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SECTION 1: INTRODUCTION &
OVERVIEW
1.1 Introduction
This Planning Rationale is submitted in support of the
Official Plan Amendment (OPA) application, which
accompanies this Report, proposing a re-designation of
approximately 31.5 hectares of land within the City of
Ottawa from an “General Rural Area” designation with an
“Urban Expansion Study Area” overlay to a “General
Urban Area” designation with a “Developing Communities
(Expansion Area)” overlay to permit a draft plan of
subdivision for residential purposes. The lands are legally
described as Part of Lot 4, Concession 11, Geographic
Township of Cumberland (now City of Ottawa) and
known municipally as: 2405 Mer Bleue Road and 2496
Tenth Line Road.
The Rationale has been prepared in accordance with the
City of Ottawa’s requirements for an OPA application.
The purpose of the rationale is to assess the
appropriateness of the proposed re-designation in the
context of the:
1) Provincial Policy Statement;
2) City of Ottawa Official Plan; and,
3) findings of the required technical studies

1.2 Requested Amendment
The requested amendment would:


Amend Schedule ‘A’ of the Official Plan by
changing the designation of the lands from
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“General Rural Area” with an “Urban Expansion
Study Area” overlay to the “Urban Area (see
Schedule B)” designation; and


Amend Schedule ‘B’ of the Official Plan by
changing the designation from “Urban Expansion
Study Area” to the “General Urban Area”
designation with a “Developing Communities
(Expansion Area” overlay.

It is additionally requested that all other schedules
illustrating the urban boundary, namely schedules: C, D,
E, G, K, and L1 be amended accordingly to reflect this
change.
While the lands are illustrated as being outside the “Urban
Boundary” as illustrated on Schedule A of the Official
Plan, it is understood that the City does not considered
applications to re-designate “Urban Expansion Study
Areas” to be an “Urban Boundary Expansion” as defined
by provincial policy and that Urban Boundary illustrated
in Schedule A of the Official Plan would be refined by the
City as a housekeeping matter at a later date. However
as part of this OPA, the “Urban Area Boundary” on
Schedule ‘A’ should be moved to correspond with the
newly amended area and to reflect this on all subsequent
schedules.

1.3 Supporting Studies & Reports
In support of this OPA, the following studies and reports
are submitted to the City in addition to the planning
application and associated fees. These studies and
reports are summarized in this Planning Rationale and
confirm that the proposed OPA is based on the principles
of good planning, and best engineering practices. These
studies were identified by the City on July 29, 2013, as a
requirement of a complete application and are comprised
of:
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1)
2)
3)
4)
5)
6)
7)
8)

Concept Plan;
Master Servicing Study;
Community Transportation Study;
Environmental Management Plan;
Financial Implementation Plan;
Geotechnical Study;
Phase I Environmental Site Assessment; and,
Hydrogeological Study

Three additional requirements were also noted in the
same correspondence being: a description of any
applicable Landowners Agreement; analysis of any
required Environmental Assessment; and the inclusion of
a Flood Plain Special Study Area as part of the OPA.
While these are not studies or reports per se they have
been addressed within the body of this report. It is the
intent of this Planning Rationale to provide an inventory
of compliance with regard to the submission
requirements to ensure a complete application.
As noted, a concept plan generally illustrating how the
property will be developed has been submitted with this
application identifying unit-type distribution,
infrastructure facilities, and major open space
components. While no plan of subdivision application is
being submitted at this time, the submitted concept plan
is intended to provide the City with a general level of
comfort as to how the lands will ultimately be developed.
Section 3.12, “Developing Communities (Expansion Area)”
requires studies prior to development by the applicant.
The accompanying studies with this application are
intended to satisfy the requirements of Section 3.12.
Subsequently, once the OPA is approved, a plan of
subdivision can be submitted for draft approval without
the need for an additional amendment to the Official Plan.

1.4

The Subject Lands

The Lands are composed of two (2) discrete parcels
located at the periphery of the City’s East Urban
Community of Orleans totaling 31.5 ha. It legally
described as Part of Lot 4, Concession 11, Geographic
Township of Cumberland (now City of Ottawa) and
known municipally as: 2405 Mer Bleue Road and 2496
Tenth Line Road. See Figures 1 and 2.
The two parcels are divided by a Stormwater
Management (SWM) Facility previously deeded to the
City by the Applicant. The Lands are bounded by:


North - an unopened road allowance beyond which are
lands designated “General Urban Area” in various
states of residential development;



East – Tenth Line Road and fully-developed residential
lands;



South – undeveloped lands also designated “Urban
Expansion Study Area”



West – Mer Bleue Road and lands within the Mer Bleue
CDP Area, and East Urban Community CDP, Phases I
and II.

The Lands are occupied by a single detached dwelling
and associated residential accessory buildings but are
otherwise vacant and currently farmed for cash crop
purposes. They are generally flat and for the most part
have been cleared of vegetation to accommodate
agricultural activities, with the exception of hedgerows
located along fence lines and the unopened road
allowance. A municipal drain, known as McKinnon’s
Creek, crosses the two parcels.
The lands are designated “General Rural Area” with an
“Urban Expansion Study Area” overly on Schedule ‘A’ of
the Official Plan and as “Flood Plain” on Schedule ‘K’.
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They are zoned “Rural Countryside (RU) Zone” with a
“Flood Plain Overlay” in the City’s Zoning By-law.

1.5 The Proposed Development
A Concept Plan (see Figure 3) is included to satisfy
Section 3.12.3 of the Official Plan and provides a
demonstration of the development potential of the site.
The proposed development will be characterized by a mix
of residential dwelling types and densities designed to
meet the needs of a variety of socio-economic and
demographic backgrounds and contributing to a mix of
dwelling types and tenures. The Concept Plan proposes a
combination of medium and high density street
townhomes and back-to-back townhomes primarily
grouped near the entrances to the lands at both Mer
Bleue and Tenth Line Roads. Areas located in the interior
of the parcels and closer to the SWM Facility would be
designed to accommodate low density single-detached
dwellings. A total of 810 dwelling units is proposed.
Three parks ranging in size between 0.43 ha and 0.8 ha
are proposed to be located throughout the development
providing easy and equitable access to open space from
all areas of the development. Additionally the SWM
Facility would be landscaped to provide amenity space
and pedestrian connections to both parcels and to the
north and south.. No school sites or public service
facilities are proposed for the lands.
The road network would be composed of Local Roads
with a proposed 18 m right-of-way and a Collector Roads
with a proposed 24 m right-of-way. The proposed road
network is designed to align with existing / approved
road connections on adjacent lands, to the north, east,
and west, and will provide connections to vacant
undeveloped lands to the south. Pedestrian paths will
provide multiple pedestrian connections through the
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lands and to adjacent existing communities and future
communities. See Figure 6.
Tree-lined streets and pathways characterize the
proposed entryways. The City’s Urban Design Guidelines
related to the design of residential areas, parks/open
space, and natural features, will guide the proposed
development and ensure high-quality design that is
compatible with and complimentary to the area.

1.6 Area Context and Ontario Municipal
Board Decision PL100206 (OPA 76)
The lands were the subject of Ontario Municipal Board
(OMB) Decision PL100206 (re: OPA 76) which identified
these lands to be brought into the Ottawa Urban Area. In
order to implement the OMB Decision to bring
approximately 901 gross ha into the urban boundary the
City developed a rating system to categorize parcels and
based on a number of planning criteria which included
size of the parcel and the ability to easily service the
parcels, among others.
Based on the City’s rating system the lands, known as
Parcel 10a, were rated #2 with a total score of 66 (City of
Ottawa Staff Report dated September 1, 2011). The cutoff was 51 points so the lands were able to easily meet the
City’s criteria.
Staff, in their report of September 1, 2011, recommended
the designations of either ‘Urban Boundary Expansion
Study Area’ or ‘Developing Communities (Expansion
Area)’. Lands designated ‘Urban Expansion Study Area’
represent areas in need of the most significant amount of
servicing expansions and coordinated development
approach with adjacent parcels. It was also the intent of
the City to see these lands ‘phased in’ with a requirement
of a land needs analysis (Section3.11.2) and an OPA,
Community Design Plan (CDP), or concept plan where
required.
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Lands designated ‘Developing Communities (Expansion
Area)’ represent lands which are not very large, are easily
/ already serviced and can appropriately proceed by way
of a plan of subdivision for their orderly development as
opposed to inclusion in part of a larger area / secondary
planning process.
It can be argued that area 10a should have been
considered for a ‘Developing Communities (Expansion
Area)’ designation at that time as the attributes of the
lands, particularly from a servicing perspective,
distinguish them from the remaining ‘Urban Expansion
Study Area’ lands to the south. While the lands, as
demonstrated in the accompanying Master Servicing
Study, as serviced by existing water, sanitary and
stormwater capacity, the lands to the south require
substantial servicing upgrades and improvements to
permit their development including the construction of
new stormwater management facilities, a new pump
station (and an associated EA), along with expanded
downstream sewer capacity.
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Figure 1: Area Map
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Figure 2: Subject Site
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Figure 3: Concept Plan
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SECTION 2: REGULATORY &
POLICY CONTEXT
The following section outlines the regulatory and policy
context of the proposed development. It is organized by
summarizing the relevant regulation and / or policy and
providing a “response” explaining how the proposed
development complies with the regulation or policy.

a balance between the province’s economic, social and
environmental interests.
This development is currently subject to the 2005 PPS,
however it is likely that a decision on the application by
the approval authority will be received after April 29,
2014, at which time the 2014 PPS will come into effect. A
review of the 2014 PPS has been undertaken in this
regard. No issues of consistency with the 2014 PPS were
noted in this review.

2.2.1

Efficient Development and Land Use Patterns

2.1 Ontario Planning Act
The Planning Act sets the regulatory framework for
planning in Ontario. It regulates local planning
administration, the development, approval and
amendment of official plans, community improvement,
and zoning by-laws along with various other statutory
planning tools. It also establishes the process for the
subdivision of land. It’s regulations detail application
procedures, notice requirements, and public participation
requirements among other matters.
Response: This application has been submitted in
accordance, and in compliance with, Section 22 and
Ontario Regulation 198/96 of the Ontario Planning Act.

2.2 Provincial Policy Statement
The Provincial Policy Statement (PPS), issued under the
authority of Section 3 of the Planning Act and in effect
since March 1st, 2005, 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” such
policy statements issued under the Act. It seeks to strike
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Policy 1.1.1 outlines the Province’s directions as they relate
to achieving efficient development patterns. The relevant
policies related to this proposal are outlined below.
Policy 1.1.1. reads that “Healthy, livable and safe
communities are sustained by:
a)

Promoting efficient development and land use
patterns which sustain the financial well-being of
the Province and municipalities over the long
term;

Response: The proposed development will be the subject
of a Financial Implementation Plan to ensure it is not a
financial burden;
b)

Accommodating appropriate range and mix of
uses to meet long-term needs;

Response: The proposed development will accommodate
a range of housing types from low to high density to
ensure a variety of types and tenures are available to
meet long-term community needs.
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c)

Avoiding development and land use patterns
which may cause environmental or public health
and safety concerns;

Response: The proposed development is the subject of
an Environmental Site Assessment (ESA) to ensure public
health concerns are addressed. The lands have been
designed to meet the City’s engineering standards
ensuring the development patterns address and mitigate
any safety concerns.
g)

Ensuring that necessary infrastructure and public
service facilities are or will be available to meet
current and projected needs.

Response: The proposed development is the subject of a
Master Servicing Study (MSS) to ensure that
infrastructure will be available to meet current and
projected needs. At the time of the writing of this
rationale no public service facilities have been identified
as being located on the lands.
Policy 1.1.2 reads that “Sufficient land shall be made
available through intensification and redevelopment and,
if necessary, designated growth areas, to accommodate
an appropriate range and mix of employment
opportunities, housing and other land uses to meet
projected needs for a time horizon of up to 20 years.”
Response: The lands are located within an area identified
by the City’s Official Plan as lands that “contribute to the
provision of sufficient urban land to support the
residential demands of the projected population to 2031”
and as such have been identified as required urban lands.
Policy 1.1.3.1 indicates that “settlement areas shall be the
focus of growth and their vitality and regeneration shall
be promoted.” Section 6.0 defines settlement areas as
“urban areas and rural settlement areas within
municipalities that are lands which have been designated
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in an official plan for development over the long term
planning horizon”
Response: If approved the subject OPA would add the
lands to the Orleans settlement area by amending the
urban boundary on Schedule ‘A’. The OMB decision on
OPA 76 approved these lands as being within the urban
area, focusing growth on a designated settlement area.
Policy 1.1.3.2 states that land use patterns within
settlement areas shall be based on densities and a mix of
land uses which efficiently use land and resources; 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.
Response: The proposed concept plan provides for a mix
of low, medium, and high density residential dwelling
types that contribute to an overall mix of densities to
ensure the efficient use of infrastructure and public
services facilities while at the same time achieving
compatibility with the surrounding area. The
development will utilize existing services without the
need for significant external servicing upgrades.
Policy 1.1.3.7 proposes 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.”
Response: The proposed development will occur
adjacent to the existing built-up area on lands that are
currently developed or are currently in the process of
being development. Again, the proposed development
will be composed of a mix of residential densities to
ensure a compact urban form that promotes the efficient
use of land, infrastructure and public service facilities.
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2.2.2

Housing

Policy 1.4.1(a) and 1.4.3 emphasize that planning
authorities shall provide for an appropriate range of
housing types and densities required to meet the
projected requirements of current and future residents;
this includes accommodating all social, health and wellbeing considerations – including affordability. The
policies also require the ability to accommodate
residential growth for a minimum of 10 years.
Response: The proposed development will include a
range of housing types (single detached and multiple
attached) and densities designed to meet the needs of a
variety of incomes, lifestyles, life stages and preferences.
See Figure 3.

2.2.3

Contributing to Healthy / Active
Communities

Policy 1.5.1 states that healthy, active communities should
be promoted by planning public streets, spaces and
facilities that are safe and that meet the needs of
pedestrians, cyclists and individuals pursuing other forms
of alternative transportation. This policy also recognizes
that a full range and equitable distribution of publiclyaccessible built and natural settings for recreation are
important components of a healthy community.
Response: Pedestrian and pathway linkages, which will
provide access within the proposed development and
through to the existing built up area, are proposed. The
sidewalks and pathways have been designed to connect
parks, natural areas and community focal points. See
Figure 6.
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2.2.4

Providing Infrastructure

Section 1.6 requires the planning and provision of
infrastructure to be conducted in a coordinated and costeffective manner ensuring: it meets projected needs;
optimizes the use of existing infrastructure; and is
integrated with public service facilities. It identifies that
full municipal services are the preferred method of
servicing land within settlement areas and requires that
development demonstrate there is sufficient water and
sanitary reserve capacity to accommodate development.
Specifically, Section 1.6.1 requires that infrastructure be
provided in a coordinated, efficient, and cost-effective
manner to accommodate projected needs.
Response: The proposed development has been the
subject of a Master Servicing Study (MSS). This MSS,
examined a number of potential servicing options for the
lands that takes into consideration capacity existing
municipal infrastructure and required upgrades to ensure
that the infrastructure is provided in a coordinated,
efficient and cost-effective manner to accommodate the
projected needs. The MSS was completed under the
guidance of a number of existing infrastructure reports
and studies completed to service the area. Additionally, it
is noted that the Lands will be subject to the Area 10 CDP
process which will also insure that the lands are serviced
in a coordinated and cost-effective manner.
Section 1.6.2 requires that the use of existing
infrastructure be optimized, wherever feasible, before
consideration is given to developing new infrastructure.
Response: The MSS completed for the proposed
development proposes that the development be
connected to the existing watermains on Mer Bleue and
Tenth Line Roads. No upgrades to the existing water
distribution system have been identified as being required
to accommodate the proposed development. The MSS
also proposes that the development connect to the
existing sanitary sewage system, and indicates that there
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is existing downtown capacity to accommodate the
proposed development, however the Tenth Line Pump
Station may require upgrades. The MSS ensures that
existing infrastructure is being optimized, subject to
potential upgrades. No major infrastructure expansions
are required to accommodate the proposed
development.
Section 1.6.4.1 a) requires that sewage and water services
shall direct and accommodate expected growth in a
manner that promotes the efficient use of existing
municipal sewage and water services.
Response: The MSS completed for the proposed
development proposes that the development be
connected to the existing watermains on Mer Bleue and
Tenth Line Roads. No upgrades to the existing water
distribution system have been identified as being required
to accommodate the proposed development. The MSS
also proposes that the development connect to the
existing sanitary sewage system, and indicates that there
is existing downtown capacity to accommodate the
proposed development. The MSS concludes that the
Tenth Line Pump Station may require upgrades to
increase its capacity. The proposed upgrades were
recommended after analysing the possibility of
constructing a new pump station to accommodate the
development.
Section 1.6.4.2 notes that municipal sewage and water
service are the preferred form of servicing in settlement
areas.
Response: The MSS completed for the proposed
developed examined a number of servicing options and
concluded that connection to the municipal water and
municipal sanitary sewage system are the preferred
method of servicing the Lands.
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Section 1.6.5 encourages efficient use of existing and
planned transportation systems and encourages land use
patterns and densities “that minimize the length and
number of vehicle trips and support the development of
viable choices and plans for public transit and alternative
transportation modes ...”
Response: The proposed development was the subject of
a Community Transportation Study (CTS) which analysed
both the existing and planned transportation system to
ensure that it is provided in a coordinated and costeffective manner.

2.2.5

Protecting the Natural Environment

Sections 2.1 and 2.2 outline the Province’s policies as they
relate to Natural Heritage and Water. Generally, site
alteration and development is either prohibited within a
Natural Heritage Feature or only permitted when it is a
demonstrated that the proposed development “will have
no negative impacts on the natural features or their
ecological functions”. Additionally, development and site
alteration is restricted in or near sensitive surface water
and ground water features to ensure their “hydrologic
functions will be protected, improved or restored”.
Response: The Environmental Management Plan (EMP)
completed for the proposed development concluded that
there are no provincially significant wetlands, woodlands,
valleylands, wildlife habitat, or areas of natural and
scientific interest (ANSI) on the subject lands or within a
development impact area as the lands have been
extensively cleared for agricultural purposes. It
additionally notes that the lands are not located within, or
near, a wellhead protection area.
The EMP does note the presence of McKinnon Creek and
identifies a series of eight mitigation measures to be
undertaken at the time of actual development to ensure
the surface water features are protected.
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2.2.6

Floodplain

Section 3.1 generally directs development to areas that
are not “impacted by flooding hazards”; prohibits
development within the floodway. Where a two-zone
approach to floodplains are applied, development may
only occur within the flood fringe subject to flood
proofing and other measures to ensure the protection of
life and property.
Response: Currently the lands are the subject of a ‘Flood
Plain’ designation on Schedule ‘K’ of the Official Plan, a
‘Flood Plain’ overly in the Zoning By-law, and the
regulations of South Nation Conservation (SNC). These
policies are regulations are designed to prevent
inappropriate development in areas impacted by flooding
hazards. The lands will be the subject of a Special Study
Area that will prohibit development on the lands until
such time as the appropriate studies have been
completed to facilitate the removal / re-designation of
the floodplain through the lands.

2.3 City of Ottawa Official Plan
The City of Ottawa Official Plan was approved in
November 2003, and “provides a vision of the future
growth of the city and a policy framework to guide its
physical development to the year 2031. It is a legal
document that addresses matters of provincial interest
defined by the Provincial Policy Statement under the
Ontario Planning Act”. Beyond this, the Plan serves as a
basis, or provides guidance on, for a wide range of
municipal activities. In the City of Ottawa Official Plan,
the lands are designated “Urban Expansion Study Area”
on Schedule ‘A’. Portions of the lands are designated as
“Flood Plain” on Schedule ’K’. See Figures 4 and 5.
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2.3.1

Growth Management

Section 2.2 seeks to direct the vast majority of growth
within the urban boundary where services are readily
available to accommodate development to make “the
best use of existing facilities and services and ensure that
new development can be provided with urban facilities
and services in the most efficient manner possible” noting
that it is “the most cost-effective pattern for the provision
of municipal services and infrastructure”.
Response: The proposed development supports this
strategic direction and would result in fully-serviced
development that is accommodated within the urban
boundary of the City of Ottawa.

2.3.2

Drainage & Stormwater Management

Section 2.3.3.1 requires that development will implement
stormwater management and will conform to stormwater
site management plans, the Infrastructure Master Plan,
and community design plans, as necessary, to address
stormwater quality and quantity issues.
Response: As noted in the submitted Master Servicing
Plan prepared as a part of this submission, the lands
would drain into the Avalon West SWM Facility, which
was been designed and constructed to City of Ottawa
and Ministry of the Environment (MOE) standards. While
the original SWM Report prepared for the Facility
excluded the lands, a report from JF Sabourin and
Associates confirms that there will be capacity in the
Avalon West SWM Facility to accommodate flows from
the lands, once the ultimate pond has been constructed.
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Figure 4: Official Plan Schedule ‘A’
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Figure 5: Official Plan Schedule ‘B’
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2.3.3

Urban Design & Compatibility

Section 2.5.1 recognizes the importance of urban design
and compatibility in creating “lively community places
with distinctive character that will attract people and
investment to the City”. To accomplish this, the City
outlines 7 urban design principles to:
(1) Enhance the sense of community by creating and
maintaining places with their own distinct identity.
Response: Entrances to the lands will be designed to
incorporate gateway features to create a sense of identity
and arrival. The use of parks disbursed throughout the
lands, act as focal points for the community. This is also
achieved by locating the parks along major roadways in
order to create distinct landmark features.

(2) Define quality public and private spaces through
development.
Response: Housing will incorporate a range of built forms
and architectural detailing, ensuring visual diversity of the
streetscape. Housing forms will vary in terms of building
lines, roof lines, setbacks, and garage location. External
design features will ensure physical differentiation with
respect to building materials, and the design and
configuration of doorways, windows, porches and
perimeter fencing. Human-scale design will be provided
using elements such as decreased front yard setbacks.
(3) Create places that are safe, accessible and are easy
to get to, and move through.
Response: Pedestrian connectivity will be supported by
dedicated trails and walkways connecting the
development, as well as the development to the area,
through its proposed open spaces. Major roads will have
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sidewalks on both sides of the right-of-way, while all local
roads will have sidewalk on one side. The use of parks
throughout the site ensures optimum accessibility and
convenience for the community.

(4) Ensure that new development respects the character
of existing areas.
Response: The proposed concept plan illustrates a range
of housing types from single detached dwellings to three
storey apartments. This scale of development is
consistent with the existing and ongoing development in
the area and will contribute to overall neighbourhood
stability. Collector roads connecting the lands to Mer
Bleue and Tenth Line Roads will be located to respect
existing connections and traffic conditions.
(5) Consider adaptability and diversity by creating places
that can adapt and evolve easily over time and that
are characterized by variety and choice.
Response: Proposed housing types will range from single
detached dwellings to apartment dwellings and will
accommodate the needs of a range of people of different
incomes and lifestyles at various stages in the life cycle.
(6) Understand and respect natural processes and
features, and promote environmental sustainability in
development.
Response: While the site itself does not contain elements
of the Natural Heritage System, with the exception of
McKinnon’s Creek, the proposed development will respect
the existing landscape by minimizing regrading to that
required for engineering purposes. The use of the Avalon
West SWM Facility will ensure that stormwater is retained
and treated on site. Landscaping of the SWM Facility,
parks, and streetscape will provide opportunities to
improve the amount and quality of tree / vegetative
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cover on the lands that have been lost due to previous
uses.

The Section also outlines an implementation strategy for
the urban design principles.
Response: At this time a concept plan has been
submitted, at the request of the City, along with the
application. While the concept plan is intended to
provide a level of comfort to the City in illustrating the
potential layout of the lands, it is not intended to
represent the final detail submission to the City which
would ostensibly follow at the time of submission of a
plan of subdivision application. The time of submission of
a plan of subdivision, is the most appropriate way to
address the policies of Section 2.5.1.

2.3.4

Affordable Housing

Section 2.5.2.1 defines affordable housing as housing for
which a low or moderate income household pays no more
than 30% of its gross annual income. Policy 2.5.2.2(b)
states that the City will encourage 25% of all new
ownership housing to be affordable to households up to
the 40th income percentile.
Response: The proposed development will contain a
variety of dwelling types and densities that will contribute
to an overall mix of land tenures and affordably. This will
ensure housing affordability, accessibility and suitability
for various housing needs. As the City revises
affordability on annual basis, and it is more appropriate
that compliance with the affordability policies of the
Official Plan be addressed at the time of application for a
plan of subdivision. It is assumed that the high density
units will meet the City’s definition of affordable.
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2.3.5

Developing Communities (Expansion Area)

The lands are currently designated “General Rural Area”
with an “Urban Expansion Study Area” in the City of
Ottawa’s Official Plan, a designation which is intended to
contribute “to the provision of sufficient urban land to
support the residential demands of the project population
to 2031” and are intended to primarily accommodate
residential uses. The lands are governed by the policies
of Section 3.11 of the Official Plan. While permitting
existing uses on the lands, the “Urban Expansion Study
Area” designation identifies parcels which are intended to
be used for residential purposes within the Official Plan’s
planning horizon and provides the policy mechanisms for
re-designating the lands for development. The new
overlaying designation will be ‘Developing Communities
(Expansion Area)’. It is intended that the policies of this
Section (3.12) be satisfied. These policies are outlined
below:
Lands designated on Schedule B as ‘Developing
Community (Expansion Area)’ and ‘Urban Area’
contribute to the provision of sufficient urban land to
support the residential demands of the projected
population to 2031. The intent is that these lands will be
developed primarily for urban residential uses, once the
policies of this section have been satisfied.
Response: As illustrated by the Concept Plan (see Figure
3), and in accordance with the above policy, it is intended
that the proposed development will designated ‘General
Urban Area’ and used exclusively for residential purposes.
The policies of this section will be achieved through the
preparation of a plan of subdivision.
Response: As noted previously it is the intent of the
applicant that these lands proceed by way of a plan of
subdivision.
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Proponents of development will complete, to the
satisfaction of the City, studies and a plan of sufficient
detail to:

d)

Establish the mix and location of residential dwellings
which, as a minimum, will constitute the following:
i)

a)

Identify the location, timing and cost of roads and
transit facilities, water and wastewater services,
public utilities, stormwater management facilities, etc.
required on-site and off-site to service the area; and

ii) In Urban Expansion Study Area designations,
overall residential development will meet a
minimum average density target of 34 units per
net hectare. Net residential density is based on the
area of land in exclusively residential use, including
lanes and parking areas internal to developments
but excluding public streets, rights-of-way and all
non-residential uses; and

Response: The accompanying Master Servicing Study,
Community Transportation Study, and Concept Plan area
intended to fulfill this requirement of the Official Plan.
b)

Identify the natural heritage system on the site
independent of the potential developable area.
Typically an environmental management plan as
described in Section 2.4.3 will be prepared where a
subwatershed study does not exist or does not
provide sufficient guidance to identify the
environmental features on the site and their
functions, which together constitute the natural
heritage system. The components of this system are
generally described in Section 2.4.2, with the
exception that significant woodlands are to be
further evaluated consistent with the Urban Natural
Areas Environmental Evaluation Study. No
development is permitted within this system, which is
to be conveyed to the City for public use before
development of the area is approved; and

Response: The accompanying Environmental
Management Plan is submitted to fulfill this requirement
of the Official Plan.
c)

Identify Recreational Pathways on the site; and

Response: The Concept Plan, illustrated in Figure 6 of
this Report, identifies the recreational pathway to fulfill
this requirement of the Official Plan.
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At least 45% single detached but not more than
55% single detached, at least 10 per cent
apartment dwellings and the remainder multiple
dwellings, other than apartments.

Response: A total of 810 (100%) units are proposed on
the submitted concept plan which is distributed as
follows: 429 (53%) single detached dwellings; 261 (32%)
townhome dwellings; and 120 (15%) apartment dwellings.
This distribution exceeds the minimum density targets of
the Official Plan (see Figure 3).
e)

Show how the plan will achieve other policies of this
Official Plan including, but not limited to, affordable
housing and design; and

Response: Compliance with these matters are
summarized in Sections 2.3.4 and 2.3.5 of this Report.
f)

Meet the requirements of Phase 1 and 2 of the
Environmental Assessment Act where required

Response: The accompanying Master Servicing Study
confirms that an Environmental Assessment is not
required for the proposed development to proceed as no
proposed or identified potential undertakings fall under
the Schedule ‘C’ of the Municipal Class Environmental
Assessment (October 2000, amended 2007 & 2011).
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Proponents of development will prepare a Financial
Implementation Plan and commit to providing:
a)

The on-site and off-site servicing systems described
above through development charges or at the
expense of the developer; and

b)

The natural heritage system as non-developable
lands to be transferred to the City for $1; and

c)

The Recreational Pathways as identified in this Plan
through development charges or at the expense of
the developer.

Response: The accompanying Financial Implementation
Plan is submitted to fulfill this requirement of the Official
Plan.

2.3.6

Walking, Cycling, Transit, Roads and
Parking Lots

on the basis of public services”. The accompanying
Master Servicing Study (MSS) is submitted to fulfill this
requirement of the Official Plan. The accompanying MSS
demonstrates that the lands can be adequately serviced
meeting the City’s engineering and design standards
without the need for significant macro-infrastructure
upgrades.

2.3.8

Environmental Protection

Section 4.7 outlines the City’s policies as they relate to
the natural heritage system, its features and functions.
These policies are intended to assist in maintaining,
improving, protecting, and managing the City’s natural
heritage system including protection of vegetative cover,
protection of endangered and threatened species, and
the protection of groundwater resources.

Section 4.3.1 requires that a Community Transportation
Study (CTS) be submitted where the City determines that
the development may have an impact on the
transportation network in the surrounding area.

Response: The accompanying Environmental
Management Plan (EMP) is submitted to address the
policies of Section 4.7. It is salient to note that no natural
heritage features have been identified on the lands
through the EMP process.

Response: The accompanying CTS is submitted to fulfill
this requirement of the Official Plan.

2.3.9

2.3.7

Servicing in Public Service Area

Section 4.4.1.1 requires that “development applications in
Public Service Areas to be supported by an assessment of
the adequacy of public services”.
Response: The City’s Infrastructure Master Plan (IMP)
identifies ‘public service areas’ as “those areas where the
City provides for public water and wastewater services. In
the urban area, new development is required to proceed
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Flood Plains

Section 4.8.1 of the Official Plan outlines the City’s policies
as they relate to flooding and floodplains noting that “the
purpose of these policies is to reduce the potential for
public cost or risk of inquiry, loss of life, property damage,
and economic and social disruptions, which may result
directly or indirectly from development and other
activities in flood plains”. This Section highlights policies
as they relate to: the limits of the floodplain; development
restrictions in the floodplain; and two-zone floodplain
areas.
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Figure 6: Roadways, Connections and Pathways
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Response: It is recognized that McKinnon’s Creek
currently crosses the lands and that there is floodplain
associated with McKinnon’s Creek, as designated on
Schedules ‘K’ and ‘L1’ and as illustrated in the floodplain
overlay in the City’s Zoning By-law. It is noted that
previous studies have been completed to update the
regulatory floodplain levels and that flows from the
McKinnon’s Creek watershed, west of Mer Bleue Road, will
ultimately be diverted to Mud Creek. As such, the
floodplain located north of the Avalon West SWM Facility
will be completely removed.
An analysis is currently under review at the City and
South Nation Conservation to revise the regulatory
floodplain limits as the existing channel will be made
redundant and can be filled. Until such time as the
revision to the floodplain is approved by the City and
South Nation Conservation, the floodplain to the west of
the SWM Facility will remain a Special Study Area with
the accompanying development restrictions.
No amendment is being sought to the Official Plan
Schedules to remove the ‘Flood Plain’ designation and no
necessary amendment was identified by City Staff as
required to proceed with this application. It is anticipated
that the removal of these designations will be addressed
by the City as a ‘housekeeping’ matter at the time the
removal of the flood plain is addressed the City and the
Conservation Authority.

2.3.10 Contaminated Sites
Section 4.8.4 outlines the City’s policies as they relate to
contaminated and potentially contaminated sites. These
policies outline the requirements as they relate to the
investigation, remediation, and risk management and
detail the requirements for the filing of a Record of Site
Condition (RSC) with the MOE. Specifically, policy 4.8.4.1
requires that “applicants to document uses of a property
or properties that are subject of a development
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application ... in order to assist in the determination of the
potential for site contamination.
Response: The accompanying Phase I Environmental Site
Assessment is submitted to fulfill this requirement of the
Official Plan.

2.3.11

Green Space Requirements

Section 4.10 outlines the City’s policies as they relate to
parkland dedication and development adjacent to major
green spaces and waterways. This Section includes
policies as they relate to the amount and type of land to
be dedicated as well as provisions that provide for cashin-lieu of parkland in certain circumstances. Additionally
it contains policies as to how parkland and green space
are to be developed along major open spaces and
waterways, such as the Greenbelt and Ottawa River.
Response: The submitted concept proposed three
“parks” of 0.43, 0.59, and 0.8 ha each distributed
equitably throughout the lands (see Figure 3) and have
been selected based on the “City of Ottawa Park and
Pathway Development Manual”. The location and design
of these “parks” will be confirmed as part of the future
draft plan of subdivision and subsequently dedicated to
the City.

2.4 City of Ottawa Zoning By-law (No.
2008-250)
The City of Ottawa Zoning By-law (No. 2008-250)
constitutes the Comprehensive Zoning By-law of the City
of Ottawa. It is intended to implement the policies of the
City’s Official Plan with the goals of focusing growth
within the urban part of the City; promoting increased
transit ridership; emphasizing good urban design;
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preserving environmental integrity; conserving resource
areas; focusing rural growth within villages; and achieving
compact mixed-use communities.

2.4.1

Rural Countryside (RU) Zone

Within the City of Ottawa’s Zoning By-law the lands are
identified as being zoned “Rural Countryside (RU) Zone”.
The RU Zone is intended to accommodate “agricultural,
forestry, country residential lots created by severance
and other land uses characteristic of Ottawa’s
countryside”. This zoning recognizes the existing uses of
the property and would allow for expansions to the
existing uses as well. A zoning change would eventually
be required in order to facilitate the development of the
lands for residential purposes.
Response: Currently the lands are used for agricultural
purposes (cash cropping) and will be used for such
purposes until such time as a plan of subdivision is
submitted for the lands. As is consistent with the
“Developing Communities (Expansion Area)” designation
in other areas of the City, the existing rural zoning
remains on the property until such time as a development
proposal is put forward to the City. This is an appropriate
approach as both the “Urban Expansion Study Area” and
“Developing Communities (Expansion Area)”
designations are essentially “future development /
holding” designations recognizing that they will be the
subject of development within the planning horizon of the
Official Plan, but permitting the lands a range of rural /
agricultural uses until such time as they are developed for
urban uses.

2.4.2

Flood Plain Overlay

The lands are also subject to a “Flood Plain Overlay” in
the Zoning By-law. These provisions take precedence
over the underlying zone provisions. The overly is
intended to apply to lands at risk of flooding “in order to
restrict development in a floodplain to minimize the
threat of injury or loss of life and prohibit land uses where
substances of a chemical, hazardous or toxic nature are
used which could contaminate potential flood waters”
and “where flooding may compromise the ability to
deliver essential services. These lands are additionally
subject to Conservation Authority regulations and
permitting.
Response: As is noted in Section 2.3.9 of this Report, it is
recognized that McKinnon’s Creek currently crosses the
lands and that there is floodplain associated with
McKinnon’s Creek, as illustrated in zoning schedules of
the By-law. As previously noted, studies have been
completed to update the regulatory floodplain levels and
that flows from the McKinnon’s Creek watershed, west of
Mer Bleue Road, will ultimately be diverted to Mud Creek.
As such, the floodplain located north of the Avalon West
SWM Facility will be completely removed.
Additionally, an analysis is currently under review at the
City and South Nation Conservation to revise the
regulatory floodplain limits as the existing channel will be
made redundant and can be filled. Until such time as the
revision to the floodplain is approved by the City and
South Nation Conservation, the floodplain to the west of
the SWM Facility will remain a Special Study Area and the
associated “Flood Plain Overlay” will remain in effect with
its associated development restrictions.

A rezoning will be required at the plan of subdivision
stage once a final determination of lot configurations and
densities has been made.
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SECTION 3: CONTEXTUAL
ANALYSIS
3.1 Introduction
The Subject Lands are located at a juncture between 3
different CDP Areas being: the Mer Bleue CDP to the
north, the East Urban Community CDP to the west, and
the Area 10 CDP to the south. The lands to the east have
developed by way of individual plans of subdivision. It is
important to ensure that the proposed development
supports these area planning processes and their
resultant plans to ensure a comprehensive and orderly
approach to development that achieves the goals and
objectives of the OP. To ensure this, a contextual analysis
was undertaken to evaluate the proposed development in
the context of the wider area.

3.2 North – Mer Bleue CDP

all future residents will be within a 5-minute walk from
parkland within the area.
The proposed development will been designed to align
with established road and pedestrian / cycling
connections provided for in the CDP and to provide for
the ‘Multi-use Pathway’ established on Schedule ‘I’ of the
OP and connecting to Harvest Valley Avenue east of the
Lands (illustrated on Figure 6).

3.3 South – Area 10 CDP
The Area 10 CDP lands encompass lands to the south of
the proposed development. The CDP, and accompanying
Demonstration Plan, have yet to be completed at the time
of the writing of this Rationale.
This proposed development would provide five road
connections to the lands to the south, including one
collector road (a continuation of a collector road
established in the Mer Bleue CDP). Aside from the noted
collector road, other proposed road connections are
located at flexibility locations that can respond to any
required connections in the future CDP.

The Lands are most substantially impacted by the Mer
Bleue CDP to the north which establishes the location of
road and pedestrian / cycling connections to the Lands,
along with area school sites, and commercial and
institutional amenities which will serve the proposed Plan.
When viewed as an extension of the Mer Bleue CDP Area
the Lands are easily integrated into this establishing
community and are well serviced by walkable commercial
development 300 metres from the Lands as well as an
elementary and secondary school, both less than a 5minute walk (less than 400 metres) of the Lands.

It is proposed that the noted collector road, provide for
recreational pathway connections between the Mer Bleue
CDP lands, and the Area 10 CDP lands.

The proposed parks within the development round-off
designated parks within the Mer Bleue CDP, ensuring that

The Applicant is willing to commit to contributing to the
‘soft costs’ related to the development of parkland and
school sites within the Area 10 CDP.
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The proposed development provides for three parks
intended to fulfill the parkland requirements of the draft
plan application and contribute to the overall parkland
requirements of the CDP. The proposed parks are
located and sized to provide flexibility, and can easily
respond to changes that may be required as a result of
the CDP.
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3.4 Lands East of Tenth Line Road
The lands to the east of Tenth Line Road were developed
by way of individual plans of subdivision. The lands
directly across from proposed development (known as
Avalon West), utilize ‘window streets’ fronting onto Tenth
Line. The proposed development would mirror this on
the east side of the road creating a cohesive streetscape
along Tenth Line Road. The sole connection from Tenth
Line to the proposed development has been designed to
align with the established Harvest Valley Avenue and will
accommodate the OP’s designated ‘multi-use pathway’
that runs through the subject development through
Harvest Valley Avenue.

pedestrian and cycling connections to adjacent lands. It
is proposed that these pedestrian and cycling
connections will carry through the proposed
development (as illustrated in Figure 6). No other road
connections from the Phase 2 lands impact the proposed
Plan. The interface between the proposed development
and the Phase 2 lands will be a combination of ‘sidefronting’ and ‘front-facing’ townhomes.

The lands to the south of Avalon West are designated
‘Developing Communities (Expansion Area)’ and like the
subject Lands will be required to prepare a concept plan
independent of a CDP.

3.5 West – East Urban CDP
The East Urban CDP encompasses the lands located to
the west of Mer Bleue Road. The CDP establishes two
phases. The Phase 1 lands are approved and located
north of Renaud Road and provide little interface with the
proposed Plan. No pedestrian or road connections are
provided through the lands north of Renaud that would
impact the proposed Plan. The Phase 2 lands are located
to the south of Renaud Road, and compose the majority
of the interface between the CDP Area and the proposed
Plan. These lands are currently the subject of a planning
process and while no land uses, open spaces, or
pedestrian / cycling pathways are proposed at this time,
the Phase 2 lands have been provided with a ‘Land Use
Structure Plan’ which outlines major road connections
throughout the site. The development’s proposed
entrance from Mer Bleue will be a designated collector
designed to align with Renaud Road, an existing
designated collector. As a designated collector, it is
anticipated that Renaud will be designed to provide
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Figure 7: Contextual Analysis
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SECTION 4: SUMMARY OF
SUPPORTING STUDIES &
REPORTS

groundwater conditions at the site and provide
preliminary geotechnical recommendations pertaining to
the proposed development of the site. The preliminary
report identifies a series of recommendations to be
carried out once the master grading plan and site
development are determined.

The following outlines a summary of the supporting
studies and reports accompanying the subject
application. It is organized by summarizing the
conclusions of the study / report and providing a
“response” explaining how the study / report support the
proposed development.

Response: The preliminary geotechnical investigation
supports the proposed OPA as it does not identify any
factors that would preclude the use of the lands for
residential purposes but rather outlines a number of
recommendations to be undertaken once more detailed
site design has occurred.

4.1 Environmental Site Assessment

4.3Community Transportation Study

A Phase I Environmental Site Assessment (ESA) dated
May 9, 2013 was completed by Patterson Group Inc. and
accompanies the application. The purpose of this
assessment was to research the past and current uses of
the site and adjacent lands in order to identify activities
which may have impacted soil and groundwater quality.
The report noted that the lands have been vacant with
limited agricultural use since at least 1945 and that
adjacent properties have been used for the same
purposes. It concludes that that Phase II – ESA is not
required for the property at this time.

A Community Transportation Study (CTS) dated August
2013 (and revised April 2014) was completed by Stantec
and accompanies this application. The purpose of the
CTS is to assess the potential transportation implications
of the proposed residential subdivision and to determine
whether transportation improvements are required to
support it. The Study was carried out in accordance with
the City’s “Transportation Impact Assessment Guidelines”.
The study concludes that the lands are well served by
transit and notes there are good opportunities to extend
transit to serve the lands. It notes future improvements
to be made to area roads to accommodate development
within the area.

Response: As the ESA supports the proposed OPA as it
does not identify any historical or current concerns
related to the development of the property for residential
purposes.

Response: The CTS supports the proposed OPA, as it has
identified and anticipated transportation improvements
needed to accommodate the proposed development in
accordance with City guidelines.

4.2Preliminary Geotechnical Investigation
A Preliminary Geotechnical Investigation dated March 9,
2006 was completed by Patterson Group Inc. and
accompanies the application. The purpose of this
investigation was to determine the subsoil and
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4.4

Environmental Management Plan

An Environmental Management Plan (EMP) dated
November 27, 2013 (and revised April 2014) was

26

completed by Kilgour & Associates Ltd. and accompanies
this application. The purpose of the EMP is to identify
natural features located on or adjacent to the site and
recommend specific mitigation measures to protect these
features during development. The Plan reviewed the site
and adjacent lands for twelve natural heritage features
and concluded that only one, a surface water feature
being MacKinnon’s Creek, was present in the area. The
Plan subsequently identifies a series of mitigations
measures to be undertaken during the development
phase to ensure the protection of surface water. The
report additionally notes mitigation measures that should
be undertaken to protect trees within the immediate
vicinity of the lands.
Response: The EMP supports the proposed OPA, as it
concludes that no natural heritage features are present
that would preclude the development of the lands for
residential purposes (see Figure 8).

4.5 Master Servicing Study
A Master Servicing Study (MSS) dated September 11, 2013
(and revised April 11, 2014) was completed by David
Schaeffer Engineering Ltd. and accompanies the
application. The purpose of the study is to outline all
aspects of servicing, including water supply, stormwater
management, sanitary waste disposal, and site grading as
it applies to the proposed development to demonstrate
that the site can be adequately serviced to accommodate
the proposed development, meeting the City’s
engineering and design standards. The Study reviews
servicing in the context of the natural heritage system
and the Environmental Assessment Act and outlines the
recommended methods to be service the lands.
Response: The MSS supports the proposed OPA as it
demonstrates that the lands can be adequately serviced
meeting the City’s engineering and design standards
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without the need for significant macro-infrastructure
upgrades.

4.6

Hydrogeological Report

A Hydrogeological Information Review and Assessment
(Hydro-G) dated September 2013 was completed by
Golder Associates and accompanies the application. The
purpose of the study is to is identify any potential
impacts on local groundwater resources, including
existing water supply wells, which may occur as a result
of the proposed development of the lands. The report
concludes that no impairment to groundwater quantity or
quality is expected that would negatively impact area
drinking water supplies. It additionally notes that no
impacts to nearby septic systems or structures are
expected.
Response: The Hydro-G supports the proposed OPA by
concluding that the proposed development will not
negatively impact drinking water quantity or quality, nor
will it negatively impact area septic systems or structures.

4.7 Financial Implementation Plan
A Financial Implementation Plan (FIP) dated October 4,
2013 was completed by David Schaeffer Engineering Ltd.
and accompanies the application. The purpose of this
Plan is to outline and commit the applicant to providing:
financing for on-site and off-site servicing systems
through development charges or at the cost of the
applicant; transferring natural heritage and nondevelopable lands to the City for $1; and financing the
pathways outlines in the Official Plan through
development charges or the cost of the applicant. The
Plan outlines the infrastructure and facilities proposed for
the lands and assesses the appropriate financing
mechanisms for their development.
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Response: The FIP supports the proposed OPA as it
demonstrates how the identified infrastructure and
facilities will be financed through both private financing
and development charge funds.
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Figure 8: Environmental Constraints Map
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“Developing Communities (Expansion Area)”
overlay and notes that there are no conditions on
the lands, environmental or otherwise, that would
preclude developing the lands for residential
purposes, and demonstrates that the lands are
ideally suited for residential development.

SECTION 5: CONCLUSION
5.1 Summary
This Planning Rationale was intended to identify,
summarize, and demonstrate compliance with the policies
of the Provincial Policy Statement and the City of Ottawa
Official Plan as it relates to the proposed OPA to redesignate certain lands within the City of Ottawa from
“General Rural Area” with an “Urban Expansion Study
Area” overlay to “General Urban Area” with a “Developing
Communities (Expansion Area)” overly in the City’s
Official Plan to subsequently facilitate to the development
of the lands for a residential plan of subdivision.
Specifically the Rationale demonstrates:


That the applicant has been submitted in
accordance with the requirements of the Planning
Act.



Compliance with both the 2005 and 2014 PPS,
supporting the goals of efficient development and
land use patterns, and the provision of affordable
housing as illustrated in the concept. It ensures
the efficient provision of infrastructure as
demonstrated in the MSS and outlines how the
policies of the PPS will be addressed as they relate
to flooding hazards.





Compliance with the City’s Official Plan through
the submitted concept plan which illustrates how
the property can be developed to meet the City’s
requirements as they relate to unit-type
distribution, urban design, infrastructure facilities,
and major open space / recreational components.
Compliance with the proposed land use
designation of “General Urban Area” with a
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That, based on the contextual analysis provided,
the lands can be developed in an orderly fashion
that takes into account the existing and future
CDP processes in the immediate area.



The lands can be appropriately designated
“General Urban Area” with a “Developing
Communities (Expansion Area)” as it meets the
intent of the OMB Decision regarding OPA 76 and
“Developing Communities (Expansion Area)
designation in that they are required to be
included within the urban boundary and that they
represent lands which are not very large, are easily
/ already serviced and can appropriately proceed
by way of a plan of subdivision for their orderly
development as opposed to inclusion in part of a
larger area / secondary planning process.

5.2 Conclusion
Based on the findings provided throughout this report, it
is concluded that the proposed development (being the
Official Plan Amendment) is appropriate as it is capable
of addressing the requirements of the Provincial Policy
Statement and the City of Ottawa Official Plan. This
conclusion is supported by the above analysis and the
conclusions of the noted reports and studies that have
been required for submission.
Based on the above analysis and conclusion, it is
submitted that the proposed amendment to re-designate
lands illustrated on Schedule ‘A’ of the Official Plan from
“General Rural Area” with an “Urban Expansion Study
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Area” overlay to “General Urban Area” with a “Developing
Communities (Expansion Area” overly on Schedule ‘B’:





Meets the requirements of the Planning Act;
Is consistent with the Provincial Policy Statement
(2005 and 2014);
Conforms to the Official Plan of the City of
Ottawa; and
Constitutes good planning.

Pamela Sweet, FCIP, RPP

Paul Hicks, MCIP, RPP
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