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November 18, 2014
Kathy Rygus, Planner II
Planning and Growth Management Department
City of Ottawa
110 Laurier Avenue West, 4th Floor
Ottawa, Ontario K1P 1J1
Re:

South Kanata Development Corporation – 895 Eagleson Rd - Zoning By-law Amendment, Site
Plan Control, Plan of Condominium – Planning Rationale

Dear Ms. Rygus,
FOTENN Consultants Inc. is acting as the agent for South Kanata Development Corporation (SKDC).
The subject site (‘site”) is municipally known as 895 Eagleson Road is subject to the rezoning. The
site is identified as Block 93 on the approved Draft Plan of Subdivision for Monahan Landing.
SKDC is proposing to build approximately 141 townhouse units (back-to-back and traditional
townhouses) on municipal water and sewer. It is proposed that the units would be freehold, and the
roads and parkette would be registered as common elements through a Common Elements Plan of
Condominium application. A parkette of 0.06 ha (0.14 acres) is also proposed. The coloured Site
Plan illustrating the proposed development is found in Appendix A to this Planning Rationale.
The site is zoned R4A[1910]-h enacted through By-law 2012-39. A holding zone was placed on the site
until the final stormwater solution for the subdivision had been identified and approved by the
Ministry of the Environment (MOE). In 2013, FOTENN submitted a Zoning By-law Amendment
application to lift the holding from this site, but the application was placed on hold. SKDC has
obtained MOE’s approval and the Monahan Drain Constructed Wetland (MDCW) facility upgrades are
now under construction. On behalf of SKDC, FOTENN will be requesting to withdraw the 2013 Zoning
By-law Amendment application to lift the holding, since a minor Zoning By-law Amendment
application is being submitted.
As a result of the recently approved Monahan Drain, the zoning for the site can be updated. The
Drain is currently under construction. Specifically, the purpose of the Zoning By-law Amendment is to
rezone the property at 895 Eagleson Road from Residential Fourth Density, Subzone A, Exception
1910, holding (R4A[1910]-h) to Residential Fourth Density, Subzone A, Exception 1909 (R4A[1909]).
The minor rezoning is to apply the performance standards of Exception 1909, which has been
approved to the last phase of the development. The proposed R4A[1909] zoning would be
compatible with the other lands within the Monahan Landing community.
The proposed rezoning would also fulfill Draft Plan Condition Number 17 for the subdivision, which
states that the holding zone shall be lifted once the final stormwater solution for the subdivision has
been identified and approved.
In order to implement the proposed development, FOTENN submits the following applications:




Zoning By-law Amendment (Minor);
Site Plan Control; and
Plan of Condominium (Common Elements).

In addition, a letter has been submitted separately to the City’s Real Property Asset Management
(RPAM) department by the landowner requesting a land exchange between the City and SKDC.
Submission Material
The following material is submitted in support of the applications:


A cheque in the amount of $43,917.24 which includes the following:
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o
o
o

$7,327.80 for the Zoning By-law Amendment (Minor) application which includes a
Conservation Authority review fee of $320;
$23, 793.40for the Site Plan Control Application which includes the Initial Engineering
Design and Review fee of $5,000 and the Conservation Authority review fee of $880;
and
12,796.04 for the Plan of Condominium – Common Elements Application.



Completed forms for the
o Zoning By-law Amendment - 3 copies;
o Site Plan Control – 3 copies;
o Plan of Condominium – 3 copies.



Planning Rationale prepared by FOTENN Consultants Inc. dated November 17, 2014– 4 copies



A letter memo has been prepared by Kilgour & Associates Ltd dated October 30, 2014 – 5
copies



Functional Servicing and Stormwater Management Report prepared by DSEL dated
November 2014 – 6 copies



Transportation Impact Study (Eagleson Block) prepared by Stantec dated October 2014 – 12
copies



Draft Plan Feasibility – Preliminary Noise Assessment, Final prepared by Stantec dated Oct. 31,
2014 – 3 copies



Geotechnical Memo prepared by Golder dated November 14, 2014– 3 copies



Phase 1 ESA prepared by Golder Associates dated November 2014 – 5 copies



Draft Plan of Survey prepared by J.D. Barnes, dated Oct. 29, 2014 – 2 copies



Draft Plan of Subdivision prepared by J.D. Barnes dated Nov. 12, 2014 – 35 copies



Site Plan, prepared by J.D. Barnes dated March 24, 2014 – 55 copies



Draft Plan of Common Elements Condominium prepared by J.D. Barnes dated Nov. 13, 2014 –
35 copies



CD containing .pdfs of all submission material – 1 CD

Site Location & General Context
The South Kanata lands also known as Monahan Landing are located north of Hope Side Road, east of
Eagleson Road and west of Richmond Road. The site municipally known as 895 Eagleson Road is the
parcel of land in the northwest of the subdivision as illustrated in Figure 1. Specifically, the site has an
area of approximately 3 hectares (7.4 acres), with approximately 194 metres of frontage along
Eagleson Road.
Construction of the overall Monahan Landing residential subdivision is underway. Phases 1, 2 and 3 of
the community are registered. The site would be the fourth and final phase of the subdivision.
Residential uses are located to the north and east of the site. Agricultural uses exist to the west and
south of the site.
High-density (multiple attached dwellings) are already constructed along Hope Side Road and
Eagleson Road. These existing residential developments constructed by Minto are integrated into the
proposed road and lot fabric of the South Kanata development.
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Figure 1: Site Location Map
History of Previous Zoning By-law Amendment & Plan of Subdivision
The existing zoning for the site is R4A[1910]-h. Exception 1910 (R4A[1910]h-) specifically notes:

The holding symbol may only be removed at such time as it is shown to the satisfaction of the General
Manager of Planning and Growth Management that the final stormwater solution for the subdivision
has been identified and approved, and it has been determined if stormwater management ponds are
to be located within the area affected by the Holding Zone.
The exception is consistent with Condition No. 17 of the subdivision approval: The Owner undertakes
and agrees that the portion of the site located between the Monahan Drain Constructed Wetlands
facility and Eagleson Road (Block 93) shall be subject to a Holding Zone prohibiting development
until the Holding Zone is lifted. The Holding Zone shall not be lifted until such time as the final
stormwater solution for the subdivision has been identified and approved, and it has been determined
if stormwater management ponds are to be located within the area affected by the Holding Zone.
In July 2012, David Schaeffer Engineering Ltd. (DSEL), SKDC’s consulting engineers prepared a report
titled, Design Brief for the Monahan Drain Wetland Construction and was submitted to the City of
Ottawa, the Rideau Valley Conservation Authority and to the Ministry of the Environment (MOE).
Since then, the Monahan Drain Constructed Wetland upgrades have been approved and are now
under construction. Therefore, the zoning for the site can be updated.
Proposed Rezoning
This development application is being submitted in part to fulfill a Condition for Final Approval of the
South Kanata Development Corporation Subdivision which received Draft Approval in April 2011.
The proposed rezoning would also fulfill Draft Plan Condition Number 17 for the subdivision, which
states that the holding zone shall be lifted once the final stormwater solution for the subdivision has
been identified and approved.
The area to be rezoned from R4A[1910]-h to R4A[1909] is illustrated in Figure 2. Details of the
proposed zoning are provided in this Rationale
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Figure 2: Proposed Zoning By-law Schedule

Policy and Regulatory Context
This Planning Rationale summarizes the relevant provincial and municipal policies, zoning, and briefly
addresses how the rezoning meets the regulatory framework.
Provincial Policy Statement (2014)
The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning Act and
in effect since April 30, 2014, provides direction on matters of provincial interest related to land use
planning and development. The Planning Act requires that decisions affecting planning matters “shall
be consistent with” such policy statements issued under the Act. It seeks to strike a balance between
the province’s economic, social and environmental interests.
Policy 1.1.1 outlines the Province’s directions as they relate to achieving efficient development
patterns. The relevant policies related to this proposal are outlined below.
Policy 1.1.1. reads that “Healthy, livable and safe communities are sustained by:
a) Promoting efficient development and land use patterns which sustain the financial well-being
of the Province and municipalities over the long term;
b) Accommodating appropriate range and mix of uses to meet long-term needs;
c) Avoiding development and land use patterns which may cause environmental or public health
and safety concerns;
Policy 1.1.2 reads that “Sufficient land shall be made available through intensification and
redevelopment and, if necessary, designated growth areas, to accommodate an appropriate range
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and mix of employment opportunities, housing and other land uses to meet projected needs for a
time horizon of up to 20 years.”
Policy 1.1.3.1 indicates that “settlement areas shall be the focus of growth and their vitality and
regeneration shall be promoted.” Section 6.0 defines settlement areas as “urban areas and rural
settlement areas within municipalities that are lands which have been designated in an official plan for
development over the long term planning horizon”
Policy 1.1.3.2 states that land use patterns within settlement areas shall be based on densities and a
mix of land uses which efficiently use land and resources; 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.
Policy 1.1.3.6 states that “New development taking place in designated growth areas should occur
adjacent to the existing built-up area and shall have a compact form, mix of uses and densities that
allow for the efficient use of land, infrastructure and public service facilities.”
The proposed rezoning is consistent with the objectives and policies of the Provincial Policy
Statement by continuing a previous approved land use pattern that uses land efficiently and existing
infrastructure.
City of Ottawa Official Plan (Consolidated, May 2014)
The Official Plan designates the majority of the site as “General Urban Area”, and “Major Open Space”
as illustrated on Schedule “B”: Urban Policy Plan (Figure 3).
The General Urban Area designation permits the development of a full range and choice of housing
types to meet the needs of all ages, incomes and life circumstances, in combination with conveniently
located employment, retail, service, cultural, leisure, entertainment and institutional uses.

Figure 3– Schedule B, Urban Policy Plan, City of Ottawa
The general purpose of the Major Open Space designation is to protect the larger open spaces in
Ottawa that are to be generally available for public use and enjoyment. Policy 3.3.1 (2) states that
minor changes to the boundaries of the Major Open Space designation can be made without an
amendment to the Official Plan when more detailed information is obtained through a development
agreement. Eagleson Road is designated as an Arterial Mainstreet. A broad range of uses are
permitted on Arterial Mainstreets, including residential uses.
The site which forms part of the larger development has draft plan approval.
Land Exchange
As part of the proposed development, a land exchange between SKDC and the City is proposed. The
reason for the land exchange is related to several land use planning and engineering initiatives for the
area. The area of the land exchange is illustrated below in Figure 4. The land area for the exchange is
approximately 0.4 hectares (1 acre).
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The land exchange would serve several purposes. From a site perspective, the physical shape of the
land provides a more functional form of development for lot creation, the provision of a logical road
pattern, and the provision of a parkette to be located within the new residential area. The exchange
also satisfies a requirement made by the Ward Councillor to SKDC to limit the amount of
development on the land to the rear of the existing houses located on Catamount Court.
Furthermore, the parcel of land that would be City-owned provides a good location for the City’s
operation and maintenance staff to access the Monahan Drain facility. Therefore minor changes to
the Major Open Space boundary would not warrant an Amendment to the Official Plan.
It is our professional planning opinion that this land exchange is good planning and benefits the City,
the public and the landowner for the reasons set out above.
Figure 4 – Land Exchange

Urban Design Guidelines for Greenfield Neighbourhoods
The Urban Design Guidelines for Greenfield Neighbourhoods were approved by City Council on
September 26th, 2007. The goal of the Design Guidelines is to help fulfill some of the design strategies
as outlined in the Official Plan, mainly in Section 2.5.1 and Section 4.11. The guidelines illustrate the
City’s expectations during the development review process for greenfield neighbourhoods.
The guidelines identify six (6) main design areas: Structuring the layout of the neighbourhood,
Designing residential sites and buildings, Designing non-residential sites and buildings, Designing
greenspaces, and Locating and designing utilities and amenities.
It is our professional planning opinion that the land exchange between the City and SKDC resulted
from a condition in the draft plan of subdivision agreement. Therefore minor changes to the Major
Open Space boundary would not warrant an Amendment to the Official Plan.
The proposed rezoning is part of a recently approved subdivision that meets the following Urban
Design Guidelines for Greenfield Neighbourhoods, and is consistent with good and contemporary
principles of land use planning, including a modified-grid street pattern, with shorter block lengths
than typical suburban design to achieve traffic calming and a more urban character.
The proposed rezoning conforms to the goals, objectives and policies of the Official Plan.
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City of Ottawa Comprehensive Zoning By-law 2008-250
In February 2012, Ottawa City Council approved a Zoning By-law Amendment (municipal file no. D0202-10-0103) to rezone the subdivision lands. As a result of this rezoning, the site was rezoned to
Residential Fourth Density Zone, Exception 1910, holding (R4A[1901]-h). This site-specific zoning is
compatible with that of the abutting condominium townhouse development located immediately to
the south. As confirmed by Staff’s position, the parcel was deemed appropriately suited for a higher
density form of development, being located on an arterial road. T
The purpose of the R4 zone is to:



allow a mix of residential building forms, ranging from detached to low rise apartment
dwellings in areas designated as General Urban Area;



allow a number of other residential uses to provide additional housing choices;



permit ancillary uses to the principal residential use to allow residents to work at home;



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

The proposed zoning is to rezone the property at 895 Eagleson Road from Residential Fourth
Density, Subzone A, Exception 1910, holding (R4A[1910]-h) to Residential Fourth Density, Subzone A,
Exception 1909 (R4A[1909]). The minor rezoning is to apply the performance standards of Exception
1909, which has been approved to the last phase of the development. The proposed R4A[1909]
zoning would be compatible with the other lands within the Monahan Landing community.
The intent of the proposed rezoning is to permit townhouse dwellings as contemplated as per the
draft plan of subdivision approval. The permission of these townhouses contribute to the provision of
a mix of housing types as part of the Monahan Landing Subdivision. At the time of the draft plan
approval, the site was referred to as a Block on the subdivision plan since the details of the housing
types and architectural style had not been confirmed.
The current exception 1910 refers to the holding zone and that all uses are permitted except for the
existing uses until the holding symbol is removed. Essentially, once the holding zone is lifted, the
details contained in the Exception can be revised to include the following performance standards,
which are required for development. The proposed performance standards are similar to Exception
1909 which has been approved by the City for the other phases of the Monahan community.
As the site is in the final phase of the subdivision, these details have been confirmed and the
proposed rezoning will allow the lands to be developed in a manner consistent with the new
subdivision and surrounding neighbourhood.
The existing 1909 Exception would need to be revised to include the following:






“By-law 2014 – xx” in Column heading I entitled, “Exception Number”
“R4A” under Column heading II entitled, “Applicable Zones”.
“All uses” under Column heading III entitled, “Additional Land Uses Permitted”, which is
permitted from the site’s current Exception 1910 zoning.
No change proposed to Column IV entitled, “Land Uses Prohibited”.
No change proposed to Column V entitled, “Provisions.”. The provisions noted below are
exactly the same as the provisions in the existing and approved 1909 Exception.

Planning Rationale – 895 Eagleson | SOUTH KANATA DEVELOPMENT CORPORATION | November 18, 2014 | 8

I
Exception
Number

II
Applicable
Zones

Exception Provisions
III
IV
Additional
Land Uses
Land Uses
Prohibited
Permitted
All uses

1909
(By-law 2012-334) R3YY[1909]
R4A
(By-law 2012-39
(By-law 2014 – XX)

V
Provisions

A maximum of 60 per cent of the area of the front yard,
or the required minimum width of one parking space,
whichever is the greater, may be used for a driveway,
and the remainder of the yard, except for areas
occupied by projections permitted under Section 65
and a walkway with a maximum width of 1.8 metres,
must be landscaped with soft landscaping
-Where an attached garage accesses a public street by
means of a driveway that crosses a sidewalk, the
attachd garage must be setback at least 6 metres from
the nearest edge of the sidewalk.
-Despite Table 65, Rows 1, 2 and 3, a chimney,
chimney box, fireplace box, eaves, eave-troughs,
gutters and ornamental elements such as sills, belts,
cornices, parapets and pilasters may project 1 metre
into a required interior side yard but no closer than 0.2
metres to the lot line.
-Despite Table 65, Row 6(b), balconies and porches
may project to within 0 metres of a corner lot line.
-Despite Table 65 Row 6(b), the steps of a porch may
project 2.5 metres into a required yard, but may be no
closer than 0.5 metres from a lot line other than a
corner side lot line, from which they can be as close as
0 metres.
-Despite Table 65, Row6(a), any portion of a deck with
a walking surface higher than 0.3 metres but no higher
than 0.6 metres above adjacent grade may project to
within 0.6 metres of a lot line, and any portion of a deck
with a walking surface less than 0.31 metres may
project to within 0.3 of a lot line.
-Despite Table 65, Row 8, an airconditioning
condenser unit may project 1 metre ,but no closer than
0.2 metres to a lot line, and may not be located in a
front yard except in the case of a back-to-back multiple
dwelling, but may be located in a corner side yard.
-Despite Section 57(2), for townhouse dwellings, the
corner sight triangle will be calculated using 57(1) and
in the instance of any dwelling listed in (1) including
multiples, the distance used to determine a corner sight
triangle is 2.75 metres and not 6 metres.
-In the case of a home based business operating within
a townhouse or semi-detached dwelling, a parking
space is only required if a non-resident employee
works on-site.
Section 136 does not apply.
-zone requirements for detached dwellings:
i) minimum lot area: 220 m2
(ii) minimum front yard setback 3 m
(iii) minimum front yard setback for an attached garage:
3.5 m
(iv) Minimum total interior side yard setback is 1.8
metres with a minimum of 0.6 metres on at least one
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I
Exception
Number

II
Applicable
Zones

Exception Provisions
III
IV
Additional
Land Uses
Land Uses
Prohibited
Permitted

V
Provisions

side. Where there is a corner lot on which is located
only one interior side yard, the minimum required
interior side yard setback equals the minimum required
for at least one yard.
(v) minimum corner side yard: 2.5 m
(vi) maximum lot coverage: 55%
-zone requirements for semi-detached and
townhouse dwellings:
-minimum lot area: 137 m2
-minimum lot width: 5.5 m
-minimum front yard setback: 3.0 m
-minimum interior side yard setback: 1.5 m
-minimum corner side yard: 2.5 m
-maximum building height: 14 m
-maximum lot coverage: 65%
-zone requirements for back-to-back townhouse
dwellings:
-minimum lot area: 81 m2
-minimum lot width: 5.5 m
-minimum front yard setback: 3.0 m
-minimum rear yard setback: 0.0 m
-minimum interior side yard setback: 1.5 m
-minimum corner side yard: 2.5 m
-maximum building height: 14 m

As a result of the proposed minor rezoning, Exception 1910 would become null and void.
The proposed rezoning is in keeping the general intent and purpose of the R4 zone, the R4A subzone
and the existing and approved Exception 1909 details provided in the City’s Zoning By-law and with
the approved zoning for the Monahan Landing subdivision.
Conclusion
1.

The proposed rezoning is consistent with the objectives and policies of the Provincial Policy
Statement.

2.

The land exchange between the City and SKDC would provide many benefits. From a site
perspective, the physical shape of the land provides a more functional form of development
for lot creation, the provision of a logical road pattern, and the provision of a parkette to be
located within the new residential area. The exchange also satisfies a requirement made by
the Ward Councillor to SKDC to limit the amount of development on the land to the rear of
the existing houses located on Catamount Court. Furthermore, the parcel of land that would
be City-owned provides a good location for the City’s operation and maintenance staff to
access the Monahan Drain.
Therefore minor changes to the Major Open Space boundary would not warrant an
Amendment to the Official Plan.

3. The proposed rezoning conforms to the goals, policies and objectives of the City of Ottawa’s
“General Urban Area” and “Major Open Space” Official Plan designations. This designation
permits all types of densities of housing and open space uses.
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4. The Zoning By-law Amendment would amend the by-law to provide consistent zoning as
contemplated in the draft plan approval for the Monahan Landing subdivision. The proposed
rezoning would also fulfill Draft Plan Condition Number 17 for the subdivision, which states
that the holding zone shall be lifted once the final stormwater solution for the subdivision has
been identified and approved. The Draft Plan approval requires the Plan of Subdivision to
conform to the applicable Zoning By-law.
Zoning By-law Amendment meets the general intent and purpose of the Zoning By-law.
5. In our opinion, the proposed rezoning is based on principles of good land use planning and
will be sensitive to, and compatible with, the existing residential areas and will make a positive
contribution to the overall community.
Please do not hesitate to contact me at desanti@fotenn.com or at 613.730.5709 ext. 248 if you have
any questions regarding any aspect of the application.
Thank you.
Regards,

Nadia De Santi MCIP, RPP
Senior Planner, Manager Business Development
cc: Frank Cairo, SKDC
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Appendix A – Coloured Site Plan illustrating Proposed Development

