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INTRODUCTION AND SITE LOCATION
Parsons has prepared this Planning Rationale in support of an Application for a Zoning By-law Amendment (ZBLA) for a
portion of a rural property, known municipally as 1430 Dunning Road (to be added to 1490 Dunning Road) in the City of
Ottawa. The purpose of this Planning Rationale is to assess the appropriateness of the change in land use in relation to
the policy framework and surrounding context; establish permitted uses; and to fulfill the requirement of a condition of
consent. The Severed and Retained portions of 1430 Dunning Road (that is the subject to the consent application) is shown
on Figure 1 and Figure 2. Note that the application for consent was approved at the Committee of Adjustment public
hearing on June 21, 2017. The proposed re-zoning would only apply to the severed portion of 1490 Dunning Road.
The property is surrounded by typical rural land uses including residential, agricultural, vegetated areas, open space and
commercial. Two watercourses exist near the property including the William Hayes Drain which occurs approximately 150
m south of the property and an unnamed watercourse which is located just east of Dunning Road.

THE REQUESTED PROPOSAL
The Applicant is applying for a ZBLA to rezone 1.23 ha of Rural Residential Land zoned (RR[515r]-h) to Rural Commercial
Subzone 3 (RC3). The 1.23 ha parcel (referred to in the remainder of the report as the “Site”) is irregularly shaped, and
described as Part 1 in the accompanying draft R-Plan. Part 1 has a frontage of 64.92 m and a depth of 171.24 m (Figure
3). The remaining 32.17 ha at 1430 Dunning Road will remain in the (RR[515r]-h) zone.
The Site will be rezoned to RC3, which is the current zoning for the existing business located at located at 1490 Dunning
Road to which the Site will be added. SonTrack Equipment (1490 Dunning Road), is a rural commercial property
approximately 1.17 ha in size that sells and services farm and lawn maintenance equipment as well as heavy machinery
such as skid steers, small loaders and excavators. The business has been in operation since the 1970’s and provides a
valued service to the residents of the rural and agricultural community, while at the same time benefiting Ottawa’s rural
economy.
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Figure 1: Severance Sketch - Context

Site
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Figure 2: Severance Sketch - Site

Site
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Figure 3: Draft R-Plan
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THE INTENDED USE ON THE SITE
The Site is intended for the expansion of the existing rural commercial business located at 1490 Dunning Road which
includes an area for the outdoor display of equipment for sale as well as equipment waiting to be serviced. This is illustrated
on Figure 4, the Intended Plan. The area in the western portion of the Site will be reserved for equipment awaiting servicing
while the area in the eastern portion will be reserved for the display of equipment for sale (adjacent to Dunning Road).
Figure 4: Intended Plan

POLICY AND REGULATORY FRAMEWORK
PROVINCIAL POLICY STATEMENT
The Provincial Policy Statement (PPS), issued under Section 3 of the Planning Act and in effect since April 30, 2014,
provides policy direction on matters of provincial interest related to land use planning and development in Ontario. The
Planning Act requires that decisions affecting planning matters “shall be consistent with” policy statements under the Act.
Accordingly, this ZBLA has been reviewed in the context of the Provincial Policy Statement (2014).
Section 1.0 of the PPS sets out policies associated with efficient land use and development patterns that support strong,
liveable, healthy and resilient communities, protecting the environment and public health, and facilitating economic growth.
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As it relates to this application,
Healthy, liveable and safe communities are sustained by:
1.1.1
a.
b.
c.
d.
e.
f.
g.

promoting efficient development and land use patterns which sustain the financial well-being of the Province and
municipalities over the long term
accommodating an appropriate range and mix of residential, employment, institutional, recreation, park and open
space, and other uses to meet long-term needs
avoiding development and land use patterns which may cause environmental or public health and safety concerns
avoiding development and land use patterns that would prevent the efficient expansion of settlement areas in
those areas which are adjacent or close to settlement areas
promoting cost-effective development patterns and standards to minimize land consumption and servicing costs
ensuring that necessary infrastructure, electricity generation facilities and transmission and distribution systems,
and public service facilities are or will be available to meet current and projected needs
promoting development and land use patterns that conserve biodiversity and consider the impacts of a changing
climate

The PPS recognizes that rural areas are important to the economic success of the province and our quality of life; it is
important to leverage rural assets and amenities and protect the environment as a foundation of a sustainable economy.
Section 1.1.5 sets out policies relevant to Rural Lands in Municipalities where:
•
•
•
•

recreational, tourism and other economic opportunities should be promoted (1.1.5.3)
promote development that is compatible with the rural landscape and the opportunities to support the rural
economy should be promoted, but directed away from agriculture and resource related uses (1.1.5.4)
opportunities should be retained to locate new or expanding land uses that require separation from other uses
(1.1.5.6)
opportunities to support a diversified rural economy should be promoted by protecting agricultural and other
resource-related uses and directing non-related development to areas where it will minimize constraints on these
uses (1.1.5.7)

Section 2.0 of the PPS sets out policies which protects environmental health, biodiversity and natural heritage, where
Natural Features and areas shall be protected for the long term. Generally, development and site alteration will not be
permitted within significant natural areas.
The proposed change in land use is supported by the policies identified above where opportunities should be retained to
allow for the expansion of existing land uses, while minimizing constraints on agricultural and resource-based uses and
where they do not place pressures on settlement areas for the expansion of supporting infrastructure or the settlement
area itself. The proposed re-zoning makes efficient use of existing land and land use patterns as well as continuing to
support and enhance the rural economy without the loss of agricultural land or other resource-based land uses. The
proposed is not located within or in proximity to significant natural features such as woodlots or wetlands. The existing rural
commercial use is appropriate and compatible within the context of the rural landscape where the business has operated
successfully since the 1970’s. The proposed ZBLA will permit rural commercial uses on the Site, which will provide an
additional area of 1.23 ha for the temporary placement of equipment waiting to be serviced as well as display of equipment
for sale. This complements the existing business as well as enhancing the service to the public promoting its long-term
success. Further, the location of the ZBLA is appropriate, as there is separation from existing residential and agricultural
uses. It is our opinion that the application for a ZBLA is consistent with the Provincial Policy Statement.

CITY OFFICIAL PLAN
The Official Plan provides a vision of the future growth of the City and a policy framework to guide its physical development
to the year 2031. It is a legal document that addresses matters of provincial interest defined by the Provincial Policy
Statement under the authority of the Ontario Planning Act. The current City of Ottawa Official Plan was adopted by council
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on May 14, 2003. A statutory 5 year review of the City of Ottawa Official Plan occurred in 2007, 2010 and most recently
2013, which addressed numerous policy changes that have occurred. Official Plan Amendment (OPA) 150 was adopted by
council in December 2013 and approved by the Ministry of Municipal Affairs and Housing in April 2014. Despite receiving
approval and adopted as council policy, OPA 150 is under appeal and the policies located within the City of Ottawa Official
Plan 2003 (as amended) remain in full force and effect. However, it is understood that council has provided direction to
apply the policies found within OPA 150. As such, this proposal has been reviewed in context with the policies of OPA 150.

OFFICIAL PLAN AMENDMENT 150 (OPA 150)
The existing property is designated General Rural Area in the City of Ottawa Official Plan (Figure 5). The General Rural Area
contains a variety of land uses, such as farms, rural housing, woodlots and forests, small industries, golf courses, small
clusters of residential and commercial development. The General Rural Area designation is intended to accommodate a
variety of uses that are appropriate and compatible for a rural location and to limit development that will not preclude or
restrict continued agricultural or other rural non-residential uses. Rural commercial uses are permitted within the General
Rural Area Designation. As stated in policy 3.7.2.1, the purpose of this designation is to provide:
a.
b.

A location for agriculture and for those non-agriculture uses that, due to their land requirements or nature of
operation, would not be more appropriately located within urban or village locations
For a limited amount of residential development and other rural and tourist services uses that do not conflict with
(a) above

Figure 5: Official Plan Schedule A

Section 4 of the City of Official Plan outlines policies the City of Ottawa uses to review development applications in order
to meet the objectives contained in the Plan. The proposed amendment has been reviewed against policies in Section 4
(Review of Development Application) of the City of Ottawa Official Plan and are summarized in Table 1.
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Table 1: Studies/assessments that may be required that apply to land adjacent to land-use designations

See
Section

Policy for
Adjacent
Designation

Where Required

Check

2.5.5. &
4.6.3.1

Cultural Heritage
Impact Statement

Required for development including residential
development of one or more dwellings on lots
that abut the Rideau Canal UNESCO World
Heritage Site.

Not near the Rideau Canal

3.2.1

Environmental Impact
Statement

For severances within 30 metres or development
within 120 metres of a Significant Wetland
designated on Schedule A or B (Mod 47.).

As per City pre-consultation an
EIS is not required. Not within
120 metres of a Significant
Wetland

3.2.2

Environmental Impact
Statement

A severance within 30 metres or Any proposed
development within 120 metres of a Natural
Environment Area designated on Schedule A or B.
[Mod 47].

As per City pre-consultation an
EIS not required. Not within 120
metres of a Natural Environment
Area

3.2.3

Environmental Impact
Statement

Within 30 m of Urban Natural Feature designated
on Schedule B.

As per City pre-consultation an
EIS is not required. Not within 30
metres of an Urban Natural
Feature

3.2.4

Environmental Impact
Statement

A severance within 30 metres or Any proposed
development within 120 metres of a feature of
the natural heritage system found within Rural
Natural Feature (Mod 47.).

As per City pre-consultation an
EIS is not required. Not within
120 metres of a feature of the
natural heritage system found
within Rural Natural Features

3.4

Heritage Impact
Statement

Site on or adjacent to the Greenbelt or Central
Experimental Farm designated on Schedule B.

Not on or adjacent to the Central
Experimental Farm

3.7.2

Environmental Impact
Statement

A severance within 30 metres or Any proposed
development within a feature of the natural
heritage system found within General Rural Area
(Mod 47.).

As per City pre-consultation an
EIS is not required. Not within 30
metres of a feature of the natural
heritage system found within the
General Rural Area

3.7.2

Ensure development
proposals do not limit
potential expansion of the
urban area

Within an area 1 kilometres outside of the urban
area boundary.

Not within an area 1 kilometre
outside of the urban area
boundary

3.7.2

Ensure development
proposals do not limit
potential expansion of the
Village

Within an area 1 kilometre outside of a Village
boundary.

The proposal will result in the
rezoning of 1.23 ha and
subsequent change in land use
from Residential to Commercial. It
is not anticipated to prevent the
expansion of the current village
boundary

3.7.3

Minimum Distance
Separation

Adjacent to farms – all rural designations on
Schedule A.

As per City pre-consultation MDS
is not required as the proposed
change in land use is not
expected to be impacted by or
impact the adjacent farms
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See
Section

Policy for
Adjacent
Designation

Where Required

Check

3.7.4

No development permitted
where development
conflicts with future
extraction

Within 500 metres of a Limestone Resource Area
or 300 metres of a Sand and Gravel Resource
Area designated on Schedule A or B.

Not Within 500 metres of a
Limestone Resource Area or 300
metres of a Sand and Gravel
Resource Area

3.7.4

Seek advice of Ministry of
Northern Development
and Mines and the
Ministry of Natural
Resources

Within 450 metres of Lot 20, Concession 3,
former City of Kanata.

Not within 450 metres of Lot 20,
Concession 3, former City of
Kanata

3.7.4

Impact Assessment Study

Development proposals for land within 500
metres of a licensed quarry or within 300 metres
of a licensed pit where there may be conflict with
existing extraction operations.

Not within 500 metres of licensed
quarry or 300 metres of a
licensed pit

3.8

Demonstrate that there
will be no impact on the
proposed use or
continuing landfill
ti
Environmental Impact
Statement

Development proposals within 500 metres of an
active or closed solid waste disposal site or other
appropriate influence area.

Not within 500 metres of an
active or closed solid waste
disposal site or other appropriate
influence area

Any development within 50 metres of the
boundary of identified significant habitat of
endangered and threatened species (Mod 47.).

As per City pre-consultation an
EIS is not required. Not within 50
metres of the boundary of
identified significant habitat of
endangered and threatened
species

4.7.7

Environmental Impact
Statement

Any development within 30 metres of an Earth
Science Area of Natural and Scientific Interest on
Schedule K (Mod 47.).

As per City pre-consultation an
EIS is not required. Not within 30
metres of an Earth Science Area
of Natural and Scientific Interest

4.7.8

Environmental Impact
Statement

A severance within 30 metres or Any proposed
development within 120 metres of a natural
heritage system feature not designated in the
Plan in the rural area; and Any development
proposed within 30 metres of a natural heritage
system feature not designated in the Plan in the
urban area (Mod 47.)

As per City pre-consultation an
EIS is not required. Not within
120 metres of a natural heritage
system feature not designated in
the Plan in the rural area; and Any
development proposed within 30
metres of a natural heritage
system feature not designated in
the Plan in the urban area

4.7.4

Having regard for the policies outlined, the rezoning of 1.23 ha of land to a rural commercial use is compatible with the
surrounding community context as well as appropriate for its rural location. The Site will be added (through a lot addition)
to the existing commercial property at 1490 Dunning Road and adopt the permitted uses and zone standards of the RC3
zone. The proposed rezoning will allow for the continued, successful operation of the existing business which has generally
functioned the same since the 1970’s selling, servicing and co-existing with the surrounding rural community. Moreover,
considering the proposed location of the rezoning, there remains room for an appropriate setback to the adjacent land use.
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The proposal has also been reviewed in context with Section 4.0 of the Official Plan (Review of Development Applications).
Through the planning analysis it was determined that the proposal does not trigger the policies (requirements) identified
in Section 4.2 and not anticipated to cause adverse impacts on the surrounding land uses.
Further, OPA 150 did not result in a change to the Plan that would preclude a land use planning decision for the proposed
ZBLA. It is our opinion that this application for a ZBLA is consistent with the policies of the City of Ottawa Official Plan.

ZONING BY-LAW 2008-250
While the Official Plan sets out general land use patterns in the City, the Zoning By-law regulates the location, scale and
type of land use in accordance with the general direction and policies outlined in the Official Plan. The Site is zoned
RR[515r]-h (Rural Residential) in the City of Ottawa Comprehensive Zoning By-law 2008-250 (as amended). The holding
symbol (h) associated with the Site permits specific interim uses until the holding symbol is removed. These include:
•
•
•
•
•
•

Agriculture
Forestry
One detached dwelling
Group home
Home-based business
Home-based day care and secondary dwelling unit

The holding symbol can be removed by amendment to the By-law upon approval of plan of subdivision or approval of a
consent application.
Once the holding symbol is removed, the zone will permit residential uses that are compatible with the rural residential
character of the surrounding rural context. These uses include:
•

Bed and breakfast

•

Home-based business

•

Community garden

•

Home-based day care

•

Detached dwelling

•

Retirement home, converted

•

Group home

•

Secondary dwelling unit

The Performance Standards of the RR zone will still apply to the retained lot and include in addition to the general provisions
of the By-law the standards outlined in Table 2. The property at 1430 Dunning Road would continue to meet the zone
specific as well as general provisions in the Zoning by-law as noted below.
Table 2: RR Zone Performance Standards
Zoning Mechanism

Standard
m2

Proposed Retained Lot (1430 Dunning Road)

Minimum Lot Area

8000

Minimum Lot Width

50 m

~300 m (Existing)

Minimum Front Yard Setback (Royal Maple Dr)

10 m

~440 m (Existing)

Minimum Rear Yard Setback (RC3 Zone)

10 m

~30.48 m

Minimum Interior Yard Setback (all other lot lines)

6m

~360 m (Existing)

Minimum Corner Yard Setback (Dunning Rd)

10 m

~20 m (Existing)

Maximum Building Height – Principal Building

11 m

~10 m (Existing)

Maximum Lot Coverage

15%

~2%
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PROPOSED ZONING AMENDMENT
As noted above, a ZBLA for the Site will be required to allow for the planned extension of an existing rural commercial use
located at 1490 Dunning Road. The application proposes to rezone 1.23 ha (3.0 ac) of lands zoned Rural Residential
(RR[515r]-h) to Rural Commercial Subzone 3 (RC3) to permit the intended extension of the rural commercial use on the
Site (Figure 6).
Figure 6: Proposed Zoning Amendment

The purpose of the RC3 zone includes:
•
•
•

permit the development of highway and recreational commercial uses which serve the rural community and visiting
public in areas mainly designated as General Rural Area in the Official Plan
accommodate a range of commercial uses including services for the traveling public as well as agriculture-related,
vehicle-oriented and construction products and services
regulate development in a manner that has a minimal impact on the surrounding rural area or villages
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A wide variety of uses are permitted within the RC3 zone. The permitted uses as it relates to the existing rural commercial
use located at 1490 Dunning Road includes heavy equipment and vehicle sales, rental and servicing and retail. Note that
retail within the rural commercial zone is limited to the sale of agricultural, construction, gardening or landscaping-related
products, equipment or supplies. These uses currently exist.
The Performance Standards of the RC3 subzone that would apply to the Site and include in addition to the general
provisions of the By-law are listed in Table 3.
Table 3: RC3 Zone Performance Standards

Zoning Mechanism

Standard

Proposed with Lot Addition
(1490 Dunning Road)

Minimum Lot Area

8,000 m²

~24,000 m²

Minimum Lot Width

60 m

~150 m

Minimum Front Yard Setback (Wilhaven Dr)

10 m

~32 m (Existing)

Minimum Rear Yard Setback (Abutting Residential Zone)

10 m

~70 m (Existing)

Minimum Interior Yard Setback (n/a)

6m

n/a

Minimum Corner Yard Setback (Dunning Rd)

10 m

~18 m

Maximum Building Height – Principal Building

11 m

~8 m (Existing)

Maximum Lot Coverage

20%

~3%

The existing commercial property located at 1490 Dunning Road, along with the area proposed to be rezoned, meets and
will continue to meet the performance standards identified for the RC3 zone (Table 3) which are either the same or more
restrictive (lot coverage) of the current rural residential zone in which the lands are currently within. In addition, the
proposed extension of the zone boundary and resulting change in land use complements the existing commercial site as
well as respects the character of the area and surrounding rural context maintaining its existing rural commercial uses.
Approval of this ZBLA will allow for the orderly extension to an existing rural commercial use that is keeping with the rural
character of the area. Further, the necessary zoning amendment will not require a change to the performance standards
that currently apply to the RC3 zone or the existing rural commercial use at 1490 Dunning Road. It is our opinion that this
Application for a ZBLA is in keeping with the intent of the Zoning By-law.

CONCLUSION
This report has presented the land use planning rationale for the proposed amendment to the City of Ottawa Zoning ByLaw 2008-250. The proposed amendment is to rezone 1.23 ha (3.0 ac) of Rural Residential Land zoned RR[515r]-h to
Rural Commercial zoned RC3.
Based on the planning analysis conducted, it can be concluded that the proposed application is consistent with the policies
and objectives of the Provincial Policy Statement, City of Ottawa Official Plan and Zoning By-law. The proposed change in
land use is appropriate and compatible with the surrounding rural context, ensuring the long-term success of this valuable
rural commercial use. It is our opinion that this proposal will result in good land use planning.
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Sincerely,
Parsons Inc.

Brandon Jarvis
Planner
Ottawa Operations
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Pamela Whyte, MCIP, RPP, LEED AP
Manager of Planning
Ottawa Operations
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