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Introduction

WND Associates has been retained by Tamarack (Queen Street) Corporation to assist in the application
approval process for a proposal to re-zone certain lands within the Cardinal Creek Village area for back-to-back
townhouses and to re-zone other lands for a private community building associated with adult lifestyle units
to be developed within the community.

1.1

Purpose

The purpose of the report is to review the proposed re-zoning with respect to its consistency/conformity with
the Provincial Policy Statement 2014, City of Ottawa Official Plan, Official Plan Amendment 123, and Counciladopted Cardinal Creek Village Concept Plan.

1.2

Location

The lands to be re-zoned for back-to-back townhouses are located within the Cardinal Creek Village
development, at the northwest corner of Old Montreal Road and Street 1 (Cardinal Creek Drive). The lands to
be rezoned for a private community centre are located immediately abutting the north side of Old Montreal
Road, east of Street 1 (Cardinal Creek Drive) (refer to Figure 1).

Figure 1: Aerial Photograph
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The lands to be re-zoned for back-to-back townhouses comprise Blocks 102 to 107 inclusive (hereinafter
referred to as the ‘residential lands’) on the draft M-Plan (refer to Figure 2) for this phase of development of
the Cardinal Creek Village lands and the lands to be re-zoned for a community centre comprises Block 68
(hereinafter referred to as the ‘community centre lands’).

Figure 2: Draft M-Plan, as prepared by Stantec Geomatics Ltd.
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Planning Framework

The residential and community centre lands are subject to Provincial and local municipal planning policies
contained in the following statutory and related planning documents:
•
•
•
•

Provincial Policy Statement 2014;
City of Ottawa Official Plan;
Cardinal Creek Village Concept Plan; and
Zoning By-law 2008-250.

The following sections review and analyze the proposed development in the context of the above noted
documents.

2.1

Provincial Policy Statement 2014

The Provincial Policy Statement, 2014, (“PPS”) came into effect April 30, 2014, and is meant to provide
direction on matters of Provincial interest related to land use planning and development. The document,
through the Planning Act, directs that decisions affecting planning matters “shall be consistent with” the policy
statement.
The PPS supports intensification, and contains policies that encourage a mixing of uses, especially where
redevelopment occurs within existing urban areas, and where services and infrastructure already exist to
support growth. The following policy directives in the PPS are relevant to the proposed development:
•
•

•
•

Providing a full range and mix of residential uses (s. 1.1.1b);
Implementing a land use pattern (as set out in the Cardinal Creek Concept Plan; discussed in S. 2.3 of
this report) which accommodates densities and a mix of land uses that efficiently use land and
resources; which can be accommodated with planned/available infrastructure and public service
facilities; which support active transportation through being accessible by walking/cycling; and, are
transit-supportive, where transit is planned, exists or may be developed as in this case, along Old
Montreal Road (s. 1.1.3.2.a);
Contributing to an appropriate range and mix of housing types and densities required to meet
projected requirements (s. 1.4.1); and,
Advancing a density for back-to-back townhouses which efficiently use land, resources, infrastructure
and public service facilities, and support the use of active transportation and transit (s. 1.4.3d).

Further, the PPS identifies the local Official Plan as being the most important vehicle for the implementation
of the PPS policies (s. 4.7). The implementation of the PPS in the City of Ottawa and Cardinal Creek Village
context is discussed in the following sections of this report.
The proposed re-zoning is consistent with the Provincial Policy Statement 2014.
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City of Ottawa Official Plan

The Cardinal Creek Village area is subject to the City of Ottawa Official Plan and Official Plan Amendment No.
123 (“OPA 123”), which was adopted in July 2013 to implement the Cardinal Creek Village Concept Plan (and
integrated Environmental Assessment for related infrastructure).
The residential lands are designated ‘Arterial Mainstreet’, pursuant to OPA 123 (refer to Figure 3). The
‘Arterial Mainstreet’ designation permits a broad range of uses, including retail and service commercial uses,
offices, residential and institutional uses. Such uses may be mixed in individual buildings or be developed in
separate buildings. Therefore, the proposed zoning to implement back-to-back townhouses provides for a
residential housing type permitted by the Official Plan designation.
The community centre lands are designated
as ‘General Urban Area’ in the City of Ottawa
Official Plan, as amended by OPA 123 (refer
to Figure 3). The ‘General Urban Area’
designation permits the development of a full
range and choice of housing types to meet
the needs of all ages, incomes and life
circumstances,
in
combination
with
conveniently located employment, retail,
service, cultural and institutional uses. The
community centre, which supports the
adjacent adult lifestyle residential uses, is
permitted under this designation.
The Official Plan policies state that future
development in new communities is to be
compact and efficient, as more compact
urban development promotes sustainability
by reducing travel distances, making transit
service more desirable, reducing urban
sprawl and maximizing the use of existing
infrastructure. The proposed residential and
community centre development responds to
these Plan policies by contributing to full
range of housing choices and residential
neighbourhood uses in proximity to future
commercial, institutional and transit services. Figure 3: City of Ottawa Official Plan, Schedule B, Urban Policy Plan
The proposed re-zoning conforms to the City of Ottawa Official Plan, as amended by OPA 123.
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Cardinal Creek Village Concept Plan

The community lands are delineated as ‘Residential’ on the Land Use Plan contained within Cardinal Creek
Village Concept Plan (refer to Figure 4).
Such lands are intended to accommodate
a broad range of residential housing
types, including various types of multiple
dwellings
and
other
residential
neighbourhood uses such as day care
centres, schools and places of worship.
The private community centre is
consistent in function with these other
permitted accessory uses.
The residential lands are designated
‘Mainstreet Arterial B’ on the land Use
Plan contained within Cardinal Creek
Village Concept Plan. Such lands are
intended to accommodate a broad range
of residential and non-residential uses,
including stacked dwellings, multipleattached dwellings, and low-rise to midrise apartment buildings.
One of the objectives of the Cardinal
Creek Village Concept Plan is:
“To promote opportunities for a mixture
Figure 4: Cardinal Creek Village Concept Plan, Land Use Plan
of low, medium and high density housing
forms such that approximately 3,500 units
can be accommodated at build-out”

The Concept Plan implements the Official Plan policies requiring a minimum of 10% of dwelling units shall be
apartments units (which may include alternative forms of multiple attached dwellings that achieve similar
residential densities, such as stacked or back-to-back townhouses). Further, the Concept Plan also
acknowledges the Official Plan requirement for a minimum average net residential density target of 34 units
per hectare for all residential uses.
The community centre lands are designated ‘Residential’ on the land Use Plan contained within Cardinal
Creek Village Concept Plan and, as an accessory use to the adjacent lifestyle residential housing, would be
permitted.
The proposed re-zoning conforms to the Cardinal Creek Concept Plan.
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Zoning By-law 2008-250

The northern portion of the subject residential lands
(Blocks 102-104) is currently placed in the ‘Residential
Third Density Subzone’ (‘R3Z Zone’) in By-law 2008-250,
which does not permit back-to-back townhouses. The
southern portion of the subject residential lands (Blocks
105-107) is currently placed in the ‘Arterial Mainstreet
Zone’ (‘AM (2139) Zone’), which permits a variety of
residential and non-residential uses.
A zoning amendment to implement a ‘Residential Third
Density Subzone’ (‘R3Z Zone’). A previously-established
exception (2059) may be appropriate
The subject community centre lands are currently placed
in the ‘Residential Third Density Subzone’ (‘R3Z Zone’) in
By-law 2008-250. Considered to be a ‘place of assembly’
under the definitions of the by-law, the re-zoning will
establish an exception to specifically permit this use and
establish the relevant zoning regulations related thereto
including the deletion of any parking requirements
associated with this use as the centre will serve residents
within walking distance of the centre. Such regulations Figure 5: City of Ottawa Zoning By-law 2008-250
include the following:
•
•
•
•
•
•
•

minimum lot width: 6.0m
minimum lot area: 150 sm
minimum front yard setback: 3.0m
minimum side yard setback: 1.2 m
minimum rear yard setback: 6.0 m
maximum building height: 11 m
a place of assembly use will not require any parking

While an exception was previously established to permit a community centre in a similar development
concept, the regulations required for this development are different from those in that exception.
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Conclusion

The proposed re-zoning is appropriate for the subject residential and community centre lands, and represents
good planning. Specifically, the re-zoning:
•

Contributes to a diverse range of housing opportunities within an urban residential area, close to
future commercial, institutional uses and, in walking distance to transit services, consistent with the
Provincial Policy Statement and in conformity with the Ottawa Official Plan.

•

Supports the Official Plan policies, as further identified in the Concept Plan, requiring a minimum 10%
of higher density residential uses (such as back-to-back townhouses) and an overall average density
of 34 units per net hectare.

•

Supports the Cardinal Creek Village’s achievement of a compact and efficient new community by
accommodating higher density residential uses (i.e. back-to-back townhouses) and uses which support
residential uses (i.e. the community centre), to achieve more compact urban development.

•

Contributes a private community amenity in association with the lifestyle residential units provided in
the development, which supports the achievement of a complete community.

Having had regard to the many factors discussed in this report, the proposed development satisfies the intent
of the planning policies of the Province and the City and is consistent with Cardinal Creek Village Concept Plan
and warrants the support of staff and Council.
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