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VILLAGE OF NAVAN – RESIDENTIAL SUBDIVISION
PLANNING RATIONALE
IN SUPPORT OF DRAFT PLAN OF SUBDIVISION
AND ZONING BY-LAW AMENDMENT

1.0

INTRODUCTION

This Report has been prepared in support of applications for a Draft Plan of Subdivision
Approval and a Zoning By-law Amendment for a new residential subdivision development in the
Village of Navan. The subject site is located east of Milton Road, west of Kentucky Lane, north
of the former CPR now City of Ottawa multi-use pathway, and south of Navan Road, in the
former Township of Cumberland, City of Ottawa.
1.1

Purpose

J.L. Richards & Associates Limited (JLR) has prepared this Planning Rationale Report in
support of a 21 lot residential subdivision, serviced by individual on-site water and sewage
services, within the Village of Navan.
This Planning Rationale will outline the various land use aspects of the proposal that support the
development model currently being used in the City of Ottawa. This Report will also
demonstrate how the development will be consistent with the Provincial Policy Statement, be in
conformity to the City of Ottawa Official Plan, while providing new housing within this Village.
A Planning Rationale is required by the City of Ottawa to provide planning support for all
applications for both a Draft Plan of Subdivision Approval and a Zoning By-law Amendment.
1.2

Background

1.2.1

Location and Site Description

The legal description of the subject property is Part of Lot 10, Concession 9 in the former
Township of Cumberland, now the City of Ottawa. A survey plan prepared by Annis, O’Sullivan,
Vollebekk Ltd. has been included with the submission. The subject lands are roughly 12.3 ha
and are found approximately 170 m south of Navan Road. The property is situated to the east
of Milton Road, west of Kentucky Lane and north of the former Canadian Pacific Railways Ltd.
railway; now City of Ottawa pathway. The site is municipally known as 3455 Milton Road.
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The site is situated on top of a hill. A steep slope running east to west is present on the south
side of the study area and a ditch which travels from north to south is found on the east side.
The soils in the subject lands vary from silty clay in the south to sand over clay on the
escarpment and sand in the forested area.
The subject land consists of a cultural meadow and deciduous forest. All of the wooded areas
are situated on a hill. The cultural meadow is found on the lower slope of the south side.
Figure 2 is an aerial view of the subject property.
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Community Context

The subject site is located in the Village of Navan. City facilities within the Village include Fire
Station 71 and EMS, located at Colonial Road, and the Navan Memorial Centre consisting of a
hall and arena. There are several parks in the Village such as the Navan Memorial Park, the
Syd and Verna Cotton Park, as well as other parkland areas. In addition, the Cannan Road to
Cyrville Road rail corridor bike path is located along the edge of the community. L’Héritage
Public School is also located within the Village. The community also benefits from goods and
services offered in the nearby community of Orléans.
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The subject site is located near Arterial Roads (as defined by the Official Plan), Milton Road and
Navan Road. It is also adjacent a Collector Road - Smith Road. To minimize site alteration and
protect certain site features, two cul-de-sac lanes are being proposed. It is expected the northsouth lane would connect through to Navan Road; when the abutting property gets developed.
Regarding access to public transit services, the subject area is approximately 300-500 metres
from existing transitway stops (Navan Road and Meteor Avenue at Mustang Street).

2.0

THE PROPOSAL

2.1

Draft Plan of Subdivision

The proposed development is a 21 lot residential subdivision, serviced by individual on-site
water and sewage services. Lots are approximately 0.5 ha in size. Lots 1-4 on the draft plan of
subdivision will be accessed via a municipal right-of-way from Milton Road and will terminate in
a cul-de-sac. Lots 5-21 on the draft plan of subdivision will be accessed via a municipal right-ofway from Meteor Avenue. The street will terminate in a temporary cul-de-sac until the lands to
the north are developed. In order to control access points (placement of driveways), a .3 m
reserve has been placed at the end of this temporary cul-de-sac and along Milton Road. The
draft plan also includes a stormwater management pond (conceptual).
Access to the proposed site is located from Milton Road and Meteor Avenue. The public streets
proposed to be constructed will be within a 20 metre right-of-way. The street will be designed
developed using City of Ottawa Standards for new roads, including stormwater management for
drainage. The total road area inside the proposed site is 1.46 hectares.
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Figure 3 – Draft Plan of Subdivision
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Zoning By-law Amendment

The site is currently zoned as Development Reserve Subzone 3 (DR-3) under the City of
Ottawa Zoning By-law (2008-250 Consolidation). The purpose of the DR Zone is to “recognize
lands intended for future urban development in areas designated as General Urban Area and
Developing Communities in the Official Plan.”
The current permitted uses in the DR3 Subzone include a detached dwelling subject to the use
being located on a lot abutting a public street if that public street existed as of June 25, 2008.
The Zoning By-law Amendment seeks to change the current zoning of Development Reserve
Subzone 3 to: Village Residential First Density Subzone E (V1E) (as shown in Figure 3). The
Village Residential First Density Subzone E (V1E) will allow for the development of detached
dwellings similar to adjacent residential lots within the Village. The E subzone is used for
residential development within Developing Communities throughout the City.

3.0

POLICY CONTEXT

3.1

Provincial Policy Statement (2014)

This Subdivision Proposal is consistent with the vision and ideas of the Provincial Policy
Statement (PPS) as issued under Section 3 of the Planning Act. Section 1.1.4.1 states:
‘Healthy, integrated and viable rural areas should be supported by:
c) accommodating an appropriate range and mix of housing in rural settlement
areas.’
The proposed subdivision promotes growth within the Village of Navan (a rural settlement area)
by adding 21 units. The proposed residential subdivision is a logical and anticipated extension
of the surrounding neighbourhood and will foster fluid connections within the community; where
feasible.
Section 1.1.4.2 of the Provincial Policy Statement states:
‘In rural areas, rural settlement areas shall be the focus of growth and
development and their vitality and regeneration shall be promoted.’
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Section 1.1.4.3 of the Provincial Policy Statement states:
‘... planning authorities shall give consideration to rural characteristics, the scale
of development and the provision of appropriate service levels.’
The proposed subdivision efficiently uses land and resources by providing a natural extension of
the surrounding neighbourhood. The lots will be serviced by individual on-site water and
sewage services. The road network has been designed to provide links with major arterial
roads, where feasible, and the adjacent neighbourhood.
Section 1.6.6.1 of the Provincial Policy Statement provides policies relating to the servicing of
new developments. Section 1.6.4.4 states:
‘Where municipal sewage services and municipal water services or private communal
sewage services and private communal water services are not provided, individual onsite sewage services and individual on-site water services may be used provided that
site conditions are suitable for the long-term provision of such services with no negative
impacts.’
The subdivision has been designed to use individual on-site water and sewage services. A
hydrogeological and terrain analysis was completed which supports development on this basis.
Section 2.0 of the PPS provides policies related to the use and management of resources. The
subdivision is consistent with these provisions regarding:
Section 2.1 (Natural Heritage), an Environmental Impact Statement was completed.
Section 2.2 (Water), the subject site does not include any surface or groundwater features
identified as ecologically significant.
Section 2.3 (Agriculture), the subject site does not contain any prime agricultural areas for longterm use for agriculture.
Section 2.4 (Minerals and Petroleum), the subject site has no known areas of mineral or
petroleum potential.
Section 2.5 (Mineral Aggregate Resources), the subject site has no mineral aggregate potential
identified by the City’s Official Plan.
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Section 2.6 (Cultural Heritage and Archaeology), an Archaeological Assessment was
completed.
Section 3.0 of the Provincial Policy Statement provides policies relating to the protection of
public health from natural and human-made hazards. The development of this phase has taken
into consideration all natural hazards. A slope stability analysis has been completed and has
been taken into account in the design.
3.2

The City of Ottawa Official Plan

The subject site is located within the Village of Navan in the City of Ottawa. Schedule ‘A’ Rural
Policy Plan to the Official Plan shows the site designated as a Village (refer to Figure 4).
The City of Ottawa Official Plan, adopted by City Council in May 2003, has been updated and
amended numerous times by both Council and the Ontario Municipal Board. For the purposes
of this Planning Rationale, the on-line consolidated version of the Official Plan was used as a
reference.

Figure 4 - City of Ottawa Official Plan: ‘Rural Policy Plan’
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Section 3.7.1 of the Official Plan provides a framework for Villages. The Plan states that:
‘There are 26 Villages, scattered throughout the city’s rural area, identified on
Schedule A. These Villages will continue to vary in size and character. Villages play a
significant role: they typically developed at the junctions of major roads and railways
where they could efficiently provide retail, educational and other services to the
surrounding rural communities. Development traditionally occurred on smaller lots
serviced by private wells and septic systems.
Many of the larger Villages that have historically functioned as service centres for the
surrounding rural areas will continue to do so. In these Villages, the City will encourage
the delivery of municipal and community programmes and facilities, the development of
residential uses in a variety of forms and modest employment opportunities, in the form
of commercial, tourism, and small-scale industrial development. Preservation of these
Villages and their traditional functions is critical to the continued vitality of the rural area.
Smaller Villages may continue to grow at modest levels.’

Section 3.7.1.4 of the OP indicates that ‘the intensity and distribution of land uses within a
Village will be determined in the context of:
a. Any plan for the Village contained in Volume 2, or a community design plan where
such a plan has been undertaken;
b. The ability to support development on private water and wastewater services…’
3.3

Navan Official Plan – Secondary Plan

According to the Secondary Plan for Navan, the following was established as its vision
statement:
‘The vision for Navan is to remain a rural village where residents of all ages
enjoy the peaceful and beautiful natural environment. The community will have
ample opportunities for recreation, community events and activities, and thriving
local businesses that provide goods and services for residents and visitors. The
village will retain its bilingual character and culture while respecting its long
history as it grows at a modest pace.’
According to Schedule O-1 Village Land Uses, the subject lands are designated Village
Residential. The objective of the Village Residential designation is to define residential
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neighbourhoods composed predominantly of detached housing. The following policies apply to
residential neighbourhoods:
1. Uses permitted in the Village Residential designation will be primarily low-density
residential and bed and breakfast establishments.
2. The predominant use of land in the residential designation will be for detached dwellings,
duplex or semi-detached residential dwellings.

According to Schedule O-2, Village Natural Heritage System Overlays, an area of unstable
slopes has been identified. This area has been studied by Houle Chevrier in terms of slope
stability and Bowfin Environmental in terms of natural features.
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Background Studies and Plans

A pre-consultation meeting was held with City of Ottawa staff on September 25th, 2012. Based
on the applicant’s study and plan identification list, the following studies and plans were
prepared:
 A Plan of Survey, prepared by Edward M. Lancaster, Ontario Land Surveyor with Annis,
O’Sullivan, Vollebekk Ltd., dated March 8, 1988. The surveyor’s certificate has certified
that the survey and plan are correct and are in accordance with the Surveys Act and the
Land Titles Act and the Regulations made thereunder.
 Draft Plan of Subdivision, prepared by E.H. Herweyer, Ontario Land Surveyor with
Annis, O’Sullivan, Vollebekk Ltd., dated August 15, 2014. The surveyor’s certificate has
certified that the boundaries of the lands to be subdivided and their relationship to
adjoining lands have been accurately and correctly shown. Additional information
required under Section 51-17 of the Planning Act has been included.
 Conceptual Stormwater Management Brief, prepared by J.L. Richards & Associates
Limited, dated August 2014. The report has described pre- and post-development
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drainage conditions, the storm servicing design criteria and servicing approach, water
quality infiltration storage requirements, as well as a hydrological analysis. A stormwater
management pond has been included in the draft plan of subdivision.
 Fisheries Review with Respect to Stormwater Management for Milton/Navan Road
Property, prepared by Bowfin Environmental Consulting, dated July 23, 2014. The
review determined that there is no sensitive fish habitat and there is likely no sensitive
habitat until it reaches McKinnon’s Creek. The review concluded that it is not anticipated
that any species sensitive to turbidity would be present in McKinnon’s Creek. Finally,
none of the receiving waterbodies support any salmonid species. For these reasons, the
report supports a Normal Level of protection (70% removal of suspended solids).
 Stage 1-2 Archaeological Assessment of the Proposed Navan Subdivision, prepared by
Stantec Consulting Ltd., dated August 12, 2014. The Stage 1-2 archaeological
assessment of the proposed Navan Subdivision did not identify any archaeological sites,
and therefore, no further archaeological assessment is required.
 Hydrogeological Investigation & Terrain Analysis, Proposed Residential Subdivision,
prepared by Houle Chevrier Engineering Ltd., dated August 21, 2014. The report has
provided recommendations for the construction of wells and septic fields. In regards to
nitrate dilution, the calculated nitrate concentration at the site boundary is below the
acceptable nitrate impact requirement of 10 mg/L established by the MOE. The report
has concluded that based on the absence of health related exceedances and the results
of the bacteriological testing, the water is suitable for consumption.
 A Preliminary Geotechnical Investigation and Slope Stability Assessment, 3455 Milton
Road, prepared by Houle Chevrier Engineering Ltd., dated August 21, 2014. The slope
stability analysis has recommended a Toe Erosion Allowance of 6.0 metres at the crest
of the slope (ravine area). The report further indicates that a Toe Erosion Allowance is
not required. Figure 5 is a development plan showing house and septic field placement.
The 6.0 metre Toe Erosion Allowance is shown along the ravine area.
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 Noise Impact Assessment, Residential Subdivision, prepared by J.L. Richards &
Associates Limited, dated August 2014. Milton Road and Smith Road were studied as
possible noise sources. Based on the development layout illustrated at Figure 5 above,
no mitigation is required in order to protect the indoor or outdoor living areas of lots
adjacent a noise source.
 Phase One Environmental Site Assessment, Undeveloped Property 3455 Milton Road,
prepared by Inspec-Sol Inc., dated August 1, 2014. An affidavit of principal consultant
concerning environmental site assessment was completed by Mr. Luke Lopers, Project
Manager with Inspec-Sol Inc. Mr. Lopers is a qualified person and defined by Ontario
Regulation 153/04, as amended to undertake and/or supervise the Phase 1
Environmental Site Assessment of the site located at 3455 Milton Road, CON 9 W - Part
of Lot 10. The assessment activities at the site have been completed in accordance with
Ontario Regulation 153/04, as amended. Mr. Lopers concluded that there are no issues
of actual or potential environmental concern with respect to soil and/or groundwater
quality or potentially contaminating activities as defined by O. Reg 153/04 as amended
and a Phase 2 Environmental Site Assessment will not be required.
 A preliminary Tree Conservation Report and SAR evaluation was prepared by Bowfin
Environmental Consulting, and was provided to the consultants in July 2014. Following
completion of additional plans and studies, a final Tree Conservation Report and SAR
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for the Milton/Navan Property, was prepared by Bowfin and dated August 22, 2014. The
report concludes that there are no natural heritage constraints. The only features of note
were the valley and Butternuts. All of the potential impacts to SAR (Butternuts) can be
mitigated through avoidance or completing of the Notice of Butternut Impact form and
associated compensation. There are no anticipated residual negative impacts to SAR.
The proposed development can be accepted as planned.

4.0

CONCLUSION

This Report has been prepared in support of an application for Draft Plan of Subdivision
Approval and a Zoning By-law Amendment for a new residential subdivision development within
the Village of Navan.
The proposed Draft Plan of Subdivision and Zoning By-law Amendment are consistent with the
Provincial Policy Statement in that the proposed use is located within a designated Settlement
Area. The proposed residential subdivision is compatible with its surroundings and does not
interfere with any natural heritage, agricultural, mineral or cultural heritage matters. The City of
Ottawa’s Official Plan designates the subject lands as Village. The City has adopted the Navan
Secondary Plan. The proposed subdivision is in keeping with this Plan which identifies this area
for Village Residential uses. The proposed Zoning By-law Amendment will implement the goals
and objectives of the policies in the City’s Official Plan and the Secondary Plan for the Village of
Navan.
In considering the proposed development, a comprehensive review of the supporting studies
and investigations (including an integrated environmental review of the supporting studies), and
applicable policy framework, it is JLR’s professional opinion that the proposed development
represents good planning and is in the public interest.
A number of independent studies, investigations and plans were completed:
1.
2.
3.
4.
5.
6.
7.
8.
9.
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Draft Plan of Subdivision
Storm water Management (conceptual)
Hydrogeological and Terrain Analysis
Geotechnical Report and Slope Stability
Noise Study
Stage 1-2 Archaeological Resource Assessment
Phase 1 Environmental Impact Assessment
Enhanced Tree Conservation Report (with species at risk & grading plan)
Fisheries Review (with respect to Stormwater Management)
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The studies did not identify any potential impacts/issues resulting from the proposed
development, based on proposed mitigative measures and recommendations; the subdivision
meets the applicable policies, guidelines and regulations.
Overall, the proposed development allows for the creation of much sought after Village
residential lots in a natural setting.

Prepared by:

Reviewed by:

Marc Rivet, MCIP, RPP

Timothy F. Chadder, MCIP, RPP
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