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INTRODUCTION
McIntosh Perry has prepared this planning rationale in support of an application for
subdivision approval to permit an 11 lot extension of an existing subdivision called
Jock River Estates. The proposal is to extend the local road – Sangeet Place to
accommodate the additional lots. The Planning context is described and this
planning rationale highlights the compliance of the proposed development with the
Provincial Policy Statement (PPS), The City of Ottawa Official Plan (OP) and The
City of Ottawa consolidated Zoning By-law (ZBL). In support of the application the
following studies have been prepared:
-

Jock River Estates Phase II Preliminary Servicing Report prepared by
McIntosh Perry Consulting Engineers Ltd.
Environmental Impact Statement and Tree Preservation Plan prepared by
McIntosh Perry Consulting Engineers Ltd.
Hydrogeology, Terrain Analysis and Impact Assessment Report Jock River
Estates Phase II prepared by Trow Associates Inc.
Stage I and II Archaeological Assessment Jock River Estates Phase 2
prepared by Paul Thibaudeau, PhD Intermesh Enterprises.

The proposed development is a logical extension of the existing rural estate
development. It is entirely compatible with the existing land uses and provides a
transition from the existing lots to the Jock River environmental lands owned by the
City. The adjacent golf course is not impacted by the proposed development and the
intent of the large lots is to allow much of the existing vegetative cover to remain.
The subdivision has been designed to minimize impacts to the environment, and
where there are impacts, appropriate mitigation measures are proposed.

DESCRIPTION OF DEVELOPMENT
The proposed subdivision is situated on Part of Lot 21, Concession 2, in the
Geographic Township of Goulbourn now the City of Ottawa. The site is located
southwest of the Village of Richmond. The eleven new lots proposed represent the
second phase of an existing 14 lot subdivision called Jock River Estates. The site is
located off of Ottawa Street on a local road called Sangeet Place. The property is
bounded by vacant treed land to the north, an existing golf course to the south, the
Jock River and environmental lands (owned by the City of Ottawa) to the east and
Phase 1 of Jock River Estates subdivision bounds the property on the west.
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The application is to develop a residential subdivision consisting of eleven (11)
single family residential lots. The total area of the proposed subdivision is
approximately 10.4 hectares.
Access to the proposed lots will be provided by extending Sangeet Place
approximately 300m. Sangeet Place will again terminate in a cul-de-sac. There are
blocks indicated on the draft plan which will provide drainage and service easements
to both the existing residential and proposed new 11 lots.
PROVINCIAL POLICY STATEMENT
The Planning Act requires that planning matters “be consistent with” the Provincial
Policy Statement (2005). Consistent with the PPS, the proposed development is
“compatible with the rural landscape and can be sustained by the rural services.”
(Policy 1.1.4.1 d)). The proposed development is compatible with the existing
adjacent land uses and does not constrain agricultural or open space uses. The
proposed extension of rural lots will provide the same vegetated buffer as exists
currently where it abuts the golf course (to the south) and the vacant property to the
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north. (Poilcies 1.1.4.1 c), e), and f)). It is an extension of an existing residential
subdivision and does not compromise the adjacent golf course or any other uses
adjacent to it.
The proposed residential development will create 11 new lots in a rural area. The
PPS permits private services for more than five residences in rural areas, provided
site conditions are suitable for the long-term provision of such. (Policy 1.6.4.4). A
Hydrogeological Assessment and Terrain Analysis has been prepared which
addresses and supports the private servicing proposed as “suitable for the long-term
provision of such services.”
An Environmental Assessment and tree preservation plan has also been completed
to satisfy the requirements of Section 2.1 Natural Heritage. It has been submitted in
support of the proposed subdivision to satisfy both the PPS and the Ottawa Official
Plan policies. It is summarized under a separate section of this report.
Similarly, An Archaeological assessment consistent with the provisions of Section
2.6 Cultural Heritage and Archaeology has also been completed and is submitted in
support of the proposed subdivision.
CITY OF OTTAWA OFFICIAL PLAN
The subject property is currently designated General Rural in the City’s OP. This
designation permits a Country Lot Subdivision subject to certain standards. The
Official Plan further requires that the property be rezoned. It is the property owner’s
intent to apply for the necessary rezoning to Rural Residential shortly after the
submittal of the application for subdivision approval has been reviewed by staff.
Consistent with Section 3.7.2 – General Rural Area the proposed subdivision is
located such that it will not preclude continued agricultural and non-residential uses.
The proposed 11 lots are a continuation of the existing subdivision and will not
impact the existing adjacent open space or agricultural uses.
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Approximate
location of
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The relevant General Rural Area criteria and the design/response are listed below:
- All development will be evaluated within the context of any existing
subwatershed studies or groundwater studies approved by the City; Response
The Hydrogeological assessment and terrain analysis were based on the latest
information available.
- The minimum lot size shall be 0.8 ha but studies may indicate the
requirement for larger lots; Response The smallest proposed lot is 0.85 ha and
the minimum lot size is supported by the Hydrogeological assessment.
- The maximum size of a country lot subdivision shall be 40 lots; Response
Only 11 lots are proposed in Phase 2 making the total Jock River Estates
Subdivision 25 lots.
- Subdivisions may not impede the ability of Villages and urban areas to
expand over the planning period, and; may not located within 1 kilometre of an
approved urban and Village boundary; Response The owner pre-consulted with
city staff on a number of occasions - in the Fall of 2007, August 2008, November
2008, and January 2009. The consistent interpretation offered by staff was that
this was the second phase of the existing Jock River Estates subdivision and that
this policy was not operative. The existing subdivision is located along the same
boundary as the existing Phase 1 in proximity to the Village of Richmond and the
extension of the subdivision by the proposed 11 lots will not have an additional
impact.
The parcel is in essence land-locked and the only obvious land use would be a
continuation of the rural estate lots continuing as a transition to the environmental
lands adjacent to the Jock River and owned by the City.
The owner has proceeded at great expense to prepare the draft plan and all
the requisite studies based on this interpretation by staff.
- Subdivisions will be planned on the basis of assessments of sufficient detail
to ensure the long- term quality and quantity of the groundwater: Response The
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Hydrogeological assessment and terrain analysis supports the long-term
serviceability of the proposed lots on the basis of private services.
The subject site is partially located within the area of Archaeological Potential
adjacent to the Jock River and as such an Archaeological assessment has been
conducted and submitted in support of the application for subdivision approval. The
report is summarized later.
The proposed development of the 11 lots on private services is consistent with the
OP policies and represents an appropriate use of the subject property. The required
studies have been submitted in support of the proposed development and issues of
compatibility and impact have been addressed.
ZONING BY-LAW
The subject property is currently designated Rural (RU) in the new Consolidated
Zoning By-law. A zoning amendment will be required by the municipality to place
the subject property in the Rural Residential (RR) zone. The Rural Residential Zone
will permit single detached dwellings on lots with a minimum frontage of 50 metres
and a minimum lot area of 0.8ha. All of the proposed lots on the Draft Plan comply
with the minimum lot requirements in the Rural Residential zone – the minimum
frontage is 59.5m and the minimum lot area is 0.85ha. There will be no issue in
complying with the required setbacks and zoning performance standards of the RR
zone.

Proposed
Phase 2 of
Jock River
Estates –
11 Lots

.
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PRELIMINARY SERVICING REPORT
The Preliminary Servicing Report, July 2009, was prepared by McIntosh Perry
Consulting Engineers Ltd and is included with this submission.
The report concludes that:
• The proposed Jock River Estates Phase II development covers approximately
10 ha of land, and is located in part of lot 21, concession 2 in the Goulbourn
Township.
• There is no existing water or sanitary sewers in the vicinity of this
development. The development consists of Rural Estate lots therefore lots will
be serviced with private wells and on-site sewer systems.
• Hydro, Bell and Cable will extend from the Phase I development.
• Lot Level and Conveyance controls will be used for Stormwater Best
Management Practices. Minor re-grading will be required to ensure proper
drainage.
• Stormwater runoff will be controlled with open ditches and grass swales. All
runoff will outlet directly to the Jock River as in existing conditions.
• Stormwater quality treatment will be achieved through infiltration within the
ditches and with the requirement of keeping a large amount of the site in its
existing state.
• It has been assumed that no quantity controls will be required due to the
direct outlet to the Jock River and that quality controls will provide 80% total
suspended solids removal.
• Sediment & erosion protection measures will be installed as soon as ground
conditions warrant and permit, and shall remain in place until construction is
completed.
The entire subdivision will employ Best Management Practices (BMP’s) wherever
possible. The intent of implementing stormwater BMP’s throughout the entire
development is to ensure that water quality and quantity concerns are addressed at
all stages of construction. The stormwater BMP’s will be implemented at the lot and
conveyance levels.
In summary, there are no servicing or stormwater constraints which will affect the
orderly development of the proposed Phase 2 lots.
HYDROGEOLOGICAL ASSESSMENT AND TERRAIN ANALYSIS
The Hydrogeological Assessment and Terrain Analysis was prepared by TROW in
March 2009. The Hydrogeological Assessment and Terrain Analysis concluded that
the site is considered suitable for development and that the proposed lot sizes are
acceptable. No issues were identified with respect to water quantity or quality, nor
were any impacts predicted from the septic systems to the wells based on the nitrate
impact assessment.
McIntosh Perry Consulting Engineers Ltd.
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ENVIORONMENTAL ASSESSMENT AND TREE PRESERVATION
The site is dominated by an eastern white cedar forest containing trees of various
ages with a smaller mixed deciduous component. Several sugar maple, bur oak and
eastern white cedar trees are large in size (over 40 cm DBH). A sizable population
of the endangered butternut tree exist on the site with a total of 45 trees identified
(19 of which were deemed retainable) on the site.
Since the proposed development of this site is low density housing, there is a good
opportunity to retain much of the natural vegetation found on the study area while
still facilitating development and help retain forested cover within the City of Ottawa.
Priority will be given to the retention of butternut trees identified as retainable and
enhancement of there habitat whenever possible including the planting of seedling
butternut trees on site. An additional priority is to retain larger trees (over 40 cm
DBH), whenever possible in areas that are to be cleared for development.
To ensure the long term protection of woody vegetation communities on this site,
landowner information packages will be provided to purchasers. The promotion of
native species is important to maintaining the long term natural function of the site
and landowners should be aware of this fact when selecting vegetation for planting
on their properties.
Specific Recommendations for mitigation and enhancement:
• A 30 metre vegetated buffer should be maintained adjacent to the Jock River
in order to maintain the rivers stability, current temperature regimes, nutrient
inputs from the forest, fish habitat and eliminate the potential for negative
impacts.
• Retention of as much natural woody vegetation as possible within
development constraints should be a priority (70% or greater). Removal of
woody vegetation should be kept to the minimum required in order to develop
the site. Potential windfall damage from clearing activity should be kept in
mind and remediation of such damage be conducted when necessary.
• Retention of butternut trees identified as retainable should be a priority
whenever possible. Enhancement of the site for butternut trees including the
planting of new butternut trees should also be considered whenever possible.
Butternut trees should be planted on sites where full sun exposure is
experienced.
• Rideau Valley Conservation should be consulted regarding required
approvals and for input into stormwater management and erosion and control
measures.
• No removal of vegetation should take place between May 15th and July 10th to
protect breeding birds.
• Should any species at risk be observed during construction the MNR should
be contacted immediately for advice.
• A pathway should be provided to the Jock River area from the cul-de-sac at
the end of Sangeet Pl. to facilitate access to the Jock River down a
McIntosh Perry Consulting Engineers Ltd.
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•

maintained path minimising damage to the areas vegetation communities.
This path may connect to the existing pathway present along the Jock River
corridor.
Provide landowner information packages conveying the importance of the
forested area and its roll in the natural function of the landscape, and the
importance of the site to the survival of butternut trees in the Ottawa region
and Ontario.

Following these mitigation and enhancement recommendations, the proposed
development can occur with limited environmental impact.

ARCHAEOLOGICAL ASSESSMENT
With the exception of the immediate foundation and pasture area, most of the Jock
River Estates Phase II property is cleared for archaeological potential. The report
concludes:
• Absolutely no finds were recovered from anywhere on the property north of
the cleared right of way (Lots 11 to 6), nor in the property nearest the existing
easement (Lot 1).
• On the right of way only one positive test pit (Pit 24) yielded some melted
glass, but no other materials.
• Lots 4 and 5 had a few isolated finds that subsequent additional test pits
revealed to be unique finds but they are considered discrete finds that do not
require additional archaeological examination
• Lots 2 and 3 contain the house foundation, stone well, and a number of
positive test pits that suggest a broader historical material culture. The
presence of cut nails and common iron stone pottery and whiteware ironstone
near to the house foundation suggests a potential associative date of
between 1845 and 1890. The fact that the property was purchased in 1828
and the cut stone foundation is typical of mid-19th century construction in the
Richmond area, along with some brick building material detritus, strongly
suggests that the house foundation is a historic structure.
• A Stage III examination of the house foundation and area is, therefore,
recommended to determine both the extent of the site and its age (the Stage
III examination is currently underway). It will involve the examination of a 900
m2 site area through a 1x1 m sampling strategy (to be detailed in the
upcoming report PIF P325- 001-2009). The client, 773804 Ontario Inc., has
already given approval for the project, as has the Ministry of Culture.
The site has been cleared for development as required by the PPS and the City’s
OP. The stage III examination of the specific house foundation will be submitted
upon the completion of the required report, but it will have no bearing on the
substantive development of the subject property and specific provisions will be
recommended to recover and preserve all relevant historical materials.
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CONCLUSION
The proposed subdivision is a compatible extension of an existing development, is
consistent with the Provincial Policy Statement and Ottawa’s Official Plan and is
consistent with the intended Rural Residential zoning of the site. The owner of the
property has engaged all the appropriate professionals to prepare the required
studies and has consulted staff to receive continual feedback. The plan represents
and appropriate use of the subject property providing a continuation of a successful
estate lot subdivision in an environmentally sensitive manner. The limited negative
impacts of the proposed development can be mitigated as provided for in the
supporting studies. It is our collective professional opinion that this proposal is an
appropriate use of the subject property, is in the public interest, and represents good
planning. It is recommended that the application be approved as proposed.

Respectfully submitted,

613-836-2184 ext. 41

Michael Boucher, MCIP, RPP
Planner
m.boucher@mcintoshperry.com
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