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1.0 INTORDUCTION
FOTENN has been retained by Richcraft Group of Companies to prepare a
Planning Rationale in support of a Plan of Subdivision and Zoning By-law
Amendment for a portion of the lands within the Fernbank Community. The
Fernbank Community covers approximately 674 ha of land in Ottawa’s west end
containing a proposed 9,700 to 11,000 dwelling units and between 2,500 and
2,600 jobs. The following report describes Richcraft’s proposal, and assesses the
policy and regulatory framework guiding this proposal.
1.1 SITE DESCRIPTION
The subject lands, described legally as Part of Lot 29, Concession 11 are located in
the West end of the City of Ottawa in southwest Kanata, commonly referred to as
590 Hazeldean Road. The subject lands are approximately 48.5 ha (485000 m2)
in area, rectangular in shape and largely vacant. Two (2) residential dwellings are
currently located at the north end of the site as well as an old barn building. The
older dwelling and barn date back to the 1820’s while the second dwelling was
constructed more recently. In 2009, the City of Ottawa designated the structure
and a portion of lands abutting the barn and farmhouse under the Heritage Act.
The intent of the designation was to preserve the structures, and allow sensitive
development within the land area subject to the designation. The remainder of
the site is vegetated with some trees located primarily along the Carp River
tributary which bisects the site. The southern portion of the lands is traversed by
a hydro corridor as well as the Trans Canada Trail recreational pathway (Fig. 1).
1.2 SURROUNDING LAND USES
North
North of the Subject Lands is a large format retail plaza, Grant Crossing. Further
north of the Subject Lands are some vacant lands, light industrial buildings and
municipal facilities as well as the Bell Sensplex sports complex.
East
East of the Subject Lands are vacant lands which are currently under review for a
proposed residential subdivision as well as the Kevin Haimes Golf Centre. Further
east is a portion of the Carp River Corridor, the Glen Cairn Stormwater
management facility, and vacant lands.
South
South of the Subject Lands is a segment of the Trans Canada Trail, an
approximately 49.5 m wide hydro corridor as well as a new residential subdivision
under construction by Monarch Group.
West
West of the Subject Lands is former agricultural lands. Further west is the
community of Old Stittsville.
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Figure 1 – Site Location Map
1.3 DEVELOPMENT PROPOSAL
Richcraft intends to develop the overall site with 748 residential dwellings
consisting of a mix of dwelling types and densities offering options for a range of
incomes and lifestyles. The development will also include approximately 3.7 ha of
commercial areas for retail space and 2.36 ha of Institutional Area for an
elementary school. The proposed land uses are consistent with the principles of
the Fernbank CDP.
The Plan of Subdivision and Zoning By-law Amendment applications would, when
completed, permit the development of 245 single-detached residential dwellings,
and 503 townhouse dwellings (Fig. 2). The development will be phased over two
(2) periods where development will begin in the south and move northward.

Figure 2 – Proposed Plan of Subdivision

223 McLeod Street
Ottawa Ontario K2P 0Z8

T: 613.730.5709
F: 613.730.1136

www.FOTENN.com

3

Plan of Subdivision + Zoning By-law Amendment | Richcraft Group of Companies |
January 2014

Vehicle access will be provided via Street No. 1 to Hazeldean Road, a 22 m wide
collector road and the following east-west through streets, all connecting to
abutting lands:



Street Nos. 3, 4, 8, 11: Local 18m wide roads; and
Street Nos. 9 and 16: 26m wide collector roadways, including the Abott
Street extension.

Other local roadways will connect to abutting Mattamy Homes lands to the west.
FOTENN represents Mattamy on the concurrent Plan of Subdivision and Zoning
By-law Amendment applications.
The development will include several open space amenities including a large
portion of a District Park (5.73 ha in area), a Community Park (3.58 ha in area), an
Open Space area (2.35 ha in area) as well as access to portions of the Trans
Canada Trail. In addition, a portion of the Carp River Tributary crosses through
the northern half of the site. This tributary will offer additional open space for the
subdivision. The park areas and Trail were anticipated and selected as part of the
Fernbank CDP process.
Overall, the proposed layout maintains the vision proposed in the CDP offering a
range of residential and commercial space anchored by institutional and open
space uses which are connected through an extensive and accessible road
network.
2.0 POLICY AND REGULATORY CONTEXT
The following is a review of applicable policy documents reviewed for consistency
with the Richcraft development proposal.
2.1 Provincial Policy Statement (2005)
The Provincial Policy Statement (PPS), issued under the authority of Section 3 of
the Planning Act and in effect since March 1st, 2005, 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”
policy statements issued under the Act. The proposed development is consistent
with the following policies of the PPS:
Efficient development and land-use patterns
 Promotes efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term;
 Accommodates an appropriate range and mix of residential, commercial,
institutional, recreational and open space uses to meet long-term needs;
 Avoids development and land use patterns which may cause environmental or
public health and safety concerns;
 Avoids development land use patterns that would prevent the efficient
expansion of settlement areas in those areas which are adjacent or close to
settlement areas;
 Promotes cost-effective development standards to minimize land
consumption and servicing costs; and
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Ensures that necessary infrastructure and public service facilities are or will be
available to meet current and projected needs.

Settlement Areas
 Land use patterns with Settlement Areas shall be based on:
a) Densities and a mix of land uses which:
1. Efficiently use land and resources;
2. 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; and
3. Minimize negative impacts to air quality and climate change, and
promote energy efficiency in accordance with Policy 1.8.
 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.
Housing
 Maintains at all times the ability to accommodate residential growth for a
minimum of 10 years;
 Provides for an appropriate range of housing types and densities
 Directs the development of new housing towards locations where appropriate
levels of infrastructure and public service facilities will be available to support
current needs; and
 Develop housing which is affordable
Public Space, Parks and Open Space
 Plans public streets, spaces and facilities to be safe, meet the needs of
pedestrians, and facilitate pedestrian and non-motorized movement
 Provides for a full range and equitable distribution of publicly-accessible built
and natural settings for recreation, including facilities, parklands, open space
areas, trails and, where practical, water-based resources; and
 Provides opportunities for public access to shorelines.
In FOTENN’s professional opinion the proposed Subdivision is consistent with the
above noted policies of the Provincial Policy Statement (2005). The proposal
develops an area located within the City of Ottawa’s urban boundary and
contributes development to an area under construction and adds to projects
under development to the east and south of the site. The site also ‘fills in’ vacant
land existing between two (2) established built areas in Kanata and Stitsville. The
proposal provides a variety of housing options and densities as well as a
permeable, pedestrian friendly subdivision with access provided to municipal
parks, open space and recreational pathways.
2.2 City of Ottawa Official Plan (2003, As Amended)
The City of Ottawa Official Plan (OP) is composed of eight (8) Sections, each
addressing a different aspect of the planned function of the City as a whole.
Section 2 of the Plan provides Strategic Directions for growth and development
within the City.
The Subject Lands are designated General Urban Area in Schedule B of the City of
Ottawa’s Official Plan (2003, As Amended) (Fig. 3).
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Figure 3 – Official Plan Schedule B
2.2 - Managing Growth
One key area contemplated by the OP is Managing Growth where the majority of
growth will be accommodated within areas designated within the urban
boundary. More specifically, “The City will accommodate approximately 90% of
its growth in urban areas shown on Schedule B, where urban services already
exist or can be efficiently provided”.
Concentrating growth within the urban area allows for a pattern and density of
development that supports transit, cycling and walking as viable and attractive
alternatives to driving.
2.3.1 – Transportation
The Official Plan further considers the provision of infrastructure including
transportation infrastructure through Section 2.3 where a transportation system
that emphasizes both mobility and accessibility is sought. The policies of Section
2.3.1 seek to ensure that when undertaking comprehensive land-use planning
studies, especially community design plans, the City will emphasize the creation
of environments with a pedestrian, cyclist and transit-friendly focus.
2.4.1 – Air Quality and Climate Change
Good air quality is critical to maintaining environmental and human health. Air
quality concerns in Ottawa relate primarily to particulate matter, resulting largely
from transportation sector emissions. In order to reduce GHG emissions in the
development and building sector, the City will promote compact urban form and
an energy efficient pattern and mix of land uses through the strategic direction
for managing growth and related intensification targets and community design
plans (2.4.1.1.(a)).
The proposed residential development seeks to create a suburban community
with all the amenities of urban living with commercial uses, schools, parks, trails
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and public transit all located in close proximity. The design of the subdivision
promotes healthy vehicle and pedestrian/cycling connectivity and access. The
design ultimately helps to support development and transportation modes, which
support environmental stewardship and reduce the developments carbon
footprint. School sites and larger Community and District Parks are strategically
and centrally located to service the broader community.
2.5.1 – Compatibility and Community Design
Section 2.5.1 – Urban Design and Compatibility sets out to guide meaningful
development and to do so establishes several guiding principles and design
objectives to help achieve compatibility in both form and function within the
proposed setting. The following objectives are considered most applicable to the
proposed development:


The proposal enhances the sense of community by creating and maintaining
places with their own distinct identity. The proposed subdivision maintains
the general character found in Kanata West and Stittsville however at a
higher density and a more urban approach with a variety of uses which
support a complete community with residential, commercial, institutional and
recreational uses all within close proximity.



The proposal creates places that are safe, accessible and easy to get to, and
move through. The proposed road and open space network permits efficient
navigation throughout the subdivision, particularly by walking. The orientation
and density of low-rise residential buildings provides “eyes on the street”
increasing the safety of the residents and visitors of the community.



The proposal maximizes energy-efficiency and promotes sustainable design
to reduce the resource consumption, energy use, and carbon footprint of the
built environment. The proposed Plan of Subdivision proposes a community
based on a highly permeable street pattern which maximizes the layout
efficiency and improves navigability throughout the community thus
supporting alternative modes of transportation such as walking, cycling, and
transit.



To ensure that new development respects the character of existing areas.
The proposed subdivision respects the character of proposed urban
development surrounding the subject site and the suburban nature of the
communities of Kanata West and Stittsville.

2.5.3 - Schools and Community Facilities
Section 2.5.3 – Schools and Community Facilities emphasizes and encourages the
establishment of complete communities which can accommodated a variety of
land uses, including among others, institutional uses. A significant element of
complete communities is access to schools. Schools are a focus of community life
and in addition to their primary purpose as educational institutions, school
facilities can be used for other purposes, such as daycares, indoor and outdoor
recreational space, informal meeting places, and greenspaces within communities.
New schools are required as new communities are developed to support the
various stages of the life cycles of its residents and to reduce crowding and the
bussing of students to other schools located outside the neighbourhood. New
schools must be established in accordance with Policy 2.5.3.1 of the OP which
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states “The City will recognize that schools form part of the building block of any
community, not only in providing education to children, but also amenity space
and resources to the neighbourhood.
The proposed development includes the provision of lands in order to
accommodate a future elementary school site. The school site is located adjacent
to a 3.8 ha Community Park which can be used in conjunction with the School.
The school site is centrally located, with multiple road frontage including a
portion of a 26m wide collector road.
2.5.4 – A Strategy for Parks and Leisure Areas
Section 2.5.4 – A Strategy for Parks and Leisure Areas states that parks and
leisure areas are important and necessary element of complete communities
providing the playgrounds, parks and sport fields that provide people with their
most frequent and immediate contact with greenspace. Good park and leisure
areas are well-distributed within communities, easily accessible from homes and
linked to the Greenspace Network. Parks and leisure areas will be linked to the
Network through such means as developing these areas in conjunction with other
facilities such as schools and other institutions, stormwater management facilities,
federal open spaces and other public lands that permit public access (Policy
2.5.4.1.a) Further, new park and leisure areas provided in urban areas will
contribute to the equitable distribution of these areas within the community. They
will be easily accessible by foot or by bicycle from homes and linked to other
greenspaces. They will be visible from many vantage points within the community
and have significant street frontage, in proportion to their size, often fronting on
two or more streets depending on their shape and function (Policy 2.5.4.4).
The proposed subdivision provides an abundance of open space and park space
throughout the community. A 0.1 ha small Open Space block is placed at the
north end of the subdivision, a 2.35 ha Open Space area which contains the west
tributary of the Carp River. A central 3.8 ha Community Park is located adjacent
to the Elementary School block and fronts onto three (3) streets for exceptional
access. Finally, the Trans Canada Trail bisects the site at the southern end and
connects to a 5.7 ha District Park which is the central open space anchor of the
entire Fernbank community. These various options provide the subdivision with a
high degree of open space and recreational options to support daily life.
Designation
Section 3 .6.1 – General Urban Area
Section 3 of the Official Plan provides more detailed direction for the use of land
within specific areas of the city and establishes policies for the land use
designations identified on Schedule A: Rural Policy Plan and Schedule B: Urban
Policy Plan. The site is designated General Urban Area on Schedule B. This
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. The evaluation of development applications for lands within
the General Urban Area is to be in accordance with Section 2.5.1 and Section 4.11
of the Official Plan. Where 2.5.1 was discussed in a previous section, Section 4.11 –
Urban Design and Compatibility is discussed throughout this Rationale and
evaluates applications based on the following items: 1) Traffic; 2) Vehicular
Access; 3) Parking Requirements; 4) Outdoor Amenity Areas; 5) Loading Areas;
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6) Lighting; 7) Noise and Air Quality; 8) Sunlight; 9) Microclimate; 10) Supporting
Neighbourhood Services, is addressed throughout this Rationale in various
Sections.
The proposed subdivision is consistent with the goals, objectives and policies of
the General Urban land use designation.
Heritage
Section 4.6.1 – Heritage Buildings and Areas
Section 4.6.1 deals with Heritage resources within the City of Ottawa and includes
buildings, structures, sites, landscapes, areas or environments which may have
cultural, architectural, historical, contextual and/or natural interest, and which
may warrant designation under the Ontario Heritage Act.
The subject site contains two (2) properties designated under the Part IV of the
Ontario Heritage Act at the north end of the site. The two (2) properties include a
barn and a farm house. The properties are designated based on the fact that
these two buildings are excellent examples of a barn and farmhouse constructed
in the latter part of the 19th Century. The farmhouse and barn are unique based
largely on their architectural features while the Farmstead complex is designated
based largely on the relationship between the buildings and the view it provides
while travelling west along Hazeldean Rd.
As part of the Site Plan Control process, Richcraft intends to work with the City in
order to utilize, in the best possible manner, the heritage assets of this
community. The abutting lands to the heritage structures are intended to be
developed with commercial uses buildings, consistent with the direction of the
Fernbank CDP.
Official Plan Review
The City of Ottawa Council recently approved the final draft of the
comprehensive review of its Official Plan, OPA 150. Although the Plan is not yet in
full force and effect, all new proposals must take this amendment into
consideration.
The changes proposed in OPA 150 do not significantly affect the proposal. Some
of the changes proposed include:
With regards to Section 2.2 – Managing Growth, the amended section maintains
much of its original purpose with further emphasis placed on focusing growth in
the form intensification and infill and where building new communities, on vacant
land. In all areas of the city, the density, mix of uses, and land use pattern will
work together to make the most efficient use of transit. This will be accomplished
in part by establishing a pattern of nodes and corridors where nodes are activity
areas built at a higher density than their surroundings and accommodate and mix
of uses or a concentration of community activities.
Changes to section 3.6.1 – General Urban Area are focused on limiting heights to a
maximum of four (4) storeys where increases can only be considered in areas in
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close proximity to Rapid Transit Stations and Transit Priority Corridors. Further,
policy 3.6.1 (6) has been amended to state that City supports intensification in the
General Urban Area where it complements the existing pattern and the general
scale of existing development. As no buildings above 4 storeys are proposed for
this development and the character of the proposal is similar in context with the
planned and limited existing development surrounding the site, the changes do
not affect the proposal.
The amended Official Plan, as part of OPA 150, does not propose any significant
changes with regards to the proposed Subdivision. Therefore, Plan of subdivision
as proposed still conforms to the policies of the Official Plan.
2.3 Fernbank Community Design Plan
The Fernbank Community encompasses approximately 674 gross hectares (1,665
acres) of land between the established communities of Stittsville, Kanata West
and Kanata South. The purpose of the Community Design Plan, adopted by
Ottawa City Council in 2006, is to establish a community-wide land use
framework that reflects the principles, objectives and policies for community
development as directed by the OP.
The subject lands are located within the north-east portion of the Fernbank
Community Design Plan (CDP).
The key principles of the CDP are set out in Section 3.1 as follows:
1.
2.
3.
4.
5.

Maintain and respect the integrity and unique character of existing
communities;
Create distinctive liveable neighbourhoods;
Provide effective, efficient, timely transportation that is integrated with land
uses;
Ensure efficient and timely phasing of future infrastructure; and
Create an environmentally sustainable community.

A number of designations apply to the Subject Lands including “Low-density
residential”, “Medium-density residential”, and “Mixed-use”. Within the Richcraft
lands, the CDP also designates a Community Park, Open space, a portion of both
a future School site and a portion of a District Park.
The Land Use Plan
As noted and demonstrated in Figure 9 of the CDP (Fig. 4), the Fernbank Land
Use Plan identifies five (5) land use categories on the Richcraft lands, including:
1)
2)
3)
4)
5)

Low Density Residential ;
Medium Density Residential;
Mixed Use;
Community Park; and
Open Space.
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Figure 4 – Fernbank CDP Demonstration Plan
Low Density Residential
Low-density residential land uses will comprise the majority of the housing within
the Fernbank Community. Low Density Residential land uses shall include
residential dwellings of similar mass and scale as follows:




Detached Dwellings
Semi-detached Dwellings
Linked detached Dwellings

Multiple attached dwellings may also be permitted in locations:





Along arterial roads;
Along major or minor collector roads;
In proximity to community facilities and amenities;
Along hydro transmission corridors; or
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As a transition between non-residential and low density residential uses (such
as, a progression between industrial or mixed use areas).

The CDP also states that in accordance with the OP, not more than 60% of the
total units shall be single-detached and semi-detached housing.
Medium Density Residential
Medium density residential land uses will be dispersed throughout the Fernbank
Community to provide a variety of housing types and create diverse and
attractive neighbourhoods. These land uses, similar to those indicated in the
previous section, shall generally be located:







Along arterial roads;
Along major or minor collector roads;
In proximity to Community or District Parks;
In proximity to community facilities and amenities;
Along hydro transmission corridors; or,
As a transition between non-residential and low density residential uses (such
as, a progression between industrial or mixed use areas).

Medium Density Land uses shall include:








Multiple-attached Dwellings
Triplexes
Stacked Dwellings
Live-work Units
Low-rise Apartments
Rooming Houses
Shelter Accommodations

Mixed Use
The Mixed Use designation is intended to accommodate a mix of residential and
non-residential land uses to serve the personal and commercial needs of the
Fernbank Community’s residents. The design and built-form of this area will
advance a human-scale pedestrian friendly environment.
Uses permitted with the Mixed Use designation along Hazeldean Road may be
oriented to commercial uses in recognition of the planned land uses on the north
side of Hazeldean road. However residential uses shall also be encouraged in this
area.
Permitted uses include:







Retail and convenience stores
Banks or other financial services
Service and repair uses
Personal service uses
Business, medical and professional offices
Restaurants
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Institutional uses such as hospitals, retirement homes, residential care
facilities or medical facilities
Low-rise Apartments
Mid-rise Apartments
Multiple-attached Dwellings
Stacked Dwellings
Live-work units

Open Space and Parks
Open space areas, provide spaces of environmental value, open space, and safe
active/passive recreational amenities and contribute to building a healthy
community. These open spaces can be augmented by and integrated with
additional open space in the form of parks and stormwater management facilities.
Regarding Parks, the CDP refers to the Official Plan where “good parks are well
distributed with communities, easily accessible from homes and linked to the
greenspace network”.
The Fernbank CDP establishes a hierarchy of Parks, providing a design criteria
noted below:




A District Park which has a minimum site area of 8.0 ha and should be located
within proximity to the Trans Canada Trail, arterial roads, and centrally
located within the Fernbank Community.
Community Parks which will have a minimum site area of 3.2 hectares and be
located and with frontage on major collector roads in order to serve both the
local area and larger geographic area.
Neighbourhood Parks which will have a minimum site area of 0.8 ha and be
distributed through the community so that the majority of residences will be
within a 5-minute walk of a park.

The Demonstration Plan
The Demonstration Plan, Figure 5, illustrates one way in which the Land Use Plan
could be implemented through development approvals. The purpose of the
demonstration plan is to:
 Provide an illustration as to how the Fernbank community could develop over
time;
 Indicate how the community design guidelines could be achieved;
 Illustrate how the specific Fernbank CDP objectives could be achieved; and
 Provide an estimate of the total housing supply, population, and employment
that could be accommodated within the community. The Plan further states
that the Demonstration Plan does not require landowners to develop their
lands precisely as shown, as the purpose of the Plan is to:
 Provide guidance as to how the lands could be developed over time;
 Demonstrate options for addressing specific development forms and
character;
 Illustrate ways of achieving the Fernbank Community Design Guidelines; and
 Provide a means for establishing and monitoring development targets.
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The proposed Draft Plan is based primarily on the CDP’s Demonstration Plan
however, in keeping with the Plan’s policies which provide room for
interpretation, minor adjustments have been made. The proposed Draft Plan
maintains the general intent of the Plan and achieves the vision set out within
CDP. The Draft Plan proposes a mix commercial uses and low and medium
density residential options offered within an efficient and well connected
suburban community. The site is well served with open space in both active and
passive forms with a community park, district park and hydro corridor with active
uses present located within close proximity of the neighbourhood.
Community Design Guidelines
6.2 Design Vision
The vision for the proposed Fernbank Community is for a contemporary
community which embraces the existing natural heritage features, such as the
Carp River and its tributaries, and takes advantage of existing amenities such as
the Trans Canada Trail. The design of the community is predicated on a transit
supportive street network, an integrated open space linkage system and a well
defined community core and distinctive neighbourhood which will all have a park,
school or other amenities within walking distance. The following guiding
principles, which will form the foundation of the design guidelines governing the
Fernbank Community development, are applicable to this application:






Maintains and respects the integrity and unique character of existing
communities;
Creates integrated, safe, passive and active green spaces;
Ensures efficient and timely phasing of future infrastructure;
Creates liveable neighbourhoods; and
Creates an environmentally sustainable community.

6.3 Community Structure
Section 6.3 discusses the various structural elements of the Fernbank Community
including but not limited to the structure of the Streets and Blocks where Section
6.3.2 states:
The street network is developed based on a modified grid pattern which provides
maximum permeability. The length of street blocks are encouraged to be
designed approximately 150-250 m to enhance the appearance of the streetscape
and to facilitate both vehicular and pedestrian movements.
The proposed Plan of Subdivision is consistent with the guidelines set out in the
CDP. The proposal contains a variety of low and mid density residential dwellings
integrated with both active and passive greenspaces including a neighbourhood
park and the Trans Canada Trail. The proposal differs from the CDP’s
Demonstration Plan in proposing smaller blocks that result in increased
permeability, greater support for alternative modes of transportation, and are
more in line with the envisioned structure of the community.
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Consistency with the Fernbank Plan
The Fernbank Community Design Plan (CDP) Land Use Plan (Figure no. 9 of the
approved CDP document) and the Demonstration Plan (Figure no. 10 of the
approved document) illustrate, in addition to the text of the CDP, the conceptual
distribution of land uses, the location of roadways, and community facilities
including school site, parks and drainage facilities.
It is intended that development will proceed in a manner generally consistent with
the Fernbank CDP. In this regard, minor changes to the Land Use Plan may be
accommodated through the development approvals process at the discretion of
the General Manager of Planning and Growth Management Branch. Changes to
the configuration of the road network, the park location and low and mediumdensity blocks can be approved by way of development applications, and would
not require amendments to the CDP.
While the end product may differ in detail from the various plans contained within
the CDP Plan document, it is intended that development will have a framework
consistent with the policies and guidelines of the CDP.
The proposed layout differs from that proposed in the Community Design Plan in
offering shorter blocks which offers improved walkability and connectivity
thourghout the site. Some of the changes include:




Smaller blocks and more grid-like road systems at the north and south end
residential areas;
Reoriented residential units along the eastern edge of the Community Park
in order to offer a more regular shaped, and more usesable park space; and
A realignment of the main arterial road, at the north end of the subdivision,
to better distribute local traffic through the neighbourhood.

As per Section 7.1: Interpretation, Minor changes to the Land Use Plan component
of the Community Design Plan proposed prior to subdivision or site plan approval
– such as adjustments to the location of low and medium density residential areas,
minor changes to the location and configuration of neighbourhood parks, minor
changes to the configuration of the community core to high density residential
areas, minor changes to the residential mix, minor adjustments to stormwater
management pond block size and location, and minor adjustments to tributary
corridor locations and widths – may be made at the discretion of the Director of
Planning and Infrastructure Approvals. Subdivision and/or site plan approval by
the City reflecting these changes constitute approval of the changes to the
Community Design Plan.

Section 7.1- Interpretation in the Fernbank Community Design Plan (CDP) clarifies
the intent of the Plans:
Landowners are not required to develop their lands precisely as shown on the
Demonstration Plan. The purpose and role of the Demonstration Plan is to:


Provide guidance on how these lands could develop over time;
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Demonstrate possibilities and methods for addressing specific
development challenges;
Illustrate ways to achieve the design guidelines for various land uses;
Illustrate some specific objectives the CDP is seeking to achieve; and
Provide a means for establishing and monitoring density targets over time.

It is our position that the proposed Plan of Subdivision, including the proposed
collector and local road alignments, and the distribution of medium-density
blocks and dwellings are all in keeping with the intent and approach of the
Fernbank CDP, any changes approved as per the technical circulation are deemed
minor in nature and can be approved by the City as part of the subdivision
approval and zoning process. The conformance of the proposed layout of uses
has been confirmed through the Draft Plan of Subdivision process.
The proposed unit types are consistent with the Low and Medium Density Land
Use designations of the CDP.
The Community Park has to have a minimum site area of 3.25 hectares and should
be distributed throughout the community so that the majority of residences are
within a 10 minute walk of a park.
The proposed development is generally consistent with the Fernbank Community
Design Plan Land Use Plan. The proposed density and uses are in keeping with
the designations of the Land Use Plan. Some density has been shifted around and
the lot fabric altered slightly to allow for a more efficient development overall,
however, all changes are within the degree of flexibility anticipated and permitted
by the CDP and can be approved in principle by the City through the subdivision
review process.
Urban Design Guidelines for Greenfield Neighbourhoods
Ottawa City Council approved the “Urban Design Guidelines for Greenfield
Neighbourhoods” on September 26th, 2007. Similar to other design guidelines
prepared by the City, they are not intended to act as a checklist for development
and not every guideline is applicable but that overall, the proposal meets their
intent. In our opinion, the Richcraft Draft Plan of Subdivisions, the proposed
location of the Community Park comply with the following applicable guidelines.
Guideline 1: Plan and building new communities based on the inherent capacity of
the natural landscape to sustain the community over time. Consider soils,
landforms, natural and cultural features, habitats, watercourses and climates.
Guideline 4: Preserve existing green corridors such as along watercourses as
connections for wildlife and for pedestrians and cyclists. Maintain the natural
character of these features and limit the number of encroachments. Ensure that
public use does not detract from the environmental quality.
Incorporate existing cultural heritage features, such as hedgerows, bridges, stone
walls, ruins, archaeological sites and buildings when establishing the location of
roads, parks, and public and institutional lands.
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Guideline 9: Concentrate higher density residential units and neighbourhood focal
points that include transit stops, commercial areas, schools, community facilities,
parks and multi-use pathways.
Guideline 10: Create a walkable neighbourhood with pathways, trails and
sidewalks that are accessible year round and that connect destinations such as
transit stops, commercial areas, schools, community facilities and parks.
Guideline 11: Connect new streets to existing streets in adjacent developments
and plan for future connections to land that has yet to be developed.
Guideline 13: Layout local street patterns so that development blocks are easily
walkable.
Guideline 16: Locate elementary school sites on sites of approximately 2.5
hectares that have a t least two road frontages, one of which faces a collector
street, and are near a neighbourhood park or greenspace.
Guideline 18: Locate community parks along arterial or collector streets; connect
to other greenspaces, and ensure that they are approximately 3.25 hectares in
size and that the shape accommodates fields and facilities.
Guideline 20: Locate parks so that they front onto at least two streets, or have the
longest edge front onto the street. Locate parks at T- intersections to terminate
streetscape views.
The proposal meets the majority of the applicable design guidelines. It provides a
significant amount of park frontage making a visible contribution to the
neighbourhood. The proposed development maintains and intends to use to its
advantage preexisting natural and manmade elements such as the Carp River
Tributary and surrounding greenspace as well as the heritage designated
properties located along Hazeldean Road. Furthermore, the Plan proposes small,
walkable blocks which allow for improved accessibility throughout the site and to
key features such the parks and greenspace, and the proposed school site. Again,
the intent is not to apply the guidelines as a checklist but to overall satisfy the
applicable design guidelines.
2.4 City of Ottawa Zoning By-law (2008-250)
The Subject Lands are zoned Agricultural Zone – AG in the City of Ottawa Zoning
By-law (2008-250) (Fig. 5). The purpose of the AG zone is:
 To recognize and permit agricultural uses in areas designated Agricultural
Resource Area in the Official Plan;
 Restrict the range of permitted uses to agricultural, forestry and related
accessory uses in order to preserve these prime agricultural lands from loss to
other uses;
 Regulate uses in a manner that respects the character of the area and
minimize land use conflicts; and
 Identify, through the use of subzones, those existing farm lots having lot area
and lot width minimums that are less than the minimums required in the
principal Agricultural zone.

223 McLeod Street
Ottawa Ontario K2P 0Z8

T: 613.730.5709
F: 613.730.1136

www.FOTENN.com

17

Plan of Subdivision + Zoning By-law Amendment | Richcraft Group of Companies |
January 2014

Figure 5 – Zoning Map
Permitted uses in the AG zone include:
 agricultural use
 bed and breakfast
 one detached dwelling
 environmental
preserve
and
educational area
 equestrian establishment








forestry operation
group home
home based business
home based daycare
kennel
secondary dwelling unit

As this application seeks to establish a new zone, none of the provisions will be
maintained and therefore are not listed in this Section.
Zoning By-law Amendment
As a result of the current AG zoning and Richcraft’s various proposed land uses
and building typologies throughout the lands, the proposal requires a zoning
amendment to permit the residential development. The current AG zoning is not
consistent with the General Urban Area land use designation of the Official Plan,
and the policy direction of the Fernbank CDP. As discussed previously, the CDP
establishes a range of designations and as such, a variety of zones are being
requested. Although minor adjustment may arise through on-going discussions
with City Staff, the proposed Zoning is similar to Richcraft’s East urban Trailsedge
community. The Zoning Amendment requests the following zones, which are also
shown in Figure 6:


Arterial Mainstreet Subzone 7 (AM7) to be established in the mixed use
area of the subdivision along Hazeldean Road;
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Residential Third Density Subzone (R3Z) to be established in the residential
areas;
Minor Institutional (I1) to be established on the future elementary school
property; and
Parks and Open Space (O1) to be established on the future community and
district park properties.

Figure 6 – Proposed Zoning
Arterial Mainstreet Subzone 7
The provisions for the AM7 zone are as follows:
Zoning Provision

By-law Requirement

Min. Lot Area (m2)

600

Min. Lot Width (m)

18

Max Lot Coverage
(%)

50

Max Building
Height (m)

Min. Front Yard
and Corner Side
Yard Setback (m)

Within 20m of a residential
zone

11 m

All other case

15 m

Non-residential or mixed-use
buildings

No minimum

Min Rear Yard
Setback (m)
Min Interior Side
Yard Setback (m)

10
Abutting a residential zone

7.5

All other cases

No minimum
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Minimum Floor
Space Index

Minimum Width of
Landscaped Area

If 80% or more of the required
parking is provided below
grade

3.5

In all other cases

2, unless
otherwise
shown

Abutting a residential zone

10 m

A rear lot line abutting a nonresidential zone

5m

a) A minimum of 50% of the lot width within 3 metres of the front lot line,
must be occupied by building walls if the lot is less than 90 metres wide.
b) A minimum of 30% of the lot width within 3 metres of the front lot line,
must be occupied by building walls if the lot is 90 metres in width or
wider.
c) If there are high voltage power lines present near the front lot line then
the front yard setback requirement is 5 metres instead of 3 metres.
d) When an outdoor commercial patio is located in a front yard, then the
front yard setback requirement is 6 metres instead of 3 metres.
e) In the case of a phased development where all phases are shown on an
approved site plan, each phase itself does not have to comply with items
“a” and “b”, provided that those requirements are satisfied upon
completion of all phases of development.
f) Outdoor storage accessory to the use on the lot is prohibited in a front
yard but is permitted in all other yards provided it is concealed from
view from abutting streets and non-commercial zones, and provided it
does not cover more than 20% of the lot area.
g) The lot line abutting Hazeldean Road is considered to be the front lot
line.
Residential Third Density Subzone Z
The provisions for the R3Z zone are as follows:
Zoning Provision

Min. Lot Area (m2)
Min. Lot Width (m)

By-law Requirement

Detached
9
240

SemiDetached
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Max Building
Height (m)
Min. Front Yard
Setback (m)
Min Corner Side
Yard Setback (m)
Min Rear Yard
Setback (m)
Min Interior Side
Yard Setback (m)

11

11

11

31

31

31

31

31

31

6

6

6

*

0.9

1.2

1

the minimum setback between the vehicular entrance to a private garage or carport and an existing or planned
sidewalk is 6.2 m. No portion of a private garage or carport shall be located more than 2.5m closer to a street lot
line than the closer of.

*Minimum total interior side yard setback is 1.8 m, with one minimum yard, no less than 0.6 m wide. Where there
is a corner lot on which is located only one interior side yard, the minimum side yard setback equals the
minimum required for at least one yard.

Minor Institutional Zone
The provisions for the I1 zone are as follows:
Zoning Provision
Min. Lot Area (m2)
Min. Lot Width (m)
Max Building
Height (m)
Min. Front Yard
Setback (m)
Min Corner Side
Yard Setback (m)

By-law
Requirement
400
15
11
6
4.5

Min Rear Yard
Setback (m)
Min Interior Side
Yard Setback (m)

7.5

Max. Lot Coverage
(%)

35

3
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Parks and Open Space Zone
The provisions for the O1 zone are as follows:
Zoning Provision
Min. Lot Area (m2)
Min. Lot Width (m)
Max Building
Height (m)
Min. Front Yard
Setback (m)
Min Corner Side
Yard Setback (m)

By-law
Requirement
No Minimum
No Minimum
11
7.5
7.5

Min Rear Yard
Setback (m)
Min Interior Side
Yard Setback (m)

7.5

Max. Lot Coverage
(%)

20

7.5

3.0 CONCLUSIONS
Based on the information presented throughout this Report, it is concluded that
the proposed Plan of Subdivision and concurrent Zoning Amendment is
appropriate and desirable when evaluated against the applicable policies,
regulations and within the context of the subject site.







The proposal is consistent with the Provincial Policy Statement (2005).
Specifically, the proposal meets the Province’s goal of developing in areas
located within the City of Ottawa’s urban boundary and ‘fills in’ vacant land
existing between two established built areas. The proposal provides a variety
of housing options and does so in a pedestrian friendly manner with access
provided to a variety of community resources.
The proposal meets the goals and policies set out in the City’s Official Plan
(2003, As Amended). In particular, the proposal meets the policies of the
General Urban Area where a range of housing types and densities are
encouraged to meet the needs of people of all ages, incomes and lifestyles.
The proposal continues to meet the amended policies of OPA 150.
The proposed Plan of Subdivision is consistent with goals and objectives of
the Fernbank Community Design Plan (CDP). In the Plan, the subject site is
designated Mixed-Use, Low-density Residential, Medium-density Residential
and Open Space. The proposed plan is consistent with these designations.
Where the Plan differs from the CDP is the layout of the Road Network, which
is permitted as per the policies of the CDP and is found to be a more efficient
layout for the neighbourhood.
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The proposed Zoning amendment is consistent with similar development
proposals in the area and offers the appropriate performance standards to
permit the proposed development. The AM7, R3Z, I1, and O1 zoning permits
the range of development options proposed for the neighbourhood.

Please do not hesitate to contact me at 613-730-5709 x 233 or at
trembaly@fotenn.com or Mike Szilagyi at 613-730-5709 x 231 or at
szilagyi@fotenn.com should you have any additional questions or concerns
regarding the application.

Miguel Tremblay RPP MCIP
Manager | Development Planning
FOTENN Consultants Inc.

Mike Szilagyi RPP MCIP
Planner
FOTENN Consultants Inc.
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