1.0 INTRODUCTION
1.1 Purpose of Planning Rationale
This Planning Rationale has been prepared on behalf of Brigil Platinum Group ("Brigil")
in accordance with the requirements for a Zoning By-law Amendment (ZBLA)
application, outlined by the City of Ottawa.
In response to Community concerns and a recent opportunity to consolidate additional
lands now purchased by Brigil, the previously submitted applications for 2940 Baseline
Road have been expanded to apply to lands located at 2946 Baselne Road. The intent is
to allow a multi-building, mixed use development consisting of medium and high profile
residential apartment buildings with at-grade commercial (retail, restaurant
and personal service uses.
The purpose of the rationale is to assess the appropriateness of the proposed combined
and consolidated development at 2940 and 2946 Baseline Road (and the requested
Zoning By-law Amendment) in the context of the community, the site, existing and
planned infrastructure and public policy for change and growth in the municipality.
Sections 2-4 of the report present an analysis of the existing context, while Section 5
outlines the proposed zoning. The findings of applicable supporting studies and reports
are summarized in Section 6. Section 7 provides a rationale in support of the proposed
development, given the analysis of the previous sections.
1.2 Requested Zoning By-law Amendment and Previous Applications and Concepts
In June 2011, Brigil Homes applied for a Zoning By-law Amendment for the property at
2940 Baseline Road, requesting to change the IP – Light Industrial Zone with Exception
[1530] to R5 – Residential Fifth Density, in order to permit the development of four (4)
residential apartment towers at 7, 12, 14, and 16 storeys respectively.
After significant community consultation, Brigil modified the concept plan to decrease
the number of residential apartment towers to three (3), still linked with a common
podium. The proposal included only a small at-grade commercial component along
Baseline Road. Late in 2011, a change in leasing circumstances afforded the opportunity

for Brigil to include the adjacent lot at 2946 Baseline Road in its concept plans, based on
assembly of the two (2) properties. As a component of the new proposal, and requested
on behalf of the community, the design incorporates a large at-grade commercial space,
suitable for a grocery store to serve the immediate area, including the new Brigil
project.
Brigil maintains an interest in cooperating with the community and providing a
development that responds to its needs, and is now withdrawing its previous
application in favour of submitting a new application for rezoning based on a revised
concept. The new concept assembles the two parcels, rearranges the high-rise
residential apartment towers to provide transition and frame the site, incorporates a
grocery store and other commercial uses at-grade beneath the residential towers, and
preserves the existing retail / office space on the western portion of the property.
The requested Zoning By-law Amendment is as follows:
2940 Baseline Road: Rezoned from IP [1530] – Light Industrial Zone with Exception
[1530] to GM – General Mixed Use Zone, Exception XX to allow for high-rise residential
apartment buildings and at-grade commercial uses; adjust maximum permitted height
to accommodate heights up to 65 metres, or 16 storeys (subject to a height schedule).
2946 Baseline Road: Allow blended parking rates between the (2) two properties (2940
and 2946); allow for shared commercial and visitor parking spaces; allow for a eight (8)
storey (30m) medium-profile apartment building (subject to a height schedule), whereas
the by-law currently permits 18 metres.
Both Properties: Harmonize building setbacks and drive aisles through the GM,
Exception zone to allow for coordinated development in response to the project’s
technical review.
As noted above, the required parking rate may be altered from the GM Zone, based on
the unique circumstances of the site and the surrounding community. Underground
parking will be provided for the residential units at a rate of 1.0 space per unit, due to
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1.0 INTRODUCTION
the proposed size of units, proximity to employment and service nodes, Algonquin
College Campus, and the Queensway Carleton Hospital. Parking spaces for commercial
uses are proposed to be provided at a rate of 3.6 per 100m2, as required for a Shopping
Centre in Section 101 (cs) of the zoning by-law. Given the sufficient parking ratio
provided for commercial uses on the site, and typical time-of-day uses of these spaces,
the minimum number of required visitor spaces is proposed to be reduced from 0.2
spaces per dwelling unit to 0-spaces per dwelling unit. The rationale is based largely on
the opportunity for shared, off-peak use of the commercial parking spaces.

Road. The intent is to sponsor neighbourhood serving uses, within walking (and driving
distances) to the project and the broader residential community.
The development proposal also retains and refurbishes the existing 2-storey commercial
building on the west side of the property (2946 Baseline Road). A 733.6 m2 rear building
addition is proposed to increase the viability of the commercial building. The lands and
buildings currently accommodate existing retail and medical office tenants, with surface
parking and existing access to Sandcastle Drive. All of these commercial uses would
serve on-site residents as well as the surrounding community.

1.3 Proposed Development
Brigil Homes is proposing a multi-building, mixed-use development for the property. The
easternmost property (2940 baseline Road) will accommodate three (3) high-rise
residential towers at 12, 14, and 16 storeys respectively. In addition to the mechanical
penthouses, the 16-storey and 14-storey buildings include roof-top amenities including
a pool, gym and lounge, all recessed from the building edges to avoid overlooking. The
high-rise towers will be arranged in a row on a north-south axis. Building location was
strategically selected to locate the highest tower (16 storeys) in the middle of the lot,
with the second lowest tower (14 storeys) at the rear of the lot to provide transition to
the neighbouring low-profile residential neighbourhood to the south. The location and
orientation of the residential buildings mitigates potential shadowing impacts to the
residential community to the north of baseline Road. The height of the tower is further
mitigated by a large building setback (approx. 40-45m from the angled rear property
line, accommodating at grade open space, and truck loading areas for the residential
and commercial components of the building.
A one-storey podium will link the residential towers and will accommodate commercial
tenant spaces, 1.378.74m2 in area, suitable for restaurants, coffee shops, dry cleaners,
investment offices, and other similar services. The at-grade commercial space, oriented
both towards baseline Road and internal to the site will function as the organizing and
identifying element to the development. Space is reserved specifically for a 1,858.06m2
retail food store and a bistro at the base of the north residential tower along Baseline

Also on the 2946 Baseline Road lands, the development proposal includes one (1) 8storeys, mid-rise residential building. The mid-rise building will be sited along an eastwest axis on the south side of the property. Similarly, the mid-rise 8-storey building is
intended to provide appropriate transition in terms of both height and use, while
enclosing and framing the site along the south lot line.
The three (3) residential towers will accommodate 379 apartment units, with an
additional 60 units in the eight (8) storey building for a total of 439 units.
The residential towers, commercial podiums, and additions to the existing commercial
building will comprise Phase 1 of the development. The 8-storey building at the south
edge of the lot will comprise Phase 2 of the development, dependant on market
conditions at the time of construction.
Outdoor open space and amenity areas will be provided to future residents in several
areas along the perimeter of the property. The largest space in the southeast corner of
the site is removed from the parking lot and away from Baseline Road. Furthermore,
this open space contributes to the transition from the high-profile development on the
site to the low-profile residential neighbourhood to the south. Additional hard and soft
landscaping will be located between the two northernmost residential towers and along
the western boundary of the site.
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Indoor and outdoor amenity areas are also incorporated into the building design. Each
residential building contains indoor amenity areas, generally on the ground floor behind
the commercial units. The 16 and 14-storey buildings include roof-top pools, gyms and
lounges.
Parking for the residential units is provided underground at a rate of 1.0 space per
dwelling unit. The entrance to the underground parking will be located along the
northern edge of the parking lot, adjacent to the Baseline access drive. The existing
parking lot and drive aisles provide opportunities for good site cirlculation.
The commercial portions of the site meet the definition of a “Shopping Centre” found in
Zoning By-law 2008-250, and parking for these uses is provided at the required rate of
3.6 spaces per 100m2. Parking for the existing medical facility will also be provided at a
rate of 4.0 spaces per 100m2, as required in the Zoning By-law. Given the sufficient
parking facilities intended for commercial uses during peak hours, additional parking for
visitors will not be required. An amendment to the Zoning By-law will be requested to
reflect the reduced minimum visitor parking requirements.
The proposed front yard setback would still enable the City to use its 2.75 m right-ofway on the subject property.
Figure 1: Subject Site
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2.0 SITE AND COMMUNITY CONTEXT
2.1 Site Location

2.2 Surrounding Community

The subject properties, known municipally as 2940 and 2946 Baseline Road, are located
on the south side of Baseline Road, at the intersection with Sandcastle Drive in the
former City of Nepean. The site is located approximately 800m east of the greenbelt and
north of the Canada Rail railway corridor.

The site is bound by mid-rise office buildings to the east, by a low-profile residential
community to the south, by low-profile and high-profile residential dwellings to the
west of Sandcastle Drive, and by a residential community to the north of Baseline Road.
An environmental protection zone abuts Baseline Road directly northeast of the subject
site. The residential community to the south is comprised of single-detached, semidetached and row-house homes. However, one 8-storey mid-rise building and one
twelve (12) storey high rise building abut Sandcastle Drive, approximately 300m from
the properties.
The following graphics depict the proposed development project within the community
context. In particular, the graphics illustrate the buildings’ relationship to the
employment buildings to the east and the residential community to the south.
As shown on Figure 6, the broader Baseline Road corridor is also characterized by other
high-profile residential developments including the following:
A. 80 Sandcastle Drive – approximately twelve (12) storey, approximately 150 m
away;
B. 91 Valley Stream Drive – approximately eight (8) storey, approximately 350 m
away;
C. 2604 Draper Avenue – approximately seventeen (17) storey, approximately 1.1
km away; and
D. 1314 Pinecrest Road – approximately twenty (20) storey, approximately 1.4 km

Figure 3: Site Location
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a

c

d

the City will 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.” By adding high-rise rental
units to the existing housing stock, the proposal meets the intent of the policy.
At present, the surrounding community (defined as the area between Highway 416 to
the west, Highway 417 to the north, Greenbank Road to the east, and West Hunt Club
Road to the south) is comprised almost exclusively of low-rise detached or attached
housing. In order to diversify the housing forms and tenures in the area, additional
medium- and high-profile residences are encouraged.
2.2.1

Current Site Use

Currently, two (2) distinct uses occupy the subject properties. On the east property
(2940 Baseline Road) is a one-storey industrial building, used for construction
equipment storage, with a small outdoor storage area to the south. The building
consists of garages, warehouses, and office space, but is currently vacant.

b

a

Subject Site
High-Rise Development

Figure 6: Development in the Surrounding Community
The map at Figure 6 illustrates the existing neighbourhood character, characterized by
low-rise dwellings, and some existing high-rise developments. As discussed further in
Section 4.0 of the Rationale, the lands and the broader community is designated as
general Urban Area in the City of Ottawa Official Plan. Residential communities within
the General Urban Area are typically characterized by lower-profile development, with
mid and high-rise development located along arterial roadways and larger intersections.

On the west property (2946 Baseline Road) is a large one-storey retail and medical office
building with a second storey on the western portion of the building. The building
currently previously accommodated a BouClair store, medical centre, convenience
store, physiotherapy clinic, and retail food uses.
2.2.2

Servicing

The site is serviced by municipal water and wastewater infrastructure. To address the
adequacy of public services, a Servicing Study was prepared in support of the
application. Site servicing plans and a stormwater management plan and report will also
be prepared in support of the Site Plan Control application, addressing issues of water
pressure, sanitary capacity and on-site drainage.

Section 3.6.1 Policy 3 (c) of the Official Plan requires that “When considering a proposal
for residential intensification through infill or redevelopment in the General Urban Area,
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2.2.3

Amenities

Subject Site

Various amenities including, parks, schools and daycares are located within close
proximity of the subject property. These amenities are within walking distance of the
subject site (Figure 7).
Parks and Recreation Centre
Okanagan Park
Brucelands Park
Qualicam Park
Valleystream East Park
Qualicum/Nanaimo Park
Valleystream Tennis Club and Park

Park
Daycare
School

Schools and Daycares
Leslie Park Public School
St. John the Apostle Elementary School
Maimonides
Académie de la Capitale
St Paul High School
Christie Public School
Carleton Montessori School
St. Mary’s Daycare

Figure 7: Amenities
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3.1 Transportation

additional commercial uses, the OC Transpo could increase frequency and number of
routes, once constructed.

This section provides an overview of the existing transportation network providing
vehicle, cycling, and transit access to the site. To address the transportation impact of
the proposed development, Delcan Corporation has prepared a Transportation Study.
The findings of the Community Transportation Study prepared by Delcan are further
summarized in Section 6 of this report.
3.1.1

Road Network and Accesses

The subject site is located on the south side of Baseline Road, a four- lane arterial road.
There are two (2) “right-in, right-out” vehicular accesses to the eastern property (2940
Baseline Road) from the eastbound lanes along Baseline Road, which limits disruption of
traffic flow along the arterial road. Vehicular access to the western property (2946
Baseline Road) is from Sandcastle Drive, the adjacent north-south street.

3.1.3

Pedestrian & Bicycle Network

At the subject site, Baseline Road has a bicycle route connecting to other on- or off-road
cycling routes. The National Capital Commission (NCC) also has an off-road bicycle
network near the site. There is an access point to the pathway at Baseline and
Woodroffe, approximately 2.3 kilometres from the subject site. This pathway system
extends to the downtown core of the City.

At present, Baseline Road has a width of approximately 39 metres. Annex 1 of the City
of Ottawa Official Plan mandates a road widening to achieve a right of way of 44.5
metres. The setbacks in the site design will permit the City to apply its right-of-way and
retain an additional 2.75 m on the subject site.
The site is approximately 1.1 km east of a Highway 416 off-ramp, 1.1 kilometres west of
Greenbank Road (an arterial road), and 0.5 kilometres west of Morrisson Drive (a
collector road). Greenbank Road and Morrisson Drive are in close proximity to the
Queensway.

Subject Site
On-Road Cycling Route

3.1.2

Off-Road Cycling Route

Public Transit

Three (3) bus routes service the subject properties. Two (2) of the routes, routes 118
and 152, are ‘Regular Routes’ that run daily in most time periods. The remaining route,
route 179, is a ‘Peak Route’ that runs Monday to Friday generally during morning and
afternoon rush hours. In response to the additional residential density on the lands, and

Suggested Route
Figure 8: Primary Cycling Network (City of Ottawa, Transportation Master Plan)
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4.0 POLICY AND REGULATORY FRAMEWORK
This section provides an overview of key land use policies that affect the property, and
will demonstrate how the proposed development conforms to the applicable policies.

Takes advantage of opportunities for intensification and redevelopment that
optimize the use of existing or planned infrastructure and public service facilities
[Policy 1.1.3.3 and 1.6.4]

4.1 Provincial Policy Statement

Accommodates an appropriate range and mix of residential uses and housing
typologies to meet the long-term social, health and well-being requirements of
all citizens [Policy 1.4].

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning and development across Ontario. The PPS contains
directions supporting the efficient use of resources and infrastructure, mandating that
municipalities establish intensification targets to achieve these objectives. Developing
within existing areas enables planning authorities to achieve an appropriate range and
mix of employment opportunities, housing and other land uses for a 20-year time
horizon, as described in Section 1.1.2 of the PPS. Further, the PPS directs that residential
intensification and redevelopment are necessary in order to achieve the PPS’s policy
that municipalities must be able to accommodate residential growth for a minimum of
10 years at all times (Section 1.4.1).
The PPS defines intensification as:
The development of a property, site or area at a higher density than currently exists
through:
a) redevelopment, including the reuse of brownfield sites;
b) the development of vacant and/or underutilized lots within previously
developed areas;
c) infill development; and
d) the expansion or conversion of existing buildings. (Section 6.0)
In addition, the PPS directs that land use planning shall be carried out in a manner that:
Promotes efficient development patterns that contribute to long-term
sustainability on a province-wide basis, as well as in local communities;

The proposed development supports the policies of the PPS by providing an infill
opportunity within the City’s built-up area, and by developing an under-utilized site that
has significant redevelopment potential. The residential development will contribute to
the stock of apartment-style dwelling units available in the broader area. The unit sizes
are planned to provide a smaller, affordable housing alternative to the low-rise
developments in the area and to complement the mid- to high-rise developments
southwest of the site. Equally, the provision of residential uses, retail services, and open
space on a single site contributes to a mix of uses within the community. The existing
road network, transit infrastructure and pedestrian/cyclist facilities and servicing
infrastructure are adequate to accommodate the proposed development, thus
representing an efficient use of public infrastructure.
4.2 City of Ottawa Official Plan (2003, consolidated 2011)
The property is designated General Urban Area on Schedule B – Urban Policy Plan in the
City of Ottawa Official Plan. The General Urban Area designation policies aim to build
complete and sustainable communities, centered on the development of a range of
housing types that meet the needs of all ages, incomes and life circumstances. In
addition to residential uses, the General Urban Area designation permits a wide range of
complementary uses such as employment, retail, leisure, entertainment and cultural
uses.
Specific policies have been established to guide and support residential intensification
and infill development in the General Urban Area. Development should relate to existing
community character so that it enhances the existing built form, rather than detract
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from it. Proposed housing types should provide a full range of housing forms such as
duplex, triplex, and mid- to high-rise dwellings, which are encouraged as forms of
intensification.

area, while the retail component will provide commercial services and jobs for local
residents. The development as a whole will contribute to the City’s targets for
population accommodation within the urban boundary.

Official Plan Amendment No. 76

Policies in Section 2.2.2 acknowledge that within lands designated General Urban Area,
opportunities for intensification exist and will be supported. The scale of intensification
will vary, depending upon factors such as community and built-form context and
proximity to major roads.

The proposed development must have regard to some of the policies of Official Plan
Amendment 76 (OPA 76), now in full force and effect. The following is a review of the
revisions to relevant Sections of the Official Plan including Sections 2, 3, 4.7 and 4.11 as
per OPA 76.
OPA no. 76 strengthens the City’s growth plan and targets residential and employment
intensification to certain areas, all supported by rapid transit: Central Areas, Mixed-Use
Centres, Employment Areas, Enterprise Areas, Developing Communities and
Mainstreets.

The Policies of Section 2.2.2 define residential intensification as: intensification of a
property, building or area that results in a net increase in residential units or
accommodation and includes:
a. Redevelopment (the creation of new units, uses or lots on previously
developed land in existing communities), including the redevelopment of
Brownfield sites;
b. The development of vacant or underutilized lots within previously developed
areas;
c. Infill development;
d. The conversion or expansion of existing industrial, commercial and
institutional buildings for residential use; and
e. The conversion or expansion of existing residential buildings to create new
residential units or accommodation, including secondary dwelling units and
rooming houses.

Section 2.2 – Managing Growth
Section 2.2 of the Official Plan places a target of approximately 90 per cent of the City’s
growth in population, jobs and housing to be accommodated within the urban boundary
in order to make use of existing infrastructure and facilities, and to allow for
“a pattern and density of development that supports transit, cycling and
walking as viable and attractive alternatives to the private automobile.
Altogether, this strategy has the least impact on agricultural land, mineral
resources and protected environmental areas, and supports a cleaner,
healthier city. This is the most cost-effective pattern for the provision of
municipal services and infrastructure.”
The proposed development conforms to the policies of the General Urban Area and
supports the land use objectives that promote intensification in the urban area. The
residential portion of the development will provide additional residents to the urban

The consolidated Brigil proposal meets the above policies, 2.2.2 a-d, and is considered a
well-suited site for intensification in the General Urban Area.
All intensification is intended to occur in accordance with the provisions of Section 2.5.1,
Urban Design and Compatibility, and 4.11 - Urban Design and Compatibility. And shown
below, the proposal meets the criteria provided in Section 2.5.1 and as will be shown in
this section, meets and exceeds the criteria of Section 4.11 as well and results in
appropriately designed residential infill and intensification.
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The 439-residential unit proposal is considered residential intensification, in large part
because it increases densities beyond that currently permitted on the property. It is
important to note the existing zoning permits industrial uses, commercial uses and
associated parking, and high-rise residential uses. The Zoning By-law Amendment
permits an increase in density from the current IL zoning, acknowledging that the use is
no longer required and appropriate in the Community. The property is now an
underutilized lot within a developed area and allows the replacement of an institutional
building for residential purposes. Brigil has consolidated the properties to allow for a
coordinated mixed-use development.
According to Policy 13 of Section 4.11, the City does support intensification throughout
the urban area, including areas designated General Urban Area. The City will promote
opportunities for intensification in the following cases, provided that all other policies in
the Plan are met:
a. Lands within 600 metres of future or existing rapid-transit stations with
potential to develop as compact, mixed-use and pedestrian-friendly cores;
b. Lands that are no longer viable for the purpose for which they were intended,
such as older industrial areas, exhausted quarries, or abandoned
transportation corridors that are not planned for open space or designated as
Recreational Pathways, but does not include lands designated as Employment
Area or Enterprise Area where the proposal for intensification or infill would
introduce uses not otherwise permitted by this Plan; (School sites are generally
not included in this category and will be treated on a site-specific basis); [OMB
decision #2649, September 21, 2006]
c. Lands where the present use is maintained but the addition of residential uses
or other uses can be accomplished in a complementary manner, such as on
under-utilized shopping centre sites;
d. Lands currently or formerly used as parking lots or other extensive storage
purposes;
e. Lands where records indicate existing contamination due to previous
commercial or industrial use, but which can be made suitable for development
if cleaned up.

Policy 14 notes that the interior portions of stable, low-rise residential neighbourhoods
will continue to be characterized by low-rise buildings. The City supports intensification
in the General Urban Area where it will enhance and complement its desirable
characteristics and long-term renewal. Generally, new development, including
redevelopment, proposed within the interior of established neighbourhoods will be
designed to complement the area's pattern of built form and open spaces.
Policy 15 of Section 4.11 specifically addresses intensification inside stable, low-rise
neighbourhoods. In considering a Zoning By-law Amendment of additional height, the
City will seek to protect and enhance existing patterns of development, built form and
open spaces.
The City will specifically assess Zoning By-law Amendment applications in terms of:
 building height, massing and scale, rear and side yard setbacks and landscaped
open space permitted by the zoning of adjacent residential properties as well as
the prevailing patterns established in the immediate area;
 the need to provide a transition between areas of different development
intensity and scale;
 the provision of adequate privacy, sunlight and sky views for residents of new
and existing buildings, through the use of such means as distance and
separation between building walls and using landscaping, planting and fencing
to enhance privacy where needed; and
 the mitigation of resulting traffic and parking impacts on adjacent
neighbourhood streets so as not to diminish the residential amenity.
The proposed multi-storey buildings, enhanced and concealed by a one-storey podium,
although taller than abutting and future buildings is in keeping with the planned
function of arterial roadways.
The towers have smaller floor areas than broader buildings, reducing their overall mass
and providing for enhanced sunlight, and air circulation. The designs of the buildings
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also minimize their visual impacts. Sufficient and appropriate building setbacks will
preserve privacy and sufficient distance between abutting buildings.

surroundings. The Official Plan emphasizes that the above objectives are achievable
without designing a development to be the same as existing developments.

The at-grade treatment of the podium provides for a continuous building façade for a
portion of the site and provides for at-grade retail uses, and a large landscape buffer
along the arterial road. The area, as previously noted is characterized by deep setbacks,
and existing at-grade open space. The private open space will meet some of the passive
recreational needs of the new residents, reducing the burden of existing public parks in
the area.

Within this section various Design Objectives are outlined to guide development, of
which the following principles are considered most applicable to the proposed
development:


The Delcan transportation analysis confirms that sufficient roadway and intersection
capacity is available to accommodate the additional vehicle trips generated by the
project.




The lands, as previously noted, are an underutilized lot within a developed area, located
on the edge of a residential community, abutting employment and open space lands, in
proximity to existing and future high-rise apartment buildings.




The lands are located along an Arterial Road (Baseline Road), providing convenient
access to and from the rest of the city, to services, recreational areas, and employment.





The proposed development maintains the objectives of the Official Plan Amendment 76.
The Subject Site promotes the policies for growth management in Section 2.2.2,
maintains its General Urban Designation and maintains the policies of that designation

Clearly define and connect public and private spaces by:
- Defining and enclosing spaces using buildings, structures and
landscaping
- Recognizing every building as being part of a greater whole that
contributes to the overall coherency of the urban fabric
Address the relationship between buildings and between buildings and the
street.
Create distinctive places and appreciate local identity in patterns of
development, landscape and culture;
Reflect a thorough and sensitive understanding of place, context and setting;
Create places and spaces that are visible and safe and can be confidently used at
all hours of the day and at night where it is appropriate to do so;
Integrate new development to complement and enliven the surroundings;
Achieve a more compact urban form over time;
Accommodate the needs of a range of people of different incomes and lifestyles
at various stages in the life cycle.

The proposed development meets the applicable objectives as discussed in Section 2.5.1
including:
Section 2.5.1– Urban Design and Compatibility

Section 2.5.1 provides guidance on how to appropriately incorporate infill development
into existing built up areas. According to the definition provided in the Official Plan,
‘compatible development’ is development that is not necessarily the same as or similar
to existing buildings but that enhances and coexists with existing development without
undue adverse impacts. It is development that ‘fits well’ and ‘works well’ with its
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Create places and spaces that are visible and safe and can confidently be used
at all hours of the day and at night where it is appropriate to do so: The mix of
uses proposed for the site allows for overlapping and constant use of the site,
ranging from neighbourhood serving commercial to residential uses. .



Reflect a thorough and sensitive understanding of place, context and setting:
The proposal’s design responds to its surroundings by providing high-density
development along an Arterial Road intended to accommodate intensified
development. Building heights and siting are arranged to transition to the
surrounding community, particularly to the established residential
neighbourhood to the south. The open space at the southeast corner of the
property also contributes to this transition.



Accommodate the needs of a range of people of different incomes and
lifestyles at various stages in the life cycle: The proposed residential
development will contribute to the range of housing types offered in the
neighbourhood. Additionally, the provision of retail uses on the site would
introduce easily-accessible services to meet the needs of residents on the site
and in the surrounding area.





Reflect a thorough and sensitive understanding of place, context and setting:
The adjacent properties along Baseline Road and in the broader community are
characterized by large portion of open space, tree preservation and landscaping
at-grade, located with deep front, side and rear yard building
setbacks. Transition of building typology and massing, in large part occurs by
retaining large portions of open space on the property, including landscape
buffers along Baseline Road and at the rear of the property. Rather than
proposing a medium-profile building with a larger at-grade building footprint
taking up the majority of the site, the proposed buildings are more slender, with
a reduced footprint and a single-level podium accommodating internally
oriented retail uses. The intent is to retain land area for open space, reduce the
mass of the building, and minimize shadowing impacts on adjacent properties.

The proposed development, in accordance with Annex 3 of the Official Plan promotes
good design through the employment of materiality and through building design which
will create a landmark within the neighbourhood and continue to provide a
distinguished entry point into the neighbourhood. Landscaping and the use of a mid-rise
pedestal will contribute to the improvement of the public realm and the relationship
between the site and the pedestrian realm.

Define and enclose spaces using buildings, structures, and landscaping: The
large lot provides opportunities for taller buildings to frame the edges of the
site, without impacting abutting lands.

Section 3.6.1 – General Urban Area



Address the relationship between buildings and between buildings and the
street: The proposal mixed use building is oriented toward Baseline Road, with a
large retail tenant. The existing surface parking lot associated with the retail
and medical office building will be softened by a 3.0m landscape buffer along
the arterial road

The policies of the General Urban Area permit a broad range of uses within the
designation including all types and densities of housing, employment, retail, service,
cultural, leisure, entertainment and institutional uses. 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. Contemplation should also
be given to achieving, through infill development, a balance of housing types and
tenures to provide a full range of housing for a variety of demographic profiles.



Create distinctive places while integrating new development into local
patterns of development: The proposal contains local-serving retail and
communal areas, thereby creating a destination for the surrounding community.

The Plan supports infill and intensification within the General Urban Area where it
enhances and complements existing areas and contributes to their long term vitality.

2940 & 2946 Baseline Road – Planning Rationale

Page 13
July 2012

4.0 POLICY AND REGULATORY FRAMEWORK
Additionally, the Plan directs growth to established areas in order to maximize the use
of land that is already serviced, accessible and close to existing amenities.
The City will support infill development within the General Urban Area, subject to the
following properties:
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 [3.6.1.3.a]
b) Apply policies of Section 2.5.1 and Section 4.11 [3.6.1.3.b]
c) Consider its contribution to the maintenance and achievement of a balance of
housing types and tenure to provide a full range of housing for a variety of
demographic profiles throughout the General Urban Area [3.6.1.3.c]
d) Assess ground-oriented multiple housing forms such as duplex, triplex and
fourplex, as one means of intensifying within established low-rise residential
communities [3.6.1.3.d].

proposed for the site. The proposed retail will provide access to goods and services for
the community, while preserving the existing medical clinics. The communal open space
provided for the existing residents will alleviate additional stress placed on neighbouring
open spaces, thereby maintaining sufficient space for existing residents.
The existing industrial use, parking lot and asphalt areas will be replaced by large
building setbacks, and private landscaped amenity spaces that assist with the transition
to existing residential dwellings to the south. The orientation of the on-site open space
will integrate well with the rear and side yard open space of the multiple-attached
dwellings to the south.

Finally, the proposed development will act as a key infill project and transform the
existing site, which is currently under-utilized by a low-rise heavy industrial building and
storage yard.

Development applications in the General Urban Area will be evaluated according to the
criteria of Section 2.5.1 Compatibility and Community Design and Section 4.11
Compatibility. In addition to applying those policies, proposals for intensification and
infill are required to relate to the existing community character to enhance desirable
established patterns and built form.
Policy 3.6.1.5 states that the General Urban Area permits uses that may generate traffic,
and that these uses will be directed to appropriate locations, such as along arterial
roads. The proposed uses represent good planning, as the residential and retail uses
complement the adjacent higher density office uses. Any increase in vehicular traffic will
be accommodated on Baseline Road, the adjacent arterial road.
The surrounding neighbourhood will benefit from the development. The addition of
residential units will increase housing options and availability, as well as contribute to
the diversity of the community through the new apartment housing stock. New
residents will support existing retail establishments, as well as the new retail spaces

General Urban Area
Major Open Space
Greenbelt Rural
Natural Environment Area

Figure 9: Official Plan Designation
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4.0 POLICY AND REGULATORY FRAMEWORK
Section 4.11 –Compatibility
Section 4.11 of the Official Plan builds upon the general principles of compatibility
outlined in Section 2.5.1 by providing the following evaluative criteria: traffic, vehicular
access, parking requirements, outdoor amenity areas, loading areas, services areas and
outdoor storage, lighting, noise and air quality, sunlight, microclimate and supporting
neighbourhood services. The proposed development satisfies the compatibility criteria,
as outlined below:
Traffic
A Community Traffic Study was prepared by Delcan Corporation assessing the existing
road network and its potential to accommodate traffic generated by the proposed
development. It was determined that the existing capacity of the road network is
sufficient to safely accommodate the traffic generated by the proposed development.
The site is well-serviced by arterial and major collector roadways, functioning at
acceptable Levels-of-Service (LOSs). The project is also well-served by local bus routes
and is close proximity to a future transit corridor;
Vehicular Access
The proposed development will have one (1) vehicular access from Baseline Road, and
two (2) vehicular accesses from Sandcastle Drive, a signaled intersection. The proposal’s
location on a corner lot along an arterial street minimizes traffic infiltration through
adjacent neighbourhoods. As an arterial road, Baseline Road will absorb the moderate
traffic levels generated by the new uses of the proposal. Glare and noise will be
mitigated through landscaping and the large distance separation between the proposed
development and surrounding properties.
Parking Requirements
All parking for the residential units will be provided through 750 underground parking
spaces, with an additional expansion to 945 possible. The parking access ramp is located
on the property without disruption to traffic flow or design of Baseline Road. Surface
parking will be provided for the commercial uses, with a total of 188 parking spaces.
These surface parking spaces will also serve as visitor parking for the residential units

during off-peak retail hours. Given the size of the dwelling units, available transit and
sufficient parking will be available to serve the development. A discussion of the
Community Transportation Study can be found in Section 6 of this report.
Outdoor Amenity Areas:
A large open space / amenity space component is included at the south side of the
property, with smaller landscaped spaces interspersed throughout the site. Ample rear
and side yard setbacks around the perimeter of the property also contribute to open
space on the property. This setback coupled with significant landscaping and tree
coverage will provide sufficient separation and protection for future adjacent
development.
Loading Areas and Outdoor Storage:
There will be no outdoor storage on-site. Services and storage for the proposed
development will be contained internally. Operational activities will be minimal, limited
to waste pickup and snow removal in the winter. Residential uses with a ground floor
commercial use on the property would not be out of character with other developments
along Baseline Road, which already features a range of office, commercial, and
residential uses.
Overall, the proposal provides a transition between the densities in the surrounding
communities and is more compatible with low-density housing than the current
industrial use on the site.
Lighting
The proposed development will be well-lit for safety, comfort, and aesthetic purposes.
Parking lots and landscaped areas in particular will have high-quality lighting facilities.
Lighting will be designed and installed to provide a safe and secure environment,
without impacting (glaring) onto adjacent properties.
Noise and Air Quality
The proposed development is not anticipated to create any adverse impacts on noise or
air quality.
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4.0 POLICY AND REGULATORY FRAMEWORK
Sunlight
A Sun-Shadow Study was submitted with the Zoning By-law Amendment application.
The proposed development will not have a shadow impact on the abutting residential
properties.
Microclimate
The proposed development is designed to minimize the impacts of wind, snow, and
temperature on the surrounding area. The design and orientation of the buildings
ensure no undue impacts of microclimate on adjacent properties.
Supporting Neighbourhood Services:
Section 2 of this report outlines the range of amenities available in proximity to the
subject site. Surrounding neighbourhood services include schools, community centres,
parks, daycares, and commercial services.

The proposal is in conformity with the City of Ottawa Official Plan, including the General
Urban Area designation policies. The designation encourages infill development, in this
case a high-rise building (Policy 3.6.1).
The proposed project fulfill the Official Plan’s intent to sponsor intensification by
connecting and using existing municipal infrastructure (water, sanitary and storm
services and roads) and on the ability for the development to access and use existing
community facilities and services (parks, schools, retail, etc.).
The proposed building contributes 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 proposed development will not generate undue adverse impact on the
neighbouring properties and fulfills the compatibility objectives and principles outlined
in Section 2.5.1 and the compatibility criteria outlined in Section 4.11.
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4.0 POLICY AND REGULATORY FRAMEWORK

4.3 Transportation Master Plan, 2008
The City of Ottawa Transportation Master Plan (TMP) (2008) identifies future transit
facilities, roads, pathways and policy directions to manage the transportation needs of
the City until the year 2031. The TMP contains policies that provide a clear direction for
intensification in areas where transit can be most attractive.
Map 4B- Rapid Transit Network Ultimate of the plan shows that Baseline Road is a
‘Supplementary Intensive Transit – Bus’ corridor. Transit-intensive corridors connect to
the primary rapid transit network and serve areas of high ridership potential. These
areas have all-day, dedicated, continuous and exclusive transit facilities for use by buses,
operating at grade with priority at signalized intersections.




4.4 Urban Design Guidelines for High-Rise Housing
The Urban Design Guidelines for High-Rise Housing also address the compatibility of the
proposed high-rise developments within its vicinity. While recognizing that the
guidelines do not apply to all contexts, it generally favours the integration within the
site’s design of appropriate parking, services, utilities and public transit. The Guidelines
promote a mix of uses, open spaces, and human-scaled, pedestrian-friendly streets as
well as high-rise buildings that contribute to the image of the city. The Guidelines also
promote design that is responsive to the physical environment and microclimate.





As outlined in the Official Plan (Policy 2.5.1), design guidelines are not interpreted as
policy framework and are therefore not prescriptive. They are intended as a tool to
promote the City’s Design Objectives and are meant to enable developers to present
appropriate projects.

Guideline # 5 notes the value of transition between high-rise buildings and
adjacent low-profile areas. In the proposal, transition has been achieved
through a gradual decrease in building heights southward, landscaped open
space along the south property line, and towers built upon single-storey
podiums. The 8-storey building transitions well to the low-profile
neighbourhood to the south, as it rises to approximately half of the tower
heights in the centre of the proposal, and approximately twice the height of the
3-storey homes to the south. Additionally, the R5 zone to the south of the
subject site permits developments with a maximum height of 34 metres, which
exceeds the height of the proposal. In this regard, the proposed building
transitions to be consistent with the planned function of the surroundings.
Guideline # 20 highlights the importance of providing sufficient space between
buildings to allow for appropriate sun exposure and privacy. A 25-metre
separation distance has been provided between the residential towers.
Guideline # 23 encourages the good design of building tops in areas where they
may contribute to the city’s skyline and to therefore to the image of the city.
The towers in the proposal feature generous glazing and articulation of
architectural features.
Guideline # 38 recommends a range of uses and amenities in the open spaces to
meet the needs of a diversity of potential users. The proposal features
landscaped open space at the south end of the property, which is intended to
complement Brucelands Park on the west side of Sandcastle Drive. Brucelands
Park features a play structure, soccer goalposts, and generous open fields, and
is approximately 100 metres from the subject lands.
Guideline # 40 encourages the creation of sufficient amenity space. The
proposal provides generous amenity space in or around the four (4) residential
buildings, including indoor space. Outdoor greenspaces and landscaped open
spaces are also included in the proposal.

Several design guidelines are applicable to the proposal:
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4.5 Current Zoning: Business Park with Exceptions
The eastern property (2940 Baseline Road) is zoned Business Park Industrial with
Exceptions (IP [1530]) in the City of Ottawa Comprehensive Zoning By-law (2008-250).
The intent of the IP zone is to permit mixed office, office-type uses and low-impact light
industrial uses in a business park setting and allow, in some cases, complementary uses
such as recreational, health and fitness, and service commercial uses. Exception 1530
serves to prohibit a Hotel use on the subject property.
The By-law establishes several site-specific provisions for the IP Zone, including:
Minimum lot area of 750 m2
Maximum lot coverage of 55%
Minimum front yard and corner side yard setback of 6 m
Minimum interior side yard setback of:
o 6 m when abutting a residential or institutional zone
o 3 m in all other cases
Minimum rear yard setback of 6 m
Maximum Floor Space Index (FSI) of 2
Maximum building height of:
o 11m within 20 m from a residential or institutional zone
o 22 m in all other cases
Minimum width of landscaping of:
o 3 m when abutting a residential or institutional zone, which may be
reduced to 1 m if a 1.4 m high opaque screen is provided
o 3 m when abutting a street
o No minimum in all other cases

Baseline Road would be more consistent with the intent of the By-law, the general
character of the area, and complementary to employment uses on the Baseline Road
Corridor.
The western property (2946 Baseline Road) is zoned General Mixed Use Zone with
height limit 18.5 metres (GM H(18.5)). The intent of the GM zone is to permit
residential, commercial, and institutional uses within the General Urban Area land use
policy designation. The zone also permits developments that draw users from areas
beyond the surrounding community, and may result in increased traffic or noise,
provided that those impacts are addressed and mitigated.
Provisions for the GM Zone include:
Minimum front yard and corner yard setback of 3 m.
Minimum interior side yard setback of
o 5 m for a non-residential or mixed-use building from a lot line abutting a
residential zone;
o 1.2 m for a residential use building <11 m in height;
o 3 m for a residential use building >11 m in height;
o No minimum in all other cases.
Minimum rear yard setback of
o 3 m where abutting a street;
o 7.5 m where abutting a residential zone;
o 7.5 m for a residential building;
o No minimum in all other cases.
Maximum building height of 18 metres.
Maximum floor space index of 2.0, unless otherwise shown.

The previous heavy equipment sales, rental and servicing, and storage yard use were
likely non-conforming uses and of a nature not appropriate for lands nearby to low-rise
residential communities to the north, south and west. A residential zoning, permitting
mid- to high-rise apartments buildings and at-grade commercial uses oriented towards
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Figure 11: Current Zoning
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5.0 RECOMMENDED ZONING BY-LAW AMENDMENT
o For a non-residential or mixed-use building,

General Mixed Use Zone

from any portion of a lot line abutting a
residential zone
o For a residential use building equal or lower
than 11 m in height
o For a residential use building greater than 11
m in height
o All other cases
Minimum Rear Yard Setback
o Abutting a street
o From any portion of a rear lot line abutting a
residential zone
o For a residential use building
o All other cases
Maximum Floor Space Index
Minimum Width of Landscaped Area

The requested Zoning By-law Amendment is as follows:
2940 Baseline Road: Rezoned from IP [1530] – Light Industrial Zone with Exception
[1530] to GM – General Mixed Use Zone, Exception XX to allow for high-rise residential
apartment buildings and at-grade commercial uses; adjust maximum permitted height
to accommodate heights up to 65 metres, or 16 storeys (subject to a height schedule).
2946 Baseline Road: Allow blended parking rates between the (2) two properties (2940
and 2946); allow for shared commercial and visitor parking spaces; allow for a eight (8)
storey (30m) medium-profile apartment building (subject to a height schedule), whereas
the by-law currently permits 18 metres.
Both Properties: Harmonize building setbacks and drive aisles through the GM,
Exception zone to allow for coordinated development in response to the project’s
technical review.

o Abutting a street
o Abutting a residential or institutional zone
o Other cases

GM Schedule XXX Zone
Performance Standard
Minimum Lot Width
Minimum Lot Area
Maximum Building Height (m)
Minimum Front Yard and Corner Yard Setbacks (m)
Minimum Interior Yard Setback (m)

No minimum
No minimum
54 m *
3m

7.5 m
1.2 m
3m
No minimum
3m
7.5 m
7.5 m
No minimum
2, unless otherwise shown
3m
3m
No minimum

*Altered from GM Zone provisions to accommodate the proposal. Heights to be
specified in height schedule.
Apartment dwelling (mid-high rise), retail store, and office are all permitted uses under
the GM zone. The proposal meets all GM provisions except for the 18-metre height
limit, thus a 54-metre height limit is proposed in its place.
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6.0 SUPPORTING STUDIES
The following studies were prepared for a 588 dwelling unit scheme with ground floor
units on the building fronting Baseline. The Site Plan now includes retail uses on the
ground floor of the residential buildings, as well as some minor additions to the existing
commercial building on the western property. It is evaluated that these changes to the
Site Plan will not impact the supporting studies.

Detailed Noise Study
Consultant: Novatech Engineering Consultants

Community Transportation Study (CTS)

Purpose: This study was completed in accordance with the policies of Section 4.8.8 of
the Official Plan, which mandates that proponents assess the impact of noise on the
site.

Consultant: Delcan

Findings:

Purpose: This study was completed In accordance with the policies of Section 4.3 of the
Official Plan, which mandates that proponents must assess the impact of traffic
generated by the proposed development on the capacity of adjacent and nearby roads,
accounting for the anticipated growth in levels of background traffic.

To comply with the Environmental Noise Control Guidelines (ENCG) the two (2)
buildings closest to Baseline Road must:
o Have building components designed to achieve indoor sound level
criteria;
o Central air conditioning shall be provided;
o A warning clause (Type ‘D’) shall be incorporated into the development
agreement, registered on title, and included in the Agreement of
Purchase and Sale. The warning will read as follows: “This dwelling unit
has been supplied with a central air conditioning system which will
allow windows and exterior doors to remain closed, thereby ensuring
that the indoor sound levels are within the City’s and the Ministry of the
Environment’s noise criteria.”

Findings:
The study area intersections adjacent to the site are currently operating with an
excellent overall LoS ‘B’ or better during the weekday morning and afternoon
peak hours;
The impact of site traffic was found to be negligible. Projected volume increases
of up to 1 to 2 additional vehicles on average every minute on Baseline Road
during weekday morning and afternoon peak hours.
Additional turn lanes and traffic signal control are not required. However, minor
adjustments to radii will be required, at the time of final site plan approval.

To comply with the Environmental Noise Control Guidelines (ENCG) the two (2)
buildings located on the rear portion of the lot must:
o Be compliant with the Ontario Building Code;
o Forced air heating with provision for central air conditions shall be
provided;
o A warning clause (Type ‘c’) shall be incorporated into the development
agreement, registered on title, and included in the Agreement of
Purchase and Sale. This clause will inform that the dwelling unit has

Based on the findings, Delcan supports to proposed development.
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been fitted with a forced air heating system and the ducting, etc. was
sized to accommodate central air conditioning.

Phase 1 ESA Update
Consultant: Trow Associates Inc. (now Exp.)

Based on the findings, NovaTech Engineering recommends that the development comply
with Environmental Noise Control Guidelines (ENCG).
Servicing Study
Consultant: Novatech Engineering Consultants
Purpose: This study was completed in accordance with the policies of Section 4.4.1 and
4.7.3 of the Official Plan, which mandate that proponents must demonstrate that the
available municipal infrastructure can adequately service the site.
Findings:
The City watermain distribution network is sized to provide fire protection for
the surrounding area, including the subject site;
The proposed development can be serviced by connecting to the existing 750
mm storm sewer and to the existing 450 mm diameter sanitary sewer in
Baseline Road;
All post-development runoff in excess of the allowable will be stored and
controlled on site prior to being released to the Baseline sewer;
The Rideau Valley Conservation Authority requires water quality treatment
since the storm outlet is located within 1.0 km of Graham Creek.
Based on the findings, NovaTech Engineering recommends that the 1:00 year postdevelopment runoff be controlled to the 1:5 year design event with an allowable runoff
coefficient of 0.50, that the development use a combination of rooftop storage, surface
storage and underground stormwater storage and that the development use a
stormceptor or approved equivalent storm treatment unit.

Purpose: To assess the site condition
The site was previously occupied by an equipment rental company. An underground
storage tank (UST) and above-ground storage tanks and fuel pump islands were
formerly located on the site. In addition, waste oil and liquid drums were historically
stored outside of the building. The previous assessments determined that soil and
groundwater impact is present on the site, predominantly in association with a former
UST to the southeast of the building.
Based on the document review, the soil and groundwater impact has not been fully
delineated and the general housekeeping practices appear to have been poor.
Abandoned drums, ASTs, batteries and various types of mechanical equipment were
observed on sand and gravel cover on the property with no evidence of spill
containment systems. Staining and large soil mounds are commonly identified on the
property (i.e. within the building, the Quonset hut, and the exterior).
Based on the findings, Trow Associates Inc. (Exp.) recommends:
Installation of two interior monitoring wells and three exterior monitoring wells
near the property limits and to assess soil and groundwater;
Excavation of 10 to 15 test pits throughout the property to assess surficial soil
conditions on the property;
Installation of dample monitoring wells as per APEC 2 for metals;
Completion of a substance survey prior to renovation and/or demolition.
Brigil has prepared a Site Remediation Plan, which will be presented for Site Plan
Control.

2940 & 2946 Baseline Road – Planning Rationale

Page 22
July 2012

6.0 SUPPORTING STUDIES
Sun-Shadow Study
Consultant : Stendel and Reich Architects
Purpose: This study was completed to evaluate the impact of the development’s
shadows on the surrounding lands.
Findings : The proposed development will not have a shadow impact on the abutting
residential properties.
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7.0 RATIONALE
In considering the proposed developments, the supporting studies, and applicable policy
framework, it is FoTenn’s professional opinion that the proposed development and
Zoning By-law Amendment application represent good planning and are in the public
interest for the following reasons:

The proposed development conforms to the intent and provisions of the Urban Design
Guidelines for High-Rise Housing. Although not identical to the existing adjacent
dwellings, the proposed building provides an infill opportunity to achieve a good fit in
terms of form and design.

Consistent with the PPS

Maintains the General Intent of Zoning By-law 2008-250

The proposed development is consistent with the Provincial Policy Statement, which
promotes efficient and appropriate development on lands within the urban boundary.
The proposal will achieve a density in a pattern that efficiently uses available
infrastructure. In addition, it will contribute to the variety of housing options in the
community, and the revitalization of Baseline Road.

The proposed development maintains the general intent of the City of Ottawa
Comprehensive Zoning By-law 2008-250. The requested amendments will modify
provisions to increase the conformity with the Official Plan’s policies for General Urban
Area. Aside from the provisions which will be amended as part of this application, the
proposal will meet the majority of the zoning provisions that apply to the subject lands.
The Amendment will have minimal impacts in terms of community impact and parking
requirements.

Conforms to the Official Plan
The proposal is in conformity with the City of Ottawa Official Plan, including the General
Urban Area designation policies. The designation encourages infill development, in this
case a high-rise residential building (Policy 3.6.3).
The proposed project fulfills the Official Plan’s intent to sponsor intensification by
connecting and using existing municipal infrastructure (water, sanitary and storm
services and roads) and on the ability for the development to access and use existing
community facilities and services (parks, schools, retail, etc.).
The proposed units contribute 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 proposed development will not generate undue adverse impact on the
neighbouring properties and fulfill the compatibility objectives and principles outlined in
Section 2.5.1 and the compatibility criteria outlined in Section 4.11.

The proposed development exceeds the current Business Park Industrial with Exceptions
(IP [1530]) provisions for setbacks and building height. The proposed residential and
commercial uses are more compatible with the surroundings than what the current
zoning provides.
Feasible in accordance with the technical studies conducted
Several independent studies were completed in accordance with the Official Plan
requirements. All of the studies prepared support the proposed development and
demonstrate that it is appropriate within the context.
Represents Good Planning
Overall the proposed development complies with and furthers several key policy and
visionary elements prevalent within the applicable provincial and municipal policy
frameworks. It will optimize the use of serviced lands within the urban boundary,
diversify the existing housing stock of the surrounding area, and will promote smart
growth objectives. It will be the first major investment that the neighborhood has
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experienced in recent years and has the potential to launch the revitalization of Baseline
Road.
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