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1.0
INTRODUCTION

1

Fotenn Consultants Inc., acting as agents for Groupe Germain, is pleased to submit this Planning Rationale as
part of a Site Plan Control submission for the development of a new Alt Hotel on the Ottawa Macdonald-Cartier
International Airport lands in the City of Ottawa.

1.1

Application Overview

Groupe Germain has partnered with the Ottawa Macdonald-Cartier International Airport Authority to develop a
parcel of land within the airport facility to accommodate a new 8-storey hotel. The hotel is envisioned to be
operated by the Alt brand, a member of the Groupe Germain family of hotels.
The lands to be developed will be leased from the Airport Authority, but will not be severed to create a new
development parcel. The proposed hotel is compliant with all provisions in the Zoning By-law, and no other
planning applications are required in addition to the Site Plan Control application.
The hotel is proposed to be located on a vacant area of land adjacent to the existing multi-level short-term
parking garage, and an enclosed pedestrian walkway is proposed to connect the hotel with the interior of the
parking garage.
The submitted application applies to Phase 1 of the building, as shown in the image below. Protection for a
Phase 2 wing to the east is also contemplated through the Site Plan application.

Figure 1: Rendering of Proposed Hotel (Phase 1)
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2.0
SURROUNDING AREA AND SITE CONTEXT

2

The land on which the proposed hotel is envisioned to be developed is on the Ottawa Macdonald-Cartier
International Airport lands. The airport functions as a major national and international passenger and cargo
transportation hub for the National Capital Region and Eastern Ontario. The airport generally experiences a
passenger volume of approximately 4,000-5,000 travelers per year. The airport is located approximately 10
kilometres south of downtown Ottawa, as illustrated in Figure 2 below.

Figure 2: Ottawa Macdonald-Cartier International Airport in Regional Context

The proposed hotel is located in proximity to major passenger facilities and destinations, as illustrated on Figure
3 below. These facilities include:
/
/
/
/
/
/
/

Short-term parking;
Long-term parking;
Terminal building;
EY Conference Centre;
National Research Council of Canada;
742 Air Cadet Squadron; and
Other hotels.

The location of the proposed hotel internal to the airport complex will limit impacts on non-airport properties
nearby. Additionally, it is anticipated that a large proportion of hotel guests will access the hotel by foot, public
transit, taxi / ride-hailing, and carpooling, limiting traffic impacts and reducing demand for parking.
The development lands are located immediately adjacent to the short-term parking garage, which in turn is
located adjacent to the airport terminal. The proposed hotel is also located in proximity to long-term parking
facilities to the south and southeast.
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Figure 3: Subject Lands and Surroundings

Figure 4: Proposed Land Area to be Developed
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The proposed development site is currently served by OC Transpo bus route #97, which serves the entire airport
facility. The site is also anticipated to benefit from improved transit service as a result of the Phase 2 LRT
expansion in the future. Figure 5 below shows an extract from Official Plan Schedule D (Rapid Transit Network).

Figure 5: Extract from Official Plan Schedule D (Rapid Transit Network)
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3.0
PROPOSED DEVELOPMENT

5

Groupe Germain proposes to develop a hotel on the Ottawa Macdonald-Cartier International Airport lands, in
proximity to existing passenger facilities. The hotel is intended to be branded as an “Alt Hotel,” a member of the
Groupe Germain family of hotels.
The hotel is proposed to be eight (8) storeys in height, and will contain 180 guest rooms. The ground floor is
intended to accommodate the hotel lobby and back-of-house functions, as well as access to the pedway
connection. Level 8 is reserved for meeting rooms and related uses for groups and conferences. The remaining
floors will contain the guest rooms, with 30 rooms per floor. Figure 6 shows a rendering of the proposed hotel.

Figure 6: Rendering of Proposed Hotel (Phase 1)

The hotel is proposed to be located adjacent to the existing multi-level short-term parking garage. The hotel will
be connected to the garage by means of a new pedway bridge, providing weather-protected access for
pedestrians.
A vehicle drop-off area is proposed along Airport Parkway Private for hotel guests arriving by private vehicle. The
drop-off area is delineated by means of a curb boulevard on the north side of the private way. Five lay-by spaces
are proposed in the drop-off area, as well as one oversized stall for buses.
Parking for hotel guests will be reserved in the short-term parking garage, at a rate consistent with the zoning
requirement of one space per guest unit.
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Service and delivery vehicle access will be provided by means of a new service road on the north side of the
hotel building. The new service road is envisioned to connect to Airport Parkway Private to the northeast, directly
across from Tracker Private.
While the Site Plan Control application contains details for the first phase of the proposed hotel, the plans
protect for a future second phase expansion of the hotel to the east. The expansion is envisioned to contain a
minimum of 102 guest rooms and would be designed to integrate with the Phase 1 building on each storey.
Details of the Phase 2 development will be determined through a Site Plan Amendment application when Groupe
Germain is ready to proceed with the expansion. Figure 7 below shows a rendering of the proposed hotel, with
future Phase 2 illustrated on the east (left) side.

Figure 7: Rendering of Proposed Hotel, with Future Phase 2 Illustrated on the East Side
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4.0
POLICY AND REGULATORY FRAMEWORK
4.1

7

Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interested related to land
use planning. Decisions affecting planning matters “shall be consistent with Provincial Policy Statements.”
The PPS states that healthy, liveable and safe communities are sustained by, among others:
/
/
/

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

Section 1.1.3.1 stipulates that settlement areas shall be the focus of growth and development, and their vitality
and regeneration shall be promoted. Section 1.1.3.2 adds that land use patterns within settlement areas shall be
based on:
/

/

Densities and a mix of land uses which:
o Efficiently use land and resources;
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;
o Minimize negative impacts to air quality and climate change, and promote energy
efficiency;
o Support active transportation;
o Are transit-supportive, where transit is planned, exists or may be developed; and
o Are freight-supportive; and
A range of uses and opportunities for intensification and redevelopment, where this can be
accommodated.

Policy 1.2.6 states that major facilities and sensitive land uses should be planned to ensure they are
appropriately designed, buffered and / or separated from each other to prevent or mitigate adverse effects from
odour, noise and other contaminants, minimize risk to public health and safety, and to ensure the long-term
viability of major facilities.
Policy 1.3.1 states that planning authorities shall promote economic development and competitiveness by:
/
/
/
/

Providing for an appropriate mix and range of employment and institutional uses to meet long-term
needs;
Providing opportunities for a diversified economic base, including maintaining a range and choice of
suitable sites for employment uses which support a wide range of economic activities and ancillary uses,
and take into account the needs of existing and future businesses;
Encouraging compact, mixed-use development that incorporates compatible employment uses to
support liveable and resilient communities; and
Ensuring the necessary infrastructure is provided to support current and projected needs.

Section 1.6.9 contains policies pertaining to airports, rail and marine facilities. Policy 1.6.9.1 directs that planning
for land uses in the vicinity of airports shall be undertaken so that:
/
/

Their long-term operation and economic role is protected; and
Airports and sensitive land uses are appropriately design, buffered and / or separated from each other.
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Policy 1.6.9.2 states that airports shall be protected from incompatible land uses and development by:
/
/
/

Prohibiting new residential development and other sensitive land uses in areas near airports above 30
NEF / NEP;
Considering redevelopment of existing residential uses and other sensitive land uses or infilling of
residential and other sensitive land uses in areas above 30 NEF / NEP only if it has been demonstrated
that there will be no negative impacts on the long-term function of the airport; and
Discouraging land uses which may cause a potential aviation safety hazard.

The proposed hotel conforms with the policies of the PPS. It provides a complementary use to the
surrounding airport facility, and facilitates economic development. The hotel represents a compatible
form of intensification that is served by existing and future public transit networks. The hotel will be
designed to account for airport noise impacts with sensitivity for the needs of guests and the efficient
operation of the airport.

4.2

City of Ottawa Official Plan

The Ottawa Macdonald-Cartier International Airport lands and its surrounding environs are subject to a sitespecific policy schedule in the Official Plan. The lands identified for the hotel development are designated
Ottawa Macdonald-Cartier International Airport on Schedule M (Ottawa Macdonald-Cartier International Airport
Policy Plan), as shown in Figure 8 below.
Section 3.10.1 of the Official Plan permits the following uses on lands under the Ottawa Macdonald-Cartier
International Airport designation:
/
/
/

Civilian or military airport with a broad range of aviation-related uses, including: a commercial civilian
airport; a general aviation aerodrome; air cargo distribution centres;
Uses permitted in Employment Areas; and
Hotels and related commercial uses.

Policy 3 of Section 3.10.1 states that development proposals may be considered on a case-by-case basis in
advance of the formulation of concept plans, provided:
/
/

Site-specific issues and constraints are adequately addressed;
The uses are consistent with the direction provided in the Ottawa Macdonald-Cartier International
Airport Land-Use Plan and the Greenbelt Master Plan.

Policy 3 Section 2.2.2 of the Official Plan stipulates that all intensification will occur in accordance with the
provisions of Section 2.5.1 and 4.11 of the Official Plan.
Section 2.5.1 contains design objectives and principles for urban design and compatibility. The proposed hotel
development meets the relevant objectives:
/
/
/
/

Enhances the sense of community by proposing a compatible land use within the broader airport facility
and contributes to Ottawa’s status as a prime business and tourist destination;
Defines quality public and private spaces through development by siting the hotel in a convenient and
appropriate location and prioritizing pedestrian access;
To create places that are safe, accessible and are easy to get to, and move through, by providing
multiple pedestrian and vehicle access points around the building;
Ensures that new development respects the character of existing areas by integrating the development
within the existing airport facility, including connections to the short-term parking garage and
surrounding private ways;
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/

Considers adaptability and diversity by creating places that can adapt and evolve easily over time by
contributing to a more compact urban form.

Figure 8: Extract from Official Plan Schedule M (Ottawa Macdonald-Cartier International Airport Policy Plan)

Section 4.11 of the Official Plan contains criteria for evaluating the urban design and compatibility of
development applications. The proposed hotel development meets the applicable criteria:

Planning Rationale

Groupe Germain

March 2019

10
/

Traffic: Given its location adjacent to the airport, and the profiles of the anticipated customer base, the
proposed hotel is anticipated to generate only minimal vehicular traffic.

/

Vehicular Access: Vehicular access for guests is provided at the front of the building, where lay-bys are
provided for drop-offs. Service vehicle access is provided at the rear of the building.

/

Parking Requirements: Parking for guests and employees of the proposed hotel will be reserved within
the existing short-term parking garage.

/

Loading Areas, Service Areas, and Outdoor Storage: Loading and service areas are provided at the
rear of the building.

/

Lighting: As the hotel is located within the broader airport facility, it is not anticipated to generate
lighting impacts.

/

Noise and Air Quality: Hotel uses are not generators of noise or air quality impacts.

/

Sunlight: The proposed hotel is not located in proximity to any sensitive land uses or outdoor amenity
areas, and no sunlight impacts are anticipated.

/

Microclimate: The hotel is not anticipated to generate any microclimate impacts.

Section 4.8.6 of the Official Plan contains policies for land use constraints due to airport and aircraft operations.
Restricted areas are illustrated on Schedule K and Annex 10, extracts of which are shown in Figures 9 and 10
below. As it is located on the airport lands, the development site is located within the 35 NEF / NEP line.
Policy 1 of Official Plan Section 4.8.6 states that development within the Airport Vicinity Development Zone
(AVDZ) must take into consideration the Council-approved Environmental Noise Control Guidelines and
applicable provincial and federal guidelines and regulations. Brief summaries of these documents are provided
below.
4.2.1 TP1247E – Land Use in the Vicinity of Aerodromes (Transport Canada)
The Transport Canada publication TP1247E – Land Use in the Vicinity of Aerodromes contains a table indicating
compatibility guidelines for land use in proximity to airports. Hotels and motels in areas between the 35 and 40
NEF / NEP is assigned an “F” guideline ranking, which indicates:
It is recommended that this specific land use should be permitted only if related directly to aviationoriented activities or services. Conventional construction will generally be inadequate and special noise
insulation features should be included in the building design.
Please refer to the submitted Noise Study for more information. The building will be designed as per the
recommendations of the Noise Study.
4.2.2 Ministry of Environment and Energy
The Environmental Noise Guidelines – Stationary and Transportation Sources – Approval and Planning (NPC300) document is published by the Ministry of Environment and Energy, and is intended to provide guidance for
the land use planning process, and to support of the PPS.
The Provincial Guidelines classify hotels as a “noise sensitive commercial purpose building,” which is defined as
a building used for a commercial purpose that includes one or more habitable rooms used as sleeping facilities.
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Under Table C-10 (Air Traffic Noise), sleeping quarters of a hotel are deemed to have an indoor sound level of 5,
or the equivalent of 36 dBA (approximately). Please refer to the submitted Noise Study for more information. The
building will be designed as per the recommendations of the Noise Study.

Figure 9: Extract from Schedule K (Environmental Constraints)

4.2.3

City of Ottawa Environmental Noise Control Guidelines

The City of Ottawa Environmental Noise Control Guidelines (ENCG) are intended to work in concert with the
City’s noise control by-law and the Environmental Protection Act, and are based on the provincial NPC-300
publication.
Section 4.0 of the Guidelines note that hotels are not generally considered to be sensitive to aircraft noise.
However, good practice design objectives should be addressed in any noise study prepared for the City. Part 6
of the Guidelines list various mitigation measures to achieve sound levels limits. Additionally, warning clauses
may be required in some cases.
Please refer to the submitted Noise Study for more information. The building will be designed as per the
recommendations of the Noise Study.
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Figure 10: Extract from Official Plan Annex 10 (Land Use Constraints Due to Aircraft Noise)

The proposed development conforms with the policies of the Official Plan.

4.3

Official Plan Amendment (OPA) 150

In 2013, the City of Ottawa reviewed the Official Plan resulting in numerous policy changes. Ottawa City Council
adopted Official Plan Amendment (OPA) 150 in December 2013, and the Ministry of Municipal Affairs and
Housing approved the revisions in April 2014. While some appeals have been resolved through negotiated
settlements, portions of OPA 150 remain under appeal.
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As revisions to policies pertaining to land use constraints due to aircraft noise were revised through OPA 193,
the previous policies were not revised through OPA 150. The remaining policy amendments are not applicable to
the proposal.
The proposed development conforms to the policies of OPA 150.

4.4

Ottawa Airport Master Plan

The Ottawa International Airport Master Plan (“YOW 2038”) was completed in February 2018. The Plan
establishes a strategic approach to the future of the airport for the next 20 years.
Section 5 of the Master Plan contains a land use plan that contemplates development on airport lands. The
development site is designated Aviation / Non-Aviation Commercial Area, which is envisioned for permitted
aviation and non-aviation-related commercial, industrial warehousing and employment uses. The intent of the
designation is to provide flexibility of development options on the designated lands.
The designation permits a wide mix of land uses that are both akin to those traditionally associated with airports
and to uses typically characteristics of business parks, terminal rail facilities and structures, and communityoriented commercial areas. A hotel use conforms to the land use designation.

Figure 11: Extract from the Airport Master Plan Land Use Plan
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The Master Plan also contains a Recommended Development Plan, based on the feedback received through the
plan preparation process. Among the recommendations on the Development Plan, a hotel is specifically
proposed for the development site. An extract from the Recommended Development Plan is shown in Figure 12
below, with the “Proposed Hotel” label outlined in orange.

Figure 12: Extract from Airport Master Plan Recommended Development Plan (Proposed Hotel Highlighted in Orange)

The proposed hotel development conforms with the provisions of the Airport Master Plan.

4.5

City of Ottawa Comprehensive Zoning By-law

The entire airport facility is zoned Air Transportation Facility Subzone A (T1A), as illustrated on Figure 13 below.
The purpose of the T1 Zone is to:
/
/

Permit air transportation facilities and aviation-related uses in areas designated as Ottawa MacdonaldCartier International Airport and Carp Airport in the Official Plan; and
Permit a range of employment uses and airport-related commercial and industrial uses at the Ottawa
Macdonald-Cartier International Airport.
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The T1A subzone permits a wide range of uses, including:
Automobile service station

Automobile rental establishment

Bank

Bank machine

Bar

Convenience store

Drive-through facility

Emergency service

Gas bar

Hotel

Office

Museum

Municipal service centre

Park

Payday loan establishment

Place of worship limited to a prayer room

Personal service business

Post office

Research and development centre

Restaurant

Service and repair shop

Technology industry

Training centre
The proposed development complies with the applicable zoning standards:
Zoning Mechanism

Provision

Compliance

Minimum Lot Width

No minimum

Minimum Lot Area

No minimum






Minimum Front Yard Setback
Minimum Rear Yard Setback
Minimum Interior Side Yard
Setback

7.5 m, all of which must be
landscaped



Minimum Corner Side Yard
Setback



Maximum Floor Space Index

For office or hotel use in T1A
subzone: 2.0



Minimum Parking Space Rate

1 space per guest



Section 70 of the Zoning By-law contains regulations for Protection of Airport Operations. The regulations largely
reference the policy framework in the Official Plan, as well as federal regulations, and do not apply additional
land use controls beyond those policies.
The proposed development meets the applicable provisions of the Zoning By-law.
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Figure 13: Zoning Map
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5.0
CONCLUSION

17

It is our professional planning opinion that the Site Plan Control application for the proposed hotel is appropriate,
represents good planning, and is in the public interest.
The proposal is consistent with the Provincial Policy Statement (PPS) by providing efficient and appropriate
development that will complement and not interfere with airport operations.
The proposed development conforms to the Official Plan policy framework for the Ottawa Macdonald-Cartier
International Airport. Additionally, a hotel use is specifically contemplated for the subject lands in the Ottawa
Airport Master Plan.
The proposal meets all provisions in the Zoning By-law, and no applications seeking relief from zoning provisions
are required.
Sincerely,

Jaime Posen, MCIP RPP
Senior Planner

Miguel Tremblay, MCIP RPP
Partner
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