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1.0
INTRODUCTION

1

Fotenn Consultants Inc., acting as agents for 2B Developments, is pleased to submit the enclosed Minor Zoning
By-law Amendment, and Site Plan Control Applications to facilitate the proposed development on the lands
municipally known as 27 O’Meara Street in the City of Ottawa.

1.1

Property History

The property owner has previously received permits for the demolition of the formerly existing single-detached
dwelling and construction of an as-of-right triplex building. As per the historic aerial imagery as referenced
through the City of Ottawa’s GeoOttawa database, the previously existing building on the subject property had
existed since at least 1928.

1.2

Purpose of Applications

The purpose of the enclosed applications are to seek permission to construct a four-storey, eight-unit residential
building for which a minor zoning by-law amendment will be required to address non-conformity with certain
zoning by-law provisions. A site plan control application will also be required.
The planning applications as required are detailed below:
Minor Zoning By-law Amendment (ZBLA)
In order to permit the proposed development, relief from certain provisions of the Zoning By-law is required. The
enclosed Minor Zoning Bylaw Amendment Application will request relief in the following three (3) categories:
⁄
Increase total residential units permitted.
⁄
Reduce permitted side yard setbacks.
⁄
Reduce required communal rear-yard amenity space.
The requested zoning by-law amendments are discussed in further detail below.
Site Plan Control (SPC) Application
In addition to the Minor Zoning By-law Amendment (ZBLA), a Site Plan Control (SPC) application is also
submitted as part of the application package.
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2.0
SURROUNDING AREA AND SITE CONTEXT
2.1

2

Subject Property

The subject property is located in Kitchissippi Ward in the established neighbourhood of Mechanicsville within
the greater Hintonburg community of the City of Ottawa.

Figure 1 Site Context Aerial.

The subject property is an interior lot consisting of an area of 464.5m2 (5,000 ft2) with 12 metres of frontage along
O’Meara Street and a lot depth of 38 metres. The property was until recently occupied by a single-detached
residential building and associated accessory buildings at the rear of the lot. The aforementioned buildings were
demolished in the summer of 2019.
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Figure 2 Subject Property 2018. The building has since bee demolished.

Figure 3 Streetscape Context 2018.
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2.2

Surrounding Area and Community Context

The north half of the Mechanicsville/Hintonburg neighbourhood, north of Wellington Street West, consists of
predominantly detached homes in a variety of architectural styles while also containing many semi-detached
homes, townhouses, and low-rise apartment buildings.
Many buildings in this area have been located close to the street creating a direct interface with the public realm
and a pedestrian-oriented neighbourhood with a close-knit lot fabric. Numerous amenities are located within
walking distance of the subject property including the Bayview LRT Station, Tunney’s Pasture federal
employment lands, retail establishments on Wellington Street West, the Hintonburg Community Centre, the Tom
Brown Arena, as well as numerous schools and parks.
The abutting street network provides access to a range of daily goods and services, employment opportunities,
various residential communities, and access to the central downtown and business district by means of active,
public, and private modes of transportation.

Figure 4 Nearby Community Features.

The area surrounding the subject property can be summarised as follows:
1. Subject Property.
2. Wellington Street/Somerset Street - Traditional Mainstreet.
3. Bayview Friendship Park.
4. Tom Brown Arena.
5. Scott/Albert Street Arterial Roadway and Multiuse Pathway.
6. Bayview LRT Station within 400 metres of the subject property.
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To the North:
The neighbourhood directly north of the subject property is characterized by low-rise residential dwellings with
mostly single-detached and semi-detached dwellings. Key amenities north of the subject property include
Bayview Friendship Park, the Tom Brown Arena, and the Innovation Centre. Important transportation routes
including the Scott/Albert Street Corridor and Sir John A Macdonald Parkway and multiuse pathway, are also
located north of the subject property.
To the East:
Directly east of the subject property are a series of low-rise residential-use buildings of two (2) three (3), and four
(4) storeys. The Bayview LRT Station is also within an approximately 400 metre walk. Further east of the Subject
Property is the Plante Pool Recreation Centre, Chinatown, Little Italy, the future site of the new central library,
and Downtown Ottawa. 959 Wellington St W, a 10-storey mixed-use building is located 100 metres east of the
subject property.
To the South:
Immediately south of the subject property is the two-storey Causeway Centre, an employment, economic
development and training organization. Further south, the Wellington/Somerset Street traditional mainstreet
corridor is an active shopping street, with a range of retail uses including small-scale food retail uses, social
service organizations, retail businesses, and restaurants. Approximately one (1) kilometre south of the subject
property is access and egress to Highway 417.
To the West: Immediately west of the subject property is a neighbourhood consisting of predominantly singledetached, semi-detached, and townhouse residential buildings. City parks such as Stirling Carruthers Park,
Parkdale Park, and McCormick Park are also east of the subject property. Tunney’s Pasture employment lands
and LRT Station are also located west of the subject property.

Figure 5 Community Amenities.
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2.3

Transportation Network + Road Network
Road Network

Figure 6 Schedule E - Urban Road Network.

The subject property is well serviced with respect to the existing road network. O’Meara Street is identified as an
Existing Collector on Official Plan Schedule E (City Road Network). Collector roads are designed and intended to
facilitate a moderate traffic flow and serve to move traffic towards higher-order roadways such as Arterials and
Highways.
O’Meara Street is in close proximity to three Arterial Roadways as indicated on Schedule E; Wellington/Somerset
Street, Parkdale Avenue, and Scott/Albert Street. Arterial Roadways are roads within the City that carry higher
volumes of traffic to local and regional destinations. These roadways function as major public and infrastructure
corridors that are intended to accommodate not only vehicular traffic but also pedestrians, public utilities,
cyclists and public transit as well.
Furthermore, the subject property is located within close proximity of the Sir John A Macdonald Parkway,
offering connectivity to major collectors and key destinations. As mentioned previously, access and egress to
Highway 417 is located less than one (1) kilometre south of the subject property.
Cycling Network
The subject property is well served by the greater cycling and active transportation network, with existing multiuse pathways (MUPs) along the Scott Street Transitway/ Confederation Line LRT and the Trillium LRT line. The
nearby cycling infrastructure also connects to the Sir John A. Macdonald (SJAM) pathway, which serves as a
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major cycling route along the Ottawa River. Future planned routes as indicated on Schedule C – Primary Cycling
Network of the Official Plan are proposed along Wellington Street West/Somerset Street and Gladstone Avenue
and will serve to expand bicycle and active transportation options in the area.

Figure 7 Schedule C - Primary Cycling Network.

Public Transportation
The subject property is optimally located in proximity to various public transit options. 27 O’Meara Street is
within 400 metres of the Bayview LRT Station; a key hub for both the Confederation and Trillium LRT Lines.
Additionally, the subject property is served by multiple local bus routes, with stops at key destination and
transfer points en route. Furthermore, the Wellington/Somerset Street corridor is classified as transit priority
corridor in the on Schedule D of the Official Plan.
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Figure 8 Schedule D - Rapid Transit Network.

Figure 9 400 metre radii from Bayview Station.
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3.0
PROPOSED DEVELOPMENT
3.1

Building and Site Design

The intent of the enclosed applications are to permit the re-development of the subject property into a low-rise
apartment building containing eight dwelling units.

Figure 10 Proposed Site Plan.

The proposed building consists of four (4) storeys (10.99 metres) and eight residential units with a building
footprint of 176 square metres. Each floor will contain two residential units with seven 2-bedroom units and one
1-bedroom unit included within the building; two of which will be designed as accessible units. The basement
level will provide communal storage space for the residents of the building.
Private balconies will be provided for each unit and are located along the western façade of the building. The
building will contain two entrances accessed from O’Meara Street and located on the front-yard and eastern
side-yard facades with individual units accessed from an internal hall and stairway. The building design also
includes a prominent front entry feature, a front-yard patio, a visitor parking space (recessed into the side yard)
and large front facing windows to ensure the building’s interface with O’Meara is positive and complementary.
The façade and materiality choices, including brick masonry, and a vertical wood band on the front and rear
façade, provide a selection of cladding and colours which add visual texture to the building in a way that is
compatible with neighbouring buildings, without imitating historical styles. The fenestration pattern on both side
facades has been carefully considered to ensure window placement does not unduly impact the privacy of the
abutting side yard neighbours.
A communal amenity area will be provided in the rear yard and as mentioned above will be augmented by
private balconies on the west facing elevation of the building. As indicated in the site plan above, fourteen (14)
sheltered bicycle parking spaces will be provided in the rear yard. The garbage storage area will also be included
within the enclosed structure in the rear-yard. Access to the rear-yard amenity space will be provided via the
west side-yard along the interlock laneway.
The landscaping program includes a band of coniferous shrubs along the front property line, an interlock
laneway, and a combination of sodding, and deciduous trees located in the rear-yard amenity area.
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Revisions have been made to the building design, including reducing the floor to ceiling height, and altering the
roof design to ensure the total building height complies with the 11 metre height maximum as established for the
R4H zone.

Figure 11 Proposed Building Rendering.
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POLICY AND REGULATORY FRAMEWORK
4.1

11

Provincial Policy Statement

The Provincial Policy Statement (PPS), issued under the authority of Section 3 of the Planning Act and in effect
since April 30, 2014, provides direction on matters of provincial interest related to land use planning and
development. The Planning Act requires that decisions affecting planning matters “shall be consistent with”
policy statements issued under the Act.
The PPS emphasizes intensification in built-up areas in order to promote the efficient use of land and existing
infrastructure and public service facilities to avoid the need for unjustified and uneconomic expansion. To
achieve this goal, planning authorities must identify and promote opportunities for intensification and
redevelopment.
Section 1.1.1 (Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use
Patterns) of the PPS identifies the ways in which healthy, liveable and safe communities are sustained, including:
a)

Promoting efficient development and land use patterns which sustain the financial well-being of the
Province and municipalities over the long term;
b) Accommodating an appropriate range and mix of residential, employment, institutional (including places
of worship, cemeteries, and long-term care homes), recreation, park and open space, and other uses to
meet long-term needs;
c) Avoiding development and land use patterns which may cause environmental or public health and safety
concerns;
e) Promoting cost-effective development patterns and standards to minimize land consumption and
servicing costs;
f) Improving accessibility for persons with disabilities and older persons by identifying, preventing and
removing land use barriers which restrict their full participation in society;
g) Promoting development and land use patterns that conserve biodiversity and consider the impacts of a
changing climate.

Policy 1.1.3.1 requires that settlement areas shall be the focus of growth and development, and their vitality and
regeneration shall be promoted. Policy 1.1.3.2 states that land use patterns within settlement areas shall be
based on:
a)

Densities and a mix of land uses which:
1. Efficiently use land and resources;
2. Are appropriate for, and efficiently use, the infrastructure and public service facilities which are
planned or available, and avoid the need for their unjustified and / or uneconomical expansion;
3. Minimize negative impacts to air quality and climate change, and promote energy efficiency;
4. Support active transportation;
5. Are transit-supportive, where transit is planned, exists or may be developed.

Policy 1.1.3.4 states that appropriate development standards should be promoted which facilitate intensification,
redevelopment, and compact form, while avoiding or mitigating risks to public health and safety.
Policy 1.1.3.6 requires that new development taking place in designated growth areas should occur adjacent to
the existing built-up area and shall have a compact form, mix of uses and densities that allow for the efficient
use of land, infrastructure and public service facilities.
Policy 1.4.3 requires that planning authorities provide for an appropriate range and mix of housing types and
densities to meet projected requirements of current and future residents, in part by permitting and facilitating all
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forms of housing required to meet the social, health and well-being requirements of current and future residents,
as well as all forms of residential intensification and redevelopment. Additionally, the policy requires directing the
development of new housing towards locations where appropriate levels of infrastructure and public service
facilities are or will be available to support current and projected needs.
Policy 1.6.7.2 of the PPS requires that efficient use of existing and planned infrastructure shall be made. Policy
1.6.7.4 further specifies that a land use pattern, density and mix of uses should be promoted that minimize the
length and number of vehicle trips and support current and future use of transit and active transportation.
Policy 1.8.1 of the PPS requires that planning authorities shall support energy conservation and efficiency,
improved air quality, reduced greenhouse gas emissions, and climate change adaptation through land use and
development patterns which, among other things:
a) Promote compact form and a structure of nodes and corridors;
b) Promote the use of active transportation and transit in and between residential, employment, and
institutional uses and other areas;
e) Improve the mix of employment and housing uses to shorten commute journeys and decrease
transportation congestion.
Policy 3.2.2 of the PPS states that sites with contaminants in land or water shall be assessed and remediated as
necessary prior to any activity on the site associated with the proposed use such that there will be no adverse
effects.
Overall, the proposed development is consistent with the policies of the Provincial Policy Statement. As
part of the overall concept, the re-development offers an efficient, cost-effective pattern of growth,
capitalizing on an intensification opportunity within the city’s urban area. The subject property is also in
close proximity to significant transportation opportunities and important amenities to promote ease of
walking and cycling as an alternative to personal vehicle use for residents. Intensification of the subject
property will make efficient use of existing infrastructure, public service facilities, and will support the
City’s investment and commitment to public transit.

4.2

Official Plan (2003, as amended)

The City of Ottawa Official Plan is composed of eight (8) sections, each addressing a different aspect of the
planned function of the City as a whole. The City intends to meet it’s growth challenge by managing it in ways
that support liveable communities and healthy environments. This means that growth will be directed towards
key locations with a mix of housing, shopping, recreation and employment and that are easily accessible by
transit while also promoting and encouraging walking and cycling.
The Official Plan recognizes that concentrating growth to specific areas is required to support a high-quality
transit service and to make better use of existing roads and other municipal infrastructure. Intensification at
higher densities in nodes around transit terminals and along corridors served by transit is recognized as the most
affordable form of development.
The Official Plan addresses the pressures of growth by establishing a set of strategic objectives. Two
overarching Official Plan objectives which are applicable to the proposed development are:
1.

Managing Growth
⁄
The City will manage growth by directing it to the urban area where municipal services already exist
or where they can be provided efficiently;
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⁄
⁄
2.

Growth in the existing designated urban areas will be directed to areas where it can be
accommodated in compact and mixed-use development, and served with quality transit, walking
and cycling facilities;
Infill and redevelopment will be compatible with the existing context or planned function of the area
and contribute to the diversity of housing, employment, or services in the area.

Building Liveable Communities
⁄
Attention to urban design will help create attractive communities where buildings, open space and
transportation work well together;
⁄
Growth will be managed in ways that create complete communities with a good balance of facilities
and services to meet people’s everyday needs, including schools, community facilities, parks, a
variety of housing, and places to work and shop; and,
⁄
The City will pursue a more affordable pattern of growth that allows for more efficient use of
municipal infrastructure and reduces the need to build and maintain new infrastructure throughout
its life-cycle.

These strategic directions are developed further in the policies of Section 2.2 (Managing Growth) and 2.5
(Building Liveable Communities) as discussed below.
Managing Growth (OP Section 2.2)
Concentrating growth within the urban area makes efficient use of existing services and infrastructure and allows
for a pattern and density of development that supports transit, cycling, and walking as viable and attractive
alternatives to private automobiles. Growth will be distributed throughout the urban area to strengthen liveable
communities through intensification and infill, and new development on vacant land in designated growth areas.
In all areas, the density, mix of uses, and land use pattern will work together to make the most efficient use of
transit. Transit service is to be accessible by other active modes of transportation (i.e. walking and cycling) and
densities will be highest adjacent to transit stations. A mix of uses in close proximity to transit routes and
stations will also ensure that residents can meet many of their daily needs within the community or nearby.
Section 2.2.2 addresses the management of growth within the urban area and recognizes that intensification is
generally the most cost-effective pattern of development for the provision of municipal services, transit, and
other infrastructure. Consequently, the Official Plan employs a hierarchy of nodes and corridors for managing
growth.
Policy 1 of Section 2.2.2 defines residential intensification as the “intensification of a property, building or area
that results in a net increase in residential units or accommodation and includes:
⁄
⁄
⁄
⁄

Redevelopment (the creation of new units, uses or lots on previously developed land in existing
communities), including the redevelopment of Brownfield sites;
The development of vacant or underutilized lots within previously developed areas, being defined as
adjacent areas that were developed four or more years prior to new intensification;
The conversion or expansion of existing industrial, commercial and institutional buildings for residential
use; and,
The conversion or expansion of existing residential buildings to create new residential units or
accommodation, including secondary dwelling units and rooming houses.”

Policy 11 of Section 2.2.2 identifies target areas for intensification including underutilized sites in the General
Urban Area like 27 O’Meara Street, and especially in close proximity to Transit Priority Corridors, future LRT
Stations, and established Arterial Mainstreet Commercial Areas are areas where intensification is encouraged.
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Both St. Laurent Boulevard and Ogilvie Road are classified as Transit Priority Corridors within the Official Plan
and in close proximity to the subject property.
The proposed development constitutes residential intensification as defined by the Official Plan. The
planned development efficiently intensifies the site in an area best suited for higher density residential
development and currently well served by community facilities, commercial services, park spaces, and
transportation options. The redevelopment and intensification of the subject property will further
complement the existing neighbourhood and services including recent investments in the rapid transit
network.
Through providing a low-rise, residential building with predominantly two-bedroom units, the proposed
design will ensure that this infill project will be compatible with the existing context and planned function
of the area while also contributing to the increased inventory and diversity of housing.
The proposed mass and design of the building represents an important investment in a building typology
commonly referred to as the ‘missing’ middle’ and is compatible in scale with the existing building
inventory/planned function of this zone and will assist in meeting the growing demand for compact,
efficient, and walkable urban living within the City of Ottawa.
4.2.4 Land Use Designation
The subject property is designated General Urban Area on Schedule B: Urban Policy Plan of the Ottawa Official
Plan. Schedule B assigns land use designations to properties within the City.

Figure 12 Schedule B - Official Plan Land Use Designation
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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, leisure, entertainment and institutional uses.
Specifically, relevant policies under the General Urban Area Designation include:
Policy 1: General Urban Area areas are designated on Schedule B. The General Urban Area designation permits
many types and densities of housing, as well as employment, retail uses, service, industrial, cultural, leisure,
greenspace, entertainment and institutional uses.
The proposal will provide additional housing opportunities in the community in the form of a welldesigned, low-rise residential building.
Policy 3: Building height in the General Urban Area will continue to be predominantly Low-Rise. Within this
range, changes in building form, height and density will be evaluated based upon compatibility with the existing
context and the planned function of the area. Secondary plans or zoning that currently permit building heights
greater than four storeys will remain in effect.
The proposed zoning by-law amendment and site plan control applications to permit a low-rise,
residential building are consistent with the planned function of the area as a whole. Through providing a
low-rise (11 metre) built-form, the design meets the intent of the General Urban Area Policies.
The building design, including the massing and height are considered appropriate and compatible given
the size of the site and nearby built-form, allowing for an appropriate level of intensification. The rear yard
setbacks, building orientation running perpendicular to O’Meara Street, and the proposed landscaping
program will provide for a compatible and appropriate transition to the abutting properties.
Policy 5: When considering a proposal for residential intensification through infill or redevelopment in the
General Urban Area, the City will:
a.
Recognize the importance of new development relating to existing community character so that it
enhances and builds upon desirable established patterns and built form;
b.
Apply the policies of Section 2.5.1 and Section 4.11;
c.
Consider its contribution to the maintenance and achievement of a balance of housing types and
tenures to provide a full range of housing for a variety of demographic profiles throughout the General
Urban Area;
The development provides a residential low-rise building contributing to a broad and varied mix of
residential typologies and units in the immediate area to foster a vibrant and diverse community in close
proximity to key amenities and the transit system.
The four-storey residential building proposed represents intensification that is sensitive to the existing
community character and provides a building typology often missing in Ottawa’s current development
context.
4.2.5 Building Liveable Communities
Section 2.5 proposes that Ottawa’s communities be built on the basics of appropriate and affordable housing,
ample greenspace, places for people to shop, socialize, and play nearby, access to community services, and
workplaces within a reasonable commute. More liveable communities will be created by focusing more on
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community design and through engaging in collaborative community building, particularly around established
neighbourhood hubs and nodes including mixed-use centres and main streets.
Section 2.5.1 (Urban Design and Compatibility) sets out design and compatibility objectives, principles, and
policies applicable to intensification and infill development within the urban area. The policies states that
compatible development is development that enhances an established community and coexists with existing
development without causing undue adverse impact on surrounding properties.
The City guides the built environment using design objectives within Section 2.5.1 that are broadly stated and
are intended to be applied to all land use designations. Design principles provide further detail on how each of
the objectives may be achieved.
The following objectives are considered the most applicable to the proposed development:
To enhance the sense of community by
creating and maintaining places with their
own distinct identity.

The proposal enhances the sense of community by responding
to the surrounding built-form and character of the area, through
massing and high-quality materiality; brick masonry and wood
paneling.
The proposed development seeks to redevelop and intensify a
low-density site, located in close proximity to current and future
transit infrastructure and the established and nearby Arterial
Roadways, thereby advancing the objectives of the Official Plan
and implementing the City’s vision for intensification. The
proposed building will provide additional housing options in
proximity to transit, retail, employment, and other amenities,
contributing to the evolution of a more complete community.

To define quality public and private spaces
through development.

The building as proposed defines quality public and private
spaces by proposing a building that better defines the street.
The proposed building will offer a high-quality design through
utilising materials such as wood cladding and brock masonry.

To create places that are safe, accessible
and are easy to get to.

The building proposes additional options for residential uses
with adequate glazing and outdoor amenity spaces that
improve passive surveillance along the street.
The proposed development and the overall concept for the
property will help to promote a vibrant and safe environment
along this segment of O’Meara Street.

To ensure that new development respects
the character of existing areas.
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The design of the building contemplates a built form that is
compatible within the existing context and the planned function
of the area. The four (4) storey design and built-form responds
to the policies established for low-rise building heights within
the General Urban Area, and the height provisions of the
application R4H zone, while also providing ample setbacks,
ensuring that the rear and side-yards interface appropriately
with the existing low-rise community.
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To consider adaptability and diversity by
creating places that can adapt and evolve
easily over time and that are characterized
by variety and choice.

The proposal considers adaptability and diversity by
intensifying an existing single-detached property and providing
additional accommodations for new residents.

4.2.6 Compatibility
In order to achieve compatibility of scale and use requires a careful design response that appropriately
addresses impacts generated by infill or intensification. The policies of Section 4.11 in the Official Plan are
intended to set the stage for requiring both high-quality urban design in all parts of the City and design
excellence in design priority areas.
The urban design and compatibility policies of the Official Plan have been recently amended to better align with
the City’s overarching objectives. The purpose of the updated policies is to establish criteria for high-quality
urban design. The City will therefore evaluate the design and compatibility of a development in context with the
policies below and the design objectives in Section 2.5.1.
The proposal promotes the policies of Section 4.11 as follows:
Views

Given the 11 metre height of the building and the surrounding built context, no
historic or significant views will be adversely impacted by the proposed
development.

Building Design and
Compatibility

The provision of a low-rise, residential, apartment building will represent a fitting
addition to this area. The façade and materiality choices, including brick masonry,
façade articulation, and a vertical wood band on the front and rear elevation,
provide a selection of cladding and colours which add visual texture to the
building in a way that is compatible with neighbouring buildings. The window
pattern of the building has been designed to ensure placement does not unduly
impact the privacy of the neighbours.
The building design also includes a prominent front entry feature, a front-yard
patio, and large front facing windows to ensure the building’s interface with
O’Meara Street is positive and complementary.
The yard setbacks, building orientation, rear-yard communal amenity space, and
the proposed landscaping program compliment the design approach and assist in
mitigating potential concerns regarding noise and privacy impacts on the
surrounding community.

Massing and Scale

At 11 metres in height the proposed building adheres to the zoning by-law
provision and provides a context sensitive building form.
The surrounding built context is comprised of various buildings at and above the
4-storey built form of the proposal. Moreover, the Causeway Centre, immediately
across from the subject property on the south side of O’Meara Street stands
significantly taller than the nearby existing residential built form.
Due to the relative massing and scale of the proposed building no significant
impacts related to noise or air quality are expected as a result of the proposed
development. Furthermore, the low-rise built-form and massing of the proposal
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ensures that this building will not have any significant shadowing impacts on
nearby properties or the public realm.
Outdoor Amenity Areas

The proposal includes private decks/balconies for each individual unit. The 105m2
of outdoor communal amenity space is landscaped with shrubs and trees and is a
well-designed, usable area meant for the communal use of the residents.

Overall, the proposed development meets the policies of the Official Plan, including the Urban Design and
Compatibility policies of Sections 2.5.1 and 4.11.
The proposed development conforms to the policies on the Official Plan by intensifying the subject
property with a low-rise, residential building, in a location that is in proximity to transit routes and
community amenities. The proposal contributes to the redevelopment on a currently low-density site. The
additional housing will provide new opportunities for people to live in proximity to parks, schools, transit
routes, and retail, employment, and entertainment uses.

4.3

Scott Street Secondary Plan and Community Design Plan

The intent of the Scott Street Secondary Plan and Community Design Plan is to guide intensification to certain
locations of the plan area while maintaining the low-rise character in other areas. Given the proximity to LRT
network, the active transportation network, and major employment hubs such as Tunney’s Pasture, the SP
acknowledges that there is potential for significant population and employment growth within the bounds of the
Scott Street Plan area.
The SP and CDP indicates the relationship between the low-rise areas of the community and the areas that are
appropriate for greater intensification with increased density and taller buildings. The policies of the Secondary
Plan are based on the previously established Community Design Plan for Scott Street, developing many of the
key objectives therein into statutory policy.
Goals and Principles of the Plan
The objective of the Scott Street Secondary Plan is to describe a planning and growth strategy for the
community to allow for intensification in appropriate locations that are transit supportive. The specific goals and
principles of the plan are as follows:
⁄
⁄
⁄
⁄
⁄
⁄

Reinforce and respect the character of existing neighbourhoods;
Establish a vibrant, diverse and attractive mixed use centre and secondary mainstreets;
Integrate higher density development strategically and sensitively;
Enhance and interconnect the open space network;
Improve mobility connections and create complete, inviting streets; and
Promote design excellence.

Land Use Designations
As shown on Schedule A - Land Use Plan of the Secondary Plan, the Subject Property is within a designated
Low-Rise Residential neighbourhood. These neighbourhoods are designated to contain low-rise residential and
other non-residential uses.
The land uses permitted in the General Urban Area designation in the Official Plan are also permitted in the LowRise Residential designation of this Secondary Plan.
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Figure 13 Schedule A - Land Use Plan - Scott Street Secondary Plan.

Building Heights
Maximum building heights within the Low-Rise Residential designation are indicated on Schedule B - Maximum
Building Heights and subject to the following policies:
⁄
The maximum permitted building height in Mechanicsville is four storeys, in north Hintonburg is three
storeys and in Wellington Village is three storeys.
⁄
The Neighbourhood Lines follow the existing lot fabric. Any future lot consolidation or subdivision of land
will not change the location of the Neighbourhood Lines.
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Figure 14 Schedule B - Maximum Building Heights - Scott Street Secondary Plan.

As per schedule B above, the maximum permitted height for the subject property and surrounding area is
three (3) storeys, low-rise.
Movement and Mobility
The SP establishes key moblity policy direction to ensure appropriate growth in the plan area. Key
considerations include:
⁄
The area will be significantly mixed use and comprised of residential, office, retail and services which will
shorten trip making and reduce auto use for these types of trips;
⁄
There is potential for reduced parking supply rate for future growth/development to promote other travel
modes and discourage auto use; and
⁄
Connectivity to the area’s city-wide sidewalk and multi-use pathway system will greatly improve cycling
and walking facilities.
The proposed re-development of the subject property to a low-rise, multi-unit, residential building
promotes the objectives of the Secondary Plan and complements the established character of the
surrounding neighbourhood. Through proposing a low-rise, 8-unit development, the project also
implements a modest level of intensification in the area as encouraged by both the Secondary plan and
the Official plan for properties in close proximity to transit facilities. Although the proposal is for a 4-
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storey building within an area identified for a three storey maximum, the design of the building is such
that it respects the prescribed 11-metre height limit by lowering the finished grade and the floor to ceiling
heights within the building. As a result, the overall building design and height allows the building to read
comparably as a three storey building in height and is certainly consistent with the alternative and more
typical approach of partially sinking the first floor such that it is classified as a basement and not a floor.
Overall, the proposal is consistent with the overall intent and purpose of the Official Plan and moreover,
the proposal succeeds in integrating higher density development strategically and sensitively and in
doing so reduces dependence on personal automobile use.

4.4

Scott Street Community Design Plan

The overarching purpose of the Scott Street Community Design Plan (CDP) is to direct growth in the Westboro,
Hintonburg, Tunney’s Pasture regions in the City of Ottawa. The CDP indicates that substantial growth is
anticipated for the areas between Holland and Parkdale, and the areas north of Scott Street. Intensification at a
lower scale and light-density increases are also intended for areas which are within the “Neighbourhood Line” as
indicated on the Land Use map within the CDP.
Moreover, an overarching principle of the CDP is described as emphasising the reinforcement and respect of the
existing character of the neighbourhoods which make up the plan area. This is to be accomplished by
maintaining the existing zoning and encourage low-rise residential infill.
The CDP goes on to describe the conditions of the area surrounding the Subject Property as predominantly
detached and semi-detached residential buildings, townhomes, and low-rise apartment buildings.
The proposed development offers appropriate intensification in the area while also respecting the
existing built form, lot fabric, and character of the community as recommended within the CDP.

4.5

Urban Design Guidelines for Low-rise Residential Infill

In 2012, the City of Ottawa established a set of guidelines to establish a basic framework for the physical layout,
massing, functioning and relationships of infill buildings to their neighbours.
In general, the aim of the guidelines is to help create infill development that will:
⁄
Enhance streetscapes
⁄
Support and extend established landscaping
⁄
Be a more compact urban form to consume less land and natural resources
⁄
Achieve a good fit into an existing neighbourhood, respecting its character, and its architectural
⁄
and landscape heritage
⁄
Provide new housing designs that offer variety, quality and a sense of identity
⁄
Emphasize front doors and windows rather than garages
⁄
Include more soft landscaping and less asphalt in front yards
⁄
Create at grade living spaces that promote interaction with the street
⁄
Incorporate environmental innovation and sustainability
Since these Guidelines were created in 2012, Council has adopted two sets of infill zoning regulations affecting
one- to four-storey residential dwellings. The zoning regulations known as Infill I and Infill II have implemented
provisions impacting the use of lands in the front and corner side yards including amount of landscaping, rear
lane access, driveway widths and on-site parking, as well as front door orientation under the banner of the
Mature Neighbourhoods Streetscape Character Analysis.
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The design proposed is informed by the relevant regulations and guidelines for low-rise residential infill
and follows the existing character of the neighbouring properties while also implementing modern design
styles and materiality. A Streetscape Character Analysis, as discussed in greater detail below, has also
been included in this application.

4.6

Supporting Studies

Site Servicing
The Adequacy of Public Servicing Report, prepared by EAU Structural and Environmental Services and dated
August 6th, 2019, found that there is adequate water supply for domestic use and firefighting, the existing water
pressure is adequate for the proposed development, and that the expected sanitary sewage flow will be handled
by the proposed sanitary connection and existing municipal infrastructure.
Stormwater Management
A Stormwater Management Report for the proposed development, prepared by EAU Structural & Environmental
Services and dated August 6th, 2019, identified appropriate stormwater quantity control measures. With the
recommended roof drainage plan, the stormwater release rate from the roof will be controlled to an acceptable
runoff rate, while runoff from the rest of the site will be similar to pre-development levels. The report also
identifies erosion and sediment control measures to be implemented during construction. The report states that
the proposed development has been designed to be environmentally friendly with permeable landscape around
the building and grass in the rear.
Tree Disclosure Report
A Tree Disclosure Report prepared by IFS Associates and dated July 24th, 2019 states the property holds no
trees over 50cm in diameter, nor are there any similar sized trees on adjacent private property. Further, no trees
are present on nearby city-owned land. Consequently, there are no relevant trees to disclose.
Environmental Site Assessment
DST Consulting Engineers prepared a Phase 1 Environmental Assessment (ESA) to Ontario Regulation 153/04
standards for the subject property in August 2019. On the basis of the Phase 1 findings, no Phase 2 ESA was
recommended. The report recommends that a project-specific designated substances survey (DSS) be
completed to assess the presence of designated substances that may be disturbed during the renovation
activities at the Site.
Geotechnical Investigation Report
A Geotechnical Investigation Report for the proposed development, prepared by EAU Structural & Environmental
Services and dated August 6th, 2019 indentified the general subsurface conditions at the site by means of a
limited number of test pits and, based on the factual information obtained, to provide engineering guidelines on
the geotechnical design aspects of the proposed development, including construction considerations that could
influence design decisions. The report recommended that the design drawings be reviewed by the geotechnical
engineer as the design progresses to ensure that the guidelines provided in this report have been interpreted as
intended.

4.7

City of Ottawa Comprehensive Zoning By-law

The property is currently zoned Residential Fourth Density, Subzone H – (R4H), in Ottawa Zoning By-law 2008250, as shown on Figure 15. The intent of the Residential Fourth Density Zone is to accommodate predominantly
low-rise, residential built-form of up to a height of four storeys on lands designated “General Urban Area” in the
Official Plan.
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The R4H Zone is applied to allow a wide mix of residential building forms ranging from detached to low rise
apartment dwellings and to regulate development in a manner that is compatible with existing land use patterns
so that the mixed building form and residential character of a neighbourhood is maintained or enhanced.
The R4H zone permits low-rise apartment buildings up to a maximum of four storeys, but restricts the number of
units to four (4), as per Table 162B. The following Zoning By-law provisions apply to the subject property with
compliance indicated in the far right column.
Selected R4H Zoning By-law Provisions:
Provision

Performance Standard

Proposed

Lot Width (m)

Min: 12

12.21 m



Lot Area (m2)

Min: 360

464



Height (m)

Max: 11 m*

10.99 m



Front Yard Setback
(minimum)

Average of abutting lots: (7.37+1.17)/2 = 3.9m,
capped at 3 m

4.27 m



Rear Yard Setback (m) Min. 30% of lot depth: 38.11*0.3 = 11.43 m
25% of lot area: (11.43*12.18)/464 = 0.30

11.43 m
30%




Interior Side Yard (m)

E: 1.5 m
W: 3.25 m
E: 1.5 m
W: 3.25 m




Min. 1.5 m for the first 21 m
Min. 6 m after the first 21 m

x
x

Projections

Stairs: in the case of the front yard: no closer than

Front stairs: 1.67 m



Unit count

Max. 4 units permitted for “apartment, low-rise” use

8 units

x

Parking (Area X)

Residential + Visitor: none for first 12 units = 0 spaces

0 spaces



Required bicycle
parking

0.5 per unit: 0.5*8 = 4 spaces
50% horizontal, may be located in any yard, max. 15
spaces in landscaped area

8 spaces

Walkways

Must extend from driveway to door or sidewalk to
door- max. 1.25 m width

Width: 1.22 m



Waste management

Min. 1.2 m path to street
Storage as per Solid Waste Management By-law
Garbage Storage in indoors/rear yard

2.2 m path to street,
Compliant
In basement.




Landscaping

Min. 30% of lot area: 464*0.3 = 139m2

33% soft landscape
(152.7 m2)



Amenity Area

15m2/unit for first 8 units: 15*8=120 m2
100% of required area must be communal, 80% soft
landscaped (96m2) and located at-grade in rear yard

105 m2
105m2 communal
(100%) soft
landscaped
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Figure 15 Zoning Map.

Streetscape Character Analysis

The subject property is covered by the Mature Neighbourhoods Overlay and therefore a Streetscape Character
Analysis is required to confirm zoning performance standards related to front yard landscaping, location of
parking, driveway width, and front door location. A Streetscape Character Analysis was submitted to the City of
Ottawa.
On August 26, 2019, City staff confirmed that the following Character Groups apply:
/
Front Yard Character Group B: Landscaped front yard in front of the house.
The proposed development has a mix of soft and hard landscaping across the entire front wall of the
building, a permitted pattern for Character Group B.
/
Parking and Driveways Character Group B: Low streetscape impact from on-site parking.
A 2.95 metre walkway is proposed along the side of the building.
/
Main Door Character Group A: Main door facing the street.
There is a principal entranceway for all units facing the front lot line. A secondary door faces the side lot
line.
Based on the results of the Streetscape Character Analysis, the proposed development conforms to the
zoning provisions of the Mature Neighbourhood Overlay.
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Residential Fourth Density (R4) Zoning Review
The R4 Zoning Review was initiated by the City of Ottawa in January 2016 to address the development of
unlicensed de-facto rooming houses, or “bunkhouses” in the R4 zone. Phase 1 of this study concluded in June
2018 with a zoning amendment that clarified the definitions of “rooming house” and “dwelling unit” in the zoning
by-law, closing loopholes.
Phase 2 is intended to address the persistent low rental vacancy rate in the City’s inner-urban neighbourhoods
by developing policies that encourage well designed and context-sensitive low-rise multi-unit infill housing.
While this Phase is ongoing and recommendations have not yet been published, Fotenn believes that the
proposed development helps to address the study objectives by providing low-rise infill housing. Furthermore,
because guidelines and policies have not yet emerged, the Site Plan Control and Minor Zoning By-law
Amendment processes allow Staff sufficient oversight to review the development and ensure that it is
appropriate and compatible.
The proposed development represents well-designed, context sensitive intensification within an innerurban neighbourhood. The Zoning By-law Amendment and Site Plan Control Process are an appropriate
approvals pathway for this scale of development while Phase 2 of the R4 Zoning Review is still underway.

Requested Zoning Amendment

In order to permit the proposed development, certain provisions of the Zoning By-law is required.
Relief from the following provisions is therefore requested through the enclosed minor Zoning By-law
Amendment Application:
⁄
To permit a total of eight residential units, whereas the Zoning By-law permits a maximum of four units
for an apartment, low rise;
⁄
To permit a reduced east side yard setback of 1.5 metres beyond the first 21 metres whereas the Zoning
By-law requires an interior yard setback of 6m beyond the first 21 metres;
⁄
To permit a reduced west side yard setback of 3.25 metres beyond the first 21 metres whereas the
Zoning By-law requires an interior yard setback of 6m beyond the first 21 metres; and
⁄
To permit a reduced total area of required communal amenity space in the rear-yard of 105 m2 whereas
the Zoning By-law requires 120 m2.
1.
Unit Count
As part of the City’s Residential Fourth Density Zoning review, Staff have indicated that in particular,
inappropriate limits on the permitted number of units has become a pressing obstacle in the creation of the
much needed, “missing middle”, in the form of walk-up apartments and stacked dwellings in established
residential communities. It should also be noted that a hypothetical four-unit proposal within the same building
envelope could contain as many or more bedrooms, ultimately resulting in a similar number of residents overall.
Moderate intensification through the proposed increase in the number of units, from 4 to 8 units is supported by
policies in the Provincial Policy Statement, the Official Plan, and the Secondary Plan and represents a type of
housing in form and scale as promoted in these policy documents.
Recent increased development activity in the Hintonburg and Westboro communities is in large part due to
substantial public investments in services and infrastructure, including parks, community centres and schools,
and most recently, the Confederation Line LRT. The requested increase to the number of permitted units will
help to support the City’s investments in public services and infrastructure in this neighbourhood, while
increasing the diversity of housing options in the neighbourhood. In addition, the development has been
designed to be “bike-friendly” and transit-oriented, with fourteen sheltered bicycle parking spaces provided.
Those concerns commonly raised in discussions on appropriate levels of intensification often focus on
community fit or compatibility and how well a neighbourhood can accommodate the subsequent population
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increase. Concerns such as noise, traffic, and building footprint impacts are often cited in these discussions. In
that light, the building layout and design has been carefully considered to mitigate these concerns and is in an
area well serviced by alterative transportation options and community amenities. Ultimately, the proposed
development enhances the existing and planned function of the neighbourhood as a distinct community with a
range of building typologies and residential unit types.
2.
Side-Yard Setbacks
The requested relief for the side-yard setbacks on the east and west of the property represent minor
amendments and will not impose any undue impacts on the neighbouring properties. The existing lot fabric and
building scale is quite variable in the immediate vicinity of the subject property with side-yard setbacks ranging
greatly among the existing buildings.
As indicated in the image obtained from GeoOttawa below, all properties along the block of O’Meara Street
containing the subject property (23, 27, 29, 31 O’Meara Street) provide a 0 metre setback along at least one of
the side-yard property lines. Given the existing condition along this portion of the street, the proposed 1.5
metres and 3.25 metre side-yard setbacks represent an improvement from the previous state and a substantial
move towards compliance with the zoning by-law provision.

Figure 16 Zero metre side-yard setback for neighbouring properties on O'Meara Street.

Furthermore, a 1.5 and 3.25 metres the proposed buildings setbacks are compliant on both the east and west
side-yards for the first 21 metres as established in the R4H provisions. Given total lot depth is 38.2 metres and
the rear-yard amenity space continue from the end of the building to the rear lot line for a distance of 11.4
metres, the non-complying portion of the building extends for only 5 metres on both sides. Lastly, as mentioned
above, the fenestration pattern on both side facades has been carefully considered to ensure window placement
does not unduly impact the privacy of the abutting side yard neighbours.
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3.
Rear-Yard Communal Amenity Space
A minor zoning by-law amendment is required in this instance to permit a reduction in the communal rear-yard
amenity space by 15m2 or 12.5% to accommodate the increased size of the accessory structure which will
contain both the garbage and recycling for the building as well as fourteen bicycle parking spaces; ten spaces
above the zoning requirement. As noted in the figure below, although not considered formal amenity space as
per the zoning provisions for this site, additional soft landscaped area is located on the eastern side-yard
contiguous to the rear-yard amenity space of a total area of 14m2.
It is important to note that the reduction in rear-yard amenity space is not due to a reduction in the rear-yard
setback which remains compliant with provisions of the R4H zone but rather an interest in providing bicycle
parking that exceeds the By-law minimum within an enclosed structure in the rear yard. The location of this
structure in the rear yard is considered safer and more easily accessible and convenient, when compared to a
side yard or below grade alternative, particularly given the expansive interlock access that is proposed to this
facility from the street.

Figure 17 Additional Soft Landscaped Area Indicated in Green.

The reduction will have minor impact on the residents of the building as each unit will also have access to a
private balcony. Furthermore, the surrounding community is well served by existing parks and recreation space
with four municipal parks within 300 metres of the subject property and the SJAM pathway within close
proximity as well.
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It is our professional planning opinion that the proposed Zoning By-law Amendment and Site Plan Control
applications represents good planning as follows:
/

The proposal is fully supported by all the required studies;

/

The development proposal is consistent with the intent of the Provincial Policy Statement with respect to
infill development, particularly allowing development in established urban areas where services and
infrastructure are readily available;

/

The proposed development conforms to the Official Plan policies, including the policies for the General
Urban Area which permits low-rise development up to four-storeys and the general intent and purpose
of the Scott Street Secondary Plan. Further, the proposed infill development is compact, and is
compatible with the existing height and built form of the community; and

/

The proposal also complies with the City’s urban design and compatibility criteria established in Section
2.5.1 and 4.11 of the Official Plan;
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