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1.0

INTRODUCTION

J.L. Richards & Associates Limited has been retained by Minto Communities Inc. to prepare a
Planning Rationale in support of a Zoning By-law Amendment application for the lands known
as Avalon Encore – Stages 5 and 6, a master planned development located in Ottawa’s eastern
community of Orléans. Blocks 24 and 25 have also been included as they were omitted at time
of Stage 3. The lands are located within the Mer Bleue Community Design Plan. Consistent
with the draft approved plan of subdivision, Minto is proposing a mix of detached dwellings,
townhouse units, and back-to-back townhouse units within these stages of development. The
subject lands are currently zoned Development Reserve (DR) and Minor Institutional Subzone B
(I1B) in the Comprehensive Zoning By-law (2008-250). A small section adjacent to McKinnons
Creek (southwest portion of subject lands) is identified with a flood plain overlay.
The present Zoning By-law Amendment application seeks to rezone the subject lands from
Development Reserve (DR) to Residential Third Density Zone, Subzone YY, Exception 2115
(R3YY[2115]) to permit semi-detached and townhouse dwellings, Residential Third Density
Zone, Subzone YY, Exception 2328 (R3YY[2328]) to permit back-to-back townhouse dwellings,
Residential Third Density Zone, Subzone YY, Exception 2164 (R3YY[2164]) to permit detached
dwellings, from “DR” (Development Reserve) to Parks and Open Space Zone (O1), and from
“DR” (Development Reserve) to Minor Institutional Subzone B (I1B) to account for minor
adjustments to the school site boundary. A small section adjacent to McKinnons Creek
(southwest portion of subject lands) is identified with a flood plain overlay and will be evaluated
per Official Plan policies as part of the supporting studies to register these phases of
development.
1.1

Purpose

J.L. Richards & Associates Limited (JLR) has prepared this Report in support of the Zoning Bylaw Amendment for Phases 5 and 6 of Minto’s Avalon Encore Master Planned Community. The
area consists of approximately 26.06 hectares of undeveloped lands (excluding blocks 24 and
25 which are considered part of Stage 3). These phases consist of mixed residential, open
space and institutional uses. These lands are part of a draft approved plan of subdivision within
the Mer Bleue Community Design Plan.
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This Report will outline the various land use components of the proposed development that
support the development model currently being used in the City. This Report will also
demonstrate how the development will:
a)
be consistent with the 2014 Provincial Policy Statement;
b)

conform to the City Official Plan; and

c)

be consistent with the intent of the existing Mer Bleue Community Design Plan by
providing a mix of new residential units and densities, an elementary and secondary
school as well as park sites to meet the needs of both this growing community and the
City as a whole.

A Planning Rationale is required by the City to provide planning support for all applications for
development approvals.
1.2

Background

Since the 1990s, Minto has developed over 3,500 homes in Avalon, a 300 hectare (750 acre)
community located south of Innes Road in the southeastern part of Orléans. Development on
the east side of Tenth Line is complete and Minto is now in the process of developing the lands
known as Avalon West and Avalon Encore, which are located on the west of Tenth Line Road,
east of Mer Bleue Road, north and south of Brian Coburn Boulevard.
On January 9, 2007, a Draft Plan of Subdivision was approved for the following lands (City File
No. D07-16-09-0018 and D07-16-06-0009):
1) Minto-owned lands located immediately south of the existing hydro corridor and
proposed Transitway, between a future Mixed-Use area to the east and the future
Montfort Hospital Health Hub to the west. These lands are known as Avalon West
Stages 1 and 2 and Tamarack Home’s Chaperal development, and have been
developed with a mix of residential uses and densities and a large open space (park)
block.
2) Minto-owned lands located south of Brian Coburn Boulevard, between Tenth Line to the
east and Mer Bleue Road to the west. These lands are currently under construction and
are known as Avalon Encore Stages 3 and 4. These lands were recently rezoned and
included minor refinements to the draft plan of subdivision. The Stage 3 area has been
registered and Stage 4 is currently being reviewed for registration. We recently became
aware of the fact that Blocks 24 and 25 had been omitted from previous rezoning and
JLR 26867-02
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therefore included with this application. This area will develop with a mix of residential
uses and densities and includes an institutional (school) block and an open space (park)
block.
Amendments to the above-noted Draft Plan of Subdivision have been ongoing since the
subdivision was first draft approved in 2007. The current draft plan of subdivision being
reviewed by the City is Revision 23. Revision 23 had been prepared to support the Zoning Bylaw Amendment application as part of Stage 4. Revision 23 consisted of minor red line changes
to the lot configuration and a mix of densities, all still in compliance with the CDP.
The Avalon West – Stage 1 lands were rezoned on April 27, 2011 and are almost completely
built-out. Tamarack Home’s Chaperal development is almost completely built-out as well. The
Stage 2 lands were rezoned in March 2014 and are currently under construction. Avalon
Encore the Stage 3 lands, were rezoned in August 27, 2014 and will soon be completely built as
well. As noted above, Blocks 24 and 25 were omitted from this rezoning and are included with
this application.
JLR recently prepared a Planning Rationale for a Zoning By-law Amendment of Avalon Encore
Stage 4 lands. The proposed amendment was supported by revision 23 to the Draft Plan of
Subdivision. This application was submitted July 9, 2015 (D02-02-15-0042). The Council of the
City of Ottawa passed By-law 2006-58 on February 10, 2016 to rezone those lands from “DR”
(Development Reserve) to “R3YY[2115] and R3YY[2328] (Residential Third Density Zone,
Subzone YY, Exception 2328)” in the City of Ottawa Zoning By-law. The zoning was to permit 6
semi-detached dwelling units, 118 townhouse dwelling units, and 26 back-to-back townhouse
dwelling units.
Minor revisions were recently proposed to the draft plan of subdivision which is still considered
as revision 23 (as Stage 4 lands have yet to be registered). A Rationale had been prepared by
JLR to demonstrate that the proposed amendments to the draft plan of subdivision were not
considered substantive changes and met the guiding principles of the CDP as well as its Land
Use Plan and Demonstration Plan.

2.0

SUBJECT LANDS AND SURROUNDING LAND USES

The subject lands, which are legally known as Part of Lot 3, Concession 11, Geographic
Township of Cumberland, City of Ottawa, are known as Avalon Encore – Stages 5 and 6.
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Figure 1: The Subject Lands

2.1

Community Context

The area surrounding the subject lands consist of Avalon West Stages 1 and 2 and Tamarack
Home’s Chaperal communities to the north; a large stormwater management facility and future
residential development along the extension of Gerry Lalonde Drive to the south; Avalon Encore
Stages 3 and 4 to the east; and future stages of Avalon Encore adjacent to Mer Bleue Road to
the west. The subject lands have frontage on Brian Coburn Boulevard and Mer Bleue Road,
which are both Urban Arterial Roads as defined in the City’s Official Plan. In addition, the future
east-west (Decoeur Drive) and north-south (Gerry Lalonde and des Aubepines) urban collectors
are included as part of Avalon Encore Stages 5 and 6.
3.0

PROPOSED PLAN

Minto’s Avalon Encore Stages 5 and 6 revisions were in large part as a result of discussions
with:
 the school boards which have resulted in minor adjustments to the school block
boundary;
 ongoing discussions with elected officials;
JLR 26867-02
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 City of Ottawa Planning and Infrastructure Approvals; and,
 City of Ottawa Parks Recreation and Cultural Services Department.
These discussions were in regard to size and location of park blocks and achieving the CDP’s
guiding principles with regard to providing a mix of residential housing types. There has also
been coordination with Richcraft Homes as it related to the intersection of Decoeur Drive at Mer
Bleue Road.
These amendments for Stages 5 and 6 can be summarized as:


minor revisions to the location of collector roads and protected infrastructure corridors;



minor revisions to the local street pattern configuration;



slightly reconfigured school and park blocks;



the introduction of back-to-back townhomes as a medium density residential use; and,



minor revisions to the mix of densities.

Figure 2: Draft Plan of Subdivision 23 (proposed)
Figure 2 above illustrates the proposed land uses, land areas, and unit types for Stages 1 to 6
(including Chaperal). As described in the JLR Planning Rationale for Stage 4, and based on our
comparative analysis of densities between the back-to-back townhomes and the stacked
JLR 26867-02
June 2016
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townhomes (multiples / condos), it is our opinion that the back-to-back townhomes contribute to
the medium density units. Also, similar to Stage 4, semi-detached units are included within the
townhouse blocks where a three-unit townhouse wouldn’t fit such as angled lots.
Table 1: Density Calculation Stages 1 to 6 (including Chaperal)
Singles, Semi-Detached and Townhomes
B2B Townhomes
Terraces
# Singles # S-D/TH Area Ha
unit/Ha # B2B TH Area Ha unit/Ha # Terraces Area Ha
Stage 1
0
84
3.92
21.41
0
0
0
144
1.86
Stage 2
0
123
2.71
45.42
110
1.23
89.31
0
0.00

unit/ha
77.23
0.00

Chaperel

267

Stage 3
162
Stage 4
0
Stage 5
231
Stage 6
182
Total
842
Park
Schools
Unit Split
36.47%
%

183

14.23

31.62

0

0.00

0

84

1.70

49.30

24
124
225
246
1009

6.21
2.62
13.99
11.72
55.41

29.95
47.26
32.59
36.52
33.41

0
26
30
0
166

0.00
0.31
0.35
0.00
1.90

0
83.40
84.89
0
87.51

64
0
0
0
292

0.73
0.00
0.00
0.00
4.30

87.76
0.00
0.00
0.00
67.95

43.70%

7.2%

TOTAL
# units Area Ha Unit/Ha
228
5.79
39.39
233
3.94
59.14
534
250
150
486
428
2309

15.94
6.94
2.94
14.34
11.72
61.60
9.06
12.97

33.50
36.03
51.10
33.88
36.52
37.48

12.65%

Note: Calculated areas and net densities exclude roads, parks, commercial blocks, mixed-use areas,
public/institutional, commercial/low density residential areas, and school sites per CDP. Semi-detached
have been included with the townhouse units as this built form will be used where a three-unit townhouse
doesn’t fit i.e. angle lots.

The CDP has established a targeted density of 31 units per net hectare. Based on existing
development and the current plan, proposed residential density is 37.48 units per net hectare.
This excludes the mixed use areas along the future transit way which may contain higher
densities as part of a transit oriented development scenario.
As per Table 1 above, approximately 36.5% of the units are singles which is very close to the
CDP’s Demonstration Plan Land Use Summary of 45.5% and well below the 60% maximum
established in the CDP. Approximately 458 medium density residential units consisting of backto-back townhomes and stacked townhomes (terraces) are proposed. These medium density
units represent approximately 20% of the units which is very close to the CDP’s Demonstration
Plan Land Use Summary of 24% and well over the 10% minimum. Multiples (row units, back-toback, and stacked towns) represent approximately 63.5% of the unit types (excludes the odd
semi-detached unit where a three-unit townhouse wouldn’t fit) which is very close to the CDP’s
Demonstration Plan Land Use Summary of 54.6% and well over the 30% minimum.
Avalon Encore – Stages 5 and 6 have a net area of 26.06 hectares (excluding Blocks 24 and 25
which are considered part of Stage 3). Based on the CDP’s 31 units per net hectare, this would
represent 808 dwelling units. Avalon Encore – Stages 5 and 6 proposes 914 dwelling units; an
average density of 35.2 units per net hectare which clearly meets the CDP’s target. As shown

JLR 26867-02
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on Figure 3, Avalon Encore Stages 5 and 6 will include (excludes 19 single detached units
proposed for Blocks 24 and 25 of Stage 3):
a) 413 low density residential dwellings (detached and semi-detached);
b) 471 low density residential dwellings (townhouse units); and,
c) 30 medium density dwellings (back-to-back townhouse units).

Figure 3: Draft Plan of Subdivision 23, Stages 3-6 (proposed)
As illustrated and described above, based on existing situation and the proposed plan, mix of
residential uses and the residential density is consistent with the CDP.

4.0

POLICY AND REGULATORY FRAMEWORK

4.1

2014 Provincial Policy Statement

The 2014 Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest related to land use and planning and development. The 2014 PPS provides for
appropriate development while protecting resources of provincial interest, public health and
safety, as well as the quality of the natural environment. Issued under Section 3 of the Planning
Act, all local planning matters shall be consistent with the 2014 PPS.
JLR 26867-02
June 2016
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The proposed rezoning is consistent with the 2014 PPS. Section 1.1.3.1 states:
‘Settlement areas shall be the focus of growth and development, and their vitality
and regeneration shall be promoted.’
The Avalon Encore - Stages 5 and 6 lands are planned for growth in the Official Plan and the
Mer Bleue Community Design Plan and represent a logical extension of the existing Orléans
community.
Section 1.1.3.2 of the 2014 PPS states:
‘Land use patterns within settlement areas shall be based on:
a)

densities and a mix of land uses which:
1.
2.

efficiently use land and resources;
are appropriate for, and efficiently use, the infrastructure and
public service facilities which are planned or available, and avoid
the need for unjustified and/or uneconomical expansion.’

A mix of residential uses, open space and institutional uses are proposed on the subject lands.
These uses will be located within close proximity of a planned transit corridor. Section 1.1.3.6 of
the 2014 PPS states:
‘New development taking place in designated growth areas should occur
adjacent to the existing built-up area and shall have a compact form, mix of uses
and densities that allow for the efficient use of land, infrastructure and public
service facilities.’
The proposed residential densities and layout allow for efficient use of land and the extension of
the existing infrastructure.
Section 1.6.6 of the 2014 PPS provides policies relating to the servicing of new developments in
Settlement Areas. Section 1.6.6.1 states:
‘Planning for sewage and water services shall:
b)

JLR 26867-02
June 2016
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1)
2)
3)
d)

can be sustained by the water resources upon which such
services rely;
is feasible, financially viable and complies with all regulatory
requirements; and
protects human health and the natural environment;

integrate servicing and land use considerations at all stages of the
planning process.’

Section 1.6.6.2 of the 2014 PPS states that:
‘Municipal sewage services and municipal water services are the preferred form
of servicing for settlement areas.’
The subject lands will be serviced by municipal water services and municipal sanitary sewers as
confirmed in the studies that had been submitted in support of this subdivision.
Section 2.0 of the 2014 PPS provides policies related to the use and management of resources.
The proposed Draft Plan is consistent with these provisions regarding:
1.

Section 2.1 (Natural Heritage): The subject lands do not contain any natural heritage
features.

2.

Section 2.2 (Water): McKinnons Creek crosses a small section of the subject lands at
the southwest corner of the property. Associated flood plain will need to be evaluated as
part of the approval process.

3.

Section 2.3 (Agriculture): The subject lands do not contain any prime agricultural areas
for long-term use for agriculture and have not been identified in the Official Plan for
protection.

4.

Section 2.4 (Minerals and Petroleum): The subject lands have no known areas of
mineral or petroleum potential.

5.

Section 2.5 (Mineral Aggregate Resources): The subject lands have no mineral
aggregate potential identified by the Official Plan.

6.

Section 2.6 (Cultural Heritage and Archaeology): The subject lands have no built
heritage nor has it been identified as being an area of archaeological potential.

JLR 26867-02
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7.

Section 3.0 of the 2014 PPS provides policies relating to the protection of public health
from natural and human-made hazards. With the exception of a small section of flood
plain associated with the McKinnons Creek, there are no natural hazards affecting the
subject lands.

4.2

Official Plan Considerations

4.2.1

Context

The City’s Official Plan, adopted by City Council in May 2003, has been updated and amended
numerous times by both Council and the Ontario Municipal Board (OMB). In June 2009, City
Council adopted Official Plan Amendment (OPA) 76 which included a series of amendments
based on a comprehensive 5-year review of the Official Plan as required by the Planning Act.
OPA 76 was subject to numerous appeals to the OMB, which were concluded by June 2012.
In January 2013, the City engaged its second 5-year statutory review of the Official Plan. This
review is part of the City’s ‘Building a Liveable Ottawa 2031’ initiative. In November and
December 2013, City Council adopted OPA 150 which included a series of amendments based
on this second 5-year statutory review. OPA 150 was subject to numerous appeals to the OMB,
which have yet to be concluded. Although OPA 150 is not yet in full force and effect, the new
policies relevant to the proposed development have been taken into consideration as the
intended direction of City Council.
4.2.2

Land Use Designation

The subject lands are designated General Urban Area on Schedule B – Urban Policy Plan of
the Official Plan (Figure 4). OPA 150 maintains this designation for the subject lands but does
propose re-designating lands located in the broader area, including lands in the southeast
corner of Mer Bleue and Brian Coburn (from Mixed-Use Centre to General Urban Area) and
lands to the north of Avalon West - Stages 1 and 2 (from General Urban Area to Mixed-Use
Centre).
The intent of the General Urban Area is to accommodate 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. The present Zoning By-law Amendment application seeks to rezone the subject lands to
accommodate low and medium density residential uses. The subject lands are part of a larger
area which includes other uses such as commercial, schools and parks. Combined, these uses
JLR 26867-02
June 2016
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assist in the creation of a complete, sustainable community, which is the main intent of the
General Urban Area designation.

Figure 4: Official Plan, Schedule B Urban Area
4.2.3

Building Height

Official Plan Amendment 150 proposes limiting building heights within the General Urban Area
to low-rise buildings, which are defined as buildings 1 to 4-storeys in height. The built form
proposed on the subject lands includes 2-storey semi-detached, townhome and back-to-back
townhome dwellings. As such, the 4-storey maximum will not be exceeded.
4.2.4

Urban Design and Compatibility

Section 2.5.1 of the Official Plan establishes guidelines for introducing new development into
existing areas in an effort to achieve compatible form and function. Compatibility is not limited
to new development mimicking existing building form but enhancing or coexisting without
adverse impacts on surrounding properties. The OP defines compatibility as meaning:
‘Development that, although it is not necessarily the same as or similar to the existing
buildings in the vicinity, nonetheless enhances an established community and coexists
JLR 26867-02
June 2016
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with existing development without causing undue adverse impact on surrounding
properties. It ‘fits well’ within its physical context and ‘works well’ among those functions
that surround it.’
Policy 1 of Section 4.11 states that when evaluating compatibility of development applications,
the City will have regard for the policies of the site’s land use designation and all applicable
plans, such as Community Design Plans. The development proposed on the subject lands
meets Official Plan policies, including the General Urban Area policies, and the policies of the
Mer Bleue Community Design Plan.
Policy 2 of Section 4.11 identifies a number of compatibility criteria used to evaluate
development applications. The proposed development meets the following compatibility criteria:





The proposed development has access to urban collectors and urban arterial roads with
sufficient capacity to accommodate the anticipated traffic generated.
The location and orientation of vehicle access and egress will address matters such as
impact of noise, headlight glare and loss of privacy on adjacent development.
The proposed development will meet all applicable parking space rates outlined in the
Zoning By-law.
No adverse lighting, noise, air quality impacts, sunlight and microclimate effects are
anticipated.

Official Plan Amendment 150 proposes removing the above-noted criteria from Section 4.11 of
the Official Plan and adding the requirements for a Design Brief that addresses numerous new
design policies as well as the City’s approved design guidelines and design provisions from
other policy documents.
The subject lands are not located within one of the City’s Design Priority Areas.
4.3

Mer Bleue Community Design Plan

The Mer Bleue Community Design Plan (CDP) provides guidance for the future development of
lands within this CDP Area. The CDP’s design principles are to:


Achieve a sustainable mix of uses.



Create a compact mixed-use urban form.



Support and reinforce high quality transit service.



Facilitate walking, cycling and recreation.



Provide opportunities for 4,000-5,000 jobs.



Provide an opportunity for a mix of residential housing types.



Aim for an overall residential density of 31 units per net hectare.

JLR 26867-02
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Ensure that parks contribute to the green space network.



Have regard to environmental matters.

The subject lands are designated “Mixed Density Residential”, “Park”, and “School / Mixed
Density Residential” in the CDP’s Land Use Plan (Figure 5). The “Mixed Density Residential”
designation allows for a variety of housing forms, including single-detached, semi-detached,
townhome, stacked townhome, and low-rise apartment units. As such, the single-detached,
townhome, back-to-back townhomes and multiples (condo) are permitted within the subject
lands. The “School / Mixed Density” permits schools and the residential uses permitted under
“Mixed Density Residential”, described above.

Figure 5: Mer Bleue Community Design Plan – Land Use Plan
The Mer Bleue CDP requires a certain mix of housing types. This mix is as follows:


Maximum 60% single-family and semi-detached dwellings;



Minimum 10% apartment dwellings; and



The remainder as multiples, other than apartments.

JLR 26867-02
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The proposal is consistent with the Mer Bleue CDP in that it meets the design principles, has an
overall residential density in excess of 31 units per net hectare, includes a mix of housing types,
has a community and neighbourhood park and an elementary and secondary school.
4.3.1

Residential Sector Plan

The Mer Bleue CDP includes a Residential Sector Plan. Avalon Encore – Stages 5 and 6 fall
within Sectors 3 and 4. According to the Residential Sector Plan, Sector 3 did not include any
Medium Density Units and Sector 4 had established a target of 363 medium density units – no
high density units. This phase of development includes single dwellings, townhomes, and backto-back townhomes. The medium density units have been planned within the various residential
sectors and include 458 medium density units.
The proposed medium density residential units can contribute to the 10% target over the entire
CDP area. Notwithstanding, the CDP has established a targeted density of 31 units per net
hectare. Avalon Encore – Stages 5 and 6 has a net area of 26.06 hectares (excluding school
sites and park). At 31 units per net hectare, this would represent 808 dwelling units. Avalon
Encore – Stages 5 and 6 includes 914 dwelling units or 35 units per net hectare; the overall mix
of residential unit types and the average density meets the CDP’s targets.
Notwithstanding these residential density targets, it is important to note that a 7.7 hectare
secondary school site is being proposed adjacent to a 3.77 hectare Community Park (south) as
well as a 2.86 hectare elementary school site and a 0.9 ha pocket park within Stages 5 and 6.
4.3.2

Design Guidelines

Section 6.2 of the Mer Bleue CDP contains a number of design guidelines which read together
guide future development of the CDP area. The proposed development meets a number of the
guidelines that are applicable for a rezoning:
6.2.3.11
6.2.3.13
6.2.3.17

6.2.3.18
6.2.5.1
JLR 26867-02
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Landscaping along collectors should include street plantings.
A minimum 2 metre sidewalk, inside the boulevard, will be provided on both sides
of the street.
If appropriate, local roads will have a sidewalk on at least one side with a
minimum width of 1.8 metres. Sidewalks are not required for single-loaded
roads.
Single-loaded roads should be used in key areas to minimize the use of sound
barriers.
Each neighbourhood will include a variety of housing types.
- 14 -

J.L. Richards & Associates Limited

Avalon Encore – Stages 5 and 6
Planning Rationale

Minto Communities Inc.

6.2.5.3
6.2.5.8

6.2.5.14
6.2.5.15
6.2.5.17

A strong street edge should be defined with consistent, minimum front yard
setbacks in the range of 3-6 metres.
Tree planting will be in accordance with the geotechnical reports for the study
area. A target of a minimum of one tree per unit on private property should be
considered, when soil conditions permit.
Units should be mixed with other built forms.
Architectural style and detail of townhouse blocks should complement the design
of single and semi-detached units.
Units within the same block should be located at a consistent setback from the
street lot line.

Section 7.1 of the CDP indicates that there is “flexibility in interpretation, provided the general
intent of the policies and principles of the CDP are maintained. The land use designations
identified in the Land Use Plan are intended to show general areas. The boundaries of the
designations are flexible and may vary without amendment to the Plan.” The CDP goes on to
say that the Demonstration Plan is simply an illustration of how the area could be developed
whereas the “Land Use Plan remains the primary reference.” Changes to the Demonstration
Plan, such as “minor reconfigurations of the local street pattern, minor adjustments to the
location of medium density residential blocks and school sites, and minor changes to block
sizes and shapes may be made at the discretion of the Director of Planning and Infrastructure
Approvals.”
Section 7.4 of the CDP indicates that where substantive changes to the Land Use Plan and
Demonstration Plan are proposed prior to zoning by-law amendment, subdivision or site plan
approval, an amendment to this Plan will be required. Substantive changes include such things
as:


the number of high density residential blocks;



the location of arterial and collector roads and protected infrastructure corridors;



the removal of park blocks, or



changes that could jeopardize the area’s ability to achieve the Official Plan’s strategic
directions.

It is our opinion that the proposed zoning by-law amendment and revisions to the subdivision
will not require an amendment to this Plan. Furthermore, this was discussed with City staff and
it was agreed that these Stages of development would be considered a red line change to the
Plan subject to Minto demonstrating that the CDP’s density provisions would be met. Approved
and proposed development within the Mer Bleue CDP are in line with its design principles.
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4.4

Urban Design Guidelines for Greenfield Neighbourhoods (September 2007)

The Guideline for Greenfield neighbourhoods defines them as follows:
‘Greenfield neighbourhoods located in designated Urban Areas beyond the
Greenbelt. These large, usually undeveloped, areas of land offer significant
opportunity for innovative practices to achieve the Official Plan’s direction for
liveable communities, but they face issues of scale, phasing, compatibility as well as
sensitivity to environmental carrying capacity, and natural and cultural features.’
The lands within the Mer Bleue Community are subject to specific policies related to the
Community Design Plan. The Greenfield Guideline is to be applied to those developments that
do not benefit from the work done through a CDP and are simply in the Urban Area Designation.
It is clear that the intent of this guideline will be met by this development as the detailed policies
of the CDP replicate and reinforce the provisions. It is our opinion that the proposed
development would meet the intent of the Guideline, but it should not apply to the review of this
proposal.
4.5

City of Ottawa Comprehensive Zoning By-law (2008-250)

As illustrated on Figure 6, the subject lands are currently zoned Development Reserve (DR) and
Minor Institutional Subzone B (I1B) in the Comprehensive Zoning By-law (2008-250). A small
section adjacent to McKinnons Creek (southwest portion of subject lands) is identified with a
flood plain overlay.
The purpose of the DR Zone is to recognize lands intended for future urban development in
areas designated as General Urban Area and Developing Communities in the Official Plan.
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Figure 6: Extract from City of Ottawa Comprehensive Zoning By-law (2008-250)
As illustrated on Figure 7, the present Zoning By-law Amendment application seeks to rezone
the subject lands from Development Reserve (DR) to Residential Third Density Zone,
Subzone YY, Exception 2115 (R3YY[2115]) to permit townhouse dwellings, Residential Third
Density Zone, Subzone YY, Exception 2328 (R3YY[2328]) to permit back-to-back townhouse
dwellings, Residential Third Density Zone, Subzone YY, Exception 2164 (R3YY[2164]) to permit
detached dwellings, from “DR” (Development Reserve) to Parks and Open Space Zone (O1)
and from “DR” (Development Reserve) to “I1B” (Minor Institutional Subzone B). A small section
adjacent to McKinnons Creek (southwest portion of subject lands) is identified with a flood plain
overlay and will be evaluated per Official Plan policies as part of the supporting studies to
register these phases of development. Blocks 24 and 25 from Stage 3 have been included as
part of this rezoning as they were omitted from previous amendments. These blocks are being
rezoned from “DR” (Development Reserve) to Residential Third Density Zone, Subzone YY,
Exception 2164 (R3YY[2164]) to permit nineteen detached dwellings.
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Figure 7: Proposed amendments to City of Ottawa Comprehensive Zoning By-law (2008-250)

The requested zones permit different development standards, primarily for areas designated as
“Developing Community” in the Official Plan. These subzones promote efficient land use and
compact form, while showcasing new design approaches. These zones will permit construction
of a full range of housing types contemplated for a developing community, including the
proposed detached and semi-detached, townhomes, and back-to-back townhomes.
5.0

CONCLUSION

This Report has been prepared in support of a Zoning By-law Amendment for Stages 5 and 6
(as well as Blocks 24 and 25 of Stage 3) of Minto’s Avalon Encore draft approved lands. These
lands are a natural extension of the Avalon West master planned community.
The proposed Zoning By-law Amendment is consistent with the 2014 PPS in that the proposed
use is located within a designated Settlement Area and will serve as a natural extension to an
existing community. The proposed Draft Plan does not interfere with any Provincial Interests.
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The flood plain overlay will need to be evaluated as part of the registration phase to this
development.
The proposed Zoning By-law Amendment meets the requirements of the City’s Official Plan
(flood plain will need to be evaluated) and is compatible with the Mer Bleue CDP in terms of mix
of uses, mix of residential types and densities. As such, the application reflects good planning.

Prepared by:

Marc Rivet, MCIP, RPP
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