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INTRODUCTION

Novatech has been retained by SPB Developments Inc. to prepare this Planning Rationale &
Integrated Environmental Review Statement (Rationale) in support of Plan of Subdivision
and Zoning By-Law Amendment applications for 950 Terry Fox Drive. Our client intends to
construct a residential subdivision with 245 dwelling units with associated streets, park,
shared stormwater facility and open spaces.
This Rationale will outline the various aspects of the proposal and illustrate that the
proposed development is consistent with relevant provincial and municipal policy.
Integrated Environmental Review portions of this Rationale have been prepared as required
under Section 4.7 of the Official Plan and as a standard Draft Plan Condition. Section 4.7.1 of
the 2008 Official Plan requires an Integrated Environmental Review to accompany
applications for subdivision and changes in zoning. The purpose of an Integrated
Environmental Review is to demonstrate how supporting studies influenced the design of
the development with respect to effects on the environment and compliance with the
appropriate policies of Section 4 of the Official Plan.
2.0

CONTEXTUAL ANALYSIS

The site is located southwest of the community of Kanata within the developing Fernbank
community. The subject property is currently owned by SPB Developments Inc. The property
is municipally known as 950 Terry Fox Drive and legally as Part Lot 30, Concession 11,
Goulbourn; Part of Road Allowance between Concessions 10 & 11, Goulbourn, as in N746747
Except Parts 1 & 2 5R-14665, Ottawa; S/T the interest of the Municipality; S/T GB10267. S/T an
easement over Part 1 4R-16408 in favour of the City of Ottawa as in OC277724; S/T and
easement over Part 1 4R-16408 in favour of HydroOttawa Ltd., as in OC277725, now City of
Ottawa.
A portion of subject property, located south of the Glen Cairn Stormwater Management
Facility and west of the Castlefrank Road intersection, is currently owned by Mississippi
Valley Conservation Authority (MCVA). This portion of the site was expropriated by MCVA
from the previous owner of the property in the 1980s as part of stormwater management
measures.
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Figure 1: Context map of subject property (in yellow) (Source: GeoOttawa)

Through the Fernbank Community Design Plan, the City of Ottawa has identified that a
portion of the lands currently owned by the MVCA is required for the alignment of the
Castlefrank Road extension. The MVCA is currently is in the process of conveying this land to
the City. Additional lands to the south of the planned Castlefrank Road extension are no
longer required by the conservation authority, and SPB Developments is currently in
negotiations with MCVA staff to acquire these unused lands.
2.1 Local Context and Transportation
The property is bordered by Terry Fox Drive to the east and the Glen Cairn Stormwater
Management Facility to the north and east. A narrow stormwater management pond is
located on the east portion of the subject property, parallel to Terry Fox Drive, and is located
within an easement in favour of the City of Ottawa. Terry Fox Drive is currently a two-lane
arterial with parallel off-road multiuse pathway. Castle Glen Crescent is located on the east
of Terry Fox Drive and is composed of semi-detached dwellings that are back-lotted onto
Terry Fox Drive.
Mattamy has submitted a Plan of Subdivision application for 570 Hazeldean Road (City File#:
D07-16-13-0008) west of the subject property and is proposing to construct 600 dwelling
units.
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Figure 2: Aerial overview of subject property (Source: GeoOttawa)

The TransCanada Trail corridor and an unopened road allowance define the property’s
southern boundary. An electric transmission corridor crosses the property’s southernmost
corner (described as Part 1 on Plan 4R-24454, as in Instrument GB10267). The Stittsville
Trunk Sanitary Sewer runs parallel to the TransCanada Trail (described as Parts 1 to 3 on Plan
5R-3307). As mentioned previously, a narrow stormwater management pond is located in an
easement along the property’s eastern boundary (described as Part 3 on Plan 4R-24454, as
in Instruments OC277724 & OC277725).
2.2 Existing Site Condition
The property has an area of 14.3 hectares (35.4 acres) and is composed of fallow agricultural
fields and cultural thickets that drain to the north. The subject property is rectangular in
shape but includes a pronounced triangular projection along the west side of the Glen Cairn
Stormwater Pond.
2.3 Planning Context
The subject property is part of a larger portion of land added into the Urban Growth Area
boundary through Official Plan Amendment #77.
The Fernbank Community Design Plan (CDP) was adopted by Ottawa City Council on June
24, 2009 (OPA#77) and covers a large tract of land north of Fernbank Road between the
existing urban areas of Kanata and Stittsville.
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A portion of the subject lands is currently owned by the MCVA. This land was expropriated
during the 1990s with the intent of accommodating a portion of the Glen Cairn Stormwater
Management Facility; this land is no longer needed by the MCVA. SPB Developments is
currently working with MCVA to purchase the surplus lands.
The subject property is designated as General Urban Area on Schedule B of the City of
Ottawa’s Official Plan (OPA# 150). Lands to the east, west and south are designated the
same. Lands to the north are designated as Major Open Space.

Figure 3: Excerpt from Schedule B of the Official Plan, showing the subject property as General Urban
Area

The subject property is currently zoned Open Space- O1R, and Agricultural- AG3. The O1R
zone covers lands currently owned by MCVA, while the AG3 zone covers the remainder of
the subject property.
Portions of the MCVA lands and triangular projection are shown as being covered by the
floodplain overlay. It is Novatech’s understanding that the current floodplain mapping is
outdated and that the MCVA is currently in the process of updating flood mapping for the
Carp River corridor.
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Figure 4: The subject property is zoned Open Space- O1R and Agricultural- AG3.
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PROPOSAL

Novatech has submitted a Plan of Subdivision application and concurrent Zoning By-Law
Amendment application for the subject property. Our client intends to develop the lands as
an urban residential subdivision comprised of detached, semi-detached and low-rise
apartment dwellings, with accessory commercial/storage facility, surrounding a central
neighbourhood park and supported by adjacent open space.

Figure 5: Copy of proposed Draft Plan of Subdivision.

The Abbott Street extension, a planned major collector road with a Right-of-Way width of 26
metres, will extend across the subject property from the existing intersection of Terry Fox
Drive and Castlefrank Road. Four local streets with Right-of-Way widths of 18 metres will be
arranged in a modified grid pattern.
The proposed neighbourhood park, Block 126, is located in the centre of the subdivision.
The park has an area of 8900m2 in conformity with the Fernbank CDP. Blocks 121 and 127
are proposed pedestrian pathways that will connect the community to the TransCanada Trail
(along Street 2) and Carp River corridor (from Street 4).
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A shared stormwater management block (Block 130) is located on the property’s triangular
projection that will span the property line between the subject property and 570 Hazeldean
Road to the west.
Full build-out of the proposed development is anticipated for 2023.
3.1 Summary of Proposed Zoning Amendment
In order to permit the proposed development, an amendment to the Zoning By-Law is
required to change the current O1R and AG3 zones to permit urban residential
development. The following table summarizes the proposed zoning for the various blocks on
the Draft Plan of Subdivision.
Table 1: Proposed changes to Zoning By-Law 2008-250 over the subject property.

Proposed Land Use

Block/Lot on Draft
Plan
1 to 108

Proposed New Zoning

109 to 115, 117 to 124

R4S

116, 125

R4S

126

O1

121, 127, 129

O1

Stormwater Management Pond

130

O1

Lands to Transfer to Mattamy

128

AG3 (no change)

Detached Dwellings
Townhouse Dwellings
Low-Rise Apartment/ Accessory Commercial
Neighbourhood Park
Open Space

4.0

R2Z

OVERVIEW OF TECHNICAL STUDIES

4.1 Archaeological Assessment
Section 4.6.2 of the Official Plan states development proposed on lands that have been
identified as having archaeological potential on the City’s Archaeological Resource Potential
Mapping Study will be required to prepare an archaeological assessment.
Paterson Group conducted a Stage 1 Archaeological Assessment (July 2013) and,
subsequently, a Stage 2 assessment (June 2014) of the subject property. The assessments
concluded that no further archaeological assessment is required. Both assessments have
been submitted to the Ministry of Culture for review and clearance is expected shortly.
4.2 Environmental Impact & Tree Conservation Report
An Environmental Impact Statement and Tree Conservation Report has been prepared by
Muncaster Environmental Planning (September 2014). The EIS/TCR was prepared following
the City of Ottawa Tree Conservation Report Guidelines and Section 4.7.8 of the Official Plan.
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No butternuts or other Species at Risk were observed during the field survey. More detail is
provided in the Environmental Impact Statement.
The report recommends retaining some mature, higher-quality tree species, should servicing
and grading requirements permit.
4.3 Environmental Site Assessment
A Phase I Environmental Site Assessment was prepared by Houle Chevrier Engineering Ltd.
(September 2014) to investigate potential site contamination by current or past uses. No
actual or potential issues of environmental concern were identified by the reports. Based on
the results of the Phase I ESA, no further investigation is recommended.
4.4 Geotechnical Investigation
A geotechnical investigation was undertaken by Paterson Group (January 2013) for the
subject property and surplus MCVA lands to determine the subsurface soil and groundwater
conditions and provide geotechnical recommendations for the design of the proposed
development. A subsequent investigation was performed for the northwest projection of the
property (October 2014).
Geological mapping indicates that bedrock in this area mostly consists of interbedded
limestone and dolomite of the Gull River formation with an extensive overburden drift
thickness of 25 to 30 metres depth. The geotechnical report expected groundwater to be
between 1.5 to 2 metres below ground surface (Paterson, 2013). Permissible grade raises
range from 1.2 metres along the extension of Abbott Street to 1.4 metres for the balance of
the site to the south.
From a geotechnical perspective, the site was determined to be suitable for the proposed
development using standard engineering practices.
4.5 Serviceability and Conceptual Stormwater Management Report
Section 4.4.2.1 of the Official Plan requires development application to be supported by an
assessment of the adequacy of public services. A Serviceability and Conceptual Stormwater
Management Report (October 2014) was completed by Novatech for the subject property.
The proposed development is readily serviced by extending the existing water, sanitary and
storm infrastructure in line with the existing Fernbank Master Servicing Study (June 2009).
The development of adjacent parcels is shown to be feasible, and there are no apparent
infrastructure constraints with the intended project.
Water services will be provided by way of two 300mm watermains; one will run along the
Abbott Street extension, while the other located to the west of lands owned by Mattamy.
Confirmation of existing flow conditions and a hydraulic network analysis of the proposed
watermain layout would be completed at the detailed design stage. All watermains and
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appurtenances would be designed in accordance with the City of Ottawa Guidelines for
Water Distribution.
A new 200mm diameter sanitary sewer will service the proposed development. The sewage
flows from the site will be directed by gravity to the proposed 600mm diameter sewer
located on Street C within the Mattamy Lands. The 600mm sewer will outlet to the recently
constructed 825mm diameter sanitary trunk sewer located within the TransCanada
Trail/Hydro corridor immediately south of the subdivision. The trunk sewer ultimately
conveys the flows to the recently upgraded Hazeldean Pump Station.
Storm drainage from the site comprised of the roadway, buildings, proposed medium
density residential/commercial blocks, park and landscaped areas will be directed to a
proposed onsite storm sewer system within the right-of-way. Stormwater will enter the
proposed storm sewer via rear yard and roadway catchbasins. The proposed storm sewers
will be sized to convey flows up to the 5-year storm event to the proposed stormwater
management facility located in the northwestern corner of the site (Block 130) via a 1200mm
diameter elliptical outlet pipe. Any runoff in excess of the 5-year storm will be collected
within low points in the right-of-way. Major flows in excess of the right-of-way capacity will
overtop high points within the right-of-way and flow overland to the stormwater
management facility located on Block 130.
4.6 Transportation Impact Study
Transportation Impact Study (TIS) reports are required by Section 4.3 of the Official Plan
when a subdivision or rezoning application are submitted and there may be an impact of the
transportation network in the surrounding area.
Novatech undertook a review of the potential impact of the proposed development on the
surrounding transportation network. The results were concluded in a Transportation Impact
Study (September 2014).
The analysis results indicate that increasing traffic demand is driven by a 2% annual increase
in background traffic volumes as well as the build out of the Fernbank Community. Future
background traffic conditions in 2023 will warrant the expansion of Terry Fox Drive to four
lanes, as well as the addition of a dedicated left turn lane from Terry Fox (northbound) and
right turn lane (southbound).
Queue lengths, sidewalk locations and intersection geometry will be addressed during the
detailed design stage.
5.0

POLICY JUSTIFICATION

The following is a review of the existing planning policy framework and demonstrates that
the proposed Plan of Subdivision and Zoning Amendment are consistent with the Provincial

Novatech

Page 9

Planning Rationale & Integrated Environmental Review Statement: 950 Terry Fox Drive

SPB Developments

Policy Statement, conform to the policies of the Official Plan, align with the Fernbank
Community Design Plan and respect the intent of any applicable urban design guidelines.
5.1 Provincial Policy Statement (2014)
The 2014 Provincial Policy Statement (PPS) provides policy direction on land use planning
and development matters of provincial interest. All decisions affecting planning matters
“shall be consistent with” policies issued under the authority of Section 3 of the Planning Act.
The following will demonstrate how the proposed development is consistent with the PPS.
Managing and Directing Land Use to Achieve Efficient and Resilient Development and
Land Use Patterns
Policy 1.1.1 states that healthy, liveable and safe communities are sustained by promoting
efficient land use patterns with a range and mix of uses arranged as to minimize land
consumption and servicing costs. Further, development patterns should avoid environmental
or public health and safety concerns, conserve biodiversity, and consider the impacts of a
changing climate.
The proposed development consists of a range of urban dwelling types and supportive uses
such as parks, open spaces and stormwater management facilities. The proposed uses have
been arranged in a modified/fused grid street and pathway pattern to minimize land
consumption and promote active transportation.
The proposed development is located on lands designated by the City of Ottawa as
settlement area.
Policy 1.1.3.2 requires land use patterns within settlement areas to be based on:
b) densities and a mix of land uses which:
1. efficiently use land and resources;
2. are appropriate for, and efficiently use, the infrastructure and public service
facilities which are planned or available, and avoid the need for their unjustified
and/or uneconomical expansion;
3. minimize negative impacts to air quality and climate change, and promote energy
efficiency;
4. support active transportation;
5. are transit-supportive, where transit is planned, exists or may be developed, and;
6. are freight-supportive.
The proposed development is based on the Demonstration Plan in the Fernbank Community
Design Plan (CDP). Infrastructure, public service facilities, transportation, and the efficient use
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of land and resources are governed by the CDP and supportive Master Servicing Study,
Transportation Master Plan, and Environmental Management Plan.
A Transportation Impact Study (TIS) (September 2014) was prepared by Novatech. The TIS
provides an analysis of the existing transportation network and makes recommendations
about upgrades to support the proposed development. Improvements to the intersection of
Castlefrank and Terry Fox are required in order to accommodate projected infrastructure
demands induced by the development of the larger Fernbank community, of which the
proposed development is a subset. The TIS has been summarized in this Planning Rationale
under Section 4.6.
Additionally, a Serviceability and Conceptual Stormwater Management Report (September
2014) was also prepared by Novatech. The Serviceability and Conceptual Stormwater
Management Report has been summarized in this Planning Rationale under Section 4.5. The
report provides an analysis of the existing services and proposes how the subject property
will be serviced within the context of the existing infrastructure and developing community.
No servicing constraints were identified that could not be addressed through normal
engineering practices and in-line with the Fernbank Master Servicing Study (2009).
Section 1.1.3.6 of the PPS states that new development should occur adjacent to the existing
built-up area and allow for the efficient use of land. The proposed development is located
within the City of Ottawa’s designated Settlement Area and is occurring adjacent to recently
developed lands.
Public Spaces, Recreation, Parks, Trails and Open Space
Policy 1.5.1 states that healthy, active communities should be promoted by planning public
streets, spaces and facilities to be safe, meet the needs of pedestrians, foster social
interaction and facilitate active transportation and community connectivity.
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Figure 6: Pedestrian circulation network- solid lines denote sidewalk or pathway connections, dashed lines
indicate shared traffic (on-road) connections. Park design to be coordinated with City.

Streets and pathways have been arranged in a modified/fused grid pattern within the
proposed development; this arrangement creates a dense, continuous network of pedestrian
connections to adjacent communities, open spaces and future planned bus and cycling
facilities. The proposed development is centred on an 8900m2 neighbourhood park that is
within 100m of the majority dwellings.
The TIS prepared by Novatech addresses the required road, transit, pedestrian, and cycling
facilities necessary to support the proposed subdivision. The proposed development would
have adequate provisions for non-auto travel modes, including easy access to local
pedestrian, bicycle, and transit systems as shown in the Fernbank Community Design Plan.
Infrastructure and Public Service Facilities
Section 1.6 of the PPS states that infrastructure shall be provided in a coordinated, efficient
and cost-effective manner to accommodate projected needs. The Serviceability and
Conceptual Stormwater Management Report demonstrates that there is adequate
infrastructure to support the proposed subdivision. Additional detail is provided in this
Planning Rationale under Section 4.5.
The proposed development will be wholly on municipal services (water, sanitary, and storm).
Novatech has prepared a Serviceability and Conceptual Stormwater Management Report
(October 2014) to address how these services will be provided to the proposed development
in a coordinated, efficient, and cost-effective manner.
The subject property is bordered to the south by high-voltage electric transmission
corridors. One corridor, a 230kV corridor, crosses the southwest corner of the property. This
Novatech
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land will be conveyed to the City as Open Space Block 129. The development will not impact
the electric transmission corridor or existing easements.
The development and expansion of public service facilities (such as trunk sewers, storm, and
water) necessitated by development within the Fernbank Community has been addressed
through the Fernbank Community Design Plan, a comprehensive planning exercise including
the subject property.
Transportation Systems
Section 1.6.5 of the PPS promotes safe, energy efficient transportation systems that facilitate
the movement of people and goods. The Transportation Impact Study addresses the
required road, transit, pedestrian, and cycling facilities necessary to support the proposed
subdivision, and also addresses impacts on the adjacent community. The Community
Transportation Study demonstrates that the proposed subdivision can be safely and
adequately accommodated. Additional detail is provided in this Planning Rationale under
Section 4.6.
Wise Use and Management of Resources
Section 2.1 of the PPS states that natural features shall be protected for the long term and
prevents development within significant wetlands or woodlands, which would negatively
impact ecological functions, or that is located in the habitat of endangered and threatened
species.
An Environmental Impact Statement and Tree Conservation Report was prepared by
Muncaster Environmental Planning (September 2014) in accordance with Policy 2.1.6. The
report was prepared in accordance with City of Ottawa guidelines and evaluated the on-site
terrestrial and aquatic natural environment features and functions, assessed the impacts on
the environment from the development, and made recommendations on mitigation
measures. Additional detail is provided in this Planning Rationale under Section 4.2.
Section 2.0 of the PPS provides further policies related to the protection natural resources,
summarized below.


Relating to Section 2.2 (Water), a tributary to the Carp River is located to the north
east of the subject property. The EIS assessed the potential impacts on the
watercourse. Additionally a Site Servicing Brief has been prepared to accompany this
application and outlines how stormwater from the site will meet both quality and
quantity control objectives.



Relating to Section 2.3 (Agriculture), the subject site is located within the urban
boundary of the City of Ottawa; it does not have any identified agricultural potential.



Relating to Section 2.4 (Minerals and Petroleum), the subject site has no known areas
of mineral or petroleum potential; it will not impact areas of petroleum potential.
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Relating to Section 2.5 (Mineral Aggregate Resources), the subject site has no known
mineral aggregate potential; it will not impact areas of mineral aggregate potential.



Relating to Section 2.6 (Cultural Heritage and Archaeology), the subject site has been
identified by the City of Ottawa Archaeological Potential mapping as having
archaeological potential. An Archaeological Assessment prepared by Paterson (June
2014) concluded that the site is not archaeologically significant.

Protecting Health and Safety
Section 3.0 of the PPS provides policies related to reducing the potential public cost and
protection of residents from natural or human-made hazards.
Relating to Section 3.1 (Natural Hazards), the site is not located on lands impacted by
hazardous sites, erosion and/or dynamic beach hazards, or large inland lakes.
A Preliminary Geotechnical Investigation report was prepared by Paterson Group
(September 2014) that addresses public health and safety concerns. Additional detail is
provided in this Planning Rationale under Section 4.4.
Regarding Section 3.2 (Human-Made Hazards), Paterson Group Inc. was retained to conduct
a Phase 1 Environmental Site Assessment for the site. They reviewed the past and current
use of the site and conducted a site visit. As noted previously, a geotechnical investigation
was also undertaken that enabled soil samples to be taken from boreholes. The assessment
concluded that there were no signs environmental concern on the property and no
environmental contamination or harmful fill observed in any of the soil samples. Paterson
Group Inc. concluded that a Phase II Environmental Site Assessment was not required.
5.2 City of Ottawa Official Plan (2013)
The Official Plan provides a vision for future growth of the city and a policy framework to
guide its physical development. The subject property is designated as General Urban Area
on Schedule B of the City of Ottawa Official Plan (OPA# 150).
The General Urban Area designation permits a full range and choice of housing types to
meet the needs of all ages, incomes and life circumstances, in combination with conveniently
located employment, retail, service, cultural, leisure, entertainment and institutional uses. A
broad scale of uses is found within this designation, from ground-oriented single-purpose to
multi-storey mixed-use.
Site-Specific Policies and Secondary Plan Policies
Section 4.11 of the Official Plan states that further site-specific policies may be applicable to
certain parts of the City, and shall conform to policies of the Official Plan, while providing
additional detail and guidance. The subject property is within the boundaries of the
Fernbank Community Design Plan, discussed in further detail in Section 5.3 of this Rationale.
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Adjacent to Land Use Designations
Section 4.2 of the Official Plan states that some policies may apply to lands not only in a
specific designation but also to any adjacent lands. The subject site is not located adjacent
to any land use designation requiring specific studies.
Both policies in Section 4.2 and 4.7.8 of the Official Plan require that an Environmental
Impact Statement be prepared for any development proposed within 30 metres of the
natural feature even if it is not designated in the Plan. An Environmental Impact Statement
and Tree Conservation Report was prepared by Muncaster Environmental Planning in
support of the proposed subdivision and was summarized in Section 4.2 of this Rationale.
Walking, Cycling, Transit, Roads, and Parking Lots
Section 4.3 of the Official Plan outlines policies related to development and walking, cycling,
transit, and roads.
Policy 1 of Section 4.3 requires that new plans of subdivision will provide direct transit routes
and for all buildings to be within 400 metres walking distance of a transit stop. The
Castlefrank Road extension, a major collector, bisects the site. All proposed residential lots
and blocks will be located within a 400-metre walk of Abbott Street.
Policy 2 of Section 4.3 requires that the road network of new plans of subdivision
accommodate the potential future extension of the road system to adjacent properties. The
street network will connect to the Mattamy subdivision to the west via three streets and to
Terry Fox Drive in the east. Pedestrian access to the north and south will be facilitated by the
MCVA-owned stormwater management land and a pedestrian walkway to the TransCanada
Trail, respectively.
Policy 5 of Section 4.3 requires that a transportation impact assessment report be submitted.
A Transportation Impact Study (October 2014) was prepared by Novatech that addresses the
required road, transit, pedestrian, and cycling facilities necessary to support the proposed
development. The Transportation Impact Study (summarized in Section 4.6) demonstrates
that the proposed subdivision can be safely and adequately accommodated.
Policy 9 of Section 4.3 requires that sidewalks be constructed on at least one side of all new
collector roads in the urban area. Policy 11 of Section 4.3 requires that new developments
are linked to the existing or planned network of public sidewalks, multi-use pathways and
on-road cycling routes, which connect parks and other open spaces, transit stations and
transit stops, and community services and facilities. The proposed development would have
adequate provisions for non-auto travel modes, including easy access to local pedestrian,
bicycle, and transit systems as shown in the Fernbank Community Design Plan. These will
connect with existing sidewalks on Castlefrank Road, the existing multiuse pathway on the
west side of Terry Fox Drive, and the TransCanada Trail.
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Servicing in Public Service Areas
Policy 1 of Section 4.4.1 requires that development applications be supported by an
assessment of the adequacy of public services. The Serviceability and Conceptual
Stormwater Management Report (October 2014) prepared by Novatech assesses the
adequacy of public services and demonstrates how services will be provided to support the
proposed subdivision.
As mentioned in Section 4.5 of this Planning Rationale, the proposed development will be
adequately serviced by proposed water, sanitary and stormwater infrastructure.
Archaeological Resources
Policy 1 of Section 4.6.2 requires that an archaeological resource assessment be conducted
where archaeological potential exists.
The City of Ottawa has indicated that the subject site has archaeological potential. The Stage
1 and 2 Archaeological Assessment was prepared by Paterson Group and summarized in
Section 4.1. The assessments concluded that the site is not archaeologically significant and
no further assessment is required. Both assessments have been submitted to the Ministry of
Culture for review and clearance is expected shortly.
Multi-Use Pathways
The proposed development maintains the intent of Policy 5 of Section 4.6.5 of the Official
Plan by protecting and delineating the existing green landscape setting and providing
connections to the proposed community.
Schedule C of the Official Plan designates Terry Fox Drive as an On-Road Cycling Route.
Furthermore, the TransCanada Trail to the south of the subject property, and multiuse trail
on the west side of Terry Fox Drive, are designated as Off-Road Cycling Routes. The
designated corridors are existing and not located on the subject property.
The TIS prepared by Novatech states that the proposed development will incorporate a
network of sidewalks and connections to adjacent multi-use pathways parallel to Terry Fox
and the TransCanada Trail. Block 127, a proposed pedestrian walkway block, will provide
direct access from the intersection of Street One and Street Two to the TransCanada Trail.
Protection of Vegetation Cover
Policy 1 of Section 4.7.2 of the Official Plan states that applications for subdivision will be
supported by a Tree Conservation Report. Policy 2 of Section 4.7.2 lists the requirements to
be met in the study, including the identification of endangered or threatened species.
The Environmental Impact Statement and Tree Conservation Report (September 2014) states
that areas of regenerating forests are too small to provide interior habitat or habitat for area
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sensitive wildlife species and no area sensitive or forest interior species were observed
during the field surveys.
The conceptual grading and servicing plans developed by Novatech require grade raises on
the site and thus tree retention is not likely feasible. Subject to the detailed grading design,
best efforts will be made to retain the trees along the east edge of the site, south of the
Abbott Street extension.
Plantings of native vegetation on a lot-by-lot basis will assist in providing local habitat to
offset the trees to be removed.
Erosion Prevention and Protection of Surface Water
Section 4.7.3 seeks to protect stream corridor and the surface water environment by
ensuring appropriate setbacks are maintained between proposed land development and
waterbodies.
No unstable slopes affect the subject property according to Schedule K of the Official Plan.
There are no significant natural heritage features on or adjacent to the site outside of the
Carp River to the north and the local landscape is dominated by urban residential
development.
Stormwater management will be provided to treat surface runoff resulting from the increase
in impervious surfaces associated with the residential development and ensure no indirect
impacts on the Carp River corridor, the only natural environment feature of note in the area.
No degradation of surface water leaving the site is anticipated post development with
proper stormwater management.
Protection of Endangered and Threatened Species
Policies 2 to 4 of Section 4.7.4 state that significant habitat of endangered and threatened
species will be identified through an Environmental Impact Statement. Policy 5 and 6 of
Section 4.7.4 state that no development or site alteration is permitted in significant habitat
of endangered or threatened species and that no development or site alteration is permitted
within 120 m of habitat unless an Environmental Impact Statement demonstrates that there
will be no negative impact on the habitat of the species or their ecological function.
The Environmental Impact Statement and Tree Conservation Report (September 2014)
prepared by Muncaster Environmental Planning did not identify any Species at Risk or their
habitat on the site.
Stormwater Management
Policy 1 of Section 4.7.6 of the Official Plan states that a stormwater site management plan
will be required to support subdivision applications.
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The Serviceability and Conceptual Stormwater Management Report (October 2014)
demonstrates that stormwater for the proposed subdivision drain to the proposed shared
stormwater pond in the triangular extension of the subject property. This is in-line with the
Fernbank Master Servicing Study (2009). Further details have been provided in Section 4.5 of
this rationale.
Flood Plains
Section 4.8.1 discusses flood-prone areas of the City and seeks to reduce the potential for
public cost or risk of injury, loss of life, property damage, and economic and social disruption
that may result from activities in flood plains.
Small portions of the subject property are currently included within the Flood Plain Hazard
Overlay of Zoning By-Law 2008-250 (Section 58). However, the floodplain mapping that this
overlay is based upon is outdated due to further studies within the Carp River subwatershed
and significant changes in the area (i.e.: the Glen Cairn SWMF and extension); the MCVA is
currently in the process of mapping this portion of the Carp River. Detailed design of the
proposed subdivision will ensure that no portion of the proposed development will be
located within the floodplain.
Environmental Impact Statement
Policy 1 of Section 4.7.8 of the Official Plan requires an Environmental Impact Statement for
development and site alteration proposed within adjacent to elements of the natural
heritage system that are not designated in the Official Plan. The findings and
recommendations of the Environmental Impact Statement and Tree Conservation Report
(September 2014) prepared by Muncaster Environmental Planning are noted through a
review of the policies of the Official Plan under Section 4.2 of this Planning Rationale.
Unstable Soils or Bedrock
Policy 1 of Section 4.8.3 of the Official Plan requires that applications for plan of subdivision
be supported by a geotechnical study to demonstrate that the soils are suitable for
development. There are no unstable slopes identified on Schedule K Environmental
Constraints, of the City of Ottawa Official Plan. The City of Ottawa requested that a
geotechnical report identify whether there are any sensitive marine clay soils on the subject
site.
The Preliminary Geotechnical Investigations (January 2013; October 2014) prepared by
Paterson Group indicates that bedrock in this area mostly consists of interbedded limestone
and dolomite of the Gull River formation with an extensive overburden drift thickness of 25
to 30 metres depth. The geotechnical report expected groundwater to be between 1.5 to 2
metres below ground surface (Paterson, 2013). Permissible grade raises range from 1.2
metres along the extension of Abbott Street to 1.4 metres for the balance of the site to the
south. No unstable soils were identified on the subject property.
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Contaminated Sites
Policy 1 of Section 4.8.4 of the Official Plan require applicants to document previous uses of
a property that are subject to a development application in order to determine the potential
for site contamination. As noted previously, a Phase I Environmental Site Assessment was
prepared by Houle Chevrier Engineering in order to investigate the presence of humanmade hazards on or adjacent to the subject property. No adjacent human-made hazards
exist and a Phase II ESA was not recommended.
Environmental Noise Control
Policy 4 of Section 4.8.7 of the Official Plan states that the City will require a noise study
where new noise-sensitive development is proposed within 100 metres of an existing or
proposed arterial or major collector roadway, as identified on Schedules D through H of the
Official Plan. The subject property is located within 100 metres of Terry Fox Drive, as well as
the proposed Abbott Street extension and a proposed north-south collector to the west on
570 Hazeldean Road.
The neighbourhood’s design anticipates the inclusion of a noise barrier along Terry Fox
Drive; further discussion of this is provided in Section 5.3 of this Rationale.
A noise study will be required, and will be prepared, as part of the detailed design process
and will outline required noise mitigation measures and notices on-title.
Parks and Greenspace Requirements
Section 4.10, in conformity with Section 51.1(2) of the Planning Act, states that the City,
should it be supported within its Official Plan, may require the dedication of land for parks in
an amount equalling 1 hectare per 300 dwelling units. This is further supported by the
Fernbank Community Design Plan as discussed in Section 5.3 of this Rationale.
Block 6, a 0.89 hectare park block representing 6.3% of the subdivision’s total area, is
proposed in the core of the proposed development between Street 2 and Street 3. The park
will also allow facilitate non-motorized north-south movement from Street Two to Street
Three, and subsequently to a proposed walkway leading to the TransCanada Trail.
The neighbourhood park will be designed in accordance with the Park & Pathway Design
Manual (March 2012) for a range of passive and active uses. The park has frontage onto two
local streets and is linked to the existing greenspace network to the north and south. The
park is sized in order to accommodate such facilities as shade structures, seating, play
equipment, a multi-purpose court, a splash pad, an outdoor rink, or mini sports fields as is
standard in a neighbourhood park.
Policy 10 states that private development should be arranged and designed to enhance the
visibility and accessibility of public lands, such as those designated as Major Open Space.

Novatech

Page 19

Planning Rationale & Integrated Environmental Review Statement: 950 Terry Fox Drive

SPB Developments

The Glen Cairn Stormwater Management Facility to the north and east of the proposed
development is designated Major Open Space.
The Abbott Street extension will provide street frontage directly onto the stormwater facility.
Furthermore the proposed park (Block 126) will be directly connected to the by way of Street
Two, which runs from the Park Block to Abbott Street, opposite the stormwater facility. This
will facilitate movement between the open spaces and provide a visual connection long
Street Two.
Urban Design and Compatibility
The policies of Section 4.11 in the Official Plan are intended to provide a framework for
promoting high-quality urban design in all parts of the City.


Views: no significant viewsheds were identified on the subject property;



Building Design: policies regarding building design focus on matters of particular
importance in the design of larger buildings surrounded by existing urban fabric (i.e.:
infill and redevelopment). The proposed development generally low-rise and is sited
within a greenfield context. The proposed detached, multiple-attached, and
apartment dwellings will display strong architectural design elements and address
the public realm. Detailed design for the low-rise apartment dwellings will be
addressed through subsequent Site Plan applications;



Massing and Scale: the Fernbank Community Design Plan discusses massing and
scale in further detail; this will be addressed in Section 6.3 of this Planning Rationale;



High-Rise Buildings: no high-rise buildings are considered;



Outdoor Amenity Areas: detached and multiple-attached dwellings will have access
to private back yard amenity areas. Amenity areas for the proposed low-rise
apartment dwellings will be addressed through future Site Plan applications;



Design Priority Area: the subject property is not located in a design priority area.
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The Official Plan expands on these design policies within Section 2.5.1 (Designing Ottawa).
Specifically, the following design objectives have been outlined:
1. To enhance the sense of community by creating and maintaining places with their own
distinct identity.
The proposed neighbourhood forms part of the larger Fernbank Community and will
have a consistent design theme in order to differentiate it from nearby existing and
planned development, creating a unique local identity.
2. To define quality public and private spaces through development
Detached, multiple-attached and apartment dwellings will be oriented to address the
streets and will help to frame the public realm and delineate these areas from private
amenity spaces through the creation of consistent building facades.
3. To create places that are safe, accessible and are easy to get to, and move through.
The proposed development is based upon a modified grid system in which
pedestrians are provided with a high degree of movement through the
neighbourhood and to adjacent transit, open space and communities. Buildings have
been oriented towards street in order to provide passive surveillance, and all streets
and other pedestrian movement corridors will be lighted as necessary.
4. To ensure that new development respects the character of existing areas.
Buildings within the proposed development will be of a consistent quality and
character in order to establish a community identity and sense of coherence. The
proposed street layout and widths, fine-grained pedestrian movement network, and
lot layout are consistent with other developing neighbourhoods within the Fernbank
Community.
5. To consider adaptability and diversity by creating places that can adapt and evolve
easily over time and that are characterized by variety and choice. [OMB decision
#2649, September 21, 2006]
The proposed development will consist of a variety of dwelling types and sizes,
ranging from large detached dwellings to low-rise apartment structures, to
accommodate residents from varying life stages, family types, and economic means.
6. To understand and respect natural processes and features in development design
The proposed development has been designed in-line with the approved Fernbank
Environmental Management Plan (2009).
7. To maximize energy-efficiency and promote sustainable design to reduce the resource
consumption, energy use, and carbon footprint of the built environment.
The development has been oriented to maximize solar gain to the extent possible in
light of the approved Fernbank CDP Land Use Plan. The proposed development
provides opportunity for sustainable transportation modes.
Novatech
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5.3 Fernbank Community Design Plan (2009)
The Fernbank Community Design Plan (CDP) was adopted by Ottawa Planning and
Environmental Committee on June 24, 2009 and covers a large tract of land north of
Fernbank Road between the existing urban areas of Kanata and Stittsville.
The figure below is an extract from the Fernbank CDP Demonstration Plan. The subject
property is shown within a solid red line and designated as ‘Low-Density Residential’,
‘Medium-Density Residential’, ‘Neighbourhood Park’, ‘Open Space’, and ‘Stormwater
Management Facility’.

Figure 7: Excerpt from the Fernbank CDP Demonstration Plan showing the subject property in red.

The following discussion will demonstrate that the proposed Plan of Subdivision and zoning
amendment are in conformity with the underlying CDP designations.
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Land Use Designations
Low Density Residential
Section 4.2.1 of the CDP outlines the intent and policies surrounding the ‘Low Density
Residential’ designation and states:
Low density residential land uses will comprise the majority of the housing within the
Fernbank Community. Low Density Residential land uses shall include residential dwellings
of similar mass and scale as follows:




Detached dwellings
Semi-detached dwellings
Linked detached dwellings

Detached dwellings will compose the majority of the proposed subdivision south of the
Castlefrank extension along streets 1, 2, and 3 (Lots 1 to 108). The applicant proposes to
amend the Zoning By-law to a Residential-R2Z zone over these lots.
The intent of the Residential Second Density (R2) parent zone is to restrict the building form
to detached and two principal unit buildings in areas designated as General Urban in the
Official Plan and allow a number of other residential uses to provide additional housing
choice. The zone permits detached, semi-detached, linked-detached, and duplex dwellings.
This zone will permit the proposed detached dwellings and is in keeping with the land use
intensity of the ‘Low Density Residential’ designation.
The intent of the Residential Second Density- R2 zone is to restrict the building form to
detached and two principle unit buildings on lands designated as General Urban Area in the
Official Plan. The proposed Zoning By-Law Amendment to change the zoning of lots 1
through 108 to an R2Z zone is consistent with the Fernbank CDP.
Medium Density Residential
Section 4.2.2 of the CDP outlines the intent and policies surrounding the ‘Medium Density
Residential’ designation. Medium density residential uses are to be dispersed throughout the
Fernbank Community to provide a variety of housing types and create diverse
neighbourhoods. Medium density residential is considered to include multiple attached
dwellings, stacked dwellings, live-work units and low-rise apartments. The CDP states these
uses should be located in the following locations:





Along arterial roadways;
Along major or minor collector roads;
In proximity to Community or District Parks;
In proximity to community amenities and facilities;

Novatech

Page 23

Planning Rationale & Integrated Environmental Review Statement: 950 Terry Fox Drive




SPB Developments

Along hydro transmission corridors; or,
As a transition between non-residential and low density residential uses (such as, a
progression between industrial or mixed use areas).

The Draft Plan proposes to locate townhomes (Blocks 109 to 115) and low-rise apartment
structures (Blocks 116 and 125) along the Castlefrank Road extension, a planned major
collector street. Single-storey townhomes are also contemplated for a cul-de-sac within the
northwest projection that would have vehicular access to a major collector proposed over
570 Hazeldean Road (Blocks 117 to 120, and 122 to 124). The applicant proposes to amend
the Zoning By-law to a Residential-R4S zone over these lots.
The intent of the Residential Second Density (R4) parent zone is to allow a wide mix of
residential building forms ranging from detached to low-rise apartment dwellings, in some
cases limited to four units, and in no case more than four storeys, in areas designated as
General Urban Area in the Official Plan.
The intent of the Residential Fourth Density- R4 zone is to allow a wide mix of residential
building forms ranging from detached to low-rise apartment dwellings, in no case more than
four storeys, on lands designated as General Urban Area in the Official Plan. The zone
permits multiple attached dwellings, Planned Unit Developments (PUDs), and apartment
dwellings.
A Residential- R4S zone will allow the permitted development of townhouse blocks 109 to
124 and low-rise apartment buildings and small accessory office and storage building on
Blocks 116 and 125, and is consistent with the CDP.
Greenspace Network
Section 4.2.7 discusses the Greenspace Network including stormwater management facilities.
The Stormwater Management designation provides lands to accommodate the stormwater
management infrastructure required to address fish habitat objectives.
Through the Plan of Subdivision process and in conformity with the CDP, Block 130 will
operate as a shared stormwater management facility which will extend northwest of the
subject property onto an adjacent property (570 Hazeldean Road).
The Land Use Plan and Greenspace Plan show that a neighbourhood park is to be located at
the centre of the subject property. The CDP states that neighbourhood parks are to be a
minimum or 0.8 hectares in area and be within a 5-minute walk of all dwelling units. Block
126 on the Draft Plan delineates the limits of the proposed neighbourhood park.
The Open Space-O1 zone is to permit parks, open space and related compatible uses to
locate in areas designated General Urban Areas and ensure that the range of permitted uses
is in keeping with the low scale, low intensity open space nature of these lands. This zone
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will be applied to the neighbourhood park, pedestrian walkway, electric transmission
corridor lands, and stormwater management facility.
A portion of the subject property north of the Castlefrank Road extension was shown as
Open Space on the Land Use Plan in the CDP. This area was identified as being constrained
by the Regulatory Flood Plain in the Environmental Management Plan (June 2009). It is
evident that the Open Space land use was due to the presence of the flood plain.
Since the Fernbank CDP was implemented through OPA# 77, there have been some
significant changes in the area adjacent to the proposed subdivision. The most significant
change, noted previously, is the construction of an additional stormwater management pond
in 2014. It is understood that the MVCA is currently undertaking a flood plain mapping
exercise for the entire Carp River watershed and it is anticipated that this area will no longer
be within the flood plain as a result of the construction of the stormwater pond.
The Tree Conservation Report and Environmental Impact Statement (EIS/TCR) prepared by
Muncaster Environmental (September 2014) states that, until the early 2000s, there was
water in a channel leading to the Carp River in the north portion of the site. Pre-construction
site alterations to the west of the subject property (570 Hazeldean Road) have blocked all
surface drainage coming from the west.
As a result of the City’s construction of the stormwater pond and the development to the
west and development to the west, the area is now dry and has no connection to the Carp
River to the north. The area is clearly disconnected from the Carp River and the EIS/TCR
confirmed that there is limited wildlife habitat
Section 7.1 of the CDP states that minor design changes to the Land Use Plan prior to
subdivision approval may be made at the discretion of the Director of Planning and
Infrastructure Approvals. The area is designated as General Urban Area in the Official Plan. It
in the absence of any constraint or habitat, we have proposed this portion of the subject
property be used for residential development.
Community Design Guidelines
Precincts & Neighbourhoods
Section 6.3.1 of the CDP states that each neighbourhood is generally defined by collector
and arterial roads with a centralized neighbourhood park within a 5-minute walk. Each
neighbourhood is to provide a range of housing in a variety of forms.
The proposed development will comprise one such neighbourhood unit within the larger
precinct. The neighbourhood itself is composed of a range of hosing types including
detached, townhouse, and low-rise apartment dwellings in order meet the diverse needs of
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people of different incomes and life stages. The majority of the proposed subdivision will be
located within a 5-minute walk of the neighbourhood park.
Gateway
Section 6.3.5 states that the intersection of Terry Fox Drive and the Castlefrank extension is
defined as a Community Gateway.
The existing Glen Cairn SWMF abuts the intersection of Terry Fox Drive and the Abbott
Street extension adjacent to the site. Further consideration for the design of a gateway
feature will be considered through the detailed design of the Abbott Street extension.
Community Edges: Development Adjacent to Arterial & Collector Roads
Section 6.4.2 outlines guidelines for development along community edges, particularly
arterial and collector roads. The subject property is located along the edge of the Fernbank
Community, along Terry Fox Drive.
Generally, the guidelines encourage orienting dwellings to face collector roads by way of
rear yard laneways or window streets. Reverse lot frontages are discouraged along arterial
roads, in order to minimize the need for noise attenuation.
The development proposes to include a short section of reverse lot frontages along Terry
Fox Drive from the Castlefrank extension to the TransCanada Trail.
Residential lands to the east of the proposed development (Castle Glen Terrace) are already
reverse-lotted. Looking at the entire length of Terry Fox from the Highway 417 interchange
in the north to its terminus with Eagleson Road in the south, there are only a few small
exceptions where streets front onto Terry Fox Drive. The notable exceptions include a small
area along the existing Kincardine Crescent, and Overberg Way and Tulum Crescent,
currently under development by Claridge Homes, south of Fernbank Road. These examples
all have units that side onto Terry Fox Drive. There are no known sites where units face Terry
Fox Drive. Every other existing residential neighbourhood along Terry Fox Drive has units
reverse-lotted and noise barriers.
Furthermore, were dwellings to be fronted onto Terry Fox Drive, by way of a service road or
laneway, they would “address” only the blank facade of the noise attenuation barrier
opposite the arterial.
The proposed development will incorporate a number of features which allow the proposed
development to address Terry Fox Drive, including a gateway feature at the corner of the
Castlefrank Road extension, views across the Glen Cairn SWMF to townhomes and low-rise
apartment buildings fronting the Castlefrank Road extension, and access to the TransCanada
Trail. In fulfillment of the design policies of the Fernbank CDP, the community has numerous
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areas along Terry Fox where there will be no barrier, most notably along the stormwater
management facilities and TransCanada Trail.
Considering the consistency of rear-lotting along Terry Fox Drive, including directly across
the from the subject property, reverse lot frontages are justified for this very short section of
the proposed development.
Collector Roads
The Castlefrank Road extension is a designated major collector road in the Fernbank
community. The CDP further states that the Fernbank Transit Servicing Plan comprises of
transit operation on the collector/arterial road network and anchored by the rapid transit
corridor within the north-south arterial (Founder Avenue).
The Plan of Subdivision provides for a 26 metre Right-of-Way in order to accommodate two
lanes for conveying vehicular traffic (including buses), boulevards and sidewalks on either
side of the carriageway.
Local Roads
Four local streets are proposed to provide direct access to dwellings within the community.
Local streets will have 18m right-of-ways which will permit parking on both sides. The
location of sidewalks within the neighbourhood will be determined during the detailed
design stage.
Street Trees
Street trees will be provided on all proposed roads where possible due to geotechnical
considerations and the location of required utilities and surface infrastructure.
Neighbourhood Parks
The neighbourhood park has been located in the centre of the development and located to
provide an active transportation link between Streets 2 and 3 that will facilitate north-south
active transportation movement between the electric transmission corridor and the Glen
Cairn SWMF and Carp River watershed. The park has frontage on two streets to provide
good visibility and accessibility. Lots on Streets 2 and 3 have been oriented to face the park
to provide natural surveillance and frame the public realm. Design of the park will be carried
out in conformity with the Park & Pathway Design Manual (March 2012).
Stormwater Management Ponds
Section 6.5.3 of the CDP states that stormwater management ponds should be naturalized
with native species and, in the case of a pond adjacent to a street, should be designed with a
landscape treatment along the street. Block 130 will contain part of a shared stormwater
management pond; the proposed pond will be naturalized with native species to the extent
possible.
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Linkages & Pathways
A pathway connection has been provided from the neighbourhood to the TransCanada Trail
to the south. This pathway is linked by sidewalks to the neighbourhood park and,
subsequently, to planned multiuse trails adjacent to the Glen Cairn SWMF.
Hydro Transmission Corridor
Block 129 is composed of lands constrained by the existing HydroOne easement. These
lands will be conveyed to the City as Open Space.
Built Form Guidelines for Residential Dwellings
The proposed development contains a variety of housing types and will be oriented to
address public streets in order to frames the public realm and provide passive surveillance.
While the neighbourhood will be composed of detached, multiple-attached, and apartment
dwellings, the planned buildings will share a consistent character and design.
Built Form Guidelines for Apartment Building
The proposed apartment buildings will address the street and be of a similar design and
character to the surrounding neighbourhood. A Site Plan Control application will be
submitted for the development of the proposed low-rise apartment blocks. Additional
matters of design will be dealt with through the Site Plan process.
6.0

CONCLUSION

This planning rationale, as supported by the associated technical studies, demonstrates that
the proposed development is consistent with the Provincial Policy Statement, conforms to
the policies of the City of Ottawa Official Plan and the Fernbank Community Design Plan.
The proposed development is an appropriate and desirable addition to the Fernbank
community and represents good planning.
NOVATECH
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with the content and recommendations:

Bernard Muncaster, M.Sc.
Principal, Muncaster Environmental
Planning Inc.

David Gilbert, P.Eng.
Associate,
Paterson Group

Craig Houle, P.Eng.
Principal,
Houle Chevrier Engineering Ltd.

Ben Mortimer,
Mortimer, M.A.,
M.A., A.P.A.
A.P.A.
Ben
Senior Archaeologist,
Archaeologist, Paterson Group
Senior
Paterson Group

Susan Gordon, P.Eng.
Engineer-Project Manager,
Novatech

Novatech

Page 29

Planning Rationale & Integrated Environmental Review Statement: 950 Terry Fox Drive

APPENDIX A
DRAFT PLAN OF SUBDIVISION

Novatech

SPB Developments

Planning Rationale & Integrated Environmental Review Statement: 950 Terry Fox Drive

APPENDIX B
PROPOSED ZONING BY-LAW AMENDMENT SCHEDULE
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