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STANDARD LIMITATIONS
This Planning Rationale was prepared by MMM Group Limited (MMM) for 2116885 Ontario Ltd in
accordance with the agreement between MMM and the client. This Planning Rationale is based on
information provided to MMM which has not been independently verified.
The disclosure of any information contained in this report is the sole responsibility of the client. The
material in this report, accompanying documents and all information relating to this activity reflect
MMM’s judgment in light of the information available to us at the time of preparation of this report. Any
use which a third party makes of this report, or any reliance on or decisions to be made based on it, are
the responsibility of such third parties. MMM accepts no responsibility for damages, if any, suffered by a
third party as a result of decisions made or actions based on this report.
MMM warrants that it performed services hereunder with that degree of care, skill, and diligence
normally provided in the performance of such services in respect of projects of similar nature at the
time and place those services were rendered. MMM disclaims all other warranties, representations, or
conditions, either express or implied, including, without limitation, warranties, representations, or
conditions of merchantability or profitability, or fitness for a particular purpose.
This Standard Limitations statement is considered part of this report.
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DEVELOPMENT APPLICATION UPDATE – SEPTEMBER 2014
This Planning Rationale and accompanying technical documents in support of an Official Plan Amendment,
Zoning By‐law Amendment and Plan of Subdivision approval for the lands at 4401 Fallowfield were originally
submitted to the City of Ottawa in May 2013. This Planning Rationale has subsequently been updated to
account for changes to relevant policy and changes made to the development proposal to address comments
received. It should be noted that since submission of the original Planning Rationale in May 2013, the
following policy changes have taken place:


City of Ottawa Council approved the O’Keefe Drain Environmental Management Plan on June 12,
2013.



The City of Ottawa South Nepean Secondary Plan was amended July 10, 2013 as part of the
development approvals process for the lands south of the Fallowfield ramp to Highway 416.



The City of Ottawa Official Plan (including the Transportation Master Plan) was subject to a 5‐Year
Comprehensive Review. Official Plan Amendment No. 150, including various changes, was adopted by
City Council on November 26 and December 11, 2013. Notice of approval from the Minister of
Municipal Affairs and Housing was received on April 30, 2014, pending the appeal period ending on
May 20, 2014.



The Ontario government released the new Provincial Policy Statement on February 24, 2014
announcing an in‐effect date of April 30, 2014. The new statement replaces the Provincial Policy
Statement, 2005.



At the time of submission of the development applications in May 2013, Official Plan policy required
a minimum lot area of 1.0 hectare and allowed a maximum lot coverage of 55% on the lands at 4401
Fallowfield. On March 26, 2014, Ottawa City Council adopted Amendment No. 135 to the City of
Ottawa Official Plan. The amendment came into effect with no appeals on April 30, 2014. The
purpose of this Amendment is to amend the policy to limit the minimum lot area to 1.0 hectare and
the maximum lot coverage to 40%. However, the existing zoning provisions applicable to the subject
property (IP[1219] H(11)‐h Exception Zone) require a minimum lot area of 1.0 hectare and a
maximum lot coverage of 55%.

This Planning Rationale has been updated to reflect current policy direction from these documents.
In addition, a number of important changes to the development proposal have been made. These changes
are documented more fully in this report and include:
►

Revising the proposed height strategy to reduce building heights in key locations on the site.
Introducing landscaping along O’Keefe Court east of the O’Keefe Drain to provide a separation from the
proposed development.
► Restricting specific land uses by block. The proposed Drive‐Through Facility land use is now limited to
Block 9 and 10, which have frontage on Fallowfield Road. Place of worship has been removed as a new
proposed land use for all blocks east of the O’Keefe Drain.
► Setbacks from the O’Keefe Drain were revised to account for geotechnical and environmental factors.
This in turn resulted in changes to lot areas as a result of increased setbacks.
►

216885 Ontario Inc. | Planning Rationale – 4401 Fallowfield
MMM Group Limited | September 2014 | 1412252-001-PL1

1

1.0 INTRODUCTION
2116885 Ontario Ltd. (the ‘Applicant’) is proposing the development of an employment/business park
for their lands located at 4401 Fallowfield Road (‘subject lands’), in the City of Ottawa. MMM Group
Limited has been retained by the Applicant to prepare this Planning Rationale in support of an Official
Plan Amendment to the South Nepean Urban Area Secondary Plan for Areas 9 and 10 and the Official
Plan, a Zoning By‐law Amendment, and a Plan of Subdivision application for the subject lands.

1.1

Application History

On October 25, 2006, DCR Phoenix Development Corporation submitted an application to amend the
Official Plan for 4401 Fallowfield Road, a 27.17 acre parcel of land described as Parts 1‐5 and 9 on Plan
R20‐7852 (Rideau Front), Geographic Township of Nepean, Formerly City of Nepean, now City of
Ottawa.
This application requested a change in permitted uses in the Employment Area designation to include
residential, consistent with the Enterprise Area designation which applied to the site prior to the
adoption of Official Plan Amendment #28 to the City of Ottawa Official Plan. The Applicant wanted the
ability to develop medium‐density residential uses on the site so that it could provide a buffer between
the adjacent Country Estate Residential community to the north and the business park lands to the
south. This focus on residential uses was not supported by staff. In the fall of 2009, the Applicant then
revised the application to allow a warehouse proposal to proceed on the site. There was opposition to
this use, however the intended user has since dropped their offer to purchase part of the site. Technical
studies were submitted in support of these previous applications based on the intended land uses.
A revised application was submitted in the fall of 2010 to develop the site with uses permitted within
the Employment Area designation, including employment and office use, and a Place of Worship. This
application was placed on hold pending resolution of outstanding issues.
This report supports an application made on May 23, 2013.

1.2

Purpose of Current Application

This Planning Rationale is being prepared on behalf of the Applicant in support of applications for 4401
Fallowfield Road to:
►

Amend the South Nepean Secondary Plan from Prestige Business Park to Prestige Business Park
Site‐Specific Policy;
► Amend the Zoning By‐law from IP [1219] H(11)‐h to IP [xxxx] Business Park Industrial Zone
Exception;
► Approve the Plan of Subdivision for the creation of 18 blocks and 3 streets.
The purpose of the Site Specific Policy and the Exception Zone will be to:
►

Remove the list of prohibited uses under the existing Exception Zone;
► Change the minimum lot area to 4,047 m2 (1 acre); and
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►

Allow for an increase of height in keeping with the strategic location of the lands at a major civic
gateway up to a maximum of 12 storeys, in keeping with the outlined height strategy.

The requested application has the effect of generating flexibility on height deployment and a limited
number of additional uses. It would not increase the intensity of development on the site, since that is
already constrained by the 2.0 FSI provision in the existing zoning, which is not proposed to change
under this application. It is further constrained by the new 40% maximum lot coverage provision in the
City of Ottawa Official Plan [Amendment #135, March 26, 2014, in effect April 30, 2014]. Therefore, the
intensity of any development on the site will not exceed what is currently permitted by the existing
zoning for the site.
Consistent with the above reasoning, it is the Applicant’s position that S.37 of the Planning Act and
Official Plan Policy Section 5.2.1.11 are not applicable to the requested Zoning By‐law Amendment for
the subject property. The requested amendments, specifically the increase of height on specific blocks
as outlined in the height strategy, do not result in any ‘uplift’ as the Gross Floor Area across the site is
ultimately constrained by the maximum FSI and lot coverage provisions. The proposed increase in height
therefore creates flexibility in built form, but not development potential.
The Concept Plan (see Appendix A) which has been prepared in support of the requested applications is
intended as a tool to demonstrate appropriate development of the site, as per the amendments being
requested. This Concept Plan is not intended to represent a Site Plan for the ultimate build‐out of the
subject property, including building footprints and locations, surface parking areas, and landscaping
treatments. These factors will be determined through future individual Site Plan applications for all
developable blocks on the subject property.
The following studies were undertaken in support of the Official Plan Amendment, Zoning By‐law
Amendment, and Plan of Subdivision applications, and are described in Section 5.0 of this report:
►
►
►
►
►
►
►
►

Phase 1 Environmental Site Assessment, October 2006 ‐ Kollaard Associates
Preliminary Geotechnical Investigations, August 2006, March 2008, and June 2013 – Kollaard
Associates
Stage 1 and Stage 2 Archaeological Assessments, May 2011 – Adams Heritage
Transportation Impact Study, May 2013 and November 2013, revised June 2014 – IBI Group Ltd.
Tree Conservation Report, March 2013, revised August 2014 – Thakar Associates Design
Consultants
Slope Stability Assessment, August 2014 – Golder Associates
Fish Habitat and Fish Community Headwater Assessment, August 2014 – Golder Associates
Conceptual Site Servicing Study, September 2014 – IBI Group Ltd.

1.3

Subject Lands

The subject lands are generally located in the southwest of the urban area of the City of Ottawa, in the
rapidly growing community of Barrhaven. The subject lands are adjacent to Highway 416 which provides
convenient access to the surrounding Provincial Highways, including Highway 401 and 417.
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The legal description of the subject site is Part of Lot 20, Concession 4 (Rideau Front) Geographic
Township of Nepean, City of Ottawa. It measures 10.986 ha (27.1 acres) in area, and is a triangular
shaped property bounded on the north by O’Keefe Court, and on the south and east by Fallowfield
Road. The site is an unusual parcel of land, created by the realignment of Fallowfield Road and
Strandherd Drive when Highway 416 was constructed. The site is located within the urban boundary
and will be serviced on full municipal services. The site and surrounding area are shown in Figure i:
Location Plan. The site is currently vacant, with no structures in place.
The subject lands have frontage of approximately 752.88 m on O’Keefe Court, 227.52 m on Fallowfield
Road (in the north‐south direction), and 520.2 m on Fallowfield Road (in the east‐west direction)
including the Strandherd Drive access ramp to Highway 416. The Official Plan designates the subject
property as Employment lands. Fallowfield Road divides the site from the employment lands in the
southeast quadrant of Highway 416. Development of the subject lands is guided by the Secondary Plan
for Areas 9 and 10 in the South Nepean Urban Area which designates the lands as Prestige Business
Park.
The site is bisected on a north/south alignment by the O’Keefe Drain, a municipal drain providing a
stormwater management function for the site and surrounding area, and forming part of the Jock River
Watershed area. There is approximately 4 ha (10 acres) of developable land on the west side of the
drain and approximately 6 ha (15 acres) on the east side of the drain. The O’Keefe Drain is subject to an
Environmental Management Plan (EMP) which defines a mitigation plan to mitigate adverse effects of
existing and proposed land uses on natural areas and the O’Keefe Drain and defines stormwater
management practices for future development. The study area for the Environmental Management Plan
is directly south of the site, and includes the portion of the O’Keefe Drain catchment area situated
between Strandherd Drive, Highway 416, the Jock River and Cedarview Road.

Figure i: Location Plan
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The parcel of land at 4401 Fallowfield was created as a separated parcel from the remainder of the
Prestige Business Park area when Fallowfield Road / Strandherd Drive east of the Highway 416
interchange was realigned to curve south‐east to provide an appropriate crossing of the rail line. This
leaves a relatively small parcel of employment uses as an intervening condition between non‐
employment uses to the north and east (described below) and the larger Prestige Business Park area to
the south.

1.4

Surrounding Area

Lands generally surrounding the subject property at 4401 Fallowfield Road include:
North ‐ O’Keefe Court forms the boundary between the Public Service Area and the rural area of the
municipality. On the north side of O’Keefe Court, adjacent to Highway 416 is a parcel of land which has
been zoned for rural industrial uses based on municipal water and a private septic system. To the east of
that property is a municipal park (Lytle Park), which includes a baseball diamond, playground, three
sports fields, and a natural open space area. The park is lit and is used during all seasons. East of the
park is a Country Estate Residential lot development operating on private services, which is accessed
from Foxtail Avenue off of O’Keefe Court.
South ‐ South of Fallowfield Road and adjacent to Highway 416 is a large, vacant property designated
Employment Area under the Official Plan. The lands are also subject to the South Nepean Urban Area
Secondary Plan for Areas 9 and 10 which designates the property as Commercial, Business Park, and
Prestige Business Park. Development applications were submitted and approved for Zoning and Official
Plan amendments to permit a broader range and intensity of use on the site. The development proposal
includes a business park with a retail shopping centre, automobile dealership park, hotel, and prestige
employment use including office space. The development application also seeks an increase in
permitted height to a maximum of 12 storeys.
East – The lands directly east of Fallowfield Road are also vacant, and were rezoned in 2011 to include a
Development Reserve zone adjacent to Fallowfield, and Residential Third Density zone to accommodate
a serviced, low to medium density, residential subdivision of approximately 273 units. There is one
parcel of land on the south‐east corner of the same block as the subject application at the intersection
of Fallowfield and Strandherd. There are no pending development applications for this site, but the
Applicant understands that the owners of this site may wish to develop a gas station on this site.
West ‐ The Highway 416 corridor is located immediately west of the site. The interchange is accessed
from Fallowfield Road.

216885 Ontario Inc. | Planning Rationale – 4401 Fallowfield
MMM Group Limited | September 2014 | 1412252-001-PL1

5

2.0 PROPOSED DEVELOPMENT
The development proposal for 4401 Fallowfield Road involves developing the site with a variety of uses
permitted by the IP – Business Park Industrial Zone, including prestige office uses, hotel and associated
secondary uses, which would be added as part of the Official Plan and Rezoning applications. Internal
road and sidewalk treatments, building footprints and surface parking areas are to be brought forward
at the Site Plan Control Approval stage. As described at the outset of this Planning Rationale, a number
of changes to the development proposal were made since the initial application in May 2013. These
changes are incorporated in the revised development proposal, described below.
Proposed Plan of Subdivision
Figure ii provides the proposed plan of subdivision (see also Appendix A). The plan of subdivision
proposes to divide the property into 18 lots; 12 lots would accommodate buildings while the remaining
6 lots would accommodate stormwater management infrastructure, greenspace, utilities, and a right‐of‐
way reserve.

Figure ii: Proposed Plan of Subdivision
Internal access to the site is provided by 3 streets. Streets 1 and 3 will provide service into the interior of
the site, and will terminate in turning circles. Blocks 1 and 16 will be accessed from O’Keefe Court. A
pedestrian and utility crossing is proposed to link Streets 1 and 3 over the O’Keefe Drain. Street 2 will
provide a second point of access from Fallowfield Road for right‐in right‐out traffic only, and will connect
with Street 1. It is anticipated that Streets 1 and 2 will provide the primary access for employment
216885 Ontario Inc. | Planning Rationale – 4401 Fallowfield
MMM Group Limited | September 2014 | 1412252-001-PL1

6

tenants of Blocks east of O’Keefe Drain, while Street 3 will provide the primary access for lands west of
the drain. Street 2 will also provide a shared access for the proposed private development at the corner
of Strandherd and Fallowfield. The proposed internal road right‐of‐way is 20 m.
Three blocks (Blocks 5, 6 and 15) will provide a reserved easement and riparian area in support of the
O’Keefe Drain, measured at a 30 m setback from the Normal High Water Mark (NHWM) on the left
upstream bank (west side of O’Keefe Drain), and the setback to the “Top of Fill Slope” plus 6 m for
erosion access allowance on the right upstream bank (east side of O’Keefe Drain). Block 5 will support
pedestrian and utility crossings of O’Keefe Drain to provide interconnectivity for the site and extend
municipal services to the west half of the development. The water distribution system, waste water
collection system, and storm water drainage system will cross over the Drain in a new culvert. The
remaining Block 8 is required to make an appropriately configured intersection between Street 1 and
Street 2, and it is available for site landscaping and utilities. Block 18 comprises a right‐of‐way reserve.
Proposed Height Strategy
An amended height strategy is illustrated in Figure iii. The amended height strategy seeks to permit:
►
►
►
►
►

►

12 storeys on Block 1;
6 storeys on Blocks 2 and 17 located on the western segment of O’Keefe Court;
9 storeys on Block 3 and 6 storeys on Block 7 fronting the east‐west Fallowfield approach to
Highway 416;
4 storeys on Blocks 9 and 10 fronting the northeastern portion of Fallowfield Road and the
intersection of Fallowfield Road and O’Keefe Court;
3 storeys on the remaining development Blocks 11, 12, 13, 14, and 16 fronting the eastern portion
of O’Keefe Court and facing the Country Estate Residential uses on the north side of O’Keefe Court.
To address concerns regarding the height transition from the residential community north of
O’Keefe Court to the property at 4401 Fallowfield, building heights along O’Keefe Court on the
above‐mentioned blocks were reduced from 4 to 3 storeys. A height of 3 storeys is considered ‘low
profile’ and is permissible under existing zoning regulations.
A stormwater management pond on Block 4 to provide water quality control to an enhanced level
of protection (80% TSS) and water quantity control of runoff. The pond will be designed as a
wetland type facility with one minor system inlet and an outlet to O’Keefe Drain, just north of
Fallowfield Road. There are no proposed changes to O’Keefe Drain to accommodate the outlet.

The building height strategy proposed for the site is intended to create an appropriate transition from
the approved future high‐rise (45 m or 12 storey) development approved for the Regional lands south of
the site, to the existing low‐rise development to the north of the site. For 4401 Fallowfield, a maximum
building height of 12 storeys is proposed at the NE quadrant of the highway interchange. A transition in
building heights along the Fallowfield Road highway on‐ramp is also proposed. This transition in height is
intended to highlight Fallowfield as a gateway into the Barrhaven community, and is consistent with the
building profiles permitted on the lands south of the Fallowfield ramp. The original development
application proposed a 10 storey building on Block 3 and a 12 storey building on Block 7. Under the
revised development application, a maximum building height of 9 storeys is proposed for Block 3 and 6
storeys for Block 7.
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Figure iii: Revised height strategy for the subject lands
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Proposed Land Use Strategy
The development proposal for the site includes prestige office and hotel as proposed land uses. The
tables below list the Principal and Secondary land uses proposed for the site, as compared to land uses
permitted under existing zoning and land uses permitted on the property immediately south of
Fallowfield Road. Section 2.2.5.1 of the South Nepean Secondary Plan identifies special policies for lands
designated as Prestige Business Park and lists permitted land uses: “Permitted uses shall include
research and development facilities, advanced technology industries and services, light manufacturing
and production facilities, office banks and financial services, private and commercial schools, and hotel
and convention centre may contain accessory and co‐located retail service and entertainment facilities.”

Table 2‐1: Comparison of Principal Land Uses
Permitted / Requested Uses

Existing Zoning

Existing Zoning South of
Fallowfield

Requested Zoning

Broadcasting Station
Day Care
Drive‐Through Facility
Emergency Service
Hotel
Light Industrial Uses
Medical Facility
Office
Place of Assembly
Printing Plant
Production Studio
Research and Development Centre
Service and Repair Shop
Technology Industry
Training Centre

‐

‐
‐


Medical Office


‐
‐

‐

‐

Broadcasting Studio

‐
















‐





‐






Table 2‐2: Comparison of Secondary Land Uses
Permitted / Requested Uses
Bank
Bank Machine
Convenience Store
Instructional Facility
Park
Personal Service Business
Post Office
Recreational and Athletic Facility
Restaurant

Existing Zoning


‐

‐

‐

Restaurant, full service
Restaurant, take out
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Existing Zoning South
of Fallowfield










Requested Zoning




‐



Restaurant, full service
Restaurant, take out
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With regards to Secondary land uses, it is proposed that convenience store, restaurant, personal service
business, post office and recreational and athletic facility are permitted only within a large complex
containing a research and development centre, technology industry, light industrial use, office, bank,
instructional facility, hotel or place of assembly. Furthermore, the Convenience Store land use will be
limited in size, ancillary to the permitted uses and office/light industrial in function.
With regards to Principal land uses, it is proposed that the drive‐through land use is limited to blocks
fronting on Fallowfield (Blocks 9 and 10). This would permit Secondary land uses, such as a financial
institution, to offer drive‐through services.
Proposed Landscaping Strategy along O’Keefe Court
In an effort to address the request for a separation between the residential community north of
O’Keefe Court and the lands at 4401 Fallowfield, a landscaped corridor is proposed to extend along the
north frontage of Blocks 10 – 14, as illustrated in Figure iv . The frontage of Block 10 along O’Keefe
Court is proposed to include a 10 m wide landscape screen, while Blocks 11 – 14 are proposed to
include a 6 m wide landscape buffer. Three cross‐sections at key locations were prepared to illustrate
how the landscaping strategy provides a buffer between the proposed development and residences
backing onto O’Keefe Court. These are illustrated in Figure v.
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Figure iv: Proposed Landscaping Strategy along O'Keefe Court
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Figure v: Cross Sections of Proposed Landscaping along O’Keefe Court
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3.0 POLICY AND REGULATORY FRAMEWORK
The site is subject to regulatory control with respect to its site and situation within the City of Ottawa,
and under Provincial regulation. The following provides analysis of how the proposed development is
considered.

3.1

Provincial Policy Statement (2014)

The Provincial Policy Statement (PPS) was amended and came into effect April 30, 2014, replacing the
PPS issued March 1, 2005. This section of the Planning Rationale was updated to reflect changes to the
PPS made since the initial application in May 2013. The PPS is issued under the authority of Section 3 of
the Planning Act and provides direction on matters of provincial interest related to land use planning
and development. Decisions affecting planning matters in the City of Ottawa shall “be consistent” with
policy statements as issued under the Act.
The PPS defines Employment Areas as follows:
“Employment Area: means those areas designated in an official plan for clusters of business and
economic activities including, but not limited to, manufacturing, warehousing, offices, and
associated retail and ancillary facilities.” (PPS, 2014, s.6.0)
Municipalities are directed to maintain a supply of lands to provide for an appropriate range and mix of
land uses to meet projected needs for a time horizon of up to 20 years (PPS, 2014, s.1.1.2). The PPS
offers further direction for the designation and management of lands under section 1.1.2 where:
“Within settlement areas, sufficient land shall be made available through intensification and
redevelopment and, if necessary, designated growth areas.”
In particular, municipalities are directed by Section 1.1.3.2 of the PPS to determine land use patterns
based on the efficient use of land and resources. Land use densities and patterns should ‘use the
infrastructure and public service facilities which are planned or available, and avoid the need for their
unjustified and/or uneconomical expansion’. Under Section 1.1.3.4, the PPS also supports development
standards which ‘facilitate intensification, redevelopment and compact form, while avoiding or
mitigating risks to public health and safety.’
Employment areas in particular are described under Policy 1.3 of the PPS, where planning authorities
are directed to promote economic development and competitiveness by:
►

Providing for an appropriate mix and range of employment and institutional uses to meet long‐
term needs;
► Providing opportunities for a diversified economic base, including maintaining a range and choice
of suitable sites for employment uses which support a wide range of economic activities and
ancillary uses, and take into account the needs of existing and future businesses;
► Encouraging compact, mixed‐use development that incorporates compatible employment uses to
support liveable and resilient communities; and
► Ensuring the necessary infrastructure is provided to support current and projected needs (PPS,
2014, s.1.3.1).
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The PPS also identifies lands in proximity to major goods movement facilities and corridors (i.e. 400‐
series highways) as appropriate sites for the protection of employment areas for employment uses that
require those locations (s.1.3.2.3).
The proposed development at 4401 Fallowfield provides for a range and mix of employment activities in
keeping with the policy framework of the Provincial Policy Statement. The proposed plan provides a mix
of economic activities that support the development of employment opportunities balanced with
existing and planned housing and recreational opportunities in the South Nepean area.
The proposed development also represents an efficient use of lands within Ottawa’s urban area, as the
subject lands are located in close proximity to a rapidly expanding residential community and can be
serviced with full municipal services. The proposed development framework for the site meets more
contemporary development standards that are consistent with the intentions of the PPS to promote
efficient use of land.
The proposed height increase of the subject property promotes a scale of compact development and
intensification appropriate for the site, given its proximity to the City’s arterial and highway road
network and development proposals for adjacent lands. This development application proposes broader
development of the well‐balanced South Nepean community, and aims to provide both housing and
employment, and maximize the efficiency of land, infrastructure and public facilities in the area.

3.2

City of Ottawa Official Plan (2003, Consolidated)

The subject property is designated as Employment Area on Schedule “B” of the City of Ottawa Official
Plan, and forms the northern portion of a larger employment area designation located between
Highway 416 and Strandherd Drive and within the urban boundary. This employment area is intended to
provide a range of employment opportunities for new residential and commercial growth and
development in the South Nepean community.
Section 3.6.5 of the Official Plan provides direction towards the management of employment areas
within the City of Ottawa. A key objective of the Official Plan is to ensure that over the long‐term,
sufficient lands are reserved for places of business and economic activity. The Official Plan protects
some lands primarily for employment uses to ensure they remain available for the development of a
variety of uses including but not necessarily limited to: offices; manufacturing; warehousing;
distribution; research and development facilities; and ancillary uses including health & fitness, service
commercial, restaurant, bank, and other similar uses.
Official Plan Amendment #76 introduced a number of changes to s.2.2.2 “Managing Growth in the
Urban Area” pertaining to Employment Lands. In particular, s. 2.2.2.20 notes:
“In all urban communities outside the Central Area, opportunities will be sought to balance housing
and employment opportunities. A ratio of at least 1.3 jobs per household will be reflected in the
amount of land designated for employment and residential development within each of the three
urban communities outside of the Greenbelt . . . ” (City of Ottawa Official Plan, 2003, s. 2.2.2.20)
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The development application is consistent with this policy. With reference to the subject lands, this
employment area is intended to provide support for the rapidly expanding residential communities in
the South Nepean area by providing a balance of services and employment opportunities.
The Official Plan acknowledges that jobs in employment areas can be provided at a range of densities,
such that an employment area can support the development of at least 2,000 jobs in an overall area. In
conjunction with the employment area located immediately south of the subject lands, these properties
together will support more than the required minimum. Institutional uses are considered
complementary to employment uses, capable of contributing to the job targets and often demonstrate
land use characteristics and impacts similar to employment uses.
Similarly, a hotel provides significant employment opportunities in keeping with the development of a
balanced range and mix of jobs, and supports significant ancillary uses including restaurant, health and
fitness, and other uses as listed under the Official Plan. Hotels provide support for tourism and economic
development on a regional scale. The inclusion of a hotel on the subject site will complement the ability
of the site to accommodate employment uses. It is notable that no other hotel locations are currently
available in the South Nepean area.
The inclusion of a hotel on the subject site will not detract from the ability of the site to accommodate
employment uses and generate jobs at the target levels as considered under the Official Plan.

3.2.1

Urban Design and Compatibility

Section 4.11 of the Official Plan provides policies towards the compatibility of land uses and how certain
categories of land use can be developed. Issues such as noise, spillover of light, accommodation of
parking and access, shadowing, and micro‐climatic conditions are prominent considerations when
assessing the relationships between new and existing development. Objective criteria that can be used
to evaluate compatibility include height, bulk or mass, scale relationship, and building/lot relationships,
such as the distance or setback from the street, and the distance between buildings.
The proposed development considers these issues in the following manner:
Noise & Spill-Over of Light
The development site is located across from an existing Country Estate Residential area that is located
outside of the Urban Boundary. O’Keefe Court provides a substantial physical separation exceeding 40 m
in width, and includes within this right‐of‐way a substantial landscaped area with both a multi‐use path
and treed area. This physical separation and presence of existing landscaping and vegetation is sufficient
to attenuate reasonable levels of noise and light spill‐over that can be expected to occur within a
designated employment area.

Similarly, Fallowfield Road provides a 20 m physical separation between “General Urban Area”
residential uses bordering the eastern bounds of the property. The southern property, located across
from the continuation of Fallowfield Road, is similarly designated as an Employment Area with a
compatible range and mix of uses.
Detailed landscaping and lighting treatments within the subject lands are to be considered under the
future Site Plan Control application process. The proposed subdivision plan provides for an additional
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access (Street No. 2) from the subject property directly onto Fallowfield Road. It is anticipated that this
access will substantially reduce the level of turning movements on O’Keefe Court and reduce the impact
of potential headlight intrusion onto the adjacent residential properties – in addition to the
aforementioned substantial landscaping already present within the existing right‐of‐way on the north
side of O’Keefe Court.
As described in Section 2 of this report, in an effort to address the request for a separation between the
residential community north of O’Keefe Court and the lands at 4401 Fallowfield, the addition of a
landscaped corridor is proposed to extend along the north frontage of Blocks 10 – 14.
Shadowing and Micro-Climate Impacts
The Official Plan notes that shadowing and micro‐climate adverse impacts on adjacent properties should
be minimized to the fullest extent practicable. A key component of this involves the gradation of
building heights across the site with respect to existing and proposed low‐rise areas. Section 4.11.7
provides direction towards building profiles and notes the following height guidelines:
►

Low‐Rise – a one to four storey building;
Medium‐Rise – a five to nine storey building;
► High‐Rise – a building 10 storeys or more.
►

Section 4.11.8 notes that high‐rise buildings in excess of 10 storeys may be considered for employment
areas designated as prestige business parks, subject to appropriate built‐form transitions between the
Employment Area and adjacent residential communities built at lower profiles.
Figure iii illustrates the recommended height strategy for the subject lands. A maximum of 12 storeys
(high‐rise) in height is requested on one block of the Prestige Employment Lands, located directly at the
Fallowfield Road / Highway 416 interchange and a maximum of 9 and 6 storeys (medium‐rise) is
requested for blocks along the Fallowfield Road on‐ramp. This provides a transition from the lands on
the south side of the Fallowfield Road ramp, where the City of Ottawa recently approved a maximum
developable height of 12 storeys. The medium‐ and high‐rise development proposed along the south
perimeter of the site is intended to support the development of a community gateway into South
Nepean, provide opportunities for office and economic development, and maximize the use of
infrastructure including a major arterial road and associated underground works. The requested mid‐
high rise height on the southern border of the site is consistent with Section 2.2.25 of the Official Plan
which places importance on the ‘preservation of employment lands in strategic locations proximate to
400 series highways,’ as it provides an opportunity to develop the lands in a manner intended to support
certain land uses that are not currently present in Barrhaven. These land uses include offices and hotels,
which support both economic development and employment opportunities.
A transition zone of 6 storeys is requested for properties bordering the western extent of O’Keefe Court
and adjacent to an existing municipal park area. Properties bordering the eastern extent of O’Keefe
Court across from the existing Country Estate Residential lots are suggested to be a maximum of 3
storeys, consistent with a low‐rise designation and existing zoning.
This height strategy provides the greatest intensity of use adjacent to the primary access to Highway 416
and in a location compatible with proposed development on the southern extents of Employment Lands
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as described in Schedule “B” of the Official Plan. A transition is provided to the low‐profile residential
development, and is consistent with Section 4.11.12 of the Official Plan. This transition in bulk and
massing alleviates the potential impacts of shadowing and micro‐climate impacts on adjacent
properties.

3.3

South Nepean Secondary Plan Areas 9 & 10

The site is situated within the South Nepean Secondary Plan Area as identified on Annex 6 to the Official
Plan. More specifically, it is located within Area 10 on the western edge of South Nepean, which is
bounded by O’Keefe Court on the north, Highway 416 on the west, Strandherd Drive on the east, and
the Jock River on the south. Although the Secondary Plan recognizes the significance and the strategic
importance of this part of South Nepean for economic development and community linkage, the plan is
not a contemporary approach to height in Ottawa, as it was established before the City of Ottawa
planned for greater intensification of land uses within the urban area. Much time has passed since the
inception of the Secondary Plan, yet no development proposals have been brought forward which meet
the model of development contemplated in the Plan.
It should be noted that several significant amendments were made to the Secondary Plan to
accommodate the proposed development of the employment area located immediately south of the
Fallowfield Road ramp. These changes came into effect July 10, 2013 under Amendment #121 and
include an amendment to the height schedule to permit a maximum developable height of 12 storeys
for the lands immediately south of the ramp, as illustrated in
Figure vi.
The property is located under a designated Extensive Employment Area under Schedule “A” of the
Secondary Plan and is listed as a “Prestige Business Park”. One of the objectives of the Secondary Plan is
to:
“Provide sufficient area for employment and to build on the economic development opportunity
available from the 416/Strandherd interchange.” (s. 1.3.2(5))
It is intended that at full build‐out of the site, in conjunction with the remainder of the Employment
Lands located between Highway 416 and Strandherd Drive, the employment area should support the
creation of 7,000 jobs, the majority of which are to be located within the industrial and commercial
areas as shown on Schedule “A” of the Secondary Plan.
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Figure vi: Schedule C of the South Nepean Secondary Plan illustrates the revised height strategy for
lands south of the Fallowfield Road ramp, including a maximum height of 12 storeys for lands
immediately south of the ramp.
Development Policies
Policies for the Business Park and Prestige Business Park designations are provided in section 2.2.5 of
the Secondary Plan and note:

“Generally, most business park development facing Strandherd Drive and Highway 416 shall have
large lots, a high proportion of landscaping. [sic] a high standard of architectural design and a low
building profile.” (s.2.2.5)
Section 2.2.5.1 provides policy direction with respect to the Prestige Business Park designation:
►

Permitted uses shall include research and development facilities advanced technology industries
and services, light manufacturing and production facilities, office banks and financial services,
private and commercial schools, and hotel and convention centre may contain accessory and co‐
located retail service and entertainment facilities. Automotive commercial uses on a smaller
portion, specifically at the north‐west corner of the intersection of Strandherd Drive and
Fallowfield Road will be permitted [Amendment 25, April 27, 2005].
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►

Existing forested areas shall be conserved wherever possible on the top and tile slopes of the
western ridge.
► Automobile dealership use within the Prestige Business Park designation will be only permitted on
the lands bounded by Kennevale Drive extension to the north, City‐owned snow storage facility to
the south, Strandherd Drive to the east, and Business Park lands to the west. Such use shall
conform to the urban design objective and policies within this plan for Prestige Business Park and
Strandherd Drive [Amendment #121, July 10, 2013].
► An existing City owned and operated Snow Disposal Facility is also permitted on lands adjacent to
the Canadian National Railway corridor, west of Strandherd Drive, legally described as "Part of Lot
16, Concession 4, Rideau Front; Part 1 of Reference Plan 4R‐9045. [Amendment #121, July 10,
2013]
For lands at 4401 Fallowfield Road, lot areas shall typically be large with a minimum area of 1 ha and
1
lot coverage maximum of 40 per cent [Amendment #135, March 26, 2014, in effect April 30, 2014].
Design Guidelines
Section 3.0 of the Secondary Plan provides Urban Design Policies to guide development of the subject
lands. Relevant principles at this stage include:
►
►
►
►
►
►

►
►

“Development profiles may range from low, medium to high as stated in Section 3.2. [Amendment
#121, July 10, 2013]
Forested areas should be conserved whenever possible and individual healthy trees.
Developments that are visible from Highway 416 should present a positive image.
Strandherd Drive is the gateway into South Nepean and development along it should have a
consistent level of design quality.
New development areas should be compatible in their form and layout with existing residential
areas.
Infrastructure works such as bridges over the railway, drainage corridors, and stormwater
management facilities, should be architecturally designed and serve as visual and recreational
amenities.
The views and vistas into and from the Secondary Plan area should be optimized and enhanced
whenever possible.
New collector roads should connect with and extend the existing collector road system.” (s.3.1)

In addition, the following design guidelines are applicable:

1
Note that the Secondary Plan had a provision for maximum 55% lot coverage at the time when the May 2013 development applications were
submitted to the City of Ottawa. According to the Clergy Principle recognized by municipalities and the Ontario Municipal Board since 1996,
applications are typically considered on the basis of rules in effect on the date of application, unless other transition rules apply (such as the 2014
Provincial Policy Statement). The applicants have not appealed Official Plan Amendment No. 135, and notwithstanding the fact that their application is
governed by the prior 55% maximum lot coverage, they have agreed to abide by the new 40% maximum lot coverage rule.
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►

►
►

►

►

Provide a well‐designed and [sic] landscape entrance feature at the entry to Strandherd Drive from
Highway 416. This should establish a design motif, character and level of quality that can be
repeated at intersections along the length of Strandherd Drive. (s.3.2.1(1))
Tree planting on other streets within the Secondary Plan should have an approximate spacing of
9.0 metres and additional planting will be provided at intersections. (s.3.2.1(4))
Prestige Business Park areas as shown on the Secondary Plan shall have large lots, low profile
buildings and a high proportion of lot area devoted to landscaped area. Large parking areas shall
not be permitted adjacent to Strandherd Drive and small visitor parking areas should be visible and
conveniently located. (s.3.2.3(1))
Developments in the Prestige Business Park areas within 300 metres of the east side of Highway
416 and below the western ridge shall have architecturally designed rooftops and HVAC and other
similar equipment shall be screened and concealed. (s.3.2.3(5))
The width of the drainage corridor shall be determined as part of the final phase of the Master
Servicing Study. Subject to engineering requirements the drainage corridor shall minimize straight
line sections and have a natural landscaped appearance. A pathway system may be provided that
connects to the community pedestrian network. (s.3.2.5(1))

The Secondary Plan as written encourages a narrowly defined list of uses and a low‐density form of non‐
residential development that would not take advantage of significant economic development
opportunities, would not promote efficient use of road and underground infrastructure, and would not
support efficient development and land‐use patterns consistent with the Provincial Policy Statement. At
the time it was adopted, the Secondary Plan was intended to accommodate a narrow range of uses in
anticipation of a major development opportunity that never materialized. The minimum lot size strategy
and height limitations outlined in the Design Guidelines restricts the potential feasibility of development
in the Employment Area, and promotes a scale of development which is less compatible with adjacent
residential land uses. Smaller lot sizes, with accompanying taller built form on smaller floorplates, offer a
better transition to residential land uses, and provide the flexibility for consolidation of the lots in the
future, if required. The proposal introduces a staggered height strategy, which aims to highlight
Fallowfield Road as a gateway into South Nepean, while providing an appropriate height transition
between the arterial corridor of Fallowfield Road and the residential community north of O’Keefe Court.
Additional diversity of land uses, lot sizes and building heights is needed to respond to new market
opportunities. Amending these policies will provide for more flexibility in keeping with the stated desire
to form a visual gateway into the South Nepean community and maximize the economic development
potential in line with the adjacency of this site to a 400‐series highway. A number of amendments are
required to accomplish the core objectives of the Secondary Plan and in support of this application.
These are required to:
►

Provide more flexibility for building heights and profiles;
Permit additional uses; and
► Remove items that should be regulated by the Zoning By‐Law.
►

These amendments are described in greater detail in Section 4.0.
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3.4

Transportation Master Plan (2008)

The Transportation Master Plan (TMP) identifies the transportation facilities and services that the City of
Ottawa will require to provide for a future projected population of 1.14 million people by 2031. The TMP
provides direction for day‐to‐day transportation programs, and provides a basis for capital planning and
budget forecasts. The TMP supports the vision and policies of the Official Plan.

3.4.1

Public Transit

Existing
OC Transpo does not currently provide facilities or service along Fallowfield Road west of Cedarview
Road. The closest transit service is located at the Fallowfield Road and Cedarview Road intersection,
approximately 600 metres east of the eastern edge of the site.

From a broader network perspective, the nearest regional transit corridor is the Southwest Transitway,
which will eventually connect from Baseline Road to Cambrian Road. The section of the Transitway
between Fallowfield Road and Barrhaven Town Centre was completed in 2011. The Barrhaven Town
Centre to Cambrian Road section is expected to be completed between 2015 and 2022, based on the
Transportation Master Plan (TMP).
Future
The development of new residential subdivisions on the east side of Strandherd Drive, south of
Fallowfield Road is expected to trigger the expansion of transit service west of Cedarview Road. It is
known that peak period transit (Route 70) will be extended to operate along Cobble Hill Drive up to
Maravista Drive. In the future, this route will be extended to Jockvale Road Extension and Strandherd
Drive.

The TMP identifies the location of a Bus Rapid Transit station in the vicinity of Chapman Mills Drive and
Greenbank Road (Barrhaven Town Centre) on Schedule “4a”, approximately 3.5 kilometres east of the
subject lands. A Conceptual Future Transit Corridor is shown extending west from this transit station on
a to‐be‐determined alignment in the direction of the subject lands. The future conversion of this
corridor to LRT is subject to future funding, and the prospect of viable population and employment
densities for viable ridership levels. The TMP indicates that viable Bus Rapid Transit service requires a
minimum station catchment density of 80 people+jobs per hectare, while LRT requires a station
catchment density of 120 persons+jobs per hectare.

3.4.2

Road Network

The TMP identifies a number of forthcoming road projects within the capital planning forecast:
►

Fallowfield Road Widening: Widening from two to four lanes between Strandherd Drive and
Greenbank Road.
► Strandherd Drive Widening: Widening from two to four lanes between Fallowfield and Jockvale.
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There are no concerns associated with these proposed capital projects, as access to the subject lands is
intended to occur from O’Keefe Court, and from a new proposed access to the north of the intersection
of Strandherd and Fallowfield. This is discussed in greater detail in the accompanying Transportation
Impact Study (May 2013). It should be noted that as part of separate development applications, the City
of Ottawa has approved a new four‐way intersection where O’Keefe Court meets Fallowfield Road.
Cobble Hill Drive will be extended to intersect with these roads and create the 4‐way intersection. As a
result, a section of O’Keefe Court will be widened to match the approved design for Cobble Hill Drive.

Figure vii: Ultimate Configuration of the Fallowfield Road / O’Keefe Court / Cobble Hill Drive
Intersection (Functional Design)

3.5

Employment Lands Strategy (2009)

The Employment Lands Strategy was initiated in July 2008 and consisted of two phases. Phase 1 of the
study examined the effects of Ottawa’s current economy and employment base on employment lands,
projected prospective economic growth and an associated land budget to 2031, and reviewed the
historical and current market trends affecting employment lands development in the City. Phase 1
concluded that between 799 and 817 hectares of land, from a total existing supply of 1,970 hectares of
employment lands, would be required to support employment growth projected out to 2031. However,
Phase 1 also identified that much of the supply of employment lands is characterized by various
limitations including unfavourable parcel characteristics, lack of servicing, poor transportation access
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and weak market demand. Phase 1 concluded that improving the quality of employment lands – and not
quantity – should be the focus of the City.
Phase 2 focused on the areas of concern expressed in Phase 1, and examined the mechanisms behind
improving the quality of existing employment lands and marketing these improved lands through area‐
specific strategies. Phase 2 noted that market demand for employment lands in the southwest area of
Ottawa was likely to be strong, particularly in areas with direct connection to Highway 416. Lack of
servicing and the absence of an established business base and market demand were seen as key
challenges to development of these lands, particularly with respect to the Employment Lands of which
the subject lands form a part.
The subject lands are presently being considered for full municipal servicing, and have been linked to an
interim and ultimate community servicing strategy in connection with the extension of the South
Nepean Collector and in conjunction with the development of the broader area. This results in a
significant reduction in the impediments to development viability. In addition, the growth of the South
Nepean community has led to increased interest in these lands for a variety of employment‐related
uses, as outlined in this application.

3.6

Comprehensive Zoning By-law (2008-250)

The subject lands are zoned in their entirety as IP [1219] H(11)‐h, an Industrial Business Park Exception
[1219] Holding Zone with a height limit of 11 metres. The purpose of the IP zone is to:
“accommodate mixed office, office‐type uses and low‐impact, light industrial uses in a business
park setting . . . ” (Business Park Industrial Zone Section 205‐206)
The IP zone permits a wide range of employment type uses and secondary uses, with a minimum lot
area of 750 m2. The exception zone requires a minimum lot area of 10,000 m2 (1 hectare). Permitted
uses are limited by Exception [1219] in the following manner as shown in Table 3‐1:
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Table 3‐1: Permitted Principal Uses



Permitted Use
(IP[1219] Exception Zone)
‐
‐

Broadcasting Station



‐

Day Care



Drive‐Through Facility




‐

Emergency Service



‐

Hotel





Light Industrial Uses





Medical Facility



Medical Office

Office





Place of Assembly





Printing Plant



‐

Production Studio



‐

Research and Development Centre



Service and Repair Shop




‐

Small Batch Brewery



‐

Technology Industry



Training Centre




‐

Warehouse



‐

Permitted Principal Uses
Automobile Dealership
Automobile Rental Establishment

Permitted Use
(General IP Zone)


Secondary uses are similarly limited in the IP [1219] Exception Zone, subject to a cumulative total gross
floor area (GFA) of 2,999 m2, with each use not to exceed 300 m2 of GFA. Table 3‐2 indicates permitted
uses. The Exception Zone notes that a restaurant, personal service business and recreational and
athletic facility are only permitted within a large complex containing a research and development
centre, technology industry, light industrial use, office, bank, instructional facility, hotel or place of
assembly.
In addition to permitted uses, lot area, lot width and maximum height are affected by the Exception
Zone. Table 3‐3 indicates the zoning mechanism configuration.
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Table 3‐2: Permitted Secondary Uses
Permitted Use
(General IP Zone)


Permitted Use
(IP[1219] Exception Zone)
‐

Animal Hospital



‐

Automobile Service Station



‐

Bank





Bank Machine



Car Wash




‐

Convenience Store



‐

Gas Bar



‐

Instructional Facility





Park



‐

Personal Service Business





Post Office



‐

Recreational and Athletic Facility



Restaurant




Restaurant, Full Service
Restaurant, Take Out

Permitted Secondary Uses
Animal Care Establishment

Table 3‐3: Zoning Mechanism Regulations for Exception Zone
Zoning Mechanism
Minimum Lot Area
Minimum Lot Width
Maximum Lot Coverage
Maximum Floor Space Index
Maximum Building Height within 20m from a
residential or institutional zone
Maximum Building Height as shown otherwise
by a suffix or on a schedule

750 m2
No minimum
55%
2.0
11 m

IP[1219] H(11)‐h
Exception Zone
10,000 m2
100 m
55%
2.0
11 m

22 m

11 m

General IP Zone

All uses of the site are restricted under the holding provision, subject to submittal and approval by the
City for the following:
►

A transportation impact study;
A servicing study and associated funding agreement;
► A master concept plan and a draft plan of subdivision.
►

The permitted uses, zoning mechanism and height restrictions placed upon the site under the
Exemption Zone encumber the potential for development and are suggested to be amended in this
application in a manner that still meets the core objectives of the Secondary Plan.
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4.0 PLANNING APPLICATIONS
4.1

Official Plan Amendment

Official Plan amendments are proposed to Volume 2a‐Secondary Plans forming a part of the City of
Ottawa Official Plan.

4.1.1

Secondary Plan Amendments

The following amendments are proposed to the South Nepean Area Secondary Plan for Areas 9 & 10.
The purpose of the proposed amendments is to:
►

Provide more flexibility for building heights and profiles;
Permit additional uses; and
► Remove items that should be regulated by the Zoning By‐Law.
►

The proposed amendments are highlighted in Table 4‐1:
Table 4‐1: Proposed Amendments to the South Nepean Area Secondary Plan for Areas 9 & 10
2.2.5.1 Prestige Business Parks
Original Text

Amended Text

Areas designated as Prestige Business Parks in the

Areas designated as Prestige Business Parks in the

Secondary Plan shall be developed in accordance with

Secondary Plan shall be developed in accordance with

the policies of Ottawa Official Plan, Section 3.6.5. In

the policies of Ottawa Official Plan, Section 3.6.5. In

addition to this, the following special policies shall apply

addition to this, the following special policies shall
apply:

1.

2.

Permitted uses shall include research and
development facilities advanced technology
industries and services, light manufacturing
and production facilities, office banks and
financial services, private and commercial
schools, and hotel and convention centre may
contain accessory and co‐located retail service
and entertainment facilities. Automotive
commercial uses on a smaller portion,
specifically at the north‐west corner of the
intersection of Strandherd Drive and
Fallowfield Road will be permitted.
[Amendment 25, April 27, 2005]
Existing forested areas shall be conserved
wherever possible on the top and tile slopes of
the western ridge.
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2.

Permitted uses shall include research and
development facilities, advanced technology
industries and services, light manufacturing
and production facilities, office banks and
financial services, private and commercial
schools, and hotel and convention centre may
contain accessory and co‐located retail service
and entertainment facilities. Automotive
commercial uses on a smaller portion,
specifically at the north‐west corner of the
intersection of Strandherd Drive and
Fallowfield Road will be permitted.
[Amendment 25, April 27, 2005]
Existing forested areas shall be conserved
wherever possible on the top and tile slopes of
the western ridge.
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3.

4.

Automobile dealership use within the Prestige
Business Park designation will be only
permitted on the lands bounded by Kennevale
Drive extension to the north, City‐owned snow
storage facility to the south, Strandherd Drive
to the east, and Business Parks lands to the
west. Such use shall conform to the urban
design objective and policies within this plan
for Prestige Business Park and Strandherd
Drive.[Amendment #121, July 10, 2013]
An existing City owned and operated Snow
Disposal Facility is also permitted on lands
adjacent to the Canadian National Railway
corridor, west of Strandherd Drive, legally
described as "Part of Lot 16, Concession 4,
Rideau Front; Part 1 of Reference Plan 4R‐
9045. [Amendment #121, July 10, 2013]
For lands at 4401 Fallowfield Road, lot areas
shall typically be large with a minimum area of
1 ha and lot coverage maximum of 40 per cent.
[Introduced by Amendment #135, March 26,
2014]

3.

4.

5.

Automobile dealership use within the Prestige
Business Park designation will be only
permitted on the lands bounded by Kennevale
Drive extension to the north, City‐owned snow
storage facility to the south, Strandherd Drive
to the east, and Business Parks lands to the
west. Such use shall conform to the urban
design objective and policies within this plan
for Prestige Business Park and Strandherd
Drive.[Amendment #121, July 10, 2013]
An existing City owned and operated Snow
Disposal Facility is also permitted on lands
adjacent to the Canadian National Railway
corridor, west of Strandherd Drive, legally
described as "Part of Lot 16, Concession 4,
Rideau Front; Part 1 of Reference Plan 4R‐
9045. [Amendment #121, July 10, 2013]
For lands at 4401 Fallowfield Road, lot areas
shall typically be large with a minimum area of
1.0 acres (4,047 m2) and lot coverage
maximum of 40 per cent.

Section 3.2 Urban Design Guidelines
Original Text

Amended Text

The urban design guidelines presented in this section
are intended to assist in the evaluation of the future
applications for development approvals; to achieve the
goal and objectives of the Secondary Plan and to
reflect the principles of design and development.
Suggested approximate standards are provided as part
of the guidelines and specific standards may be applied
on a case by case basis while insuring compliance with
the general spirit of the guidelines, and without the
need to amend this plan.

The urban design guidelines presented in this section
are intended to assist in the evaluation of the future
applications for development approvals; to achieve the
goal and objectives of the Secondary Plan and to
reflect the principles of design and development.
Suggested approximate standards are provided as part
of the guidelines and specific standards may be applied
on a case by case basis while insuring compliance with
the general spirit of the guidelines, and without the
need to amend this plan.

Policies
For areas as shown on Schedule C, maximum building
heights shall be as follows:

Policies
For areas as shown on Schedule C, maximum building
heights shall be as follows:





Developments in the immediate south‐east
corner of the interchange of Highway 416 and
Fallowfield Road: high (up to 12 storeys/45
metres);
Developments along Strandherd Drive to the
south of Jockvale Road extension: low (up to
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4.2

four storeys/18 metres);
Development to the north of Fallowfield Drive
and south of O'Keefe Court: low (up to three
storeys/11 metres);
Development in the rest of the area: medium
(up to nine storeys/33 metres) [Amendment
#121, July 10, 2013]





four storeys/18 metres);
Development to the north of Fallowfield
Drive and south of O'Keefe Court: low to high
(up to twelve storeys/45 metres);
Development in the rest of the area: medium
(up to nine storeys/33 metres) [Amendment
#121, July 10, 2013]

Zoning By-law Amendment

The existing zoning for the subject lands is Business Park Industrial Zone with Exceptions, height limit
and a holding zone (IP[1219] H(11)‐h). It is proposed that through the present Zoning By‐Law
amendment application, a new Exception zone IP[xxxx] be established across the entirety of the lands,
and that the holding zone be lifted. Table 4‐2 indicates the proposed amendments to permitted
principal use.
Table 4‐2: Requested Permitted Principal Uses

Permitted Principal Uses
Automobile Dealership
Automobile Rental Establishment
Broadcasting Station
Day Care
Drive‐Through Facility
Emergency Service
Hotel
Light Industrial Uses
Medical Facility
Office
Place of Assembly
Printing Plant
Production Studio
Research and Development
Centre
Service and Repair Shop
Small Batch Brewery
Technology Industry
Training Centre
Warehouse

Requested Permitted
Use
(IP[xxxx] Exception
Zone)
‐
‐

Permitted Use
(General IP Zone)

Permitted Use
(IP[1219] Exception
Zone)















‐
‐
‐

‐
‐


Medical Office


‐
‐













‐
‐

‐
‐


‐
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Table 4‐3 indicates the proposed amendments to Secondary Uses in the IP [xxxx] zone.
Table 4‐3: Permitted Secondary Uses

‐
‐
‐

Requested Permitted
Use
(IP[xxxx] Exception
Zone)
‐
‐
‐



‐



‐

‐
‐

see restrictions below
‐


‐


‐






‐




Restaurant, Full Service
Restaurant, Take Out

see restrictions below
see restrictions below
see restrictions below
Restaurant, Full Service
Restaurant, Take Out

Permitted Secondary Uses

Permitted Use
(General IP Zone)

Animal Care Establishment
Animal Hospital
Automobile Service Station
Bank
Bank Machine
Car Wash
Convenience Store
Gas Bar
Instructional Facility
Park












Personal Service Business
Post Office
Recreational and Athletic Facility
Restaurant

Permitted Use
(IP[1219] Exception
Zone)

see restrictions below

Pursuant to discussion with the City of Ottawa following the submission of the development applications
in May 2013, with regards to Secondary land uses, it is proposed that convenience store, restaurant,
personal service business, post office and recreational and athletic facility are permitted only within a
large complex containing a research and development centre, technology industry, light industrial use,
office, bank, instructional facility, hotel or place of assembly. Furthermore, the Convenience Store land
use will be limited in size, ancillary to the permitted uses and office/light industrial in function.
With regard to Principal land uses, it is proposed that the drive‐through land use is limited to blocks
fronting on Fallowfield (Blocks 9 and 10). This would permit Secondary land uses, such as a financial
institution, to offer drive‐through services.
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Table 4‐4 indicates the suggested amendment to zoning mechanism configuration for IP [xxxx].
Table 4‐4: Zoning Mechanism Regulations
General IP Zone

IP[1219] H(11)-h
Exception Zone

IP[XXXX]
Exception Zone

Minimum Lot Area

750 m2

10,000 m2

4,047 m2

Minimum Lot Width

No minimum

100 m

No Minimum

Maximum Lot Coverage

55%

55%

40%

Maximum Floor Space Index

2.0

2.0

2.0

11 m

11 m

11 m (3 storeys)

22 m

11 m

11 – 45 m (3‐12 storeys)

Zoning Mechanism

Maximum Building Height
within 20 m from a
residential or institutional
zone
Maximum Building Height as
shown otherwise by a suffix
or on a schedule

*

ⱡ

*

⁰

The maximum lot coverage requested has been reduced from 55% to 40% since the submission of the May 2013 development applications,
to reflect recent policy amendments to the City of Ottawa Official Plan (Amendment #135, March 26, 2014, in effect April 30, 2014).
ⱡ
The maximum building height requested within 20 m of a residential or institutional zone was reduced from 4 storeys to 3 storeys since the
submission of the May 2013 development applications.
⁰
The maximum building height requested was changed from 12 storeys to a range of 3 to 12 storeys (as depicted in the proposed height
strategy) since the submission of the May 2013 development applications.

The requested application has the effect of generating flexibility on height deployment and a limited
number of additional uses. It would not increase the intensity of development on the site or result in
‘uplift’ under S.37 of the Planning Act, since that is already constrained by the 2.0 FSI provision in the
zoning, which is not proposed to change under this application. It is further constrained by the new 40%
maximum lot coverage provision in the Official Plan [Amendment #135, March 26, 2014, in effect April
30, 2014].

4.3

Plan of Subdivision

The subject lands are proposed to be subdivided as described in Table 4‐5 below and illustrated in the
Draft Plan of Subdivision in Appendix A. As described in Section 2.0, internal access to the site is
proposed to be provided by 3 streets. Streets 1 and 3 will provide service into the interior of the site,
and will terminate in turning circles. Blocks 1 and 16 will be accessed from O’Keefe Court. A pedestrian
and utility crossing is proposed to link Streets 1 and 3 over the O’Keefe Drain. Street 2 will provide a
second point of access from Fallowfield Road for right‐in right‐out traffic only, and will connect with
Street 1. It is anticipated that Streets 1 and 2 will provide the primary access for employment tenants of
Blocks east of O’Keefe Drain, while Street 3 will provide the primary access for lands west of the drain.
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Street 2 will also provide a shared access for the proposed private development at the corner of
Strandherd and Fallowfield. The proposed internal road right‐of‐way is 20 m.
Three blocks (Blocks 5, 6 and 15) will provide a reserved easement and riparian area in support of the
O’Keefe Drain. Block 5 will support pedestrian and utility crossings of O’Keefe Drain. The remaining
Block 8 is required to make an appropriately configured intersection between Street 1 and Street 2, and
it is available for site landscaping and utilities. Block 18 will comprise a right‐of‐way reserve.
Table 4‐5: Description of Blocks
Block

General Use (road, walkway, employment)

Lot Area (ha)

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18

employment
employment
employment
stormwater management
walkway
drainage easement corridor
employment
utilities / landscaping (required for intersection configuration)
employment
employment
employment
employment
employment
employment
drainage easement corridor
employment
employment
reserve

0.795
0.459
0.814
0.830
0.133
0.706
1.34
0.026
0.405
1.121
0.405
0.405
0.405
0.405
0.557
0.405
0.630
0.003
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5.0 SUPPORTING STUDIES
The following studies have been prepared in support of the applications for Official Plan Amendment,
Zoning By‐Law Amendment, and Plan of Subdivision.

5.1

Phase 1 Environmental Site Assessment

A Phase 1 Environmental Site Assessment (ESA) was carried out by Kollaard Associates Inc. No major
environmental concerns were identified in the final report, and a Phase II ESA was not recommended.

5.2

Preliminary Geotechnical Investigation

A geotechnical investigation was prepared by Kollaard Associates. No presence of soft or firm silty clay
material is indicated for the site, and no laboratory consolidation testing of the silty clay material was
considered warranted.

5.3

Slope Stability Analysis

In response to Rideau Valley Conservation Authority (RVCA) comments following the May 2013
application submissions, a Slope Stability Analysis was prepared by Golder Associates (August 2014) to
evaluate the stability of the existing slopes associated with the O’Keefe Drain, and to establish the Limit
of Hazard Lands (setbacks) for the proposed development lands adjacent to the slopes.
The analysis concluded the slopes are considered stable from a geotechnical perspective; as such, a
“Stable Slope Allowance” is not required as a component of the Limit of Hazard Lands setbacks. The
analysis recommended the Limit of Hazard Lands be comprised of an erosion allowance (5 m as per
Ministry of Natural Resources’ procedure) and an erosion access allowance (6 m), for a total setback of
11 m along the O’Keefe Drain from the Top of Creek Slope or the Top of Fill Slope. In consultation with
the RVCA (meeting on May 29, 2014), it has been determined that geotechnical setbacks should be
applied from the Top of Fill Slope. It is further recommended in the report, and confirmed in subsequent
consultation with the RVCA, that the erosion access allowance can be reasonably excluded from the
Limit of Hazard Lands, provided that a surface parking lot is located on the table land area adjacent to
the slopes and allows for equipment to crossing the parking lot and have unrestricted access to the site
of a potential slope failure.

5.4

Fish Habitat and Fish Community Headwater Assessment

In response to RVCA comments following the May 2013 application submissions, a Fish Habitat and Fish
Community Headwater Assessment was prepared by Golder Associates (August 2014) to further
characterize the O’Keefe Drain as it exists on the subject property and define an appropriate aquatic
setback. This assessment summarizes the fisheries habitat and fish communities located within and
surrounding the subject property, provides a headwater drainage feature assessment of the O’Keefe
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Drain, and provides an assessment of the normal high water mark (NHWM) to help with the
determination of appropriate setbacks.
This assessment recommended protective measures for the O’Keefe Drain and all other watercourses on
the subject property. The setback for a watercourse as defined by the RVCA is the greater of 15 m from
top of slope or 30 m from the NHWM. This assessment recommended setbacks of 30 m from the NHWM
to adequately protect the critical functions of the natural stream buffer; the additional area that would
be included in the 15 m setback from the top of slope would have a limited riparian contribution to the
O’Keefe Drain.
As such, this assessment ultimately recommended a setback of 30 m from the NHWM on the left
upstream bank or west side of the O’Keefe Drain. On the right upstream bank or east side of the O’Keefe
Drain, a setback of 5 m from the Top of Fill Slope (for erosion allowance) is recommended as per the
Slope Stability Report, which fully encompasses the 30 m setback from the NHWM. The assessment also
proposes that riparian vegetation be enhanced with additional herbaceous and tree planting within the
30 m setback from NHWM to provide an overall benefit to the stream channel and limit the need to
expand the aquatic setback from a stream temperature control standpoint.
SAR mitigation measures were also provided, including the recommendation that breeding bird surveys
be conducted prior to development to identify whether harm to Bobolink or Eastern Meadowlark (SAR
identified during screening) could occur.
As a result of the recommendations of the Slope Stability Report and the Headwater Assessment and in
consultation with the RVCA, the development setback along the west side of the O’Keefe Drain was
revised to encompass a distance of 30 m from the NHWM. On the east side of the O’Keefe Drain, the
development setback was revised to encompass a distance of 5 m from Top of Fill Slope. These setbacks
have been brought forward into the revised Plan of Subdivision.

5.5

Tree Conservation Report

A Tree Conservation Report has been prepared by a Certified Arborist and is submitted in support of this
application, and includes an amendment to the original application (May 2013) and the addition of an
airphoto composite with the proposed Plan of Subdivision, an airphoto composite with the overlay of
the proposed development as per the Concept Plan, and a Landscape Master Plan. As previously
mentioned, the Concept Plan which has been overlayed in the airphoto composite is not intended to
represent a Site Plan for the ultimate build‐out of the subject property, including building footprints and
locations, surface parking areas, and landscaping treatments. These factors will be determined through
future individual Site Plan applications for all developable blocks on the subject property.
The covering letter to the report notes that based on the layout of the proposed development, it will not
be possible to retain existing vegetation on site with the exception of residual spaces on each block, as
well as in designated areas such as drainage corridors, buffer zones, and along the periphery of the
proposed stormwater management pond. Due to the anticipated grade changes, excavation for services
and buildings, and the construction of roads and other facilities, most of the vegetation will be removed.
The alteration of site grades will make it difficult for existing cedars to survive, while existing poplars and
elms are best replaced by new hardwoods such as Sugar and Red Maple, Basswood, Hackberry and Red
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Oak, and conifers such as White Spruce, Tamarack and White Cedar. Wherever possible, efforts will be
made to conserve individual or groups of trees in areas of the site where disturbance can be minimized
and where the vegetation is not in direct conflict with the proposed development. Amendment #1
identifies trees of significance (over 10 cm in diameter) that are recommended for conservation and
have been flagged on site, and associated tree protection measures. Trees recommended for
conservation which are located within areas of proposed development on the Concept Plan (i.e. within
building footprints or surface parking areas) will be addressed at the time of individual Site Plan
applications for developable blocks on the subject property. The Landscape Master Plan indicates the
extent of proposed plantings and how they will compensate for the loss of existing vegetative cover.
A Permit for Tree Removal is included with the report to identify trees that will require removal at the
subdivision stage in order to accommodate the proposed locations of roads and the stormwater
management pond.

5.6

Transportation Impact Study

A Transportation Impact Study (TIS) was prepared by IBI Group (May 2013) and submitted in support of
this application. The purpose of the study was to:
►

Determine the impact of the generated traffic volumes from the proposed development on the
adjacent road network at the full build‐out horizon (2017), and;
► Recommend appropriate measures to ensure the adjacent road network can accommodate the
generated traffic volumes at the full build‐out plus 5 year horizon (2022).
Subsequent to the May 2013 submission of the development proposal, an Addendum to the
Transportation Impact Study was prepared to address comments from City Staff and revisions to the
proposed developable density on the site and to take into account approved intersection modifications
at the O’Keefe Court / Fallowfield Road intersection as a result of the extension of Cobble Hill Drive. As
illustrated in Figure vii, these modifications were approved as part of a separate development
application, and will create a four‐way intersection at this location.
In addition, revisions were made to the TIS subsequent to the Addendum in June 2014 for clarification
purposes, and to reflect the replacement of the previously proposed Place of Worship land use with
office uses and the revised height strategy. In the revised TIS, two scenarios were analyzed. Scenario 1
assumed the maximum allowable density under the current zoning by‐law. Scenario 2 represented the
proposed development density by the owner.
The overall conclusion of the TIS is that traffic generated by Scenario 2, the proposed development
density option, will have less impact on the adjacent road network operations than Scenario 1,
development density permitted under the existing zoning. The recommendations of the TIS are
therefore based on Scenario 2, the proposed development density option. Based on the assumptions
that all known adjacent developments in the area will be fully developed by 2022, and that the
proposed Strandherd Drive widening from 2 to 4 lanes between Fallowfield Road and Jockvale Road will
be completed by the 2017 horizon year, a series of recommendations were proposed, including the
following:
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►

Widen O’Keefe Court from 2 to 4 lanes from Fallowfield Road to Street 1;
► Widen Fallowfield Road from 2 to 4 lanes from Strandherd Drive to O’Keefe Court;
► Add a southbound frontage lane that begins at O’Keefe Court and ties into the southbound
channelized right‐turn lane at Strandherd Drive;
► At the Fallowfield Road and Strandherd Drive intersection:

►

►



Consider widening Strandherd Drive to 6 lanes; and



Promote transit, Travel Demand Management (TDM) and active transportation modes to
reduce vehicular demand in the area.

At the Fallowfield Road and O’Keefe Court intersection:


Add a northbound left‐turn lane for double left‐turn lanes;



Add a northbound right‐turn lane; and



Channelize the eastbound right‐turn.

At the Fallowfield Road and Cedarview Road intersection:


Modify signal timing plan to provide permitted/protected east and westbound left‐turns.

The TIS also recommended that the City‐planned Fallowfield Road widening from 2 to 4 lanes between
Strandherd Drive and Cedarview Road should be prioritized and completed by full build‐out of the Citi
Gate Development on the west side of Strandherd Drive (from Highway 416 to an existing snow disposal
facility to the south), in order to accommodate expected traffic demand.
The owner shall be responsible for constructing all proposed access intersections to the development
and internal transportation facilities as dictated by the latest site plan. It is acknowledged that the
owner may be required to contribute to modifications along O’Keefe Court, including the intersection of
Fallowfield Road, based on the impact from traffic generated by the proposed development.
The Country Estate Residential community (Orchard Estates Community, north of the subject property)
has raised concerns about traffic infiltration through short‐cutting during peak periods. This issue has
not been confirmed and it is recommended that the City consider investigating this concern through the
City Area Traffic Management process. If shortcutting it shown to be a legitimate concern, the TIS
recommends that Foxtail Road could be converted into a cul‐de‐sac at O’Keefe Court, as this is not
considered to be a critical connection to this community since there are multiple access points along
Cedarview Road. This solution would permit pedestrian connectivity but would remove the shortcut
option for traffic.
The TIS also recommended that transit service be expanded to O’Keefe Court, to ensure adequate
transit access for the west half of the site and local residents, and to reduce vehicular demand on the
adjacent road network. Aggressive Travel Demand Management (TDM) initiatives outlined in the City of
Ottawa Transportation Master Plan (TMP) are expected to play a role in the future development of the
surrounding area. For this study, no reduction factors were used on trip generation estimates, despite
planned expansion of transit services and the potential for TDM measures to be explored (e.g. bike
storage facilities, shower/ change rooms, car‐share parking, reduced parking). The uncertainty of when
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transit infrastructure will be completed made significant transit modal reductions difficult to justify.
However, as the Barrhaven community evolves as envisioned in the Official Plan, further development of
employment and residential uses within the vicinity of the subject site will likely lead to improved transit
service and expansion of existing active transportation facilities. In this respect, the traffic models
developed in the TIS were based on conservative trip generation and background assumptions and
represent the worst‐case scenario. As such, the findings and conclusions of the study may be considered
to be conservative.
If the proposed development achieves full occupancy before the projected completion date of the
Fallowfield Road 4‐lane widening noted in the TMP, it is acknowledged that the owner may be required
to front end a section of the widening (i.e., from Strandherd Drive to O’Keefe Court) to accommodate
site‐generated traffic. Being a capital roads project, it is expected these funds would be 100%
recoverable under Development Charges By‐Law No. 2009‐216.
The City can monitor and review traffic impacts as the site develops, as each individual lot is subject to
Site Plan Control and required to have an independent traffic analysis to accompany each application.

5.7

Conceptual Site Servicing Study

A conceptual site servicing design report has been prepared by IBI Group (September 2014) and is
submitted in support of this application.
Water, wastewater and stormwater systems required to accommodate the proposed development are
available to the subject site. The lands will be developed in an orderly and effective manner and in
accordance with the City of Ottawa’s current level of service requirements.
The use of site level or source controls (grading and vegetation), conveyance controls (flat vegetated
swales and catchbasin sumps) and end of pipe controls (stormwater management pond) will result in
effective treatment of surface stormwater runoff from the site. Adherence to the proposed sediment
and erosion control plan during construction will minimize impacts on surface water.
It is proposed that stormwater runoff be conveyed to a new end‐of‐pipe stormwater management
facility. This facility will provide water quality control to an enhanced level of protection (80% TSS
removal) and water quantity control to pre‐development levels. As previously described, the
stormwater management facility is designed as a wetland type facility on Block 4 of the site, north of
Fallowfield Road and west of O’Keefe Drain. Together the stormwater management pond and on‐site
controls will provide the necessary quantity and quality control to ensure the proposed development
has no negative impact on the downstream system.
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6.0 PLANNING OPINION
2116885 Ontario Ltd. proposes the development of the subject lands with a prestige business park, a
hotel, and employment uses to be determined. Concept plans have been prepared to show how the
lands bounded by O’Keefe Court and Fallowfield Road could be anticipated to develop in the future.
It is MMM Group’s professional opinion that the proposed development represents good planning and
is in the public interest. The development proposed on the subject lands fulfills the Provincial Policy
Statement, Official Plan, and Secondary Plan policies regarding the protection of Employment Areas.
Amendments to the South Nepean Area Secondary Plan for Areas 9 & 10 and the existing zoning are
required to support the proposed development. These modifications update to contemporary land use
standards the existing policy and regulatory context to reflect current market trends and provide
viability for economic development of these lands. Furthermore, it should be noted that the requested
application has the effect of generating flexibility on height deployment and a limited number of
additional uses. The application would not increase the intensity of development on the site or result in
‘uplift’ under S.37 of the Planning Act, as this is already constrained by the 2.0 FSI provision in the
zoning, which is not proposed to change under this application. It is further constrained by the new 40%
maximum lot coverage provision in the Official Plan. The design of the proposed development will be
further refined at the Site Plan Control stage.
Please do not hesitate to contact Tim Dickinson at (613) 736‐7200 should you have any questions
regarding the contents of this Planning Rationale.
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APPENDIX A – Proposed Plan of Subdivision & Concept Plan
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