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PLANNING RATIONALE
PROPOSED ADDITION TO RESIDENCE HERVE JOLY, SARSFIELD, ONTARIO
Introduction
The proposed development is a 16
unit addition to the existing 24 unit
Herve Joly seniors’ apartment
building in the Village of Sarsfield at
2980 Colonial Road. The original
building, developed by the then‐
Township of Cumberland’s municipal
housing corporation, was built in
1982 on vacant land at the east end
of the village.
The senior population of the rural
northeast is growing. There is no
other seniors’ housing in the city’s
eastern rural area, the nearest being
in Osgoode. As new families move into growing areas of Ottawa and into the rural communities, they
often wish to have their elderly parents closer to them. Cumberland Housing Corporation receives many
calls from local families seeking housing in the Village. However, most residents and elderly people
seeking accommodation here have lived in the surrounding villages and rural area for decades and hope
to stay in the village, where they are close to family and friends and can access community resources
and family assistance.
In response to this need, the City of Ottawa has approved funding for the additional units from the
Investment in Affordable Housing and Action Ottawa programs.

The Property and Existing Building
The Herve Joly site is 1.6 ha in area set behind homes and the store and surrounded on two sides by
open land. It is of wood frame construction on a slab on grade. The exterior has been upgraded
with new siding, roofing and windows, improving energy performance. Upstairs balconies have become
sunrooms. A major grant has been obtained for an upgrade of the water system and a replacement of
the septic system. Both have capacity to serve the expansion. Propane fuels the corridor make up air
unit. Units are heated electrically.

Page 1 of 9

2980 Colonial Road – Planning Rationale

2017

The apartments have been upgraded with turnover of residents or at the convenience of a resident. The
renewal includes an open concept kitchen with an island, good storage and double sink. The plan was
developed in consultation with residents and following a resident survey. The new units in the proposed
addition will follow the same popular plan. Other improvements include a walk‐in bedroom closet and
new ceramic throughout the bathroom. The enclosed sunrooms, now fully insulated, provide extra
space year round for crafts or visiting or simply enjoying the view. Temperature is controlled by the
resident in each unit. The amenities in the existing building include a social room with kitchen, laundry
room, exercise room and tenant storage. Outdoors there are patios, a barbeque area, gazebo and
garden plots.

The Proposed Addition
When the idea of adding to the existing building was initially considered, the first question was ‘where?’
New units could be added on the north end, or in an ‘L’ shape at the end of the north wing or at the
centre of the building. The latter option was chosen because it would enable residents of all ages and
abilities to more easily reach the centre of activity and services, as well as the entrances and parking
areas. As well, by developing units in this direction, the project would include improvements to the
centre core of the existing building, including the social room and the addition of an elevator for
everyone.
The proposed addition includes 16 new affordable seniors’ apartments or rooming units. This is a mix of
ten one‐bedroom apartments, four two‐bedroom apartments and two rooming units. All apartments
include private outdoor space at grade or on a balcony, a bright and spacious open living, dining and
cooking area, and a comfortable sized bedroom with large windows. The rooming units include private
bathrooms and private entries. They share an open place living, dining and cooking area which also has
an entrance to the corridor. Three units are fully accessible and all are visitable.
The new units are linked to the existing building through a new expanded amenity area and new
accessible entries from the parking area to the corridor and from the outdoor amenities to the social
room. The existing building will get new automatic door openers at the entry. There will be a scooter
room so that electric scooters can be parked and charged conveniently and safely.
The existing social room will be replaced with a large, light filled space with access to new outdoor
amenities. The kitchen will be a separate space with room for small groups. Also in the centre of the
improved common areas a new elevator will make all existing units more convenient and visitable. It will
also mean that current second floor residents will not have to relocate if they develop problems with
knee or hip joints and can no longer use the stairs.
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The exterior design of the expansion is designed to harmonize with the renovated existing building.
Groupings of windows and partially indented balconies create a rhythm of solid wall, glazing and
shadowing.
Outside the building, the landscaping will follow a path which circles the entire building. Along this path
there will be trees of varying species to provide shade in summer, conifers for winter colour and a
variety of shapes and textures. Each ground floor unit has a walk to this path. At various stops along
the path there are benches and two major activity spaces where the existing gazebos, barbeques and
seating will be relocated. The trees will also provide screening between the new addition and
neighbouring properties.
Additional visual separation is provided by a high berm. This is a former raised septic bed, which has not
been used in at least seventeen years. It will be re‐shaped to follow the pathway, given a shape to the
landscape.

Context: The Village of Sarsfield
The Village of Sarsfield is the centre of a thriving rural area. Though the commercial activity has declined
in recent years, it is still the centre of local activity. There are several services including a bank,
restaurant, small shop, parish church, community hall and sports field. Agricultural equipment and
repair businesses are also located here. There is also a long term care home. The spouses of long term
care residents often live at Herve Joly which is very close by.
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Context Map Legend
1. Saint‐Hugues Parish Church
2. Midori Market and Restaurant
3. Taminagi Sarsfield Colonial Nursing Home
4. Sarsfield Community Centre and Library
5. Sarsfield Community Hall and Park

The Planning Context: Consolidated Villages Plan
The Consolidated Villages Plan says this about Retirement Homes:

“Retirement homes have the objective of meeting the increasing need for housing for seniors in
the rural area and in Villages. Location of retirement homes allows residents of communities to
age in place and contributes to housing mix and social diversity.
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Retirement Homes should, wherever possible, locate in close proximity to the Village Core uses
in order to encourage walking to nearby community facilities and commercial services and to
provide a focal point for the village and to meet the needs of residents;”
Although it is located at the edge of the village, the Herve Joly residence is well integrated into the
Village. The existing building, and the new addition respond to this policy in several ways. Although
located on a side street, which is good for traffic and resident safety, the property is connected to the
centre of village life via a pedestrian path and gate to the village store. The store offers the daily
necessities and includes a small restaurant. The path provides a safe route for pedestrians and scooter
users so that they do not have to walk on Colonial Road.
The context map locates the site in the village and demonstrates it is a short drive to the other amenities
of the village. In good weather, the more active younger residents can walk to the church or the library,
which is a book mobile stop.
Other amenities in the existing building and on the site include:
The plan for the addition includes a walking path all around the property as well as several
forms of outdoor recreation to encourage activity. There are indoor exercise areas as well.
The existing building includes a social room with
adjacent kitchen and washrooms. The proposed
addition includes renovation to this space and
increased activity space. This space is used by
other groups in the community. With the
additional space, more community activities may
take place here.
The visual focus of the Village is the parish church
and its well‐known tower. It can be seen from the
apartments on the west side of the building. The
new addition will not interfere with the view of
the tower from other homes on adjacent or
nearby properties.

Adjacent Uses
The area surrounding the property is primarily agricultural. This land was originally used for that
purpose. The field to the east of the building is still used for crops. To the north, the property is
residential and home business. To the west and south are single detached houses on large lots suitable
for on‐site individual services.

Page 5 of 9

2980 Colonial Road – Planning Rationale

2017

Impact on Adjacent Uses
The proposed addition does not significantly impact the adjacent residences.
The road to the building is shared with only the one house at the corner. Otherwise, the road is
used only by Herve Joly residents, staff and visitors. It exits on to Colonial Road which is a major
rural road.
The properties to the west are separated from the apartment building by a row of trees, a
drainage swale and a five foot high berm. This provides a visual separation of the land uses. The
site plan includes several new trees which will provide further visual screening.
No neighbouring resident’s view of the church tower is interrupted.
Traffic impact will be minimal. If current ratios of car ownership prevail, there may be ten
additional cars on the property. Seniors do not necessarily use the road during rush hour
because they are retired. There have been no issues regarding traffic to date and none are
expected.
A lighting plan has been designed to protect neighbours from on‐site lighting from the existing
building and from the addition.

The Planning Context: Secondary Plan – Sarsfield
Land Use
The land use in the Secondary Plan Schedule R‐1 of the Official Plan for the City of Ottawa is Village
Residential – Enterprise Zone which encompasses a range of residential uses and home occupations. A
Retirement Home would be included.

Goals and Objectives
The proposed addition is consistent with the Goals set out in the Consolidated Villages Secondary Plan
for Sarsfield.
Goal 1: Provide the conditions to allow the village to grow.
Objective 1.1: Encourage growth of the village in the long term westward towards Dunning Road and
eastward and south of the cemetery.
Objective 1.2: Encourage adaptive reuse, infill and intensification of the former school site and other
under‐utilized lands in the village.
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The proposal adds sixteen households on the east side of the village core by using excess land on the
property to meet a demonstrated need for accommodation of the type provided by the proposed
retirement home addition.
Goal 2: Create an active main street and allow business services throughout the village.
Objective 2.1: Broaden the scale of home‐based businesses to allow for a more dynamic use of residences
in the village for small scale employment.
Objective 2.2: Focus retail and commercial developments in the Village Core area.
An active main street and commercial activity require more customers. Although only a small number of
new residents and visitors and building maintenance staff, there will be more people adjacent to the
village core.
Goal 3: Improve Connectivity
Objective 3.1: Enhance pedestrian and cycling connectivity in existing neighbourhoods, new
neighbourhoods and on the main streets.
The new addition includes a pathway and access to the village store
Goal 4: Maintain the historic and cultural francophone heritage of Sarsfield.
The social room at Herve Joly has been made available and will continue to be made available to
community groups, who also bring activities to the residents. By providing seniors housing in the village,
Herve Joly helps to maintain one of the most valuable aspects of francophone culture in this community‐
their seniors, their grandmothers, their elderly residents.
Objective 4.1: Preserve the views of the historic St‐Hugues Parish Church through appropriate building
height limits and consideration of the viewshed of the church.
The proposed addition will not interfere with the neighbours’ view of the church tower as they now see
it.

The Planning Context: Zoning
As per the City of Ottawa’s Zoning By‐law No. 2008‐250, the site of the proposed development is zoned
V3F, a Village Residential Third Density Zone which allows a range of housing and smaller institutional
uses. The proposed development conforms to the provisions of the V3F zoning as a Retirement Home
which includes apartments and rooming units as per the definition of this use.
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Required

Proposed

Minimum Lot Area

10,000m²

16,108m²

Minimum Lot Width

75m

134.82m

Minimum Front Yard Setback

7m

Interior Yard Setback

2m

4.95m as per 1982
approvals. There is no new
development proposed in
the front yard.
16.48m

Rear Yard Setback

7.5m

30.56m

Maximum Height

11m

Maximum Lot Coverage

25%

8.14m as per existing
building. The addition has a
proposed height of 7.3m
10%

Density of Units/ Hectare

25

24

Parking

10

38

Visitors’ Parking

0

5

Accessible Parking

1

2

Bicycles

10

10 (Indoors)

In addition, there is a scooter parking room, with outlets for battery charging, within the building.

The Consultation Process
During the process of planning this project, Cumberland Housing Corporation has regularly consulted
with tenants, neighbours and the community. The following meetings have been held:
October 22, 2016
October 26, 2016
March 1, 2017
March 28, 2017
April 7, 2017

Sarsfield Community Association Executive
Navan Nifty=Fifty Senior Citizens Club
Resident Information Session
Public Information Session: 26 letters were sent to both
residential and commercial neighbours
Sarsfield Community Association Annual General Meeting

Further details about these meetings are attached. The councilor for the area has indicated that no
further meetings are needed (email attached).
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Servicing and Environment
The site is served by private well and septic. The water is tested and treated as per regulation by Nelson
Water. In the thirty five years of operation, no problems are known to have occurred regarding either
quality or quantity. Recent upgrades have included an increase in capacity.
The septic system is in the process of being replaced. Application for approval for the system has been
made and a complete copy of the application to the Ministry of the Environment and Energy for the
Province of Ontario has previously been submitted to the City of Ottawa. The new system will have
capacity to serve the additional 16 units. Approval was received May 26, 2017.
In the initial meeting with the City of Ottawa, it was noted that there is an esker in the area. This was
determined to be far enough away from this site that the proposed development would not have any
impact on it.
The site has been occupied by the existing seniors’ housing for 35 years. Prior to that, it was
agricultural. It was a fairly flat field similar to the grain field across the street. The border of the
property on the west side has a row of trees. There are trees at the side and the front of the building
which were planted as part of the original landscaping.
Although not required for the Site Plan Application, an Environmental Site Assessment has been done
for our financial institution and is included in the submission package.
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