N
U

M
T

R
A
1

NE
JU

14
20

t
nd en
n a ndm
sio e
ivi Am
bd w
Su -la
of By ns
an g tio
Pl nin ca
Zo pli
Ap

H
3
7

D

I
R

E
V

g / ion
n
i
e at
l
n
a
an ion str
l
P at on
R em rt
D epo
R

PREPARED FOR:

Mr. Robert Karam
Amazon Land Development Corp.
c/o 1 Jeremiah Place
Ottawa, ON
K2H 8L7
PREPARED BY:

FOTENN Consultants Inc.
223 McLeod Street
Ottawa, ON
K2P 0Z8

PLANNING RATIONALE/DEMONSTRATION REPORT| Amazon Land Development Corp. | June 2014

1.0

Introduction

FOTENN Consultants Inc. has been retained by Amazon Land Development Corp. to prepare a
Demonstration Report in support of Plan of Subdivision and Zoning By-law Amendment
applications for the lands known municipally as 173 Huntmar Road in Ottawa’s western
community of Kanata (“the subject lands”). The subject lands are known legally as Part of Lot 1,
Concession 1, Geographic Township of Huntley, City of Ottawa.
The purpose of this Demonstration Report is to evaluate the proposed development with
respect to the applicable policy and regulatory framework and determine if the development is
appropriate for the site and compatible with the existing and planned function of the broader
area. In support of the Plan of Subdivision and Zoning By-law Amendment applications, the
following material has been submitted to the City of Ottawa:













This Demonstration Report, prepared by FOTENN Consultants Inc.;
Concept Plan, prepared by FOTENN Consultants Inc.;
Community Transportation Study, prepared by Parsons;
Functional Servicing and Stormwater Management Report, prepared by David Schaeffer
Engineering Ltd.;
Preliminary Traffic Noise Assessment, prepared by Gradient Wind Engineering Inc.;
Plan of Survey, prepared by Annis, O’Sullivan, Vollebekk Ltd.;
Draft Plan of Subdivision, prepared by Annis, O’Sullivan, Vollebekk Ltd.;
Phase 1 and Phase 2 Environmental Site Assessment, prepared by exp Services Inc.;
Geotechnical Investigation, prepared by exp Services Inc.;
Stage 1 and Stage 2 Archaeological Resource Assessment, prepared by Adams Heritage;
Tree Conservation Report and Environmental Impact Statement, prepared by Muncaster
Environmental Planning Inc.; and
A memo prepared by Bray Heritage Carl Bray & Associates Ltd.

Amazon Land Development Corp. is proposing the development of a mixed-use (commercial
and residential) subdivision on the subject lands. The Draft Plan of Subdivision is comprised of
12 Blocks and 1 public Street, which are envisioned to accommodate a mix of townhouse, lowrise apartment, retail and office uses as well as the adaptive re-use of the existing farmhouse.
The Zoning By-law Amendment application would rezone the lands from Development Reserve
(DR) Zone to Mixed-Use Centre (MC) Zone.
Please refer to Section 4.0 of this report for more details concerning the requested planning
applications.
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1.1

Background

FOTENN, on behalf of Amazon Land Development Corp., has met with City Staff on a number of
occasions over the past few years to discuss the proposed development. The most recent preapplication consultation meeting was held on March 14, 2014 with Mike Schmidt (Planner II)
and Chris Ogilvie (Project Manager, Infrastructure Approvals).
In the Fall of 2013, City Staff pursued designation of the subject lands under Part IV of the
Ontario Heritage Act. Through a series of Built Heritage Subcommittee (BHSC) and Planning
Committee meetings, it was agreed that the subject lands would not be designated and that
Amazon Land Development Corp. would enter into an agreement whereby they would agree to
maintain and secure the lands to ensure preservation of the home and site. In response, the
latest Concept Plan proposes the adaptive reuse of the existing farmhouse for commercial
purposes and a separate block (Block 6) has been created for the farmhouse on the Draft Plan
of Subdivision.
1.2

Location of Subject Lands

The subject lands are located on the west side of Huntmar Drive approximately 300 metres
north of Maple Grove Road in Ottawa’s western community of Kanata (Figure 1). The
rectangular-shaped property has approximately 150 metres of frontage along Huntmar Drive
and a lot depth of approximately 394 metres for a total lot area of 5.9 hectares (14.6 acres). The
subject lands are currently occupied by a farmhouse that was constructed in 1887 and
agricultural lands which are still being farmed. A few outbuildings have been partially or
completely demolished.
1.3

Site Context

The surrounding community can be characterized as a community in transition. The following
provides a brief overview of the uses located adjacent to the subject lands.
North
Directly abutting the subject lands to the north are undeveloped lands designated Mixed-Use
Centre in the Official Plan and Intensive Employment Area in the Kanata West Concept Plan.
Located further north is the Palladium Auto Park, beyond which is Highway 417. The Canadian
Tire Centre, a regional entertainment complex, is located to the northeast.
East
Located to the east of the subject lands, on the east side of Huntmar Drive is a detached
dwelling and undeveloped lands designated Mixed-Use Centre in the Official Plan and Mixed
Use- Community Core Zone in the Kanata West Concept Plan.
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South
The lands located to the south have recently been developed as a residential subdivision known
as Fairwinds North. This subdivision is characterized by a mix of detached dwellings,
townhomes, and multiple-attached dwellings with the lands located immediately south of the
subject lands planned for a future elementary school. Additional phases of Fairwinds continue
south of Maple Grove Road.
West
Located to the west of the subject lands are undeveloped lands designated a combination of
Mixed-Use Centre, General Urban Area, and Enterprise Area in the Official Plan and Intensive
Employment Area, Residential, and Prestige Business Park in the Kanata West Concept Plan.

FIGURE 1: LOCATION OF SUBJECT LANDS

1.4
Development Proposal
Amazon Land Development Corp. is currently seeking Draft Plan Approval and a Zoning By-law
Amendment for the subject lands. A Concept Plan has been prepared for the subject lands,
which illustrates a mixed-use subdivision with 12 blocks and 1 street (a public road). The 12
blocks are comprised of development blocks (including a block for the existing farmhouse),
private roads, and land to be dedicated to the City for the construction of the future NorthSouth Arterial and the widening of Huntmar Drive.
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As illustrated on the Concept Plan, two (2) north-south roads (Street 1 and Block 9) are
proposed through the site at approximately equal distances along the future North South
Arterial. Further, two east-west roads are proposed (Blocks 7 and 8); one in the approximate
centre of the site, between the western property line and the eastern north-south road and
one along the northern property line in the northeast corner of the site (Block 10).
Eastern North-South Road (Block 9)
The eastern north-south road (Block 9), which will be a private road with an 8 metre Right-ofWay (ROW), separates the commercial component of the subdivision from the 12, 3-storey
apartment buildings that are proposed in the approximate centre of the site. This private road
will have a right-in/right-out entrance at the intersection with the future North South Arterial
which is planned along the southern edge of the subject lands.
Western North-South Road (Street 1)
The western north-south road (Street 1) will separate the apartment buildings proposed in the
centre of the site from the existing farmhouse and proposed townhomes and single apartment
building at the western end of the site. This road will be a public road which may continue
through the adjacent lands to the north, which are under separate ownership and are currently
undeveloped.
A ROW width of 24 metres is required at the southern end of the western north-south road in
order to accommodate three (3) lanes at the stop-controlled intersection with the future North
South Arterial (one lane entering the site and two lanes leaving the site, including a left hand
turn lane). However, north of the intersection of the western north-south road with the
proposed central east-west road (Blocks 7 and 8), the ROW can be reduced to 18 metres.
Central East-West Road (Blocks 7 and 8)
It is proposed that an east-west road (Blocks 7 and 8) run between the western edge of the site
and the eastern north-south road (Block 9), where there will be a stop control. This private road
will have an 8 m Right-of-Way.
East-West Road in the Northeast Corner (Block 10)
A third access into the site is proposed off of Huntmar Drive, at the northern end of the
commercial block. This access will be right-in/right-out as Huntmar Drive will be divided by a
median. This access continues as a private road (Block 10) with an 8 m ROW between Huntmar
Drive and the eastern north-south road (Block 9).
Commercial Buildings
As illustrated on the Concept Plan, two (2) 4-storey commercial buildings are proposed at the
eastern end of the subject lands, adjacent to Huntmar Drive. It is envisioned that these
buildings would have ground floor retail (approximate total gross floor area (GFA) of 2,044 m 2)
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with three (3) storeys of office space above (approximate total GFA of 6,132 m 2). The two
commercial buildings provide a continuous building frontage along both Huntmar Drive and a
portion of the future North-South Arterial, save for a pedestrian connection proposed in
between the two buildings approximately half way along Huntmar Drive. Parking and loading
spaces for the commercial buildings are proposed to the rear of the buildings, interior to the
site. These elements will be addressed at the Site Plan Control stage.
Low-rise Apartment Buildings
The Concept Plan proposes a total of 13 low-rise apartment buildings containing 156 units,
including 12 buildings located in the centre of the subdivision and one building located
immediately south of the existing farmhouse. It is envisioned that these 3-storey buildings will
contain 12 units (four units per floor, each being a corner unit), 12 partially underground
parking spaces for residents, and surface parking for visitors. Given that multiple residential
buildings are proposed on the same lot, the proposed apartment buildings are considered a
Planned Unit Development (PUD).
Townhouses
A total of 12 blocks of townhouses are proposed at the western end of the site, to the north
and west of the existing farmhouse. The townhouse blocks each contain either four or six units,
for a total of 52 townhouses. Each unit will have its own driveway leading to a garage. Given
that the multiple townhomes are located on both Blocks 4 and 5, which are largely accessed
from a private road, this is considered a Planned Unit Development (PUD).
Farmhouse
As previously noted, the existing farmhouse will be adaptively reused for a commercial use. It is
envisioned that a professional office, personal service business, or restaurant may occupy the
building. Surface parking is proposed along the northern edge of the farmhouse. Please refer to
the memo prepared by Bray Heritage Carl Bray & Associates Ltd. for a discussion on how the
existing building is being secured and integrated into the proposed development.
2.0

POLICY FRAMEWORK

2.1

Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) (effective 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.
The proposed plan of subdivision and requested rezoning are “consistent with” the PPS (2014).
The proposed development supports one of the fundamental objectives of the Provincial Policy
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Statement, which is to promote cost-effective development patterns that stimulate economic
growth. The PPS heavily emphasizes densities and a mix of land uses which efficiently use land
and resources and 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.
Through the PPS, planning authorities are obligated to provide for an appropriate range of
housing types and densities and facilitate all forms of residential intensification and
redevelopment (Policy 1.4.3). Consistent with the PPS, the proposed development will
contribute to the range of housing available in the Kanata community.
Building Strong Healthy Communities (Section 1.0)
The relevant policies in Section 1.1 – Managing and Directing Land Use to Achieve Efficient and
Resilient Development and Land Use Patterns of the PPS include:
Healthy, liveable and safe communities are sustained by (Policy 1.1.1):

Promoting efficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term. (Policy 1.1.1.a)

Accommodating an appropriate range and mix of residential (including second units,
affordable housing and housing for older persons), employment (including industrial
and commercial), institutional (including places of worship, cemeteries and long-term
care homes), recreation, park and open space, and other uses to meet long-term
needs. (Policy 1.1.1.b)

Settlement areas shall be the focus of growth and development, and their vitality and
regeneration shall be promoted. (Policy 1.1.3.1)

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.
(Policy 1.1.3.6)
The proposed subdivision is consistent with the above noted PPS policies for the following
reasons:
 The subject lands are located within a Settlement Area and are situated in between
two areas of existing development; residential subdivisions to the south and an area
of development located adjacent to Highway 417, which includes an auto park and the
Canadian Tire Centre, amongst other uses. The proposed subdivision will help to “fill
in” these underutilized urban lands.
 The proposed mix of apartments and townhouse units is appropriate as it results in a
residential density that allows for the efficient use of land, infrastructure and public
service facilities that will meet the long-term needs of the community. Apartments are
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currently not available in the immediate area; therefore the proposed development
will expand the range of unit types that are available to residents.
In addition to a range and mix of residential uses, employment uses are also proposed
in the form of office buildings with ground floor retail.

Housing (Section 1.4)
The relevant policies in Section 1.4 – Housing of the PPS include:
Planning authorities shall provide for an appropriate range and mix of housing types and
densities to meet projected requirements of current and future residents of the regional
market area by:




Establishing and implementing minimum targets for the provision of housing
which is affordable to low and moderate income households. (Policy 1.4.3.a);
Directing the development of new housing towards locations where appropriate
levels of infrastructure and public service facilities are or will be available to
support current and projected needs. (Policy 1.4.3.c)
Promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation and public transit in areas where it exists or is to be developed.
(Policy 1.4.3.d)

Again, the proposed development meets the objectives of the PPS by providing two different
housing types and at a density that will assist in meeting the projected requirements of the
community of Kanata. The proposed housing types may also provide low- to medium- income
home buyers with affordable housing options, when compared to the affordability of
detached dwellings.
2.2

City of Ottawa Official Plan (2003, Consolidated, as amended by OPA 150)

In 2013, the City of Ottawa undertook a 5 year review of its Official Plan (OP). In December
2013, City Council adopted Official Plan Amendment (OPA) 150, which resulted in numerous
changes to policy references and land use designations. The Minister of the Ministry of
Municipal Affairs and Housing provided final approval of OPA 150 on April 24, 2014, after which
several appeals were filed.
For the purposes of this Demonstration Report, the current policies of the Official Plan (2003,
Consolidated) have been reviewed and analyzed with respect to the proposed development. In
addition, the new policies proposed through OPA 150, some of which are under appeal, have
also been taken into consideration.
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Designation
The subject lands are designated Mixed-Use Centre in the City of Ottawa Official Plan (Figure 2).
Policy 3.6.2.1 of the OP identifies Mixed-Use Centres as:
"… strategically located with respect to the transportation system and accessible by
transit, walking, cycling and automobile. They are centered on rapid-transit stations
and contain one or more arterial roads with all-day, frequent transit service. They offer
substantial opportunities for new development or redevelopment and represent a key
element in this Plan's strategy to accommodate and direct growth in the city.”
Section 2.2.2- Managing Growth within the Urban Area of the Official Plan identifies Mixed-Use
Centres as one of the target areas for intensification.
Transit-supportive uses are encouraged within the Mixed-Use Centre designation, such as:
offices, secondary and post-secondary schools, hotels, hospitals, large institutional buildings,
community recreation and leisure centres, daycare centres, retail uses, entertainment uses,
services (such as restaurants), major urban facilities, high- and medium-density residential
uses and mixed-use development containing a combination of the above. With respect to
employment targets, each Mixed-Use Centre is intended to accommodate at least 5,000 jobs.
The Official Plan is committed to promoting compact development in Mixed-Use Centres and as
such, considers them priority locations for increased height and density.

FIGURE 2: CITY OF OTTAWA OFFICIAL PLAN, SCHEDULE B - URBAN POLICY PLAN
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Policy 3.6.2.4 of the OP specifies that a Community Design Plan (CDP) is required for each
Mixed-Use Centre. The Kanata West Concept Plan, which is recognized in Annex 5 of the Official
Plan and discussed in Section 2.3 of this Demonstration Report, fulfills this requirement.
The proposed development meets the Official Plan’s Mixed-Use Centre policies in the
following ways:


A mix of transit-supportive uses are proposed on the subject lands, including mediumand high-density residential (in the form of townhomes and low-rise apartment
buildings) and commercial space, including retail and office space.
 The retail and office uses will contribute to the 5,000 job target for the broader MixedUse Centre.
Except where Secondary Plans or existing zoning permit otherwise, OPA 150 proposes a
minimum building height of 4 storeys for office and residential development and a maximum
building height of 12 storeys, providing transition to adjacent low-rise residential. OPA 150 also
requires that employment and housing to be part of a larger mix of uses and encourages a grid
pattern of roads and rights-of-way in order to preserve the potential of Mixed-Use Centres to
intensify and become more transit- and pedestrian-friendly.
Both residential and employment uses are proposed on the subject lands at heights ranging
from 2 storeys to 4 storeys. Given that a low-rise residential subdivision is located to the
immediate south and the majority of the remainder of the Mixed-Use Centre designation is
located to the north, the proposed building heights provide an appropriate transition to the
maximum 12 storey height envisioned for Mixed-Use Centres. Further, as encouraged in OPA
150, a grid pattern of roads is proposed.
Compatibility
Sections 2.5.1 and 4.11 of the Official Plan address Urban Design and Compatibility. Section
2.5.1 describes compatible development 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. It ‘fits well’ within its physical context and ‘works well’ among those
functions that surround it.”
The Official Plan contains Design Objectives, which are qualitative statements of how the City
wants to influence the built environment as the City matures and evolves. These Design
Objectives are broadly stated, and are to be applied within all land use designations, either at
the citywide level or on a site-specific basis. Design Principles further describe how the City
hopes to achieve each of the Design Objectives, but may not be achieved or be achievable in all
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cases. The following Design objectives and principles are particularly relevant to the proposed
development:
1) To enhance the sense of community by creating and maintaining places with their own
distinct identity, design should:
o Recognize and reflect on the history of the community.
o Create distinctive places and appreciate local identity in patterns of development,
landscape and culture.
o Reflect a thorough and sensitive understanding of place, context and setting.
The proposed development incorporates the adaptive reuse of the existing farm house, which
was built in 1887. The presence of this building will give a distinct identity to the proposed
plan of subdivision and will encourage residents and employees to reflect on the agricultural
history of the lands.
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.
o Achieve a more compact urban form over time
o Allow for varying stages of maturity in different areas of the city and recognize that
buildings and site development will exhibit different characteristics as they evolve over
time.
o Accommodate the needs of a range of people of different incomes and lifestyles at
various stages of the life cycle.
The proposed development incorporates two (2) different housing types (townhomes and
apartment units) and three different types of employment (office buildings with ground floor
retail and commercial space within the farmhouse). As such, a range of residential and
employment needs can be met.
Section 2.5.1 of the Official Plan also addresses Design Priority Areas, which include Mixed-Use
Centres. The creative and enhanced design measures and amenities that are encouraged in
Design Priority Areas will be addressed at the Site Plan Control stage.
Section 4.11 of the Official Plan identifies the criteria that are used by the City to evaluate the
compatibility of development applications. Table 1 provides an evaluation of the criteria in
relation to the proposed development.
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TABLE 1: COMPATIBILITY CRITERIA IN SECTION 4.11 OF THE OFFICIAL PLAN

COMPATIBILITY
CRITERIA

CONFORMITY

TRAFFIC

Parsons has prepared a Community Transportation Study (CTS)
which concludes that “the planned road network changes
identified in the City’s latest TMP [Transportation Master Plan] will
provide sufficient roadway capacity for the projected sitegenerated traffic travelling to/from the proposed development.”

VEHICULAR ACCESS

The CTS does not identify any concerns with respect to the three
(3) proposed vehicular accesses and provides recommendations
for their design.

PARKING
REQUIREMENTS

A variance from the requirement to provide 0.5 parking spaces per
townhouse unit is being requested. Visitor parking will be
accommodated on private streets within the development and
within private driveways. All other parking requirements will be
accommodated on-site.
The townhomes will have rear yard amenity space and the lowrise apartment buildings will have terraces or balconies. Gradient
Wind has prepared a Preliminary Traffic Noise Assessment to
ensure that the subdivision is laid out in a manner that does not
negatively impact the use of these outdoor amenity areas.

OUTDOOR AMENITY
AREAS

LOADING AREAS,
SERVICES AREAS AND
OUTDOOR STORAGE

This matter will be addressed at the Site Plan Control stage

LIGHTING

This matter will be addressed at the Site Plan Control stage

NOISE AND AIR
QUALITY

A Preliminary Noise Assessment has been prepared by Gradient
Wind in order to determine which areas of the subject lands
require noise mitigation. Air quality is not expected to be an issue.

SUNLIGHT

Both the eastern and southern edges of the subject lands will be
separated from adjacent properties by a 4-lane, divided arterial
road. Further, a generous landscaped buffer is provided along the
northern and western edges of the subject lands. As such,
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COMPATIBILITY
CRITERIA

CONFORMITY

shadowing impacts on adjacent properties are not anticipated.
MICROCLIMATE

Given the separation distances noted above, adverse effects
related to wind, snow drifting, and temperature on adjacent
properties is not anticipated.

SUPPORTING
NEIGHBOURHOOD
SERVICES

A school block has been set aside to the immediate south of the
subject lands, in the newly constructed residential subdivision.
Numerous established schools are located further south and east
of the subject lands.
The residential subdivision located to the south also offers
numerous parks, some of which are programmed with such
features as play structures and a splash pad, as well as a walking
trail along Poole Creek.
The 32 acre Kanata West District Park will be located immediately
north-west of the subject lands.
Two community facilities are located within approximately 1.5 km
of the subject lands. Fringewood Park and Community Centre,
located to the south, offers sports fields, a basketball court, a
baseball diamond, and a play area. At a larger scale is the regional
complex located at 100 Walter Baker Place (Walter Baker
Park/Kanata Recreation Complex/Ron Maslin Playhouse), to the
east of the subject lands. This complex offers numerous sports
fields, ice rinks, basketball and volleyball courts, baseball
diamonds, walking trails, playgrounds, a splash pad, and theatre
space.
The Canadian Tire Centre, a regional entertainment venue, is
located less than 1 kilometre to the north of the subject lands.
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OPA 150 removes the above noted criteria from Section 4.11 of the Official Plan and introduces
new policies related to building design and massing and scale. The majority of the new policies
address matters that will be dealt with at the Site Plan Control stage, such as architectural
elements, colours and materials. The proposed development meets all of the policies that are
of relevance at the Plan of Subdivision/Zoning By-law Amendment stage, including orienting the
principle façade of main buildings to the street (4.11.6.a) and locating buildings close to the
street edge at the intersections of arterial and collector roads, which are considered gateways
into communities (4.11.7).
Transportation
Road Network
The subject lands are well served by the urban road network. Schedule E- Urban Road Network
of the City’s Official Plan designates Huntmar Drive as an Existing Arterial (Figure 3). Schedule E
also illustrates a Proposed Arterial (alignment defined) along the southern edge of the subject
lands, a road which is referred to as the “North-South Arterial” in the Kanata West Concept
Plan.

FIGURE 3: CITY OF OTTAWA OFFICIAL PLAN, SCHEDULE E – URBAN ROAD NETWORK

Arterial Roads are major roads, which carry large volumes of traffic over the longest distances.
They function as major public and infrastructure corridors in the urban communities and
villages that they traverse. They not only accommodate car and truck traffic, but also serve
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pedestrians, public utilities, cyclists and public transit buses. The roadway and its boulevard are
therefore designed to meet the needs of these users through the provision, where appropriate,
of such features as sidewalks, cycling lanes, and bus stops and shelters.
Official Plan Amendment 150 revises existing Schedule E to illustrate the future extension of a
proposed Collector Road to the north of the subject lands (Figure 4).

FIGURE 4: OPA 150- SCHEDULE E- URBAN ROAD NETWORK

Transit
The subject lands are served by regular (route 96) and express (routes 261 & 263) OC Transpo
bus routes (Figure 5). A future Bus Rapid Transit (BRT) corridor is proposed to the east of the
subject lands on Schedule D-Primary Transit Network of the Official Plan (Figure 6). The BRT
station would be located at Maple Grove Road. As a result, the subject lands would be well
served by rapid transit, once constructed. The ultimate width and design of the corridor and the
location and design of the station would be subject to a future municipal Environmental
Assessments (EA) to be carried out by the City of Ottawa.
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FIGURE 5: OC TRANSPO SYSTEMS MAP

FIGURE 6: OFFICIAL PLAN SCHEDULE D - RAPID TRANSIT NETWORK
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2.3

Kanata West Concept Plan (2003)

The subject lands are subject to the Kanata West Concept Plan (KWCP), which was adopted by
City Council in 2003. The KWCP provides the framework to guide the future development of
Kanata West; it focuses on a full complement of opportunities for people to live, work, play and
learn.
Designations and Permitted Uses
The subject lands are designated Intensive Employment Area in the Kanata West Concept Plan
(2002) (Figure 7). The intent of this designation is to provide a high quality environment for the
high technology sector and supporting uses. Primary uses recommended for this designation
include high technology offices, research and development centres, laboratories, and training
centres. Supporting uses include personal and community-servicing uses, such as banks and
convenience stores, and retail and specialty commercial.

FIGURE 7: KANATA WEST CONCEPT PLAN- LAND USE PLAN

Intensive Employment areas are intended to consist of urban-density, medium profile (4-6
storeys) buildings which address the street and ideally provide parking at the rear of the lands.
According to the Kanata West policies, the resulting built environment will encourage
pedestrian connectivity both within the Intensive Employment Area and with the Mixed-Use
Core located on the east side of Huntmar Drive. Further, the dense, pedestrian-friendly
streetscapes will also help to increase transit use.
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Section 4.1.3- Design Principles of the KWCP states:
“While the land use plan illustrates the various zones as distinct colours, the range of permitted
uses indicates that the likely result will be a transition of uses across the zones…”
“This mix of uses in the zones is intended to provide transitions so that the abrupt differences
implied by colour change at boundary streets will be in fact an overlap. Uses which make sense
along those streets will be seen on both sides, with the main portion of permitted uses, such as
office in the case of the Intensive Employment Area, are located in the blocks behind the
boundary. This will result in a series of character areas which have “natural” boundaries of
similar and complementary uses, but can evolve as distinct sub-units. This is a deliberate
departure from the more traditional land use approach that often resulted in expansive tracts
of single land uses.”
Figure 8, which is found in Section 4.1.3 of the KWCP, illustrates the land use overlap described
in the above noted excerpt from the Kanata West Concept Plan.

FIGURE 8: IMAGE IN SECTION 4.1.3 OF THE KANATA WEST CONCEPT PLAN

As illustrated in Figure 7, to the south of the subject lands, on the south side of the future North
South Arterial, are lands designated Residential in the KWCP. These lands have recently been
developed as a low-to-medium density residential subdivision. To the east of the subject lands,
on the east side of Huntmar Drive, are lands designated Mixed Use- Community Core Zone in
the KWCP. These lands have yet to be developed. The Mixed Use- Community Core Zone
designation permits a range of uses, including employment and residential.
The future North-South Arterial and Huntmar Drive serve to define the boundary between the
Intensive Employment Area designation and the abutting Residential Area and Mixed UseCommunity Core Zone designations respectively. Given these boundaries and the policies in
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Section 4.1.3 of the KWCP, even though the subject lands are designated Intensive
Employment Area, a mix of commercial and residential uses is considered appropriate. The
proposed development would serve to provide a gradual transition from an existing
residential subdivision to the south and a future mixed use area to the east, towards a future
employment area to the north.
Further, Section 3.1-Vision of the KWCP acknowledges that:
“As opposed to the single-focus business parks of the past, this new community will be
sustainable in terms of the mix of uses and the form of development, and will provide a full
complement of opportunities for people to live, work, play and learn”
This outlook corresponds with the policies of the underlying Mixed-Use Centre designation for
the subject lands in the Official Plan. The integration of multiple different uses creates places
which are animated throughout both the daytime and evening hours, which contributes to an
environment that is safer, livelier, and supports the efficient use of infrastructure.
Finally, the proposed building heights (2-4 storeys) comply with the medium profile building
heights encouraged for the Intensive Employment Area in the KWCP.
In previous versions of the Concept Plan, some of the site’s area along the centre-north portion
of the lands was set aside for employment-focused uses, including low-rise office buildings. The
lands were set aside in an effort to implement the policy direction of the Intensive Employment
Area designation in the Kanata West Concept Plan (KWCP).
Given the shallow depth of the lands measured from the future North-South Arterial, and the
intent to transition from the residential community to the south to a more intense form of lowrise residential on these lands, the office uses were removed in the final version of the Concept
Plan.
The office buildings provided little synergy to the residential uses, and on their own comprised
only a small number of employment opportunities, not contributing to a successful
employment node. As an alternate strategy, office uses are proposed in the 3-upper floors of
the commercial buildings at the intersection of Huntmar Drive and the future North-South
Arterial.
It is FOTENN’s opinion that an amendment to the KWCP is not required, it was discussed with
Staff that the designation in the Special Policy Area document could be revised in support of
the Zoning By-law Amendment application. The amendment would be in keeping with the
policy direction of the Official Plan Mixed-Use Centre designation.
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Design Guidelines
The KWCP design guidelines for the Intensive Employment Area encourage the following with
respect to the subject lands:
 An urban grid street pattern with a long east-west axis and blocks that are
approximately twice as long as they are wide. Regularly spaced connections
across Huntmar Drive are also supported in order to create connectivity and
porosity throughout the core of Kanata West.
 Small “vest pocket” parks, entry plazas, and courts which are articulated with
textured paving, trees, benches, etc. are desired to provide semi-public space.
 Huntmar Drive is expected to be animated with small scale retail, restaurants,
etc. and therefore should have large sidewalks and regular boulevard street
planting.
 Minimum 2 metre wide sidewalks should be provided along both sides of all
streets.
 Pedestrian light standards should be provided in addition to street lights.
 3 metre wide side yard planting strips should be developed in the gaps in
between buildings (parking lots).
 To encourage a pedestrian-friendly environment, site buildings close to lot lines
and corners of blocks, hide garage structures in the interior of blocks, and
integrate rapid transit stops into buildings.
The Draft Plan of Subdivision illustrates a strong urban grid pattern that will help facilitate
connectivity throughout Kanata West. Internal to the subdivision, the private local roadways
will provide access to the residential townhouses and apartments as well as the farmhouse
(to be used for commercial purposes) and the larger office/retail block at the corner of
Huntmar Drive and the North-South Arterial.
The commercial uses proposed in the office/retail block will be located close to the property
line, with the public right-of-way likely characterized by large sidewalks and boulevard street
planting, which will contribute to street animation and vitality. Complementary pedestrian
street lighting will also add to the streetscape and contribute to greater safety for pedestrians
at all times of day. Site specific details related to urban design will be further analyzed and
considered at the time of Site Plan Approval.
Density
Section 4.7 of the Kanata West Concept Plan requires that Demonstration Reports include a
description of the density (by gross hectare) for each use being planned. The subject lands have
a total area of 5.91 hectares and a total of 208 dwelling units are being proposed, resulting in a
density of 35 units per gross hectare. When the areas associated with the future North South
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Arterial and the widening of Huntmar Drive are removed, the site area is reduced to 5.04
hectares and the density rises to 41 units per gross hectare.
Given that the type of commercial uses anticipated for the buildings proposed at the corner of
Huntmar Drive and the future North South Arterial and are not yet defined, densities cannot be
calculated at this time and will be calculated at the stage of Site Plan Control. The Concept Plan,
however, does preserve opportunities for employment and commercial uses and buildings, at
elevated heights and densities.
2.4 Urban Design Guidelines for Greenfield Neighbourhoods (2007)
In September 2007, City Council approved Urban Design Guidelines for Greenfield
Neighbourhoods, which illustrate the City’s expectations during the development review
process for greenfield neighbourhoods within the Urban Area. Table 2 lists the guidelines that
are met by the proposed development on the subject lands. Additional guidelines will be met at
the Site Plan Control stage.
TABLE 2: URBAN DESIGN GUIDELINES FOR GREENFIELD NEIGHBOURHOODS

Guideline
Guideline 5: Incorporate existing healthy trees
within development blocks or lots when
establishing block patterns. Provide enough
space for healthy growth and protect trees
and their roots during construction and
grading.
Guideline 8: 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.
Guideline 13: Layout local street patterns so
that development blocks are easily walkable –
between 150 and 250 metres in length.
Guideline 42: Locate surface parking areas of
multi-unit residential buildings away from
public view and not between the public street
and the building. Design and landscape
parking areas so they do not detract from any
rear yard amenity space.
Guideline 47: Locate community buildings and

Proposed Development
Some of the trees which currently surround
the existing farmhouse are planned to be
retained. Other trees will be retained where
possible.

The existing farmhouse, which was
constructed in 1887, will be adaptively reused
for commercial purposes.

The blocks created through the draft plan of
subdivision have lengths which range from 70
to 150 metres.
The surface visitor parking proposed for the
low-rise apartment buildings is generally
located in between the buildings, not
between the buildings and the public/private
roads.
The 4-storey office buildings with ground
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Guideline
other non-residential buildings close to the
street edge, with their primary face oriented
to the street, and the front door directly
accessible from the public sidewalk. Vary
setbacks and projections, to provide visual
interest along the streetscape
Guideline 48: Locate on-site surface parking
areas to the side or rear and not between the
public right-of-way and the front of the
building. Landscape these parking areas to
screen views of cars while maintaining view
for natural surveillance.

Proposed Development
floor retail proposed at the corner of
Huntmar and the future North-South Arterial
are located immediately adjacent to the
rights-of-way, providing a continuous
building frontage along what is expected to
be a prominent corner. Parking for these uses
is proposed interior to the site.

3.0

REGULATORY FRAMEWORK

3.1

City of Ottawa Comprehensive Zoning By-law (2008-250)

The City of Ottawa’s comprehensive Zoning By-law (2008-250) currently zones the subject lands
Development Reserve (DR) Zone. The purpose of the DR Zone is to recognize lands intended for
future urban development in areas designated as General Urban Area in the Official Plan. The
DR Zone is meant to limit the range of permitted uses to those which will not preclude
development options and to impose regulations to ensure a low scale and intensity of
development that reflect the characteristics of existing land uses.
Most of the permitted uses in the DR zone are low impact, passive recreational uses (i.e.
community garden, marine facility, agricultural use). The DR Zone does not permit residential
uses other than permitting an accessory detached dwelling. As a result, a Zoning By-law
Amendment is required in order to introduce residential and commercial/retail uses on the
subject lands.
4.0

PLANNING APPLICATIONS

Draft Plan of Subdivision
As previously discussed, Amazon Land Development Corp. is currently seeking Plan of
Subdivision Approval and a Zoning By-law Amendment for the subject lands. Table 3 provides
information on the proposed Blocks and Street, including the area, and proposed use.
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TABLE 3: DRAFT PLAN OF SUBDIVISION BLOCKS/STREETS

Block/Street
Block 1

Area (m2)
10,131.4

Block 2
Block 3
Block 4
Block 5

10,474.6
8,038.6
6,042.4
6,874.5

Block 6
Block 7
Block 8
Block 9
Block 10
Block 11

915.3
890.3
1,200.7
1,045.0
1,633.8
7,449.8

Block 12
Street 1
TOTAL

1,231.6
3,200.5
59,128.5

Proposed Use
Commercial (Ground Floor Retail with
Office above)
Low Rise Apartment Dwellings
Low Rise Apartment Dwellings
Townhouse Dwellings
Townhouse Dwellings and Low Rise
Apartment Dwellings
Adaptive re-use of existing farmhouse
Private road
Private road
Private road
Private road
Right-of-Way for future North-South
Arterial
Right-of-Way for Huntmar Drive
Public road

Section 51 of the Ontario Planning Act addresses the subdivision of land and contains criteria
that planning authorities must have regard for when reviewing a draft plan of subdivision. Table
4 identifies these criteria in relation to the proposed plan of subdivision.
TABLE 4: CRITERIA IN SECTION 51 OF THE ONTARIO PLANNING ACT

Section 51 Criteria
(a) the effect of development of the proposed
subdivision on matters of provincial interest as
referred to in section 2;

Proposed Plan of Subdivision/Development
The proposed subdivision will have the
following effects on matters of provincial
interest:
-the existing farmhouse, which is of
architectural and historical interest, will be
retained and adaptively reused.
-it is proposed that the trees located adjacent
to the farmhouse be retained.
-the proposed development will contribute to
the adequate provision of a full range of
housing and employment opportunities.
-the subject lands are an appropriate location
for growth and development.
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Section 51 Criteria
Proposed Plan of Subdivision/Development
(b) whether the proposed subdivision is The proposed subdivision will “fill in” a gap
premature or in the public interest
which currently exists in the Urban Area of
Kanata, allowing for the efficient use of
infrastructure and services.
(c) whether the plan conforms to the official
As discussed in Section 2.2 of this Planning
plan and adjacent plans of subdivision, if any;
Rationale/Demonstration Report, the
proposed development conforms to the
Official Plan. At present, no plans of
subdivision have been submitted for the lands
that immediately abut the subject lands.
(d) the suitability of the land for the purposes As discussed in greater detail throughout this
for which it is to be subdivided;
Planning Rationale/Demonstration Report,
the proposed mixed-use subdivision provides
a suitable transition from a residential area
to the south and the Mixed-Use Centre to the
north.
(e) the number, width, location and proposed A public road (Street 1) is proposed at the
grades and elevations of highways, and the western end of the subject lands, running
adequacy of them, and the highways linking north-south between the future North South
the highways in the proposed subdivision with Arterial and the northern property line. This
the established highway system in the vicinity road has been incorporated into the Draft
and the adequacy of them;
Plan of Subdivision at the request of City
Staff.
(f) the dimensions and shapes of the proposed A grid street pattern is proposed, resulting in
lots;
lots that are rectangular in shape and have
adequate street frontage, which will allow for
sufficient servicing and access.
(g) the restrictions or proposed restrictions, if Exp. Services Inc. has prepared a
any, on the land proposed to be subdivided or Geotechnical Investigation (June 20, 2014)
the buildings and structures proposed to be
which outlines considerations and
erected on it and the restrictions, if any, on
recommendations for the development of the
adjoining land;
subject lands. No other restrictions have been
identified.
(h) conservation of natural resources and
Other than the retention of trees adjacent to
flood control;
the existing farmhouse, no other natural
resources have been identified for
conservation. The subject lands are not
located within a flood plain, as identified on
GeoOttawa and Schedule K- Environmental
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Section 51 Criteria
(i) the adequacy of utilities and municipal
services;

(j) the adequacy of school sites;

(k) the area of land, if any, within the
proposed subdivision that, exclusive of
highways, is to be conveyed or dedicated for
public purposes;

Proposed Plan of Subdivision/Development
Constraints of the Official Plan.
DSEL has prepared a Functional Servicing and
Stormwater Management Report (June 2014)
which concludes that sufficient water supply
and fire flow is anticipated; adequate
capacity is available within the sanitary
sewer system; and stormwater release rates
and retention volumes have been
established.
The four (4) school boards in the City of
Ottawa will be circulated on the Plan of
Subdivision and Zoning By-law Amendment
applications and will advise if a school site is
required on the subject lands. Given that a
school site has been set aside on the lands to
the immediate south, it is not anticipated
that a school site will be required on the
subject lands.
Street 1 on the Draft Plan of Subdivision and
Blocks 11 (future North South Arterial) and 12
(future widening of Huntmar Drive) will be
dedicated to the City.

(l) the extent to which the plan’s design
optimizes the available supply, means of
supplying, efficient use and conservation of
energy; and

This matter will be discussed at the time of
Site Plan Control.

(m) the interrelationship between the design
of the proposed plan of subdivision and site
plan control matters relating to any
development on the land, if the land is also
located within a site plan control area
designated under subsection

A Site Plan Control application for the
proposed development will be submitted to
the City following the issuance of Draft Plan
Approval and a Zoning By-law Amendment.

Zoning By-law Amendment
It is requested that all of the subject lands be rezoned from Development Reserve (DR) to
Mixed-Use Centre (MC) Zone. The intent of the MC Zone is to ensure that the areas designated
Mixed-Use Centre in the Official Plan accommodate a combination of transit-supportive uses
such as offices, secondary and post secondary schools, hotels, hospitals, large institutional
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buildings, community recreation and leisure centres, day care centres, retail uses,
entertainment uses, service uses such as restaurants and personal service businesses, and highand medium-density residential uses. The following is a list of the specific uses that are
permitted in the MC Zone:
amusement centre
animal care establishment
animal hospital
apartment dwelling, low-rise
apartment dwelling, mid-high rise
artist studio
bank
bank machine
bar
broadcasting studio
cinema
community centre
community garden
community health and resource centre
convenience store
court house
day care
diplomatic mission
drive-through facility
dwelling units
emergency service
group home
home-based business
home-based daycare
hospital
hotel
instructional facility
library
medical facility
municipal service centre
museum

night club
office
parking garage
parking lot
personal service business
place of assembly
place of worship
planned unit development
post office
post-secondary educational institution
production studio
recreational and athletic facility
research and development centre
residential care facility
restaurant
retail food store
retail store
retirement home
retirement home, converted
rooming house
rooming house, converted
school
service and repair shop
shelter
small batch brewery
sports arena
stacked dwelling
technology industry
theatre
townhouse dwelling
training centre

Please be aware that some of the above noted uses are of a more intense nature, and subject
to discussions with Staff and the Community. Some of the uses could be eliminated or
restricted.
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Table 5 outlines the provisions for the Mixed-Use Centre Zone, all of which will be met by the
proposed development on the subject lands.
TABLE 5: MIXED-USE CENTRE (MC) ZONING PROVISIONS

Zoning Mechanisms
Minimum lot area
Minimum lot width
Minimum front and
corner side yard setbacks

Provisions
No minimum
No minimum
(i) abutting a lot in a residential zone: 3 m
(ii) abutting the rapid transit corridor: 2 m

Minimum interior side
yard setbacks

(iii) other cases: no minimum
(i) abutting a lot in a residential zone: 3 m
(ii) abutting the rapid transit corridor: 2 m

Minimum rear yard
setback

(iii) other cases: no minimum
(i) rear lot line abutting a lot in a residential zone: 6 m
(ii) abutting a rapid transit corridor: 2 m

Minimum building height

(iii) other cases: no minimum
(i) for all uses within 400 metres of a rapid transit station, other
than a gas bar where it is permitted by an exception: 6.7 m

Maximum building height

(ii) other cases: no minimum
(i) in any area up to and including 20 metres from a property line
abutting a R1, R2, R3 or R4 zone: 11 m
(ii) in any area over 20 metres and up to and including 30 metres
from a property line abutting a R1, R2, R3 or R4 residential zone: 20
m

Minimum width of
landscaped area
Minimum width of

(iii) in all other cases: no maximum, or as shown by the suffix “H”,
on a zoning map, or specified in a subzone or exception where
appplicable
No minimum, except that where a yard is provided and not used
for required driveways, aisles, parking, loading spaces or outdoor
commercial patio, the whole yard must be landscaped.
Abutting a street: 3 m
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Zoning Mechanisms
landscaped buffer
surrounding a parking lot

Provisions
Not abutting a street:
≤ 10 spaces: None
11-99 spaces: 1.5 m
100+ spaces: 3.0 m

Parking
The subject lands are located in Area C on Schedule 1 of the Comprehensive Zoning By-law and
are not located within 600 m of a transit station (as identified on geoOttawa). Table 6 outlines
the minimum required parking space rates as per Sections 101 and 102 of the Zoning By-law
and the proposed parking space rates. As noted in Table 6, a reduction in the required
minimum parking space rate for low-rise apartment buildings is being sought, as is a
reduction in the visitor parking space requirements for both townhomes and low-rise
apartment buildings.
TABLE 6: MINIMUM REQUIRED PARKING SPACE RATES

Use
Office
Retail
Commercial

Townhome dwelling

Low-rise apartment buildings

Minimum Parking Space Rate
2.4 per 100 m2 of gross floor
area
3.4 spaces per 100 m2 of
gross floor area
Varies depending on the use

Proposed Development
The final site layout will meet
the minimum required
parking space rates for office
and retail uses

At present 7 spaces are
illustrated adjacent to the
farmhouse
1 space per dwelling unit + 0.2 1 space per dwelling unit
spaces per dwelling unit for
(private garage) and no visitor
visitor parking
parking spaces
1.2 spaces per dwelling unit + 1 space per dwelling unit for
0.2 spaces per dwelling unit
residents + 0.16 spaces per
for visitor parking
dwelling unit for visitor
parking

For the townhomes, the required parking space for residents will be provided in the private
garage of each unit. It is proposed that visitor/additional vehicle parking be accommodated in
the private driveway of each unit or in front of the units on the private streets.
Each apartment unit will have 1 resident parking space located in a below-grade parking lot and
0.16 visitor parking spaces at the surface, in between the apartment buildings. It is proposed
that additional vehicle parking be accommodated on-street on the private roads.
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5.0

CONCLUSION

Based on the information presented throughout this Planning Rationale/Demonstration Report,
it is our professional planning opinion that the proposed Plan of Subdivision and Zoning By-law
Amendment applications are appropriate and desirable when evaluated against the applicable
policies and regulations, within the context of the subject lands. In summary:




The proposal is consistent with the Provincial Policy Statement (2014). Specifically, the
proposal meets the Province’s goal of developing areas located within the City of
Ottawa’s urban boundary and ‘fills in’ vacant land located in between two established
built areas. The proposal provides various housing and employment options.
The proposal meets the goals and policies set out in the City of Ottawa’s Official Plan. In
particular, the proposal meets the policies of the Mixed-Use Centre where a range of
housing types and densities are encouraged to meet the needs of people of all ages,
incomes and lifestyles.



The proposed Plan of Subdivision is consistent with the vision, goals and objectives of the
Kanata West Concept Plan. Even though the subject lands are designated Intensive
Employment Area in the KWCP, a mix of residential and employment uses in this location
is appropriate from a land use planning perspective. Further, the proposed development
respects the KWCP Road Network layout and will improve the pedestrian streetscape
along two (2) Arterial Roads.



The proposed Mixed-Use Centre (MC) Zoning is consistent with the Mixed-Use Centre
designation in the Official Plan.

Please do not hesitate to contact the undersigned at 613-730-5709 x 226 or
carrara@fotenn.com should you have any additional questions or concerns regarding the
applications.

Julie Carrara, MCIP RPP LEED AP
Planner
FOTENN Consultants Inc.

