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File No.: PC2024-0516 

January 24, 2025 

Connor Gallagher 
Triami Developments & Investments Inc. 
Via email: connor@tripine.ca 

Subject: Pre-Consultation: Meeting Feedback 

Proposed Zong By-law Amendment & 
Site Plan Control Application –  
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Please find below information regarding next steps as well as consolidated comments 

from the above-noted pre-consultation meeting held on December 18, 2024. 

Pre-Consultation Preliminary Assessment 

1 ☐ 2 ☐ 3 ☒ 4 ☐ 5 ☐ 

One (1) indicates that considerable major revisions are required while five (5) suggests 

that the proposal appears to meet the City’s key land use policies and guidelines. This 

assessment is purely advisory and does not consider technical aspects of the proposal 

or in any way guarantee application approval. 
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Summary of the Proposal 

 

Figure 1: Proposed Site Plan 

The Applicant is proposing to construct a low-rise apartment (3-storeys), with 30 units 

and a parking lot with 18 spaces adjacent to Duvernay Drive. A bicycle storage area is 

proposed inside the building, garbage will also be located inside the building.   

 

Figure 2: Capture of proposals’ area calculations.  
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Figure 3: Rendering West View - Fronting onto Tenth Line Road 

 

Figure 4: Rending looking South 



 

Page 5 of 22 

Next Steps 

1. A review of the proposal and materials submitted for the above-noted pre-

consultation has been undertaken.  

2.  As of June 6, 2024, planning pre-consultations are no longer mandatory as per 

the Province of Ontario’s Bill 185. If the applicant chooses to proceed with further 

pre-consultation, please complete a Phase 3 Pre-consultation Application Form 

and submit it together with draft studies planningcirculations@ottawa.ca. 

3. In your subsequent pre-consultation submission, please ensure that all 

comments or issues detailed herein are addressed. A detailed cover letter stating 

how each issue has been addressed must be included with the submission 

materials. Please coordinate the numbering of your responses within the cover 

letter with the comment number(s) herein. 

Supporting Information and Material Requirements 

The attached Study and Plan Identification Lists outlines the information and material 

that has been identified, during this phase of pre-consultation, as either required (R) or 

advised (A) as part of a future complete application submission.  

The required plans and studies must meet the City’s Terms of Reference (ToR) and/or 

Guidelines, as available on Ottawa.ca. These ToR and Guidelines outline the specific 

requirements that must be met for each plan or study to be deemed adequate. 

Consultation with Technical Agencies 

You are encouraged to consult with technical agencies early in the development 

process and throughout the development of your project concept. A list of technical 

agencies and their contact information is enclosed.  

Planning 

Lucy Ramirez, Planner | Lucy.Ramirez@ottawa.ca  

Comments: 

Official Plan 

1. Per the Official Plan (2022) the subject property is designated Suburban Minor 
Corridor, (Schedule A and B8). 

mailto:planningcirculations@ottawa.ca
https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials
mailto:Lucy.Ramirez@ottawa.ca
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Figure 5: Capture of Schedule B8 with the approximate location of the proposed site. 

a) Per Policy 5.4.1(2)(b)  

2) The Suburban Transect is generally characterized by Low- to Mid-
density development. Development shall be: 

b) Low-rise along Minor Corridors, however the following policy 
direction applies:   

i) Mid-rise buildings, between 5 to 7 storeys, may be considered 
through a rezoning without an amendment to the Plan;   

ii) Mid-rise buildings above 7 storeys may be permitted through an 
area-specific policy or secondary plan; and   

iii) High-rise buildings may be permitted through a secondary 
plan.   

c) Mid-rise along Mainstreet Corridors, however the following 
additional direction applies;  

i. Generally not less than 2 storeys;  

ii. Where the lot fabric can provide a suitable transition to abutting 
Low-rise areas, Highrise development may be permitted  

iii. The stepback requirements fronting the street for buildings 
shall be proportionate to the width of the abutting right of way, 
and consistent with the objectives in the urban design section 
on Mid-rise and High-rise built form in Subsection 4.6.6, 
Policies 7), 8) and 9); and  
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iv. The Zoning By-law may restrict buildings to a Low-rise 
category on lots which are too small to accommodate an 
appropriate height transition 

b) Per Policy 6.2.1 (4)  

4) Unless otherwise indicated in an approved secondary plan, the 
following applies to development of lands with frontage on both a Corridor 
and a parallel street or side street:  

a) Development shall address the Corridor as directed by the general 
policies governing Mainstreet Corridors Minor Corridors, particularly 
where large parcels or consolidations of multiple smaller parcels are 
to be redeveloped; and  

b) Vehicular access shall generally be provided from the parallel street 
or side street. 

2. 30 cm Reserves 

a. You will need to lift the 30 cm reserve abutting Duvernay Drive 

b. Staff will request a 30 cm reserve abutting Tenth Line Road to prohibit 
vehicular access from Tenth Line Road.  

3. Design Guidelines 

• Urban Design Guidelines for Low-rise Infill Housing [ PDF 1.418 MB (link 
is external) 

4. Parking requirements 

As noted in the pre-application consultation meeting, we’ve been given direction 

that the policies in the Official Plan should continue to form the primary basis for 

evaluating development applications. Changes may occur to the draft Zoning By-

law and Zoning Map during the next few months. The current Zoning By-law 

2008-250 remains in effect until Council approves the new Zoning By-law, which 

is targeted to occur by December 2025. The provisions in the draft are subject to 

change and the policies in the Official Plan should form the primary basis for 

evaluating development applications until the new Zoning By-law comes into 

effect. 

You may want to reference the ZBLA adopted by City Council on July 13 2016 

(item 11), where the minimum parking requirements were reduced in the Zoning By-

law. In this area (Area X on Schedule 1A) no off-street parking is required for the first 

12 dwelling units of a residential use building. Likewise, no visitor parking is required 

for the 12-dwelling unit on a lot. These changes were done in part to enable and 

https://documents.ottawa.ca/sites/documents/files/design_guide_lowrise_infill_housing_en.pdf
https://documents.ottawa.ca/sites/documents/files/design_guide_lowrise_infill_housing_en.pdf
https://pub-ottawa.escribemeetings.com/Meeting.aspx?Id=c8ea4b95-6987-532d-6cfe-6e1f0b3e8c04&Agenda=PostMinutes&lang=English&Tab=attachments
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encourage more car-free households to find housing in areas well served by transit 

and near mainstreets. These changes also enable more affordable housing and 

are a recognition that development on small lots is generally not compatible with 

surface parking. I will vary the resident parking, I am not supportive of varying visitor 

parking.  

5. Easements 

If applicable, provide a list of the easements required to facilitate the 
development and an accompanying reference plan showing all the Parts subject 
to easements. 

6. Did you explore the AM10 subzone with a height limit of 13.5 metres?  

The purpose of the AM zone is to accommodate a broad range of uses including 
retail, service commercial, offices, residential and institutional uses in mixed-use 
buildings or side by side in separate buildings. AM10 is a subzone with zoning 
provisions that encourage active street frontages 

Feel free to contact Lucy Ramirez, Planner, for follow-up questions 

Urban Design 
Christopher Moise, Architect | Urban Designer| Planner | Christopher.Moise@ottawa.ca 

Comments: 

7. The following element of the preliminary design are of concern: 

a. Screening of the parking lot to the rear abutting the residential 
neighbourhood. Provide a minimum 3m buffer on the property to provide 
landscaping 

b. Window Wells surrounding the building. Perhaps larger area could be 
provided to allow usable amenity area to basement units.  

c. Remove the drive aisle to Tenth Line at Planning’s request. 

8. Street trees should be provided along the abutting Right-of-ways (ROW)s. 

9. Please provide landscaping around the below grade unit/window wells to provide 
transition to surrounding properties and privacy for residents. 

Submission Requirements  

10. An Urban Design Brief is required. Please see attached customized Terms of 

Reference to guide the preparation of the submission.  
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a. The Urban Design Brief should be structured by generally following the 

headings highlighted under Section 3 – Contents of these Terms of 

Reference.   

11. Additional drawings and studies are required as shown on the SPIL. Please 

follow the terms of reference ( Planning application submission information and 

materials | City of Ottawa) to prepare these drawings and studies. These include:  

a. Landscape plan. 

b. Elevations. 

Feel free to contact Christopher Moise, Architect | Urban Designer| Planner, for follow-

up questions. 

Engineering 

Alex Polyak, Project Manager | Alex.Polyak@ottawa.ca  

Comments:  

Water  

12. Watermain looping is recommended for 50 or more dwellings to avoid creating a 

vulnerable service area.  District Metering Area (DMA) Chamber(s) are required 

for private developments serviced by a connection 150 mm or larger or when 

there are two or more private connections to the public watermain. Refer to the 

City of Ottawa Water Distribution Guidelines.    

13. A water boundary condition request must be made to determine the availability of 

the public water supply to support the proposed development. Water Boundary 

condition requests must be submitted to the City Infrastructure Project Manager 

by the civil design engineer or consultant prior to first application submission and 

must include the following information:  

i. The location of the service connection to the City watermain (provide a 

map); 

ii. Type of development, and required fire flow;  

iii. Average daily demand: ___ l/s;  

iv. Maximum daily demand: ___l/s;  

v. Maximum hourly daily demand: ___ l/s;  

viii. Supporting calculations for all demands listed above  

https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials#section-185ac24a-dd53-4765-8122-514264e7b1b1
https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials#section-185ac24a-dd53-4765-8122-514264e7b1b1
mailto:Alex.Polyak@ottawa.ca


 

Page 10 of 22 

14. Demonstrate adequate hydrant coverage for fire protection. Please review 

Technical Bulletin ISTB-2018-02, Appendix I Table 1 – maximum flow to be 

considered from a given hydrant.  

15. Watermain looping is recommended for 50 or more dwellings to avoid creating a 
vulnerable service area.  District Metering Area (DMA) Chamber(s) are required 
for private developments serviced by a connection 150 mm or larger or when 
there are two or more private connections to the public watermain. Refer to the 
City of Ottawa Water Distribution Guidelines.    

16. Please be advised that capacity of the existing system will be determined after 
Water Boundary conditions are requested. Water Boundary condition requests 
must be submitted to the City Project Manager, Development Review by the civil 
design engineer or consultant prior to submission and include the following 
information:     

17. The location of the service and the expected water demand of the proposed 
development shown on a plan, figure, or map;    

18. Type of development;    

19. Average daily demand: ___ l/s;    

20. Maximum daily demand: ___l/s;    

21. Maximum hourly daily demand: ___ l/s;    

22. Required fire flow and completed FUS Design Declaration if applicable;    

23. Supporting Calculations for all demands listed above and required fire flow as per 
Ontario Building Code or Fire Underwriter Surveys (See technical Bulletin ISTB-
2021-03;    

24. Watermain system analysis demonstrating adequate pressure as per section 
4.2.2 of the Water Distribution Guidelines;    

25. Demonstrate adequate hydrant coverage for fire protection. Please review 
Technical Bulletin ISTB-2018-02, Appendix I Table 1 – maximum flow to be 
considered from a given hydrant;    

26.  Show proposed emergency route (to be satisfactory to Fire Services).    

27. Perimeter metering likely required. Water metering department will be circulated 
the concept plan for an opportunity to provide preliminary feedback on metering 
requirements.  
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Sanitary Sewers   

28. The submission should indicate whether the intention is to re-use the existing 

site’s services, or to provide new services. If the intention is to re-use the existing 

services, the submission should demonstrate serviceability and that there is 

adequate capacity to support the development. CCTV is to be provided to 

demonstrate that the services are in adequate condition for re-use. New services 

should ideally be grouped in a common trench to minimize the number of road 

cuts.  

29. Provide pre and post CCTV of the sanitary trunk sewer as per City Standard 

CCTV spec S.P. F-4090.      

30. A monitoring maintenance hole shall be required just inside the property line for 

all non-residential and multi residential buildings connections from a private 

sewer to a public sewer. See the sewer use by-law for details.    

31. Sewer connections shall be made above the springline of the sewermain as per: 

a.  Std Dwg S11.1 for flexible main sewers – connections made using 
approved tee or wye fittings.  

b. Std  Dwg S11 (For rigid main sewers) – lateral must be less that 50% the 
diameter of the sewermain.  

c. Std Dwg S11.2 (for rigid main sewers using bell end insert method) – for 
larger diameter laterals where manufactured inserts are not available; 
lateral must be less that 50% the diameter of the sewermain.  

32. A maintenance hole is required to be installed over the public sewer where 

private sewer connection to the public sewer exceeds 50% of the public sewer 

diameter.  If a maintenance hole is proposed to be installed over existing City 

infrastructure, clearly indicate on the design drawings the applicable Standard 

City Drawing. For example, S12.1 or doghouse structure / S12.2, etc.     

15. Please provide sanitary flow analysis as early as possible to the City Project 

Manager so that the City’s Asset Management Branch can determine if there is 

adequate residual capacity in the receiving and downstream wastewater system 

to accommodate the proposed development.  
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Stormwater Management 

16. The Stormwater Management Criteria, for the subject site, is to be based on the 

following:  

a. Application of the IDF information derived from the Meteorological Services of 

Canada rainfall data, taken from the MacDonald Cartier Airport, collected 

1966 to 1997.  

b. Based on sewer age, the allowable release rate is to be based on the 5-year 

design storm. Flows to the storm sewer in excess of the 5-year storm release 

rate, up to and including the 100-year storm event, must be detained on site.  

c. The pre-development runoff coefficient shall be the lower of the existing 

coefficient or a maximum equivalent ‘C’ of 0.5, whichever is less (§ 8.3.7.3).  

d. A calculated time of concentration (cannot be less than 10 minutes).  

e. Storm sewer outlets should not be submerged.  

f. Quality control criteria. Enhanced level of protection (80% TSS removal) for 

suspended solids removal.   

g. If an Oil/Grit Separator is required/proposed, the OGS unit sizing shall be as 

per ISO 14034 Environmental Technology Verification  

h. All post development flows shall be directed towards the street. No drainage 

to neighbouring properties will be accepted.  

i. Ponding depth of 350mm is permissible for the 100-year storm event. At the 

100-year ponding elevation, overflow drainage must spill to the City Right-of-

Way. The 100-year Spill elevation must be 300mm lower than any building 

opening or ramp.  

Grading and Drainage  

17. Consider grading entrances with maximum 5% slopes for pedestrian access.  

18. Reduce the reliance on retaining walls as much as possible by incorporating 

grading transitions between adjacent properties.  

Additional Notes  

19. For any proposed exterior light fixtures, please provide certification from a 

licensed professional engineer confirming lighting has been designed only using 

fixtures that meet the criteria for full cut-off classification as recognized by the 
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Illuminating Engineering Society of North America and result in minimal light 

spillage onto adjacent properties (maximum allowable spillage is 0.5 fc). 

Additionally, include in the submission the location of the fixtures, fixture type 

(make, model, part number and mounting height.    

20. Sensitive Marine Clay (SMC) is widely found across Ottawa- geotechnical reports 

should include Atterberg Limits, consolidation testing, sensitivity values, and 

vane shear test. Refer to City of Ottawa Geotechnical and Slope Stability 

Guidelines.    

21. The proposed driveway overlaps with the existing catchbasin at the front of the 

drive aisle on Duvernay. 

Drawings, Plans, and GeoOttawa   

22. Plans are to be submitted on standard A1 size (594mm x 841mm) sheets, 

utilizing an appropriate Metric scale (1:200, 1:250, 1:300, 1:400, or 1:500).  

23. Record drawings and utility plans are available for purchase from the City 

(Contact the City’s Information Centre by email at InformationCentre@ottawa.ca 

or by phone at (613) 580-2424 x.44455.    

Feel free to contact Alex Polyak, Infrastructure Project Manager, for follow-up questions. 

Noise 

Josiane Gervais, Transportation Project Manager | Josiane.Gervais@ottawa.ca  

Comments: 

33. Noise Impact Studies required for the following: 

a. Road, as the site is within proximity to Tenth Line Road. 

b. Stationary, due to the proximity to neighboring exposed mechanical 

equipment and/or if there will be any exposed mechanical equipment due 

to the proximity to neighboring noise sensitive land uses. 

Feel free to contact Josiane Gervais, TPM, for follow-up questions. 

Transportation 

Josiane Gervais, Transportation Project Manager | Josiane.Gervais@ottawa.ca  

Comments: 

34. Vehicular access onto Tenth Line Road is not supported.  

mailto:InformationCentre@ottawa.ca
mailto:Josiane.Gervais@ottawa.ca
mailto:Josiane.Gervais@ottawa.ca
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35. Follow Transportation Impact Assessment Guidelines: 

a. Revise Screening For following the removal of the proposed access onto 

Tenth Line Rd. As an access will not be provided, a TIA will no longer be 

triggered. 

b. Complete and submit the Transportation Demand Management Measures 

Checklist and the Transportation Demand Management Supportive 

Development Design and Infrastructure Checklist in support of the 

application.  

c. Should the applicant wish to continue to pursue access onto Tenth Line 

Rd, a reduced-scope Transportation Impact Assessment will be required. 

Please submit the Scoping/Forecasting report to 

josiane.gervais@ottawa.ca at your earliest convenience, or as part of the 

Phase 2 pre-con package. The applicant is responsible to submit the 

Scoping Report prior to application and must allow for a 14 day circulation 

period. The Strategy Report must be submitted with the formal submission 

to deem complete. The applicant is strongly encouraged to submit the 

Strategy Report to the TPM prior to formal submission and allow for a 14 

day circulation period. 

36. ROW Protection: 

a. Ensure that the development proposal complies with the Right-of-Way 

protection requirements of the Official Plan's Schedule C16.  

b. There is ROW protection along Tenth Line that is noted as ‘unequal’. Note 

that the centerline must be determined by legal survey (you may reach out 

to the City Surveyor’s office). Note that the centerline of the road is not 

equivalent to the centerline of asphalt as shown on the site plan. There 

have been numerous iterations of ROW protection along this corridor and 

the roadway has been widened. ROW protection must match the 

protection along the west side of the corridor. ROW protection is to be 

measured as 3m from the current property line.  

c. Any requests for exceptions to ROW protection requirements must be 

discussed with Transportation Planning and concurrence provided by 

Transportation Planning management. 

d. ROW must be unincumbered and conveyed at no cost to the City. Note 

that conveyance of the ROW will be required prior to registration of the SP 

https://documents.ottawa.ca/sites/documents/files/tdm_measures_checklist_en.pdf
https://documents.ottawa.ca/sites/documents/files/tdm_measures_checklist_en.pdf
https://documents.ottawa.ca/sites/documents/files/tdm_infra_design_checklist_en.pdf
https://documents.ottawa.ca/sites/documents/files/tdm_infra_design_checklist_en.pdf
mailto:josiane.gervais@ottawa.ca
https://documents.ottawa.ca/sites/documents/files/schedule_c16_op_en.pdf
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agreement. Additional information on the conveyance process can be 

provided upon request.  

37. As the site proposed is residential, AODA legislation applies for all areas 

accessible to the public (i.e. outdoor pathways, parking, etc.). 

38. On site plan: 

a. Reinstate curb across closed access to Tenth Line Road to full height, as 

per City Standards. 

b. Ensure site access meets the City’s Private Approach Bylaw. 

c. Show all details of the roads abutting the site; include such items as 

pavement markings, signage, accesses, on-street parking, and/or 

sidewalks. 

d. Turning movement diagrams required for all accesses showing the largest 

vehicle to access/egress the site. 

e. As required, provide turning movement diagrams required for internal 

movements (loading areas, garbage). 

f. Show all curb radii measurements; ensure that all curb radii are reduced 

as much as possible and fall within TAC guidelines (Figure 8.5.1). 

g. Show dimensions for site elements (i.e. lane/aisle widths, access width 

and throat length, parking stalls, sidewalks, pedestrian pathways, etc.) 

h. Provide sidewalk along Duvernay frontage.  

i. Sidewalk is to be continuous across access as per City Specification 7.1. 

j. Parking stalls at the end of dead-end parking aisles require adequate 

turning around space. 

k. Provide pedestrian connection to Tenth Line Road sidewalk. 

Feel free to contact Josiane Gervais, Transportation Project Manager, for follow-up 

questions. 

  

https://ottawa.ca/en/living-ottawa/laws-licences-and-permits/laws/laws-z/private-approach-law-no-2003-447
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Environment 

Kim MacDonald, Environmental Planner | kim.macdonald3@ottawa.ca 

Comments: 

39. An EIS is not a requirement, but please submit a TCR. Should any Species at 
Risk be encountered or suspected, please ensure due diligence with SAR 
legislation. 

40. Additional tree plantings are recommended as per Section 4.8.2 of the Official 
Plan.  40 % urban forest cover is a long-term goal to be achieved via the OP 
policies which may help with climate resiliency, environmental concerns, and 
human health and well-being.  Any introduced plants and trees should be native 
species. Please submit a Lanscape Plan. 

41. Low Impact Development (LID) for stormwater management (SWM) is 
recommended where feasible. 

42. Please take the time to familiarize yourself with the City of Ottawa Bird-Safe 
Design Guidelines early in the development process to ensure feasible mitigation 
measures where relevant.  

Feel free to contact Kim MacDonald, Environmental Planner, for follow-up questions. 

Forestry 

Hayley Murray, Forester – Planning | Hayley.Murray@ottawa.ca  

Comments: 

43. A Tree Conservation Report and Landscape Plan are submission requirements.  

44. The Planning Forester appreciates the conceptual plan showing trees along both 

street frontages. These areas are the best opportunities for meaningful 

contributions to the urban canopy cover. There are no overhead wire restrictions 

on either side so planting the largest canopy trees in these areas is expected. 

45. If sensitive marine clay soils are present, the recommendations of the 

Geotechnical Report must align with the proposed zoning setbacks. The 

geotechnical consultant must also address in their report what the implications 

are for tree planting setbacks if the trees along Duverney Drive are separated 

from the building by a parking lot.  

46. Incorporate trees along the southern property boundary since the drive isle is 

being reduced to provide access only off of Duvernay Drive.  

mailto:Hayley.Murray@ottawa.ca
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47. A reduction in the landscape buffer is generally not supported. Please provide 

justification for why this is necessary, and development of the site relies on it.  

48. Address in the TCR what tree protection measures are necessary to impact the 

adjacently owned trees.  

49. Tree Conservation Report requirements. The following Tree Conservation 

Report (TCR) requirements have been adapted from the Schedule E of the 

Urban Tree Protection Guidelines – for more information on these 

requirements please contact hayley.murray@ottawa.ca      

a. A Tree Conservation Report (TCR) must be supplied for review along with the 

suite of other plans/reports required by the City      

b. Any tree 10 cm in diameter or greater and City-owned trees of any diameter 

requires a tree permit issued under the Tree Protection Bylaw (Bylaw 2020 – 

340); the permit will be based on an approved TCR and made available at or 

near plan approval.        

c. The TCR must contain 2 separate plans/maps:      

d. Plan/Map 1 - show existing conditions with tree cover information.      

e. Plan/Map 2 - show proposed development with tree cover information.      

f. The TCR must list all trees on site, as well as off-site trees if the CRZ (critical 

root zone) extends into the developed area, by species, diameter, and health 

condition. Please note that averages can be used if there are forested 

areas.       

g. Please identify trees by ownership – private onsite, private on adjoining site, 

city owned, co-owned (trees on a property line)      

h. If trees are to be removed, the TCR must clearly show where they are, and 

document the reason they cannot be retained.      

i. The removal of trees on a property line will require the permission of both 

property owners.       

j. All retained trees must be shown, and all retained trees within the area 

impacted by the development process must be protected as per City 

guidelines available at Tree Protection Specification or by searching 

Ottawa.ca        

mailto:hayley.murray@ottawa.ca
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k. The City encourages the retention of healthy trees; if possible, please seek

opportunities for retention of trees that will contribute to the design/function of

the site.

l. Removal of a City tree is not permitted unless justified. If justified, monetary

compensation for the value of the tree must be paid before a tree removal

permit is issued.

50. Landscape Plan (LP) requirements.

Landscape Plan Terms of Reference must be adhered to for all tree planting:

Click Here. For more information on these requirements please contact

hayley.murray@ottawa.ca

51. Additional Elements for Tree Planting in the Right of Way:

a. Please ensure any retained trees are shown on the LP

b. Sensitive Marine Clay - Please follow the City’s 2017 Tree Planting in

Sensitive Marine Clay guidelines.

c. Soil Volume - Please demonstrate as per the Landscape Plan Terms of

Reference that the available soil volumes for new plantings will meet or

exceed the minimum soil volumes requested.

d. The city requests that consideration be given to planting native species

wherever there is a high probability of survival to maturity.

e. Efforts shall be made to provide as much future canopy cover as possible at

a site level, through tree planting and tree retention. The Landscape Plan

shall show/document that the proposed tree planting and retention will

contribute to the City’s overall canopy cover over time. Please provide a

projection of the future canopy cover for the site to 40 years

52. Minimum Setbacks

a. Maintain 1.5m from sidewalk or MUP/cycle track or water service laterals.

b. Maintain 2.5m from curb

c. Coniferous species require a minimum 4.5m setback from curb, sidewalk, or

MUP/cycle track/pathway.

d. Maintain 7.5m between large growing trees, and 4m between small growing

trees. Park or open space planting should consider 10m spacing, except

where otherwise approved in naturalization / afforestation areas.

https://documents.ottawa.ca/sites/documents/files/landscape_tor_en.pdf
mailto:hayley.murray@ottawa.ca
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e. Adhere to Ottawa Hydro’s planting guidelines (species and setbacks) when 

planting around overhead primary conductors. 

53. Tree specifications     

a. Minimum stock size: 50mm tree caliper for deciduous, 200cm height for 

coniferous.     

b. Maximize the use of large deciduous species wherever possible to maximize 

future canopy coverage.     

c. Tree planting on city property shall be in accordance with the City of Ottawa’s 

Tree Planting Specification; and if possible, include watering and warranty as 

described in the specification.      

d. No root barriers, dead-man anchor systems, or planters are permitted.     

e. No tree stakes unless necessary (and only 1 on the prevailing winds side of 

the tree)      

• Hard surface planting     

a. If there are hard surface plantings, a planting detail must be provided.     

b. Curb style planters are highly recommended.      

c. No grates are to be used and if guards are required, City of Ottawa standard 

(which can be provided) shall be used.      

54. Trees are to be planted at grade.     

Feel free to contact Hayley Murray, Planning Forester, for follow-up questions. 

Parkland 

Jessica Button, Planner – Parks and Facilities Planning | Jessica.Button@ottawa.ca  

Comments: 

55. Parkland dedication will be requested in the form of cash-in-lieu of parkland 

dedication. 

a. Parkland Dedication By-law No. 2022-280 

Feel free to contact Jessica Button, Parks Planner, for follow-up questions. 

mailto:Jessica.Button@ottawa.ca
https://ottawa.ca/en/living-ottawa/laws-licences-and-permits/laws/laws-z/parkland-dedication-law-no-2022-280
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Other 

High Performance Development Standards  

56. The High Performance Development Standard (HPDS) is a collection of 

voluntary and required standards that raise the performance of new building 

projects to achieve sustainable and resilient design and will be applicable to Site 

Plan Control and Plan of Subdivision applications.  

a. The HPDS was passed by Council on April 13, 2022, but is not in effect at 

this time, as Council has referred the 2023 HPDS Update Report back to 

staff with the direction to bring forward an updated report to Committee at 

a later date. The timing of an updated report to Committee is unknown at 

this time, and updates will be shared when they are available. 

b. Please refer to the HPDS information at ottawa.ca/HPDS for more 

information. 

Affordable Housing Community Improvement Plan 

57. Under the Affordable Housing Community Improvement Plan, a Tax Increment 

Equivalent Grant (TIEG) program was created to incentivize the development of 

affordable rental units. It provides a yearly fixed grant for 20 years. The grant 

helps offset the revenue loss housing providers experience when incorporating 

affordable units in their developments.  

a. To be eligible for the TIEG program you must meet the following criteria: 

i. the greater of five units OR 15 per cent of the total number of units 

within the development must be made affordable 

ii. provide a minimum of 15 per cent of each unit type in the development 

as affordable 

iii. enter into an agreement with the city to ensure the units maintain 

affordable for a minimum period of 20 years at or below the city-wide 

average market rent for the entire housing stock based on building 

form and unit type, as defined by the Canada Mortgage and Housing 

Corporation 

iv. must apply after a formal Site Plan Control submission, or Building 

Permit submission for projects not requiring Site Plan Control, and 

prior to Occupancy Permit issuance 
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b. Please refer to the TIEG information at Affordable housing community 

improvement plan / Plan d’améliorations communautaires pour le logement 

abordable for more details or contact the TIEG coordinator via email at 

affordablehousingcip@ottawa.ca. 

Submission Requirements and Fees 

1. The applications required are  

a. Major Zoning By-law Amendment 

b. Site Plan Control Complex  

Additional information regarding fees related to planning applications can be 

found here. 

2. The attached Study and Plan Identification List outlines the information and 

material that has been identified as either required (R) or advised (A) as part of a 

future complete application submission. 

The required plans and studies must meet the City’s Terms of Reference (ToR) 

and/or Guidelines, as available on Ottawa.ca. These ToR and Guidelines outline 

the specific requirements that must be met for each plan or study to be deemed 

adequate. 

3. All of the above comments or issues should be addressed to ensure the 

effectiveness of the application submission review.  

Concluding Remarks 

All of the above comments or issues should be addressed in a subsequent submission 

to ensure the effectiveness of the application submission review. 

Should there be any questions, please do not hesitate to contact myself or the contact 

identified for the above areas / disciplines. 

Regards, 

Lucy Ramirez  

Attachments 

Attachment 1. ZBLA Study and Plan Identification List (SPIL)  

Attachment 2. SPC Study and Plan Identification List (SPIL) 

Attachment 3. Site Plan Control List of Technical Agencies to Consult  

https://ottawa.ca/en/node/3030496
https://ottawa.ca/en/node/3030496
https://ottawa.ca/fr/node/3030496
https://ottawa.ca/fr/node/3030496
mailto:affordablehousingcip@ottawa.ca
https://ottawa.ca/en/city-hall/planning-and-development/information-developers/development-application-review-process/development-application-submission/fees-and-funding-programs/development-application-fees#fees-related-planning-applications
https://ottawa.ca/en/planning-development-and-construction/residential-property-regulations/development-application-review-process/development-application-submission/planning-application-submission-information-and-materials
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Attachment 4. Urban Design Brief  

Attachment 5.  Supplementary Development Information 

Attachment 6. High Performance Development Standards (HPDS) Overview for 

Applicants 

Attachment 7. High Performance Checklist  

Attachment 8. Site Plan Checklist – City of Ottawa Accessible Design Standards 

c.c.

Alex Polyak 

Christopher Moise 

Connor Gallagher 

Hayley Murray 

Jamie Rathwell 

Jessica Button 

Jessica D’Aoust  

Josiane Gervais 

Katie Turk 

Kim MacDonald 

Rafic Fadel 


