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1.0
INTRODUCTION
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Fotenn Consultants Inc. has been retained by the Richcraft Group of Companies (“Richcraft”) to prepare a
Planning Rationale in support of a Site Plan Approval Extension and a Site Plan Control Amendment for a
property located in the South Nepean community. The subject property is municipally known as 146
Mountshannon Drive and legally described as Plan 4M-889 Block 108, part of a previously approved plan of
subdivision that applies to the larger area. The purpose of this Planning Rationale is to support the re-circulation
of the previously approved Site Plan with modifications made to the layout and building typology.
Richcraft is proposing to develop the 2.42 ha site with 174 residential units, distributed in eleven (11) buildings
with shared surface parking (185 spaces) and single vehicle access to Mountshannon Drive.
Site Plan Control Amendment application seeks to revise some of the building typologies and reconfigure
internal portions of the site, to increase the function of the overall design. The residential density will decrease
slightly from 181 residential units to 174, still in keeping with the target densities of the site’s “Low Density
Residential” designation in the revised Nepean South Secondary Plan. The overall parking and building heights
are not proposed to change or increase.

1.1

Application History

The subject lands were previously identified as a block for an elementary school in the plan of subdivision for this
area. In 2004, the school board waived its purchase option and declared that it was no longer interested in the
site, with no intention to construct a school. Richcraft acquired ownership of the site for development purposes.
In 2005, the City of Ottawa approved a Site Plan Control application for 85 street townhouses on a private, loop
road (file no. D05-12-03-0280). The project had two (2) roadway connections to Mountshannon Drive, with 20
street townhouses and private driveways fronting directly onto Mountshannon Drive.
In 2011, the City of Ottawa approved Official Plan Amendment, Zoning By-law Amendment and Site Plan Control
applications to permit the currently approved 181-unit, single-entrance residential development. The Official Plan
Amendment was required to permit the development at a slightly reduced density as envisioned through the
Nepean South Secondary Plan. The Zoning By-law Amendment was required to rezone the property from a
residential Third Density (R3) subzone to a Residential Fourth Density (R4) subzone to allow low-rise apartments
and stacked townhouse dwellings, with site specific provisions.
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2.0
SURROUNDING AREA AND SITE CONTEXT
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Figure 1: Location Map

The subject property is located on the south side of Mountshannon Drive, west of Woodroffe Avenue, south of
Fallowfield Road and the National Capital Commission (NCC) Greenbelt lands and north of Longfields Drive in
the Community of Barrhaven (Figure 1).
The 2.42 ha (5.99 acres) irregularly shaped parcel has a frontage of 162m along Mountshannon Drive, with a
depth of 112m at its shallowest point and 187m at its deepest point.
The site is currently vacant, with some long grass and small trees located in the southern portion of the site. A
number of informal pedestrian pathways traverse the site providing connection from the residential uses to the
north, west and south of the site to the existing park and school to the east and south east of the property. The
most meaningful pedestrian connection is located on the southernmost portion of the property, connecting to a
municipally-owned walkway block on the north side of Daventry Crescent.
The areas to the north, west and south are characterized by an existing, established low-profile, ground oriented,
single-family and street townhouse residential community. The lands to the immediate north and east are
developed as the well-used Mulligan Municipal Park and the St. Luke Elementary School and play yard.

Planning Rationale

146 Mountshannon Drive

April 2017

3
Mountshannon Drive is a 30m wide collector road with an 11m asphalt roadway and sidewalks along both sides
of the street. There are also opportunities for on-street parking. Earl Mulligan Drive, connecting to Woodroffe
Avenue, is also a 30m wide collector road with an 11m roadway.
Fallowfield Road, Woodroffe Avenue and Greenbank Road are 44.5m wide, multi-lane, non-divided and median
divided Arterial Roadways.
The Richcraft lands are located approximately 875m (linear) from the Fallowfield Transit Station and transitway.
The lands are well-served by several local and express bus routes by way of Mountshannon Drive, Earl Mulligan
Drive, Oriska Way, Fallowfield Road and Woodroffe Avenue, all providing service to the larger Transit Station.
The Richcraft lands are located in close proximity to elementary and high schools, municipal parks and the
National Capital Commission (NCC) Greenbelt lands providing recreational opportunities. Several churches and
other institutional facilities are located in the area.
The site is well-serviced by local, neighbourhood retail (including food stores) along Fallowfield Road, Woodroffe
Avenue and Greenbank Road.
The Rio-Can Marketplace regional-shopping centre, including large format retail, provides destination retail and
uses (cinema, large-format department stores, restaurants, etc.) in proximity to the subject site.
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3.0
DEVELOPMENT PROPOSAL
3.1
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Overview

The proposed development now includes 174 residential units, previously 181. Where the approved Site Plan
included 21 Street Townhomes and 160 Terrace Flats, the revised Site Plan seeks to develop 42 street and
internally-oriented “Back to Back” Townhomes, 48 Terrace Homes, and 96 “Back to Back” Terrace Homes.
The amended site plan proposes five (5) Blocks of Back to Back Townhomes along Mountshannon Drive, Three
(3) Blocks of Terrace Flats along the western border, reduced from four (4), and will now contain 12 units in each
Block rather than 20 units. Where the development was previously centred with two (2) Blocks of 16 units each,
the development will now have four (4) Blocks of 12 units each. The four (4) southern and eastern Blocks,
previously three (3), have also been reduced from 16 unit Blocks to 12 unit Blocks.
Although the route of the driveway through the site varies slightly, the site access location remains unchanged –
with the same location of a single private entrance. Parking areas and the location of the accessory buildings
located at the south end of the development have also changed slightly in response to the housing block
changes.
The revised Site Plan can be seen in Figure 2, with examples of the residential housing types to be developed in
Figure 3. Elevations of the Terrace Flats can be found in Appendix A.

Figure 2: Proposed Amendment Site Plan
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The development is supported by 158 residential surface parking spaces and 27 visitor spaces while each
Townhouse unit includes a single-car garage. There are also 68 bicycle spaces, all in keeping with the applicable
zoning requirements.

Figure 3: Proposed Back to Back Townhomes (left) and Traditional-style Terrace Flats (right)

3.2

Discussion of Building and Urban Design Considerations

The following is a brief discussion of the proposed changes to the dwelling type changes, and internal site layout
changes and the urban design considerations. Special attention has been given to the Mountshannon Drive
streetscape and the transition to existing dwellings along Daventry Crescent.
Along Mountshannon Drive, five (5) blocks of street-oriented “Back to Back” townhouse dwellings are proposed
in order to transition well to the existing low-rise, single-detached dwellings on the northwest side of
Mountshannon Drive, along Sutcliffe Terrace and James Long Court.
The building elevations will be of a high-quality architectural and urban design treatment, constructed of highquality materials and finishes, all to make a positive contribution to Mountshannon Drive. The dwellings include
single driveways to garages, front porches and pedestrian connections to the municipal sidewalk, all in keeping
with the existing neighbourhood character.
The main site entrance is aligned with Sutcliffe Terrace to minimize vehicle conflicts, and create a symmetrical,
safe four-way intersection, with all four (4) segments of the intersection stop-sign controlled. The single access
will maintain, to the greatest extent possible, a continuous building frontage along the street.
The proposed internal sidewalks are distributed within the site to sponsor good internal links, and connect to the
public sidewalk along Mountshannon Drive and Mulligan Park. The sidewalks are of sufficient width to safely
accommodate pedestrian movements, and are typically located abutting landscape strips and parking lot islands.
The most important pedestrian connection located on the southernmost portion of the property, connecting to a
municipally-owned walkway block on the north side of Daventry Crescent will be maintained and enhanced.
The amenity building has been re-designed and shifted slightly and will continue to accommodate enclosed
resident garbage areas.
The Back to Back Townhouses, now proposed along Mountshannon Drive, are three (3)-storeys tall, an increase
over the previous two (2) – storey units in the approved site plan. This increased height is focused along the arterial
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roadway and allows for useable building area in the smaller footprints typical of Back to Back townhouse
development. Proposed building heights within the development remain unchanged or only slightly altered, and in
all cases within the permitted 13.5m permitted in the By-law.
The number of low-rise apartment buildings along the southern property line, closest to Daventry Crescent, have
been reduced from four (4) to three (3) buildings. Building heights remain staggered and within the 13.5m permitted
by the By-law to minimize the visual effect of the portions of the building closest to the adjacent street townhouses.
The three (3) buildings have been sited to flank the existing rear yards of the townhouses along Daventry Crescent
to reduce the visibility and mass of the building walls.
From adjacent properties to the south and southeast, except for surface parking areas, building setbacks and
landscape and amenity areas will be similar as the adjacent dwellings (side yard to rear yard, rear yard to rear
yard). Daventry and Whitegate Crescents are characterized by conventional street townhomes. An existing 1.8m
high chain-link fence, supplemented by landscape materials to be installed along the three (3) property lines will
screen the parking areas.
The rear yard setback to existing dwellings along Whitegate Crescent remain very deep, 17m at the shallowest
point from new building to lot line.
There would be no visual impacts to the abutting properties to the north and east, a municipal park and school
and play area.

4.0
POLICY & REGULATORY FRAMEWORK
4.1

Provincial Policy Statement

The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning Act and in effect
since April 30th, 2014, provides direction on matters of provincial interest related to land use planning and
development. The Planning Act requires that decisions affecting planning matters “shall be consistent with”
policy statements issued under the Act. The proposed development is consistent with the following policies of
the Provincial Policy Statement.

Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use Patterns
Healthy, liveable and safe communities are sustained by:

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

Accommodating an appropriate range and mix of residential, employment, institutional, recreation, park
and open space, and other uses to meet long-term needs;

Avoiding development and land-use patterns that would prevent the efficient expansion of settlement
areas in those areas which are adjacent or close to settlement areas; and

Promoting cost-effective development patterns and standards to minimize land consumption and
servicing costs.

Settlement Areas
A settlement area is defined as urban areas and rural settlement areas within municipalities (such as cities,
towns, villages and hamlets).
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Land use patterns within Settlement Areas shall be based on:


Densities and a mix of land uses which:
o Efficiently use land and resources; and
o 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.

Housing
Planning authorities shall provide for an appropriate range and mix of housing types and densities required by:

Directing the development of new housing towards locations where appropriate levels of infrastructure
and public service facilities are or will be available to support current and projected needs; and

Promoting densities for new housing which efficiently use land, resources, infrastructure and public
service facilities, and support the use of active transportation and transit in areas where it exists or is to
be developed.
The amended site plan continues to conform to the Provincial Policy Statement. The proposal promotes
an efficient, cost effective pattern of development, stimulates economic growth and takes full advantage
of existing infrastructure.
The proposal promotes healthy, liveable and safe communities by encouraging a range of choice in housing
types and densities within the neighbourhood. The PPS further promotes intensification and redevelopment
opportunities within built up areas where existing or planned infrastructure can support development. The
proposal takes full advantage of an available opportunity to appropriately redevelop and revitalize lands
within an established neighbourhood in the City of Ottawa.

4.2

City of Ottawa Official Plan (2003, as amended)

The City of Ottawa Official Plan provides a vision of Ottawa’s future growth and a policy framework to guide its
physical development to the year 2031. Additionally, the Plan addresses matters of provincial Interest, as defined
by the Provincial Policy Statement, and serves as a basis for a wide range of municipal activities.
The subject property is designated General Urban Area on Schedule B – Urban Policy Plan (Figure 4). The
General Urban Area designation permits the development of a full range and choice of housing types to meet the
needs of all ages, incomes and life circumstances, in combination with conveniently located employment, retail
service, cultural, leisure, entertainment and institutional uses. A broad scale of uses is found within this
designation, from ground-oriented single-purpose to multi-storey mixed use; from corner store to shopping
centre. Contemplation should also be given to achieving, through infill development, a balance of housing types
and tenures to provide for a full range of housing for a variety of demographic profiles.
The Official Plan supports infill and intensification within the General Urban Area where it enhances and
complements existing areas and contributes to their long term vitality. Additionally, the Plan directs growth to
established areas in order to maximize the use of land that is already serviced, accessible and close to existing
amenities.
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Figure 4: Official Plan – Schedule B

The proposed changes to the development continue to maintain the intent of Section 2.5.1 and 4.11 in that the
general character of the development has been maintained with the proposal changing from one form of low-rise
development to another with some changes to block configuration and circulation throughout.
The development continues to create a distinctive place and appreciates the local identity of the South Nepean
community and continues to integrate well within the existing community. Further, the change from
condominium units to rental units further adds to the diversity of housing options within the neighbourhood.
The proposed changes do not affect the impact of the development on the surrounding community. As the
number of units has been slightly reduced and the number of parking spaces has been proportionately reduced,
there are no additional impacts anticipated with regards to traffic, circulation and parking.
Furthermore, with the design maintain a low rise form, the residential development will fit well within the existing
community and continue to support local amenities.
The amended site plan maintains conformity with the Official Plan, including the policies of the General
Urban Area designation. The development will intensify and fill in an underutilized site within an existing
residential community and will do so in a form compatible within the existing neighbourhood. The
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proposed changes are not anticipated to produce any undue adverse impacts and will a positive addition
to the community.

4.3

City of Ottawa Official Plan Amendment 150

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

Land Use


The General Urban Area designation has been maintained through OPA150 and continues to maintain
the intent of the General Urban Area policies.

Building Design



The amended design of this development fits with the existing desirable character and planned function
of the surrounding area.
Buildings along Mountshannon Drive continue to be oriented toward the public thoroughfare.

Massing and Scale


The proposed amended design continues to reflect the low-rise nature of the surrounding area.

The revised policies were reviewed and the development as proposed maintains the intent of OPA150
including the applicable policies of Sections 2.5.1 and 4.11.

4.4

Urban Design Guidelines for Infill Housing

The Urban Design Guidelines for Low-rise Infill Housing is a series of guidelines for infill housing to fulfill design
strategies outlined in the Official Plan. The guidelines provide a framework for the physical layout, massing,
functioning and relationships of infill buildings to their neighbours. The aim of the guidelines is to help create infill
development that will:

Enhance streetscapes;

Support and extend established landscaping

Be a more compact urban form to consume less land and natural resources;

Achieve a good fit into an existing neighbourhood, respecting its character, and its architectural and
landscape heritage;

Provide new housing design that offer variety, quality and a sense of identity;

Emphasize front doors and windows rather than garages;

Include more soft landscaping and less asphalt in front yards;

Create at grade living spaces that promote interaction with the street; and

Incorporate environmental innovation and sustainability.
The following urban design guidelines apply and are being achieved through the proposed development:

Guideline 2.1: the proposed development will contribute to an inviting, safe and accessible streetscape
by emphasizing the ground floor and street façade. Entryways, and windows are located at street level;

Guideline 2.2: The development fills a vacant space within the streetscape and establishes a pedestrian
friendly streetscape character;

Guideline 2.3: New pathways are provided through the development connecting to the existing park,
sidewalks and pathways that surround the site;

Guideline 3.1: Landscaping will be provided to blend into the surrounding area;

Guideline 4.1.1: a portion of the development is oriented toward Mountshannon Drive, the only public
roadway frontage;

Guideline 4.1.2: The development will fill a vacant void within the neighbourhood and follows the existing
character with low-rise residential development;
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4.5

Guideline 4.1.7: The design of the development generally orients building facades to other facades and
avoids facing the backs of other units;
Guideline 4.2.1: The design contributes to the quality of the streetscape and respects the scale and
mass of nearby homes;
Guideline 4.3.2: The proposed design incorporates a mix of modern and traditional design elements to
help integrate with the existing neighbourhood;
Guideline 4.3.3: The proposed development design uses distinguishable elements such as different
materials, colours and building articulation to provide visual interest while also being compatible with the
existing street fabric;
Guideline 5.3: Only one driveway for the development is proposed along Mountshannon in order to
reduce the potential vehicular/pedestrian conflicts and increase legibility and safety; and
Guideline 7.1: The design of the building will integrate and screen service elements when possible.

Nepean South Secondary Plan

The subject site is located within the boundaries of the Nepean South Secondary Plan and specifically within
Areas 1, 2, and 3 of the Plan. The property is designated “Low Density Residential” on Schedule A of the Plan.
The Low Density Residential designation permits a variety of residential uses including but not limited to street,
block and stacked townhouses.
Section 2 and Schedule B of the Secondary Plan sets out development targets for the Secondary Plan areas,
where Schedule B: Longfields and Davidson Heights Communities and South Merivale Business Park
encourages approximately 8,400 dwelling units in the Secondary Plan Area. More specifically, the lands are
identified as a part of a larger area with a density target of 1500 units.
Section 2 notes that the targets are approximate and intended only to promote a distribution of residential units
in relation to services and open space. Variation in density is permitted provided the general intent of the policies
of the Plan are upheld.
The policies of Section 2.4 - Low Density Residential note that higher density housing forms such as townhouses
will be encouraged to locate along Arterial and Collector Roads and/or proximate to community amenities (i.e.
schools and parks) and/or close to public transit.
Further, for residential development, reduced front yard setbacks will be encouraged to create a more intimate
streetscape and social interaction. In order to decrease the dominance of residential garages along the street,
they will be encouraged to be located either even with or behind the residential units. To improve the appeal of
the streetscape, covered porches and verandas shall be encouraged.
The revised site plan continues to propose uses that are permitted within the Low Density Residential
designation and as directed by the Secondary Plan, locates the higher density townhomes along
Mountshannon Drive. The development achieves the policies of Section 2.4.2 with the maintenance of
limited front yard setbacks, and reduced emphasis on parking as it is located within the development and
generally shielded from the public realm.

4.6

City of Ottawa Zoning By-law (2008-250)

The subject site is zoned Residential Fourth Density subzone F with Site Specific Exception 1892 and a
Maximum Height Limit of 13.5 m (R4F[1892] H(13.5)) (Figure 5). The purpose of the R4 zone is to, among others,
allow a wide mix of residential building forms ranging from detached to low rise apartment dwellings, in some
cases limited to four (4) units and in no case more than four (4) storeys, in areas designated as General Urban
Area in the Official Plan. Exception 1892 establishes some site specific provisions which will be included later in
this section.
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Figure 5: Zoning Map

The R4 zone permits, among others, the following uses:

Apartment dwelling, low rise

Detached dwelling

Duplex dwelling

Linked-detached dwelling

Planned unit development

Semi-detached dwelling

Stacked dwelling

Three-unit dwelling

Townhouse dwelling
The following table shows how the proposed amended development meets the provisions of the applicable
zoning:
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Zoning Mechanism

Required

Proposed

Lot Area

1,400 m2

24,281.3 m2

Lot Width

na

191.73 m

Max. Building Height

13.5 m

≤13.5 m

Min. Front Yard Setback

3.0 m

3.94 m

Min. Rear Yard Setback

2.8 m

4.5 m

Min. Interior Side Yard Setback

1.5 m

1.5 m

Min. Setback for any wall of a
residential use building to a
private way

1.8 m

2.58 m

Min. separation area between
buildings within a PUD

1.2 m

3.0 m

Min. Landscaped Area

30 %

>50%

Required Residential Parking

Townhouse: 1/du (42)

42

Apartment Dwelling: 1.2/du (158)

158

Required Visitor Parking

Apartment Dwelling: 0.2/du (26)

27

Bicycle Parking

Apartment Dwelling: 0.5/du (66)

68

Width of Private Way

6.0 m

6.7 m

The revised site plan maintains the intent of the R4F zone and includes uses that are permitted within the
R4F [1892] H(13.5) zoning. Furthermore, the proposal continues to meet all of the provisions set out in the
City of Ottawa Zoning By-law (2008-250).

Planning Rationale

146 Mountshannon Drive

April 2017

5.0
CONCLUSION

13

In considering the proposed application and applicable policy framework, it is our professional opinion that the
proposed development represents good planning and is in the public interest for the following reasons:
CONSISTENT WITH THE PROVINCIAL POLICY STATEMENT
The proposed amendment is consistent with the Provincial Policy Statement which promotes the development
of serviced, underutilized lands, and provides for a range of housing options in compact form.
CONFORMS TO THE CITY OF OTTAWA OFFICIAL PLAN
The site is designated General Urban Area in the Official Plan. The proposed development meets the policies of
the Official Plan and the revised policies of the Official Plan Amendment 150. The development meets the
policies of providing a range of range of housing types and forms and integrates well within an existing low-rise
residential community where many amenities and services can be better supported.
MEETS THE INTENT OF THE URBAN DESIGN GUIDELINES FOR LOW RISE INFILL HOUSING
The proposed development maintains the general intent of the Urban Design Guidelines for low-rise infill
housing.
CONFORMS TO THE NEPEAN SOUTH SECONDARY PLAN
The site is designated Low Density Residential in the Nepean South Secondary Plan. The proposed uses are
permitted within this designation and the development conforms to the policies of the Secondary Plan. In
particular, the development meets the design guidelines of the Low Density Residential designation establishing
a pedestrian oriented character along Mountshannon Drive with low-rise residential development, reduced
setbacks, and parking placed internally to the site.
MAINTAINS THE GENERAL INTENT OF THE ZONING BY-LAW
The site is zoned R4F[1892] H(13.5), which permits a range of residential uses including the Townhouses and
Terrace Homes proposed with this development. The development continues to meet the provisions of the
Zoning By-law.
REPRESENTS GOOD PLANNING
Overall, the proposed amendment advances several key policy objectives at the Provincial and Municipal levels
including providing a variety of housing options within a well serviced area within the Urban Boundary. The
proposed site plan amendment reflects changes deemed more suitable to the current market in a form that is
compatible within the existing context and continues to meet objectives of the City of Ottawa.

Mike Szilagyi, MCIP RPP
Planner
Fotenn Consultants Inc.
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6.0
APPENDIX A – TERRACE ELEVATIONS
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