ – “Tumblers” Recreation Complex concept by Douglas Cardinal Architect

Exhibit ‘E’ – Long-term Buildout Concept
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Table A – Forecasted Job Creation
Use
“Tumblers” Operation Staff
“Tumblers” Ancillary Uses (inc. retail)
Retirement Residence
Physio/wellness centre
Sport and Social Club
Tennis/Athletic Academy
Residential accommodation building
Hotel site
Administrative and Property Management
Total

Area
Required
3.5 acres
0 acres
1.5 acres
1 acre
1.5 acres
2.5 acres
1 acre
1.1 acres
Full-time: 629

Approximate
development area
25,000 ft2
45,000 ft2
145 rooms
10,890 ft2
16,335 ft2
110,000 ft2
130,680 ft2
71,874 ft2
Part-time: 589

Jobs
Created
85
162
80
39
59
374
13
392
14
1,218

In addition to the jobs noted above, it should also be understood that development is
currently being contemplated for the J.P. Taillefer lands immediately north of this property,
expected to contribute another 2,129 jobs to the land area. Combined with the Montfort
medical hub also undergoing the development process along with lands located along the
west side of Mer Bleue Road, the prospect of achieving the 5,000 jobs sought for an
employment area are in an attainable range given the desired re-designation to mixeduse centre.
4.0 Design Statement
As indicated throughout this report, the fine details pertaining to architecture and
landscape design will be dealt with at the Site Plan Control phase for each block. Given
that this proposal is intended to establish prestige tenants, the quality of design is
expected to be high, as suggested by the concept for the Tumblers “Fortitude” building
(Exhibit D). Nonetheless, the design of the subdivision can still be discussed on a broad
level. It is intended that the commercial uses will be situated towards the Mer Bleue Road
frontage where they can form a strong street presence both onto Mer Bleue and onto the
interior road within the subdivision. The overall concept of the development is to establish
an “Active/Athletic Hub” which is intended to pair well with the Montfort “Medical Hub”
being proposed nearby, and the Transit Hub which will arise from the BRT. These will all
introduce synergistic uses to a growing suburban community; allowing for many local
services that reduce the need to commute to other areas of the City.
The larger scale athletic uses will be directed further to the rear of the subdivision which
will permit adequate space and treatment of their additional size. The road itself will
include sidewalks on both sides, generous landscaping, and other active transportationsupportive measures to help it reach the status of “complete street”. Where the interior
road directs north, it will feed into the future proposed Vanguard extension, creating
improved connectivity and urban fabric in association with the intended development of
the “J.P. Taillefer” lands immediately north of this property. Until the Vanguard Road
extension is complete, a turnaround will be present to ensure safe and efficient circulation
of traffic within the site.
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5.0 Planning Context
The applicable policy framework includes an examination of the Province of Ontario’s
land use planning directives expressed in the Provincial Policy Statement and the City of
Ottawa’s policies expressed in the City of Ottawa Official Plan.
5.1 Conformity with the 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 Ottawa’s urban area, 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 develop a mixed-use centre on an underused parcel in close proximity to
a proposed Bus Rapid Transit (BRT) corridor meets these significant intentions,
specifically a) 4. and a) 5. The conceptual vision is centered around health and wellness,
and in doing so the development will include active transportation-supportive design and
net-zero buildings. Due to the presence of arterial roads and the planned BRT station
adjacent to the site, the Subject Property is ideal to develop at a high level of
intensification over the fullness of time.
On a more general level, Section 1.1 of the PPS provides policy guidance for efficient
development and land use patterns. This section includes Subsection 1.1.1. b)
“accommodating an appropriate range and mix of residential, employment (including
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industrial, commercial, and institutional uses), recreational and open space uses to meet
long-term needs;” and f) “improving accessibility for persons with disabilities and the
elderly by removing and/or preventing land use barriers which restrict their full
participation in society.”
This proposal can be considered to contribute to an appropriate range and mix of uses
that meets long-term needs. Additionally, as the “baby boom” population continues to
age, retirement uses such as those being proposed offer an excellent opportunity to keep
elderly community members in a space where they can “age in place”. Aging in place is
a burgeoning desire held by elderly community members to remain within their community
with independence for as long as possible.
Further, Section 1.1.3.6 states that “New development taking place in designated growth
areas should occur adjacent to the existing built-up area and shall have a compact form,
mix of uses and densities that allow for the efficient use of land, infrastructure and public
service facilities.”
The proposed development is adjacent to existing residential subdivisions immediately
south of the hydro corridor and proposed development to the immediate east, north and
west. Its conception, as will be metered through the Site Plan process, is to become
compact, mixed-use growth appropriate for the available infrastructure to provide the
additional services important to establish a well-rounded sustainable community.
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, 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, this proposal will include
numerous mix of uses which act in synergy within the site itself as well as alongside the
nearby residential and commercial uses.
Given the above, we have concluded that the Provincial Policy Statement supports the
proposal as currently envisioned.
5.2 Conformity with the City of Ottawa Official Plan
Presently, the City of Ottawa Official Plan policies straddle three documents – The Ottawa
Official Plan, Official Plan Amendment #150, and Official Plan Amendment #180.
Amendment #150 was undertaken as a 5-year review to the in-force document; which
was then appealed, where further changes were made that became the basis for
Amendment #180. These policies have been assessed below as they pertain to the
Subject Property. The documents have been interpreted to give precedence to the latest
opinion of City Council where relevant.
According to Schedule ‘B’ of Official Plan Amendment 150, the Subject Property is
designated as an Employment Area with its southernmost corner being within the Mixed
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Use Centre designation. See Exhibit F below. The Employment Area designation covers
a very large area bounded at the north by Innes Road, at the west by Page Road, at the
east by Tenth Line Road and by the hydro corridor (future BRT route) at the south.

Exhibit ‘F’ – Schedule B of Official Plan No. 150; Property outlined in red

8

Exhibit ‘G’ – Schedule E12 to Official Plan No. 180; Property outlined in red
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As a result of a number of appeals to OPA #150, the City undertook a study on the current
supply of designated employment lands. After the study was completed, it was
determined that the City had excess land so designated. Thus, as part of Official Plan
Amendment No. 180 that attempted to address many of the appeals, it was determined
that certain land so designated could be re-designated to General Urban Area and the
Mixed-Use Centre portion of the property would be re-designated to “Urban Employment
Area” (See Exhibit G).
The rationale for this shift arose from the Ottawa Employment Land Review (August 2016)
prepared by Hemson and Urban Strategies for the City. It states:
“The proposed re-designations in the South Orleans Employment Area recognize that
these lands will be challenged to attract employment uses seeking convenient access to
highways and high visibility but nevertheless are an appropriate location for other, more
flexible employment uses; therefore, a significant portion of the area should be protected
as an Employment Area…Given the existing employment uses at the east end of the
area, the access provided by Mer Bleue Road and the presence of a snow dump on the
west side of Mer Bleue Road, it is most appropriate to protect the east half of the area for
employment. To reinforce this half for employment, and recognizing the impacts of the
snow dump, it is also recommended that a portion of the Mixed Use Centre north of the
hydro corridor be designated Employment Area but with an area-specific policy that
ensures higher-density employment uses are located close to the future rapid transit
station.”
It is established through this re-designation proposal that the Subject Lands are not to be
thought of as “typical” employment uses. Instead, they are viewed as high-density, transitoriented employment uses. This intention is in line with the proposed mixed-use centre.
The proposal is for a dense, transit-oriented athletic hub that generates significant
employment through a wider array of uses than typically considered in Employment
Areas.
Given that OPA 180 has also revised the “Employment Area” zone to be defined as
“Urban Employment Area,” the result is that the total property will fall under the same
“Urban Employment Area” designation. We are proposing an amendment to designate
the entirety of the Subject Property back to the Mixed-Use Centre designation.
Section 3.6.5 – Urban Employment Area
A wide range of uses are permitted within the present designation on a site-specific basis
through the zoning by-law including warehousing, distribution, manufacturing,
communications, storage, construction, office, institutional, research and development
uses, and limited commercial uses.
Policy 1 of this section states that, “Urban Employment Areas are designated on Schedule
B and are intended to be established clusters of business and economic activity capable
of accommodating more than 2,000 jobs and with a board spectrum of job densities.”
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•

This intention to meet job creation targets can be more realistically met under the
Mixed-Use Centre designation. A greater variety of permitted uses would allow for
more flexibility in meeting Full-Time Equivalent (FTE) job requirements than the
present designation (See Table A).

According to Policy 2(c) of Section 3.6.5, Urban Employment Areas are to permit a variety
of “ancillary uses, such as recreational, health and fitness uses, child care, and service
commercial uses (e.g. convenience store, doctor and dentist office, shoe repair shop,
coffee shop, restaurant, bank, dry-cleaning outlet, service station or gas bar) consisting
of small occupancies on individual pads, within a building containing a permitted use, in
groups as part of a small plaza, or on small lots”.
While these uses, desired for this proposal, are permitted in the Urban Employment Area,
the re-designation is sought given that they will be of a scale and scope that is primary to
the development rather than ancillary as is anticipated within the policies discussed
above.
Site-Specific Urban Employment Area Policy No. 12, introduced by OPA 180 also applies
to the Subject Property:
Employment uses within 400 metres of the planned rapid transit station at Mer Bleue
Road in the South Orléans Urban Employment Area shall have a minimum density of 200
jobs per hectare. The minimum density may be reviewed and if necessary amended by a
secondary planning process.
As indicated earlier, given the present market conditions and community needs, these
targets can more realistically be achieved through a Mixed-Use Centre designation that
permits a wider array of uses.
Section 3.6.2 – Mixed Use Centre
The policies for the desired designation; Mixed-Use Centre, are not changed by OPA 180.
As mentioned earlier, the southernmost corner of this site was previously part of a MixedUse Centre designation. In particular, this area was considered part of the East Urban
Community Mixed Use Centre. Section 3.6.2 of the Official Plan describes this
designation as intended to support transit, active transportation, and a mixture of uses.
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Exhibit ‘H’ – Proximity to Mixed-Use Area
Policy 5 states that “Mixed Use Centres will permit a broad variety of land uses at transitsupportive densities, such as offices, secondary and post-secondary schools, hotels,
hospitals, large institutional buildings, community recreation and leisure centres,
daycare centres, retail uses, entertainment uses, services (such as restaurants), highand medium-density residential uses and mixed-use development containing
combinations of the foregoing.” This encompasses many of the uses desired for the
project.
Policy 6A states that “Development is generally permitted prior to the approval of a
community design plan. However, in the case of the Mixed Use Centre south of Innes
Road and west of Mer Bleue Road:
a. The City will only permit development after the completion of a community design
plan and its adoption as a secondary plan by amendment to this Plan.
b. Development of the Innes Snow Disposal Facility, in compliance with the policies
under Section 3.9 shall be permitted in advance of the Community Design Plan for
this Mixed Use Centre.
The Subject Property is northwest of the area described above, but is nonetheless in
close proximity and of the same designation, so attention should be rendered towards
this policy. The above-noted community design plan has been completed, but it has not
yet been adopted as a Secondary Plan.
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East Urban Community Design Plan

Exhibit ‘I’ – East Urban Community Design Plan
As demonstrated above, this Community Design Plan primarily refers to the area south
of Innes Road and west of Mer Bleue Road. Nonetheless, it notes the property as being
a mixed-use centre.
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East Urban Community Mixed Use Centre Community Design Plan
The process of creating a community design plan for the Mixed-Use Centre itself is
ongoing. The East Urban Community (EUC) Mixed Use Centre is identified in the Official
Plan as lands requiring a Community Design Plan (CDP) prior to development. The CDP
is intended to implement the policies of the Official Plan to this specific area, as described
in Section 2.5.6, with more detail being introduced in terms of development standards,
servicing, transportation, environmental and other elements.
The EUC Mixed Use Centre CDP is a landowner initiated project supported by the City of
Ottawa, which started in September 2013 and is ongoing under the direction of City
Planner Cheryl Brouillard. Future rapid transit stations where the Cumberland Transitway
will intersect with the extension of Belcourt Boulevard and Mer Bleue Road anchor the
mixed-use centre. The CDP study area generally includes the mixed-use centre, plus
additional industrial lands to the north that could eventually be within walking distance of
the future transit stations. See the image below.

Exhibit ‘J’ – Schedule for EUC Mixed Use Centre
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Given the vision for intensification and a mixture of uses at this site, it is very likely that
the proposed development will eventually be supported by the future CDP for the EUC
Mixed Use Centre. The CDP would eventually be part of a staff report considered by
Planning Committee and City Council and include an Official Plan Amendment and
Zoning Bylaw Amendment that would introduce the appropriate policies and zoning for
the entire area arising out of the CDP process.
Section 2.5.1 – Designing Ottawa and Section 4.11 – Urban Design and Compatible
Development
The Subject Property is designated within a Design Priority Area according to the
parameters set out Official Plan. As such, future development is subject to review by an
Urban Design Review Panel. Section 4.11 emphasizes that attention to massing,
architecture, and compatibility are key aspects of future development in this area. These
matters will be addressed largely through the Site Plan Control process for each individual
parcel.
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5.3 Conformity with the City of Ottawa Comprehensive Zoning By-law No. 2008250

Exhibit ‘K’ – Zoning Map (GeoOttawa 2016, Subject Property shaded in)
The property is currently zoned as General Industrial, Subzone 7, with a designated
height limit of 21m; referred to as IG7 H(21). The purpose of this zone is to:
(1) permit a wide range of low to moderate impact, light industrial uses in accordance
with the Employment Area designation of the Official Plan or, the General Urban
Area designation where applicable;
(2) allow in certain Employment Areas or General Urban Areas, a variety of
complementary uses such as recreational, health and fitness uses and service
commercial (e.g. convenience store, personal service business, restaurant,
automobile service station and gas bar), occupying small sites as individual
occupancies or in groupings as part of a small plaza, to serve the employees of
the Employment or General Urban Area, the general public in the immediate
vicinity, and passing traffic;
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(3) prohibit retail uses in areas designated as Employment Area but allow limited
sample and showroom space that is secondary and subordinate to the primary use
of buildings for the manufacturing or warehousing of the product; and
(4) provide development standards that would ensure that the industrial uses would
not impact on the adjacent non-industrial areas.
Numerous light industrial and general industrial uses are permitted, however they do not
include the majority of the desired uses for this project.
Under Subzone 7 of the IG zone, the following are also permitted provided that the total
of each use is below 300m2 and the aggregate total area is below 2,999m2:
amusement centre
automobile service station
instructional facility
recreational and athletic facility
restaurant
As made apparent above, the zoning is not wholly appropriate for the desired project. A
rezoning to a more appropriate Mixed Use zoning would be logical for this project.
Accordingly, it is proposed that the MC – Mixed-Use Centre Zone is selected for the
rezoning. Not only is this designation more receptive to the desired uses, but it also has
adaptive performance provisions that allow for numerous lot configurations.
The purpose of the MC – Mixed-Use Centre Zone is to:
(1) ensure that the areas designated Mixed-Use Centres in the Official Plan, or a similar
designation in a Secondary Plan, accommodate a combination of transit-supportive
uses such as offices, secondary and post-secondary schools, hotels, hospitals, large
institutional buildings, community recreation and leisure centres, day care centres,
retail uses, entertainment uses, service uses such as restaurants and personal service
businesses, and high- and medium-density residential uses;
(2) allow the permitted uses in a compact and pedestrian-oriented built form in mixed-use
buildings or side by side in separate buildings; and
(3) impose development standards that ensure medium to high profile development while
minimizing its impact on surrounding residential areas.
The proposed development is in line with the above-noted intentions. Further, the primary
desired uses are permitted. They are as follows: Apartment dwelling mid-high rise;
community health and resource centre; medical facility; recreational or athletic facility;
retail store; retirement home; and sports arena.
There are many further permitted uses in this zone which will allow the development lands
to remain flexible for long-term market shifts. Compliance to performance standards
associated with this zoning designation will be assessed in reference to the future
intended Site Plan Control applications. Notwithstanding, the inherent flexibility of these
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provisions in relation to different lot sizes and configurations ensures that future
development will be able to reasonably meet the associated zoning requirements.
6.0 Technical Studies
Along with this Planning Rationale, the following technical studies that have been
prepared in support of the applications associated with the subject property:
1.
2.
3.
4.
5.
6.
7.
8.

Tree Conservation Report by Ruhland & Associated Ltd.
Phase 1 Environmental Site Assessment by Paterson Group
Servicing Report by DSEL
Stormwater Management Report by DSEL
Environmental Impact Statement by Muncaster Environmental Planning Inc.
Noise Study by Gradient Wind Engineering Inc.
Geotechnical Study by DSEL
Transportation Impact Study by D.J. Halpenny & Associates Ltd.

7.0 Summary and Conclusions
1. The applications for Plan of Subdivision; Official Plan Amendment; and Zoning Bylaw Amendment to allow for the development of a Mixed-Use Centre in a suitable
area are in adherence to the policies laid out in the Provincial Policy Statement.
2. These applications are appropriate given the aspirations and intentions of the Official
Plan, in particular the job creation targets and density around existing and proposed
transit stations, but are more appropriately addressed through the Mixed Use Centre
designation.
3. This proposal and its future associated Site Plan Control applications are best
accommodated within the Mixed Use Centre (MC) zoning framework.
Based on the above noted rationale, the application for Site Plan Control is appropriate
and represents sound land use planning.
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Prepared by;

William S. Holzman, MCIP, RPP
President
Holzman Consultants Inc.
December 15, 2017
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