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Lorraine Stevens, Planner II

Dear Ms. Stevens:
Reference:

4139 Moodie Drive
Zoning By-Law Amendment
Planning Rationale and Minimum Distance Separation Report
Our File No.:

Novatech has prepared the attached Planning Rationale and Minimum Distance Separation
Report as part of a Zoning By-law Amendment application submitted on behalf of our client,
ProSlide Technology Inc. (8589119 Canada Inc.) for their property at 4139 Moodie Drive in the
City of Ottawa.
ProSlide intends to develop a research and development facility on the site. The facility would be
co-located with a proposed water park located on the adjacent property to the south, also to be
owned and operated by ProSlide. To permit the facility, an amendment to the Zoning By-Law is
required to add ‘research and development centre’, ‘office’, and ‘outdoor storage area’ as
permitted uses.
This Planning Rationale outlines the proposed development and demonstrates that the proposed
uses are consistent with relevant provincial and municipal policy documents. A review of potential
and existing livestock operations within 1,500m of the subject property was also undertaken, and
summarized in Appendix A of this Rationale.
Regards,
NOVATECH
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1.0

INTRODUCTION

Novatech has prepared the attached Planning Rationale and Minimum Distance Separation
Report as part of a Zoning By-law Amendment application submitted on behalf of our client,
ProSlide Technology Inc. (8589119 Canada Inc.) for their property at 4139 Moodie Drive in the
City of Ottawa. ProSlide intends to develop a research and development facility on the site.
The facility would be located adjacent to a proposed water park to the south, also owned by
ProSlide. An amendment to the Zoning By-Law is required to add ‘research and development
centre’, ‘office’, and ‘outdoor storage area’ as permitted uses.
This Planning Rationale has been prepared as a requirement of the proposed Zoning By-law
Amendment application and in line with the City’s Terms of Reference for Planning Rationales.
2.0

CONTEXTUAL ANALYSIS

The subject property is located in the rural area west of the village of Manotick (see figure 1). The
property is municipally known as 4139 Moodie Drive and legally described as Part of Lot 4,
Concession 4 Rideau Front as on CR6868303, save and except Part 1 on 4R-1593, former
Township of Nepean, now City of Ottawa.

Figure 1: Location map of 4139 Moodie Drive (in fuchsia) (source: GeoOttawa)

The following uses surround the subject property (and shown on figure 2):
North: A large vacant parcel is located immediately north of the subject property. Two dwellings
on private services, 4071 and 4077 Moodie Drive, are located further north along Moodie Drive.
All these lands are designated General Rural in the Official Plan, and zoned RU- General Rural.
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Lands designated as Sand and Gravel Resource Area and zoned ME[301r]- Mineral Extraction
are located 210 metres north of the subject property. The property (known as 4041 Moodie Drive
or 4377 Barnsdale Road) is owned by the City of Ottawa. A leaf and yard waste composting facility
and a training facility for Ottawa Fire Services are currently operating on the property.
4041 Moodie Drive was previously used as a mineral aggregate pit (ARA licence #4202). The
City of Ottawa surrendered the extraction permit in 2004. Further discussion of the property and
its former uses is provided in Section 3.1 of this Rationale.
A six-mast radio broadcasting facility (4011 Moodie Drive) is located north of the subject property
at the intersection of Moodie and Barnsdale. The facility is owned and operated by Rawlco
Ottawa.

Figure 2: Subject property (in fuchsia) and surrounding land uses (source: GeoOttawa)

East: Several large parcels with frontage on William McEwen Drive are located east of the
property. These lands are designated General Rural in the Official Plan and zoned MR- Mineral
Aggregate Reserve, and RU- General Rural (4134 William McEwen Drive). A dwelling is located
on 4134 William McEwen Drive however, due to the property’s size, it is over 900 metres from
the subject property.
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South: ProSlide Technology Inc. owns the lands immediately south of the subject property
(known as 4221 Moodie Drive). These lands were subject to Zoning By-law Amendment and Site
Plan applications in 2007 and 2008, respectively, to develop a water park (City File No: D07-1208-0018) named “Alottawata”. Site Plan approval was granted in 2008 and was extended several
times before being allowed to lapse by the client in 2016. ProSlide is planning to develop an
updated site plan for the water park that will be submitted in the near future. The lands are
designated General Rural in the Official Plan and zoned RU[650r]- General Rural.
West: Moodie Drive is a two-lane arterial road with a rural cross-section which bounds the
property to the west. West of Moodie Drive are lands designated Agricultural Resource Area in
the Official Plan. A detached dwelling on private services is located at 4134 Moodie Drive. Several
large agricultural fields surround the dwelling.
2.1

Existing Site Conditions

The subject property has an area of 20.96 hectares and approximately 200 metres of frontage on
Moodie Drive. The property is generally flat and dominated by conifer plantations. There are
currently no buildings or structures on the subject property (dwelling and accessory garage
previously located on the property were demolished in 2016).
3.0

PROPOSAL

ProSlide is proposing to construct an approximately 1860m2 (20,000ft2) research and
development facility building, of which 465m2 (5000ft2) would be office space, on the south portion
of the subject property. This facility will facilitate the design, prototyping, and testing ProSlide’s
new water rides and emerging technologies.
As noted previously, the proposed facility is part of a larger plan envisioned by ProSlide for their
Moodie Drive properties which would see the development of a water park on its adjacent property
to the south. The research and development facility will be integrated with other proposed “back
of house” operations of the planned water park (see figure 3, below).
The research and development facility and water park will both benefit from their colocation.
ProSlide intends to use the water park to showcase the company’s most recent designs and water
ride technology to the public and potential customers from around the world. Co-location of the
water park and research and development facility will allow for rapid prototyping, testing and
demonstration of new technologies to reduce turnaround time between project inception and
market-ready products.
While the activities proposed on the subject property closely align with the definition of a “research
and development centre” in the Zoning By-law, the inherent nature of ProSlide’s products (i.e.:
large, voluminous water rides assembled from prefabricated materials) lend its results in a
proposed operation more similar to a light industrial use.
To permit the proposed development, an amendment to the Zoning By-Law is required to permit
the following uses on the subject property:



Research and development centre;
Office;
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Outdoor storage yard.

Figure 3: Concept Plan for the combined research and development facility (left) and water park (right).

3.1

Land Use Policy Context

The subject property is designated as General Rural Area on Schedule A of the Official Plan
(OPA#150) and is currently zoned RU- General Rural.
The subject property is within 300 metres of lands designated as Sand and Gravel Resource Area
in the Official Plan. There are also several established or potential livestock operations within
1,500 metres of the subject property on lands designated Agricultural Resource Area or General
Rural Area in the Official Plan.
Mineral Aggregate Resources
Sand and Gravel Resource Area-designated lands are located 210 metres north of the subject
property. The designated lands are on the south side of Barnsdale Road and municipally known
as 4041 Moodie Drive (also known as 4377 Barnsdale Road).
The research and development facility will be located on the south portion of 4139 Moodie Drive.
The proposed building, and associated outdoor storage and parking areas, will be located outside
the 300 metre influence study area from a sand and gravel resource designated area.
Novatech

Page 4

The City of Nepean acquired 4041 Moodie Drive in 1979; it is now owned by the City of Ottawa.
Through our discussions with MNRF staff we learned that the City received a ‘Licence to Open,
Establish or Operate a Pit or Quarry’ from the MNRF in April 1979. The licence (ARA Licence #:
4202) was surrendered surrendered to the MNRF by the City of Ottawa on December 31, 2004.
In 2013 the Ministry of Natural Resources and Forestry (MNRF) prepared Aggregate Resource
Inventory Paper 191 (City of Ottawa) (ARIP 191) regarding the quality and extent of sand and
gravel resources within the City of Ottawa. The 4041 Moodie Drive is identified as a “sand and
gravel deposit that has been substantially extracted in the past, but where limited resources may
still be available” on Map 1 of ARIP 191. The surrounding deposit is identified as a “sand and
gravel deposit, tertiary significance”. ARIP 191 data and mapping formed an integral part of the
City of Ottawa’s Mineral Aggregates Review initiative
Through discussions with City staff it was confirmed that a Mineral Impact Assessment was not
warranted as part of this application. City staff requested on April 18th, 2017 that Novatech include
information to address the mineral impact discussion in the Planning Rationale. City staff also
recommended reviewing The Ministry of Environment and Climate Change (MOECC) D-6
Guidelines.
In 2013, the City released a report titled ‘Proposed Official Plan Bedrock Mineral Aggregate
Resource Designations’. Appendix A of the report notes that there is an estimated 193 million
tonnes of sand and gravel located above the water table in designated Sand and Gravel Resource
Areas across the City. The report recommended that there is no need to designate additional
sand and gravel resources.
In 2016, a City-initiated Zoning By-law Amendment (By-law 2016-301) was approved to permit
‘training centre’ as a permitted temporary use on 4041 Moodie Drive. Site-specific zoning for the
site already permitted ‘leaf and yard waste composting facility’ and ‘waste processing and transfer
facility’ as additional, site-specific uses.
The D-6 Guidelines were created in the mid-1990s to prevent or minimize future land use
problems due to encroachment of sensitive land uses and industrial land uses on one another.
‘Sensitive land uses’ are considered residential or institutional uses (such as retirement homes,
daycares, schools etc.). Office uses are not considered sensitive land uses under any of the
MOECC D-Series Guidelines.
The proposed research and development facility best fits the criteria of a Class II industrial facility
based on potential fugitive emission outputs, scale, process, and operation intensity (see
Appendix A of the D-6-1 Guideline). Section 1.2.4 of the guideline states that pits and quarries
are considered Class III industrial facilities.
Industrial facilities are not required to buffer impacts from other industrial facilities. As a result,
recommendations regarding setbacks from industrial facilities are not relevant to the current
application. This is consistent with the language of Policy 9 in Section 3.7.4- Mineral Aggregate
Resources in the Official Plan.
The proposed research and development facility will not impact potential future mineral extraction
operations for the following reasons:
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The aggregate licence was surrendered by the City to MNRF over ten year ago and has
since permitted several other uses;
ARIP 191 notes the City lands as being “substantially extracted” and the larger deposit
being of tertiary significance;
That there are nearly 200 million tonnes of sand and gravel resources within already
designated Sand and Gravel Resource Areas;
The proposed building and uses will be over 300 metres away from lands designated as
Sand and Gravel Resource Area on Schedule B of the Official Plan;
The proposed building is a Class II industrial facility and does not warrant buffering from
a Class III industrial facility (i.e.: a sand and gravel pit).

The proposed use will not preclude or hinder future aggregate extraction operations on lands
designated Sand and Gravel Resource Area.
Minimum Distance Separation from Livestock Facilities
Novatech prepared a Minimum Distance Separation (I) Report for the subject property using the
Ministry of Agriculture, Food and Rural Affairs (OMAFRA) Minimum Distance Separation (MDS)
Document Publication 853.
An investigation of 2014 aerial imagery (GeoOttawa), as well as street-side imagery (Google
StreetView) was used to identify existing or potential livestock and/or manure storage facilities
within 1,500m of the subject property.
Based on the MDS I calculations prepared for each of the above buildings, none of the structures
impact the subject property. The MDS (I) Report has been attached as Appendix A to this
Rationale.
4.0

POLICY JUSTIFICATION

The following is a review of the existing planning policy framework that will demonstrate that the
proposed Zoning Amendment is consistent with the Provincial Policy Statement, and conforms to
the general intent of the policies of the Official Plan.
4.1

Provincial Policy Statement

The 2014 Provincial Policy Statement (PPS) provides policy direction on land use planning and
development matters of provincial interest. All decisions affecting planning matters “shall be
consistent with” policies issued under the authority of Section 3 of the Planning Act.
Section 1.1- Managing and Directing Land Use to Achieve Efficient and Resilient
Development and Land Use Patterns
Policy 1.1.4.1 states that healthy, integrated and viable rural areas should be supported by,
among other things, promoting diversification of the economic base and employment
opportunities through goods and services. The proposed use will broaden the City’s economic
base by increasing the range of employment opportunities and to support the water park- a major
tourist attraction in the City. The proposed Zoning By-law Amendment will permit a use that is
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complementary to the proposed water park south of the subject property and will support its
development into the future.
Policy 1.1.5.3 states that recreational, tourism and other economic opportunities should be
promoted. The proposed use will support the adjacent water park use, which will create additional
recreational and tourism opportunities in the city.
Policy 1.1.5.4 states that development that is compatible with the rural landscape, and can be
sustained by rural service levels, should be promoted. Furthermore, policy 1.1.5.5 states that
development shall be appropriate to the infrastructure which is planned or available, and avoid
the need for the unjustified and/or uneconomical expansion of this infrastructure.
The proposed Zoning By-law Amendment, and any subsequent development on the subject
property, will not warrant the extension of public services and will be accommodated through
private services. Paterson prepared a Private Wastewater Servicing Assessment (April 2017), a
Potable Water Supply Assessment (April 2017) demonstrating there are no constraints to
developing the site on private services. Novatech has prepared a Servicing Options and
Conceptual Stormwater Management Report (April 2017) consistent with Paterson’s
recommendations and demonstrates that the proposed uses on the subject property can be
sustainably serviced by private water and sanitary systems without negative impact.
Policy 1.1.5.7 states that opportunities to support a diversified rural economy should be promote
by protecting agricultural and other resource related uses and directing non-related development
to areas where it will minimize constraints on these uses. The proposed uses will not negatively
impact agricultural or other resource-related uses in the rural area.
Policy 1.1.5.9 states that new land uses shall comply with minimum distance separation (MDS)
formulae. Novatech prepared an assessment of potential livestock facilities within 1500m of the
subject property, attached as Appendix A to this Rationale. The proposed development will not
impact, nor be impacted by, existing livestock operations or future operations in buildings that are
reasonably capable of housing livestock.
Policy 1.6.6.4 states that individual on-site water and sewage services may be used if site
conditions are suitable for the long-term provision of such services with no negative impact.
Reports prepared by Paterson and Novatech, noted above, demonstrate the subject property can
be sustainably serviced by private water and sanitary systems without negative impacts.
Section 2.0- Wise Use and Management of Resources
Section 2.0 of the PPS provides further policies related to the protection natural resources
including groundwater features, prime agricultural areas, mineral, petroleum or mineral aggregate
resources, or archaeological resources.
Section 2.0 of the PPS provides further policies related to the protection natural resources,
summarized below.


Relating to Section 2.1 (Natural Heritage), the Environmental Impact Statement prepared
by Muncaster Environmental Planning states that “no natural heritage features, as
identified in the Provincial Policy Statement and OMNR (2010), are present on or adjacent
to the site”. There are no significant woodlands, wetlands, valleylands, or wildlife habitat
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on the subject property. An existing north-south swale across the site will be investigated
further for potential aquatic habitat, but will not be impacted by the proposed development.


Relating to Section 2.2 (Water), a swale crosses the property approximately 160 metres
east of Moodie Drive. The EIS notes that the on-site swale has no potential connection to
downstream fish habitat, and therefore the feature does not provide an indirect
contribution to any downstream fish habitat. A Servicing Options and Conceptual
Stormwater Management Report (April 2017) has been prepared to accompany this
application and outlines how stormwater from the site will meet both quality and quantity
control objectives.



Relating to Section 2.3 (Agriculture), the subject property does not have any identified
agricultural potential. The proposed development will not impact, nor be impacted by,
existing livestock operations or future operations in buildings that are reasonably capable
of housing livestock, as discussed in Section 3.1 and Appendix A of this Rationale.



Relating to Section 2.4 (Minerals and Petroleum), the subject property has no known areas
of mineral or petroleum potential; it will not impact areas of petroleum potential.



Relating to Section 2.5 (Mineral Aggregate Resources), the subject property is located
210 metres south of a former pit that is designated as Sand and Gravel Resource Area.
As discussed in Section XX of this Rationale, the proposed development is not considered
a sensitive land use as it is a Class II industrial facility. The proposed development will be
located on the south side of the subject property outside of the 300 metre buffer area
noted in the Official Plan and MNRF guidelines. The proposed development will not
impact areas of mineral aggregate potential.



Relating to Section 2.6 (Cultural Heritage and Archaeology), the subject property is not
identified as having archaeological potential on the City of Ottawa’s GeoOttawa mapping.

Section 3.0- Protecting Public Health and Safety
Section 3.0 of the PPS provides policies related to reducing the potential public cost and
protection of residents from natural or human-made hazards. The subject property is not impacted
by hazardous natural features such as floodplains and dynamic beaches, or by human-made
hazards such as mine, oil, gas, and salt hazards.
4.2

Official Plan (OPA#150)

The Official Plan provides a vision for future growth of the city and a policy framework to guide its
physical development. The subject property is designated as General Rural Area on Schedule A
of the City of Ottawa Official Plan (OPA# 150) (OP).
Section 3.0- Land Use Designations
The General Rural Area contains a variety of land uses, such as farms, rural housing, wood lots
and forests, small industries, golf courses, and in many places, small clusters of residential and
commercial development. The intent of this designation is to accommodate a variety of land uses

Novatech

Page 8

that are appropriate for a rural location and a limited amount of residential development where
such development will not preclude continued agricultural and non-residential uses.
Policy 5e. of Section 3.7.2- General Rural Area of the Official Plan states:
5. A zoning By-law amendment will be required where any of the following uses are
proposed in General Rural Areas:
e) Other new non-residential uses that would not be better located within a Village and
which are in keeping with the rural character or those uses that meet the needs of
the travelling public, such as restaurant, gas station, motel, retail up to 1,000 square
metres gross leaseable area, or similar use
Policy 5 e. above requires that a Zoning By-law Amendment be filed for any new non-residential
use in the General Rural Area.
In November 2016 City staff presented a report to Council on the 2016 Official Plan Review. In
the report, City staff make specific reference to the appropriateness of a research and
development facility next to the water park.
Page 31 of the November 10, 2016 report to Council states:
“To permit flexibility for the review of new uses in the General Rural Area that would not
otherwise detract from the strategy of focussing rural employment growth within village or
rural employment areas, Policy 5d maintains the potential to add other new non-residential
uses that would not be better located within a village or Rural Employment Area. Some of
examples would be a research, development and testing facility associated with a water
theme park or an indoor amusement park. Such uses could be reviewed through a Zoning
By-law amendment process.”
Policy 6 defines what matters must be considered when reviewing a Zoning By-law Amendment
application in the General Rural Area. The following is a summary of the eight matters to be
considered:
a. The use would not be better located in a village or the urban area;
As noted previously, the proposed facility is part of a larger plan envisioned by ProSlide for their
Moodie Drive properties which would see the development of a water park on its adjacent property
to the south. The research and development facility would then be integrated with other proposed
“back of house” operations of the planned water park.
Due to the need for substantial land requirements and the nature of a large regional recreational
facility (i.e.: the proposed water park), this use is more appropriate in the rural area. The research
and development facility and water park will both benefit from their colocation and are not better
located in a village or urban area.
b. if the use is to be located on a local road, it must be demonstrated that the volume and
pattern of traffic flow anticipated from the development will not interfere with the proper
functioning of the local road network;
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The subject property is adjacent to Moodie Drive, which is designated as an arterial on Schedule
G of the Official Plan. The road has capacity to accommodate the proposed uses.
c. the privacy of adjacent landowners or the amelioration of potential adverse impacts from
lighting, noise, odour, dust or traffic can be achieved by separating the land uses, buffering
or other measures as part of the development;
The subject property is over 20 hectares in area and dominated by maturing conifer plantations.
Lands to the north and east are forested and vacant, while lands to the south are owned by
ProSlide Technologies Inc. and will be occupied by a water park. Proposed development on the
property will be set back over 200 metres from Moodie Drive, providing considerable buffering
from the existing dwelling at 4134 Moodie Drive. The proposed facility is not anticipated to produce
adverse impacts from lighting, noise, odour or dust. A Transportation Brief prepared by Novatech
for the proposed development demonstrates that traffic can be accommodated on Moodie Drive
without issue.
d. the potential for reducing possible impacts on neighbouring agricultural uses or nearby
rural residential or Village communities, where relevant;
As noted in Section 3.1 of this Rationale, Novatech prepared a Minimum Distance Separation (I)
Review to identify potential or potential livestock and/or manure storage facilities within 1,500m
of the subject property.
Based on the MDS I calculations prepared for each of the above buildings the subject property is
not impacted by surrounding livestock operations. The MDS (I) Review has been attached to this
Rationale as Appendix A.
e. the development is in keeping with the surrounding rural character and landscape;
Generally, the surrounding rural character is defined by a dispersed combination of residential,
agricultural, aggregate and light industrial operations located on larger lots with generous
setbacks and surrounded natural vegetated buffers.
The proposed Zoning By-law Amendment does not propose to diverge from the established
character or built form of the surrounding area. The proposed development will be located back
from the road and retain most the existing on-site vegetation. No changes to minimum yard
setbacks or height are requested.
f. all those requirements of Sections 2 and 4 related to transportation, servicing, design and
compatibility and environmental protection;
The requirements listed in these sections of the Official Plan have been reviewed. A
Transportation brief has been prepared demonstrating that the proposed uses will not have an
impact on the operation of Moodie Drive or impact surrounding properties. Paterson prepared a
Private Wastewater Servicing Assessment (April 2017), a Potable Water Supply Assessment
(April 2017) demonstrating there are no constraints to developing the site on private services.
Novatech has prepared a Servicing Options and Conceptual Stormwater Management Report
(April 2017) consistent with Paterson’s recommendations. Muncaster prepared an Environmental
Impact Statement (April 2017) confirming that the proposed development will not impact any
natural heritage features, species at risk or their habitat, or aquatic habitat.
Novatech
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Further review of transportation, servicing, design and environmental protection will be assessed
as part of an application for Site Plan approval when more detail of those uses are ascertained.
g. noxious uses will only be considered where suitable screening and buffering can be
provided and generally these uses will not be considered in locations within groundwater
recharge areas or immediately adjacent to residential areas, Scenic-Entry Routes, or
waterfront areas;
As mentioned above, the size of the subject property and existing vegetation will provide a
sufficient buffer from the proposed development to adjacent land uses. The subject property is
not located in a groundwater recharge area or immediately adjacent to residential areas. In
addition to this, the proposed facility is not anticipated to produce adverse impacts from lighting,
noise, odour or dust.
h. the impact that the development will have on the protection of tree cover and local wildlife
movement, as result of proposed site clearing and grading, fencing, security lighting, and
other similar site plan matters.
No site clearing, grading, etc. is proposed as part of the proposed Zoning By-law Amendment.
Subsequent development on the site will be reviewed through an application for Site Plan Control
Approval, at which time any proposal will be required to demonstrate potential impact on tree
cover and local wildlife movement.
Policy 13 of Section 3.7.2 states that all new development must comply with the Minimum
Distance Separation (MDS) formulae. As noted in Section 3.1 and Appendix A of this Rationale,
the subject property is not impacted by surrounding livestock operations.
Section 3.7.4 of the Official Plan discusses Mineral Aggregate Resources. This section has been
discussed extensively in Section 3.1 of this Rationale. The proposed uses are not considered
sensitive uses and will not be impacted by any future sand and gravel operation on surrounding
lands. The proposed uses will not impede the future potential to extract further aggregate
resources on lands designated Sand and Gravel Resource Area in the Official Plan.
Section 4.0- Review of Development Applications
Section 4.4.2 of the official Plan states that, where private individual services are proposed, the
City shall ensure that groundwater of sufficient quantity and quality exists, and on-site wastewater
systems will not adversely impact groundwater resources. Paterson prepared two reports, Private
Wastewater Servicing Assessment (April 2017), a Potable Water Supply Assessment (April 2017)
demonstrating there are no constraints to developing the site on private services.
Policies 2 to 4 of Section 4.7.4 state that significant habitat of endangered and threatened species
will be identified through an Environmental Impact Statement. Policy 5 and 6 of Section 4.7.4
state that no development or site alteration is permitted in significant habitat of endangered or
threatened species and that no development or site alteration is permitted within 120 m of habitat
unless an Environmental Impact Statement demonstrates that there will be no negative impact on
the habitat of the species or their ecological function. The Environmental Impact Statement
(March 2017) prepared by Muncaster Environmental Planning did not identify any Species at Risk,
or their habitat, on the site.
Novatech
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Section 4.7.6 of the Official Plan states that stormwater management plans will be required as
part of subdivision and site plan applications. A Conceptual Stormwater Management Brief has
been prepared by Novatech to demonstrate that the site can accommodate stormwater
management measures. Further design will be completed as part of a subsequent Site Plan
control application.
Muncaster prepared an Environmental Impact Statement (EIS) as required by Section 4.7.8 of
the Official Plan when development is proposed within 120 metres of a natural heritage feature.
The EIS confirms that no natural heritage features are present on or adjacent to the site. There
are no significant woodlands, wetlands, valleylands, or wildlife habitat on the subject property.
A geotechnical investigation was undertaken by Paterson Group (April 2017) for the subject
property. From a geotechnical perspective, the site was determined to be suitable for the
proposed development using standard engineering practices.
4.3

Comprehensive Zoning By-Law 2008-250

The subject property is currently zoned RU- General Rural. Comprehensive Zoning By-law 2008250 states that the intent of the RU zone is to accommodate agricultural, forestry, country
residential lots created by severance, and other land uses characteristic of Ottawa’s countryside,
in areas designated as General Rural Area, Rural Natural Feature, and Greenbelt Rural in the
Official Plan. The RU zone also regulates various types of development in manners that ensure
compatibility with adjacent land uses and respect the rural context.
The proposed Zoning By-law Amendment does not propose to diverge from the established
character or built form of the surrounding area. No changes to minimum yard setbacks or height
are requested. The proposed development will be located back from the road and retain most the
existing on-site vegetation. The proposed Zoning By-law Amendment retained the original intent
of the RU- General Rural zone.
5.0

CONCLUSION

The proposed Zoning By-law Amendment is consistent with the Provincial Policy Statement and
conforms to policies within the Official Plan.
NOVATECH

Eric Bays, MCIP RPP
Project Planner
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Appendix A: Minimum Distance Separation (MDS I) Report

Novatech

1.0

INTRODUCTION

Novatech has prepared the following Minimum Distance Separation Report as part of a Zoning
By-law Amendment application submitted on behalf of our client, ProSlide Technology Inc.
(8589119 Canada Inc.) for their property at 4139 Moodie Drive in the City of Ottawa. ProSlide
intends to develop a research and development facility on the site.
The facility would be located adjacent to a proposed water park to the south, also owned by
ProSlide. An amendment to the Zoning By-Law is required to add ‘research and development
centre’, ‘office’, and ‘outdoor storage area’ as permitted uses. The proposed amendment would
cover the entirety of 4139 Moodie Drive.
The following review has been undertaken using the Ministry of Agriculture, Food and Rural
Affairs (OMAFRA) Minimum Distance Separation (MDS) Document Publication 853. In total, one
active livestock facility and two facilities with reasonable potential to become livestock facilities,
were assessed in light of the proposed development.
2.0

PROPOSED LAND USE

The proposed of the proposed uses to be permitted through the Zoning By-law Amendment,
‘research and development centre’ and ‘office’ are considered Type B (more sensitive) land uses.
As a result, existing or potential livestock and/or manure storage facilities within 1,500m of the
subject property have been investigated as part of this review.
3.0

EXISTING AND POTENTIAL LIVESTOCK FACILITIES

An investigation of 2014 aerial imagery (GeoOttawa), as well as street-side imagery (Google
StreetView), was used to identify existing or potential livestock and/or manure storage facilities
within 1,500m of the subject property. Five potential facilities were identified and are shown in
figure 1 on the following page.
The table below notes all potential facilities within 1,500m of the subject property:
Municipal Address
4186 William McEwen Road
4282 William McEwen Road
4700 Brophy Drive

Distance to
Notes
Subject Property*
880m Excluded from MDS calculations
943m Evidence of use as indoor storage facility
1,398m Evidence of use for livestock

4134 Moodie Drive

30m Excluded from MDS calculations

4181 Moodie Drive

320m Excluded from MDS calculations

4737 Barnsdale Road

897m No evidence of use for livestock

* Distance from potential livestock facility to boundary of subject property. Measurements from
GeoOttawa.
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4139 Moodie Drive
Figure 1: Inventory of
Existing and Potential
Livestock Facilities
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3.1
Excluded Structures
The accessory building at 4186 William McEwen Road does not show evidence of being a
livestock facility (see figure 2 below). As a result, it has been excluded from further investigation.

The accessory building at 4134 Moodie Drive does not show evidence of being a livestock facility
(see figure 3 below). As a result, it has been excluded from further investigation.
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There are no buildings at 4181 Moodie Drive that could be considered livestock facilities (see
figure 4 below). As a result, it has been excluded from further investigation.
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3.2

Calculated Structures

The following three structures were assessed for their potential setbacks as they may affect the
subject property. Calculations were made using the OMAFRA’s AgriSuite 3.4.0.17 web
application. The results of the calculations have been attached to the end of this report.
4282 William McEwen Road
4282 William McEwen Road is a residential property and large building located on a 42-hectare
parcel. The building has an approximate area of 624m2. There is no evidence of manure storage
visible. In Google Street View imagery, there are animals located on the east side of the building.
In order to provide a conservative estimate, it was assumed that the entirety of the building was
occupied by dairy cattle (milking-age cows, large frame, 3-row free stall). The building was
assumed to accommodate up to 168 dairy cattle. Manure was assumed to be V1 storage type;
there is no evidence of manure storage facilities outside of the barn and this is also consistent
with 2014 aerial imagery from GeoOttawa.
This resulted in a building base distance of 554m (see attached MDS I calculations).
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4700 Brophy Drive (Brophy Farm Events)
4700 Brophy Drive is a residential property with several outbuildings and a barn structure located
on 59 hectares. The owners market the property as a venue for weddings and other larger events
(www.brophyfarmevents.com), a feature of which is a two-horse carriage.
In order to provide a conservative estimate, it was assumed that the entirety of the barn structure
was operated as a horse stable (large-frames, mature > 680kg). The stable was assumed to
accommodate 15 horses. As is characteristic for smaller horse stables, manure was assumed to
be V1 storage type; there is no evidence of manure storage facilities outside of the barn and this
is also consistent with 2014 aerial imagery from GeoOttawa.
This resulted in a building base distance of 306m (see attached MDS I calculations).

4737 Barnsdale Road
4737 Barnsdale Road contains two large structures on a 68-hectare parcel. The buildings have a
cumulative area of 764m2. There is no associated dwelling unit on the property.
In order to provide a conservative estimate, it was assumed that the entirety of the two buildings
were occupied by dairy cattle (milking-age cows, large frame, 3-row free stall). The buildings were
assumed to accommodate up to 79 dairy cattle. Manure was assumed to be V1 storage type, as
there was no evidence of manure storage facilities.
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This resulted in a building base distance of 596m (see attached MDS I calculations).
4.0

CONCLUSION

The building base distances, calculated by AgriSuite, are equal to the setback required from an
established or potential livestock facility to any proposed development including the proposed
Zoning By-law Amendment. Building base distances, and the respective actual distances, are
summarized in the table below:
Municipal Address
4282 William McEwen Road
4700 Brophy Drive
4737 Barnsdale Road

Distance to Subject
Property*
943m

Building Base Distance
(Factor ‘F’)
554m

1,397m

306m

897m

596m

* Distance from potential livestock facility to boundary of subject property. Measurements from
GeoOttawa.

Based on the MDS I calculations prepared in Section 3 of this report, none of the three
investigated structures will impact the proposed rezoning of 4139 Moodie Drive to permit a
‘research and development facility.
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Minimum Distance Separation I
ProSlide Rezone
Prepared By: Eric Bays, Novatech
Description:
Application Date:

Monday, March 06, 2017

Municipal File Number:
Proposed Application:

New or expanding zone or designation for a commercial use outside of a settlement area
Type B Land Use

Applicant Contact Information
Eric Bays
Novatech
200-240 Michael Cowpland Drive
Ottawa, ON, Canada K2M 1P6
Phone #1: 613-245-9643

Calculation Name:
Description:

Location of Subject Lands
City of Ottawa
NEPEAN, Concession: 4, Lot: 4
Roll Number:

0614

4282 W'm McEwen
assume entire building is livestock storage

Farm Contact Information
Not Specified

Location of existing livestock facility or anaerobic digester
City of Ottawa
NEPEAN, Concession: , Lot:
Roll Number:

0614

Total Lot Size: 42 ha
The barn area is an estimate only and is intended to provide users with an indication of whether the number of livestock entered is
reasonable.
Manure
Type

Existing
Maximum
Number

Type of Livestock/Manure
Dairy, Milking-age Cows (dry or milking) Large Frame (545 - 658 kg) (eg.
Holsteins), 3 Row Free Stall

Liquid

64

Existing
Estimated
Maximum
Livestock Barn
Number (NU) Area
91.4

624 m²

The livestock/manure information has not been confirmed with the property owner and/or farm operator.
Existing Manure Storage: No storage required (manure is stored for less than 14 days)
Design Capacity (NU):

91.4

Potential Design Capacity (NU):

274.3

Factor A

Factor B

(Odour Potential)

(Size)

0.7

Factor D

Factor E

Building Base Distance F'

(Manure Type) (Encroaching Land Use) (minimum distance from livestock barn) (actual distance from livestock barn)

X 449.48 X

0.8

X

2.2

=

554 m (1817 ft)

TBD

Storage Base Distance 'S'
(minimum distance from manure storage)

No storage present

Calculation Name:
Description:

4700 Brophy
assume occupied fully by horses

Farm Contact Information
Eric Bays
Novatech

Location of existing livestock facility or anaerobic digester
City of Ottawa
NEPEAN, Concession: , Lot:
Roll Number:

0614

Total Lot Size: 59.6 ha
The barn area is an estimate only and is intended to provide users with an indication of whether the number of livestock entered is
reasonable.

AgriSuite 3.4.0.17
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Minimum Distance Separation I
ProSlide Rezone
Prepared By: Eric Bays, Novatech

Manure
Type

Existing
Maximum
Number

Type of Livestock/Manure

Solid

Horses, Large-framed, mature; > 680 kg (including unweaned offspring)

15

Existing
Estimated
Maximum
Livestock Barn
Number (NU) Area
21.4

453 m²

The livestock/manure information has not been confirmed with the property owner and/or farm operator.
Existing Manure Storage: No storage required (manure is stored for less than 14 days)
Design Capacity (NU):

21.4

Potential Design Capacity (NU):

64.3

Factor A

Factor B

(Odour Potential)

(Size)

0.7

Factor D

Factor E

Building Base Distance F'

(Manure Type) (Encroaching Land Use) (minimum distance from livestock barn) (actual distance from livestock barn)

X 283.83 X

0.7

X

2.2

=

306 m (1004 ft)

TBD

Storage Base Distance 'S'
(minimum distance from manure storage)

No storage present

Calculation Name:
Description:

4737 Barnsdale
assume both buildings occupied and H1 facility

Farm Contact Information
Eric Bays
Novatech

Location of existing livestock facility or anaerobic digester
City of Ottawa
NEPEAN, Concession: , Lot:
Roll Number:

0614

Total Lot Size: 83.1 ha
The barn area is an estimate only and is intended to provide users with an indication of whether the number of livestock entered is
reasonable.
Manure
Type

Existing
Maximum
Number

Type of Livestock/Manure
Dairy, Milking-age Cows (dry or milking) Large Frame (545 - 658 kg) (eg.
Holsteins), 3 Row Free Stall

Liquid

79

Existing
Estimated
Maximum
Livestock Barn
Number (NU) Area
112.9

771 m²

The livestock/manure information has not been confirmed with the property owner and/or farm operator.
Existing Manure Storage: No storage required (manure is stored for less than 14 days)
Design Capacity (NU):

112.9

Potential Design Capacity (NU):

338.6

Factor A

Factor B

(Odour Potential)

(Size)

0.7

X 483.86 X

Factor D

Factor E

Building Base Distance F'

(Manure Type) (Encroaching Land Use) (minimum distance from livestock barn) (actual distance from livestock barn)

0.8

X

2.2

=

596 m (1956 ft)

TBD

Storage Base Distance 'S'
(minimum distance from manure storage)

No storage present

AgriSuite 3.4.0.17
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Minimum Distance Separation I
ProSlide Rezone
Prepared By: Eric Bays, Novatech
Preparer Information
Eric Bays
Novatech
Email: e.bays@novatech-eng.com
Signature of Preparer:

Date:
Eric Bays, Novatech

NOTE TO THE USER:
The Ontario Ministry of Agriculture, Food and Rural Affairs (OMAFRA) has developed this software program for distribution and use with the Minimum Distance
Separation (MDS) Formulae as a public service to assist farmers, consultants, and the general public. This version of the software distributed by OMAFRA will be
considered to be the official version for purposes of calculating MDS. OMAFRA is not responsible for errors due to inaccurate or incorrect data or information; mistakes
in calculation; errors arising out of modification of the software, or errors arising out of incorrect inputting of data. All data and calculations should be verified before
acting on them.
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