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1.0 - Purpose of this report;
As part of a site plan application for approval of a 467.1 m.sq. retail commercial pad
building (Pad ‘C’) at 3777 Strandherd Drive, a Planning Rationale Report has been
requested. This report has been prepared to meet that requirement.

2.0 - Site History
Pad ‘C’ is to be located internally to the larger shopping centre occupying most of the
south west quadrant of the intersection of Greenbank Road and Strandherd Drive in
south Barrhaven. The overall shopping centre site, known as the Barrhaven Town
Centre (BTC), was developed by and remains in the ownership of Barrhaven Town
Centre Inc. (BTCI), Sun Life Assurance Company of Canada and 8750840 Canada Inc.
The BTCI lands were designated and zoned for Commercial Uses in the late1980’s. At
that time, the lands were outside the area of Barrhaven planned for development and, of
course, prior to city amalgamation. There were several homes located on what was the
extension of Jockvale Road from Strandherd to Greenbank. Most of the land was in
farm use.
The site was substantially built out in the late 1980’s through 1993. Since that time,
expansions and additions have occurred including the sale of land to Home Depot, the
construction of several out parcels including the Shoppers Drug Mart, a gas bar and
Hakim Optical. Large format buildings were added to the west end of the strip mall in
the 2000’s. Major tenants have come and gone over time including Loblaws that moved
to a site east of Greenbank and resulted in a downsizing and rebranding of the food
store. The buildings have been upgraded and renovated several times since initial
construction.
Over the years, BTCI has made efforts to consolidate the lands on the SW quadrant of
Standherd and Greenbank by acquiring the veterinarian’s lands on Greenbank just
south of Strandherd and the Bell Canada lands on Strandherd just west of Greenbank.
The Bell facility is a major switching station and costs to relocate are prohibitive. The
conditions and price requested by the veterinarian were also prohibitive. As a result,
certain portions of the Strandherd and Greenbank frontages remain out of the control of
BTCI.
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BTCI was directly involved in discussions with city staff at the time of the preparation
and adoption of the South Nepean Secondary Plan and CDP as well as various
revisions to and updates of the City of Ottawa Official Plan.
A key policy within the Secondary Plan acknowledges that Site transition from its
current to the ultimate development format will occur, incrementally, over a long period
of time.

3.0 - Application:
BTCI is making application for Site Plan Approval of retail Pad ‘C’ on its property at
3777 Strandherd Dr. as illustrated on the reduced versions of the site plan and building
elevations below. The pad is located centrally and internal to the site.
Pad ‘C’ is 467.1 m.sq. in size and is expected to be demised into separate units and
leased accordingly. No drive-through facility is proposed.
Pad ‘C’, in context, is a relatively inconsequential development but does reinforce the
possible future public road system and will provide additional goods and services for the
immediate community. Because of its relatively small size and location (currently part of
a paved parking field without public road frontage), the proposal can only modestly
influence the overall urban design of the larger development of which it is a part. To a
large extent, the proposed building itself is influenced by existing conditions. Efforts
have been made to introduce additional landscaped areas, particularly at the south east
corner of the building and in parking islands. Some existing trees along the main northsouth driveway will need to be removed to allow construction but existing vegetation will
be retained and or replaced wherever possible. Pedestrian connections have been
maintained.
The proposed building has been architecturally designed to complement the existing
development.
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4.0 - Applicable Policy:
4.1 Provincial Policy Statement:
The introduction of an additional building is consistent with PPS policies encouraging
intensification of uses and utilization of existing infrastructure, including transit. The
proposed development does not conflict with the PPS.

4.2 City of Ottawa Official Plan:
The site is designated Town Centre (TC), Mixed Use Centre in the Official Plan.
Pertinent development expectations for these lands are set out in the following sections
of the Official Plan:

3.6.2. Clause 2
Mixed-use Centres should be characterized by a broad variety of uses in
accordance with policy 6a below. The City will encourage transitsupportive land uses, such as offices, secondary and post-secondary
schools, hotels, hospitals, large institutional buildings, community
recreation and leisure centres, daycare centres, retail uses, entertainment
uses, services (such as restaurants), high- and medium-density residential
uses and mixed-use development containing combinations of the
foregoing. Major Urban Facilities are permitted as set out in Section 3.6.7.
Development applications within Mixed Use Areas, such as the proposed Pad
‘C,’ are to be evaluated as set out in:
3.6.2 Clause 11
Existing developments in Mixed-Use Centres that do not exhibit the
characteristics planned for such areas shall be encouraged to redevelop
over time in a manner that is more compact, dense, and transit-oriented.
For such developments, the use of flexible zoning controls, reduced
parking requirements, and other incentives may be considered on a
case-by-case basis to assist in facilitating redevelopment that better
meets the objectives for Mixed-Use Centres. [Amendment #28, July 13,
2005]
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4.3 South Nepean Town Centre – Area 7 - Secondary Plan and South
Nepean Town Centre Community Design Plan
The South Nepean Secondary Plan – Area 7 is based upon the principles established in
the South Nepean Town Centre Community Design Plan and designates the site as
High Rise Mixed Use.
In the introduction to the Secondary Plan it is acknowledged that:
The large majority of the study area is currently undeveloped. The Barrhaven
Town Centre and RioCan Marketplace, large-format retail projects to the west
and east of Greenbank Road, respectively, have been substantially completed
along Strandherd Drive and…..
After acknowledging the substantially completed status of the BTC, the Secondary Plan
goes on to set out policies for land use, development and development review, amongst
other matters.
The Site is designated High-rise Mixed Use in the Secondary Plan and is part of the
Strandherd Retail District.
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Building on the Official Plan policies, the Secondary Plan sets out a number of Goals for
the entire area followed by Objectives for each:
5.0 – Goals & Objectives
5.1 - Goal 1 - Compact Urban Form
Goal: Development that reflects a dense, compact and transit-supportive built form.
Objectives:
1. To develop a focal point within South Nepean to provide a common identity and
focus for surrounding communities;
2. To support the viability of transit by coordinating land use, transportation
infrastructure and urban design in a mutually complementary manner;
3. To facilitate the development, intensification, and redevelopment of the Town
Centre in an urban fashion, including buildings, streetscapes and open spaces;
and
4. To provide flexibility for the use of land, including opportunities for retail and
office commercial, residential, institutional and community buildings.
5.2 - Goal 2 – High Quality Urban Design
Goal: High-quality urban design for all development, both public and private.
Objectives:
1. To achieve high quality urban design for development that reflects the role of the
Town Centre as South Nepean focus;
2. To create a strong community image by enhancing the character of the built
environment including building design and massing, signage, and planting;
3. To provide a transition between areas with different densities within the Town
Centre and also between the Town Centre and adjacent lower density
communities;
4. To develop attractive streetscapes during the design of the public realm, built
form, streetscapes and other public areas; and
5. To encourage the use of ‘green’ technologies in the design of new buildings and
infrastructure.
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5.3 - Goal 3 – Mixture of Land Uses
Goal: Provision of a broad range of retail, office, institutional, and residential uses.
Objectives:
1. To promote the development of a mixed-use area to create an attractive working
and living atmosphere;
2. To provide a variety of low-rise, mid-rise and high-rise building forms in order to
provide different household types with housing choices;
3. To provide an adequate supply of affordable housing for moderate-income and
low-income households within the Town Centre;
4. To ensure that residential and non-residential uses are compatible and
complementary to each other;
5. To encourage the establishment of social services, parks, public facilities and
public transit services in locations which are conveniently accessible; and
6. To provide a sufficient number of employment opportunities within the Town
Centre to enable residents in South Nepean to work within the community.
5.4 - Goal 4 - Diverse Greenspace Network
Goal: Provision of a diverse greenspace network.
Objectives:
1. To establish a range of recreation opportunities to meet the needs of the resident
and worker population;
2. To design parks and open spaces to complement a compact, urban environment;
3. To develop a pedestrian and bicycle network that connects parks, public
buildings, stormwater management areas, local streets, the Jock River and
surrounding communities; and
4. To protect the ecological health and integrity of the Jock River and surrounding
natural features.
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5.5 - Goal 5 - Efficient Transportation System
Goal: Provision of an efficient, multi-modal transportation network.
Objectives:
1. To incorporate rapid transit routes within a compact, urban built environment in
order to increase public transit ridership and to reduce traffic congestion, energy
costs and pollution.
2. To develop a grid of continuous and interconnected arterial, collector and local
streets and laneways facilitating efficient movement by all modes of
transportation.
3. To develop a pedestrian-friendly, tree-lined, and bicycle-friendly system of streets
that is well connected to public facilities, parks, commercial areas and
surrounding communities.
4. To provide a system of on-street parking to support ground floor uses,
particularly retail commercial uses, while avoiding large surface parking areas.
5.6 - Goal 6 - Anticipation of Growth
Goal: A logical progression of development from initial phases to a mature state
reflecting the envisioned urban form.
Objectives:
1. To permit interim forms of development to occur while protecting for the
achievement of the Town Centre’s ultimate built form; and
2. To ensure that infrastructure improvements are comprehensively planned to
address the needs of development within the Town Centre; and
3. To ensure that the City promotes and participates in the early development of the
public realm, including public buildings, high order transit services, on-street
parking, and urban squares and plazas; and
4. To ensure that the establishment of the Town Centre as a transit focal point for
South Nepean is maintained and protected.
Qualifying the above noted Goals and their underlying policies are sections of the
Secondary Plan addressing existing and transitional or interim development such as at
Goal 6, Objective 1 above.
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The High-rise Mixed Use designation permits a wide range of commercial and
residential uses and establishes, among other matters, density targets and maximum
coverage as follows:
3.2 - Policy Area - High Rise Mixed-Use
The High Rise Mixed-Use policy area represents the primary retail and mixed-use
development area within the Town Centre. The High Rise Mixed-Use policy area will be
a lively and active mixed-use shopping district, with an emphasis on commercial and
residential uses in the same building with retail uses located at-grade, but also single
use retail and office commercial uses and residential apartments.
Policies
For the High Rise Mixed-Use policy area:
1. Apartments, a broad variety of retail, office and service commercial activities,
public and institutional uses, schools, places of worship, and community facilities
are permitted.
2. The minimum building height is 6 storeys and the maximum building height is 12
storeys. For lands at 1117 Longfields Drive and 1034 McGarry Terrace, the
maximum building height is 16 storeys. [Amendment #138, July 10, 2014]
3. The net density target for residential uses is 250 units per hectare.
4. The maximum lot coverage for stand-alone residential buildings is 30% of the
total area of any block.
5. All building frontage along Greenbank Road and Chapman Mills Drive must have
non-residential uses at grade.
6. The City will encourage that all buildings along the BRT route north of Chapman
Mills Drive incorporate the route as much as possible into the design of the
building, through such means as clear windows or secondary doors.
However, High Rise Mixed Use Policy 3.2. goes on to state at Clause 7 that:
7. The above policies in Section 3.2 or the policies and guidelines of Section 4.0
(Urban Design) do not apply to future development in the “Strandherd Retail
District” that is permitted by existing zoning or master site plans, provided that
this development does not jeopardize the long-term acquisition of the public
streets identified on Schedule 2 or public parkland identified on Schedule 5. For
this new development, the City will still encourage the consideration of the urban
design policies and guidelines in Section 4.0, as they may apply, during the
development review process.
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Per 7 above, the following Urban Design Policies and Guidelines are to be considered
during the development review process for lands within the Strandherd Retail District:
4.1 - Urban Design Policies
The following urban design policies apply to all development within the Town
Centre, except where certain design policies would contradict Section 3.2(7) and
3.3(5) regarding the Strandherd Retail District. They express the general
objectives covering broader issues that must be met by all development. The
policies are general in nature to permit flexibility during the design process while
ensuring a minimum urban design standard is met.
Policies:
1. Buildings must maximize the coverage of lots.
2. Buildings must be at least two fully functioning storeys in height, with different
areas having greater minimum building heights as per Section 4.0.
3. Buildings must be functionally and visually oriented to the public street and sited
to be parallel to the public street and generally aligned with neighbouring
buildings.
4. Principal building entrances must be oriented to the public street and not to rear
parking areas or lanes.
5. Building design must address issues of adequate sunlight, sky views, and wind
conditions.
6. Buildings must be developed with a substantial portion of any visible front façade
from a public street within 5.0 metres of the respective property line. For lands
municipally addressed as 3311 Greenbank Road and 3380 Jockvale Road, the
setback shall be a maximum of 6 metres from the property line. [Amendment
#210, May 15, 2018]
7. Building frontage must be maximized along all public streets.
8. At-grade uses must be flush with grade and provide an active use at grade in
order to promote pedestrian activity.
9. Spaces between the building wall and the street must provide an appropriate
transition from the private realm to the public realm.
10. Buildings must have dynamic façades with limited areas of blank, featureless
walls.
11. All parking, including surface, below-grade, and above-grade, must not detract
from the aesthetic appearance of any public streetscape.
12. Buildings and structures located at key locations must be designed and massed
to emphasize their locations.
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4.2 Urban Design Guidelines
The urban design guidelines provide specific design guidance on particular
issues and elements within the Town Centre. The design guidelines are not
considered a “design checklist”, but instead are to be applied on a case-by-case
basis. While not considered policy, the City will use these guidelines during the
review of development applications.
Policies:
1. All development must have regard to the urban design guidelines in Section
5.2 of the South Nepean Town Centre Community Design Plan.

Under Implementation, Section 7.1 Development Approvals at clause 6, the Strandherd
Retail Area is once again the subject of a less rigid development approval process that
is applicable to other lands that fall within the area of the Secondary Plan
6. For the Strandherd Retail District, plans of subdivision would only be required
upon redevelopment of sites and are not required for future infilling as per
approved master site plans and existing zoning permissions. Any identified
public streets or parkland must be dedicated at the time of redevelopment as
part of the initial plan of subdivision.

5.0 - Zoning:
The site is zoned MC [187] H (20). This Mixed Use Centre zone permits a wide range of
uses including retail, personal services and restaurants.
Urban Exception 187 further regulates the overall site by imposing the following:
- maximum gross leasable floor area: 35,000 m2
- minimum front yard setback from Strandherd Drive: 3 m
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6.0 - Approved Master Plan:
BTC is subject to a Master Site Plan and Agreement attached as Appendices A and B.
The salient component of the Agreement is as follows:
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7.0 - Master Plan Urban Design Guidelines:
The Master Plan Urban Design Guidelines are included as Appendix C.
Pad ‘C’ is located on a North – South Internal Primary Route as defined in the
Guidelines. Applicable policies found therein are as follows:
Internal Primary Routes:
The Internal Primary Routes will provide the primary means of access within the
retail centre. They should be designed as clearly identifiable routes that
accommodate both pedestrian and vehicular traffic. The location of the Internal
Primary Routes is shown in the Vehicular Access illustration on page 8.
Guidelines for Main Access Routes include the following:
North-South Internal Primary Access Routes


The paved roadway may contain a central median at the intersection with
Strandherd Drive. The roadway edges should be defined by a series of
landscaped islands that provide access to the Connecting Access Routes.



The landscaped islands should contain a continuous row of Deciduous Street
Trees as well as deciduous and coniferous shrub beds, as shown on drawing
L1, to further enhance the identity of the street. Tree spacing should be, at a
minimum, as shown on the drawing L1.



The east side of the Primary Access Route boulevard includes a 2.0m
pedestrian walkway (See section 3.4 for details). Curb cuts will ensure that
the entire length of the walkway is universally accessible.



Pedestrian scale lighting may be located on the boulevard where deemed
necessary in the overall lighting scheme.
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8.0 - Planning Rationale:
8.1 - Provincial Policy Statements
The proposal, although modest, complies with the PPS insofar as it:
1. Promotes the efficient development of land by infilling on land currently used for
parking,
2. Avoids land uses that may cause public health and safety concerns,
3. Promotes cost effective development patterns and standards to minimize land
consumption and servicing costs
4. Is consistent with OP Policies promoting and protecting for intensification and
redevelopment.

8.2 - Official Plan
This assessment will focus on the nature of the existing and proposed development in
the context of the following operative Official Plan Policy:
3.6.2.11

Existing developments in Mixed-Use Centres that do not exhibit the
characteristics planned for such areas shall be encouraged to
redevelop over time in a manner that is more compact, dense, and
transit-oriented. For such developments, the use of flexible zoning
controls, reduced parking requirements, and other incentives may be
considered on a case-by-case basis to assist in facilitating
redevelopment that better meets the objectives for Mixed-Use
Centres. [Amendment #28, July 13, 2005]

Proposed Pad ‘C’ represents a minor continuation of the existing form of
development. As the South Nepean Town Centre evolves and as the nature of
retailing changes, the full redevelopment potential of the site will be realized. At
the time, however, market demand in this part of Ottawa for typical ground
oriented, one storey retail remains strong just as much as a lack of demand for
high-rise mixed use residential remains weak.
The current land use policies for the site are encouraging of redevelopment and
options for that are constantly being reviewed by the owners. However, long term
lease obligations, the discontinuous nature of property ownership along major
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frontages and the aforementioned current market conditions obviate any such
plans being brought forward at this time.
Furthermore, Pad ‘C’ does not constitute any impediment to future
redevelopment of the site in accordance with the Official Plan policies. Any major
redevelopment is most likely to be phased and would occur over a lengthy period
of time, as anticipated by the Official Plan.

8.3 - South Nepean Town Centre – Area 7 and CDP
The overall Goals and Objectives are set out in section 2.0 of the Secondary Plan.
2.0 - Goals and Objectives
Goal 1 - Compact Urban Form
The proposed development intensifies the site but does not significantly alter the
existing site form or compactness but does generally conform to the approved Master
Site Plan
Goal 2 – High Quality Urban Design
To the limited extent possible, the proposal adds to the current landscaped areas and
the building itself is consistent with existing development on the site. At 461 m.sq. There
is little if any opportunity to affect the greater site’s development. Higher quality urban
design will be achieved in the future when the site is comprehensively redeveloped.
Goal 3 – Mixture of Land Uses
Pad ‘C’ does not introduce an additional or new land use to the site but will provide
additional goods and services to the community.
Goal 4 - Diverse Greenspace Network
The proposal will not affect the greenspace network.
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Goal 5 - Efficient Transportation System
Potentially, the proposed building will generate additional public transit users.
Goal 6 - Anticipation of Growth
Pad ‘C’ in and of itself will have no impact on anticipated growth and does not conflict
with future public road aspirations as set out in the various planning policy documents
referenced herein and generally complies with the approved Master Site Plan.
With respect to Pad ‘C’, the operative policies of the Secondary Plan and CDP are as
follows:
3.2 Policy Area - High Rise Mixed-Use
7. The above policies in Section 3.2 (Policy Area – High Rise
Mixed Use) or the policies and guidelines of Section 4.0 (Urban
Design) do not apply to future development in the “Strandherd
Retail District” that is permitted by existing zoning or master site
plans, provided that this development does not jeopardize the
long-term acquisition of the public streets identified on Schedule
2 or public parkland identified on Schedule 5. For this new
development, the City will still encourage the consideration of
the urban design policies and guidelines in Section 4.0, as they
may apply, during the development review process.
4.1 Urban Design Policies
The following urban design policies apply to all development
within the Town Centre, except where certain design policies
would contradict Section 3.2(7) and 3.3(5) regarding the
Strandherd Retail District. They express the general objectives
covering broader issues that must be met by all development.
The policies are general in nature to permit flexibility during the
design process while ensuring a minimum urban design
standard is met.
As outlined in the response to the overall goals set out above, given the nature of the
existing development, the location of the proposed building internal to the site, the
modest size of Pad ‘C’ and the exemption from these policies, the proposal is generally
in compliance.
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8.4 - Zoning
The proposed use is permitted in the bylaw.
The current gross floor building area on the lands subject to Urban Exception [187] is
27,559.8 m. sq. and 28,026.9 after construction of Pad ‘C’ whereas the maximum gross
leasable area permitted by the bylaw is 35,000 m. sq. The current gross leasable area,
although unknown, would be less than the current gross floor area. See Appendix D,
Overall Site Plan with Gross Floor Area Calculations.
The location of Pad ‘C’ is well beyond the minimum setback requirement.

8.5 – Master Plan
While the approved Master Site Plan does not show the proposed Pad ‘C’, it does show
a similar 510.95 m.sq. pad (vs. proposed 467.1 m.sq.) located to the west, adjacent to
the future Jockvale Road Extension. Efforts were made to locate Pad ‘C’ in this location
but the reduction in parking proximate to existing buildings/tenants proved untenable.
The Master Site Plan is to be used for guidance in proceeding with development and
the review of that development through a detailed Site Plan approval process such as
this application.

8.5.1 Master Plan Urban Design Guidelines

The provisions of the Master Site Plan Agreement recited in 9.0 above and the Master
Site Plan, included as Appendices A and B, indicate that detailed Site Plan Applications
are to be reviewed in the context of the Master Plan and, in particular the established
Urban Design Guidelines of October 2003 that is included as Appendix C.
The current urban design of the site has been maintained. While some street trees will
be removed they will be replaced by Pad ‘C’ itself adjacent to the Internal Primary
Access Route and augmented by new planting in and around the building per the
Landscape Plans that form part of the application.
Under the circumstances, the relocation of the approved Pad location to the proposed
Pad ‘C’ location is justified.
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8.6 - Site Servicing
In a Servicing and Stormwater Management Design Brief prepared by the IBI Group
under date of May 9, 2018 all aspects of site servicing were analyzed and the
conclusions reached are that there is sufficient capacity in the existing on-site and offsite systems to accommodate the development. The Brief is attached as Appendix E to
this report.
As Pad ‘C’ is to be constructed on an existing paved site within an existing shopping
centre, no significant grading or change of grades is required.

8.7 - Site Development Traffic
The proposal was reviewed under the City of Ottawa TIA screening policies and it was
determined by staff that no further study was required.

9.0 - Conclusions and Recommendations:
Given the site context and the nature, location and size of the proposed development, it
is determined that compliance with the various applicable city policy and legal
documents has been attained. It is recommended that the development be approved.

10.0 - Appendices:
Appendix ‘A’ – Master Site Plan
Appendix ‘B’ – Master Site Plan Agreement
Appendix ‘C’ – Master Urban Design Guidelines
Appendix ‘D’ – Gross Floor Area Calculation Plan
Appendix ‘E’ – Site Servicing Brief
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