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1.0

INTRODUCTION

This Planning Rationale has been prepared by J.L. Richards & Associates Limited (JLR) on behalf
of TriBro Studios Ottawa to support an application for Site Plan Control at 1740 Woodroffe
Avenue, Ottawa.
In support of this proposed development, the following reports, studies and plans have been
prepared:
•

Site Plan, prepared by JLR;

•

Landscape Plan, prepared by James B. Lennox Landscape Architect;

•

Architectural Building Elevation Drawings, prepared by JLR;

•

Site Servicing Plan, prepared by JLR;

•

Grade Control and Drainage Plan, prepared by JLR;

•

Stormwater Management Report, prepared by JLR;

•

Site Servicing Study, prepared by JLR;

•

Erosion and Sediment Control, prepared by JLR;

•

Transportation Impact Assessment (1-4), prepared by CGH Transportation;

•

Scoped Environmental Impact Study, Golder Associates;

•

Geotechnical Study, prepared by Paterson Group;

•

Phase 1 ESA, prepared by Paterson Group.

1.1

Background

TriBro Studios Ottawa has proposed the construction of a film production studio with various
accessory facilities on Federal Lands within the Greenbelt at the former Greenbelt Research Farm
(GRF) in Ottawa. These lands have been developed as a research and development site since
the 1960s and are fully serviced with municipal water and sewer.
The facility will be Ottawa’s first soundstage campus and creative hub. It will also be a significant
economic development catalyst for the City, with the potential to create upwards of 500 new jobs
and an additional $40 Million in investment in the first few years alone.
The project will be developed in phases. Phase 1 of the project will start with the construction of:
-

Four sound stages (film production studio use)
Carpentry shop (artist studio use)
Tenant office space (office use)

Subsequent phases for additional tenant office space and sound stages will follow, as demands
warrants.
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TriBro has been successful in obtaining substantial support for the proposal from the Ottawa Film
Office, local colleges, the City of Ottawa (City) and the National Capital Commission (NCC), as
well as a significant degree of coordination amongst all of the parties. The NCC approved
Amendment #1 to the Greenbelt Master Plan in November 2018, and the City approved a Zoning
By-law Amendment on March 6, 2019.
1.2

National Capital Commission – Federal Land Use Approval

The National Capital Commission (NCC) is guided by a series of long-range plans. This area is
part of the Greenbelt Master Plan 2013. An amendment was approved to this plan to permit the
use of approximately 8.4 hectares of land found within the Southern Farm & Pinhey Forest, Sector
3, as shown in the image below. Phase 1 of the proposed development only incudes the larger
leased portion which has an area of approximately 6.75 hectares.

Figure 1 - Amendment #1 to Greenbelt Master Plan - Subject Property

The area subject to the lease is a part of this existing research complex. The intent of the
Amendment was to allow the development of a creative hub while minimizing impact to the
Greenbelt and by developing in an environmentally sensitive manner. The site is partially
developed with an existing building and parking lot.
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Figure 2: Subject Property - View from Google Earth

In September 2018, the NCC held an Open House session with 200 attendees and online
consultation with more than 200 respondents. Over 95% of respondents were in support of the
proposal from the Ottawa Film Office (OFO) and TriBro Studios proposal.
1.2.1

FLUDA and ACPDR

Presentation to the National Capital Commission (NCC) Advisory Committee of Planning, Design
and Realty (ACPDR) is one of the requirements for approval. The project was presented to
ACPDR on February 28, 2020. The project is scheduled to be presented to the Board of Directors
(anticipated to be April 23, 2020).
The NCC has a specific process that is followed to obtain approval for development, known as
the Federal Land Use, Design and Transaction Approval (FLUDA). Amendment #1 to the 2013
Greenbelt Master Plan permitted the finalization and signature of the Federal Land Use Approval
associated with this submission be delegated to the Executive Director, Capital Planning Branch.

2.0

SITE LOCATION AND DEVELOPMENT PROPOSAL

2.1

Site Location

The Greenbelt Research Farm (GRF) is located within the National Capital Greenbelt and is a
former Animal Research Centre, a 1960s-era facility that was officially closed in 1998 and was
acquired by the NCC in 2000. The NCC leases some buildings and lands for research and
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agriculture, but most buildings on site have been vacant over the last few decades. There are a
number of buildings currently leased by others on the site, including Bell Canada and Driverless
Car road testing.
More specifically, the Subject Property is located within the Southern Farm and Pinhey Forest
Sector of the former Greenbelt Research Farm, in Ottawa.

Figure 3 - Subject Property (+/- 8.4 ha lease)

The site will be accessed via Complex Drive from the signalized intersection at Woodroffe
Avenue.
The following land uses surround the +/- 8.4-hectare development site:
North: On the GRF, there are federal Greenbelt lands leased by the NCC for agricultural
purposes. West Hunt Club is located approximately 500 metres north. The Manordale
community is located beyond.
East:

On the GRF, there are federal Greenbelt lands leased by the NCC for agricultural
purposes. The transitway and Woodroffe Avenue are located approximately 300 metres
east of the development site. The nearest bus stop is at the corner of Complex Drive
(NCC lands) and Woodroffe Avenue approximately 800 metres walking distance from the
bus stop along Complex Drive. The Nepean Sportsplex and Merivale Gardens
community are located beyond.

South: On the GRF, there are federal Greenbelt lands used by the federal government and
leased by the NCC for commercial and agricultural purposes. The Smith Falls Rail
Corridor is located more than 2 km south of the development site. Black Rapids Creek is
also 1.7 km south of the leased lands.
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West:

2.2

On the GRF, there are federal Greenbelt lands used by the federal government and
leased by the NCC for commercial and agricultural purposes. Leased built-up and
agricultural lands on the GRF. Greenbank Road is located more than 1.5 km west.
Proposed Development

TriBro Studios Ottawa proposes to build a soundstage campus and creative hub on the GRF.
This use is categorized as a production studio with related office, training facility and artist studio
(workshop). Office and workshop (artist studio) would occur as part of the production studio. The
proposed development (Phase 1) would occupy an area of approximately 6.75 hectares in the
northeastern quadrant of the GRF built-up area. Phase 1 of the development would include
construction of:
•
•
•

Four 1,858 sq. metre (20,000 sq.ft.) sound stages;
2,322 sq. metres (25, 000 sq.ft.) of workshop / production space;
4,645 (50,000 sq.ft.) of office space for film, television and animation production companies,
the Canadian Film Centre, an immersive reality/animation post-graduate training centre,
and other training facilities.

The development would be sited within the built-up area of the GRF near the southwest
intersection of West Hunt Club Road and Woodroffe Avenue. It is accessed by a private roadway
(Complex Drive), which intersects Woodroffe Avenue at a signalized intersection opposite the
Nepean Sportsplex.

3.0

POLICY AND REGULATORY FRAMEWORK

3.1

Federal Greenbelt Master Plan

The 2013 Greenbelt Master Plan (GBMP) designates the built area of the GRF as “Federal Facility
and Operations”. This area is intended for federal facilities that require special security, seclusion
or large space that contribute to national security or research. The NCC’s recently approved
amendment permits a commercial (non-federal) facility for a film and television production studio
and accessory uses as an exception to the designation.
The exception applies to approximately 8.4 hectares of land within the built-up area of the 102
hectares. The NCC’s amendment also included compensation measures to enhance the natural
environment within the Greenbelt, including a 15-metre natural buffer and a recreational pathway
along Black Rapids Creek and the removal of equivalent of greater Built Area footprint elsewhere
within the Greenbelt Research Farm. The NCC has also advised that the GRF will retain its
National Interest Land Mass (NILM) designation.
3.2

City of Ottawa Official Plan

The National Capital Greenbelt is a 20,000-hectare rural landscape that is a distinguishing feature
of Ottawa, providing a separation between the urban area within the Greenbelt and the urban
communities that have been established just beyond the area.
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The Greenbelt is a mosaic of land uses and facilities. This area of the Greenbelt has been
developed for a variety of economic activities including government and private-sector research
and development facilities. The Greenbelt also contains other large-scale community facilities
such as the Nepean Sportsplex, the Queensway-Carleton Hospital and the Ottawa-Carleton
Detention Centre as well as several schools and churches. It also contains Natural Environment
Areas that link environmental features within the urban area to larger natural landscapes in the
rural area. Farming continues as a viable economic activity on Agriculture Resource land. The
policies for the Greenbelt in the City of Ottawa’s Official Plan implement the provisions of the NCC
Greenbelt Master Plan.
The built-up area of the GRF is designated Greenbelt Employment and Institutional Area and
Agricultural Resource Area on Schedule B within the City of Ottawa Official Plan. The remainder
of the 765 hectare (1,891 acres) site is designated Agricultural Resource Area, except for the
Black Rapids Creek watercourse, which is designated Natural Environment Area.
Lands designated Greenbelt Employment and Institutional Area permit institutional, cultural,
recreational and research facilities provided that:
o
o
o

The programming, land use, and landscape character of these facilities respect the
Greenbelt’s rural character and benefit from an extensive open area, isolation or a
rural environment;
Activities that do not require an extensive open area, isolation or a rural environment,
such as office employment, are only permitted as uses accessory to the primary use;
The grounds surrounding such facilities are used for farming, forestry, conservation,
recreation, resource management, or other uses compatible with the rural character
of the Greenbelt.

In 2013, the NCC updated the Greenbelt Master Plan and remapped the polygon that designates
the built-up area of the GRF as Federal Facility and Operations. This revision will be reflected as
part of the City’s next Official Plan comprehensive review.
The site approximately 800 metres walking distance along Complex Drive (private drive) to the
Nepean Sportsplex stop along the bus transit priority corridor along Woodroffe Avenue.
3.3

Transit-Oriented Development Guidelines

The Urban Design Guidelines for Transit-Oriented Development document was approved by
Council on September 26, 2007. The guidelines apply to all development throughout the City
within a 600 m walking distance of a rapid transit stop or station to provide guidance to the proper
development of these strategically located properties. As noted above, the site is approximately
800 metres walking distance along Complex Drive to the Nepean Sportsplex stop along the bus
transit priority corridor along Woodroffe Avenue.
The following is extracted from the Traffic Impact Assessment completed by CGH Transportation.
“The proposed development is not bordered by existing cycling or pedestrian facilities. A
walkway connection along Complex Drive from the proposed development to the
intersection of Woodroffe Avenue and the North Nepean Sportsplex Driveway is proposed
to be investigated as part of future development phases. Additionally, a shuttle service to
J.L. Richards & Associates Limited
JLR No.: 28617-000.1

-6-

March 27, 2020

Planning Rationale:

and from the entrance of the NCC site based on demand, and a shuttle service between
the proposed development and various transportation hubs will be explored during
production. Both the walkway facility and shuttle to the entrance of the NCC site will serve
to connect the proposed development to the bus stops, pedestrian facilities, and cycling
facilities at the intersection of Complex Drive and Woodroffe Avenue (approximately 900
metres from the assumed nearest building entrances). It is noted that OC Transpo’s
service design guideline for peak period service aims to provide service within a walking
distance of 400 metres from residential, school and work locations. The proposed
development will exceed this distance and as such, the shuttle service is recommended
for future development phases. Measures which are required for zoning and standard site
design that are supportive of sustainable modes in the City of Ottawa’s TDM-supportive
Development Design and Infrastructure Checklist, are recommended. The following
additional measures are also recommended:
3.4

Locate building doors and entrances to ensure visibility of pedestrians from the building;
Provide lighting, landscaping and benches along walking and cycling routes between
building entrances and streets, sidewalks and trails;
Provide wayfinding signage for site access and egress, and
Provide a permanent bike repair station.”
City of Ottawa Zoning By-Law 2008-250

The subject site is currently zoned “Rural Commercial Subzone 10 (RC10)” and “Agriculture
(AG)”, in the City of Ottawa Comprehensive Zoning By-law 2008-250.
On March 6, 2019 City Council approved to rezone the +/- 8.4 hectare parcel to “Rural
Commercial Subzone 10 Exception 2549 (RC10[2549]). The exception is to permit a production
studio with related office and training uses.
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Figure 4 - Zoning Map showing zone RC10 [2549], Zoning By-law 2008-250 from geoOttawa

4.0

CONCLUSION

The Planning Act requires that all City planning decisions be consistent with the Provincial Policy
Statement (PPS), as the document provides policy direction on matters of Provincial interest
related to land use development.
JLR has reviewed the proposed development and have determined that it is consistent with the
PPS, 2014.
4.1

Conformity with the Greenbelt Master Plan

The NCC has approved amendment #1 to the Greenbelt Master Plan. The NCC agrees that the
site fits the needs of TriBro Studios for a soundstage campus and creative hub. It is desirable
because of its proximity to the Ottawa International Airport and Algonquin College, low travel times
to the City’s central area, availability of a large tract of land for development of this land extensive
use, and its secure and secluded location.
The NCC endorsed the proposal for the following reasons:
-

The Greenbelt will remain an integral part of the Capital green space network as a
cohesive and robust entity supporting a balanced mix of environmental protection,
local agriculture and recreation.

-

The GRF will retain its National Interest Land Mass (NILM) designation.

-

The Master Plan Amendment does not contribute nor impact the function on the
Greenbelt as an ecological network connecting high-value natural and cultural
landscapes in the midst of growing and intensifying urbanization.

J.L. Richards & Associates Limited
JLR No.: 28617-000.1

-8-

March 27, 2020

Planning Rationale:

4.2

-

The Master Plan Amendment will not compromise ongoing regional resilience with
respect to local food production, as it does not affect the use of any lands that are
actively farmed.

-

The Master Plan Amendment will support the evolution of the GRF toward more
modern, diversified, resilient and financially sustainable federal site.

-

The Master Plan Amendment identifies the re-naturalization of significant areas of
land within the Greenbelt that will contribute to the Vision for the Greenbelt.
Improvements proposed will enhance the quality of environmental assets in the
Greenbelt.

-

The compensatory measures identified in relation to the proposed facility include
new recreational facilities (e.g. proposal trails extensions and repurposing of the
trailhead), which will provide value to the community and to the experience of
Greenbelt visitors.

Conformity with Official Plan

This application has been reviewed under the City of Ottawa Official Plan as adopted under Bylaw 2003-203 by City Council on May 14, 2003, and modified by the Minister of Municipal Affairs
on November 10, 2003, and modified by the Ontario Municipal Board in various decisions and
official plan amendments. The proposed development conforms with the overall goals of the
Official Plan.
4.3

Zoning Conformity

The zoning change approved by City Council will facilitate employment intensification within an
underutilized site, while ensuring compatibility with surrounding land uses and neighbourhoods.
The proposed development conforms with the zone provisions of the Rural Commercial Subzone
10 Exception 2549 (RC10[2549]).
4.4

Site Development

The proposed site plan has adequate on-site parking. Traffic circulation patterns for pedestrians,
cyclists, and vehicles both on-site and on existing private roads within the GRF has been reviewed
to ensure that routes are safe, convenient and functional. As the site is approximately 800 metres
to transit, TriBro will be considering alternatives such as shuttle service so that access to the
development site is safe and convenient for pedestrians, cyclists, and large and small vehicles.
Landscaping and buffering has been incorporated into the proposed development using native
species and salt tolerant species in and around the parking lot. The use of bioswales has also
been integrated into the proposed development; linear channels designed to concentrate and
convey stormwater runoff while removing debris and pollution. Storm water management ponds
have also been designed to control runoff.
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Sustainable features have also been considered as part of the building design including improved
energy efficient in the building envelope design, efficient HVCA units, as well as other water
conservation and energy saving features within the building.
There is existing City water, sewer and stormwater infrastructure within the surrounding City
streets. The GRF also has private water and sewer infrastructure on federal lands. The Servicing
Study has determined that this infrastructure is adequate for the proposed use.
The facility is also subject to a separate Federal Approval review. This review will include site
planning, site servicing, as well as building architecture and landscape design.

J.L. RICHARDS & ASSOCIATES LIMITED
Prepared by:

Reviewed by:

Marc Rivet, MCIP, RPP
Senior Planner

Timothy F. Chadder, MCIP, RPP
Associate, Chief Planner
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