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1.0

INTRODUCTION

This report has been prepared in support of an application for Site Plan Control approval, on behalf of
Richcraft Group of Companies for the property located at 801 Ralph Hennessy Avenue in the Riverside
South community.
The purpose of this application is to permit 11 four-storey residential blocks and one accessory building.
The total residential blocks comprise of 7 blocks of back-to-back terrace townhouses for a total of 80 units
and four blocks of back-to-back townhouses for a total of 38 units, a final total of 118 units are proposed
for the site.

2.0

SITE LOCATION AND CONTEXT

The subject property is located in the City of Ottawa’s Riverside South community , south of the Greenbelt
and east of the Rideau River. The property is legally described as Block 221 on Plan 4M-1573, Part of Lots
21 and 22, Concession 1 (Rideau Front), former Township (City) of Gloucester, now City of Ottawa. The
site is located at the southeast corner of Earl Armstrong Road and Ralph Hennessy Avenue as shown on
Figure 1. The site is 1.65 hectares in area with 99.45 metres of frontage abutting Earl Armstrong (four-lane
arterial), 178 metres abutting Ralph Hennessy (two-lane collector), and 60 metres along Markdale Terrace
(local street). The site is currently vacant and was previously used for agriculture.
801 Ralph Hennessy is a part of the Riverside South Development Corporation’s Phase 8 subdivision,
registered in 2016. Phase 8 and the adjacent Phase 13 subdivision include 596 detached, townhouse,
back-to-back and stacked dwellings as well as three parks, one school block and a protected woodlot.
The site is designated General Urban Area on Schedule B of the Official Plan, High Density I in the Riverside
South Community Design Plan, and zoned Residential- R4Z by Zoning By-law 2008-250.
The site is surrounded by the following uses:
West: To the immediate west of the site across Ralph Hennessy Avenue is the Urbandale development at
800 Ralph Hennessy Avenue, at the southwest corner of Earl Armstrong Road and Ralph Hennessy
Avenue. This development will include 68 units in 8 four storey stacked townhouses.
North: North of the site is Earl Armstrong Road, an arterial road. North of Earl Armstrong Road is an
established low-rise, semi and single-detached neighbourhood. The units directly north of the site are
single-detached dwellings with fenced rear yards fronting onto Ralph Hennessy Road with associated
sidewalks.
East: The area east of the site is currently under development and will occupied by townhouses.
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South: the site is bounded by Markdale Terrace to the south. Two-storey detached dwellings are located
on the opposite side of Markdale. Land south of the site is a part of the Phase 8 subdivision.

SITE
801 Ralph Hennessy Avenue

Figure 1: Location Map

3.0

DEVELOPMENT PROPOSAL

Richcraft is seeking Site Plan Control approval to develop a planned unit development with 38 back-to-back
townhomes (arranged in four, three-storey buildings) and 80 back-to-back terrace homes (arranged in
seven, four-storey buildings) for a total of 118 units. The site will be accessed from Ralph Hennessy Avenue
and Markdale Terrace by two private streets.
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Back-to-back townhomes have
been designed with private
driveways and garages and
arranged to front onto either
Ralph Hennessy Drive or a
private street interior to the site.
Back-to-back terrace homes
have been located along Earl
Armstrong, Markdale Terrace
and the east of the site with
access to the private streets
and seven smaller surface
parking areas for residents and
visitors. The Site Plan provides Figure 2: Rendering of the back-to-back terrace homes.
105 parking spaces for the
back-to-back
terrace
townhouses and 16 visitor spaces.
A communal amenity area of 460m 2 is located at the centre of the development. Private amenity areas, in
the form of balconies or porches, are proposed for every unit.
An accessory building is located adjacent to the communal amenity area and will be used as both covered
bicycle storage (with 37 spaces) and garbage/recycling storage. The accessory building has a footprint of
168m2 and has been sized based on the bicycle parking provisions of the Zoning By-law and the City’s
Solid Waste Management Guidelines. The building exceeds the maximum footprint for an accessory
building in a residential zone; Zoning By-law Table 55(6) states that the maximum footprint of all accessory
buildings on a site may not exceed 55m 2. A minor variance application will be submitted to the Committee
of Adjustment after initial Site Plan circulation comments are received.
Pedestrian movement on the site will be supported by a network of pathways connecting surface parking
and entrances, to the communal amenity are and building and sidewalks along all three public street
frontages. Eight additional outdoor bicycle parking spaces have been provided across the site.
The site is designed to comply with the development standards of the Residential Fourth Density- R4Z
zone. The R4Z zone permits back-to-back and back-to-back terrace townhouse units and implements the
Official Plan and approved Riverside South Community Design Plan. Figure 3 illustrates the Site Plan. The
accessory building and elevation drawings can be found in the appendix.
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Figure 3: Proposed development
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4.0

POLICY AND REGULATORY FRAMEWORK

4.1

PROVINCIAL POLICY STATEMENT 2014

The Provincial Policy Statement 2014 (PPS) provides policy direction on land use planning and
development in Ontario. A main objective of the PPS is to build strong communities, promote efficient use
of land, existing infrastructure, and existing public facilities. The PPS is a guide for all development by
encouraging the inclusion of an appropriate range and mix of housing, land uses and employment
opportunities. The PPS provides policy direction on land use planning and development matters of
provincial interest. Under Section 3 of the Planning Act, decisions affecting planning matters “shall be
consistent with” the PPS.
There are a number of policies that directly influence planning of lands within the site, these policies are
found in Sections 1.1 and 1.6 of the PPS and specifically focus on:
•

Policy 1.1.1.b) promotes healthy, livable and safe communities that are sustained by accommodating
an appropriate range and mix of residential, employment, institutional, recreation, park and open space,
and other uses to meet long-term needs.

•

Policy 1.1.1c) avoiding development and land use patterns which may cause environmental or public
health and safety concerns.

•

Policy 1.1.1.e) promoting cost-effective development patterns and standards to minimize land
consumption and servicing costs.

•

Policy 1.1.1.g) ensuring that necessary infrastructure, electricity generation facilities and transmission
and distribution systems, and public service facilities are or will be available to meet current and
projected needs.

•

Policy 1.1.3.1 advises that settlement areas shall be the focus of growth and development, and their
vitality and regeneration shall be promoted.

•

Policy 1.1.3.2 and 1.1.3.3 provides policies that support intensification where it can be accommodated
with sufficient infrastructure. Municipalities are called upon to identify appropriate locations for
intensification.

•

Policy 1.6.4.2 indicates that municipal sewage and water services are the preferred form of servicing
in settlement areas.

These policies are integral to the planning process that was used to develop the subject site plan for
development. In general, the City has implemented the PPS by identifying in the Official Plan areas that
are a priority for intensification and by encouraging higher densities of development in greenfield
subdivisions such as this site.
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Section 2.0 Wise Use and Management of Resources
This site is vacant and there are no natural resources on the property that require management.
Section 3.0 Protecting Public Health and Safety
There are no natural or human-made hazards on or near to this site.
Approval of this application for Site Plan Control is consistent with and supported by the policies of the PPS
2014.

4.2

CITY OF OTTAWA OFFICIAL PLAN AND DESIGN BRIEF

The Official Plan provides a vision for the future growth of the City and direction in its physical development
to the year 2036. The current Official Plan (OPA#180) was adopted by Council in January 2017 and is
partially under appeal to the Local Planning Appeals Tribunal (formerly the Ontario Municipal Board). The
City of Ottawa’s Official Plan implements the Provincial Policy Statement.
The property is designated as General Urban Area on Schedule B of the Official Plan (Figure 4). Section
3.6.1 of the Official Plan states that General Urban Area designation permits 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
variety of uses are found within this designation, from ground-oriented single-purpose to multi-storey mixeduse. Back-to-back townhouses and back-to-back terrace townhouses are a permitted use in this
designation. The maximum building height under the policies of Section 3.6.1 is four storeys, the
development proposal proposes heights no higher than four storeys.
Figure 3 is an excerpt of Schedule B that shows the location of the site.

Figure 4: Extract of Schedule B
of the Official Plan.

SITE
General Urban Area designation
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4.2.1

Design Brief

2.5.1 provides guidance on matters that will mitigate differences between existing and proposed
development. Through good design, compatible development can occur even if the adjacent developments
are not the same. They can fit well within their surroundings.
Section 2.5.1 contains a series of Design Objectives, they are addressed below:
1.

To enhance the sense of community by creating and maintaining places with their own distinct
identity.

The proposal and surrounding development are part of the larger Riverside South Community Design Plan.
The CDP has arranged land uses into self-sufficient, but interconnected, neighbourhoods, each with its own
combination of residential, institutional, open space and commercial uses. Buildings have been oriented
with private amenity areas facing the public or private streets to allow passive surveillance and facilitate
informal social interaction between neighbours. A communal amenity area at the core of the development
will provide a venue for planned and informal social gatherings and function as a central feature of the
development.
2.

To define quality public and private spaces through development.

A communal amenity area of 460m 2 is located at the centre of the development. Private amenity areas, in
the form of balconies or porches, are proposed for each unit. Several parks and a city-owned woodlot are
located within a 10-minute walk of the development.

3.

To create places that are safe, accessible and easy to get to, and move through.

Vehicular entrances from Ralph Hennessy Avenue and Markdale Terrace provide access to private
driveways and parking areas distributed across the site. A network of sidewalks within the site connect the
parking areas, buildings accessory building and communal amenity areas with sidewalks on the three
adjacent public streets. Buildings and their entrances face towards public streets, private streets and
parking areas to provide passive surveillance of the surrounding area. Sidewalks, parking areas and
entrances will be appropriately lighted. Building footprints and landscaping have been designed to
concealed area or entrapment points to ensure the safe movement and accessibility to and throughout the
site.
4.

To ensure that new development respects the character of existing areas.

The site is surrounded by a variety of residential building types including detached (to the west and south),
townhomes (to the east) and stacked townhomes (to the west) ranging from two to four-storeys. The
proposed development will have a similar massing and height as a recently-approved, four-storey stacked
townhouse development on the west side of Ralph Hennessy Avenue. Architectural finishes (such as brick
and aluminium vertical and horizontal siding) will respect the developing character of the area.

be w:\active\160401422_richcraft block 221 riverside\planning\report\rpt_2018_12_19_rationale block 221.docx

4.7

801 RALPH HENNESSY AVENUE (BLOCK 211)
Policy and Regulatory Framework
December 21, 2018
5.

To consider adaptability and diversity by creating places that can adapt and evolve easily over time
and that are characterized by variety and choice.

The proposed development will introduce two new forms of higher density residential development (backto-back townhomes and back-to-back terrace homes) to the neighbourhood. While these units are often
marketed to first-time home buyers due to their approachable prices and smaller unit sizes, the
development can accommodate residents from a wide range of demographics and life stages.
6.

To understand and respect natural processes and features in development design.

There are no significant natural features on the site that require protection or preservation. Stormwater
runoff is released in a controlled manner into the City’s stormwater management system so as not to cause
damage to downstream areas.
7.

To maximize energy-efficiency and promote sustainable design to reduce the resource consumption,
energy use, and carbon footprint of the built environment.

Generally, higher density developments require less energy and resources to construct and operate than
lower density forms of housing, such as detached dwellings. Locating higher density uses in proximity to
an existing transit stop, on Earl Armstrong Road, and within walking distance of a future rapid transit corridor
provides residents with the opportunity to use low-carbon transportation modes, such as walking, biking
and bus or rail.
Section 4.11 addresses urban design and compatible development. The following commentary is provided
with respect to the design issues raised in Section 4.11:
In terms of building design, compatibility is achieved with adjacent development through various means:
All proposed back-to-back and back-to-back terrace townhouse buildings have a large separation distance
from the existing single-storey semi-detached homes north of Earl Armstrong Road. The front façade of the
buildings is articulated, and the hip-styled roofs are consistent with those of the surrounding community.
There is a mix of building types which provides visual interest and character.
As noted previously, the massing of the buildings is such that the back-to-back terrace townhomes abut
Earl Armstrong Road with large landscape areas between the buildings and the road. The buildings are a
modest four storeys which is compatible with the abutting developments.
The rooflines are articulated as are all sides of the proposed buildings, to create visual interest and reduce
the buildings’ massing. All back-to-back townhomes have both front porches and balconies above the
garage, providing ‘eyes on the street’. Windows are large and expansive which provides passive
surveillance. The back-to-back terrace townhouses have balconies for the upper level units and porches
for ground floor units.
The communal amenity area located in the interior of the site will be landscaped and is accessible to all
residents through sidewalks. It provides a form of visual relief and green buffer for the site in which most of
the units are planned to be built close to the road. Additional landscape areas are located along the north
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edge of Earl Armstrong Road, east property line and south edge of the site. Street trees will be incorporated
where appropriate.
The site is located at the intersection of an arterial and collector road which serves as a Neighbourhood
Gateway in the Riverside South CDP. As encouraged in the Official Plan, buildings have been located close
to the intersection to provide street presence and frame the public realm. In combination with the recentlyapproved development west of the intersection, the two higher density development will act as a
neighbourhood gateway.
Further commentary on design as part of this Design Brief is included in Section 3.3- Riverside Community
Design Plan of this Rationale. The updated Community Design Plan was approved in June of 2016 and
incorporates the relevant aspects of the Building Better and Smarter Suburbs initiative. As well, Section 4.0
of this Rationale addresses how the project design meets the City’s Urban Design Guidelines for Greenfield
Neighbourhoods.

Schedule E to the Official Plan,
Urban Road Network designates
Earl Armstrong Road as an arterial
road and Ralph Hennessy Avenue
as a proposed collector. In addition,
Earl Armstrong Road is shown as a
City-wide Route as part of the City’s
Multi-Use
Pathways,
On-Road
Connections on Schedule I, MultiUse Pathways and Scenic Routes
(Urban).In Section 2.2 Managing
Growth, growth concentration within
the urban area should support
walking, cycling and transit. The
proposed development is located at
an existing arterial road and
proposed
collector
road,
the
development will support walking,
cycling and transit.

Figure 5: Extracts of Schedule E
and I of the Official Plan.
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The site is within the Airport Vicinity
Development Zone of the MacDonaldCartier Airport on Schedule K
Environmental Constraints as shown
on Figure 6. A Noise Control
Feasibility Study has been prepared
regarding potential aircraft noise and
mitigation
measures
and
is
summarized in Section 5.5 of this
Rationale.

Figure 6: Extract from Schedule K of the Official Plan.

The site is located adjacent to transit
stop 2755 which is served by Route
278. Stops for Routes 99 and 299 are
located 450m north of the site on
Spratt Road (Figure 7).
Section 2.3.2 of the Official Plan
addresses water and wastewater
services. It is Official Plan policy
(Section 2.3.2.1) which states that
development in the urban area have
both public water and wastewater.
The proposed development includes
those services.
In
conclusion,
the
proposed
development conforms with the City of
Ottawa Official Plan.

Figure 7: The site is within 450m of OC Transpo Routes
276, 99 and 299.
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4.3

RIVERSIDE SOUTH COMMUNITY DESIGN PLAN

The site is within the limits of the Riverside South Community Design Plan (CDP) that was updated and
approved by City Council on June 22, 2016. One of the most significant changes from the previously
approved CDP is the provision of a rapid transit corridor and higher density housing concentrated around
the corridor.
The CDP is a long-term plan that enables Riverside South community to grow from about 5,000 units in
2014 to ultimately about 20,500 units, 55,000 residents and up to 27,000 jobs. The CDP is also the first to
implement the recommendations of the City’s Building Better and Smarter Suburbs initiative.
The CDP also incorporates Transit-Oriented Development (TOD) principles such as locating higher density
development within 600m of a rapid transit corridor. This site is beyond 600m from the corridor but is located
on Earl Armstrong Road- the major east-west arterial road within the community.
The key objectives of the CDP that are relevant to this application for Site Plan Control on Block 221 are:
•
•
•

To create land use and road patterns that support various modes of transportation;
To establish a range of residential densities and foster a mix of unit types;
To ensure consistent treatment of buildings, street edges, boulevards, landscape areas and open
spaces.

Figure 8: Transit-Oriented Development Plan (Riverside South CDP)
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Although this site is outside the 600m radius of a proposed rapid transit station, the CDP allows medium
and high-density residential uses at the intersections of collector and arterial roads to provide a variety of
built form in the community.
Section 2.2.3 of the CDP sets out the road hierarchy. Earl Armstrong Road is an important east-west arterial
road that is connected to Strandherd Drive, west of the Rideau River via Vimy Memorial Bridge. The CDP
plans for its easterly extension to Bank Street. Ralph Hennessy is a collector road with a that will serve as
a connecting link between Earl Armstrong Road and a future rapid transit station to the south. The road
allowance has a 26m wide right-of-way where it abuts this site.
The site is located (Figure 8 above) in an area designated as High Density 1. High Density 1 will be
predominantly ground-oriented stacked townhouse dwellings but may also include townhouse and low and
medium-rise apartment dwellings. In this case, the site is adjacent to a major road, the average net density
required for the site is 60 units per hectare. The proposed density for Block 221 is 71.5 units per hectare.
The proposed unit types and density conform to the High Density 1 designation.
Section 3 of the Riverside South CDP contains Community Design and Streetscape Guidelines.
Section 3.1.1 speaks to creating a community identity and provides policies to create a cohesive community
character within Riverside South through consistent treatment of streetscape and landscape features.
Fencing along arterial and collector roads and street lighting are to be used to reinforce the Community’s
distinct character. The type and location of street trees may also be used to create a neighbourhood’s
identity.
Section 3.2 discusses streetscape guidelines. Earl Armstrong Road is a four-lane divided arterial road with
a cycling lane. The road allowance includes a concrete sidewalk adjacent to the curb and a landscaped
boulevard. Ralph Hennessy Avenue and Markdale Terrace will include concrete sidewalks and landscaped
boulevards.
Back-to-back townhomes abutting Ralph Hennessy Avenue are oriented to the street and have porches
and balconies.
For both abutting road allowances, the boulevards will be planted with street trees and sodded, consistent
with the adjacent development west of the site. Pedestrian scale street lighting will be used throughout the
site.
Section 6.0 Site and Built Form Guidelines addresses different housing types and other land uses. There
are no design guidelines specifically for back-to-back and back-to-back terrace townhouse units however,
design guidelines for street townhouse dwellings do exist; the following is a commentary on the project
design and the street townhouse design guidelines.
Buildings are encouraged to have a consistent distance from the street. The proposed back-to-back
townhouses and back-to-back terrace homes along Ralph Hennessy Avenue and Earl Armstrong Road
achieve a consistent distance from the street. The building setback from Ralph Hennessy Avenue to the
front face of the building is about 10m, this provides privacy to the residents and adequate space for
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landscaping. The setback along Earl Armstrong Road is 3m from the property line, however boulevards
within the right-of-way provides a significant buffer between the units and road.
The front entries are visible from the street. Side elevations visible from the street carry the architectural
treatment from the front elevation. A variety of window sizes are used on the front elevation. The townhouse
buildings have cohesive rooflines, window and entry placement.
In conclusion, the use of the site for back-to-back and back-to-back terrace townhouse development and
the project design is in conformity with the CDP.

4.4

URBAN DESIGN GUIDELINES FOR GREENFIELD
NEIGHBOURHOODS

The Urban Design Guidelines for Greenfield Neighbourhoods was adopted by Council in September 2007.
It provides general guidelines for the design of subdivisions in greenfield settings. Section 3 of the
guidelines addresses residential building and site design. Commentary is provided below how the site and
buildings respond to the relevant design guidelines.
Guideline 34 speaks to locating residential buildings close to the street with the front face of the building
addressing the street while making room for landscaping. It encourages varied setbacks and projections.
The site plan meets Guideline 34 as the front face of the building abutting Ralph Hennessy Avenue is about
5.2m from the front lot line. The front porches are even closer at about 3.9m while leaving sufficient space
for landscaping. The front façade is articulated to give visual interest.
Guideline 37 encourages design where windows and doors are prominent features that address the streets
they front.
The units facing Ralph Hennessy Avenue have large windows and doors. The windows are large on the
front elevation to let light into the unit and give greater prominence.
Guideline 39 calls for porches that are large enough to accommodate sitting areas into the building design.
All units have porches that are large enough to have sitting areas. Balconies for the back-to-back terrace
townhomes can accommodate sitting areas.
Guideline 42 speaks to the location of surface parking. All 38 back-to-back townhome units have in-unit
garages and one additional parking space in front of the garage. Surface parking is provided for the backto-back terrace townhomes, a total of 105 spaces and 16 for visitors. These are surface parking spaces in
addition to the 38 spaces in front of the garages. The 16 visitors parking spaces are located throughout the
surface parking lots.
Guideline 44 calls for residential buildings to be designed so that garages do not dominate the width of the
front façade. All back-to-back townhomes are designed as to not allow the garage to dominate the façade
of the building.
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In conclusion, the site design meets the relevant design guidelines of the City’s Urban Design Guidelines
for Greenfield Neighbourhoods.

4.5

ZONING BY-LAW

The site, and surrounding development, is zoned Residential Fourth Density- R4Z zone. The zone allows
for a wide range of housing types up to four storeys in height. The R4Z subzone that applies to this site is
intended for development communities, such as Riverside South, to promote efficient land uses, and a
compact building form while highlighting innovative urban design.
Back-to-back and back-to-back terrace townhomes are a permitted use, as is a planned unit development.
The site complies with the development standards of the R4Z zone and standards in Section 131 for
planned unit developments. The site plan has been designed to comply with the Zoning By-law and a
summary of relevant zoning standards is provided on the site plan.

4.5.1

Minor Variance

A Minor Variance is required to permit the proposed accessory building. The accessory building has a
footprint of 168m 2 and has been sized based on the bicycle parking provisions of the Zoning By-law and
the City’s Solid Waste Management Guidelines. The building exceeds the maximum footprint for an
accessory building in a residential zone; Zoning By-law Table 55(6) states that the maximum footprint of all
accessory buildings on a site may not exceed 55m 2.
This increase in size is required to provide the necessary size requirements for garbage and waste disposal
and storage, as well as serve as a secure and covered space for bicycle storage. A minor variance
application will be submitted to the Committee of Adjustment after initial Site Plan circulation comments are
received.
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5.0

OVERVIEW OF INDIVIDUAL TECHNICAL STUDIES

5.1

PHASE 1 ENVIRONMENTAL SITE ASSESSMENT

Golder Associates prepared an updated Phase 1 Environmental Site Assessment (ESA) (September 17,
2018) to amend the study completed in 2015 as part of the Plan of Subdivision application (previously
known as 980 Earl Armstrong Road). The updated report determined that no areas of potential
environmental concern (APEC) were identified and no potentially contaminating activities were identified
on-site that may result in an APEC. A Phase II ESA was not warranted, the assessment concluded that no
changes affecting the environmental conditions of the site have taken place since the previous Phase I
ESA.

5.2

GEOTECHNICAL REPORT AND LETTER

Golder Associates provided a study confirming that the geotechnical recommendations provided in their
report to Riverside South Development Construction titled, ‘Geotechnical Investigation, Proposed
Residential Development, Riverside South Development (Phase 8), Ottawa, Ontario’ (July 2015, Report
Number 1418804) are applicable to the development of the site. The recommendations of this report have
previously been accepted by the City through the subdivision review and approval process.

5.3

TREE CONSERVATION REPORT

The Tree Conservation Report (TCR) by IFS Associates is was completed March 9th, 2016 for the Riverside
South Phase 8 Subdivision. An initial TCR was completed by IFS Associates on March 31, 2010 and an
addendum was created June 22, 2015. This revision was prepared to meet the requirements of the City of
Ottawa’s Urban Tree Conservation By-law and to emphasize the integrity of the forest edge of the wooded
Urban Natural Feature, which is located on the outer edge of Phase 8. As well, this report provides an
update to the status of removal of the butternuts in Phase 8.
The majority of trees within the Phase 8 development zone are not of species or sizes worth retaining or
preserving as the most common species are ash and elm trees. Both species are prone to disease and
thus, the retention of these trees cannot be justified. Trees located in the development zone (including
Block 221) will not be preserved and instead the focus of preservation will be on the northern edge of the
subdivision.
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5.4

SERVICING AND STORMWATER MANAGEMENT BRIEF

Stantec prepared a Site Servicing and Stormwater Management Report in support of this application.
The proposed private water distribution network is capable of servicing the development area and meets
all servicing requirements as per City of Ottawa standards under typical demand conditions as well as under
emergency fire demand conditions. The site will be serviced with watermain connections to the 300 mm
diameter watermain on Ralph Hennessy Avenue and the 200 mm watermain on Markdale Terrace.
Detailed grading has been designed to direct overland stormwater flow from the proposed development to
a subsurface storage system with an emergency overflow to Ralph Hennessy Avenue. Major system
storage will be provided within the subsurface storage system as well as roadway sags and parking areas
for up to the 100-year event. The site storm sewer collection system will discharge to the 1350mm diameter
storm sewer on Ralph Hennessey Avenue that ultimately directs runoff to the existing Riverside South Pond
1 which will provide quality control.
The proposed development site will be serviced by the existing 200mm diameter sanitary sewer on Ralph
Hennessy Avenue. The internal collection system has been designed to direct wastewater flow to the
receiving sewer which has available capacity for the design peak flow of 3.77L/s.
In summary, the proposed servicing of the site meets City of Ottawa design requirements.

5.5

NOISE ASSESSMENT REPORT

Stantec prepared a Noise Assessment Report (November 2018) that took into consideration potential noise
impacts by flight activity to Macdonald Cartier International Airport as well as the abutting arterial and
collector roads. The site is within the Airport Vicinity Development Zone and outside the NEF 35 contour
for the airport.
The Report applied the noise level standards of the Ontario Ministry of the Environment and Climate
Change NPC-300 to the site in conjunction with the City of Ottawa’s Environmental Noise Control
Guidelines (January 2016) to determine the extent to which noise levels will be of concern to future
residents.
For Blocks 4 and 5, forced air heating and central air conditioning are required to be installed in all units
and. The back-to-back townhouses in Blocks 1-3 requires Noise Warning Clause “generic indoor” to be
included in all offers of purchase and sale. In order to address noise levels related to aircraft noise,
appropriate building materials such as double-glazed windows are to be incorporated into the building
design.
An appropriate noise warning clause will be included in all agreements of purchase and sale.
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6.0

CONCLUSION

The proposed development. It is our professional planning opinion that the application for Site Plan Control
should be approved for the following reasons:
•
•
•
•
•

The proposal is consistent with the Provincial Policy Statement 2014;
The proposal conforms to the policies of the City of Ottawa Official Plan;
The site plan is in conformity with the Riverside South Community Design Plan and its Design
Guidelines;
The site plan, landscape plan and elevation drawings meet the relevant Urban Design Guidelines for
Greenfield Neighbourhoods;
The site plan represents good land use planning.

Respectfully submitted,

Molly Smith MCIP, RPP
Planner

Eric Bays MCIP, RPP
Intermediate Planner

Phone: (613) 725-5550
Molly.Smith@stantec.com

Phone: (613) 722-4420
Eric.Bays@stantec.com
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Building Elevations

2

