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1. Introduction
IAQI Holdings Inc., owner of the property at 2304 Huntley Road in Ottawa,
proposes to develop a small commercial facility at that location. To advance the
project, IAQI Holdings Inc. has asked Arch-Nova Design Inc. and Eric Haar
Architect Inc., to prepare the Planning Rationale for the Application for Zoning
Change from the current RU (Rural Countryside) to RC (Rural Commercial, SubZone RC11).
The relatively small property is located at the intersection of Huntley and Fallowfield
Roads.

For the purpose of this analysis the inner property line parallel with

Fallowfield Road is considered to be the north side of the property.

2403 Huntley Road: Site Map

1.1 Reasons for the Requested Zoning Change
The property’s current RU zoning carries a restricted list of permitted uses which
are inconsistent with its small size, and with the evolving nature of the
surrounding community. These factors inhibit a commercially viable use of the
land which would, however, be ideal for a small general commercial
Arch-Nova Design Inc. Eric Haar Architect Inc.
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development. The requested zoning change is considered to be appropriate and
desirable for the following reasons:


There are very few purely rural (in the sense of “agricultural”) properties
within the vicinity of this site, which is actually surrounded by residential,
industrial and commercial uses.



This small parcel, and a similar small one to the west across Huntley Road,
are physically separated from any other RU-zoned real estate by a belt of
land zoned RR (Rural Residential), RC (Rural Commercial), RG (Rural
General Industrial) and ME (Mineral Extraction).



The requested zoning change would be consistent with the Provincial Policy
Statement (as discussed below), and with the overall intent of the Official
Plan.



Growth and development in the Stittsville community is inexorably moving
eastward toward this site, but there is currently very little general commercial
in the immediate area. A number of small business owners, representing
clean, non-industrial enterprises, have already expressed an interest in this
proposed commercial venue, as discussed below.



The site is located at an intersection which already sees significant
Stittsville-related traffic. A new small-scale commercial development here
would be consistent with the existing traffic load.



The site is very well buffered from the adjacent residential neighborhood by
an existing band of trees and shrubs in a wild state.



The Owner’s proactive invitation for feedback from the surrounding
community elicited some cautious support, strong advice to avoid certain
incompatible occupancies (in particular, any “gas station”), and no strong
opposition.



The Owner’s intent is to develop an upscale, high-quality facility which will
complement and enhance Stittsville’s traditional “village” character.

Arch-Nova Design Inc. Eric Haar Architect Inc.
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2. Location and Site Description
The property is located at the intersection of Huntley Road and Fallowfield Road. It
is 2.43 km from the Fernbank Road development in the village of Stittsville.
Currently the property is vacant. It is fenced and has two access gates: the east
gate from Huntley Road and the south gate from Fallowfield Road. On its north and
east sides the site is bordered by residential properties which are buffered by forest.
The legal description of the property is as follows:
Municipal Ward:

21 Rideau-Goulbourne (Counsellor: Scott Moffatt)

Legal description:

CON 8 PT LOT 22 RP 5R1981; PART 1

Lot Frontage: 200 feet (60.96 m)
Lot Depth:

200 feet (60.96 m)

Lot Area:

40,000 square feet (3,716 m2 / 0.918 acre / 0.372 hectare)

Current Zoning:

RU (Rural Countryside zone)1

The land has moderate vegetative growth along the rear property lines where it is
fenced. The site is mostly flat with a small slope toward the north and east property
lines. Along the south line (Fallowfield Road) a swale provides drainage for the
property.
The intersection of Huntley Road and Fallowfield Road is regulated by four-way
stop signs and flashing red lights. A corner of the property at the intersection has an
easement for a hydro pole.
Land uses located in the area surrounding the subject property are shown on the
Zoning Maps and the Official Plan detail below:

1

For complete detailed description of the property and adjacent area please see Appendix D

Arch-Nova Design Inc. Eric Haar Architect Inc.
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2403 Huntley Road – Area Zoning

School
Residential
Sand Pit

Vacant

Race Tracks
`Trucks
Parking

2403 Huntley Road: Aerial

2403 Huntley Road – Aerial Zoom

Arch-Nova Design Inc. Eric Haar Architect Inc.
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2403 Huntley Road – Location Zoom2

3. Proposed Development
A pre-consultation meeting with City officials was held on January 12, 2015 where
the rezoning application for Local Commercial LC was discussed. The City officials
suggested that Rural Commercial Zoning would provide a more appropriate base
for re-zoning3. Previously, the owner was in contact with the City Counsellor, Mr.
Scott Moffatt, and they produced a survey letter for residents in the vicinity, in order
to collect opinions on which services they would be welcome in a new
development. The feedback in general was that green building and environmentally
friendly services are welcome. There is a strong opposition to services such as a
gas station or any other enterprise which might impact the ground water (all
residents have individual wells for water supply). In the 1990’s, as stated in one of
the responses, there was an intention by a previous owner to build a gas-bar

2
3

For a full Official Plan Map refer to Appendix F
See Appendix E: Correspondence

Arch-Nova Design Inc. Eric Haar Architect Inc.
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station on this property, however, the community strongly opposed it and the
proposal was refused by the City.
The proposed development is a Rural Commercial (RC11) development including
clean, non-industrial services such as professional offices, a convenience store, a
stationery and book store, and a drinking water equipment vendor.
The site will have two accesses, one from Huntley Road and one from Fallowfield
Road. The building will be located in the north section of the property so the new
septic system can be located on the east part of the property.

2403 Huntley Road Proposed Development, South View

In the front of the building there will be a parking lot with 62 parking spots.
Landscaped areas will be located along the perimeter of the site. The majority of
the property will be paved for parking with areas of landscaping comprising
grasses, trees and shrubs.
The proposed rectangular-shaped building features an old-style gable cedar roof
with prominent dormers.

The building fronts onto Fallowfield Road and

incorporates an at-grade promenade entrance to commercial spaces on the main
floor, with aprojecting entrance portico to the second and third floors.

Arch-Nova Design Inc. Eric Haar Architect Inc.
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2403 Huntley Road Proposed Development, South-West View

The proposed design is strong but subtle, creating both visual interest and a
community focal point, offering a functional amenity node for the commercial uses
serving the community. The building configuration breaks up the building façades
and massing, creating an image appropriate to its transitional setting. A proposed
site plan and perspective view are provided in Appendix A.

4. Planning Policy Review
This section of the planning rationale will review the relevant planning texts and
their policies which have relevance to this development.

4.1 Provincial Policy Statement (PPS)
The Provincial Policy Statement (PPS) under Section 3 of the Planning Act
spells out key Provincial interests with regard to land use planning. Decisions
made by all approval authorities in the Province on planning applications must
be consistent with the policies of the Statement as follows:

Arch-Nova Design Inc. Eric Haar Architect Inc.
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“The Provincial Policy Statement focuses growth and development within urban
and rural settlement areas while supporting the viability of rural areas. It
recognizes that the wise management of land use change may involve directing,
promoting or sustaining development. Land use must be carefully managed to
accommodate appropriate development to meet the full range of current and future
needs, while achieving efficient development patterns and avoiding significant or
sensitive resources and areas which may pose a risk to public health and safety.
“(Part IV Vision, Par. 4)
“Rural areas are important to the economic success of the Province and our
quality of life. Rural areas are a system of lands that may include rural settlement
areas, rural lands, prime agricultural areas, natural heritage features and areas,
and other resource areas. Rural areas and urban areas are interdependent in
terms of markets, resources and amenities. It is important to leverage rural assets
and amenities and protect the environment as a foundation for a sustainable
economy.” (PPS 1.1.4)
In the part of the Policy “Managing and Directing Land Use to Achieve Efficient
and Resilient Development and Land Use Patterns” (Section 1.0) the following
have relevance to this development:
“Healthy, livable and safe communities are sustained by:
b) accommodating an appropriate range and mix of residential (including second
units, affordable housing and housing for older persons), employment
(including industrial and commercial), institutional (including places of
worship, cemeteries and long-term care homes), recreation, park and open
space, and other uses to meet long-term needs;
h) promoting development and land use patterns that conserve biodiversity and
consider the impacts of a changing climate.”(PPS 1.1.1.)
“A planning authority may identify a settlement area or allow the expansion of a
settlement area boundary only at the time of a comprehensive review and only
where it has been demonstrated that:

Arch-Nova Design Inc. Eric Haar Architect Inc.
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b) the infrastructure and public service facilities which are planned or available
are suitable for the development over the long term, are financially viable over
their life cycle, and protect public health and safety and the natural
environment” (PPS 1.1.3.8)
The site services have been analyzed with respect to their availability and
capacity, as well as general services for the area. The proposed site services are
an individual water well and a septic system for the facility, located on the site.
There will be no other user connecting to these systems. Buildings in the
surrounding area (residential and commercial) also have individual servicing
systems.
“Healthy, integrated and viable rural areas should be supported by:
f) promoting diversification of the economic base and employment opportunities
through goods and services, including value-added products and the sustainable
management or use of resources;
i) providing opportunities for economic activities in prime agricultural areas, in
accordance with policy 2.3.” (PPS 1.1.4.1)
This small parcel, and a similar small one to the west across Huntley Road, are
physically separated from any other RU-zoned real estate by a belt of land
zoned RR (Rural Residential), RC (Rural Commercial), RG (Rural General
Industrial) and ME (Mineral Extraction).
“In rural areas, rural settlement areas shall be the focus of growth and
development and their vitality and regeneration shall be promoted.” (PPS 1.1.4.2)
“When directing development in rural settlement areas in accordance with policy
1.1.3, planning authorities shall give consideration to rural characteristics, the
scale of development and the provision of appropriate service levels.” (PPS
1.1.4.3)

Arch-Nova Design Inc. Eric Haar Architect Inc.
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Since the mid-1960’s4, this location has lost its rural and/or agricultural
characteristics. The immediately surrounding area has been developed either as
for residential or commercial uses. These are the major reasons underpinning
the proposed change to Rural Commercial (subzone RC11).
“When directing development on rural lands, a planning authority shall apply the
relevant policies of Section 1: Building Strong Healthy Communities, as well as
the policies of Section 2: Wise Use and Management of Resources and Section 3:
Protecting Public Health and Safety.” (PPS 1.1.5.1)
“Recreational, tourism and other economic opportunities should be promoted.”
(PPS 1.1.5.3)
“Development shall be appropriate to the infrastructure which is planned or
available, and avoid the need for the unjustified and/or uneconomical expansion of
this infrastructure.” (PPS 1.1.5.5)
As mentioned in comments to related to section 1.1.3.8. above, the development
will be independent from any municipal services (water, sewage) and will not
require expansion of the any municipal systems.
“Opportunities to support a diversified rural economy should be promoted by
protecting agricultural and other resource-related uses and directing non-related
development to areas where it will minimize constraints on these uses.”(PPS
1.1.5.7)
The lot is not suitable for any agricultural or any other resource-related uses, and
will not create constraints on any adjacent “rural” economy5 as none of the
nearby properties is zoned RU.

4
5

Environmental Site Assessment Phase 1, August 2015, Arch-Nova Design Inc.
Appendix D: Zoning Site Description

Arch-Nova Design Inc. Eric Haar Architect Inc.
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”In areas adjacent to and surrounding municipalities, only development that is
related to the sustainable management or use of resources and resource-based
recreational uses (including recreational dwellings) shall be permitted.
Other uses may only be permitted if:
c) it has been determined, as part of a comprehensive review, that the impacts of
development will not place an undue strain on the public service facilities and
infrastructure provided by adjacent municipalities, regions and/or the
Province.” (PPS 1.1.6.4)
There is no municipal infrastructure in the area and the proposed development
has no impact on the adjacent municipal services. Growth and development in
the Stittsville community is inexorably moving eastward toward this site, but
there is currently very little general commercial in the immediate area.
Furthermore, the site already has an easement for the road widening and utility
services expansion on its both sides along Huntley Road and Fallowfield Road.
“Planning authorities shall promote economic development and competitiveness
by:
a)

providing for an appropriate mix and range of employment and institutional
uses to meet long-term needs;

b) 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;
c) encouraging compact, mixed-use development that incorporates compatible
employment uses to support livable and resilient communities; and
d) ensuring the necessary infrastructure is provided to support current and
projected needs.” (PPS 1.3.1)
This development is consistent with these policies, and it serves the rural
community with the service amenities. It will provide clean, non-industrial services
such as professional offices, a convenience store, a stationery and book store, a
drinking water equipment vendor, a hardware store and/or an artist’s studio. This
development may have a residential component since the Dust Assessment
Arch-Nova Design Inc. Eric Haar Architect Inc.
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Report6 concluded that there is no impact from nearby sand pit. It is a small
development (in keeping with its small site), and in that regard is also in keeping
with the above policies. Furthermore it respects the imperative that any new
development or redevelopment should not overuse the services available in rural
communities. In this case, the site proposes a new well and septic system, and is
not overusing any municipal services.

4.2 Official Plan
In the City of Ottawa Official Plan, the subject site is designated as General
Rural Area. There are several policies that are in place within section 3.7.2 for
the General Rural Area. This development is consistent with this policy as the
uses in the vicinity of the proposed site7 are already permitted in the RC - Rural
Commercial zone.
Under Section 3.7. Rural Designations it is stated that:
“Development traditionally occurred on smaller lots serviced by private wells and
septic systems.”
The proposed development is compliant with all requirements mentioned above
including water and sewer as well as the lot size.
Under section 3.7.2.6 it is stated as:
“When considering an application to amend the zoning by-law to permit a new use
identified in policy 5 of this subsection, the following matters must be considered:
[Amendment #76, August 04, 2010]:
c) The privacy of adjacent landowners or the amelioration of potential adverse
impacts from lighting, noise, odor, dust or traffic can be achieved by
separating the land uses, buffering or other measures as part of the
development;

6
7

See Section 5.6: Dust Assessment
Reference: Appendix D and F

Arch-Nova Design Inc. Eric Haar Architect Inc.
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e) The development is in keeping with the surrounding rural character and
landscape”
The requested zoning change would be consistent with the above policy statements
and with the overall intent of the Official Plan. The site is very well buffered from the
adjacent residential neighborhood by an existing band of trees and shrubs in a wild
state. The Owner’s intent is to develop an upscale, high-quality facility which will
complement and enhance Stittsville’s traditional “village” character as illustrated in
the perspective rendering.
Under Section 3.7.2.15. Development near Village and Urban Boundaries states:
“Development proposals within 1 kilometer of a Village and/or urban boundary will be
reviewed with respect to lot size, type of use and other characteristics, to ensure that they
do not adversely limit potential expansion of the boundary at that location or create a
long-term demand for the extension of municipal services. [Amendment #76, August 04,
2010] Notwithstanding the foregoing, a plan of subdivision is permitted on lands
municipally known as 1175 Manotick Station Road and 471 Sangeet Place. [Amendment
#85, May 26, 2010] [Amendment #114, May 28, 2013]”
The lot is 2.4 km away from the Stittsville village urban boundaries and by its size
and the lot characteristic (existing easements), it will not limit potential expansion of
the boundaries. This lot and the lot across Huntley Road are vacant and zoned as
RU (intersection of Huntley and Fallowfield Roads). From the city’s Aerial Maps it is
clear that neither of the two lots were used for agricultural purposes since the mid1960’s. Aerial photos of the lot across the road (2002-2005) show a structure
(slab/posts) and the entire site paved with gravel. At the lot entrance there is still a
sign reading “Farm Gate- Local Produce”.
Section 3.7.4. Development Restriction on Adjacent Lands discusses the following:
“10. Limited types of new development may be approved within 500 meters of a
Limestone Resource Area or within 300 meters of a Sand and Gravel Resource
Area, provided such development does not conflict with future mineral aggregate
Arch-Nova Design Inc. Eric Haar Architect Inc.
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extraction. Examples of conflicting land uses that will not be considered include the
creation of new lots or rezoning to permit dwellings or lodging places (motels,
camp grounds, nursing homes, etc.) and farming or small-scale business uses where
animals, equipment or employees are affected by pit or quarry activities. Where
applicable, the policies for the construction of a detached dwelling on an existing
lot of record will continue to apply as per Section 5.3. [Ministerial Modification 26,
November 10, 2003] [Amendment #76, August 04, 2010]
11. Where there is an existing licensed pit or quarry, development may be approved
within the area of potential impact, referenced in policy 10, where an impact
assessment study is completed and demonstrates that the mineral aggregate
operation, including future expansion in depth or extent, will not be affected by the
development. The Ministry of Natural Resources will be consulted in review of the
impact assessment study. [Ministerial Modification 27, November 10, 2003]
12. Where the City approves the development of land in accordance with policies 10
and 11 above, the City may impose conditions to ensure the development provides
adequate buffering and/or separation between the new proposed use and the
mineral aggregate area/operation.”
Huntley Road separates the existing gravel pit (presently not in operation) from the
subject lot. A comprehensive analysis of dust impact on the lot was completed in
summer 2013. The analysis concluded that there is no direct or indirect impact from
the pit. The City’s Historic Land Use Inventory (HLUI)8 has identified somehistoric
fuel storage on the site, however the ESA Phase 1 analysis found no evidence that
fuel storage ever existed on the site. In fact there is an email from one of residents
stating that the previous owner had an application to a fuel storage facility (gas bar)
but the plan was rejected by the community and the City. This means that there is
no adverse impact from the lot on the pit.

8

HLUI report included in the ESA Phase1 report

Arch-Nova Design Inc. Eric Haar Architect Inc.

15

Planning Rationale

2403 Huntley Road Stittsville

4.3 Zoning-By-law
Under Section 217-218, City of Ottawa Zoning By-Law, RC Rural Commercial
Zone, it states:
“The purpose of the RC- Rural Commercial zone is to:
(1)

permit the development of highway and recreational commercial uses which serve
the rural community and visiting public in areas mainly designated as General
Rural Area, Village and Carp Road Corridor Rural Employment Area in the
Official Plan;

(2)

accommodate a range of commercial uses including services for the traveling
public as well as agriculture-related, vehicle-oriented and construction products
and services;

(3)

permit research facilities in areas designated Greenbelt Employment and
Institutional Area in the Official Plan, and

(4)

regulate development in a manner that has a minimal impact on the surrounding
rural area or villages.”

This proposed development is consistent with City’s Zoning-By-law listed above,
serving the community with clean, non-industrial services. Among permitted uses
listed for the RC11 subzone is a residential component-dwelling unit, however there
was a concern regarding impact from the sand pit. The Dust Assessment Report
concluded that there is no dust impact to the site.
The site is located at an intersection which already sees significant Stittsvillerelated traffic. A new small-scale commercial development on the subject lot would
be consistent with the existing traffic load.
The site is very well buffered from the adjacent residential neighborhood by an
existing band of trees and shrubs in a wild state.

Arch-Nova Design Inc. Eric Haar Architect Inc.
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A Detailed Zoning Provisions Comparison is provided in Appendix D.

5. Rationale for the Rezoning Approval
The following is the policy justification that demonstrates and explains how the
proposed zoning by-law amendment meets the intent of the Official Plan and
policies.

5.1 Provincial Policy Statement
The Provincial Policy Statement discusses a three main policy sections relevant
to this site: those in relation to rural areas, those in relation to mineral aggregate
resources and those in relation to promoting diversification of the economic base
and employment opportunities through goods and services.
Policies relating to Rural Area in Municipalities state that the only permitted uses
are those which relate to the management or use of rural-based activities, that
development shall be appropriate to the infrastructure, that new land uses shall
comply with minimum distance separation, that compatible development should
be promoted, that locally important agricultural uses should be promoted, that
opportunities should be retained to locate new or expanding land uses which
require separation from other uses, and that recreation, tourism and other
economic opportunities should also be promoted.
There are very few purely rural (in the sense of “agricultural”) properties within
the vicinity of this site, which is actually already surrounded by residential,
industrial and commercial uses.
This small parcel, and a similar small one to the west across Huntley Road, are
physically separated from any other RU-zoned real estate by a belt of land
zoned RR (Rural Residential), RC (Rural Commercial), RG (Rural General
Industrial) and ME (Mineral Extraction).

They represent a disconnected RU

outpost, with footprints much too small to support any conventional “RU” uses.
The second section of policies is in relation to Mineral Aggregates and their
extraction, and the protection of that process and its resource. The two main
Arch-Nova Design Inc. Eric Haar Architect Inc.
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policies relevant in that section concern threat of encroachment on these
extraction sites that might hinder their expansion abilities, and threat of public
safety and health through proximity to these sites.
The proposed development does not hinder any expansion prospects that this
mineral extraction site might have, nor does the pit impose any safety or health
concerns to this site development, as demonstrated in the Dust Assessment
report (see section 5.6 of this document). Huntley Road separates the existing
gravel pit (presently not in operation) from the subject lot. All-in-all, that there is
no evidence of adverse impact from the lot on the pit, or vice-versa.
The third section of policies is in relation to promoting diversification of the
economic base and employment opportunities through goods and services. The
proposed commercial development will serve the surrounding area by providing
a non-manufacturing and environmentally friendly services that the population in
the developing community normally desires. Services considered for this location
include medical offices, lawyers offices, financial services, potable water and
equipment sales and other retail establishments, for which the nearby population
would have to make lengthy round trips. All these services are minimal
generators of noise and traffic.

Neighbouring residents will certainly not be

disturbed.

5.2 Official Plan
In the City of Ottawa Official Plan, there are similar policies to that represented
in the Provincial Policy Statement. The first is policies regarding General Rural
Area's – the Official Plan designation of the subject site. Section 3.7.2 outlines
the purpose and considerations for development within a General Rural Area:
“The purpose of the General Rural Area is to provide a location for agriculture and
for those non-agricultural uses that, due to their land requirements or the nature of
their operation, would not be more appropriately located within urban or Village
locations. “
Arch-Nova Design Inc. Eric Haar Architect Inc.

18

Planning Rationale

2403 Huntley Road Stittsville

This would not be the case here, since in at least the last 50 years this location
has not been used for any agriculture-related purpose. It is supported by the
Environmental Assessment findings.
“Villages play a significant historical role: they are typically developed at the
junctions of major roads and railways where they could efficiently provide retail,
educational and other services to the surrounding rural communities. Development
traditionally occurred on smaller lots serviced by private wells and septic systems.”9
The proposed development is located at intersection of two major roads
(Huntley and Fallowfield). It is a small lot that is going to be serviced by onsite
water and sewer systems. The site by its location and size is entirely unsuitable
for agriculture purposes inherent in RU zoning. A school is located in vicinity of
the site and there is a tourist and entertainment facility (carting race tracks)
across the road. That facility is already zoned as Rural Commercial (RC).
After reviewing Section 3.7.2 of the Official Plan with specific reference to Policy
5, the only point applicable to the proposed development would be 5.e..
However, the advocated uses are precisely those which would be explicitly
opposed by the neighbouring residential community (“restaurant” due to cooking
odours, and “gas station” due to the threat of groundwater contamination).
In response to Policy 6 (a-h), the main reason for the zoning change is the
location of the development. It is at the intersection of two major roads with
access to the site from both. Proposed uses have been determined based on
consultations with the public and their needs expressed in the survey conducted
by the Councillor Mr. Scott Moffatt and the owner.. The proposed development
will serve the immediate residential neighborhood, which will tend to gravitate to
this location rather than driving to more distant locations. It would also be an
excellent amenity for the traveling public, as it is located on intersection of two
major local roads.
9

City of Ottawa, Official Plan 3.7 Rural Designation, 3.7.1
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5.3 Zoning-By-law
The property is located in Rideau-Goulbourne and current zoning is RU (Rural
Country Zone). As explained at length in this report, the property’s size and
location would be much more suitable for RC11 (Rural Commercial subzone
RC11) than the existing RU zoning provisions. The development proposal
complies with the remaining zone provisions of RC11 including minimum
landscape open space.
Please see Appendix A Site Plan for the compliance with the zone provisions.
In addition to this Planning Rationale, the following studies and plans were
prepared in support of the Zoning By-law amendment application, summarizes
below:

5.4 Servicing and Stormwater Management
The property does not have any of municipal services. In order to assess the
service availability a geotechnical and onsite hydrogeological analysis were
undertaken.
The test pit investigation has determined that the native soil at the subject site
consists mainly of sandy soil. However, the western half (±) of the property does
have fill at surface. As such, for conceptual septic sizing purposes, it is assumed
the leaching bed will be installed within the eastern half of the property, and will
be a partially raised Type A Dispersal bed.10
The proposed septic system is limited to maximum of 10.0 m 3/day which
corresponds to 75 users/day (120 l/person/day). A filter bed is proposed instead
of a full leaching bed as the site is small. Also a treatment of effluent in the septic
tank would be beneficial in order to reduce odor of effluent as well as solids.
Water samples were taken from existing wells located at adjacent residential
property and from the “Carter Race Tracks” property. Both wells are relatively
10

Houle-Chevrier Engineering: “Test Pit Investigation”, February 21014
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shallow (30-40m depth) with possible influence from the surface. The laboratory
results confirmed high level of chlorides which potentially comes from the road
salt. Also, samples were taken after the spring snow melting. In order to allocate
a better water quality source on the property, a recommendation is to drill a test
well on site and to depth of 70-90 m. Wells with similar depth exist 11 in the
residential area nearby and water is used for domestic purposes.
The existing stormwater system consists of swales, ditches and culverts along
both of the road. For the newly constructed building and parking the stormwater
management system will provide the runoff, collection and retention of water
excess. It is proposed to install storage under the parking lot. Preliminary
calculations concluded that storage should provide about 80.0 m 3 for a period of
2 hours. The predevelopment release rate will be controlled by an outlet device.
Water will be released into the existing swale along Fallowfield Road.
Preliminary calculations for the septic and stormwater are shown in Appendix C.

5.5 Environmental Site Assessment
Based on the results of the Phase I ESA, the following conclusions and
recommendations are provided.
1. The subject property is within the rural countryside area. Currently it is
vacant.
2. The property is located at the intersection of Huntley Road and Fallowfield
Road in Stittsville. A karting race tracks facility and entertainment area is
located across Fallowfield Road.

Adjacent properties are residential and

occupied.
3. In a period from the 1960’s to 1970’s, there was a building on the property
appearing on aero-photos. The type and purpose of the building is not
known. During a site visit a couple of foundation remains were visible. Also a
piece of power cable was found near by the foundation.
11

MOE Well Records
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4. There is no fire insurance plan for the given area as it was rural-agricultural.
5. The current owner plans to build a commercial building.
During the technical inspection of the property there was no specific substance
noted on the site. The property is vacant and there is no source for concern
related to environmental requirements. Research showed that there was no
previous non-compliance report found.
This report concludes that no further environmental assessment will be
needed.12

5.6 Dust Assessment
A dust assessment was carried out in support of a compatibility assessment
under the Ontario Ministry of the Environment (MOE) Publication D-6. The dust
assessment evaluates the impact from the operation of the existing adjacent
sand pit on the proposed commercial development to the southeast of the pit.
The US EPA Screen3 model was used to predict the transport and dispersion of
estimated fugitive dust emission from the neighboring sand pit and subsequent
maximum dust concentration at the proposed commercial development.
Based on the result of the modeling, in comparison to provincial air quality
criteria and/or guidelines, as well as published MOE guidance for environmental
approval under the Environmental Act (EPA) Section 9, no anticipated dust
impact on the proposed commercial property are expected from the current sand
pit operations.13

5.7 Traffic, Transportation and Parking
The proposed on-site parking (62 spots, 2.4/100m2) satisfies the anticipated
parking demand for the proposed development and the neighborhood infiltration
is not foreseen.
12
13

Arch-Nova Design Inc.: “2403 Huntley Road, Environmental Site Assessment Phase I” June 2014
Golder Associates: “Dust Assessment, Fallowfied Road and Huntley Road, Ottawa, Ontario” August 2013.
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In the official survey of the lot, the 3 meter forced road widening is identified so
there is no future negative traffic impact from this proposed development.
The above statements indicate that the proposed development can be
accommodated by the local transportation network especially being located on
the intersection of two major local roads.

6. Summary
In considering the proposed development, the supporting studies, and applicable
policy framework, it is our professional opinion that the proposed development
represents good planning and is in the public interest for the following reasons:
1.

The proposed use of all of the property is highly appropriate for this location,
at this intersection of arterial roads - Huntley Road and Fallowfield Road.

2.

The proposed commercial use of the property dovetails comfortably existing
non-rural facilities in the immediate vicinity of the location.

3.

The proposed development does not negatively affect the rest of the land
zoned Rural Countryside. The location is reasonably distant from the nearest
residential property, which would experience the greatest potential impact.
There is dense existing vegetation providing natural screening ans separation.

4.

There are no known negative impacts on nearby agricultural or other nearby
uses.

5.

The development will be designed to be in keeping with the surrounding
area’s architectural character and landscape.

6.

There is some low-lying bush vegetation surrounding the property line which
will need to be cleared for the development. Landscaping design for the
property will consider new replacement planting which is similar to the native
vegetation of surrounding area.

7.

Municipal services including stormwater management will be provided on the
site. The proposed septic system will have a treatment unit which will provide
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controlled effluent quality and reduce risk from pollution. Stormwater
management and onsite runoff control will improve the existing stormwater
system.
8.

In anticipation of this application, the owner consulted with the Ward
Councillor and representatives of the nearby residential community in order to
obtain feedback and guidance regarding compatible services at this location.
In general the response was positive emphasizing green and environmentally
friendly services.

The proposed development is consistent with the Provincial Policy Statement and
conforms to the City of Ottawa Official Plan. The proposed uses that are intended
for this site are consistent with the Zoning By-law and the Rural Commercial RC11
subzone use.

Prepared by:
Arch-Nova Design Inc.
Eric Haar Architect Inc.
Ottawa, October 2015
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Site Plan and Perspective View
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Project Number: CW-02-13

2403 Huntley Road, Stittsville, ON

PRE-DEVELOPMENT (Entire Area)
The pre-development time of concentration is

10

minutes

where:

Surface Type

ID

Grassed Area
Asphalt/Concrete/Building
Driveway(major runoff)*
Front Lanscape(major runoff)

0.814
I5 = 998.071 / (Tc + 6.053)

I100 = 1735.688 / (Tc + 6.014)

I5 =

I100 =

Percent
Area (ha) of total
Area
0.4000 100.0%
0.0000
0.0%
0.0000
0.0%
0.0000

0.0%

104.2 mm/hr

0.820

178.6 mm/hr

C

AXC
(ha)

0.30
0.90
0.90

0.120
0.000
0.000

Q5pre = (2.78)*(C)*(I5)* (A)

0.60

0.000

Q5pre =

2.78 x 0.30 x 104.2

Q5pre =

34.8 L/s

x

0.40

x

0.40

Q100pre = (2.78)*(C)*(I100)* (A)

TOTAL
Weighted C =
* Excluded from TOTAL

0.4000

100.0%

Q100pre =

2.78 x 0.30 x 178.6

Q100pre =

59.6 L/s

0.120
0.30

POST-DEVELOPMENT (Entire Area)
The post-development time of concentration is

20 minutes

where:

Surface Type
Grassed Area
Asphalt/Concrete

ID

0.814
I5 = 998.071 / (Tc + 6.053)

I100 = 1735.688 / (Tc + 6.014)

I5 =

I100 =

Percent
Area (ha) of total
Area
0.1000
25.0%
0.3000
75.0%
0.0000
0.0%
0.0000

0.0%

70.3 mm/hr

0.820

120.0 mm/hr

C

AXC
(ha)

0.30
0.90
0.90

0.030
0.270
0.000

Q5post = (2.78)*(C)*(I5)* (A)

0.60

0.000

Q5post =

2.78 x 0.75 x

Q5post =

58.6 L/s

70.3

x

0.40

2.78 x 0.75 x 120.0

x

0.40

Q100post = (2.78)*(C)*(I100)* (A)
Q100post =
Q100post =
TOTAL
Weighted C =
*Excluded from TOTAL

0.4000

100.0%

0.300
0.75

100.1 L/s

Comment: Postdevelopment runoff
will be controlled on site
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Storage Volumes (5-Year Storm)
2403 Huntley Road, Stittsville, ON
Tc =
10
(mins)
CAVG = 0.75 (dimmensionless)
Area = 0.4000 (hectares)
Storm =
5
(year)
Release Rate = 34.8 (L/sec)
Time Interval =
5
(mins)
Rainfall
Duration Intensity
(min) (mm/hr)
1
204
6
132
11
99
16
80
21
68
26
59
31
53
36
48
41
43
46
40
51
37
56
35
61
33
66
31
71
29
76
28
81
26
86
25
91
24
96
23
101
22
106
21
111
21
116
20
121
19
126
19
131
18
136
18
Notes

Peak
Flow
(L/sec)
17.0
65.8
82.7
67.1
56.8
49.5
44.0
39.7
36.2
33.4
31.0
28.9
27.1
25.6
24.2
23.0
21.9
21.0
20.1
19.3
18.5
17.9
17.2
16.7
16.1
15.6
15.2
14.7

Release
Rate
(L/sec)
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8

Storage Volumes (100-Year Storm)
Tc =
10
(mins)
CAVG = 0.75 (dimmensionless)
Area = 0.4000 (hectares)
Storm = 100 (year)
Release Rate = 34.8 (L/sec)
Time Interval =
5
(mins)

Storage
Rate
(L/sec)

Storage

31.1
48.0
32.3
22.1
14.7
9.2
4.9
1.4
-1.4
-3.8
-5.9
-7.6
-9.2
-10.5
-11.7
-12.8
-13.8
-14.7
-15.5
-16.2
-16.9
-17.5
-18.1
-18.6
-19.1
-19.6
-20.0

11.2
31.7
31.0
27.8
23.0
17.2
10.6
3.6
-3.9
-11.6
-19.7
-27.9
-36.3
-44.8
-53.5
-62.3
-71.2
-80.1
-89.2
-98.3
-107.4
-116.7
-125.9
-135.2
-144.6
-154.0
-163.4

(m3 )

Rainfall
Duration Intensity
(min) (mm/hr)
1
351
6
226
11
170
16
138
21
116
26
101
31
90
36
81
41
74
46
68
51
63
56
59
61
55
66
52
71
49
76
47
81
45
86
43
91
41
96
39
101
38
106
36
111
35
116
34
121
33
126
32
131
31
136
30
Notes

Peak
Flow
(L/sec)
29.3
113.1
141.7
114.7
97.0
84.4
74.9
67.5
61.6
56.7
52.6
49.1
46.0
43.4
41.1
39.0
37.2
35.5
34.0
32.6
31.4
30.2
29.2
28.2
27.3
26.4
25.6
24.9

Release
Rate
(L/sec)
8.2
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8
34.8

Storage
Rate
(L/sec)

Storage

78.3
106.9
80.0
62.2
49.6
40.2
32.8
26.8
21.9
17.8
14.3
11.3
8.6
6.3
4.3
2.4
0.7
-0.8
-2.1
-3.4
-4.5
-5.6
-6.6
-7.5
-8.4
-9.1
-9.9

28.2
70.6
76.8
78.4
77.4
74.7
70.8
66.0
60.5
54.5
48.1
41.3
34.2
26.9
19.4
11.7
3.8
-4.2
-12.3
-20.6
-28.9
-37.4
-45.9
-54.5
-63.2
-71.9
-80.7

(m3 )

1 ) For a storm duration that is less than the time of
concentration the peak flow is equal to the product of
2.78CIA and the ratio of the storm duration to the time of
concentration.

1 ) For a storm duration that is less than the time of
concentration the peak flow is equal to the product of
2.78CIA and the ratio of the storm duration to the time of
concentration.

2) Rainfall Intensity, I = 998.071 / (Tc + 6.053)^0.814 (5
year, City of Ottawa)

2) Rainfall Intensity, I = 1735.688 / (Tc + 6.014)^0.820
(100 year, City of Ottawa)

3) Peak Flow = Duration/Tc x 2.78 x C x I x A (Duration <
Tc)
4) Peak Flow = 2.78 x C x I x A (Duration > Tc)
5) Storage = Duration x Storage Rate

3) Peak Flow = Duration/Tc x 2.78 x C x I x A (Duration <
Tc)
4) Peak Flow = 2.78 x C x I x A (Duration > Tc)
5) Storage = Duration x Storage Rate
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DESIGN CALCULATIONS
FOR CLASS 2, 4 & 5 ON-SITE SEWAGE SYSTEM
Owner: 1686597 Ontario Inc.

Designer: Arch-Nova Design Inc.

2403 Huntley Road, Stittsville, ON

STEP 1
DAILY SEWAGE FLOW (Based on Hydraulic Loads for Fixtures, Floor Area, and Number of Bedrooms)
Plumbing Fixture
Description

Existing
Number of
Fixtures

Proposed
Number of
Fixtures

Total x Fixture Units Value
= Number of Fixture Units

Bathroom group
(toilet, sink, bathtub)
Toilet (alone)
Washbasin
Bathtub or Shower
Kitchen Sink(s)
Bar Sink
Dishwasher
Washing Machine
Bidet
Laundry Tub
Other:

6
4
1.5
1.5
1.5
1.5
1.5
1.5
1
1.5
Total Fixture Units

Proposed: (

m2 ) (

ft2 )

Existing: (

m2 ) (

ft2 )

Total Finished Floor Area Excluding Area of Finished Basement
3,000.00 m2
32,292.00 ft2
(Multiply m 2 x 10.764 = ft 2 )

From the chart below, please calculate the expected daily sewage flow for your proposed building, and mark the total in the
space provided. For non-residential occupancies see Table 8.2.1.3 B O.B.C.
Residential Occupancy
Existing
Q in Litres
Calculations

1 Bedroom
2 Bedrooms
3 Bedrooms
4 Bedrooms
5 Bedrooms
Additional Flow for:
Each Bedroom over 5
Floor Space for each 10m 2 over 200 m 2 up to 400 m 2
Floor Space for each 10m2 over 400 m 2 up to 600 m 2
Floor Space for each 10m 2 over 600 m 2 OR*
Each fixture unit over 20 fixture units total

750
1100
1600
2000
2500
500
100
75
50
50

TOTAL
*NOTE: Where you need to do multiple calculations, signified by the “OR” in the table, do the calculation for daily sewage
flow based on bedrooms and floor space first, then fixture units, and use the larger of the two calculations.

Other Occupancy (Table 8.2.1.3 (B)
Establishment Type: Shopping Mall

Occupant
Load

Volume (Liters)

Calculations

75

125

9375

EXPECTED DAILY DESIGN SEWAGE FLOW (Q)
9,375.00
Liters
(Use Q for the following calculations)
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STEP 2
PROPERTY SOIL PROFILE AND PERCOLATION RATE (T) DESCRIPTION
Please refer to the APH website pages titled Property Soil Profile & Percolation Rate to find how to determine the
percolation rate of the soil on your site. Percolation rate (T) is measured as minutes per centimetre, and measures
the rate at which water drains into the soil. Please indicate the T-time of your site, or imported fill, below.
Soil
Type
T-time
Min/cm

Coarse
Gravel, no
fines
0 to 1

Gravel, some Gravel, sand
Sand, fairly Sandy, Loam
small rocks
mix, some uniform, some mix
fines
fines
1 to 5
5 to 10
10 to 15
15 to 25

Silty, Loam,
almost clay

Clay, smears well,
rolls into ribbon

25 to 50

> 50

ON-SITE PROFILE (Subtract useable depth of Soil from 1.5m (5’) for depth of imported fill)
Soil Depth
Meters
0.2
0.4
0.6
0.8
1.0
1.2

Percolation
Rate T

10

Soil Type Depth of Rock/Impervious
(see above) Soil/GroundwaterTable √

sand

1.4

1.5

Topsoil to be removed:
Depth
Usable Existing Soil:
Depth
0.6
Imported Fill:
Depth
Percolation Rate
Excavation of Existing
Depth

m

0

(ft)

m

1.98

(ft)

m
(T)
Soil:
m

0
15

(ft)
min/cm

0

(ft)

1.6

CONTACT AREA CALCULATION
If you do not have a minimum of 250 mm (10”) of useable soil on the property, you will need to import the mantle, or
contact area. Choose T range, divide Q by Loading Rate for T.
Percolation Time (T) of Soil (min/cm)
1 < T ≤ 20
20 < T ≤
35 < T ≤
T > 50
Column 1

Contact Area

Loading Rates (L/m 2 /day)
10
8
6
4
2

Daily Sewage Flow (Q)÷ Loading Rate = 937.50

Q
9375

3

2

m
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STEP 3
A) SEPTIC TANK SIZE CALCULATION To calculate the minimum capacity of your septic tank, use the
following formulas. Minimum tank size is 3600 Litres.
Residential:
Other Occupants:

Q
Q

2xQ=
Litres Tank Size:
9,375.00 3 x Q =
28,125.00 Litres Tank Size:
B) LEACHING BED LENGTH CALCULATION (Divide meters by 0.305 to convert to feet)
Length (m)= (QxT)/200
(m)
468.75
1,536.89 ft
=
=

30,000.00

DESCRIPTION

Number of Runs:
Distance between runs

29
0.28

Y

D - Box

N

Header

Y

N

FILTER BED
Where you may not have sufficient area on your property to install a leaching bed, you may install a filter bed for
your distribution system.
FILTER BED CALCULATION (Multiply m 2 x 10.764 to convert T to ft2 )
If your daily sewage flow is less than 3000 litres per day, perform calculation 1), or if your daily sewage flow
exceeds 3000 litres per day, perform calculation 2).
1) Filter Bed Surface Area = Q ÷75 expressed as m2
3,000.00
75 =
Q
/
40
m2
2) Filter Bed Surface Area = Q ÷50 expressed as m2
9,375.00
75 = 125.00 m2
Q
/
Where Percolation Rate T < 11.5 then Q/75 = Area of filter bed
m2 or
ft2
The total square area is calculated by measuring the length, and multiplying it against the width. In most instances, the
filter bed is constructed long and narrow, as opposed to a square. This helps the bed “breathe,” as more oxygen can
penetrate the filter bed from the sides, and from above.
Filter Bed Loading
Area

125.00

2

Length

m

15

8.33

Width

ft2

EXTENDED CONTACT AREA
Where Percolation Rate T > 11.5 then (Q x T)/850 = Extended Contact Area 110 m2
m2 or
Filter Bed Loading
110.29
Length
16
Width
m2
Area
ft2

ft2

6.89
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Photo1: View along Huntley Road

Photo 3: Entrance from Huntley Road

Photo 5: Fence along Fallowfield Road

2403 Huntley Road

Photo 2: Entrance from Huntley Road

Photo 4: Entrance from Fallowfield Road

Photo 6: Intersection
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Photo 7: Culvert under Fallowfield Road Entrance

Photo 9: Fallowfield Road Entrance

Photo 8: Fallowfield Road Entrance

Photo 10: Intersection

Photo 11: Fallowfield Road Entrance Gate
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Photo 12: Ridge Inside the Property

Photo 13: Old Structure Foundation Block

Photo 14: View Toward West Line

Photo 14: View Toward Intersection
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Zoning Site Description
With
Zoning Comparison Table

Arch‐Nova Design Inc.

Zoning Comparison for 2403 Huntley Road

Lot Coverage
Gross Leasable Area

Rural Countryside (RU) existing zoning
20%

Front Yard Setback

n/a
0.8 ‐ 2ha (existing lot area 0.372 ha) 0.8 ‐ 4
ha (kennel)
50‐60m ( agricult., equest., other uses)
80‐120 m ( kennnel)
6 ‐10 m ( agricult., equest., other uses) 12‐
15m (kennel)

Rear Yard Setback

10m

Minimum Interior Sideyard
Setback
Minimum Corner Sideyard
Setback

5m

Minimum Lot Area
Minimum Lot Width

Maximum Building Height
Minimum Width of
Landscaped Area
Parking Lot Landscape
Parking Landscape Buffer (10‐
100 spaces)
Storage

Permitted Uses

n/a
3,000 m2

Rural Commercial RC11
Subzone
40%
2
2,500 m

Rural Commercial RC1/RC2
Subzone
30%

no minimum

1,350 m2

1,350 ‐ 2,000 m2

no minimum

20 m

20 ‐ 30 m

3.0 m
abutting a street 5.0 m
abutting a residential 7.5 m

6.0 m

7.5 ‐ 10.0 m

6.0 m

7.5 ‐ 10.0 m

abutting a residential 6.0 m
all other cases 3.0 m

abutting a residential 4.5 m
all other cases 3.0 m

Local Commercial (LC)

abutting a residential 5.0 m
other cases‐no minimum

all

no maximum

10m

3.0 m

6.0 m

7.5 m

12m

12.5 m

11.0 m

11.0 m

n/a

abutting a street 3.0 m
abutting a residential 3.0 m
all other cases no minimum

front and corner sideyard

front and corner sideyard

minimum 15% of parking area
abutting a street 3.0 m
non‐abutting street 1.5 m
permitted in interior side and
rear yard only; must ne
screened
amusement centre
artist studio
automobile rental
establishment
automobile dealership
automobile service station
bank
bed and breakfast
establishment
catering establishment
convenience store
drive‐through facility
dwelling unit
funeral home
gas bar
heavy equipment and vehicle
sales, rental and servicing
light industrial use, limited to
bakery
medical facility
office
personal service business
place of assembly
printing plant
research and development
centre
restaurant
retail store
retail food store
service and repair shop (By‐law
2014‐166)

minimum 15% of parking area
abutting a street 3.0 m
non‐abutting street 1.5 m
permitted in interior side and
rear yard only; must ne
screened
amusement centre
amusement park
animal care establishment
animal hospital
artist studio
automobile rental
establishment
automobile dealership
automobile service station
bar
campground
car wash
detached dwelling
dwelling unit
gas bar
heavy equipment and vehicle
sales, rental and servicing
hotel
kennel, see Part 3, Section 84
parking lot
restaurant
retail store
warehouse (By‐law 2013‐58)
bank machine
convenience store

minimum 15% of parking area
abutting a street 3.0 m
non‐abutting street 1.5 m

minimum 15% of parking area
abutting a street 3.0 m
non‐abutting street 1.5 m

n/a
agricultural use, see Part 2, Section 62
animal care establishment
animal hospital
artist studio
bed and breakfast, see Part 5, Section 121
cemetery
detached dwelling
equestrian establishment
environmental preserve and educational area
forestry operation
group home, see Part 5, Section 125
home‐based business, see Part 5, Sections 127
and 128
home‐based day care, see Part 5, Section 129
kennel, see Part 3, Section 84
retirement home, converted, see Part 5,
Section 122
secondary dwelling unit, see Part 5, Section
133

Completely enclosed within the building
Non‐Residental Uses:
animal care establishment
animal hospital
artist studio
bank
bank machine
community gardens, see Part 3, Section 82
community health and resource centre
convenience store
day care
drive‐through facility (OMB Order #PL080959
issued March 18, 2010)
instructional facility
library
medical facility
municipal service centre
office
personal service business
post office
recreational and athletic facility
restaurant
retail food store
retail store
service and repair shop
small batch brewery, see Part 3, Section 89
Residental Uses:
apartment dwelling, low rise
bed and breakfast, see Part 5, Section 121
dwelling unit
group home, see Part 5, Section 125
home‐based business, see Part 5, Section 127
home‐based day care, see Part 5, Section 129
planned unit development, see Part 5, Section
131
retirement home
retirement home, converted, see Part 5, Section
122
rooming house
rooming house, converted, see Part 5, Section
122
rooming unit
stacked dwelling, see Part 5, Section 138 (By‐law
2010‐307) (2008‐341)
townhouse dwelling, see Part 5, Section 138 (By‐
law 2012‐334) (By‐law 2010‐307)
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drive‐through facility
personal service business
light industrial
printing plant
service and repair shop
research and development
centre
office

2403 Huntley Road (at Fallowfield Road)
Municipal Ward:

21 Rideau‐Goulbourne (counsellor: Scott Moffatt)

Legal description:

CON 8 PT LOT 22 RP 5R1981; PART 1

Lot Frontage:

200 feet (60.96 m)

Lot Depth:

200 feet (60.96 m)

Lot Area:

40,000 square feet (3,716 m2 / 0.918 acre / 0.372 hectare)

Current Zoning:

RU (Rural Countryside zone)
1.
2.
3.

Accommodate agricultural, forestry, country residential lots created by severance and other land uses characteristic of Ottawa’s countryside, in areas designated
as General Rural Area, Rural Natural Features and Greenbelt Rural in the Official Plan;
Recognize and permit this range of rural-based land uses which often have large lot or distance separation requirements; and
Regulate various types of development in manners that ensure compatibility with adjacent land uses and respect the rural context.

Permitted Uses: agricultural use, animal care establishment, animal hospital, artist studio, bed and breakfast,
cemetery, detached dwelling, equestrian establishment, environmental preserve and educational area, forestry
operation, group home, home‐based business, home‐based day care, kennel, retirement home,
secondary dwelling unit.
Adjacent Zoning:

East:

RC [461r] (Rural Commercial Zone)
Minimum lot area = 4,000 m2 (RC2 = 2,000 m2), maximum lot coverage = 25% (RC2 = 30%).
1.
2.
3.
4.

Permit the development of highway and recreational commercial uses which serve the rural community and visiting public in areas mainly designated as General Rural
Area, Village and Carp Road Corridor Rural Employment Area in the Official Plan;
Accommodate a range of commercial uses including services for the traveling public as well as agriculture-related, vehicle-oriented and construction products and
services;
Permit research facilities in areas designated Greenbelt Employment and Institutional Area in the Official Plan, and
Regulate development in a manner that has a minimal impact on the surrounding rural area or villages.

Permitted Uses: amusement centre, amusement park, animal care establishment, animal hospital, artist studio,
automobile rental establishment, automobile dealership, automobile service station, bar, campground, car wash,
detached dwelling, dwelling unit (one only, accessory), gas bar, heavy equipment and vehicle sales, rental and
servicing, hotel, kennel, parking lot, restaurant, retail store (limited to the sale of agricultural, construction, gardening
or landscaping‐related products, equipment or supplies), warehouse.

Eric Haar Architect Inc.
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Conditional Permitted Uses (located in the same building or on the same lot as a Permitted Use): bank machine,
convenience store, drive‐through facility, personal service business.
South East:
South:
South West:
West:
North West:
North:
North East:

Eric Haar Architect Inc.

RC [461r] (Rural Commercial Zone)
RG3 (Rural General Industrial Zone)
RU (Rural Countryside Zone)
ME2 (Mineral Extraction Zone)
RR2 (Rural Residential Zone)
RR2 (Rural Residential Zone)
RR2 (Rural Residential Zone)

Page 2 of 5

2403 Huntley Road – Area Zoning

Eric Haar Architect Inc.
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2403 Huntley Road – Aerial

Eric Haar Architect Inc.
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2403 Huntley Road – Aerial Zoom

Eric Haar Architect Inc.
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Appendix E
Correspondence

gordana@archnova
From:
Sent:
To:
Cc:
Subject:
Attachments:

Garbos, Justyna <Justyna.Garbos@ottawa.ca>
Wednesday, January 21, 2015 1:26 PM
'gordana@archnova'
McEwen, Jeff; Morgan, Brian; Shehata, Amira; (jocelyn.chandler@rvca.ca); Hayley,
Matthew
Pre-Consultation Follow-up: 2405 Huntley Road
PC2014-0308 List.pdf; PC2014-0308 Planning Rationale ToR.pdf

Good afternoon Gordana,
I apologize for the delay in following up to our meeting on January 12th. Please find the Study and Plan Identification List
and the Terms of Reference for the Planning Rationale attached. Guidelines for preparing the required studies and plans
are available at the following link: http://ottawa.ca/en/development‐application‐review‐process‐0/guide‐preparing‐
studies‐and‐plans. In addition, the City’s meeting comments and those received from the Rideau Valley Conservation
Authority have been summarized below.
The purpose of last week’s meeting was to discuss a Major Zoning By‐law Amendment proposing to rezone 2405
Huntley Road from Rural Countryside (RU) to Local Commercial (LC) to permit uses such as office, medical facility,
convenience store, retail store (for the sale of items such as stationary, books, and drinking water equipment), and day
care.
Planning – Justyna Garbos, Planner I, File Lead
Process







Major Zoning By‐law Amendment
o 146 days (21 weeks)
Planning Fee:
Initial Conservation Authority Fee:

$15,318
$320

* Conservation Authority will invoice for any
additional fees and technical report review as
required.
o Please be advised that a two percent increase to planning application fees is expected to come into
effect in April.
Information regarding the process and links to the application form and fee schedule are available on the
following webpage: http://ottawa.ca/en/development‐application‐review‐process‐0/zoning‐law‐amendment.
It is advisable that the applicant proceed with a submission for Zoning By‐law Amendment fist and ensure that
the by‐law is successfully passed and brought into effect prior to submitting an associated Site Plan Control
application. A pre‐application consultation meeting must be held prior to the Site Plan application’s submission
if it is subject to public consultation.
Information regarding the Site Plan Control process is available at the following link:
http://ottawa.ca/en/development‐application‐review‐process‐0/site‐plan‐control.

Policy


The subject property is designated General Rural Area in the Official Plan (OP) and zoned Rural Countryside (RU).
1









The Local Commercial Zone is a designation that is intended for areas designated General Urban Area and
Central Area in the OP. Both of these designations are urban while the subject property has a rural designation.
The Rural Commercial Zone (RC) would provide a more appropriate base for rezoning.
The RC zone does not permit an office, medical facility, and day care.
Furthermore, in the RC zone a retail store is limited to the sale of agricultural, construction, gardening or
landscaping‐related products, equipment or supplies. A convenience store would only be permitted if located in
the same building or on the same lot as a listed permitted use.
It is strongly recommended that the applicant review Section 3.7.2 of the Official Plan, with specific reference to
policies 5 and 6, when considering compatible uses for the site based on its dimensions, servicing options,
location, and context. Each proposed use should be considered in the context of whether it would not be better
located within a village/urban area, whether it is in keeping with the rural character and landscape, or if it meets
the needs of the travelling public.
The Zoning By‐law Amendment will be processed based on the policies of the amended Official Plan, Official
Plan Amendment (OPA) 150.
The applicant is strongly encouraged to pre‐consult with the City again should the concept significantly change
from what was initially presented and discussed during the January 12th meeting.

Site Context
Mineral Aggregate Resources




A pit is located directly across Huntley Road from the subject site. These lands are designated Sand and Gravel
Resource Area. The OP does not permit new development within 300 metres of a Sand and Gravel Resource
Area unless it can be demonstrated that such development will not conflict with future mineral aggregate
extraction. New sensitive land uses that conflict with mineral aggregate extraction include but are not
necessarily limited to rezoning to permit dwellings or lodging places (e.g. campground, hotel, etc.) and small‐
scale business uses where animals, equipment, or employees are affected by pit activities. New development
may be approved within 300 metres of a Sand and Gravel Resource Area if it can be demonstrated that the
existing mineral aggregate operation, and potential future expansion of the operation in depth or extent, will
not be affected by the development. The MNR will be consulted to review a study demonstrating no adverse
impacts on the pit by the new development.
In the meeting, the applicant informed the City that the pit in question has not been in operation for about five
years. The applicant has prepared a Dust Assessment and contacted the MNR in preparing the report. The City
will require this report to be submitted as part of the Zoning By‐law Amendment application.

Industrial Uses


Several properties south of Fallowfield Road on the west side of Huntley Road are zoned Rural Industrial (RG). In
assessing proposed new uses, the applicant should refer to the Ministry of Environment’s D‐6 series guidelines
concerning Compatibility Between Industrial Facilities and Sensitive Land Uses. Sensitive land uses may include
those where humans are adversely affected by industrial emissions (i.e. noise, vibration, odour, dust, etc.), such
as a residence, campground, day care, or other institutional uses.

Previous Uses



The City’s Historic Land Use Inventory (HLUI) has identified an unnamed fuel storage facility that operated on‐
site circa 1999
A Phase I ESA will be required with the submission of the Zoning By‐law Amendment application. This report
must document the previous uses of the property and provide an assessment of the actual or potential soil or
groundwater contamination on the site.

2

Engineering – Brian Morgan, Project Manager, Infrastructure Approvals & Jeff McEwen, Program Manager, Rural
Development Review



The septic system may not be located in the sight triangle; additionally, the sight triangle is to be clear of all
visual obstructions.
Refer to the Ontario Building Code regarding requirements for water storage tanks for fire‐fighting purposes

Transportation – Amira Shehata, Project Manager, Infrastructure Approvals


Please include a short section in the Planning Rationale assessing the transportation impact of the proposed
development

Rideau Valley Conservation Authority (RVCA) – Jocelyn Chandler, Planner





There is local knowledge of the property bring used for fuel storage in the 1970s. It is believed that large tanks
sat on‐site and were used to fill smaller trucks that transported home heating oil/fuel. This previous use has not
been acknowledged in the summary of the Phase 1 ESA provided in Section 5.5 of the draft Planning Rationale.
The sewage system calculations (design flow) and area predicted for a sewage system filter bed appear
significantly inaccurate. Ensure that a qualified designer/engineer prepares this information.
A sewage system permit must be issued before Site Plan Control is complete to ensure that the sewage system
design and placement will be compliant.

Please do not hesitate to contact me should you have any questions or concerns.
Regards,
Justyna Garbos
Planner I
Development Review Services Branch - Rural Services
Urbaniste I
Direction de l'examen des projects d'aménagement - Services ruraux

City of Ottawa | Ville d'Ottawa
613.580.2424 ext./poste 29233
ottawa.ca/planning / ottawa.ca/urbanisme

This e-mail originates from the City of Ottawa e-mail system. Any distribution, use or copying of this e-mail or
the information it contains by other than the intended recipient(s) is unauthorized. Thank you.
Le présent courriel a été expédié par le système de courriels de la Ville d'Ottawa. Toute distribution, utilisation
ou reproduction du courriel ou des renseignements qui s'y trouvent par une personne autre que son destinataire
prévu est interdite. Je vous remercie de votre collaboration.
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Appendix F
Official Plan Schedule A
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