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1. Introduction
Stan Levine of Sherbrooke Urban Developments Ltd. (Sherbrooke) is proposing a redevelopment of the
property located at 1111 North River Road, between Drouin Avenue (north) and West Presland Road
(south). The property is located in the Overbrook - McArthur Area of Ottawa, directly east of the Rideau
River.
The property is currently occupied by a two-storey, stucco sided single family dwelling with an exterior
inground swimming pool, a two-car garage with an attached pool house and a private driveway off
Drouin Avenue in the rear yard. The proposed development for the site consists of the demolition of all
existing structures on the property and the construction of a two unit, three storey, semi-detached
dwelling that fronts North River Road and four, three storey townhouse units that front Drouin Avenue
in a Planned Unit development. Each unit accommodates an attached one car garage at grade and
basement.
The property is designated as General Urban Area in the City of Ottawa Official Plan and the current
zoning is R3M – Residential Third Density Zone Subzone M, which does not permit this type of
residential development. This application proposes to change the existing zoning of R3M to R3 [XXXX] –
Residential Third Density with a site-specific schedule that outlines the required exceptions. This
rezoning will permit a planned unit development of a mix of residential dwelling types and permit
residential intensification in the General Urban Area. The increase in density will contribute to a more
efficient land use while respecting the existing character of the residential neighborhood.
In addition to the rezoning approval, this application seeks to obtain Site Plan Control Approval in order
to permit the proposed development.
Lloyd Phillips & Associates Ltd. has been retained to prepare this Planning Rationale in support of a
zoning by-law amendment application and site plan control application. The purpose of this report is to
show the suitability of the development proposal within the context of the surrounding community and
demonstrate conformity of the policies of the Provincial Policy Statement and City of Ottawa Official
Plan.
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2. Site Context and Details
The subject property is located at 1111 North River Road in the Overbrook-McArthur area of Ottawa.
The property is currently occupied by a two-storey, stucco sided single detached dwelling that fronts
North River Road. The rear yard consists of an exterior inground swimming pool, stucco sided, two-car
garage with an attached pool house and a private driveway that fronts Drouin Avenue (north of the
property). The site area is 644.78 sq. m. (6,940 sq. ft.) and the existing residential building and was
constructed in 1958.
The natural topography of the site is generally flat and mature trees and shrubs cover the side yards of
the property. The property has 17.92 meters (58.81 feet) of frontage along North River Road to the west
and a depth of 38.96 meters (127.82 feet) along Drouin Avenue to the north. Its legal description is Lot
No. 22, Registered Plan 590 and PIN 042070433.
The following images show the subject property at 1111 North River Road and the surrounding area.
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Figure 1: Site Context

Figure 2: Aerial View of Subject Property
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Figure 3: Images of Subject Property and Surrounding Area
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3. Community Context
The property enjoys close proximity to downtown Ottawa and Gatineau to the north-west, the Rideau
River and NCC recreational pathways to the west, as well as the important north-south connecting
arterial street of Vanier Parkway to the east. The Ottawa Train Station and 417 interchange at Vanier
Parkway is located to the south, Sandy Hill and the Rideau River to the west, and Overbrook to the north
and east.
The property is located on the west edge of the Overbrook community, along North River Road, which is
a local residential street running north-south along the Rideau River from Vanier Parkway in the north
and the 417 Highway in the south.
The site is located in a low to medium density residential neighborhood of Overbrook. The residential
area to the north and east of the subject property is zoned Residential Third Density consisting
predominantly of semi-detached and single-detached homes of one to two storeys, with the exception
of some townhouse units and apartment buildings that are three to four storeys in height that line
North River Road. On the north side of Drouin Avenue, opposite to the site, Sherbrooke constructed an
eight unit townhouse development in 2008. The area is considered to be a growing community where
several infill and redevelopment projects have recently occurred. More development projects are
planned within close vicinity to the subject site including an apartment condominium at the corner of
Presland Road West and North River Road, one block south of the subject site, and a 15 storey
residential tower of 298 units at 127 Presland Road, just east of Vanier Parkway.
The residential area to the south of the subject site is zoned Residential Fourth Density. Land uses
further south consist of Minor Institutional and General Mixed Use where the Royal Canadian Mounted
Police Headquarters and the Ottawa Stadium is located.
The Rideau River is approximately 190 meters west of the subject sites along North River Road. Open
parkland which is zoned O1L[310]-h and designated as Major Open Space in the Official Plan is located
to the immediate west of the property. This Major Open Space permits accessible access to the Rideau
River and NCC recreational pathways.
In additional to the land uses adjacent the site, there are a variety of uses that complement the
surrounding community including: Riverside Memorial Park, Overbrook Park, Riverain Park, Sandy Hill’s
Strathcona Park, the Rideau Tennis Club, The Ottawa Stadium, Highway 417, Great River School, the
community of Vanier, and other community amenities and facilities, and employment centres. The
Vanier 417 Interchange is located within 700 meters south of the property.
The site is located within close proximity to the City’s Cycling Network which runs along the Rideau
River. Multiple bus routes serve the area including east to west bound routes along Queen Mary and
Donald Street (Bus #18) and north to south bound routes along Vanier Parkway (Bus #9).
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4. The Proposal
The proposal at 1111 North River Road seeks approval of a zoning by-law amendment and site plan
control.
The proposal is to amend zoning by-law 2008-250 to change the zoning at 1111 North River Road from
R3M – Residential Third Density Subzone M to R3 with site-specific exceptions. The approval of this
zoning change will allow for a planned unit development that consists of six new units (See Figure 5,
Units A to F).
The proposal consists of a three storey semi-detached dwelling that fronts west onto North River Road
and four, three storey townhouses that front north onto Drouin Avenue in a Planned Unit Development.
Each unit consists of a private one car garage and a main entrance (at grade) that fronts the street. The
site plans and the architecture plan were prepared by Roderick Lahey Architect Inc.
Each of the six lots on the property will be legally divided through a part lot control application to
regulate the transfer of sale. The application to remove part lot control will be submitted following the
present applications.
The area of each lot in the planned unit development varies between 89.25 sq. m and 140.2 sq. m. The
gross floor area of the semi-detached building is 387.1 sq. m. Each unit will consist of an attached
garage, a basement and 2 bedrooms. The gross floor area of the 4 town houses is 765.2 sq. m. Each unit
consists of an attached garage, basement and 2 (optional 3) bedrooms. The development has a
maximum building height of 10 meters.
The following chart shows lot and building areas of the proposed development. Please refer to the Site
Plan on Page 17.

SEMI DETACHED
UNIT A
UNIT B
TOWNHOUSE
UNIT C
UNIT D
UNIT E
UNIT F

LOT AREA (SQ.M)

BUILDING AREA (SQ.M)

105.3
140.2

197.5
189.6

107.83
89.25
89.25
113.16

191.3
191.3
191.3
191.3

Parking requirements are set out by the City of Ottawa Zoning By-law. The parking requirement for the
Planned Unit Development is based on the dwelling type. In area B of Schedule 1, a semi-detached
dwelling is required to provide 0.75 spaces per dwelling unit, and a townhouse is required to provide 1
space per dwelling unit. Both residential types are not required to provide visitor parking spaces.
Consequently, the total parking requirement for all six units is 5.5 spaces. The proposed parking
complies with the parking requirements proposing 6 spaces.
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Each unit proposes a second floor exterior terrace, a small front yard area and rear yard private patios at
grade. The mature trees that line the front and side yard of the property will remain. The existing fire
hydrant on the property will remain and a 3.0 m at grade (north-western) corner site triangle is
proposed. The City of Ottawa's Zoning By-law 2008-250 Consolidation does not require an amenity area
for the proposed dwelling type.
A minor zoning by-law amendment is being requested to address a number of non-complying zone
provisions of the R3M Zone which will increase the density for this development. The proposal does not
conform to the minimum lot area, minimum lot width, maximum building height, as well as yard
setbacks. Rather than applying for minor variances with Committee of Adjustment, through preliminary
discussions with City planners, it was recommended that a minor rezoning application be submitted. The
relief of zoning provisions being requested is outlined in detail in Section 5.2 of this report – Proposed
Zoning.
The following table demonstrates what relief from the existing zoning is needed based on the proposal
at 1111 North River Rd. The relief requirements are based on R3 semi-detached and townhouse
provision standards as well as on Planned Unit Development provision standards.
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SEMI-DETACHED UNITS
ZONING MECHANISMS
Permitted Uses
Min Lot Width
Min Lot Area
Maximum Building Height
Minimum Front Yard Setback
Minimum Corner Side Yard Setback
Minimum Rear Yard Setback
Minimum Interior Side Yard Setback

BY-LAW PROVISONS
All uses of the R3 zone
6m
180 m2
8m
6m
4.5 m
varies 2*
1.2 m

PROPOSED ZONING PROVISIONS
All uses of the R3 zone
8.1 m
105.3 m2
10 m
1.7 m
3.0 m
0.89 m
1.2 m

BY-LAW PROVISONS
All uses of the R3 zone
6m
180 m2
11 m
6m
4.5 m
varies 2*
1.2 m

PROPOSED ZONING PROVISIONS
All uses of the R3 zone
5.1 m
89.25 m2
10 m
3.0 m
n/a
1.2 m
0.89 m

TOWNHOUSE UNITS
ZONING MECHANISMS
Permitted Uses
Min Lot Width
Min Lot Area
Maximum Building Height
Minimum Front Yard Setback
Minimum Corner Side Yard Setback
Minimum Rear Yard Setback
Minimum Interior Side Yard Setback

* 2- Minimum rear yard setback is 25% of the lot depth which must comprise at least 25% of the area of the lot; however it need not
exceed 7.5 m. Despite the foregoing, on lots with depths of 15 metres or less, the minimum rear yard setback is 4 m.

PLANNED UNIT DEVELOPMENT
ZONING MECHANISMS
Permitted Uses
Min Lot Width
Min Lot Area
Maximum Building Height
Minimum Front Yard Setback
Minimum Corner Side Yard Setback
Minimum Rear Yard Setback
Minimum Interior Side Yard Setback

BY-LAW PROVISONS
All uses of the GM zone
n/a
1,400 m2
As per dwelling type (8 m and 11 m)
6m
4.5 m
varies 1*
varies 1*

PROPOSED ZONING PROVISIONS
All uses of the GM zone
n/a
644.78 m2
10 m
1.7 m
3.0 m
1.2 m
1.2 m

* 1- Despite the definitions of rear yard and interior side yard, buildings in a planned unit development (PUD) must be located so that
they are set back,
a) an amount equal to the minimum required rear yard setback for the dwelling type proposed, from a lot line where it abuts a rear yard
on an abutting lot but need not exceed 7.5 metres,
b) an amount equal to the minimum required interior side yard setback for the dwelling type proposed, from a lot line where it abuts a
side yard on an abutting lot,
c) in the case of an abutting vacant lot, a minimum required interior side yard of 1.8 metres, and a minimum required rear yard. setback
based on the minimum rear yard setback applicable to the dwelling type proposed to be located within the PUD adjacent to the rear lot
line.

ITEMS REQUIRING EXCEPTIONS IN ZONING
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It should be noted, the private terraces at second level with their support beams are permitted
projections in required yards as stated in Section 65 of the City of Ottawa Zoning By-law No. 2008-250.
As identified in the zoning analysis chart, the proposed setbacks and the minimum lot area are less than
the existing zoning standards established for a Planned Unit Development in the R3 zone. These
differences are minor and show to be desirable for the appropriate development and land use. These
differences have been assessed and impacts mitigated through the overall design of the proposal.
The decrease of front yard setback is addressed through human-scale design features. The proposed
buildings have been designed with articulated façades facing public streets and main entrances are
proportionally in scale and relate to the rest of the street. Front balconies have been integrated into
façade and help provide a sensitive transition in massing towards the lower density housing east of the
property. A transition of public and private realm is coordinated by soft and hard landscape treatment.
The rear yard provides opportunities for a small patio space, landscape features and a 2100mm height
solid wooden privacy fence to screen and buffer the adjacent interior yard. The existing metal fence will
be removed. Privacy screens will separate the rear yards of the townhouse units. The existing fuller
canopy trees will remain along narrow buffer areas.
This type of residential dwelling attracts owner occupiers rather than rental occupiers and appeals to
individuals who do not choose much yard maintenance and value the features of a large terrace
accessed directly from the principle living space.
In addition to the proposed design features, the existing city owned 7.5 meter right-of-way protection
setback along North River Road and Drouin Avenue permits additional private space and reduces the
impact of the proposed minimized setbacks. This road width allowance led to the design of the proposal.
Additionally, the proposed lot pattern and configuration are similar in context to the adjacent property
patterns located at 41-51 Drouin Avenue and 1093-1099 North River Road.
The following survey was prepared by Annis O'Sullivan Vollebekk Ltd. The plans, elevations and floor
plans were prepared by Roderick Lahey Architect Inc. dated July 29, 2013, and the Tree Conservation
Report and Landscape Plan were prepared by James B. Lennox & Associates Landscape Architect dated
July, 2013.
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Figure 4: Survey Plan
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Figure 5: Site Plan
File No. 1306

Lloyd Phillips & Associates Ltd.
Planning Rationale

August 2013
Page 17 of 52

Figure 6: Elevations
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Figure7:PerspectiveView
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Figure 8: All Floor Plans
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Figure9:TreeConservationReportandLandscapePlan
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5. City of Ottawa Zoning By-law
5.1 Current Zoning
The subject property is currently zoned R3M - Residential Third Density Zone Subzone M under the City
of Ottawa Comprehensive Zoning By-law 2008-250. The zoning provisions for can be found in Appendix
A.

Figure 10: Excerpt of the City of Ottawa Zoning from GeoOttawa

According to the City of Ottawa Zoning By-Law 2008-250, this zone is intended to:
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(1)

allow a mix of residential building forms ranging from detached to townhouse dwellings in
areas designated as General Urban Area in the Official Plan; (By-law 2012-334)

(2)

allow a number of other residential uses to provide additional housing choices within the
third density residential areas;

(3)

allow ancillary uses to the principal residential use to allow residents to work at home;
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(4)

regulate development in a manner is compatible with existing land use patterns so that the
mixed dwelling, residential character of a neighbourhood is maintained or enhanced; and

(5)

permit different development standards, identified in the Z subzone, primarily for areas
designated as Developing Communities, which promote efficient land use and compact
form while showcasing newer design approaches.

The permitted uses are restricted to uses such as bed and breakfast, community garden, converted
dwelling, detached dwelling , diplomatic mission, duplex dwelling, group home, home-based business,
home-based daycare, linked-detached dwelling, townhouse dwelling, park , planned unit development,
retirement home, converted , secondary dwelling unit, semi-detached dwelling, and three-unit dwelling.
The subzone M designation establishes specific provisions pertaining to lot size, setbacks, height
restrictions, and more.
A planned unit development and each proposed residential dwelling type are permitted uses by the
existing zoning. Although, the proposal requires zoning exceptions and therefore, this application
proposal is to amend zoning by-law 2008-250 to change zoning at 1111 North River Road to a R3 [XXXX].

5.2 Proposed Zoning
The proposed zoning for the subject site is R3 [XXXX].
The zoning by-law amendment for the property located at 1111 North River Road would:



Permit residential intensification in the General Urban Area
Allow a choice of residential dwelling types in a neighborhood that predominantly consists of
single family dwellings

The zoning designates the proposal as a Planned Unit Development. The specific provisions of a Planned
Unit Development set forth by the City of Ottawa Official Plan comply with the existing proposal. These
provisions can be found in Annex B.

5.3 Proposed Exceptions
The proposed exceptions to the R3 Zone will establish site specific zoning provisions including: minimum
lot area; minimum lot width; minimum building height; and minimum yard setback limits on a schedule
that reflect the proposed development.
These provisions are summarized below:
1. Permit building heights as shown on Schedule XXXX;
2. Permit building yard setbacks as shown on Schedule XXXX and in the Zoning Provisions Table
1.1;
3. Permit a minimum lot area and minimum lot width as shown on Schedule XXXX and in the
Zoning Provisions Table 1.1.
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Figure 11: Proposed Zoning Height and Setback Limits
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The proposed zoning provisions are set out below in Table 1.1. As previously discussed, the zoning
provisions are based on a planned unit development.
Table 1.1 – Proposed Zoning Provisions
ZONING MECHANISMS
Permitted Uses
Min Lot Width
Min Lot Area
Maximum Building Height
Minimum Front Yard Setback
Minimum Corner Side Yard Setback
Minimum Rear Yard Setback
Minimum Interior Side Yard Setback

BY-LAW PROVISONS
All uses of the GM zone
n/a
1,400 m2
As per dwelling type (8 m and 11 m)
6m
4.5 m
varies 1*
varies 1*

PROPOSED ZONING PROVISIONS
All uses of the GM zone
n/a
644.78 m2
10 m
1.7 m
3.0 m
1.2 m
1.2 m

* 1- Despite the definitions of rear yard and interior side yard, buildings in a planned unit development (PUD) must be located so that they are
set back,
a) an amount equal to the minimum required rear yard setback for the dwelling type proposed, from a lot line where it abuts a rear yard on an
abutting lot but need not exceed 7.5 metres,
b) an amount equal to the minimum required interior side yard setback for the dwelling type proposed, from a lot line where it abuts a side
yard on an abutting lot,
c) in the case of an abutting vacant lot, a minimum required interior side yard of 1.8 metres, and a minimum required rear yard. Setback based
on the minimum rear yard setback applicable to the dwelling type proposed to be located within the PUD adjacent to the rear lot line.

6. Planning Policy & Regulatory Framework
6.1 Provincial Policy Statement (2005)
The Provincial Policy Statement 2005 (PPS) provides policy direction of planning matters for the Province
of Ontario. The proposal at 1111 North River Road promotes the intent and context of the PPS.
The following sets out the relevant policies and sections within the PPS that are comply with this
development proposal.
Section 1.1.3.1 states that Settlement Areas shall be the focus of growth and their vitality and
regeneration shall be promoted. The proposal promotes growth within the urban area by adding six
residential units and regenerating the existing urban fabric.
1.1.3.3 states that planning authorities should identify and promote opportunities for intensification and
redevelopment where it can be accommodated taking into account existing building stock or areas and
the availability of suitable infrastructure and public service facilities. The proposal promotes infill
intensification while respecting the character of the neighborhood and making efficient use of the
existing infrastructure and public services.
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Policy 1.1.3.4 indicates that appropriate developments standards should be promoted to facilitate
intensification redevelopment and compact form while maintaining proper levels of public health and
safety. The massing of the proposal is unified and proportionate in context to the street scape and
existing area.
Policy 1.1.3.7 states that new development should have a compact form, mix uses and densities that
allow for the efficient use of land, infrastructure and public service facilities. The proposal has been
identified as General Urban Area on the City of Ottawa Official Plan, Schedule B, which is a preferred
location for residential intensification and redevelopment. The proposal promotes an efficient use of
land, infrastructure, and public service facilities showing to be located within an area of suitable growth
and development.
Policy 1.6.2 states that the use of existing infrastructure and public service facilities should be optimized,
wherever feasible, before consideration is given to developing new infrastructure and public service
facilities.
1.6.4.2 states that municipal sewage services and municipal water services are the preferred form of
servicing for settlement areas. Intensification and redevelopment within settlement areas on existing
municipal sewage services and municipal water services should be promoted, wherever feasible. The
proposal will optimize existing infrastructure and municipal services.
The proposal is consistent with the outlined policies of the PPS. The proposal promotes residential
intensification and a more efficient land use in the General Urban Area which optimizes existing City
infrastructure; thus contributing to developing long-term sustainable communities.
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6.2 City of Ottawa Official Plan (2003)

Figure 12: Extract of Schedule B from the City of Ottawa Official Plan

The subject property is located within the General Urban Area of the City of Ottawa Official Plan,
Schedule B as shown in the figure above.
Section 3.6.1 – General Urban Area:
The General Urban Area designation permits all types of densities of housing, as well as employment,
retail, industrial, cultural, leisure, green space, entertainment and institutional uses. The General Urban
Area also:
… supports infill development and other intensification within the General Urban Area in a
manner that enhances and complements the desirable characteristics and ensures the long-term
vitality of the many existing communities that make up the city.
Therefore, for a residential intensification through infill development in the General Urban Area, the City
will:
Recognize the importance of new development relating to existing community character so that it
enhances and builds upon desirable established patterns and built form;
Apply the policies of Section 2.5.1 and Section 4.11;
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Consider its contribution to the maintenance and achievement of a balance of housing types and tenures
to provide a full range of housing for a variety of demographic profiles throughout the General Urban
Area;
Assess ground-oriented multiple housing forms, such as duplex, triplex and fourplex, as one means of
intensifying within established low-rise residential communities.
In the context of these policies, the proposed R3 Zone with site specific exceptions is consistent with the
General Urban Area as it provides a mix of housing. As well, it strikes a balance between the objectives
of intensification within General Urban Areas while recognising the character of the existing community.
In addition to these policies, the proposed zoning is consistent with the City’s guidelines for infill and
intensification due to its location within a mature residential neighbourhood.
Section 2.2.2 - Managing Growth within the Urban Area:
Section 2.2.2 managing growth within the urban area sets out the City’s growth strategy and priorities.
The definition of residential intensification within this policy includes the redevelopment of existing land
use, through the creation of new units, and uses or lots on previously developed land. The City will
support intensification in areas where the existing use would be maintained but intensified as long as it
is complementary to the surrounding community. The city will also support the expansion of existing
residential buildings to create new residential units. The proposed development, as stated earlier,
supports the growth management and intensification objectives as described.
Section 2.5.1 – Compatibility and Community Design:
Section 2.5.1 addresses compatibility and community design. Compatible development is defined as:
… development that although it is not necessarily the same as or similar to existing buildings in the
vicinity, nonetheless enhances an established community and coexists with existing development without
causing undue adverse impact on surrounding properties without causing undue adverse impact on
surrounding properties. It ‘fits well’ within its physical context and ‘works well’ among those functions
that surround it. Generally speaking, the more a new development can incorporate the common
characteristics of its setting in its design, the more compatible it will be. Nevertheless, a development can
be designed to fit and work well in a certain existing context without being ‘the same as’ the existing
development.
To ensure compatibility and community design compatibility of the proposed uses with the existing uses
of the surrounding community, the relevant objectives of Section 2.5.1 of the Official Plan were
considered.
1. To enhance the sense of community by creating and maintaining places with their own distinct
identity.
The proposed residential buildings introduce a modern aesthetic and are consistent with the built form
and aesthetics of the adjacent townhouses on Drouin Avenue and North River Road.
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2. To define quality public and private spaces through development.
The proposed development provides private exterior balconies and front and rear yards. The buildings
encourage a continuity of street frontages that addresses the relationship between buildings and the
street. Overall, the development recognizes the proposal as being part of a greater community that
contributes to the overall coherency of the urban fabric.
3. To create places that are safe, accessible and are easy to get to, and move through.
On a regional context, the site is located within close proximity of the City’s Rapid Transit Network, and
within close proximity to downtown Ottawa and Gatineau.
The site itself is well serviced by the City’s local bus system. The proposal offers a clear system of
movement that is well integrated to the surrounding environment. This includes public sidewalks on the
east side of North River Road, proximity to the City’s cycling network, and street-oriented units with
entrances that are directly link to the streets.
4. To ensure that new development respects the character of existing areas.
West Overbrook is considered to be a growing community that has recently undergone several infill and
redevelopment projects. The proposal supports the mixed character of this area by offering a mix of
residential units while respecting the built form and design elements of the area. Consistent design
elements of the surrounding area include front lawns, front balconies and naturalistic tree planting.
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 proposal will contribute to a more compact urban form over time. As well, the proposal provides
flexibility to adapt to the changing environment of the community.
Section 4.0 – Review of Development Applications:
This section outlines the specific policies the City of Ottawa uses to review development applications in
order to meet the objectives contained in the Official Plan.
Section 4.1 – Site-Specific Policies and Secondary Policy Plans
The subject site does not fall under site-specific policies or secondary plans.
Section 4.2 – Adjacent Land Use Designations
There are no significant habitat or wetlands agricultural operations, quarries or solid waste disposal sites
in proximity to the subject property.
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Section 4.3 – Walking, Cycling, Transit, Roads and Parking Lots
The east side of North River Road abutting the property accommodates a public sidewalk and cycling
routes are within a 200 meters radius of the subject site.
As previously mentioned, the site is well serviced by the local bus network offering regular service north,
south and west to all areas of the City.
The scale and density of the residential development does not require a traffic impact study.
The proposal consists of six parking spaces, one for each unit.
Section 4.4 – Water and Wastewater
The proposal will have access to public water supply and public wastewater services. Stormwater
management will be accommodated through existing and / or proposed on-site stormwater
management solutions.
Section 4.5 – Housing
The provisions of this section are not applicable to the subject property.
Section 4.6 – Cultural Heritage Resources
No cultural heritage resources are located on or adjacent to the subject property.
Section 4.7 – Environmental Protection
A Phase I Environmental Site Assessment was conducted by Patterson Group dated March 11, 2013. The
report found no significant sources of potential environmental impact to the site and areas surrounding
the site.
Section 4.8 – Protection of Health and Safety
The subject site is not affected by designations on Schedule K of the Official Plan (flood plains, well head
protection or unstable soil).
Section 4.9 – Energy Conservation Through Design
The positioning of south facing windows will result in passive solar heat gain.
Section 4.10 – Green Space Requirements
It is understood that none of the property is to be required for parkland purposes.
Section 4.11 – Compatibility
Section 4.11 of the Official Plan relates more specifically to the compatibility of the proposed
development with the surrounding context and community.
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Section 4.11.2 evaluates the compatibility of development applications on the basis of the following
compatibility criteria:
a. Traffic: The subject site is well suited for a residential development as it is located on a local road. It is
close proximity to major arterial roads such as Vanier Pkwy, St. Laurent Blvd, McArthur Ave, Conventry
Road, and Montreal Road which will help minimize traffic infiltration on the local residential streets.
b. Vehicular Access: Vehicular access to the four townhouse units will be located off of Drouin Avenue
and to the semi-detached units off of North River Road. Each private driveway will lead to an at grade
private one car garage.
c. Parking Requirements: The proposal consists of six parking spaces, one per unit, and thereby
complies with the requirements of the City of Ottawa Zoning By-law 2008-205.
d. Outdoor Amenity Areas: Each unit will feature its own private terrace, fronting on the street, as well
as a small rear and front yard.
e. Loading Areas, Service Areas, and Outdoor Storage: Given the small scale of the proposal, loading
and service areas are not required.
f. Lighting: Lighting will be designed to City standards and a Lighting Certificate will be provided.
g. Noise and Air Quality: The proposed residential buildings are not considered significant noise
generators.
h. Sunlight: The massing and height of the proposal located in a low rise residential area is not expected
to raise concerns of sun shadowing and shadows. A Solar Study was not required.
i. Microclimate: A microclimate study was not required for this report and therefore should not raise
any concerns.
j. Supporting Neighbourhood Services: The subject property is located in an area that has a variety of
community amenities and services. This includes, but is not limited to: several school and parks,
community centres, Rideau Tennis Club, shopping amenities, churches, hotels and more.
Policy 4.11.4 states that through infill development, the proposal will be in the form of continuous
building frontages that frame the street edge and support a more pedestrian-friendly environment.
Policy 4.11.14 states that where development is proposed that requires an amendment or variance to
the zoning by-law with respect to lot area, yards and/or building setback, or building height, and which
varies from the established area’s pattern of built form and open spaces, the appropriateness of the
proposal will be considered in light of the following measures:
a. Building height, massing and scale permitted by the zoning of adjacent residential properties as
well as the prevailing patterns established in the immediate area;
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b. Prevailing patterns of rear and side yard setbacks and landscaped open space permitted by the
zoning of adjacent residential properties as well as the prevailing patterns established in the
immediate area;
c. The need to provide a transition between areas of different development intensity and scale as
set out in policy 12 of this Section;
The proposed building’s height, scale and massing are compatible with the townhouses opposite to the
property on Drouin Avenue and North River Road, and with the low rise residential character of the
adjacent residential area.
In summary, the proposed development is consistent with the policies set forth of the City of Ottawa
Official Plan. The proposed medium density residential dwellings increases intensification in an inner city
area and the design and built form of the proposal will enhance the community profile and ensures a
successful integration.

6.3 Urban Design Guidelines for Low-rise Infill Housing
The Urban Design Guideline for Low-rise Infill Housing was approved by City council May 2012. The
guidelines are a tool to help all stakeholders implement policies of the Official Plan and facilitate well
designed residential infill projects that can integrate harmoniously into a local landscape, improving and
enriching a neighbourhood, and increasing the value of the infill development itself.
The guidelines are organized under seven different categories including: Public streetscapes. Landscape,
Building design, Parking and garages, Heritage building alterations/additions, and Service elements.
The proposed development meets the following applicable design guidelines, among others:
Streetscapes
Guideline 1.1 – recommends emphasizing ground and street floor façades of infill buildings to contribute
to an inviting and safe streetscape. The proposal consists of active ground floor buildings that frame
both North River Road and Drouin Avenue and connect to the public realm.
Guideline 1.2 – states that the proposal reflects the established character of the neighborhood. The
style, mass and height reflect the existing residential character that mixes residential types and lot
configurations. A soft landscape edge with street trees has been retained for attractive realm for
pedestrians.
Guideline 1.6 – outlines that walkways should be accessible from private entrances to public sidewalks.
The proposal is consistent with this guideline.
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Landscape
Guideline 2.1 – states that the landscape should blend with the landscape pattern and material of the
surrounding homes. The proposal mixes hard and soft surfaces that reflect the character of the
neighborhood.
Guideline 2.3 – implies the proposal should retain established trees on the property. The majority of the
existing street trees have been retained to establish a consistent street edge similar to the area.
Additionally, a Tree Conservation Report and Landscape Plan were prepared and can be seen in Figure
14, Page 40.
Guideline 2.4 – states that street trees be retained to support healthy growth and preserve the existing
favorable conditions. The proposal complies with this guideline.
Guideline 2.7 – states that in order to enhance a sense of separation when infill is close to the street,
use planting to define the boundary between the public space of the street and the semi-public space of
the front yard. The proposal accomplishes this boundary by creating a soft planted edge with street
trees.
Built Form
Guideline 3.1.1 – recommends that infill faces animate the public streets. The proposal consists of
ground floor principal entries, windows, and front yards at street level and facing onto North River Road
and Drouin Avenue which will contribute to the animation, safety and security of the street.
Guideline 3.1.2 – suggests locating and building infill in a manner that reflects the existing or desirable
planned neighbourhood pattern of development in terms of building height, elevation and the location
of primary entrances, the elevation of the first floor, yard encroachments such as porches and stair
projections, as well as front, rear, and side yard setbacks. The proposal matches the building height,
location of entrances, and yard encroachments such as stair projections and terrace. The proposed
setbacks are slightly modified from the existing zoning, but are proportionate with the existing area and
support safe and efficient movement of all users.
Guideline 3.1.3 - states that when determining lot sizes, recognize the provisions of the Zoning By-law,
the Official Plan’s intensification policies, and local lot sizes including lot width, the existing relationship
between lot size, yard setbacks and the scale of homes. The proposal is requesting modifications of the
existing zoning, but will complement the character of the residential neighborhood and will be
consistent with the adjacent townhouses on Drouin Avenue and North River Road.
Guideline 3.1.4 – outlines orienting buildings so that their amenity spaces so noise impacts are
minimized and balconies and roof top decks respect the privacy of the surrounding homes. The second
level balconies face the public street contributing to an active street front, while the backs of the
buildings have no balconies. This minimizes the impact on the adjacent residences to the east and south.
Guideline 3.1.8 – describes determining appropriate side and rear separation distances between existing
homes and new infill housing to ensure appropriate light, view, and privacy. The proposed buildings
consider how height, site orientation and the location of windows affect views, sunlight and privacy. An
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adequate separation distance is proposed in the front and rear. Richly detailed at grade rear terraces
and landscape design features provide adequate screening from the adjacent residents.
Guideline 4.1.10 – recommends varied front yard setbacks to preserve and integrate existing natural
features that are consistent with the cultural landscape of the neighbourhood. As noted previously, the
proposal accomplishes this guideline.
Guideline 4.1.12 - states to respect the grades and characteristic first floor heights of the neighbourhood
by not artificially raising or lowering grades. The proposal complies with this guideline.
Guideline 4.2.1 – advises designing infill in a manner that contributes to the quality of the streetscape,
and that considers the impacts of scale and mass on the adjacent surrounding homes. The height, width,
materials and landscape design of this infill echo the existing units adjacent the street on Drouin Avenue
and North River Road.
Guideline 4.3.1 – suggests designing all sides of a building that face public streets and open spaces to a
similar level of quality and detail. All facades are rich in design, avoid blank walls and front on the public
streets.
Guideline 4.3.2 – recommends design infill to be rich in detail and to enhance public streets and spaces,
while also responding to the established patterns of the street and neighbourhood. The proposed
buildings pick up the materials, colors, and architectural features of the adjacent modern townhouse
units while incorporating the traditional character of the neighborhood.
Guideline 4.3.3 – suggests providing primary building entrances that are inviting and visible from the
street by. The proposal accomplishes this by using quality materials and features at the entry,
incorporating architectural elements such as a terrace which promote street-oriented interaction, and
keeping front doors close to the ground to match the pattern of the doors on the street.
Guideline 4.3.4 – recommends that when one or more units are constructed, they are compatible with
each other and with the existing fabric on street. The semi-detached home and townhouse units are
designed so that they are compatible but are not identical to each other.
Guideline 4.3.5 – recommends locating front doors at an elevation that reflects the dominant and
desirable pattern of door heights in the neighbourhood. The proposal accomplished this guideline.
Guideline 4.3.6 – suggests where they are in keeping with the character of the neighbourhood, add front
yard projections, such as porches, bay windows and balconies, to enhance the façade of the infill and
contribute to the sociability of the street. The proposal incorporates front yards, balconies, and windows
that are consistent with the adjacent residential dwellings.
Parking and Garages
Guideline 5.1 – discusses limiting the area occupied by driveways and parking spaces to allow for greater
amounts of soft landscape in the front and rear yard. The proposal has reduced the width and length of
the driveway to minimize the visual and environmental impacts of hard surfaces.
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Guideline 5.4 – states in order to maximize the area of green front yard and to emphasize the dwelling
façade, provide driveways parking areas, when these parking solutions are in keeping with the
neighbourhood character. The proposal provides a front parking garage, which in consistent with the
neighborhood character.
Guideline 5.6 – states where access to a garage is at the front, design infill so that the proportional
relationship between the width of the garage and the width of the lot is similar to the pattern of the
neighbourhood. The proposal is consistent with this guideline.
Guideline 5.10 – relays where front garages are permitted, recess garages behind the front façade and
make windows, projecting balconies, living space and landscaping the dominant elements facing the
public streetscape. The proposal accomplishes incorporates such elements.
Heritage Alterations/Additions – non applicable
Service Elements
Guideline 7.1 – discusses integrating service elements so that they are not visible from the street or
public space. Service elements are integrated into the design of the proposal making them visually less
noticeable.
Infill on Narrow Lots – non applicable
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7. Rationale for Rezoning
This section presents the rationale for the proposed Zoning By-law Amendment as it reviews the
planning policies and supporting studies.

7.1 Planning Policy Review
The Provincial Policy Statement, 2005 and the Official Plan were comprehensively reviewed specific to
the proposed residential development at 1111 North River Road. It was concluded that the proposed
development concept, through its infill housing intensification, comply with the policies examined, and
that the proposed minor zoning amendment is consistent with the PPS, and conforms to the City of
Ottawa Official Plan.

7.2 Land Use and Zoning
The subject site is highly appropriate for a medium density residential development and anticipates the
future of the Overbrook area, which will achieve greater residential density and support a mix of
residential types. This will be a contributor to supporting the City’s overall development direction for
intensification and redevelopment of built for the General Urban Area designation of the Official Plan.
The proposed zoning, R3 is a continuation of the residential zones found in the surrounding community.
The proposed zoning exceptions to permit higher density are consistent with the land parcels of the
surrounding area, especially found on North River Road. The proposed zoning exceptions are favorable
for the area and will enable the proposed development while providing clear performance standards for
the zoning.
The proposed zoning amendment and the proposed site plan will allow development that is very
compatible with the adjacent low rise residential development.

7.3 Supporting Studies
7.3.1 Site Servicing Plan / Stormwater Management Study
A. Dagenais & Associates Inc. prepared a Stormwater Management Report dated July 24, 2013. The
following Figure 13 illustrates the proposed site servicing and grading plan. The Appendix Plans of this
study can be found in Appendix C.
Sanitary Services - The capacity of the existing sanitary sewer pipes is adequate for peak sewage flows of
the proposal. The existing sanitary sewer services consist of a 225 mm diameter pipe on Drouin Street
and a 1950 mm diameter pipe on North River Road.
Water Servicing - the existing 19 mm diameter water service connection is predicted to sustain the flow
rates of the proposal. The buildings will not be equipped with sprinklers or standpipes.
Stormwater management - the report states that a private storm sewer is proposed to capture roof
runoff and rear yard flows and that the development will have 3 tributary areas all contributing flow to
Drouin Avenue.
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The report concludes that, “the proposed project, including the design recommendations provided in this
report and on the Site Development Drawings, meets the approval requirements for the applicable
approval agencies as well as the 2033 MOE requirements.”
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Figure13:SiteServicingandGradingPlan
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7.3.2 Geotechnical Study
Paterson Group prepared a Geotechnical Study for the subject site dated July 23, 2013. The objective of
the study was to determine subsoil and groundwater conditions at the site through two test pits and to
provide recommendations for the proposed design of the development.
The assessment concluded that the subsurface consists of topsoil or silty sand over a stiff silty clay
and/or a glacial till deposit, consisting of shale mixed with sand and gravel. It is predicted that bedrock
should be encountered between 2 and 5 m, and consists of shale from the Carlsbad Formation.
Based on groundwater infiltration levels, the groundwater table is expected between a 2.7 to 3.7 m
depth.
The subject site is considered adequate from a geotechnical perspective for the proposed development.
It is recommended that further observation, testing and sampling be completed by the geotechnical
engineer at the time of excavation in regards to the placement and make up of concrete, infill materials
used, excavation, backfilling and compaction.

7.3.3 Phase 1 – Environmental Site Assessment
A Phase I Environmental Site Assessment was prepared by Paterson Group dated March 11, 2013.
The historical research of the report did not identify any potential environmental concerns with the
subject site or the immediately adjacent properties.
The report recommended that the original paint be tested for lead content prior to the building
removal. Due to the age of the building, asbestos may be present and it is recommended that an
asbestos survey of the building be conducted. All testing and surveys must be done in accordance with
Ontario Regulation.
The report states, that “No environmental concerns were identified with respect to surrounding
properties. A Phase II Environmental Site Assessment is not recommended at this time.”

7.3.4 Scoped Environmental Impact Statement
A scoped environmental impact statement was prepared by Muncaster Environmental Planning Inc.
dated July 4, 2013. The scope of the report was to research potential chimney swift and barn swallow
use of the residence to be removed located 1111 North River Road and adjacent lands.
The report concludes that no potential chimney swift and barn swallow utilization is considered present
for the subject building structure and adjacent structures. As such, no mitigation measures are
recommended.

7.3.5 Tree Conservation Report
The following plan illustrates the Tree Conservation and Landscape Plan.
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Figure14:TreeConservationReportandLandscapePlan
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8. Conclusion
The development is consistent with the Planning Policy Statement and the Official Plan policies and
guidelines. A minor zoning by-law amendment is required for the site to permit residential
intensification, increased setbacks and lot areas and an increase in height limit. The proposed zoning of
R3 with site-specific exceptions and the site plans are consistent with the intent of the PPS and Official
Plan, and with the land use and built form policies that are established for the area.
As discussed, the General Urban Area is a key location for infill and intensification because of its
effective land use and in proximity to municipal infrastructure, employment opportunities, and
community amenities. Furthermore, the proposed building form respects the established low to
medium density residential community of Overbrook.
The proposal offers a mix of residential dwelling types that will improve the quality of housing, enhance
the local residential environment and add to the character of the existing neighborhood.
In conclusion, the proposal is an appropriate and desirable land use development that demonstrates
good planning. A minor zoning by-law amendment and site plan control is recommended for approval
from the City of Ottawa.
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APPENDIX A – Residential Third Density Zoning Provisions
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R3 - Residential Third Density Zone (Sec. 159-160)

Purpose of the Zone
The purpose of the R3 - Residential Third Density Zone is to:
(1) allow a mix of residential building forms ranging from detached to townhouse
dwellings in areas designated as General Urban Area in the Official Plan; (By-law
2012-334)
(2) allow a number of other residential uses to provide additional housing choices
within the third density residential areas;
(3) allow ancillary uses to the principal residential use to allow residents to work at
home;
(4) regulate development in a manner is compatible with existing land use patterns so
that the mixed dwelling, residential character of a neighbourhood is maintained or
enhanced; and
(5) permit different development standards, identified in the Z subzone, primarily for
areas designated as Developing Communities, which promote efficient land use
and compact form while showcasing newer design approaches.
159. In the R3 Zone:

Permitted Uses
(1)
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The following uses are permitted uses subject to:
(a) the provisions of subsection 159 (3) to (13);
(b) a maximum of three guest bedrooms in a bed and breakfast;
(c) a maximum of four dwelling units is permitted in a converted dwelling;
(d) a maximum of ten residents is permitted in a group home; and
(e) a maximum of ten residents is permitted in a retirement home, converted.
bed and breakfast, see Part 5, Section 121
community garden, see Part 3, Section 82
converted dwelling, see Part 5, Section 122
detached dwelling
diplomatic mission, see Part 3, Section 88
duplex dwelling, see Part 5, Section 138 (By-law 2010-307)
group home, see Part 5, Section 125
home-based business, see Part 5, Section 127
home-based daycare, see Part 5, Section 129
linked-detached dwelling, see Part 5, Section 138 (By-law 2010-307)
townhouse dwelling, see Part 5, Section 138 (By-law 2012-334) (By-law
2010-307)
park
planned unit development, see Part 5, Section 131
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retirement home, converted see Part 5, Section 122
secondary dwelling unit, see Part 5, Section 133
semi-detached dwelling, see Part 5, Section 138 (By-law 2010-307)
three-unit dwelling

Conditional Permitted Uses
(2)

The following conditional use is also permitted in the R3 zone, subject to the
following:
(a) it is located on a lot fronting on and having direct vehicular access to an
Arterial or Major Collector Road, such roads which are indicated on Schedule
3 - Urban Road Network; and
(b) a maximum of seven rooming units, or a maximum of one dwelling unit and
six rooming units.
rooming house, converted see Part 5, Section 122

Zone Provisions
(3)
(4)

(5)

(6)

(7)
(8)

(9)

File No. 1306

The zone provisions are set out in Table 160A and 160B.
Where a planned unit development is permitted on a lot in the subzone, the
provisions of Section 131 apply, and the associated subzone provisions identified
in Table 160 A affecting permission of uses, minimum lot widths and lot areas, as
well as minimum required setbacks apply to the whole of the lot while the
maximum height applies to each permitted dwelling type within the planned unit
development.
A diplomatic mission and a group home, that is not a prohibited use listed in
Column II of Table 160A is subject to the subzone provisions for a detached
dwelling.
A community garden or park is not subject to the provisions of Table 160A,
however any development will be subject to the subzone provisions for a detached
dwelling.
Conversions that alter an existing residential use building to create another listed
permitted use are subject to the provisions of Part 5, Section 122 - Conversions.
Minimum lot width, lot area and parking requirements for linked-detached
dwelling, semi-detached dwelling and townhouse dwelling shall apply to each
portion of a lot on which each individual dwelling unit is located, whether or not
that parcel is to be severed.(By-law 2012-334)
For other applicable provisions, see Part 2 - General Provisions, Part 3 - Specific
Use Provisions and Part 4 - Parking, Queuing and Loading Provisions.(By-law 2010307)
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APPENDIX B – Planned Unit Development Provisions
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Planned Unit Development (Sec. 131)
131. (1)

Planned unit development is permitted only if:
(a) it is in a zone or sub-zone in which a planned unit development is a permitted
use;
(b) it consists only of uses that are permitted in the zone or sub-zone; and
(c)

(2)

(3)

(4)

(5)

File No. 1306

the entire planned unit development complies with all applicable Sections of
the By-law, the provisions set out in this Section and Table 131, however, any
development parcels within the planned unit development that are severed
need not comply with the dwelling type-specific provisions indicated in Part 6
other than maximum permitted building height.
In the case of more than one detached dwelling located on the same lot in an AGAgricultural Zone, or in the case of a garden suite located on a lot developed with a
residential use building, this Section does not apply.
A residential use building in a planned unit development is considered to have
frontage if the land on which it is to be located after severance abuts a private way
that serves as a driveway leading to a public street or as an aisle leading to such
driveway.
The following ancillary uses are permitted on the same lot as a planned unit
development, but only to serve the residents of the planned unit development:
(a) bank machine
(b)

community centre

(c)

community health and resource centre

(d)

convenience store

(e)

medical facility

(f)

office

(g)

personal service business limited to a laundromat

(h)

post office

The uses permitted by subsection (4) must:
(a)

all be in one building;

(b)

not exceed a cumulative total floor area of 150 square metres;
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(c)

be located on a lot containing the planned unit development; and

(d)

(6)

be located in the interior of the lot mentioned in paragraph (c) in such a way
that there is no indication, visible from a public street, that there is an
ancillary use on the lot.
Where an ancillary use is in a building that is used only for ancillary uses, that
building must,
(a) not exceed the maximum permitted height for the dwellings located in the
planned unit development or 11 metres, whichever is less; and
(b) conform to all other provisions of this by-law applicable to a planned unit
development and to the subzone in which the ancillary use building is
located.

TABLE 131- PROVISIONS FOR PLANNED UNIT DEVELOPMENT

I
ZONING MECHANISM
(1) Minimum width of private way
(2) Minimum setback for any wall of a
residential use building to a private way

II
PROVISION
6 metres
Notwithstanding any front yard setback
requirement associated with any zone or
subzone, the minimum setback for any wall of a
residential use building to a private way is 1.8
metres
5.2 metres

(3) Minimum setback for any garage or
carport entrance from a private way (By-law
2012-33)
(4) Minimum
(a) where the height of 1.2 metres
separation area
abutting buildings
between buildings
within the PUD is less
within a planned unit than or equal to 14.5
development
metres
(b) all other cases
3 metres
(5) Parking
In addition to providing parking pursuant to
Section 100 of this by-law, parking within a
planned unit development may be located
anywhere within the development, whether or
not the development parcels within the planned
unit development are severed.
(6) Parking
Required visitor parking may be provided as
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parallel parking on a private way, provided the
private way has a minimum width of 8.5 metres.
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APENDIX C – Site Servicing Plans
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