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Draft 1 Consultation Summary

The engagement activities for the first draft of the New Zoning By-law facilitated
meaningful public participation and feedback through various methods since the Draft 1
provisions were released to the public on May 31, 2024.

The project’'s EngageOttawa page garnered 50,000 hits during Draft 1 for a total of
80,000 hits throughout the project's entire duration. During the Draft 1 consultation, over
2,300 individuals attended a mix of in-person and virtual meetings, and the project
received well over 800 email and electronic comments and questions from the public.
Information on comments received by the project.

Key engagement activities for Draft1 included a virtual city-wide open house held on
June 20, 2024, which saw participation from 325 individuals. The As-We-Heard-It report
from this event was included in the project's Information Previously Distributed (IPD)
report tabled at the Planning and Housing Committee on September 11, 2024, and can
be found in this document as Appendix |.

Additionally, five virtual sessions were held in July, August, and September to provide
Ward-specific information on the proposed zoning changes. Staff presented a city-wide
overview of the proposed By-law before breaking out into ward-specific presentations
followed by a question and answer period. The As-We-Heard-It report for these virtual
sessions was tabled along with the Q4 2024 staff update to the Planning and Housing
Committee on December 04, 2024, and can be found in this document as Appendix Ill.

In the fall, five in-person workshops were held throughout the city. Information boards
were provided to participants to learn about the project and key changes to the Zoning
By-law. The workshops featured stations focused on different topics, allowing
participants to discuss their concerns with City Planners and fellow attendees. Members
of Youth Ottawa assisted with registration and note-taking. More information on the in-
person workshops can be found in this document as Appendix IV.

The advertising campaign, which ran from May to October 2024, utilized a mix of print,
online, social media, and out-of-home advertising to reach a broad audience, raising
awareness and encouraging participation. Additional information on the project's
advertising campaign can be found in Appendix VI.

Key Themes

The consultation process for the first draft of the New Zoning By-law, revealed several
key themes during the public engagement period. In residential areas, participants
expressed interest in the impact of intensification on greenspace, infrastructure, and
overall quality of life. Issues such as light and noise pollution, privacy, and property



tﬁ_(rf(_")mn.i,ﬂ New Zoning By-law

values were frequently mentioned. There were also calls to reconsider the proposed
elimination of distinctions between certain subzones and to address the need for
missing middle housing in suburban areas, while other comments considered retaining
the look and feel of their community as an important concern to them.

For Mixed-Use Zones, feedback highlighted several concerns about high-density
development. Residents living in low-density housing near taller buildings often raised
issues related to shadowing. There were also worries about the mixed use areas into
local residential areas could lead to a loss of neighborhood character and increased
traffic congestion. Additionally, concerns were expressed about the potential for high-
density development to contribute to urban sprawl, impacting the availability of
greenspace and leading to overcrowded infrastructure. Noise pollution from increased
activity in mixed-use areas and the impact on privacy were also common themes.

Parking emerged as another significant theme, with mixed opinions on the removal of
parking minimums. Some participants suggested implementing parking maximums and
discussed the impact of reduced on-site garages on electric vehicle charging. There
were also requests for more driveway space to support to accommodate multiple
vehicles especially in areas with low transit servicing.

The importance of soft landscaping and sufficient space for tree growth to mitigate
climate change impacts was emphasized. In Rural Zones, participants discussed the
use of agricultural and rural residential lands and suggested allowing more secondary
dwellings on rural properties. The consultation also highlighted the need for effective
stormwater management, with comments about exemptions for large additions and the
necessity of adequate provisions for new developments.

General feedback included support for developing a density calculator and suggestions
for improving clarity in the zoning by-law language. Overall, the community's feedback
underscored a range of interests and priorities regarding the new Zoning By-law. The
city is committed to addressing these themes and ensuring that the by-law supports
sustainable, inclusive, and resilient development. Insights from this feedback will inform
the next draft of the Zoning By-law, aligning it with the community's needs and the goals
of the Official Plan.
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Summary of Key Metrics

« Points of Contact:
o Emails: 850 comments and questions from the public.
e Meetings: Over 2300 people attended various meetings.
« EngageOttawa:
« Total Visits to EngageOttawa: 80,000
e 640 Engage Ottawa subscribers
« Engagement Activities:
« Virtual City-Wide Open House: 1 session — 354 attendees

« Virtual Ward-Specific Meetings: Conducted for all 24 wards in 5
sessions.

e In-Person Workshops: 5 sessions.

Woking Groups and Advisory Committees

New Zoning By-law Sponsors Group

The new Zoning By-law Councillor Sponsor Group (CSG) was established to support
and champion the project. The 2022-2026 Term of Council members include Councillors
Jeff Leiper, Glen Gower, Laine Johnson, David Hill, and Catherine Kitts. City
membership comprises the General Manager of the Planning, Development and
Building Services Department, along with relevant members of the new Zoning By-law
team. From July 2024 to February 2025, the team met seven times with the CSG to
provide updates on key issues and public consultation strategies.

Key issues discussed included those previously reported to the Council in IPD reports
submitted to the Planning and Housing Committee in September 2024 and December
2025. Additional issues presented to the CGS include:

o Maximum building heights in Neighbourhood Zones (N1 and N2)
e Density modeling

e Distribution of N3 and N4 zones on the zoning map

o Building height transitions

e Public engagement
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FCA-GOHBA Working Group

From June to December 2024, the Zoning team engaged in a series of consultations
with representatives from the Federation of Citizens Associations (FCA) and the Greater
Ottawa Home Builders Association (GOHBA). These consultations focused on five key
topics: Rural Provisions, Suburban Provisions, Infill Development, High-Rise Buildings,
and Hubs and Corridors. The main themes and feedback from these discussions have
been incorporated into the second draft of the Zoning By-law.

Rural Provisions

Discussions centered on rural areas' unique needs, including commercial permissions,
minimum lot sizes, and driveway dimensions. Both organizations emphasized the need
to differentiate between serviced and unserviced lots, leading to clarifications in Draft 2.
Updates to rural zones aim to make the by-law easier to navigate by reordering and
consolidating zones.

Suburban Provisions

Key issues included site constraints for suburban residential development, such as yard
setbacks, landscaping requirements, and parking needs. Both FCA and GOHBA
supported expanding permissions for communal parking. Concerns about restrictive
driveway widths led to adjustments in Draft 2, setting a maximum driveway width of 50%
of the lot width for suburban properties.

Infill Development

FCA highlighted the importance of stormwater management, while GOHBA suggested
modifications to shared driveway parking requirements. Draft 2 reflects these inputs by
adjusting hammerhead turnaround requirements and omitting specific building
articulation measures.

High-Rise Buildings

Consultations focused on height transition frameworks for high-rise buildings adjacent to
low-rise areas. FCA stressed adequate rear yard setbacks, while GOHBA provided
insights on common tower heights and site requirements. These discussions informed
the height transition framework in Draft 2.

Hubs and Corridors

Meetings addressed concerns about lot depths limiting building heights and densities.
GOHBA emphasized maintaining current development rights. Feedback led to the
removal of minimum ground floor height requirements in certain zones and a reduction
in others, allowing greater flexibility for ground floor uses.
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Ambassadors Working Group

The project team met for a second time with the Ambassadors Working Group, a body
representing 11 traditionally underrepresented equity and inclusion communities
established originally during consultation for the new Official Plan. This group provides
Planning staff advice and insight to address key topics on equity in land use planning.
For Draft 1, discussions with members focused on rural, walkable communities and
mobility accessibility concerns.

Planning Advisory Committee

Staff presented to the Planning Advisory Committee PAC on December 17, 2024. No
formal feedback was received by PAC
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As We Heard It Report

To kick-off consultation for Draft 1 of the new Zoning By-law, a city-wide virtual information
session has held on June 20, 2024 from 6:30 to 8:00 PM. This session presented an overview
of key concepts of the proposed by-law and what to expect in future engagements. It included:

- A project overview and public consultation for Draft 1
- Key directions from the City’s new Official Plan

- Planning primer — what is a zoning by-law

- An overview of the new Neighbourhood zones

- An overview of the new Mixed-Use zones

An overview of the Industrial, Transportation, Institutional, Greenspace, Recreation and
Special District zones

- An overview of the rural provisions
There was a total of 325 participants who attended the City-wide Information.

The following includes comments provided during the meeting as well as the submission of
written comments after the meeting.
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Index — Question Themes

Theme Page No.
1 | 15-Minute Neighbourhoods 2
2 | Mixed-use S
3 | Neighbourhoods 11
4 | Parking 26
5 | Trees 29
6 | Rural Zones 30
7 | Secondary Plans 30
8 | Energy 32
9 | Floodplains 33
10 | Other Topics 34

1) 15-Minute Neighbourhoods

N5 zoning allows some limited commercial uses, while N4 and lower do not.
N4 zones allow for considerable density, and without permitting these limited
commercial uses, it is likely that these areas will not have the local shops,
cafes and restaurants needed to support 15-minute neighborhoods.

The N5 zones are proposed for mid-rise buildings, while the N6 zones are for
high-rise. The non-residential "conditional" uses permitted for N5 and N6
zones are a successor to, and consolidation of, similar non-residential
permissions in the RS subzones of the existing Zoning By-law 2008-250
(intended for mid- and high-rise buildings).

Other zones in the new Zoning By-law draft are intended to contemplate
permissions for non-residential uses within the Neighbourhoods designation.
An example is the "-c" or "neighbourhood commercial suffix", in Section 804
of the draft By-law and would apply to any property with the "-c" suffix.

As part of work on the new By-law Draft 2, Staff are looking at options for
introducing permissions for non-residential uses (which may include via the -c
suffix or NMU zone) on more sites in residential neighbourhoods, in line with
the Official Plan direction to support 15-min neighbourhoods.
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What is the difference between Mainstreet Corridors and Transit Corridors?
How does that affect proposed zoning and other policies? For example: All
Hazeldean is a Mainstreet Corridor, but only part of it is a Transit Corridor.

The Official Plan speaks of corridors in two senses:
e Transit corridors, in Schedule C2, speaks mainly to transit routing
and which streets are expected to receive dedicated bus lanes or
similar infrastructure.

e Corridors as a land use designation, in Schedules B1-B8, will be
the determinant for what kind of zoning applies to those lands.

While some streets may not be indicated as transit-priority corridors, they
could be designated as Corridors in the land-use sense, which means they
are slated for some commercial and mixed-use development.

Transit corridors and “land-use corridors” will frequently overlap since the OP
aims to align development with existing and planned infrastructure. However,
from a policy-interpretation standpoint, heights, setbacks, and permitted uses
will be tied specifically to the latter.

Given constraints such as parking, why are small businesses (e.g., bakeries)
being encouraged to locate in residential homes near places where people
gather, such as schools?

Policy 4 in Section 6.3.1 of the Official Plan states in part:

"The Zoning By-law and approvals under the Planning Act shall allow a range
of residential and non-residential built forms within the Neighbourhood
designation, including: [...] d) To provide for a range of local services and
promote the emergence or strengthening of 15-minute neighbourhoods, the
Zoning By-law may permit compatible and complementary small-scale non-
residential uses and services (including retail, service, cultural, leisure and
entertainment uses) that primarily serve residents within walking distance

[T

_



New Zoning By-law

I've observed that local, small, privately owned food stores have closed to
make way for residential towers. How can this issue be mitigated through the
15-minute community plan?

Making 15-minute neighbourhoods is a matter of allowing the city to evolve
naturally: we create a framework flexible enough to accommodate retail,
services, and amenities, as well as the residential densities sufficient to
support them. As the area matures, infrastructure, services, and street design
improvements follow.

When you spoke about 15-minute neighbourhoods, you spoke of walking,
cycling and public transit. Are cars considered in the 15-minute calculations?

In the new Official Plan, 15-Minute Neighbourhoods are described as:
“Compact, well-connected places with a clustering of a diverse mix of land
uses where daily and weekly needs can be accessed within a 15-minute
walk...”

It is proposed to replace minimum parking ratios with a choice-based
approach that gives property owners and developers the flexibility to provide
the amount of parking they require, aligning parking supply and demand.

Elimination of parking requirements will encourage more efficient use of land
and create more comfortable walking environments. The increased densities
and permissions for a mix of land uses will help bring local services and
amenities closer to where people live, decreasing reliance on private
vehicles.

Removing minimum parking ratios does not mean new developments built in
Ottawa will not have on-site parking. Nor does it mean that the number of
parking spaces provided will necessarily be lower in the short-term. By
shifting away from minimum parking ratios towards a choice-based approach,
in the long-term this will assist with the creation and enhancement of more-
transit supportive, walkable neighbourhoods in the city.
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Will you include a definition of "walking distance" like other cities? Walking
distance cannot correspond to aerial distance.

While not specifically defined in our draft zoning by-law, we do use the term
in certain sections. Where a term is used that is not defined, it has its
everyday meaning. Rest assured, we understand the difference between the
linear, aerial distance and the distance one is generally able to walk along
paths, rights-of-way, and sidewalks. Where necessary to differentiate
between the two measurements, it has been included in the provisions of that
section.

2) Mixed-use

If Hubs and Corridors are distinct designations, why is a Hub allowed a to
overlap a Corridor?

Hubs and Corridors are designated under Part 6 the City's Official Plan and
on the transect (B-series) Schedules.

Corridors are broken down into two sub-types under the Official Plan -
Mainstreets and Minor Corridors - and the designation applies to specified
streets where a greater degree of density, mix of uses and higher-level transit
service are combined.

Hubs, on the other hand, are areas surrounding planned or existing rapid
transit stations and/or frequent transit stops. Hubs are intended to
concentrate a diversity of land uses, higher density development, a greater
degree of mixed uses and greater transit connectivity than other
designations. As per Section 6, Policy 6.1.1(6) of the Official Plan, where
corridors intersect with Hubs, the building height policies applicable to Hubs
will prevail over the corridor policies.
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In the new proposed provisions, does it speak to the replacement for angular
plan transitions between high- and low-rise areas?

| am concerned that more density, especially along Main Street Corridors and
Hubs, will cast shadows on nearby residential areas and cause privacy
issues despite required setbacks and vegetation buffers.

The Official Plan requires that the new Zoning By-law include height
transition requirements between a Hub or Corridor and surrounding low-rise
Neighbourhoods by “providing a gradual change in height and massing,
through the stepping down of buildings, and setbacks from the low-rise
properties, generally guided by the application of an angular plane.”

Height transition provisions are in MS1 and MS2 zone provisions tables.
The proposed approach is a series of graduated height permissions that
increase with distance from any abutting low-rise neighbourhoods.

Corridor lands that permit high-rise development will be subject to an on-site
transition framework based on graduated rear- and interior-yard setbacks,
such that feasible building heights increase on deeper lots as distance from
abutting low-rise areas increases. Where a proposed development can meet
required tower setbacks, it is anticipated that a maximum height of 25 storeys
will accommodate most “ordinary” high-rise building developments, such that
zoning by-law amendments for height will be limited to proposals for
exceptionally tall buildings.

How are sites selected for greater permitted heights?

The Official Plan sets out policies concerning maximum building heights that
are permitted in the Hub, Mainstreet Corridor, Minor Corridor and
Neighbourhood designations in the Official Plan. These policies are included
in Section 5 of the Official plan and are summarized in Table 7 on page 3 of
Section 5. Policies for maximum building height vary, depending on which
designation and transect a property is located in.
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Is the 45-degree plane the only factor that is considered for gradual height
transitions?

Angular planes are still relevant and applied judiciously to ensure good
design. However, they are not the only factor considered for gradual height
transitions. Policy 4.6.6.2) of the Official Plan provides direction concerning
angular planes and zoning, "2) Transitions between Mid-rise and High-rise
buildings, and adjacent properties designated as Neighbourhood on the B-
series of schedules, will be achieved by providing a gradual change in height
and massing, through the stepping down of buildings, and setbacks from the
Low-rise properties, generally guided by the application of an angular plane
as may be set in the Zoning By-law or by other means in accordance with
Council-approved Plans and design guidelines."

What are the height considerations when near a transit hub versus on a main
street corridor? What are the implications if the Mainstreet corridor is NOT a
transit corridor? Should that not impact density and height?

Detailed policies on the maximum building heights permitted in the Hub and
Mainstreet Corridor designations are found in the Official Plan Section 5. The
policies differ depending on which transect the Hub or Corridor is located in.

For example, in the Inner Urban transect, the maximum building height in a
Hub designation is up to 40 storeys for areas within a 300-metre radius or
400 metre walking distance of an existing or planned rapid transit station.

For areas further away from the transit station, the maximum building height
is up to 40 storeys where the parcel is of sufficient size to allow for a
transition in built form and massing storeys.

Along Mainstreets in the Inner Urban transect, permitted building heights are
as follows, subject to appropriate height transitions, setbacks, and angular
planes:

a) On sites that front on segments of streets whose right-of-way (after
widening requirements have been exercised) is 30 metres or greater
as identified in Schedule C16 for the planned street context, and
where the parcel is of sufficient size to allow for a transition in built
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form massing, not less than two storeys and up to high-rise (40
storeys);

b) On sites that front on segments of streets whose right-of-way is
narrower than 30 metres, generally up to nine storeys except where a
secondary plan or area-specific policy specifies different heights; and

c) In all cases:
i) The wall heights directly adjacent to a street, and the heights
of the podiums of high-rise buildings, where permitted, shall be
proportionate to the width of the abutting right of way, and
consistent with the objectives in the urban design section on
mid-rise and high-rise built form in Subsection 4.6.6, Policies 7),
8) and 9); and

ii) The height of such buildings may be limited further on lots too
small to accommodate an appropriate height transition.

Buildings taller than 40 storeys may be permitted through secondary plan
policies. On parcels that are within a designated Hub but not covered by a
local plan, high-rise buildings are only permitted on parcels of sufficient size
to allow for a transition in built form and massing, and their height will be
lowest at the outer edge of the Hub and tallest at the centre of the Hub and
near a rapid transit station.

The Official Plan refers to corridors in two senses. The first, transit corridors,
is depicted on Schedule C2 and speaks mainly to transit routing and which
streets are expected to receive dedicated bus lanes or similar infrastructure.
The second, corridors as a land use designation, on Schedules B1-B8, and
will be the determinant for what kind of zoning applies to those lands.

Transit corridors and “land-use corridors” will frequently overlap since the
Official Plan aims to align development with existing and planned
infrastructure. But from a policy-interpretation standpoint, heights, setbacks,
and permitted uses are tied specifically to the latter.
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A higher density of residents without the necessary services nearby to
support them results in more people driving to access these services
elsewhere. How will this be mitigated in the new zoning by-law?

Is the new Zoning Bylaw going to include more mixed-use development, and
promote a more car free City?

Neighbourhoods that are higher-density, and have higher populations, are
generally able to support the establishment of businesses. These businesses
can provide local services and amenities close to where people live,
decreasing reliance on private vehicles.

The Official Plan introduced the Minor Corridor designation in neighborhoods
throughout the city. The new Zoning By-law introduces a new CM - Minor
Corridor zone, to implement the policies for the Minor Corridor designation
and introduce new permissions for the retail stores and services needed for
the day-to-day needs of residents.

There are other zones drafted for the new Zoning By-law that are intended to
contemplate permissions for non-residential uses within the Neighbourhoods
designation. One such example is the "-c" or "neighbourhood commercial
suffix", the provisions of which are detailed in Section 804 of the draft By-law
and would apply to any property with the "-c" suffix at the end of its zoning
designation.

The new NMU - Neighbourhood Mixed-Use Zone carries forward a simplified
set of the current LC — Local Commercial and GM — General Mixed-Use
Zones. These zones are located within the Neighbourhood designation and
provide services and stores that serve the day-to-day needs of residents.
This new zone is discussed below in Part 9 — Mixed-Use Zones.

Mid-rise and high-rise buildings in the Neighbourhood designation zoned N5,
which permits mid-rise buildings five to nine storeys, and N6 which permits
high-rise buildings that are ten storeys and higher, will be permitted to have a
range of non-residential uses subject to those uses being limited to the
ground floor or basement of a building, including artist studio, bank,
community centre, day care, instructional facility, medical facility, personal
service business, recreation and athletic facility, retail store and restaurant.

The new Zoning by-law draft expands permissions for home-based
businesses, including those selling low-risk foods. This will make it easier and

9
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more convenient to access goods and services locally, as well as provide
economic opportunities for small businesses, which contribute to healthy and
thriving communities.

In addition, as part of Draft 2, Staff are reviewing potential additional sites
that can be zoned to allow for a greater range of non-residential uses more
generally. This will be through use of either the Neighbourhood Commercial
"-c" suffix or the Neighbourhood Mixed-Use (NMU) zone.

For a detailed consideration of this topic, you may also refer to the Land Use
Strategy Discussion Paper, found here:
https://engage.ottawa.ca/zoning#folder-147135-28049

What is the difference in density for areas near transit hubs versus Main
Street corridors?

All Hub areas (except for Tallwood and Knoxdale, Jeanne d'Arc, and Trim)
are Protected Major Transit Station Areas (PMTSAs). The minimum
residential requirement for Hubs can vary between 150 to 350 dwellings per
net hectare, based on Table 3a in the Official Plan, or what is specified in the
respective Secondary Plans. For Mainstreet Corridors, the minimum
residential density requirement in the Official Plan is 120 dwellings per net
hectare. The draft Zoning By-law must implement zoning provisions that
permit these minimum density requirements in the Official Plan.

Where in the new Zoning By-law can we find provisions for the new NMU
zone (formerly GM and/or LC zone)?

The new Neighbourhood Mixed-use zone (formerly GM zone) is in Part 9 -
Mixed-Use Zones, Section 907 of Draft 1 of the new Zoning By-law.

10
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3) Neighbourhoods

Staff highlighted to the Planning and Housing Committee the City's
commitment to equity in addressing zoning designated priority
neighbourhoods with lower incomes. How is the draft zoning bylaw
addressing this commitment through neighbourhood zoning?

The new Zoning by-law will advance the Official Plan’s healthy and inclusive
communities policies in many ways:

o |t will support the evolution of the overall walkability of neighbourhoods
in the urban area and villages. Housing is central to fostering a sense
of stability, security, and well-being.

e |t will help contribute to addressing Ottawa’s housing supply and
affordability challenges by aiming to increase peoples’ access to a
wider range of housing types, forms, and affordability. This includes
zoning that will allow for more housing units on lots as well as more
forms of housing such as multi-unit housing forms, recognizing that
many kinds of housing can be compatible together.

o |t will serve to mitigate discriminatory “people zoning”, where zoning
rules have the effect of excluding housing that meets the needs of
particular groups of people, such as people living on a low income, in
group settings, or in alternative housing forms, from communities.

Elimination of parking requirements will encourage more efficient use of land
and create more comfortable walking environments.

The increased densities and permissions for a mix of land uses will help bring
local services and amenities closer to where people live, decreasing reliance
on private vehicles. This will help make it less expensive for people to move
around the city by reducing the combined cost of housing and transportation,
easing financial pressures on households, and leaving more money for other
essentials.

11
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The boundaries of the evolving neighbourhood overlay are very ambiguous,
represented by a blob and cluster of dots on the Official Plan map (Schedule
B series). Where can we find information about the exact boundaries, (i.e.,
which lots or streets)?

Section 5.6.1 of the Official Plan provides more explicit direction as to the
intended extent of the Evolving Neighbourhood Overlay (ENO). Policy 1 of
Section 5.6.1 states in part:

“The Evolving Neighborhood Overlay will be applied generally to the
properties that have a lot line along a Minor Corridor; lands 150 meters
from the boundary of a Hub or Mainstreet designation; and to lands
within a 400-metre radius of a rapid transit station.”

In the first draft of the New Zoning By-law the ENO policies are implemented
via assigning higher-density primary Neighbourhood zones to areas
considered to be located within the overlay. For example, in the case of the
Outer Urban transect, a R1-zoned property within the ENO as described in
Section 5.6.1 of the Official Plan would generally be proposed to be zoned
N3 in the draft zoning, whereas it would be generally proposed to be zoned
N2 where the property is outside the ENO.

More information about how the mapping of the Neighbourhood zones was
determined for the draft Zoning By-law, including how the Evolving
Neighbourhood Overlay policies were applied, can be found in the staff report
on the draft Zoning By-law, and in particular Document 10 of this report
(“Neighbourhood N1-N6 Zones and Provisions”), found here: https://pub-
ottawa.escribemeetings.com/filestream.ashx?Documentld=178621

The rear yard setbacks in neighbourhood zones are 25% or more of the lot
depth. Would this be reduced if the building has a green roof?

Yard setbacks in the Neighbourhood zones are intended to be applied the
same way regardless of the type of roof or presence of a green roof.

12
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Has access to commercial services been considered in these higher density
residential zones? Has there been consideration to permit commercial activity
in N4 zones as is the case in N5 zones? Why are there so few areas zoned
N5?

The non-residential "conditional" uses permitted for N5 and N6 zones are
intended as a successor to, and consolidation of, similar non-residential
permissions found in the current R5 subzones of Zoning By-law 2008-250,
which are intended for mid- and high-rise buildings. These are consequently
intended to be used for the mid-rise N5 and high-rise N6 zones.

There are other zones drafted for the new Zoning By-law that are intended to
contemplate permissions for non-residential uses within the Neighbourhoods
designation. One such example is the "-c" or "neighbourhood commercial
suffix", the provisions of which are detailed in Section 804 of the draft By-law
and would apply to any property with the "-c" suffix at the end of its zoning
designation.

It should also be noted that as part of work on the 2nd draft of the new By-
law, Staff are looking at options for introducing permissions for non-
residential uses (which may include via the "-c" suffix or NMU zone) on a
greater number of sites within residential neighbourhoods, in accordance with
the direction in the Official Plan to support 15-minute neighbourhoods.

The story map photos
(https://storymaps.arcqgis.com/stories/8a6d5bfc8ff040958b22aeabadc272a5 )
make it look like there would not be much increase in density of buildings,
just the number and size of the dwellings. If so, how can this be called
intensification?

The Official Plan prescribes that zoning for Neighbourhoods shall provide for
a range of housing options in a context-sensitive form. The Neighbourhood
zones are intended to provide for generally more dwelling units than the
corresponding residential zones in Zoning By-law 2008-250. In many cases,
this translates to an increased number of units permitted within a comparable
built form to what zoning currently permits.

13
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Why does the N1 zone include a decrease in the maximum height? There is
no reason to be decreasing building maximums in the suburbs. Setbacks and
height limits should be significantly relaxed throughout the city, especially in
suburbs.

The N1 and N2 zones in Draft 1 propose an 8.5 metre height limit, as these
represent a consolidation of existing R1 and R2 zones, many of which do
limit height to 2 storeys (8 or 8.5 metres).

That said, Staff acknowledge that this would represent a decrease in the
maximum permitted height in some R1 and R2 zones in the suburban
transect, where a 3-storey (11 metre) height is presently permitted. As part of
the work on Draft 2, Staff will be looking at options to further refine the
Neighbourhood zone provisions including height permissions, which may
include carrying forward permissions for 11 metre building heights in zones
where they presently exist (so that there is no reduction in the permitted
building envelope from present requirements).

Will inclusive affordable housing also pertain to senior and retirement homes,
as it should?

The new Zoning By-law is moving away from typology-based zoning,
focusing instead on building form. This direction begins with the premise that
housing is where people live, and that housing is compatible with other kinds
of housing. For a detailed consideration of this topic, you may refer to the
Equity, Diversity, and Inclusion Discussion Paper:
(https://lengage.ottawa.ca/zoning#folder-147135-28048).

Due to this new direction, Subsection (1), Section 705 — Retirement Homes
and Residential Care Facilities is proposed to permit a retirement home or a
residential care facility in any zone where a residential unit is permitted.

In Section 705, Subsections (1) and (3) — are new provisions to implement
policies in Section 4.2 of the Official Plan. The policies in that section direct
that the Zoning By-law will permit alternative, cooperative or shared
accommodation housing forms serving individuals for whom an entire
dwelling unit is unnecessary, unaffordable, or inappropriate.
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New Zoning By-law

Is development capped in a particular neighborhood when the units per ha is
reached?

The units per hectare limits are intended to be applied on a per-lot basis.
The maximum density restriction controls how many units can be built on an
individual site and is not dependent on how many other sites in the same
neighbourhood have redeveloped, nor what density other lots have
previously developed to.

Based on the shape & location of existing single-family homes with space for
coach houses in the city, it's very awkward (from a good water flow
standpoint) for the water sewer to be connected to the city sewer through the
existing building. Can the zoning permit coach houses sewer out be directly
connected to the city, separate from the existing building? | believe the intent
of having the sewer of a coach house go through the main building was to
prevent lot severance. However, lot severance is an administrative decision
where the answer could be no, even if the coach house and main house
connect to the city sewer separately. Allowing the coach house and main
house to connect to the city sewer separately would encourage more units to
be built, because it would not force someone to rip up their finished
basement to dig deeper & wider for a coach house sewer connection.

In general, where a unit is intended to be permitted as a coach house, the
intent is that coach house be accessory to a principal building. This is why a
coach house is required to be located on the same lot as the principal
dwelling and must be serviced from the principal dwelling. It is worth also
noting that the Official Plan policy also speaks to this.

Where a separate residential building located on the same lot is serviced
separately, the lot as a whole would instead be defined as a “planned unit
development” and the lot including both buildings would be subject both to
the provisions of the applicable zone (e.qg. if the lot is zoned N1-N6 —
Neighbourhood in Draft 1 of the New Zoning By-law, it would be subject to
the Neighbourhood zone provisions of Section 801 starting on Page 166) as
well as the Planned Unit Development provisions in Section 703 of the Draft
By-law, shown on Page 158 of the draft text.
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New Zoning By-law

Busy roads are noisy, dangerous, and polluted places. Pushing the highest
densities of people onto the busiest roads would be discriminatory towards
lower income residents. Are there proposed dense residential areas away
from busy roads?

Yes, the intent of the new Zoning By-law is to zone for greater density and
affordable forms in diverse areas, rather than just around major traffic hubs.

Regarding intensification, work on the new Zoning By-law aims to:

*Provide diversity and affordability of housing choices. The OP calls
for “diversity in unit sizes, densities and tenure options within
neighbourhoods... to provide the widest possible range of price,
occupancy arrangements and tenure.” (Policy 4.2(1))

*Provide for intensification in Neighbourhoods. Density targets in
Neighbourhoods will require zoning to permit a variety of ground-
oriented dwelling types (including in R1 and R2 zones); (Policy
3.2.(12) and Table 3b)

* Provide permissions for “Missing Middle” low-rise infill apartments (of
generally up to 12 units) in areas affected by the Evolving Overlay;
(Policy 5.6.1.1 and Policy 6.3.1 (4)(b))

The climate and housing crises are the central drivers of the new
Neighbourhood zoning. To that end, the Official Plan calls directly for zoning
to allow higher densities, and to allocate those densities to support healthy,
complete, walkable and transit supportive neighbourhoods. Lands currently
zoned R1, R2 or R3 will generally be zoned to allow densities equal to or
greater than what they currently allow, based on their urban context.
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New Zoning By-law

Certain Inner Urban areas that were previously given new zoning standards
via the R4 zoning review are proposed to be upzoned further in the draft
Zoning By-law. How is this appropriate, it seems to remove potential for
family accommodation and current missing middle walk-up housing?

In general, areas zoned R4 in the current By-law are proposed to be zoned
N4 in the draft By-law, which permit development of up to four full storeys.

Staff will review and refine this mapping as part of subsequent drafts, which
may include R4 areas subject to the recent R4 zoning review in 2018-2020.

How do you ensure that existing infrastructure (water and sewer, stormwater)
can handle the intensification for up to 4 units in certain residential zones?

Are the density targets/allowances reduced in areas without infrastructure?

Rear yard parking often increases the amount of impermeable surfaces,
which is a concern for climate change and communities without storm
sewers. Will rear yard parking be prohibited in areas lacking storm sewers?

Section 201 (Adequate Services and Stormwater Management) of the draft
Zoning By-law contains regulations concerning adequacy of servicing and
stormwater management, to ensure adequate infrastructure servicing has
been addressed. These are carried over from the current Zoning By-law,
however they have been strengthened and will be supported by programs to
be initiated through the Infrastructure Master Plan. New provisions to require
on-site stormwater management have been added to permit development,
regardless of whether it is subject to site plan control. This is to provide on-
site stormwater management where there is an increase in impermeable
surfaces.

Neighbourhoods without access to municipal water and sewer (i.e., on
private wells and septic systems) are proposed to be limited in terms of
number of dwelling units permitted to what they are permitted in the current
By-law, and it is not proposed to permit up to four (or more) units in these
areas.
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New Zoning By-law

How can | calculate how many dwellings are permitted on my lot?

The Neighbourhood (N1-N6) zones use a “units per hectare” (UPH) provision
to limit the maximum density permitted on a given residential lot. The N1, N2,
and N3 zones in particular limit the maximum density on a per-lot basis to 80,
150, and 250 UPH respectively.

To calculate the UPH density of a given building on a given lot, this can be
determined by dividing 10,000 sq m (1 hectare) by the lot’s area in square
metres, and then multiplying the result by the number of units in the building.
The density would not be permitted to exceed the maximum permitted in the
primary zone.

Alternatively, the maximum number of units permitted on a given lot can also
be determined by multiplying the maximum permitted UPH by the lot area in
square metres, dividing the result by 10000 square metres, and rounding to

the nearest whole even number.

The average rate of change seems to be misleading as half of the lots
develop faster and half slower than the average.

The average change in a neighbourhood is just that - an average - and
indeed some neighbourhoods will turn over at a rate above that average.
However, the presentation illustrates "average" change to demonstrate that
even where above average, a neighbourhood would not turn over in its
entirety within the life of the Official Plan, even where zoning is more
permissive in terms of permitted density. In addition, where turnover does
occur, the intent with the new Zoning By-law for the Neighbourhood zones is
generally that new development where it occurs is context sensitive, such
that its built form is compatible (particularly in the interiors of
neighbourhoods) and any undue adverse impacts are contained on the
subject property of a given development to the extent possible.
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New Zoning By-law

In the lowest density residential zone, will semis and towns be allowed or just
buildings consisting of 4 apartment units? For instance, the R1 zones
currently do not allow semis and towns but buildings consisting of 3 units.
Permitting construction of units that can be severed (semis and towns) will
help in achieving housing goals. Not everyone wants to build/own/buy
apartment buildings. Apartment buildings are also very expensive and not
affordable for most to build or buy.

While the permitted densities of the Neighbourhood zones are intended to be
scalable based on the size of the lot, such that the maximum number of units
permitted increases the larger a given lot is, the N1 zone is generally
intended to contemplate a maximum of four dwelling units in most cases.

Why is the N3 including an increase in the minimum front yard setback?
Shouldn't we be reducing restrictions to allow for more housing on a single lot
and increase density?

The primary zones regulate density and building height. The subzones
regulate elements of character, namely lot widths and yard setbacks. The A
subzone is the most “urban” character, the F subzone is the most “suburban”
character. Subzones A through F are introduced to the primary
Neighbourhood zones to reflect this range of existing characteristics in
accordance with Official Plan direction.

Front yard setbacks are a contributing factor to the character of a
neighbourhood, with smaller front yard setbacks typical of a compact, urban
character, and larger setbacks typical of suburban character. Front yard
setbacks are a way to ensure sufficient space for soft landscaping, which is
necessary for the retention and growth of front yard trees and street trees.
This helps to mitigate the urban heat island impacts of climate change,
improves air quality, and gives people exposure to greenness, which
contributes to well-being.
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New Zoning By-law

Did the city consider a 4 storeys as-of-right policy as recommended by the
province's task force?

In summary, how do our commitments under the federal Housing Accelerator
Fund relate to the new Zoning By-law?

The Planning Act, as amended by Bill 23 in 2022, requires municipalities in
Ontario to permit at least three dwelling units on any serviced residential lot.
This requirement has already been implemented in the current Zoning By-
law. In the new Draft Zoning By-law, it is proposed to permit at least four
dwelling units on each lot, in accordance with the changes to the Planning
Act as well as the City’s commitments to CMHC’s Housing Accelerator Fund.

For proposed zoning by-law provisions around this topic, we suggest
referring to the following in the Draft 1 document:

*Section 801 — Neighbourhood Zones 1-6 (N1- N6), Subsections
(5)(e)(i), (iii), and (iv) — New provisions to ensure that at least four
dwelling units are permitted on a parcel of urban residential land as
defined by the Planning Act, even if density calculations would say
otherwise

*Section 701 — Coach Houses, Subsection (1) — Carried forward from
Sections 133(1)(a) and 133(3) of the current Zoning By-law with
modifications to reflect that all fully serviced N1-N6 zones will allow
four dwelling units on a lot, which may be configured as either four
units within the principal building or three units in the principal building
plus one unit in a coach house.

*Section 709 — Oversize Dwelling Units, Subsection (1) — Revised
from Section 54 of the current Zoning By-law, where oversize dwelling
units were originally only intended to be permitted as-of-right in
detached dwellings and a maximum of eight bedrooms in an oversize
dwelling unit is permitted. Given that it is proposed to allow four
dwelling units on any fully serviced residential lot, the maximum
cumulative number of bedrooms contemplated on a lot containing an
oversize dwelling unit is revised to sixteen (i.e., four standard 4-
bedroom dwelling units times 4).
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New Zoning By-law

How are the distinctions between the Inner and Outer Urban Areas of Ottawa
reflected in the draft zoning bylaw? Looking at the Interactive Map, there
seems to be no discernable difference in the permissions afforded to these
two very different areas.

The proposed Neighbourhood zones in the first draft of the Zoning By-law are
dependent on transect and whether a property is in the Evolving
Neighbourhood Overlay as designated in the Official Plan but are also based
on what they are currently zoned. This is true for both the primary zone (N1-
N6) but also the subzone (A-F).

For example, as there is a greater direction to shift to a more urban character
and form of development, the "urban" (A-C) subzones are used more
frequently in the Inner Urban and Downtown Core transects compared to the
Outer Urban transect, which uses the (D-F) subzone more frequently even
where the primary zone allows for greater density.

For more detail on the methodology behind the proposed application of the
Neighbourhood zones, Staff suggest referring to Document 10 of the Draft 1

report: https://pub-
ottawa.escribemeetings.com/filestream.ashx?Documentld=178621

Will the new bylaw permit more commercial uses, like corner stores and
small grocery stores, in low-density neighbourhoods to reduce driving for
daily essentials?

The new Zoning by-law draft expands permissions for home-based
businesses, including those selling low-risk foods. This will make it easier and
more convenient to access goods and services locally, as well as provide
economic opportunities for small businesses, which contribute to healthy and
thriving communities.

In addition, as part of Draft 2, Staff are reviewing potential additional sites
that can be zoned to allow for a greater range of non-residential uses more
generally. This will be through use of either the Neighbourhood Commercial
"-c" suffix or the Neighbourhood Mixed-Use (NMU) zone.
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New Zoning By-law

If 4 storeys cannot ruin the character of heritage districts, why aren't 4
storeys permitted in every suburb throughout the city? 4 storeys are not a
significant change for any neighbourhood in this city. There are plenty of
beautiful 4 storey homes in the Centertown area. Why is density restricted to
major corridors?

The Neighbourhoods policies of the Official Plan (Section 6.3) set out that the
Zoning By-law shall have regard for “local context and character of existing
development”. This is further discussed in transect policies in Section 5,
which generally state that 4-storey heights in Neighbourhoods are to be
allowed “where appropriate”. As such, many locations, particularly
neighbourhood interiors outside of the Evolving Neighbourhood Overlay, are
proposed to get 2-3 storey heights in accordance with the policies.

Staff are looking at refining the proposed regulations on heights as part of
Draft 2 of the New Zoning By-law, including but not limited to where three
storey heights and taller may be applied.

In your example on new neighbourhood zones, it was indicated that, in the
urban transect, former R1 properties will be upzoned to N2 and N3, but in
suburban zones, R1 properties will be rezoned as N1. Why the difference?
Shouldn’t upzoning be consistent and equitable across all transects? As well,
shouldn’t upzoning be gradual in nature, therefore not move from R1 to N3?

The Official Plan Section 5.6.1 policies direct that: "The Evolving
Neighborhood Overlay will be applied generally to the properties that have a
lot line along a Minor Corridor; lands 150 meters from the boundary of a Hub
or Mainstreet designation; and to lands within a 400-metre radius of a rapid
transit station." This is implemented in the new Zoning by-law draft.

Areas within the overlay as would generally result in a higher category N
zone being applied compared to areas not within the Overlay (e.g., in the
case of a R1 zone in the current By-law, the proposed zone would be a N3
zone as opposed to N2 for lands not within the overlay).
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New Zoning By-law

What about heights of coach houses? Currently, only 1 storey above ground
is allowed (even when 2 storeys are allowed for the main building), unless it
is half a storey on top of a garage. Will the maximum height of a coach house
match the maximum height of the zone?

The applicable policy for coach houses, which the new Zoning By-law must
be consistent with, is addressed in Section 4.2.1, policy 3 of the Official Plan.
It states in part that “The Zoning By-law shall limit the coach house to a
height of one storey for lots in the urban area".

The policy more generally sets out conditions for which additional height may
be considered through a Minor Variance application via the Committee of
Adjustment. However, to remain in accordance with the Official Plan, the
height limit currently proposed for coach houses in the urban area is a single
storey.

Currently, the minimum lot width is measured at the front wall of the building,
not at the front property line. Would that be the location of the new proposed
measurement (15 metres) for the new zoning bylaw as well?

Regarding the widening of driveways: Say the lot meets the 15-metre
minimum setback between the front property line and front of the primary
building, does this mean that the driveway can be widened at that spot and
cars can be parked side by side?

In Section 199 of Draft 1 of the New Zoning By-law, lot width is defined as the
following:
“Lot Width means the horizontal distance between the side lot lines
measured at right angles to the lot depth, from a point that is equal to
the front yard setback requirement for the primary zone.”

As well, if the lot in question is proposed to be zoned Neighbourhood, please
know there are front yard landscaping requirements per Section 803 of Draft
1 of the New Zoning By-law (Pages 171-172) that would apply. If the lot in
question is 15 metres wide, then 40% of the front yard needs to be provided
as contiguous soft landscaped area.
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New Zoning By-law

How can part of a small neighbourhood fall into multiple categories (e.g., Half
of Whitehaven is designated “evolving neighbourhood”)

Section 5.6.1 of the Official Plan provides more explicit direction as to the
intended extent of the Evolving Neighbourhood Overlay (ENO). Policy 1 of
Section 5.6.1 states in part:

“The Evolving Neighborhood Overlay will be applied generally to the
properties that have a lot line along a Minor Corridor; lands 150 meters
from the boundary of a Hub or Mainstreet designation; and to lands
within a 400-metre radius of a rapid transit station.”

Areas within the overlay as would generally result in a higher category N
zone being applied compared to areas not within the Overlay (e.g., in the
case of a R1 zone in the current By-law, the proposed zone would be a N3
zone as opposed to N2 for lands not within the overlay). As a result, this may
result in different areas of neighbourhoods proposed to be zoned to different
N-zones compared to their current zoning.

What is meant by housing choice?

Everyone deserves dignified and affordable housing. This includes less
conventional forms such as rooming houses and transitional housing, and
emergency options such as shelters. But there aren’t enough homes or
enough variety to offer dignified, affordable choices.

Given this policy direction, the intent of the Neighbourhood zones is to permit
a full range of housing options, which may include but not necessarily be
limited to multiple unit dwellings, group homes, and rooming houses.

In accordance with the new Official Plan and moving forward with the new
Zoning By-law, allowing for the construction of more housing will be
considered the top priority. All forms of housing can co-exist in the same
neighbourhood.
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New Zoning By-law

Are some districts near the core (e.g., Rockcliffe) being treated differently
from others.

Because there is a greater direction to shift to a more urban character and
form of development, the "urban" (A-C) subzones are used more frequently in
the Inner Urban and Downtown Core transects compared to the Outer Urban
transect, which uses the (D-F) subzone more frequently even where the
primary zone allows for greater density. The Official Plan directs that local
character and context be addressed in the new Zoning By-law; with this in
mind, neighbourhoods with less traditionally "urban" characteristics, such as
larger lot patterns and larger yard setbacks, may continue to get the D-F
subzones even within the Inner Urban transect to address these
neighbourhood-specific contexts.

For more detail on the methodology behind the proposed application of the
Neighbourhood zones, Staff suggest referring to Document 10 of the Draft 1

report: https://pub-
ottawa.escribemeetings.com/filestream.ashx?Documentld=178621

Do 4 storeys include the basement in N1 and N2 zones?

While the height permissions generally correspond to a certain number of
storeys in each Neighbourhood zone (e.g., 2-3 storeys for N1-N2, 3 storeys
for N3, 4 storeys for N4) the height limits proposed are expressed in metres
and are measured above average grade. For example, in the N2 zone, the
height of the building, including any portion of the basement above average
grade, could not exceed 8.5 metres. The height limits proposed for the N1-N3
zones generally contemplate 2-3 storey buildings, and not 4 storey buildings.
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New Zoning By-law

4) Parking

A future N-zone lot currently has 1 driveway with access to the street. How
many driveways would be permitted with 6 ADUs?

Under both the current Zoning By-law and the New Zoning By-law draft 1, the
number of driveways permitted on a lot is not based on the number of units
on a lot. Sections 604 and 606 of draft 1 of the New Zoning By-law contain
provisions for the location of parking, as well as access to one to three
parking spaces on a lot. This also includes provisions concerning driveways.

If you do not have parking minimums for new buildings, parking will be
pushed onto the nearby streets. Additional cars on the streets -many with no
sidewalks- will counteract efforts to encourage more walking and biking and
create safer, 15-minute neighbourhoods.

Removing minimum parking space rates from the Zoning By-law does not
mean that no parking will be provided with new developments. Rather, it
gives property owners, businesses, and developers the ability to choose how
many spaces to provide in accordance with need. The Zoning By-law will
continue to regulate the minimum number of visitor parking spaces
associated with a residential development. It is expected that in the short-
term there will not be a drastic reduction in the number of parking spaces
available. In the mid to long-term though, there may be a reduction in the
number of parking spaces city-wide. Note that the removal of minimum space
rates does not guarantee this. Elimination of parking requirements will
encourage more efficient use of land and create more comfortable walking
environments. The increased densities and permissions for a mix of land
uses will help bring local services and amenities closer to where people live,
decreasing reliance on private vehicles.

In summary: By shifting away from minimum parking ratios towards a choice-
based approach, in the long-term this will assist with the creation and
enhancement of more-transit supportive, walkable neighbourhoods in the
city.
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New Zoning By-law

Would the City consider parking of camping trailers on private driveways
year-round?

The parking of trailers or recreational vehicles is subject to the provisions in
Section 612 of Draft 1 of the New Zoning By-law (Pages 147-149). These
provisions have been modified, but largely carried over, from the provisions
in Section 126 of the Current Zoning By-law.

Please note there are no seasonal restrictions proposed in Section 612, nor
any in the current Section 126 concerning the parking of recreational
vehicles/trailers on a lot. Note that this assumes the lot in question is zoned
residential currently/proposed to be zoned neighbourhood in the New Zoning
By-law. Please see Table 612 in draft 1 of the New Zoning By-law, as the
parking of recreational or heavy vehicles is zone dependent.

Why is a bylaw change proposed for RV trailers in driveways? For example,
the interpretation of the new bylaw infers that property owners cannot
load/unload their trailers for trips. Furthermore, | don’t see the issue with
having a well-maintained RV in my driveway. It does not move my vehicles
onto the roadway.

The parking of trailers or recreational vehicles is permitted in the current
Zoning By-law under Section 126. The draft provisions in Section 612 of Draft
1 of the New Zoning By-law have been modified but largely carried over from
the provisions currently in place.

Loading or unloading a trailer would be permitted provided the parking space
for the heavy or recreational vehicle is permitted under the Zoning By-law.
The parking of recreational or heavy vehicles is zone dependent.
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New Zoning By-law

Where in the Official Plan does it mention legalizing all the illegal pre-2007
front yard parking spaces? Why are no conditions being considered on the
legalization of these existing illegal spaces? Is this consistent with the goals
set out in the official plan?

Staff acknowledge that there is concern with regards to front yard parking
and are considering additional conditions as part of draft 2.

While the OP does not provide specific direction with regards to front yard
parking, it is something we must manage against other things the OP directs
us to provide for (e.g. tree canopy coverage).

Will elimination of parking minimums affect existing oversized parking lots?
For example: could we in the future build street front housing, shops, and
other amenities for a more human scale?

The elimination of parking minimums may result in some parking lots around
the city being either fully or partially re-developed, but this is not guaranteed.
Removing minimum parking space ratios gives property owners, developers,
and businesses the option to provide the number of parking spaces they
need. Accordingly, some property owners may choose to re-develop their
parking spaces to build housing or other uses.

| am concerned about street parking. We have witnessed increased density
on Woodroffe without adequate parking leading to increased use of street
parking without any controls on adjacent streets. Is there a plan here that
would see a permitting system like downtown?

Currently, staff are examining the potential to expand on-street permit
parking. At this time, on-street permit parking may be considered through a
petition process. For further information, please visit: https://ottawa.ca/en/city-
hall/council-committees-and-boards/get-involved-local-
government/submitting-petition-council
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New Zoning By-law

Will parking camping trailers on private driveways be permitted year-round?

Heavy and recreational vehicle parking provisions can be found in Section
612 of Draft 1 of the New Zoning By-law. These provisions have been
modified, but largely carried over from the provisions in Section 126 of the
current Zoning By-law.

The parking of a heavy or recreational vehicle is zone dependent. Please
note that there is no time limit to the parking of a heavy or recreational
vehicle on a lot (i.e., the Zoning By-law does not provide restrictions or
permissions on a seasonal basis).

5) Trees

For required soft landscaping, developers will likely not plant trees given
bushes and smaller planting are cheaper and easier to implement. How will
the city ensure that trees will be planted, given how important this is for
climate change? Through tax incentive, perhaps?

The city should require that one tree be planted on every lot (on the part of

the lot that is owned by the city). Our streets typically have a tree planted in
front of each house. Given the reality of climate change, why would we now
defer the decision to plant a tree to the owner or developer?

Zoning cannot directly require that trees be planted on a property; it can
require that landscaped areas be provided which can be used to support tree
planting and growth. To that end, the Neighbourhood zones (for example)
propose to include aggregated soft landscaping requirements in both front
and rear yards, so that sufficient vegetative space can be provided and
configured in such a way as to ensure the ability to plant trees on-site.
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6) Rural Zones

Are there separate density overlays for areas outside the green zone?

There are density targets within the urban boundary, but none outside of it.
No Village Secondary Plans currently have density targets.

Does the new Zoning By-law allow splitting/severing rural lots to build more
homes for family members? (For example, on a 2-acre RU zoning lot, Rural
Countryside Zone)

Severances are already allowed in the RU Zone, provided that the 0.8-
hectare lot area set out in the Official Plan for unserviced lots can be met. As
the new Zoning By-law must conform to Official Plan policies, no reductions
in the minimum lot area are proposed. Many unserviced zones in the current
Zoning By-law have lot areas below the Official Plan requirements and staff
are exploring changes to these provisions for the second draft.

7) Secondary Plans

When will site-specific exceptions be reviewed?

Exceptions are currently a carry-forward from the current Zoning By-law
2008-250. Staff are reviewing exceptions as part of work on Draft 2 of the
New Zoning By-law. Accordingly, exceptions may be subject to change over
the coming 18-months, as the new Zoning By-law will be going to Council for
adoption in Q4 2025.
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Will there eventually be secondary plans across the City of Ottawa in built-up
areas to dictate maximum heights?

What is the process to request a Secondary Plan for a neighbourhood that
has none?

The creation of Secondary Plans is outside of the scope of the New Zoning
By-law project and are handled by the Planning Policy Team within the
Planning, Development and Building Services Department.

Will new secondary plans (e.g., Vanier) as directed by Council amend
proposed zoning?

The new Zoning By-law is required to conform to Secondary Plans.
Accordingly, new zoning within the area subject to the Vanier Secondary
Plan will align with both the Official Plan and the Vanier Secondary Plan.

Our area has a great secondary plan. However, the developer is asking for
amendment and therefore is not following it anyway.

Property owners have the right, under the Ontario Planning Act, to submit an
Official Plan Amendment application (which can be utilized to amend the
Official Plan or a Secondary Plan) for a proposed development. The
establishment of a new Zoning By-law to implement the Official Plan
approved by City Council in 2022 does not negate that right. If the City
receives an Official Plan Amendment application for a proposed
development, that application is reviewed by City Staff and a
recommendation by Staff is put forward to City Council. Ultimately though,
City Council makes the decision to approve or deny a development
application submitted by a property owner.

31



Orttawa

8) Energy

Comment:

Response:

 Zoning By-law

Has a need to include community distributed energy resources been included
in the bylaw (i.e., community microgrids)?

The image below illustrates different types of distributed energy resources
(i.e., solar panels, batteries, wind turbines). ‘Distributed’ means the energy
comes from different sources, not just from the centralized electricity grid.
DER help reduce reliance on the grid for energy, can lower costs, and
provide energy security / resiliency during extreme weather events such as
storms and heat waves. Autonomy from the central grid, or microgrid, is
gaining momentum. The siting of DERs through zoning will be to enable use
types as both principal and subordinate or supportive uses.

Staff are working to bring a report specifically on one type of DER, known as
Battery Energy Storage Systems, this Fall. If you would like to be added to
the list of people to be notified of this report, please let us know at
newzoning@ottawa.ca. The timing of zoning for other types such as solar
and wind is currently pending further direction from the province and is
therefore still under review.
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9) Floodplains

Will floodplains be incorporated into the new Zoning Bylaw?

Section 34 of the Planning Act provides for zoning to be used to prohibit
development in flood plains and in natural features and areas. Work on the
new Zoning By-law aims to support the resiliency of communities and the
health of residents living in the 1 in 100-year flood plain by continuing to
prohibit development in flood plains in accordance with policies in Official
Plan and by continuing the program of continuous updates to the flood plain
mapping in the Zoning By-law underway since 2014.

As the Official Plan includes policies to restrict development in the flood plain,
both the current Zoning By-law 2008-250 and the draft Zoning By-law include
provisions to prohibit new construction and limit the size of additions to
existing buildings.

Accurate flood plain mapping is key to ensuring development is prohibited in
the 1 in 100-year flood plain and to preparing municipal emergency response
plans for communities. To ensure the flood plain mapping in the Zoning By-
law is up-to-date and accurate, a program of continuous updates has been
underway since 2014 in partnership with the three Conservation Authorities
having jurisdiction in the City. These updates are planned to continue in the
new Zoning By-law as new mapping becomes available.

How does neighbourhood zoning address flood plains?

As with the current Zoning By-law 2008-250, the draft Zoning By-law prohibits
development on a vacant lot that is located in the flood plain. For properties
with development that occurred prior to implementing prohibitions on
development through zoning, such as in historic neighbourhoods, small
additions are permitted to existing properties. Properties in the
Neighbourhood zone that are in the flood plain were not upzoned to permit
increased density.
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10) Other Topics

Comment:

Response:

Comment:

Response:

Comment:

Response:

Comment:

When will site-specific exceptions be reviewed?

Exceptions are currently a carry-forward from the current Zoning By-law
2008-250. Staff are reviewing exceptions as part of work on Draft 2 of the
New Zoning By-law. Accordingly, exceptions may be subject to change over
the coming 18-months, as the new Zoning By-law will be going to Council for
adoption in Q4 2025.

Are density targets based on units or number of people living in an area?

The density targets in Table 3B of the Official Plan are measured in "units per
hectare" (UPH).

Will the threshold for site plan control be changed for residential
developments?

As a result of changes to the Planning Act made by Bill 23, Site Plan Control
can no longer be required for buildings that contain ten or fewer dwelling
units.

The current zoning is a big reason for our affordability crisis. Is the new
zoning proposed mostly simplifying the existing regulations? How does the
new zoning help with affordability?

Inclusive affordable housing should be equitably distributed throughout the
city and suburbs. Will the zoning by-law ensure that intensification around the
LRT includes inclusive affordable housing?
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The new Zoning By-law will help contribute to addressing Ottawa’s housing
supply and affordability challenges by aiming to increase peoples’ access to
a wider range of housing types, forms, and affordability.

This includes zoning that will allow for more housing units on lots as well as
more forms of housing such as multi-unit housing forms, recognizing that
many kinds of housing can be compatible together. It will serve to mitigate
discriminatory “people zoning”, where zoning rules have the effect of
excluding housing that meets the needs of particular groups of people, such
as people living on a low income, in group settings, or in alternative housing
forms, from communities.

Elimination of parking requirements will encourage more efficient use of land
and create more comfortable walking environments. The increased densities
and permissions for a mix of land uses will help bring local services and
amenities closer to where people live, decreasing reliance on private
vehicles. This will help make it less expensive for people to move around the
city by reducing the combined cost of housing and transportation, easing
financial pressures on households, and leaving more money for other
essentials.

Will there still be a process whereby developers can request zoning
amendments and Official Plan amendments?

Yes. When the new Zoning By-law comes into effect, property owners will still
have the right under the Planning Act to apply for an Official Plan and/or
Zoning By-law amendment if they wish to develop a property in a way that is
not permitted by the Official Plan or Zoning By-law.

Will the number of resources (hospitals, schools, etc.) in an area be
considered when zoning lands?

School Boards consider the changes in population in communities when they
are planning service levels in schools. This is a responsibility that is outside
the jurisdiction of the municipality. However, as entirely new communities are
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planned as suburban development, School Boards are involved in the
process of planning those communities and land set aside for new schools to
be built. The provincial government coordinates delivery of health care
services to support cities as they grow. The Zoning By-law takes its direction
from the Official Plan designations in terms of where land uses may be
permitted. Large-scale institutional uses, such as hospitals, are subject to
policies in the Official Plan and are normally established through site-specific
development applications that consider detailed planning considerations such
as built form, landscaping and trees, water and sewer services, access and
egress to the site, parking arrangements and transportation implications.

Elmvale has a transit station, yet there is a height restriction based on this
map.

The Elmvale Transit Station is within the boundary of the ElImvale Acres
Secondary Plan, which guides the re-development of the Elmvale Acres
Shopping Centre. Section 4 and Schedule A of the Secondary Plan inform
the land use designations and height permissions for the area. Please note
that generally, heights may be impacted by documents such as Secondary
Plans, which may prescribe height minimums and maximums that differ from
the Official Plan.

Are there any considerations built into zoning that incentivize developers to
build for what people want, vs what makes them the most money?

(Thinking of Europe, where multi-generational living via whole floor
apartments is more common, and would be great for densification)

The draft Zoning By-law provides provisions to implement the intent of the
Official Plan by providing permissions for a range of development options.
The decision about what to build is made by the property owner based on
what they think will sell, at the price they think a prospective buyer would be
willing to pay. The Zoning By-law provides choices. However, it does not
incentivize one form of development over another, beyond not permitting
uses that are not contemplated in the Official Plan.
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Please address in detail how heritage conservation district plans will be
addressed. How will the new Zoning By-law be connected to heritage
bylaws?

Development within a Heritage Conservation District (HCD) as designated
under Part V of the Heritage Act is subject to a heritage permit. This process
provides an opportunity for Staff to review development and additions within
a HCD and in particular whether or not they meet the direction and policies of
the associated HCD Plan, and in the case of substantial additions or
redevelopments, is subject to a public process that must be reviewed by
Planning and Housing Committee.

Given this rigorous design review process and the protections against
demolition under the Heritage Act, provisions in the Heritage Overlay in the
current Zoning By-law that freeze the height and massing of designated
buildings are not proposed to be brought forward in the new By-law. It is
instead proposed to focus heritage provisions in zoning on providing relief
from certain “design-related” requirements normally applicable to a new
building where redevelopment involves retention of an existing building
designated under the Heritage Act, to encourage retention of these buildings
as part of redevelopment wherever possible. Specific zoning designations
proposed in HCDs will be reviewed internally as part of subsequent drafts.
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As We Heard It Report — Project Inbox

This As-We-Heard-It report provides an overview of comments sent to the new Zoning By-law
Inbox at newzoning@ottawa.ca. This report includes an index of topics, an overview of each
of the topics and a summary of questions organized by theme and staff responses. This report
summarizes comments received from May 31, 2024 to July 31, 2024. Approximately 230
detailed submissions were sent to the Inbox during that time period.

Index

Topic Page No.

-_

Neighbourhood Zones
Mixed-Use Zones
Parking

Driveways
Trees
Rural Zones

Stormwater Management
Public Consultation
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Summary of Questions by Theme and Staff Responses

Overview of Topics

1) Neighbourhoods

Theme As We Heard It

= Intensification might not leave enough greenspace in
neighborhoods to regulate city temperature and help wellbeing.

= Concern about overbearing existing infrastructure.

= Concerns about light pollution, noise pollution, privacy, ambiance,
character, and over-all quality of life

= Caution against general inconveniences in neighbourhoods due to
increased construction
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= Worries about increased crime and reduced neighborhood
cohesion after intensification.

= Projection of property values diminishing due to lot severances
nearby.

= Significant intensification without a secondary plan nor evidence of
zoning proposals to facilitate needed community services will likely
lead to residents being significantly renovicted in the coming years.

= Request for reconsideration of the proposed elimination of
distinctions between the R4UA, UB, UC, and UD subzones in the
proposed new N4 zoning. This is to ensure equity and appropriate
densification, especially considering the recent doubling of density
in the current R4 from the R4 zoning review.

= Emphasis on the need for missing middle housing in the suburbs.
Lack of effective missing middle zoning would mean elderly people
won't be able to age in place, housing will become even more
unaffordable, and suburbs will remain car dependent leading to
high transportation costs. Urban sprawl will worsen because the
only option available for residents to live in a dense area will be
30+ storey towers beside transit hubs.

= Suggestion to permit a minimum of four storeys city-wide to allow
for more livable space and more dwelling units.

= Doubling density will likely eliminate any family-sized
accommodation anywhere in neighbourhoods as is the likely result
in new developments.

= Change to permit greater heights could eliminate affordable
(missing-middle) walk-ups and would likely replace current housing
estates (PUDs) which offer many residents some affordability.

=  Worry that the Evolving Neighbourhood Overlay (ENO) in some
cases appears to extend too far into Neighbourhood Zones.

= Neighbourhoods in the same transect appear in several cases
exempt from the new minor corridor zoning, while poorer
neighbourhoods bear the full weight of minor corridor changes.

= Concern that the new Mainstreet zoning will contribute significantly
to added density which will weigh heavily on the need for
community services like parks for which there are no plans.
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= Caution against making density difficult to achieve through height
restrictions, lot sizing, and minimum setbacks which will lead to
suburban areas having almost no meaningful change.

» Proposed front yard setbacks should generally align with existing
setback patterns.

= Concern about the excessive minimum lot width required (18m) for
Neighborhood Subzone E

= Concern that proposed side yard setbacks will not be enough to
ensure adequate sunlight and a sense of privacy for occupants and
abutting residential buildings.

» The need for more appropriate or measurable direction to protect
the residential rear yard semi-private realm.

= Concern that multiple entrances in the front wall or facade of a
building could represent a detriment to streetscape or
neighbourhood character.

= Section 803, subsection 11: Advocate to keep the minimum
functional path of travel at 1.2 m, without the choke point width of
0.9m (permitted for a distance of up to 0.6 m). This could cause
problems with hauling garbage to the street especially in the
winter.

» Request for a designated place for garbage to sit for pickup so it
does not block the sidewalk, or large dumpsters are placed on the
road for days at a time.

= Request to not designate Lyon Street through Centretown (Lisgar
to Arlington/Catherine) as a minor collector, as it is a residential
street that goes through a heritage zone.

» Request that the area around Dundonald Park should be reflected
in the new zoning by-law as a heritage zone.

» Concerns about great intensification proposed in Vanier due to
Mainstreet and minor corridor upzoning. The proposed 60-80 uph
target for inner transects will especially be borne by an area with
significantly less park and green space and lower median income.

» Request to refine proposed wording regarding not permitting four
units on each side of a severance of a given lot, to clarify the Draft
1 intent and avoid misinterpretation.
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= Suggestion that the definition of a residential use building should
mention standard uses such as detached, duplex, semi-detached,
apartment, etc. to assist the public in knowing what’s permitted for
their residential lands. The OP does discourage typology, but
better direction is required.

2) Mixed-Use Zones

Theme As We Heard It

= Call to require separation distances between shelters and sensitive
uses (schools, daycare, and residences).

= Request to reconsider maximum number of rooming units in a building
(24) — this is a very large number.

=  Worry that incentivizing high-density development within city limits
might push development pressures onto surrounding areas, leading to
sprawl, environmental harm, and strain on resources.

= Support for density around transit hubs and having more mixed-use
zoning.

* Front yard setback permissions are only based on the underlying zone
regulations. Front yard setback averaging has been deleted. Concern
that there will very likely not be room for viable mature front yard trees,
nor the ability to maintain some semblance of streetscape character.

= Concern that a maximum setback provision along the non-Mainstreet
frontage of a corner lot could create conflict with parkland dedication
policies relating to minimum frontage, as buildings may need to be sited
further from an exterior lot line to accommodate parkland.

= Request that Mainstreet maximum setbacks be tied to the lot line
abutting the designated Mainstreet and not both exterior lot lines of a
corner lot. This ensures there is appropriate flexibility for building
placement and design on deep lots. A second building fronting a non-
Mainstreet lot line shouldn’t be held to the same standard as the
building serving as the face to the Mainstreet.
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= 30m maximum building height is too high for a minor corridor.
45-degree angular plane or any required setbacks seem to be missing.

= Concern that future high-rise development near residential areas might
affect the viability of solar panels.

= Caution against height permissions being based on “grade” instead of
“existing average grade”. This allows the "grade" around the building to
be manipulated / raised and thus the building height can be higher.

= Request to provide a dedicated zone including all 16 areas identified in
Annex 9 — Private Service Enclaves in Urban Area to address problems
specific to them.

3) Parking

Theme As We Heard It

» Reduced parking minimums can cause parking shortage and
increased traffic congestion.

= Recommendation to consider how many residents need cars,
especially those with families and during the winter or rainy season,
and for large grocery orders, for example.

= Support for removal of parking minimums.

= Suggestion that minimum parking should be required in areas outside
of the urban core.

= Caution against maximum parking rates not reflecting the need for
people to have 2 or 3 cars at their household, especially in suburban
and rural areas.

= Advocacy that provision Section 602(4) be altered to say that Table
602 applies but that the maximum number of permitted parking
spaces is not fewer than 2. That way, a single or duplex dwelling on
similar lots would each have a maximum of 2, and then a triplex 3,
four-plex 4, etc.

= Concern that there does not seem to be any lower parking maximums
in Hubs than there is in the N zones.
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= Concern that if on-site garages are minimized, there will be an effect
on EV battery charging efficiency during the winter months.

= Advocacy that permitting temporary plastic bag garage units
(carports) anywhere in the front yard of residential dwellings
inappropriate in terms of quality urban design, regardless of their
setback from the street.

» Request to require a minimum of two bike parking spaces per unit
where no to little parking is provided.

4) Driveways

» Request to increase options for more driveway space to support transit
usage increase goals.

= Suggestion that trailers should be permitted in driveways provided
there is adequate space, and it sits 0.6m back from the road. Double-
width driveways can safely accommodate a trailer. Side yards and
backyards are not feasible for most people especially as they become
increasingly small or eliminated entirely.

= Call for driveways in the front to be prohibited for lots where there is a
rear lane (not just prohibiting front yard parking). Any new driveways
should be required to have access from the rear lane.

5) Trees

= Request for more clarity on how by-law requirements for soft
landscaping will be increased to leave room for trees.

= Emphasis on requiring sufficient space for a mature canopy tree to
flourish in the rear yard of every lot.

» Rear yard setbacks should not be reduced from 30% to 25%.
Projections into the rear yard are also allowed as well as accessory
structures. Together this may result in space that won’t support tree
growth.
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6) Rural Zones

 Zoning By-law

Rural Zones =

Concern that AG and RR lands are not well-used, as they are
neither used for agriculture nor they are permitted to use as
residential (with higher density).

Suggestion that rural properties without city services, but with
suitable water supply and septic system, should be permitted to
have more than one Secondary Dwelling.

7) Stormwater Management

Stormwater =
Management

In Section 201 - Adequate Services and Stormwater Management
- page 65: Exemptions (b) says that any addition in any zone that
is less than 55 m2 is exempt. This is a very large addition.

8) Public Consultation

Public .
Consultation .

Support for developing a density calculator.

Suggestion to shift the density calculation equation to solve for the
maximum number of units allowed on a lot to avoid confusion.
Political jargon can make it challenging to determine the impacts
of the Draft 1 changes.

Lack of clarity about non-residential uses in neighbourhoods.
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Questions — Key Themes

m How would this new zoning draft affect maximum permitted driveways?

Driveway requirements for the N1-N4 Zones can be found in Section 606
(Access for One to Three Parking Spaces) of the By-law, particularly Table
606, which can be found on pages 137 to 139 in the Draft 1 By-law document
(https://engage.ottawa.ca/28126/widgets/119508/documents/131758).

Maximum driveway widths are based on lot width and not a specific subzone
within the N1-N4 zones. The new draft New Zoning By-law permits double-
wide driveways only on lots greater than 15-metres wide — this is intended to
ensure that driveways do not occupy a significant portion of yards and
sufficient space is retained to support permeable space, landscaping, and
retention/growth of street trees. Front yard parking requirements can be
found within Section 604 (Location of Parking) of the draft Zoning By-law, on
pages 133 to 135 of the Draft 1 document linked above.

Will other technical provisions (shadow studies) and the potential of
community resistance under the site plan approval process make 4-storey
infill projects under N4B a less likely form of densification?

The Official Plan policies for the Evolving Neighbourhood Overlay direct the
new Zoning by-law as follows:

“The scale of the project will determine whether site plan control will be
required. As site plan control is not required for developments of 10 or fewer
units, this does provide some incentive to keep development below that
threshold.”

Under the current Shadow Analysis Terms of Reference, shadow studies are
only required for Zoning By-law Amendments for developments of 5 or more
stories within the Greenbelt or 3 or more outside of the Greenbelt.
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Is the new zoning bylaw with its neighbourhood overlay going to turn
predominantly R3 neighbourhoods such as the Glebe into major infill
construction zones as we see in Westboro and Sandy Hill?

Approximately 0.5% of properties City-wide are redeveloped each year on
average, but that can vary quite a bit by neighbourhood. While the new
Zoning By-law will expand permissions, it is difficult to predict the scale and
type of development that will actually occur, nor does it guarantee that infill
will necessarily be denser than what it replaces. The Zoning By-law can
manage the built form and function of new development to ensure it is
contextual, as set out in the Official Plan for the Neighbourhoods designation.

Where can | find information on the permitted building form under N4B (i.e.,
small-rise apartments, stacked towns etc.)? Is it the same as the current
R4UD?

A form-based approach is proposed for the new Zoning By-law. This
regulates density in some zones, building size, massing, and setbacks, but
no longer uses typologies found in the current Zoning By-law 2008-250.

The standards specific to the N4B zone can be found in the Neighbourhood
Zones section, Section 801. In particular, Table 801A addresses the
maximum height and density standards for the N4 primary zone, and Table
801B addresses the minimum lot width and yard setback standards for the B
subzone.

Neighbourhood Built Form Standards provisions are in Section 802 and
Neighbourhood Site Functional Standards are in Section 803.

Can you please let me know if any new maximum parking rates are proposed
for employment uses such as manufacturing, warehousing, etc.

Maximum parking space rates can be found in Section 602.
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Am | correct to understand that, per Section 612, Subsection 3, that | can
now park my recreational travel trailer (of any length) in my driveway (Ward 6
Stittsville, Zone Code N3B) so long as | can still park my primary vehicle in
my driveway or garage.

The text in subsection 3 is confusing how it applies when compared to Table
612A, so clarification is appreciated. | have a double wide driveway that can

easily accommodate my recreational travel trailer and | can still easily park in
my driveway or garage.

Concerning your inquiry about Section 612 and Table 612A of draft 1 of the
New Zoning By-law, a recreational trailer would be permitted in the N3 zone,
provided the trailer is parked in a rear or interior side yard and is at least 0.6
metres away from the lot lines. As well, you would be limited to only parking
one recreational trailer on your property, per Table 612A. A recreational
trailer may not be parked within a required or provided front yard.

For clarity, the definition of a yard can be found under Section 199 of draft 1
of the New Zoning By-law. It has been pasted below for reference as well.
Accordingly, to park a recreational trailer, it would have to be on the portion
of your driveway (if any) that extends into the interior side yard or rear yard,
per the requirements of Table 612. Parking the recreational trailer in the front
yard, per the definition above, would not be permitted.

What is the location criteria for applying the suffix to the Neighbourhood
Zones? Will it apply only where the current Residential Neighbourhood
Commercial Suffix (Section 141) applies?

In the first draft of our Zoning By-law, the -c suffix is shown as applying to
properties that have the -c suffix in our current Zoning By-law. Currently this
means that it only applies to about 85 properties, since many of those
existing -c properties have other designations such as “Minor Corridor” within
our new Official Plan — such that properties with those designations would
get corresponding zoning that have broader commercial/mixed-use
permissions.

That said, we’re identifying potential locations where the suffix could be
added in accordance with our 15-minute neighbourhood policies, which may
show up in the 2nd draft of the new By-law (to go public in early 2025).
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Please confirm if my understanding is correct. If there is a building structure
that does not conform to the new set-back regulations, we can modify/repair
it, but as soon as the structure is taken down - we have to abide by the new
set-back regulations.

If there is an existing structure on a lot that complies with Zoning By-law
2008-250 but, after adoption of the New Zoning By-law at the end of 2025,
does not comply with new zoning regulations, the building would be
considered legally non-compliant.

Could you please share the methodology that was used to determine which
streets would get "Minor Corridor" designations?

The Minor Corridor designation was introduced as part of the Official Plan
review process, done prior to review and work on the New Zoning By-law.
The City’s Official Plan was adopted and came into force in the late Fall of
2022. The Official Plan policies for Minor Corridors can be found in Section
6.2 of the Official Plan
(https://documents.ottawa.ca/sites/documents/files/section6 _op _en.pdf).

The Minor Corridor Zone (CM) and its subzones implement Official Plan
policies in Section 6.2 pertaining to Minor Corridors.

The CM zone will replace approximately 23 different parent zones and 131
subzones that occur along the 78 designated Minor Corridors but, will carry
forward permitted uses. In many instances, the number of uses permitted on
a lot has increased.

For additional discussion on the Minor Corridor zoning, please see pages 78
and 79 of the report that went to Joint Committee April 29th: https://pub-
ottawa.escribemeetings.com/filestream.ashx?Documentld=178597.
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When discussing coach houses, the new wording is great. Is it possible for
stronger clarification by adding a “Coach house located on a lot larger than
0.4 hectares in the rural and urban area must be serviced...” This will
eliminate any doubts!

Thanks for your suggested edits to the coach house provisions with respect
to servicing. We will review this suggestion as we move forward with
addressing the coach house regulations.

Having read the Draft 1, p62 specifies “Utility Installation means the
equipment used to make or deliver a utility product, commodity or service and
includes the actual building, plant, works, utility line, tower, relay, pedestal,
and may also include a storm water management facility, but excludes
antenna systems and renewable energy generation facility. (installation de
services publics)

As written, this means that The City is providing no zoning control at all over
renewables, other than this.

p88, Section 213 Utility Installation, states:
"(3) In the AG — Agricultural Zone, a utility installation consisting of a
battery energy storage system is limited to 2 per cent of the total lot
area, to a maximum of 1 hectare. "

A BESS is (correctly) not defined as a Renewable Energy Generation Facility
| have a heard a rumor that The Province may have asked the City not to
include anything in the by-law yet, while they consult Municipalities, but |
believe any consultations may have concluded. Can you shed any light on
the plan going forward?

The short answer is yes, we are still waiting to bring forward provisions
specific to renewable energy generation.

The single page you refer to in your e-mail on Utility Installation (Section 213)
does not apply to renewable energy generation.
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Last year, a City-initiated zoning by-law amendment added “renewable
energy generation facility” a new land use to the Zoning By-law, but the use
was not included as a permitted use in any zone. This means that a zoning
by-law amendment must be approved by Council before a renewable energy
generation facility is permitted on a property.

Staff are working to bring a report on Battery Energy Storage Systems this
Fall. If you would like to be added to the list of people to be notified of this
report, please let us know at newzoning@ottawa.ca. The timing of zoning for
other types such as solar and wind is currently pending further direction from
the province and is therefore still under review.

m Where can | find the new zoning By-law that would allow you to build 4 units?

The new Zoning By-law proposes to permit at least four dwelling units on any
parcel of urban residential land as defined under the Planning Act (i.e. fully
serviced residential lot). This is in accordance with changes to the Planning
Act made by the provincial government via Bill 23, as well as the City’s
commitments to CMHC’s Housing Accelerator Fund. Work on the new zoning
by-law draft aims to ensure the implementation of the Planning Act.

For proposed zoning by-law provisions around this topic, | would suggest
referring to the following in the Draft 1 document:

* Section 801 — Neighbourhood Zones 1-6 (N1- N6), Subsections (5)(e)(i),
(iii), and (iv) — New provisions to ensure that at least four dwelling units are
permitted on a parcel of urban residential land as defined by the Planning
Act, even if density calculations would say otherwise

* Section 701 — Coach Houses, Subsection (1) — Carried forward from
Sections 133(1)(a) and 133(3) of the current Zoning By-law with modifications
to reflect that all fully serviced N1-N6 zones will allow four dwelling units on a
lot, which may be configured as either four units within the principal building
or three units in the principal building plus one unit in a coach house.
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 Section 709 — Oversize Dwelling Units, Subsection (1) — Revised from
Section 54 of the current Zoning By-law, where oversize dwelling units were
originally only intended to be permitted as-of-right in detached dwellings and
a maximum of eight bedrooms in an oversize dwelling unit is permitted. Given
that it is proposed to allow four dwelling units on any fully serviced residential
lot, the maximum cumulative number of bedrooms contemplated on a lot
containing an oversize dwelling unit is revised to sixteen (i.e. four standard 4-
bedroom dwelling units times 4).

m Why are some neighbourhoods being divided into two or more zones?

Some areas within residential neighbourhoods are located within the
Evolving Neighbourhood Overlay as defined in the City’s Official Plan. As per
Section 5.6.1 of the Official Plan, the Overlay “is applied to areas of the
Neighbourhood Designation in close proximity to Hubs and Corridors to
signal a gradual evolution over time that will see a change in character to
support intensification, including guidance for a change in character from
suburban to urban to allow new built forms and more diverse functions of
land. The intent is to identify areas that may gradually evolve through
intensification to a more urban than suburban built form.”

One of the criteria set out in the Official Plan for a lot to be considered “within
the Evolving Neighbourhood Overlay” for the new Zoning By-law is whether a
property is generally within 150 m of a Mainstreet or hub. Lots that meet that
criteria are generally proposed to be rezoned to a higher density
Neighbourhood (N) zone as opposed to a lower density zone for the interior
of the neighbourhood, in accordance with the aforementioned Official Plan

policy.
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The new Zoning By-law has no section on the Evolving Overlay, now called
the "Evolving Neighbourhood Overlay" pursuant to Omnibus Official
Amendment No. 1 approved by Council on Sept. 13, 2023. | could find no
occurrence of the expression in the text of the By-law.

The Evolving Neighbourhood Overlay, which applies to areas in close
proximity to hubs, Mainstreets, and transit stations as defined in the Official
Plan, is proposed to be addressed in the Zoning By-law by applying higher
density Neighbourhood (N) zones to the areas to which it applies. For
example, in the Outer Urban transect, areas currently zoned R1 in the current
Zoning By-law 2008-250 are generally proposed to go to a N2 zone in the
new By-law where not located within the Overlay, and to a N3 zone where
located within the Overlay.

More information on the methodology behind how the Evolving
Neighbourhood Overlay policies of the Official Plan were applied can be
found in the Draft 1 report which went to Joint Committee and Council in
April/May, which can be found at this link. More specifically, Document 10 of
the report focuses on the Neighbourhood zones and how they are applied in
the draft By-law. Please refer to the sections titled “Evolving Neighbourhood
Overlay” starting on Page 16 as well as “Mapping the Neighbourhood Zones”
starting on Page 17.

In the case of dual zoning on a segment of a minor corridor, such as a Hub
(H3) on a minor corridor CM3, which designation takes precedence and what
provisions in the Zoning By-law regulate this situation?

This confusion may be related to the distinction between Official Plan
designations and the zoning designations that implement them. There are
two layers to our planning framework. The Official Plan designates lands as
Minor Corridor or Hub; the Zoning By-law provides zones (i.e. H3 or CM3) to
implement those designations. In some cases, a Minor Corridor might pass
through a Hub, in which case the Hub designation will take precedence, in
keeping with Section 6.1.1(6) of the Official Plan.

Dual zoning should not be occurring — if two zones are appearing on the map
for the same lands, please notify staff of the location so that this may be
resolved. It is likely a technical error.
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How can density targets in the proposed ZBL be more than double what is in
the OP? As we in Kitchissippi are aware, there is no such thing as slow-
moving, "Gentle Intensification". Significant redevelopment happens fast. Itis
not accompanied by concomitant increases in the greenspace, public
services, schools, etc. that make a city livable.

OP uph targets and Neighbourhood zone uph maximums are, despite both
using “units per hectare”, measuring different things at two different scales:

*The density targets in the Official Plan represent the average level of density
that is intended to be achieved across the entirety of each transect. For
example, the 60-80 UPH target prescribed in the OP for neighbourhoods in
the Inner Urban transect is an average that applies across the entirety of that
transect.

*The units-per-hectare maximums in the N1-N4 zones, however, are just that
— they are the maximum intended to be permitted on a lot, and apply on an
individual lot basis (as zoning does more generally). For example, if an
individual 15 m x 30 m lot contains a detached dwelling (1 unit), that lot has a
density of 22 UPH. The overall density of the neighbourhood in which that lot
is located may be higher or lower depending on the lot sizes and types of
housing that exist within the rest of the neighbourhood.

Section 501 mentions the floodplain map and | was wondering if this includes
the 1 in 350-year flood map. If the 1 in 350 flood map does not inform
development, is there a reason?

Under the Planning Act, the Official Plan must be in conformity with the
Provincial Policy Statement. Likewise, under the Planning Act, the Zoning By-
law must implement and be in conformity with the policies in both the Official
Plan and Provincial Policy Statement. The flood plain overlay in the current
and draft Zoning By-laws implements the policies in the Provincial Policy
Statement and the Official Plan, which prohibit development in the 1 in 100
year flood plain.
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For details in the Provincial Policy Statement, refer to the definition on page
43, which for river, stream and small inland lake systems defines the flooding
hazard limit as the one-hundred-year flood. For details in the City of Ottawa
Official Plan, refer to Section 10.1.1. 1), which states, 1) Development and
site alteration shall not be permitted in the 1 in 100 year flood plain or in an
erosion hazard area.

Regarding climate change, policy 3.1.3 on page 32 of the Provincial Policy
Statement directs municipalities to address climate change in relation to
hazards, stating the following, 3.1.3 Planning authorities shall prepare for the
impacts of a changing climate that may increase the risk associated with
natural hazards.

To address this provincial policy, new policies were introduced in the Official
Plan in Section 10.1.3 concerning the 1 in 350 year flood plain. These
policies are intended to be implemented through community planning
processes that will direct sensitive land uses away from the 1 in 350 year
flood plain before new communities are built, and at the site level through the
development review process when development is proposed on a parcel of
land located in the 1 in 350 year flood plain.

The policies in the Provincial Policy Statement and the Official Plan do not
apply prohibitions on development in the 1 in 350 year flood plan. For this
reason, there is no policy basis for prohibiting development in the 1 in 350
flood plain in the Zoning By-law. Of course, all development is prohibited in
the 1in 100 year flood plain, so when new communities are being planned,
development is not permitted in the 1 in 100 flood plain in a new community
or on any lot in the city.

To sum up, at this point under the Provincial Policy Statement and the Official
Plan, there is no direction to prohibit development in the 1 in 350 year flood
plain. However, the Official Plan takes proactive measures to direct sensitive
land uses away from the 1 in 350 year flood plain in new communities before
they are built. For lots in the 1 in 350 year flood plain located in areas of the
city that are not in planned new communities, the policies in the Official Plan
require flood risk to be evaluated through the site plan control or plan of
subdivision process, and mitigation measures must be applied as part of the
planning and design of the site through servicing studies required as part of
the development approvals process.
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What considerations of property values have been taken into account in the
new Zoning By-law?

Regarding property values, there is no evidence to suggest that development
applications and new construction adversely impact property values, and
such assessments are not considered by planning in review of applications,
including Rezoning.

Currently, the minimum lot width is measured at the front wall of the building,
not at the front property line. Would that be the location of the new proposed
measurement (15 metres) for the new zoning bylaw as well?

Regarding the widening of driveways: Say the lot meets the 15-metre
minimum setback between the front property line and front of the primary
building, does this mean that the driveway can be widened at that spot and
cars can be parked side by side?

In Section 199 of Draft 1 of the New Zoning By-law, lot width is defined as the
following:

“Lot Width means the horizontal distance between the side lot lines
measured at right angles to the lot depth, from a point that is equal to the
front yard setback requirement for the primary zone.”

As well, if the lot in question is proposed to be zoned Neighbourhood, please
know there are front yard landscaping requirements per Section 803 of Draft
1 of the New Zoning By-law (Pages 171-172) that would apply. If the lot in
question is 15 metres wide, then 40% of the front yard needs to be provided
as contiguous soft landscaped area.
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Based on the shape & location of existing single-family homes with space for
coach houses in the city, it's very awkward (from a good water flow
standpoint) for the water sewer to be connected to the city sewer through the
existing building. Can the zoning permit coach houses sewer out be directly
connected to the city, separate from the existing building? | believe the intent
of having the sewer of a coach house go through the main building was to
prevent lot severance. However, lot severance is an administrative decision
where the answer could be no, even if the coach house and main house
connect to the city sewer separately. Allowing the coach house and main
house to connect to the city sewer separately would encourage more units to
be built, because it would not force someone to rip up their finished
basement to dig deeper & wider for a coach house sewer connection.

In general, where a unit is intended to be permitted as a coach house, the
intent is that coach house be accessory to a principal building. This is why a
coach house is required to be located on the same lot as the principal
dwelling and must be serviced from the principal dwelling. It is worth also
noting that the Official Plan policy also speaks to this.

Where a separate residential building located on the same lot is serviced
separately, the lot as a whole would instead be defined as a “planned unit
development” and the lot including both buildings would be subject both to
the provisions of the applicable zone (e.qg. if the lot is zoned N1-N6 —
Neighbourhood in Draft 1 of the New Zoning By-law, it would be subject to
the Neighbourhood zone provisions of Section 801 starting on Page 166) as
well as the Planned Unit Development provisions in Section 703 of the Draft
By-law, shown on Page 158 of the draft text.

m Will the new Zoning By-law regulate e-bike charging?

We are not currently anticipating regulating e-bike charging in the new
Zoning By-law. The main issue is that it would involve reviewing electrical
plans to ensure compliance, which are not typically regulated by zoning.
However, there is nothing in the current or new draft zoning by-law that would
prevent e-bike charging facilities from being installed in bike parking areas.
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If two semi-detached dwellings are built on a 60' lot, or even a 50" wide lot,
will 4 units be allowed on each side of the semi (or maybe five or more if the
maximum density allows for it)?

While the Neighbourhood zones of the Zoning By-law indeed propose to
allow up to four-unit buildings on every serviced residential lot with a
Neighbourhood zone, in the case of a semi-detached dwelling the entirety of
the building would have to meet the maximum permitted density and thus
four units may not necessarily be permitted in each half if that were to result
in that density being exceeded. For example, in the case of a 15 m x 30 m
N2 zoned lot, this would come out to a maximum of 6 dwelling units total, and
this total would apply the same way even if those six dwelling units were
configured in a “semi-detached” form.

Can you explain the implementation process for applying Evolving
Neighbourhood overlays?

Thank you for your email and your interest in the draft By-law. Staff would
refer to the Evolving Neighbourhood Overlay policies detailed in Section
5.6.1 of the Official Plan as to how these were applied in the draft Zoning By-
law.

As such, lands generally located within 150 metres from either street, as well
as lands within 150 metres of the extent of the Hub designation, would be
considered to be within the Evolving Neighbourhood Overlay and accordingly
are proposed to be zoned a higher density Neighbourhood zone (e.g. N3) in
the draft By-law.

More information about how the mapping of the Neighbourhood zones was
determined for the draft Zoning By-law, including how the Evolving
Neighbourhood Overlay policies were applied, can be found in the staff report
on the draft Zoning By-law, and in particular Document 10 of this report
(“Neighbourhood N1-N6 Zones and Provisions”), found here: https://pub-
ottawa.escribemeetings.com/filestream.ashx?Documentld=178621.
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Could you please explain what the text on page 168 of the Draft 1: "even if
density calculations would say otherwise," refers to?

The provisions drafted around “four units per lot” are as follows in the draft
By-law, from Section 801(5)(e):

“Where the maximum permitted density in Table 801A would result in fewer
than four dwelling units permitted in the whole of a building on a lot serviced
by municipal water and sewerage systems with adequate capacity, a
maximum of four dwelling units is permitted in that building provided all other
provisions of this By-law are met”. For example, the provisions for maximum
building height, minimum lot width and all setbacks from lot lines would need
to be met for four units to be permitted.

Note that the provision refers to the whole of a building — in other words, if
the density calculation results in the maximum number of units in a single
building being four or less, then four units would be permitted in that building
regardless of the density calculation. However, if the lot contains (for
example) one half of a semi-detached, then the “four units” provision would
not kick in. (The semi-detached would still be required to permit two
additional units as is required by Bill 23, but in the case of a lot containing
one half of a semi the lot would not be required to allow a fourth unit.)
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As We Heard It Report — Wards 14 and 22

Virtual Information Session

As part of the consultation for Draft 1 of the new Zoning By-law, a ward-specific virtual
information session for Ward 14 and Ward 22 was held on July 31, 2024, from 6:30 to 8:00
PM. This session presented an overview of key concepts relevant to each ward. It included:

- A project overview and public consultation for Draft 1
- Key directions from the City’s new Official Plan

- Planning primer — what is a zoning by-law

- An overview of the new Neighbourhood zones

- An overview of the new Mixed-Use zones

- Ward-specific presentation

- Ward-specific questions & answers session

This As-We-Heard-It report provides an overview of comments shared by attendees during the
ward-specific virtual information session. This report includes an index of topics, an overview
of each of the topics and a summary of questions organized by theme and staff responses.

Index
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a. 15 Neighbourhoods ........ ..o 2
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Ward 14 Somerset

Overview of Topics

a) 15 Minute Neighbourhoods

Theme As We Heard It

Intensification

Advocacy for more intensification in suburban areas to alleviate
pressure in the downtown core.

Services and = Call for more public amenities and essential services such as grocery

Amenities stores and hardware stores closer to residents as currently there is a
strong need for them which is not being met.

= Concern that new provisions for small scale non-residential uses in
residential areas will be abused by using these spaces for
commercial uses that do not support the needs of residents, as this is
something that we have had issues within our ward.

» Advocacy for the necessary amenities to make intensified
communities healthy and livable such as schools, recreation centers,
parks, accessible well-maintained walkways, and medical facilities.

Walking and =  Worry that shopping is difficult to do by walking.

Accessibility = Call for making walkways more accessible and paying attention to
accessibility issues in neighbourhoods.

= Concern that walkability and accessibility issues in the downtown will
make it challenging for senior citizens to live there.
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= Worries that much of the development review and planning process is
in favor of developers and leaving out community concerns.

= Concern about Bill 185 removing the requirement for development
public consultations.

= Support for the alignment of the Zoning By-law with the Official Plan to
reduce exemptions and regulation amendments.

c) Other Topics

= (Call for a vacant land tax to deter land speculators holding land
development for many years which increases the cost of buildings
and dwelling units.

= Advocacy for harmonizing the upcoming CMHC housing
catalogues with municipal building regulations to avoid lengthy
development reviews.

d) Public Consultation

Public »= The need for specific information about what some zoning

Consultation concepts mean and what the implications are for where people live
specifically.

= Concern that issues brought to attention by the community
association are not being heard despite the high population of the
community.

= Frustration from the community considering their concerns are
seemingly not being heard.

= Call for ward-specific sessions to include more detailed
information relevant to the wards in question.
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Questions and Responses

Comment: Concern that planning regulations including the Official Plan and current
zoning by-law are not being respected in many cases due to frequent
exemptions and amendments. Height exemptions on Catherine Street for
example. There is also concern that the new Zoning By-law will further fuel
that due to more lenient regulations.

Work on the new Zoning Bylaw aims to consider the planning framework of
the Official Plan and Secondary Plans and align with it as much as possible
to reduce the need for amendments. This is why the framework of zones has
been further simplified, to ease interpretation and increase predictability.

Are there plans to change the maximum building heights proposed for
neighborhood zones?

The way that height limits are proposed to be structured in the draft By-law is
through a maximum permitted height in meters, which is intended to
correspond to a certain number of storeys. The N1 and N2 are generally
proposed to permit up to two storeys, while N3 permits up to three storeys,
and N4 permits up to four storeys. The N5 zone is intended to contemplate
mid-rise buildings, and the N6 zone is proposed to permit high-rise buildings.

The Neighbourhoods policies of the Official Plan (Section 6.3) set out that the
Zoning By-law shall have regard for “local context and character of existing
development”. This is further discussed in transect policies in Section 5,
which generally state that 4-storey heights in Neighbourhoods are to be
allowed “where appropriate”. As such, many locations, particularly
neighbourhood interiors outside of the Evolving Neighbourhood Overlay, are
proposed to get 2-3 storey heights in accordance with the policies.

Staff are considering the issue of permitting higher construction in low-rise
areas very carefully and are looking at refining the proposed regulations on
heights as part of Draft 2 of the new Zoning By-law, including but not limited
to where three storey heights and taller may be applied.
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How will zoning ensure that small scale non-residential uses in residential
areas add value to the community?

Policy 4 in Section 6.3.1 of the Official Plan states in part:

"The Zoning By-law and approvals under the Planning Act shall allow
a range of residential and non-residential built forms within the
Neighbourhood designation, including: [...] d) To provide for a range of
local services and promote the emergence or strengthening of 15-
minute neighbourhoods, the Zoning By-law may permit compatible and
complementary small-scale non-residential uses and services
(including retail, service, cultural, leisure and entertainment uses) that
primarily serve residents within walking distance [...]".

Proposed provisions to permit small scale non-residential development in
residential areas are generally limited in terms of size as well as permitted
land uses to avoid development which is incompatible with residential uses.

An example of provisions which work on limiting negative impacts of non-
residential uses on residential areas are those in Section 804 -
Neighbourhood Commercial Suffix (c). The provisions restrict the location of
such uses to the ground floor and basement of a residential use building. In
addition, the floor area of non-residential uses in a building generally must
not exceed a gross floor area of 100 square metres. Finally, no parking
spaces are permitted in association with a non-residential use.

Comment:

Request to remove the Minor Corridor designation from Lyon Street due to a
concern that commercial expansion to Lyon will limit residential uses. There
is also a concern that existing businesses on Elgin will be negatively affected
as a result and Elgin depopulated.

Proposed street designations in the Draft 1 of the new Zoning By-law are
based on the Official Plan and secondary plan street designations. Staff note
this issue as there is opportunity for refinement of zoning permissions which
will be reviewed for upcoming drafts.
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Concern that walkability and accessibility issues in the downtown (e.g., poorly
maintained sidewalks) will make it challenging for senior citizens to live there.

The zoning by-law is the City’s main tool for controlling what is built in the city
and shape the way it grows. The Provincial Planning Act allows zoning by-
laws to regulate, among other things, the use of land and the size and
location of buildings and structures. The zoning by-law is also informed by
the new Official Plan policies, adopted by Ottawa City Council on October 27,
2021. The zoning by-law sets out what is permitted to be developed on a
given property e.g. the interior use of a building, setback requirements from
property lines, location of parking.

Methods to ensure new development comes with amenities to support a
community’s needs (i.e. development charges) are out of scope of this new
zoning by-law project. The same is true for infrastructure maintenance and
ensuring that the necessary services for a neighbourhood such as parks and
schools are built. Work on the new Zoning By-law so far has placed great
emphasis on permitting the necessary land uses to allow a variety of services
in neighbourhoods in accordance with the Official Plan intent to create
walkable 15-minute neighbourhoods.

Is it possible to impose time limits on development approvals, i.e. that an
approval will expire within a certain period of time?

There are existing timelines associated with the site plan control process. In
terms of development applications that involve changing the zoning of the
site, the Planning Act would likely not permit that.

Comment about the need to allow more height within Ontario Building Code
Part 9 to promote more affordable unit construction.

The building code is set by the provincial and federal levels of government
rather than the municipal.
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Comment:

Request for more explanation on how the Minor Corridor designation applied
to certain streets in Ward 14 impacts development and surrounding areas, as
well as the impact of the proposed Minor Corridor provisions on street trees.

The Minor Corridor (CM) designation is proposed to permit a mix of uses to
support the day-to-day needs of residents in accordance with policy 6.2.2 of
the Official Plan which permits and encourages compact, mixed-use,
pedestrian-oriented development along Minor Corridors. The subzones vary
in terms of the front yard setback and maximum building height permitted.

For Ward 14, CM1 provisions would apply to Minor Corridors as the ward is
in the Downtown Core Transect. The provisions in CM1 are loosely similar to
those in the Traditional Mainstreet (TM) zone in Zoning Bylaw 2008-250 with
some changes to reflect the intent of Official Plan policies for Minor Corridors.

Policies in Section 5 and Table 7 of the Official Plan set out maximum
building heights for Minor Corridors to be “up to high-rise” subject to abutting
a wide right-of-way and having sites large enough for appropriate built-form
transition. For the CM1 subzone, maximum building heights of nine storeys
are permitted in keeping with Table 7 of the Official Plan.

For more information on provisions for the CM zone, please refer to Section
906 (pages 190-195) of the new Zoning By-law Draft 1 text available here:
https://engage.ottawa.ca/28126/widgets/119508/documents/133163

Zoning cannot directly require that trees be planted on a property; it can
require that landscaped areas be provided which can be used to support tree
planting and growth. To that end, the Neighbourhood zones (for example)
propose to include aggregated soft landscaping requirements in both front
and rear yards, so that sufficient vegetative space can be provided and
configured in such a way as to ensure the ability to plant trees on-site.

How will affordable housing, especially rentals, be protected in this process?

Staff note this and will take it into account when planning next drafts of the
new Zoning By-law. Please note that the Zoning By-law determines what
uses are permitted on a lot and cannot directly prevent building demolitions.
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Ward 22 Riverside South-Findlay Creek

Questions and Responses

M What would be the impact of the airport on zoning and on growth in the area?

The impact of the Ottawa International Airport on surrounding development
growth is controlled in the new zoning by-law through the Airport Influence
Area Overlay and the Ottawa International Airport Economic District zone.

Airport Influence Area Overlay

The current provisions in Zoning By-law 2008-250 for Airport Operations in
Section 70 — Protection of Airport Operations are being carried forward.
Schedule 6 of the current Zoning By-law will be displayed as an overlay —
The Airport Influence Area Overlay (Section 503 of Draft1 text).

The Airport Influence Area Overlay applies development restrictions to
reduce the impact of noise from aircraft operations, bring awareness of
possible exposure to noise, and to protect airport operations from potential
conflicting uses. Changes to airport operations may increase aircraft noise in
these areas. Official Plan policies relating to these zones are detailed in
Section 10.2.2 — Protection of airport and aircraft operations.

In other words, the overlay, also illustrated on Schedule C14 of the Official
Plan, ensures that development of new noise-sensitive land uses such as
residential land uses is restricted near the airport. The overlay is also used to
separate heavy industry uses from the airport to avoid adverse effects of
airport operations on sensitive industrial uses and to protect the long-term
economic viability of industrial uses and major facilities. The Development
Reserve Zone and the Industrial and Logistics Zone are applied to Ward 22
lands within the Airport Operating Influence zone to reserve the lands for
non-sensitive uses.

EDA - Ottawa International Airport Economic District zone

The MacDonald-Cartier International Airport, currently zoned T1A —
MacDonald-Cartier International Airport Subzone, has been designated as
the Ottawa International Airport Economic District under the Official Plan.
Section 6.6 of the Official Plan provides policies for the seven, city-defining
Special Districts and Economic Districts and provides guidance to the
development approvals processes and policies regarding improvements to
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the public realm. A new zone (Part 12, Section 1206) has been created to
reflect the new designation, the EDA - Ottawa International Airport Economic
District zone.

The purpose of the Ottawa Airport Economic Zone is to:
* Recognize the Ottawa International Airport (YOW) as a major
economic generator of the region.
* Permit uses that serve employees, travellers, airport operations,
and those that are part of the goods movement network.
* Prohibit uses that have the potential of interfering with the safe
operation of the airport.

Why are we focused on electric vehicles when they have not been tested in
Canadian winters?

The draft Zoning By-law takes its direction from a number of city planning
policy documents, among them is the Climate Change Masterplan. There is a
general emphasis in the climate change master plan on transitioning to
electric power, as well as transitioning away from carbon-based power to
lower GHG emitting forms of energy generation and emissions associated
with transportation. There are also federal targets to have electric vehicles be
the predominant form of transportation in Canada by certain dates. The
Zoning By-law only provides permissions to have them in place to aid in
achieving these goals. The new zoning by-law also does not require electric
vehicle charging infrastructure to be provided unless parking spaces are
provided.

| am concerned about how residents in our ward can heat their homes during
power outages, considering the distance from the urban area. Will we still be
able to get gas?

The Zoning By-law does not prohibit any form of energy generation and
generally does not regulate utilities such as natural gas pipelines, yet it
recognizes and permits them. The Zoning By-law does not have jurisdiction
under the Planning Act to regulate utilities such as natural gas.
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m What would be the square footage permitted for each dwelling unit?

There are minimum unit size requirements outlined in Section 708 of the
Draft 1 Zoning By-law depending on the location and the type of
development. In the case of a mid-rise or high-rise building containing
dwelling units, at least 5 per cent of dwelling units must have at least three
bedrooms, or a minimum gross floor area of at least 80 square metres. In the
case of a low-rise residential use building on a lot of 450 square metres or
greater zoned N1-N6 - Neighbourhood, at least 15 per cent of dwelling units
must have at least three bedrooms, or a minimum gross floor area of 80
square metres.

Will the 15-minute Neighbourhoods concept limit freedom of movement for
residents?

No, it will not. Residents will have freedom of movement. The Zoning By-law
does not apply in the right of way. The Zoning By-law only applies within the
lot line. Therefore, zoning cannot limit mobility.

Maximum densities are introduced in the new Zoning By-law draft. Where are
maximum densities specified in the official plan? Why in many instances are
the maximum densities in the new Zoning by-law draft significantly higher
than the target densities in the official plan?

The Official Plan sets density targets for Neighbourhoods to be achieved over
a 25-year period. Increased density is a way to meet the Official Plan’s goals
to achieving more affordable housing options and healthy, complete
communities. The draft Zoning By-law takes its cue for density regulations
from the directions in Tables 3A and 3B in Section 3 of the Official Plan.
Table 3A outlines density requirements for Hubs and Mainstreet Corridors,
while Table 3B has density targets for the Neighbourhood designation.
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The maximum densities proposed for the N1 through N3 zones are higher
than the density targets set out in the Official Plan by transect, and
significantly higher in the case of the N3 zone. Higher density maximums on
a per lot basis are necessary in zoning (which applies at the level of the
individual lot) so that, in aggregate, neighbourhood-level densities can meet
the minimum density targets in Table 3b of the Official Plan by 2046. The
minimum density targets are a targeted average. To achieve the target
average, a portion of redevelopment must therefore be greater than the
target density.

On average only a small number of properties in the city, approximately 1 per
cent, are redeveloped each year. Further, when that redevelopment occurs,
the density of that development will vary depending on decisions made by the
property owner. One single detached dwelling may be replaced by another
single detached dwelling, with no increase in overall density on the lot, or the
single detached dwelling may be replaced by a three-unit or six-unit building.

The diagrams below provide further explanation.

The diagram below shows a hypothetical neighbourhood block one hectare in
size, composed of 22 lots, each lot with one detached dwelling on it. Each of
the lots is 450 square metres. This block has a density of 22 units per
hectare.

The maximum densities permitted in the proposed N1 through N3 zones
exceed the targets for Neighbourhoods in Table 3b of the Official Plan. This
is to account for the fact that the average area-wide increases to density will
be lower than the maximum permitted. For example, it is relatively common
to see a detached dwelling replaced by a two, three or four-unit building,
instead of a six-unit building. For these reasons, it is necessary to permit
densities that are higher on a per-lot basis than the transect-wide targets in
Table 3b of the Official Plan.
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The above diagrams illustrate the flow of density levels and the number of
units at the lot, block, neighbourhood level for low-rise zones (N1-N4).

At the block level, a hypothetical neighbourhood block one hectare
(10,000m?) in size, composed of 22 lots, each lot with one detached dwelling
on it, has a density of 22 units per hectare. The diagram shows three lots
being redeveloped, with one six-unit building, having a density of
approximately 130 units per hectare, and two 12-unit buildings having a
density of 260 units per hectare.

12
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This increases the number of units on the block from 22 units to 49 units, with
a density of 49 units per hectare. This scenario illustrates why the per lot
densities permitted in the primary zones need to be higher than the targets in
Table 3b of the Official Plan, if those minimum targets in the Official Plan are
to be met by 2046.

In summary, the minimum units-per-hectare Official Plan targets and
Neighbourhood zone maximums are, despite both using “units per hectare”,
measuring two different things at two different scales:

» The minimum density targets in the Official Plan represent the
average level of density that is intended to be achieved across the
entirety of each transect. For example, the 40-60 units per
hectare target prescribed in the Official Plan for Neighbourhoods in
the Outer Urban transect is an average that applies across the
entirety of that transect.

» The units-per-hectare maximums in the N1-N4 zones, however,
are just that — they are the maximum intended to be permitted on a
lot and apply on an individual lot basis. For example, if an
individual 15 m x 30 m lot contains a detached dwelling (1 unit),
that lot has a density of 22 units per hectare. The overall density of
the neighbourhood in which that lot is located may be higher or
lower depending on the lot sizes and types of housing that exist
within the rest of the neighbourhood.

m Will we be able to have another gas station at Riverside south at some point?

Gas stations are a permitted use in the Ottawa Airport Economic District, in
some Industrial and Transportation zones, in some mixed-use zones, and in
the Hub zones in the suburban transect. As such, it is a matter of whether a
business decides to locate where there is a permission for a gas station use.

Will multi-unit dwellings be permitted?

Multi-unit dwellings will be permitted in varying heights based on the location.

13
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As We Heard It Report — Wards 7, 8 and 9

Virtual Information Session

As part of the consultation for Draft 1 of the new Zoning By-law, a ward-specific virtual
information session for Wards 7, 8 and 9 was held on August 21, 2024, from 6:30 to 8:00 PM.
This session presented an overview of key concepts relevant to each ward. It included:

- A project overview and public consultation for Draft 1
- Key directions from the City’s new Official Plan

- Planning primer — what is a Zoning By-law

- An overview of the new Neighbourhood zones

- An overview of the new Mixed-Use zones

- Ward-specific presentation

- Ward-specific questions & answers session

This As-We-Heard-It report provides an overview of comments shared by attendees during the
ward-specific virtual information session. This report includes an index of topics, an overview
of each of the topics and a summary of questions organized by theme and staff responses.

Index

Title
1 Ward 7 Bay — Councillor Theresa Kavanagh
Summary of Comments Received ...
Summary of Questions and Staff Responses....................coooiis

2 Ward 8 College — Councillor & Deputy Mayor Laine Johnson
Summary of Comments Received ...........cooooiiiiiiiiiiii
Summary of Questions and Staff Responses ...................o.ooene.

3 Ward 9 Knoxdale-Merivale — Councillor Sean Devine
Summary of Comments Received ..o
Summary of Questions and Staff Responses ...................ooene.

Page
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22
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Comments Received

w Zoning By-law

Ward 7 Bay

Theme As We Heard It

Intensification ]

Concern with the lag between increased density and the provision
of services and amenities for residents.

Seeking clarity on the definition of the Evolving Neighbourhood
Overlay.

Concern with increased density in Neighbourhoods, especially
above Official Plan targets.

Clarifying the permitted heights and densities in N1-N3 zones.

Transportation .

Questioning how transportation issues are factored into the
proposed density targets and permissions.

Future .
Development

Questions on the future of development applications such as
Zoning By-law Amendments and Minor Variances and if the new
Zoning By-law will reduce these applications or change the
process.

Seeking clarity on the interaction of Secondary Plans and the
Zoning By-law.
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Questions and Staff Responses

Question: What is the reason for proposing that most of the lots along Holly Acres Rd.
be zoned N3D? These houses do not front Holly Acres Rd.

- | The upzoning of these lots along Holly Acres Rd. is due to their proximity to
Carling Avenue (designated Mainstreet Corridor in Schedule B3 of the
Official Plan) and the western edge of the Bayshore hub. This means that
these areas lie within the Evolving Neighbourhood Overlay, as seen in
Schedule B3. Staff will review and refine this for subsequent drafts of the new
Zoning By-law to ensure the intent is applied appropriately.
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At peak hours, especially in the winter, traffic on Carling Avenue and
Richmond Road is slow. Moreover, increased traffic creates noise pollution
for residents. Are transportation issues factored into densification decisions in
the new Zoning By-law?




New Zoning By-law

The new Zoning By-law does not determine where density and height should
go, instead follows Official Plan directions. The Zoning By-law provides
specific regulations that apply to new development and sets out what is
permitted to be developed on a given property e.g. the interior use of a
building, setback requirements from property lines, location of parking.

The new Zoning By-law proposes mostly low-rise zoning in neighbourhoods,
while mid-rise and high-rise are limited to Hubs, Mainstreets, and Minor
Corridors. This is to implement the Official Plan which provides for higher
densities in the Neighbourhood designation in strategic growth areas that are
adjacent to Corridors, Hubs and near rapid transit stations. As such, the
transit system is intended to support intensification and help divert some
traffic.

Height transitions are also proposed in accordance with the Official Plan
policies. Development is proposed to be required to step down towards
residential areas, this would further have a limiting effect on the number of
units permitted.

In addition, on average only a small number of properties in the city,
approximately 1 per cent, are redeveloped each year. Further, when that
redevelopment occurs, the density of that development will vary depending
on decisions made by the property owner. One single detached dwelling may
be replaced by another single detached dwelling, with no increase in overall
density on the lot, or the single detached dwelling may be replaced by a
three-unit or six-unit building. This indicates that zoning changes will not
immediately overload the transportation system.

While the Zoning By-law is concerned with the built form, work on the
Transportation Master Plan considers the transportation projects required to
accommodate the growth adopted by council in the Official Plan.

Regarding parking, removing minimum parking space rates from the Zoning
By-law does not mean that no parking will be provided with new
developments. Rather, it gives property owners, businesses, and developers
the ability to choose how many spaces to provide in accordance with need.
The Zoning By-law will continue to regulate the minimum number of visitor
parking spaces associated with a residential development.

Ending regulations on parking requirements will encourage efficient use of
land and create more comfortable walking environments. The increased
densities and permissions for a mix of land uses will help bring local services
and amenities closer to where people live, decreasing reliance on private
vehicles.
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Question:

Only N1, N2, and N3 zones have both maximum heights and densities
specified. On a 50 by 100 foot lot, N2 maximum densities would allow 6 units
on a lot with 1 unit today. In N3, 11 units would be allowed. It is hard to
imagine 11 units in 3 storeys or less. What built form will be permitted in N2 &
N3 zones?

Question:

Is the permitted height limited to 8.5 metres in N2 and 11 metres in N3, or will
these built form standards be superseded by the maximum density allowed?

The primary zones set out the density and height, so both regulations apply.
For example, on a 50 foot by 100-foot lot, the N2 would allow you up to 6
units. The N2 also has a height limit of. 8.5 metres. The property’s built form
is required to stay within the 8.5m height, and how the permitted 6 units can
fit within that height is up to a property owner/builder.

Every primary zone also has a subzone that controls lot size and setbacks.
As such, all standards apply and are not superseded in any way by density.

In addition, lots often are not developed to the permitted maximum density.
The density that gets built on a lot depends on market factors. For example,
there is a stronger market for ground-oriented units than for stacked multi-unit
dwellings. This is because there is a high demand for ownership, which
requires a plan of condominium for multi-unit dwellings.
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There is always lag time between growth and services to accommodate it,
e.g. schools, parks, recreation. Are there clear policies to reduce and prevent
that this time? This is what makes densification a problem in many cases.
Can approval of projects also be conditional on services being adequate to
accommodate increased population?

The Zoning By-law is the City’s main tool for controlling what is built in the
city and shape the way it grows. The Ontario Planning Act allows Zoning By-
laws to regulate the use of land and the size and location of buildings and
structures. The Zoning By-law is also informed by the new Official Plan
policies. The Zoning By-law sets out what is permitted to be developed on a
given property e.g. the interior use of a building, setback requirements from
property lines, location of parking.

Methods to ensure new development comes with amenities to support a
community’s needs (e.g. development charges) are out of scope of this
Zoning By-law review project. The same is true for infrastructure
maintenance and ensuring that the necessary services for a neighbourhood
such as parks and schools are built. Work on the new Zoning By-law so far
has placed great emphasis on permitting the necessary land uses to allow a
variety of services in neighbourhoods in accordance with the Official Plan
intent to create walkable 15-minute neighbourhoods.
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M Where can we find the definition of the Evolving Neighbourhood Overlay?

The definition can be found in Section 5.6.1 of the Official Plan defines the
extent of the Evolving Neighbourhood Overlay (ENO) as follows:

“The Evolving Neighbourhood Overlay will be applied generally to the
properties that have a lot line along a Minor Corridor; lands 150 metres
from the boundary of a Hub or Mainstreet designation; and to lands
within a 400-metre radius of a rapid transit station.”

The Evolving Neighbourhood Overlay (ENO) policies of the Official Plan are
proposed to be implemented in the new Zoning By-law via the application of
higher-density Neighbourhood (N) zone designations.

For example, where a currently R1-zoned neighbourhood in the Outer Urban
transect is generally proposed to be zoned N2 in the draft By-law, areas
subject to the ENO would instead be proposed to be zoned N3, which would
permit a greater level of density. The same applies to subzones, as there is
direction in the ENO policies to gradually shift development towards a more
“urban” character compared to the interior of the neighbourhood.

To establish which properties would be subject to the Evolving
Neighbourhood Overlay (ENO) policies in the draft Zoning By-law, a network
analysis was performed using available GIS data for existing pedestrian
facilities to measure the walking distances for properties from the Hub and
Mainstreet designations and to lands within a 400-metre radius of a rapid
transit station. The purpose of using a network analysis is to recognize that
there may be cases where the actual walking distance from a
Mainstreet/Hub/transit station to a given lot may be significantly greater than
its “as-the-crow-flies” distance in the above policy, such that it may not be
appropriate to zone it for higher density because the walking distances is
much further than the distances contemplated in the policies.
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Staff interpreted the above policy to determine walking distances for the
network analysis, as follows:

Minor Corridor: properties with a lot line that has frontage on a
Minor Corridor;

Hub: properties that are within 150 m of the boundary of Hub —
equating to a 400 m walk (approx. 5 minutes);

Mainstreet Corridor: properties that are within 150 m of a road
designated Mainstreet Corridor — equating to a 400 m walk
(approx. 5 minutes); and

Rapid Transit Station: properties that are within a 400 m radius of
the centre of a Rapid Transit Station — equating to a 600 m walk
(approx. 10 minutes).

Following the network analysis, any property that met one or more of the
above criteria was determined to be located within the ENO. Further, where
75% or more of a block (i.e. the same street) was deemed to be within the
ENO, all parcels within that block were deemed to be part of the ENO to
maintain continuity. Parcels considered to be within the ENO were
subsequently proposed to be zoned to a higher density Neighbourhood (N)
zone in the first draft of the By-law (e.g. a R1 zoned lot in the ENO might be
proposed to be zoned N3 where it would otherwise be proposed to be N2).

The following primary zone conversions (from current 2008-250 zoning to
Draft 1) were used for each transect for the Evolving Neighbourhood Overlay:




””4):' owa

Staff are open to looking at how the Overlay is being applied in the new By-
law as part of subsequent drafts, to ensure that it is being implemented in a
consistent and clear manner. Staff acknowledge that the policy with respect
to the ENO can be difficult to implement in a consistent manner that makes
sense for every neighbourhood, particularly when factoring in street patterns
(e.g. cul-de-sacs) and actual walking distances.
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Question: Are the existing site-specific exceptions all being carried forward? If they are,
are they being reviewed in their entirety to remove any redundancy or to
ensure they are in line with the intent of the new Zoning By-law provisions?

e | Staff are carrying out a more detailed review of the exceptions as part of the
second draft by-law. That will include deciding whether to carry forward
exceptions, and in some cases modifying them to be more up to date with the
structure of the new bylaw. This could also include the removal of some in
accordance with the proposed new Zoning By-law changes.

11
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How do the Secondary Plans and Height Strategy map override the proposed
new Zoning By-law zones?

Secondary plans set out more specific policies that may have an impact on
things like the permitted density of an area, or the permitted primary zone or
building height of an area.

For example, there are some secondary plans that may designate certain
Mainstreet or Minor Corridors as low-rise corridors. This would mean that
even though it may still be appropriate to get a Corridor zoning such as the
Mainstreet or the Minor Corridor, the Secondary Plan might dictate a lower
height and that would need to be reflected in the zoning.

As that relates to the Secondary Plans that are currently in progress such as
Lincoln Fields and Pinecrest Queensview Secondary Plans, there may have
to be changes and refinement to the proposed zoning as part of the policies
that come into force from the secondary plan. This is to ensure that the
Zoning By-law aligns with the policy that comes from those secondary plans.
Further regarding the relationship of those two secondary plans to the new
Zoning By-law, there will be zoning also put forward, but only for specific
areas. For Lincoln fields, the teams providing the zoning for the RioCan site
are only implementing the zoning for the Hub designation. That is generally
along Queens view drive to the end of Lyon Street and past where there is
the OC transport maintenance. The zoning team will then look at the zoning
outside of those areas and implement the new Zoning By-law as best fits with
the secondary plans that Council adopted.

Regarding the Height Strategy, which deals with permitted heights in Hubs
and Mainstreets abutting neighbourhoods, it is a visual representation of how
the height limits are intended to work in these zones. For example, in the
provisions for the MS-2 zone for Mainstreets, the height permissions vary
based on the distance from an abutting neighbourhood zone (N1 to N4). The
farther away a lot is from a nearby neighbourhood, the taller the height
permitted on it. Therefore, the full height is intended to be permitted at the
furthest distances away from the neighbourhood zones and on the deepest
lots where there can be more separation of the tallest heights. As such, the
height strategy map reflects the permitted height provisions proposed in the
new Zoning By-law Draft.

12
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m Will McKellar Park remain as it is?

The proposed zoning for residential lots in the McKellar Park area is
generally N2 and N3. This depends on whether a lot lies in the Evolving
Neighbourhood Overlay in the Official Plan or in the neighbourhood’s
‘interior’. The N3 zone is generally proposed for lots near the Hub at the
intersection of Carling Ave. and Woodroffe Ave., and lots close to Carling
Ave. and Richmond Road.

This is in accordance with Section 5.6.1 of the Official Plan, which provides
more direction as to the intended extent of the Evolving Neighbourhood
Overlay (ENO). Policy 1 of Section 5.6.1 states in part:

“The Evolving Neighbourhood Overlay will be applied generally to the
properties that have a lot line along a Minor Corridor; lands 150 metres from
the boundary of a Hub or Mainstreet designation; and to lands within a 400-
metre radius of a rapid transit station.”

In the first draft of the New Zoning By-law the ENO policies are implemented
via assigning higher-density primary Neighbourhood zones to areas
considered to be located within the overlay. For example, in the case of the
Outer Urban transect, a R1-zoned property within the ENO as described in
Section 5.6.1 of the Official Plan would generally be proposed to be zoned
N3 in the draft zoning, whereas it would be generally proposed to be zoned
N2 where the property is outside the ENO.

Regarding existing parks, the new Zoning By-law general approach is to
zone them as Greenspace Zone or Recreation Zone, which correspond to
the current Open Space & Leisure Zones in Zoning By-law (2008-250).

McKellar Park is proposed to be zoned Recreation Zone, Subzone 1 (REC1),
which corresponds to the current Community Leisure and Facility Zone (L1).
The current Community Leisure Facility Zone (L1), Major Leisure Facility
Zone (L2) from Sections 173 and 175 of the Zoning By-law 2008-250 and
subzones L1A and L2B are condensed to one section - Recreation Zone.

For information about the REC Zone provisions in Draft 1 of the new Zoning
By-law, please refer to section 1102 (page 215) of the Draft 1 text, found
here: https://engage.ottawa.ca/28126/widgets/119508/documents/133163
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Question:

Why is the density proposed to be increased drastically? (Example: R1 = 1
unit, now N2/N3, = 6/12 units)

When 1 building gets replaced with 12 with no on site parking, the parked
cars will be pushed into the street.

Question:

The Official Plan has target per lot densities specified in Table 3b. Planning is
proposing an omnibus change in the Official plan that recommends the per lot
densities be applied as area-wide densities. Then the Zoning By-law draft lists
maximum densities for N2 and N3 zones which are in the order of double to
four times the targets in the Official Plan.

With actual population tracking below Official Plan forecasts, can you explain
quantitatively what has changed to make these huge changes in allowed
housing density in neighbourhoods?

The Official Plan sets density targets for Neighbourhoods to be achieved over
a 25-year period. Increased density is a way to meet the Official Plan’s goals
to achieving more affordable housing options and healthy, complete
communities.

The draft Zoning By-law takes direction for density permissions from Tables
3A and 3B in Section 3 of the Official Plan. Table 3A outlines density
requirements for Hubs and Mainstreet Corridors, while Table 3B has density
targets for the Neighbourhood designation.

The maximum densities proposed for the N1 through N3 zones are higher
than the density targets set out in the Official Plan by transect, and
significantly higher in the case of the N3 zone. Higher density maximums on a
per lot basis are necessary in zoning (which applies at the level of the
individual lot) so that, in aggregate, neighbourhood-level densities can meet
the minimum density targets in Table 3b of the Official Plan by 2046. The
minimum density targets are a targeted average. To achieve the target
average, a portion of redevelopment must therefore be greater than the target
density.

14
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On average only a small number of properties in the city, approximately 1 per
cent, are redeveloped each year. Further, when that redevelopment occurs,
the density of that development will vary depending on decisions made by the
property owner. One single detached dwelling may be replaced by another
single detached dwelling, with no increase in overall density on the lot, or the
single detached dwelling may be replaced by a three-unit or six-unit building.

The diagrams below provide further explanation.

The diagram below shows a hypothetical neighbourhood block one hectare in
size, composed of 22 lots, each lot with one detached dwelling on it. Each of
the lots is 450 square metres. This block has a density of 22 units per

.
e

The maximum densities permitted in the proposed N1 through N3 zones
exceed the targets for Neighbourhoods in Table 3b of the Official Plan. This is
to account for the fact that the average area-wide increases to density will be
lower than the maximum permitted. For example, it is relatively common to
see a detached dwelling replaced by a two, three or four-unit building, instead
of a six-unit building. For these reasons, it is necessary to permit densities
that are higher on a per-lot basis than the transect-wide targets in Table 3b of
the Official Plan.

L4
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Meighbourhood Level

The above diagrams illustrate the flow of density levels and the number of
units at the lot, block, neighbourhood level for low-rise zones (N1-N4).

At the block level, a hypothetical neighbourhood block one hectare
(10,000m?) in size, composed of 22 lots, each lot with one detached dwelling
on it, has a density of 22 units per hectare. The diagram shows three lots
being redeveloped, with one six-unit building, having a density of
approximately 130 units per hectare, and two 12-unit buildings having a
density of 260 units per hectare.
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This increases the number of units on the block from 22 units to 49 units, with
a density of 49 units per hectare. This scenario illustrates why the per lot
densities permitted in the primary zones need to be higher than the targets in
Table 3b of the Official Plan, if those minimum targets in the Official Plan are
to be met by 2046.

In summary, the minimum units-per-hectare Official Plan targets and
Neighbourhood zone maximums are, despite both using “units per hectare”,
measuring two different things at two different scales:

+ The minimum density fargets in the Official Plan represent the
average level of density that is intended to be achieved across the
entirety of each transect. For example, the 40-60 units per
hectare target prescribed in the Official Plan for Neighbourhoods in
the Outer Urban transect is an average that applies across the
entirety of that transect.

* The units-per-hectare maximums in the N1-N4 zones, however, are
just that — they are the maximum intended to be permitted on a lot
and apply on an individual lot basis. For example, if an individual
15 m x 30 m lot contains a detached dwelling (1 unit), that lot has a
density of 22 units per hectare. The overall density of the
neighbourhood in which that lot is located may be higher or lower
depending on the lot sizes and types of housing that exist within the
rest of the neighbourhood.

m Can you speak to the ability to rezone after this plan is in place?

The new Zoning By-law will not change whether a property owner can apply
for a Zoning By-law Amendment. However, it is intended to make Zoning By-
law Amendments less necessary by implementing the policies of the Official
Plan. Zoning By-law Amendments will continue to be reviewed in accordance
with the relevant Official Plan policies once the new Zoning By-law has been
adopted.
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Between the new Sherburne and New Orchard LRT stations there is a lot of
densification occurring north of Richmond Road, but little to nothing on the
south side of Richmond Road/Byron Avenue. Do you believe that there will
be a push to have densification on the south side.

Richmond Road from the New Orchard to Sherbourne LRT stations is
designated as a Mainstreet in the Official Plan. That would apply to
properties on both sides of Richmond Road. The Official Plan directs some of
the highest building heights and development intensities to Mainstreets, so
you can expect new development on both sides of Richmond over time.

Byron Avenue and the neighbourhoods to the south of Richmond, are
designated ‘Neighbourhood’ in the Official Plan. Neighbourhoods are also
expected to change and intensify, but the scale (up to 4 storeys) and intensity
of development, are directed in the Official Plan to be much lower. Parts of
Neighbourhood-designated areas close to Mainstreets and transit Hubs are
expected to change and densify at a faster rate than the interior of
neighbourhoods (directed by the Official Plan through the ‘evolving overlay’).
In the draft Zoning By-law increased development potential is being provided
to this area south of Byron, through new Neighbourhood zones. Given the
area is close to transit and the commercial services permitted on the
Richmond Road (and Woodroffe) Mainstreet, as directed by the Official Plan,
you can expect developments over time in the area taking advantage of new
Neighbourhood zoning and these nearby services.
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Given the significant changes in zoning that will impact neighbourhoods in
the inner urban transect and which include evolving overlays due to proximity
to transit hubs, would the City consider providing those neighbourhoods with
focused consultation sessions, once the applicable secondary plans have
been approved? | am specifically referring to the Lincoln Fields and
Pinecrest-Queensview Secondary Plans.

| would certainly find it useful to have the various zoning changes explained,
with reference to maps, preferably in an in-person session. The City held an
extremely valuable open house on these two secondary plans, which could
serve as a model.

As you may know, the Lincoln Fields and Pincecrest-Queensview Secondary
plans are separate from the new Zoning By-law review project. Consultation
on the secondary plans have concluded.

Regarding zoning, it is important to note that zoning is ultimately the
implementation of the Official Plan and the Secondary Plans. Secondary
Plans take precedence over the Official Plan, so the application of zoning
and the appearance of the zoning map for these areas will align with the
policies outlined in the Secondary Plans.

For a detailed understanding of why the zoning map looks the way it does,
we recommend referring to the policies in the Secondary Plans. These
documents provide comprehensive explanations of the zoning changes and
their intended outcomes.
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What will the new Zoning By-law mean with respect to applications to the
Committee of Adjustment for minor variances, especially in relation to the
proposed maximum height limits?

A property owner has the right under the Planning Act to file an application
for Minor Variance to the Committee of Adjustment, which can be granted if,
in the Committee’s view, all four tests under Section 45 of the Planning Act
are met. These tests include whether or not an application meets the
underlying intent of the Zoning By-law and Official Plan.

For example, with respect to height restrictions in the Neighbourhood zones,
the intent of the N1 to N4 zones is that they permit low-rise heights (4 storeys
or fewer), in accordance with Official Plan policy which designates
Neighbourhoods as being low-rise. Variances from these restrictions would
generally need to demonstrate that the building as varied would remain within
this intent, and is still compatible with surrounding context.

Is this zoning map on the screen the most up to date or is the online draft 1
interactive map the most up to date? | understand that many of these
properties with a height suffix of 61 metres are no longer showing as having
that height limit on the interactive map.

The most up-to-date proposed new Zoning By-law map is the one available
on the online interactive map: Maps and zoning | City of Ottawa

Staff continue to review existing Height suffixes and are updating the zoning
map accordingly.

Can you please speak to the timing of the Lincoln Fields and Pinecrest
Queensview Secondary Plans and its process?

We anticipate that the Lincoln Fields Secondary Plan and the Pinecrest
Secondary Plan will be going to Committee and Council in Q4 2024.
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Ward 8 College

Comments Received

Theme As We Heard It
Density = Questioning why Draft 1 proposes allowing 4 units as of right on
serviced lots, whereas the province recently permitted 3 units as
of right.
= Seeking clarity on the definition of the Evolving Neighbourhood
Overlay.

= Seeking clarity on the future development of Minor Corridors and
what this increased density might look like.

= Confirming the number of rooming units permitted per building.

= Seeking clarity on the density threshold for requiring a Site Plan
Control application.

Neighbourhoods

= Seeking clarity on the differences between Neighbourhood zones
and justification for their application in specific locations.

= Concern about light pollution and shadowing impacts due to new
development.

= Seeking clarity on the purpose of Secondary Plans.

Greenbelt = Seeking information on any changes to the designation or size of
the Greenbelt.

Public = Emphasizing the need to use simple language for public

Consultation consultation material.

= Confirming the status of the draft by-law and what changes are
still possible to the content.
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Questions and Staff Responses

m What is a Secondary Plan, and would you please provide an example?

A secondary plan is a comprehensive planning document that provides
detailed policies and guidelines on how to manage growth and development
within a specific area, known as a Secondary Plan Area. These plans often
include a schedule that divides the secondary plan area into various
designations, such as Neighbourhood designations or Corridor designations.

Each designation in the secondary plan has policies tailored to the specific
characteristics and needs of that area. These policies may differ from those
in the Official Plan to better address local circumstances. For instance, a
neighbourhood designation in a secondary plan will have distinct policies
specifically designed for that neighbourhood, while a corridor designation will
have its own set of policies suited to that type of area.

Directions and policies outlined in a secondary plan are typically informed by
public consultations, ensuring that the plan reflects the community's input and
concerns. This makes the secondary plan a crucial tool for guiding
development in a way that aligns with the needs of the local population.

As an example, the Pinecrest-Queensview Secondary Plan is expected to be
circulated for public review and feedback in Q4 2024.
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If a development is planned to exceed the height and servicing requirements
of a coach house (the height exceeds one storey and the building is serviced
separately), would the development need to go through site plan control?

Recent changes to the Planning Act under Bill 23 have introduced new
limitations on municipalities' ability to apply site plan control. Specifically,
developments of 10 units or fewer are no longer subject to site plan control,
which is a significant regulatory process that can be costly. This means that
developers could choose to limit their projects to 10 units to avoid the
expensive and complex site plan control process. However, once a
development exceeds 10 units, the project becomes subject to site plan
control under current rules, significantly increasing the costs and regulatory
requirements. This change is likely to influence the size and scope of new
developments in Ontario.

Regarding coach houses, they are additional units allowed in the rear yard of
a lot, separate from the buildable area typically defined by the lot's setbacks.
For example, if a homeowner intends to keep their existing bungalow on the
lot, there may not be sufficient space to add another building behind it unless
it is a single unit like a coach house. The feasibility of adding multiple units
depends on factors such as lot orientation, size, and zoning provisions. Even
though a zone might permit up to 12 units, the lot's dimensions and setback
requirements might make it impossible to achieve that maximum density.
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m What kind of changes to the draft Zoning By-law are possible at this stage?

The primary zone that has been selected for an area, along with its
boundaries, can still be reviewed. The new Zoning By-law is intended to
implement the designations from the Official Plan, such as Hub zones, which
correspond to specific policies in the Official Plan. However, zoning can be
very detailed, allowing for adjustments and refinements. For example,
suffixes can be added to zone codes to reflect specific characteristics, like a
height suffix to preserve the existing character of a neighbourhood.

If a neighbourhood is predominantly made up of bungalows that are only 1 or
1.5 storeys tall, but the current zoning allows for buildings up to 11 metres in
height, it might be appropriate to add a height suffix that limits the height to
8.5 metres. This would better align with the existing built form of the
neighbourhood.

These are the types of changes that you can certainly provide feedback on.
We will review your comments and make efforts to revise the Zoning By-law
to better reflect the character and needs of the community.

m Will the new Zoning By-law reduce or remove the Greenbelt areas?

The approach to zoning in the Greenbelt has been to carry forward the
existing rights. This means that where lands are designated as Rural or
Environmental Protection areas, those protections remain in place. New
zones have been created to implement policy directions from the Official
Plan, but these do not result in any loss of land in the Greenbelt. Instead,
they may add additional permissions, such as recognizing existing uses or
allowing for research and development on NCC lands. To be clear, lands in
the Greenbelt are not proposed for redevelopment—the new by-law
essentially proposes a continuation of the current protections.
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According to the Secondary Plan, our street is identified as an Evolving
Neighbourhood. What does that mean?

The Evolving Neighbourhood Overlay policies are included in the Official
Plan. If you look at the B-series schedules in the Official Plan, you will see
the Evolving Neighbourhood Overlay represented by small purple speckles
overlaid with a lighter purple color. These areas are typically located near
busy corridors or hubs, and the Official Plan directs that higher-density forms
of development should be considered and permitted in these zones.

The role of the new Zoning By-law team is to translate these policy directions
into the Zoning By-law, allowing for additional development opportunities in
the areas identified by the Evolving Neighbourhood Overlay. That is why the
higher density zones are focused in these specific areas—it’s a direct result
of the overlay’s guidelines.

The Planning Act required three units to be permitted per lot. Why does the
new zoning propose four units as of right, rather than making gradual
changes?

The Province’s amendment to the Planning Act does mandates that
municipalities must allow three units per lot on serviced properties. The four
unit proposal is to implement the agreement made by the City with the
Federal government as part of the Housing Accelerator Fund. This fund is a
federal initiative through which the City is receiving over $170 million in
funding for affordable housing.

As part of this commitment, the City agreed to consult the public on the
possibility of increasing the minimum to four units per lot. Right now, three
units are required by the Planning Act, which always overrides Zoning By-law
if there is a conflict. City Council has agreed to explore the option of
permitting four units, which is why this has been included as a provision in
the draft.

The current City of Ottawa’s Zoning By-law was brought into alignment with
the Planning Act to acknowledge the three unit permissions in 2023.
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Response:

n Zoning By-law

Are there provisions in the zoning regulations for light abatement (i.e. light
pollution) and for shadows cast by large buildings for those who are using
solar power?

Zoning By-laws under the Planning Act do not have the authority to regulate
lighting—that falls under site plan control. Unfortunately, zoning cannot
address every issue, it is primarily concerned with the size and location of
buildings.

Regarding solar panels, the City’s legal position is that there is no "right to
light" under the Planning Act.

While there are permissions for solar panels on roofs and in certain city
locations, it is important to recognize that cities evolve. Taller buildings are
permitted in some areas, which can lead to changes in building heights and
potential shadowing impacts. In such cases, mitigation strategies, like
relocating solar panels to another side of a roof, might be necessary to
maintain sunlight exposure.
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Question:

What were the criteria used to upzone properties on a street like Abingdon to
N3D? The threshold seems very low. | could end up next to a 12-unit building
if my neighbour sells to a developer.

Question

In Queensway Terrace South Ridgeview for example, we have a mix of N2
and N3 Zones on lots that are all 50x100 feet. Why are they proposed to
have two different zone codes?

One can refer to the primary zones in Table 801A. A conversion table is
available on the project’s Engage Ottawa page which clearly outlines how the
zones have been converted. The process is based on whether a lot lies in the
Evolving Neighbourhood Overlay or in the interior of a neighbourhood.

For example, if the property is in the interior of a neighbourhood and was
previously in an R1 zone, it is proposed to be converted to N2. If the lot was
in an R2 zone, it is proposed to be converted to N3. However, in areas
covered by the Evolving Neighbourhood Overlay—where policies direct
increased density near Mainstreet Corridors and Hub designations—the zone
code increases by one level to reflect those policies in the Official Plan. So, if
a property was in an R2 zone near a Minor or Mainstreet Corridor, instead of
moving to R3, it would be upzoned to R4 to accommodate the additional
density.

This conversion process is straightforward and directly tied to the Official
Plan policies for the Evolving Neighbourhood Overlay. If you need more
details, we encourage you to visit the zoning Engage Ottawa page. The staff
report from April 29th, particularly Document 10, explains this methodology in
detail with diagrams and tables. The report provides comprehensive
information on how staff transitioned the current R zones into the new
neighbourhood zones.
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Is the current Single Occupancy Room limit at 7 units without need for
variance permit, going to change to more units?

The Official Plan has a policy directing the Zoning By-law to permit rooming
houses across all Neighbourhood Zones and, more broadly, in urban zones
throughout the city. This is a new requirement reflected in the draft Zoning
By-law, as mandated by the Official Plan.

The policies do not permit the Zoning By-law to establish restrictions,
including minimum separation distances or caps, whose effect is to limit the
opportunity to provide such housing forms. Section 4.2.3 of the Official Plan,
states the following with respect to rooming house uses:

“1) The City recognizes that many individuals may not constitute nor form
part of a household and may rely on long-term housing other than the
traditional dwelling unit. The City shall enable the provision of housing
options for such individuals through the implementing Zoning By-law, as
follows:

a) Permitting, in any zone where residential uses are permitted,
alternative, cooperative or shared accommodation housing forms
serving individuals for whom an entire dwelling unit is unnecessary,
unaffordable, or inappropriate including:

/) Rooming houses;

ii) Retirement homes;

iii) Residential care facilities;

iv) Purpose-built student housing;

v) Group homes; and

vi) Other long-term housing forms that serve the needs of
individuals not forming part of a household.

b) Further to Policy a), the City shall not establish restrictions,
including minimum separation distances or caps, whose effect is to
limit the opportunity to provide such housing forms.”
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In accordance with the Official Plan policies, the draft Zoning By-law permits
a rooming house in any zone where residential uses are permitted.

e No more than one rooming house is permitted in a building in a
residential zone.

e A building containing a rooming house in a residential zone may
contain no more than one dwelling unit.

¢ A rooming unit may not contain more than one bedroom.

The draft By-law regulates residential land uses based on the maximum
number of dwelling units permitted on a lot and/or based on the size of the
building permitted on the lot (the maximum height and minimum setbacks
from lot lines).

In the case of a rooming house, two rooming units are considered equivalent
to one dwelling unit. So, in the example of a N1 zone, which is proposed to
permit up to four dwelling units on a lot, this means a rooming house located
in a N1 zone would be permitted a maximum of eight rooming units
(bedrooms) as-of-right. This is roughly the same number of bedrooms as a
four-unit building with two bedrooms in each dwelling unit.

To summarize, the intent of the draft Zoning By-law is to generally permit this
use in zoning, subject to the provisions set out under Section 707 of the first
draft of the new By-law.
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Are there example pictures of what type of buildings would be on a
Mainstreet Corridor? Specifically, I'm interested in how Iris Street near the
new LRT station will develop in the future.

Iris Street is designated as a Minor Corridor in the Official Plan and falls
within the Pinecrest-Queensview Secondary Plan area. There are specific
policies related to how development will be managed on this Minor Corridor,
including maximum building heights. However, staff cannot fully answer this
question at this moment because the final version of these policies is not
available yet, and those policies will shape the zoning for the area.

If the current zoning does not align with the final policies, it will be revised
accordingly. Minor Corridor zones are somewhat based on the Traditional
Mainstreet Zones in the current Zoning By-law (2008-250), which means that
development in this area is expected to be in the four- to six-storey range.
The Secondary Plan will likely provide more details on what this should look
like, including requirements for lot depth to ensure proper height transitions
from a six-storey building to a low-rise neighbourhood.

At this stage, the draft zoning provisions for Minor Corridor Zones do not
include these height transition provisions, but they will be added in the
second draft. Regarding Iris Street, which currently has a CM3 zone (a Minor
Corridor subzone 3), there may be additional details once the Pinecrest-
Queensview Secondary Plan is finalized.
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Ward 9 Knoxdale-Merivale

Comments Received

Theme As We Heard It

Neighbourhoods e Concern that a four-storey building next to existing homes would
significantly affect privacy.

e Concern that in N3D zones, which can permit up to 15, 20 units
per lot, is a drastic change and unfair for people who have moved
away from densely populated areas.

e Support for increasing building heights in N zones and removing
caps at 2 storeys.

e Concern about locating incompatible businesses, such as auto
repair shops or body shops, in residential neighbourhoods.

e Questioning if a new Zoning By-law will reduce the need for
excessive Minor Variance applications, especially in residential
areas.

e Suggesting that there be a term of reference or definitions
document for key terms in the Official Plan that have been used in
the Zoning By-law. It would help average person to get more
involved and for understanding the bylaw better without having to
go between the two already complex documents.
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Questions and Staff Responses

Comment:

Suggestion to redesignate the properties along Northview Road and Eleanor
Drive between Greencrest Place and Farlane Boulevard from N3D to N2E,
similar to the zone to the south. These properties are mid-block and exceed
the 400-metre distance rule from transit stops (at least in walking distance),
which was a principle used in the zoning decisions based on the presentation
given in June.

Staff will examine this further as part of review of the zoning map for
subsequent drafts of the new Zoning By-law.

It is worth noting that the proposed higher density zoning in this case is
proposed as a result of the Evolving Neighbourhood Overlay (ENO) as
designated in the Official Plan. Section 5.6 of the Official Plan notes multiple
criteria that can result in a property or street being included in the ENO, one
of which is being within 400 metres of a rapid transit station. However, Staff
note that there are other conditions that can result in a property being
included in the ENO, including being within 150 metres of a designated Hub
or Mainstreet (e.g. Baseline Road or Merivale Avenue).

Question:

Question:

A lot of the residential areas in the ward are zoned N1 or N2 where building
height is capped at 8.5 metres which is about two storeys. This seems fairly
low, especially if the intent is to have infill and building greater densities in
residential areas. What's the logic behind locking the vast majority of the
zoning in the residential areas to having a high restriction of two storeys (or
8.5 metres)? Is there a specific reason for that?

Concern that limiting most residential buildings to 8.5 metres (about two
storeys) hinders progress as allowing 3 to 5-storey buildings wouldn’t
drastically change the neighbourhood’s character. With low turnover rates,
the City is expecting about 0.5%, only a small percentage of houses would
reach the maximum height over the next 20 years. This moderate increase in
height to 3 to 5 storeys would support the development of 15-minute
neighbourhoods in areas outside of hubs as envisioned in the Official Plan,
without significantly impacting the neighbourhood’s character.
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While the Official Plan allows up to 4 storeys citywide, the current approach
to zoning and height assignment varies. One philosophy behind the eight-
and-a-half-metre height limit is to reflect existing neighbourhood conditions,
promoting context sensitivity in new developments. The proposed changes to
neighbourhood zoning are more focused on reducing friction and eliminating
the hidden complexities in the Zoning By-law, rather than universally
expanding building envelopes. That’s not to say a more aggressive policy
approach couldn’t pursue the full four storeys allowed by the Official Plan, but
there are differing opinions on this. The emphasis on two-storey
developments largely stems from the expectation that new buildings respect
neighbourhood character and context.

Comment:

You are allowed to build a minimum of four storeys throughout the city, is that
correct?

In Section 6.3 of the Official Plan on neighbourhoods, the general rule is that
building heights are capped at four storeys, with the exception of pre-existing
structures that exceed this limit. These buildings, constructed before the
current Zoning By-laws, are legally grandfathered in.

Have the City done any sort of surveys on how people feel about 4-storey
houses compared to their two-storey house? Is there any data like that?

From a zoning team's standpoint, not particularly. However, one thing that
people should keep in mind is that the whole business of planning and city
transformation is incremental. One of the key things, particularly in a city the
size of Ottawa, is making sure that intensification is happening in places
where the city is prepared to service it and is prepared to manage it. The
whole business of building up around transit corridors is extremely important.
In a place like Ward 9, the transit corridor along Baseline Road, where there
has been discussion for some time and planning for some time around
installing BRT along Baseline, will need some density to support it.
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In Fisher Heights, the draft Zoning By-law shows N3D which allows a
maximum density of 250 dwellings per hectare. Given that most lots are
around 7,500 square feet (approximately 700 square metres), rounding up to
1,000 square metres, you could potentially have less than 25 units per
hectare after accounting for setbacks. This represents a significant change
for an area predominantly consisting of single-family homes, as the new
Zoning By-law could allow for lots to be developed with 15 to 20 units each.

Technically, the zoning allows for up to 250 units per hectare, so in theory, a
1,000 square metre lot, which is a tenth of a hectare, could yield 25 units.
However, zoning is about setting limits, not issuing building permits. We draw
lines to ensure compatibility with public expectations for the neighbourhood.

While the density ceiling is set at 250 units per hectare, several factors
constrain what's actually possible. For instance, side yard setbacks, which
are more generous here than in areas like Centretown or the Glebe, limit the
buildable area. Landscaping requirements, the percentage taken up by the
rear and front yards, and building code and architectural requirements must
also be taken into account.

While 25 units might be theoretically possible, it doesn’t mean every lot can
achieve that density or fully reach the density ceiling. Moreover, the rate of
neighbourhood turnover is relatively low—around 0.5% per year city-wide—
so even if one in 100 lots turns over every two years, not all will be prime for
maximum development. The goal is for any additional density to be achieved
in a controlled way that meets all requirements, making that extra density a
win.
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In an N3D neighbourhood, what does that mean? Does that mean the
maximum height is three storeys? What does the D represent?

The first two characters of the zoning code, the 'N' and the '3', provide key
information. The 'N' indicates that it's a neighbourhood zone, specifying the
permitted uses. The '3' doesn’t directly refer to the number of storeys but
rather to the density allowance, up to 250 dwellings per hectare, though there
are practical constraints. It also relates to the permitted height, which in this
case is 11 metres, allowing for three storeys.

The 'D' in the code typically refers to setbacks. As you move closer to the city
core, you'll see more 'A' and 'B' subzones, which indicate buildings are
situated closer to their neighbours with tighter lot configurations. As you
move outwards towards the suburbs, the zoning shifts down the alphabet,
with 'E' and 'F' representing more suburban settings, and 'C' and 'D'
corresponding to mid-century, post-war development. The idea is that while
we may increase building permissions, the overall rhythm of yard sizes and
setbacks should remain consistent.

Originally, minor variances were meant for situations like when a house was
built too close to the property line, and neighbours were okay with it. With the
new Zoning By-law redesign, will minor variances be used less frequently
and return to their original purpose?

People will always have the right to apply for a minor variance, as provided
by the Planning Act. The goal of the new Zoning By-law is to close the gap
between the Official Plan and the Zoning By-law, making them more
consistent. Another aim is to streamline the by-law by cleaning up the areas
that commonly trigger minor variances and reducing the need for such
variances in the future.
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There are concerns about bringing businesses like auto repair shops, body
Comment: shops and daycares into residential neighbourhoods rather than putting them
in industrial or downtown areas — this would significantly reduce the quality of
life for residents.

sen- | Adaycare is a conditional use in the R5 successor zones NS and N6.
Otherwise these uses are not permitted in Neighbourhood zones, with the
exception of home-based daycares, which are largely already permitted in
the current Zoning By-law.
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As We Heard It Report — Wards 1, 2, 11, and 19

Virtual Information Session

As part of the consultation for Draft 1 of the new Zoning By-law, a ward-specific virtual
information session for Wards 1, 2, 11 and 19 was held on August 27, 2024, from 6:30
to 8:00 PM. It is noted that only that areas in the Suburban Transect for Wards 1 and 19
were covered in this session. The remaining areas in the Rural Transect will be
discussed in a later meeting. This session presented an overview of key concepts
relevant to each ward. It included:

- A project overview and public consultation for Draft 1
- Key directions from the City’s new Official Plan

- Planning primer — what is a zoning by-law

- An overview of the new Neighbourhood zones

- An overview of the new Mixed-Use zones

- Ward-specific presentation

- Ward-specific questions & answers session

This As-We-Heard-It report provides an overview of comments shared by attendees
during the ward-specific virtual information session. This report includes an index of
topics, an overview of each of the topics and a summary of questions organized by

theme and staff responses.

Index
Title Page
1 Ward 1 Orléans East-Cumberland (suburban) — Councillor Matthew
Luloff 2
Summary of Comments Received ..., 2
Summary of Questions and Staff Responses......................l. 3
2 Ward 2 Orléans West-Innes — Councillor Laura Dudas 14
Summary of Comments Received ............ccccooiiiiiiiiiiii 14
Summary of Questions and Staff Responses ...................oooenl. 15
3 Ward 11 Beacon Hill-Cyrville — Councillor Tim Tierney 18
Summary of Questions and Staff Responses ............................. 19
4 Ward 19 Orléans South-Navan (suburban) — Councillor Catherine
Kitts 24
Summary of Questions and Staff Responses .............................. 25
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Ward 1 Orléans East-Cumberland (suburban)

Comments Received

Theme As We Heard It

Turnover Rate .

Seeking clarity on the methodology for establishing the citywide
turnover rate.

Wondering about a situation in which no one in a neighbourhood
wants to develop their property and the turnover rate is 0%.

Minor Corridors .

Suggesting the need for great soft landscaping requirements for
Minor Corridors.

Comments in support of permitting residential uses in Minor
Corridors.

Seeking clarity on the definition of Hubs and the criteria for
establishing the locations of Hubs.

Seeking clarity on the location of Hubs in Ward 1.

Support for greater development around the 10" Line Road Hub.

Future
Development .
Applications

Seeking clarity on the process to alter the Zoning By-law once the
new by-law has been approved by Council.

Wondering about the flexibility of the by-law to respond to
changing conditions following its implementation.

Neighbourhoods .

Seeking clarity on the minimum densities prescribed through the
Official Plan and the maximum densities in Neighbourhoods
proposed in the draft Zoning By-law.
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Questions and Staff Responses

If the Official Plan allows the density targets to be exceeded, why is there a
need to establish maximum densities?

Table 3b in the Official Plan (OP) establishes residential densities targets for
Neighbourhoods and Minor Corridors per transect. Higher density maximums
on a per lot basis are necessary in zoning (which applies at the level of the
individual lot) so that, in aggregate, neighbourhood-level densities can meet
the minimum density targets in the OP by 2046. The minimum density targets
are a targeted average. To achieve the target average, a portion of
redevelopment must therefore be greater than the target density. On average
only a small number of properties in the city, approximately 1 per cent, are
redeveloped each year.

Further, when that redevelopment occurs, the density of that development
will vary depending on decisions made by the property owner. One single
detached dwelling may be replaced by another single detached dwelling, with
no increase in overall density on the lot, or the single detached dwelling may
be replaced by a three-unit or six-unit building.

Maximum density permissions are provided in order to provide some
certainty on future development and to allow for incremental growth in
Neighbourhoods.

What happens if no homeowners wish to re-develop their lots in a
neighbourhood?

If no one wants to redevelop the lots, there are certain estimates of how often
blocks are redeveloped. People can do whatever they need to do with their
lots so if they choose to redevelop that is their choice. Turnover rates can
vary but Staff are trying to adequately predict it based on what’s available.
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Did you consider the cost of labour and materials in your density targets?

It appears that this aspect was not considered, but it is typically evaluated
during the development stage. At that point, the cost and feasibility of
development would be assessed.

How can you predict that an average of three lots will be redeveloped on
each block?

That is the average that has been used to create policies thus far. An
average is the best estimate of what will happen so we cannot guarantee that
it will be three (3) lots on each block but that is the average that has been
used in policies, the Official Plan and the new Zoning By-law.

Is the new policy on the conversion of offices, hotels, and institutional
buildings to affordable housing carried over in the new Zoning By-law?

Those policies are being worked on in other departments, but those realities
are recognized as ones that will happen through the new Zoning By-law. The
Zoning By-law is something Staff is working to be more permissive in terms
of what’s permitted in the actual zones, allowing for more uses as directed by
the Official Plan. Uses being permitted more widely would allow for those
things to be built.
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It is my understanding that the Official Plan designates both existing and
future Hubs, does the new Zoning By-law cover both existing and future
Hubs?

Based on Schedule B8 in the Official Plan shows the one Hub within the
ward boundary which is the Orleans Town Centre Hub. The new Zoning By-
law will designate areas based on the designations found in the Official Plan,
thus the lands around Orleans Town Centre will be zoned Hub in the new
Zoning By-law.

The description of a 15-minute neighbourhood describes an area that is
accessible by walking, cycling and transit. When we look at that 15-minute in
comparison to the 600-metre limit of height density from transit station, there
seems to be confusion or irregularity. It should include 15-minutes for walking
and cycling.

With respect to the new Zoning By-law, Staff is implementing what the Official
Plan directs. As such, Policy 1c) in Subsection 4.1.2 of the Official Plan
states that 15-minutes is equivalent to a radius of 900 metres or 1,200
metres on the pedestrian network.
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Could you outline the process for an individual who, despite the passing of
the new Zoning By-law with Council amendments, disagrees with the zoning
regulations? Specifically, if an individual believes they have a viable project
that exceeds or differs from the current zoning of a parcel of land, what
procedures are available to them to seek a change or proceed with their
project?

When examining the Zoning By-law, there are two primary types of planning
applications used to modify it: a Zoning By-law amendment and a minor
variance.

Minor variances are typically employed for smaller modifications. For
example, if you wish to extend a deck closer to the rear-yard setback, you will
apply for a minor variance to allow the deck to encroach further into the
backyard.

For larger-scale developments, taller structures, or changes that do not
conform to the existing zoning code (such as converting an institutional
property to residential), a Zoning By-law amendment is required. This
amendment considers both the property’s zoning and the Official Plan. To
proceed, the proposed development must demonstrate alignment with the
Official Plan policies.

If a proposed development does not align with the Official Plan, an Official
Plan amendment is necessary. These amendments are less common than
Zoning By-law amendments. However, with recent changes to the Zoning By-
law, Staff anticipate fewer applications due to increased permissions that do
not require zoning code changes.
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In the event of changing circumstances, such as the addition of a transit stop
or increased density along a transit line that enhances the walkability of a
neighbourhood, what flexibility does the policy provide to accommodate
these scenarios?

Future amendments can occur at the city-level. For instance, an Official Plan
amendment may be initiated by the City to accommodate changes such as
the addition of a new transit station. These amendments must go through
Council, except for minor variances, which are handled by the Committee of
Adjustment. This committee meets bi-weekly and is responsible for approving
various planning applications.

While other planning applications also go through the Committee of
Adjustment, new Zoning By-law amendments and Official Plan amendments
must be approved by Council.
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Upon reviewing the definition of a Hub in the by-law, | understand that a Hub
is a section of the city that integrates services, restaurants, food, work, and
the various uses of a neighbourhood or community. | reside near 10th Line
Road, and when | observe the area at the top of the hill at 10th Line/St.
Joseph/Innes, it is densely developed with services, recreation, and housing.
Why is this area not considered a Hub?

The Hubs designated in the Official Plan (OP) were determined based on
various considerations. These Hubs are defined within the OP, and the
zoning by-law reflects these designations. The rationale behind selecting
specific areas as Hubs is something the OP team would need to address.
However, Section 6.1 of the OP provides insight into the intentions behind
these provisions:

Hubs are areas centred on planned or existing rapid transit stations
and/or frequent street transit stops. The planned function of Hubs is to
concentrate a diversity of functions, a higher density of development, a
greater degree of mixed uses and a higher level of public transit
connectivity than the areas abutting and surrounding the Hub. Hubs
are also intended as major employment centres.

Hubs are identified as Protected Major Transit Station Areas
(PMTSASs) for the purposes of the Provincial Policy Statement.

Appropriate development densities shall create the critical mass
essential to make transit viable. They will lead to reduced revenue-
cost ratios and help provide cost-effective high levels of transit service.
For these reasons, the City is pursuing a strategy that would ensure
the implementation of more compact, higher-density and mixed-use
communities around transit stations.
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When examining the location of Hubs and the amenities currently available
within them, it is evident that many are not yet well-developed, such as the
area off 10th Line Road. It appears that the designation of a Hub is not
necessarily based on its immediate development but rather on a long-term
vision, with the expectation that development will occur over the next 10-15
years. This is the case with Hubs that have not yet begun significant
development.

In contrast, the Hub at 10th Line Road is already established and expanding.
It should be encouraged to continue its growth, but this is not currently being
prioritized. Why is that?

The portion of the Hub that abuts 10th Line Road, where the zone codes
present are Hub Zone 3 (H3). H3 zone is intended to acknowledge non-
residential uses in areas historically occupied predominantly by residential
uses. This zoning designation recognizes the area’s residential history while
reflecting its designation as a Hub in the Official Plan (OP) and the new
Zoning By-law. Consequently, the permissions in the new Zoning By-law for
this area are likely to be less permissive than those in H2 or H1 zones, as it
acknowledges the area’s predominantly residential past.
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Although | have not reviewed the current zoning details, | would like to
highlight that there is a Hub in this area that requires further development
and transportation expansion. The Hub already has the necessary
infrastructure, amenities, water, and sewer systems in place. Therefore, |
believe it should be expanded, particularly in terms of rapid transit.

With respect to what the Zoning By-law can do within the Hub, there are two
zone codes for the portion along 10th Line Road. The proposed zone code,
which is open to feedback, is Hub Zone 3 (H3). The H3 zone, particularly
along 10th Line, is unique as it acknowledges the surrounding residential
use. Consequently, development in this area will be more restrained
compared to an H2 zone.

As for aspects outside of zoning, such as transportation, these are being
addressed in the master plans currently being developed, as mentioned in
the city-wide presentation. There is a recognition that all these factors
contribute to the overall development of the lands. The Zoning By-law must
reflect the Official Plan (OP), as mandated, and Staff are doing so by
applying the appropriate zone code and acknowledging the intended Hub
designation for these lands.
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| would like to address specific properties in my vicinity. | reside at the
intersection of 10th Line and Innes Road, on the west side of 10th Line and
north of Innes. Directly behind my residence, there are six houses fronting
onto 10th Line. Among these, one is a group home, and four are single-
detached homes occupied by senior citizens who are beginning to sell their
properties. The sixth house was sold last year, and its previous owner is the
owner of Sterling Ford car dealership.

| have observed that this area has been designated as a Minor Corridor
(CM). Given the substantial size and length of these lots, they present
significant redevelopment potential, especially considering the current
affordable housing crisis. Therefore, | am curious as to why this area has
been designated as a Minor Corridor rather than being zoned to permit
residential development.

The area mentioned has been proposed as Minor Corridor Subzone 4 (CM4),
which is intended to apply to properties within the suburban transect,
recognizing the distinct character differences in built form within this transect.

This CM4 subzone aims to implement the policies of the Official Plan (OP),
which designates the area as a Minor Corridor. The zoning must reflect this
designation and ensure that the permitted building heights, as outlined in
Section 5, Table 7 of the OP, are respected. These height regulations are
specified within the Minor Corridor subzone.

Typically, residential areas are designated as Neighbourhoods, which have
different height requirements and policies under the OP. Given the location
on 10th Line and its designation as a Minor Corridor, the CM4 zoning code
was assigned accordingly. However, residential development is permitted
along Minor Corridors.

11
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Upon reviewing the soft landscaping requirements for the CM zone, | found
them to be somewhat ambiguous. It appears that many of the requirements
primarily address streetscape improvements, with less emphasis on rear
yards and adjacent residential properties. Am | interpreting this correctly, and
if so, is there any recourse to address this issue?

While there are provisions in the draft Zoning by-law, they are more tailored
to Neighbourhood zones. Staff are open to comments and suggestions if
there is a particular interest in enhancing soft landscaping requirements for
Minor Corridors. Additionally, there are soft landscaping provisions related to
parking, ensuring green buffers around parking lots. However, specific
examples directly corresponding to Minor Corridors may be limited. This is an
area that can be further explored and considered for future revisions.

What provisions exist within the Zoning By-law regarding the potential for
residential units above commercial buildings on these Minor Corridors?
Would such developments be permissible, provided that the height and
setback requirements are adhered to?

Permitting a broader range of uses on these lots is generally allowed in many
cases. However, a detailed review of the specific zone codes is necessary to
determine the exact locations where such uses would be permitted or
restricted. The Official Plan (OP) emphasizes the importance of mixed-use
development in corridor designations, encouraging residential units above
commercial spaces at grade. This approach supports the concept of 15-
minute neighborhoods, where essential services and amenities are within a
short walking distance.

Developers have the discretion to decide how they build, but there are
provisions in place to ensure that commercial uses are prioritized at street
level, with residential units above. This strategy aims to create vibrant, street-
facing commercial spaces, such as grocery stores or other essential services,
enhancing the overall functionality and appeal of the corridor.

12
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Regarding the zoning designation MS2 on Innes Road, west of 10th Line,
does the list of permitted uses include residential development? Specifically,
does it allow for a single-family home, or does it permit broader residential
development?

Nearly all mixed-use zones in Part 9, including Mainstreet Zone 2 (MS2) as
on Innes Road, permit residential uses.

Because the new Zoning By-law puts less emphasis on the distinctions
between various types of dwelling (i.e. semi-detached vs. apartment vs.
detached) the inclusive and general-purpose term “dwelling unit’ is used in
the list of permitted uses. For information on this, please see Section 124 in
Draft 1 of the new Zoning By-law.

A “dwelling unit” is defined in the draft Zoning By-law as follows:
Dwelling Unit means a residential unit that:

1. is used or intended for use as a residential premises by one
household and not more than three roomers or boarders; and

2. contains no more than four bedrooms. (un logement)

13




Orttawa

w Zoning By-law

Ward 2 Orléans West-Innes

Comments Received

Theme

Secondary
Plans

Corridors

Parking

Density

Mineral
Extraction

Energy

As We Heard It

Wondering if the Orléans Corridor Secondary Plan has been
implemented in the proposed zoning.

Seeking clarity on the transportation implications and requirements for
corridor designations.

Seeking clarity on the electric vehicle parking spot requirements.
Concern with the amount of EV parking spaces available and their
capacity.

Concerns with street parking capacity in residential areas.

Seeking clarity on the difference between the Official Plan (OP)
density targets and the maximum densities proposed in Draft 1.
Concern with the infrastructure and greenspace needs to permit the
density proposed in the OP Draft 1.

Concerns with the expansion of an existing asphalt plant and updating
the Mineral Extraction zone.

Seeking clarity on the permissions for battery energy storage systems
facilities and solar panels.
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Questions and Staff Responses

Has the secondary plan been incorporated into what we're seeing today? Do
you anticipate a lot of changes from what we're discussing today, or will it be
fairly similar?

The Orléans Corridor Secondary Plan is currently under appeal. In the
meantime, Staff have generally implemented its provisions and conducted a
zoning code conversion to align current area designations with the draft
Zoning By-law. However, additional work remains to be done. Once the
secondary plan is fully in effect, Staff will review all policies to ensure they are
accurately reflected in the new Zoning By-law.

It is necessary to assess the specific changes required. While Staff are on
track with most of the work, there may be particular adjustments needed in
the denser zones, especially concerning the implementation of height
changes.

15
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Regarding the mineral extraction zone highlighted in your presentation, why
has it not been updated? We are increasingly aware of the pollution
emanating from the expansion of the asphalt plant, which is situated in close
proximity to schools and residences. It is imperative to update the plan or
zoning for that property to restrict such uses.

To clarify, there is no complaint about the mineral extraction itself, which has
been a known and longstanding operation. The concern pertains specifically
to the expansion of the asphalt plant, which is a distinct issue from mineral
extraction.

Typically, when an existing use is recognized by the current Zoning By-law it
will be carried forward into the new Zoning By-law. It is understood that this
mineral extraction operation has been established for many years, with urban
development occurring around it. Staff are currently exploring options to
assess how any potential zoning changes might impact the operation.

This matter involves a specific and technical aspect of zoning that is not
frequently encountered, needing a thorough assessment by the Zoning Team
to evaluate potential impacts. Even if the zoning is amended, the operation
would retain legal non-conforming rights under the Planning Act, allowing it to
continue extraction activities. However, changes in zoning could influence the
terms of the license and the permissible activities on the property. Further
research, consultation with the ministry, and a detailed analysis will be
required to determine the potential effects of any zoning modifications on the
operations.

16
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The Official Plan and the Zoning By-law use terms such as "mainstreet" and
"minor corridors," which are frequently associated with transportation and
transit. My question is whether these terms denote actual significance for
vehicle and transit movement, or if they are just land use designations
intended to permit varying housing densities without any substantial
transportation or transit implications.

The Mainstreet Corridor designation is closely tied to transportation, as the
aim is to have the highest densities along these corridors due to their strong
transit service. Similarly, Hubs follow the same principle. The Official Plan
also uses terms like "transit priority corridor" to describe transportation levels
of service, which can sometimes be confusing.

To clarify, "Mainstreet Corridor" in the Official Plan is a land use designation
that reflects both density and building height. Its designation is linked to
transit service, with the goal of having the densest developments in areas
with the best transportation options.

17
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The standard for EV charging in North America is changing from J1772 to
J3400, so you might want to update that in the definitions. | read the section
on recharging and want to confirm my understanding: this applies only to new
developments or major refits, right? So, every new residential development
would have to be EV ready for every designated parking spot, but not for
visitor spots?

For commercial properties, you require 30% of parking spots to be EV ready.
Does this apply to grocery stores as well?

In the short term, there’s an issue with charging availability, and 30% seems
like a high requirement for commercial properties. For retail properties, there
might not need to be a by-law requirement, but more fast charging is needed
in areas like Blackburn where people lack home charging access. Long-term,
Level 2 charging is less important as residential spots will eventually have
these facilities, similar to how block heater plugs were common in the past.

Yes, that’s correct — every designated parking spot would be EV ready,
meaning the conduit is there but it doesn’t have to be powered up. The 30%
of parking spots that have to be EV ready apply to industrial and office uses.
Commercial retail can offer it if they choose (this includes grocery stores).

All zoning restrictions city-wide have been eliminated, allowing fast charging
in parking lots associated with businesses. While this isn’t an incentive, it
does remove barriers and permits this use.
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The single Level 2 charging station in Blackburn is heavily used, with
residents of nearby apartment buildings relying on it. With 200 new
apartment units under construction that won’t be covered by the current by-
law, there’s a pressing need for more charging options. When the Level 2
charger is unavailable due to events or malfunctions, it causes significant
inconvenience. Additionally, with waived parking minimums, new units in the
neighbourhood lack on-street parking, leading to overflow issues on nearby
streets. This is compounded by unreliable public transportation, increasing
the number of cars parked on city streets. How will the city address this
growing parking problem?

The Zoning Team is reviewing the on-street parking permit program to
evaluate its implementation and potential expansion. They are identifying
priority areas with current or anticipated parking demand issues. Additionally,
they are exploring ways to allow parking in areas where it is not currently
permitted, such as utilizing underutilized surface parking spaces for other
uses.
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Are the area-wide targets of 30-60 units per hectare in Outer Urban and
Suburban areas actually in the Official Plan, or are the targets on a per lot
basis, which is different? In the presentation, the example shows three units
per existing lot in the Official Plan for zoning N2 neighbourhoods increasing
to six per lot. Why are we not following the Official Plan?

The density targets are outlined in Table 3B of the Official Plan, which is
found in Section 3. This table assigns density targets to different areas of the
city, such as 40 to 60 units per hectare in the Outer Urban and Suburban
transects, with increasing densities for the Inner Urban and Downtown
transects. These are area-wide targets, which explains why individual lots
may have higher densities. Since overall area densities are currently below
target, higher densities on certain lots need to be permitted to meet the city-
wide goals by 2046, as set out in the Official Plan.

Additionally, the impact of Bill 23 should be noted. This provincial legislation
has amended the Planning Act to allow up to three units on any serviced lot,
thereby overriding municipal Zoning By-laws. This amendment is now in
effect across Ontario. In the case of semi-detached buildings, which can
accommodate two units side-by-side or front-to-back, this means that up to
six units are permissible on a single lot, as each half can contain three units.
Bill 23 has significantly altered how municipalities manage dwelling unit
permissions and densities.
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My questions focus on the transition to increased density in my single-family
dwelling area near the Greenbelt. At what point is the density too much for
the existing infrastructure, and who decides this? How will parking be
managed if there are up to four units on a lot but limited parking space,
especially during winter? How will EV charging be handled for additional units
when there’s limited driveway space?

Regarding mini malls, what is the plan for their transition, considering the
current parking issues? For example, visitors are already parking in mini
malls due to insufficient street parking. How will the transition ensure the
preservation of parks and green spaces, especially with higher density and
more cars?

Lastly, what is the current situation with vacant land in our ward, and how will
the transition be affected by neighbouring wards in terms of roads, transit,
and parking?

The Official Plan provides the framework, and the Zoning By-law serves to
implement those policies.

For example, in terms of servicing, we ensure there’s adequate sewer and
water capacity for new developments. Our Infrastructure Master Plan (IMP)
and engineering teams monitor the larger systems, such as trunk sewers and
water mains, and they’ve indicated that, so far, there is sufficient capacity to
support intensification in neighbourhoods. The new Zoning By-law will
strengthen these checks by requiring proof of capacity for sewer, water, and
stormwater management before a building permit is issued. Developers will
need to incorporate on-site stormwater management, such as underground
tanks or rooftop reservoirs, to ensure stormwater runoff is controlled and
doesn’t overwhelm the system after heavy rainfall.

Regarding parks, there will be no changes to lands currently zoned for park
use, so these areas are protected from redevelopment. For trees, we're
introducing new soft landscaping requirements to support urban greenery.
When it comes to parking, we've been discussing on-street parking permit
systems to better manage parking demand. Developers are also mindful of
parking needs, especially based on a project’s location and proximity to
transit. Many have learned that it’s difficult to sell units without adequate
parking, and they adjust their plans accordingly to balance parking with the
local market demands.
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There should be a ban on installing new natural gas facilities or appliances,
as we need to stop burning fossil fuels immediately to protect the planet.
Section 2.13, item three, restricts the size of the BESS facilities, which seems
unnecessary and lacks rationale.

The reason for these limits on battery energy storage systems stems from
provincial policy. In certain areas of the city, particularly agricultural resource
areas, the land is highly fertile and designated for food production. Provincial
policy mandates that this land be preserved for that purpose, which is why
there are size restrictions on non-agricultural uses like battery storage in
these areas.

In agricultural resource areas, while it's important to preserve highly fertile
land for agriculture, there are some lands not suitable for farming that should
still be available for other facilities, right? The current restrictions seem to
limit this potential use. Are there any provisions that limit these installations?

For personal use, if you want to install a wind or solar device, there are
currently no restrictions. You can have them on your roof or elsewhere on
your property, but they may be subject to accessory building and structure
provisions. This means, for example, that you can’t place a large solar panel
in your front yard—it would need to go on your roof, in the rear yard, or side
yard.

| see a number of zoning violations in established neighbourhoods and in
brand new subdivisions. What provisions will be made to ensure properties
conform to these rules after they are built?

Part of the aims of the new Zoning By-law is to provide clear rules that are
enforceable. Under the current Zoning By-law (2008-250), the rules can often
be convoluted and difficult to understand. We expect that it will be much
easier in the new Zoning By-law for residents to follow zoning regulations and
by-law enforcement staff to ensure conformity.
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On the topic of Natural Gas, what provisions are being made to encourage
new developments to use CCASHP and Hybrid Hot Water systems instead of
natural gas?

Zoning cannot dictate or favour what sort of heating/cooling systems are
used in developments. What zoning can do is regulate the location of the
equipment and structures used in such systems. So long as the system being
installed meets the rules around accessory structures or permitted
projections, zoning would permit it.

Are there any plans to create parking garages for dwellings without parking
capacity, e.g. storage unit warehouses? | am not advocating for this but as
our density increases in the Ward are such things envisaged?

There are no plans to create or permit principal-use communal parking
garages for dwellings constructed with no accessory private parking and
zoned Neighbourhood.
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Ward 11 Beacon Hill-Cyrville

Comments Received

Theme As We Heard It

Coach Houses ¢ |Inquiring about any updates to coach house provisions and
emphasizing the important of this housing option.
e Clarifying if 2 storey coach houses are permitted.

Neighbourhoods = Concerns about lot consolidation to build larger buildings in
residential areas.

= Seeking clarity on as-of-right height and density provisions and
the impact on community input.

= Seeking clarity on high-rise development adjacent residential
areas.
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Questions and Staff Responses

We’re in Pineview, under the N2D zoning. As a homeowner of a single house
on a larger lot, I'm interested in the idea of coach houses. While densification
up to six units isn’t feasible for most people, a coach house might be.
Currently, there are restrictions requiring coach houses to be attached to the
main house for services. Is it being reconsidered to allow building coach
houses that don’t need to be serviced by the main house, to support families
or provide rental income?

I’m concerned that current restrictions on coach houses might be too limiting
for families like mine and might discourage families from adding them for
economic reasons. Building a coach house is more realistic for us than
tearing down our house to build six units, which would be separately
serviced. This intensification could change the neighbourhood, but we prefer
to keep our property as is. It's important to consider that not only big
developers but also existing families might want to benefit from
intensification, whether for their children or aging parents. Understanding the
options is crucial, as some might prefer building six condos over a single
coach house due to these limitations.

The coach house provisions have not change significantly from the current
zoning by-law. A coach house is permitted along with three units on a lot,
with one unit potentially in a coach house. It is possible to have two units in
the main dwelling and one in the coach house.

Regarding servicing, typically, there is one service connection per lot,
meaning the coach house would usually need to be serviced through the
main house.
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We're in a neighbourhood proposed to be zoned N2F. Can you please clarify
what the F means?

The F is the subzone which sets out performance standards. This includes lot
width, front, side, and exterior side yard setbacks, and a maximum building
width of 22 meters, which rarely applies. The minimum yard setback is 28%
of the lot depth, with a minimum of six meters for rear yard setbacks. For N2
zones, the built form in terms of height and setbacks remains similar to
current standards, but more units are permitted if desired.

Are there any expected changes to the coach house by-law? | thought the
by-law allowed for a two-storey if there was a garage on the ground floor of
the coach house.

Currently, that section has undergone substantial changes. The Official Plan
provides clear direction on maintaining the height of coach houses to one
storey, with any additional storey requiring a minor variance. This variance
process is public, allowing for neighbor engagement. Two-storey coach
houses, in particular, raise privacy concerns that are less significant with one-
storey structures.

These provisions are expected to remain largely unchanged. Ottawa lacks a
significant number of alleyways, which are more common in other cities and
facilitate the construction of coach houses. Generally, a fairly large lot is
required to build a coach house. In rural zones, certain allowances can be
made through the minor variance process, even if not permitted by default.
This process is common and provides flexibility in rural areas.
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How much sway do your neighbours have in that consultation process and
the minor variance process?

Members of the public are able to submit their concerns or questions to the
planner on file for a development application. As well, prior to the approval of
any zoning by-law amendment, a public meeting is required. These occur at
the Planning and Housing Committee for applications within the urban area
and at the Agriculture and Rural Affairs Committee in the rural areas.
Members of the public are able to provide written submissions to committee
or attend the meeting to provide verbal submissions.

Generally, neighbours are not permitted to appeal minor variance
applications to the Commitee of Adjustment (COA), the body that hears minor
variance applications. However, they may attend and speak to a minor
variance application at the COA.

If a developer is able to put together enough adjacent larger lots to make up
one hectare lot, can they really build 150 units in an end-to-be zoning area
right in a typical neighbourhood?

In theory, it would be possible to consolidate lots to construct a two-storey
building. However, such developments are exceedingly rare and not typically
economical. Typically, lot consolidation is more prevalent for larger or taller
buildings, rather than for smaller, low-rise structures.

With the various as-of-right provisions, would that make it easier to build low-
income housing with fewer opportunities for objections from neighbours
based on NIMBY ideas?

Zoning regulations don’t consider income or type of tenure. The Zoning By-
law provides clear guidance on building heights, typically near transit, where
rezoning isn’t usually required. Outside these areas, two-storey buildings are
uncommon. The by-law aims to make higher density development more
feasible in locations identified in the Official Plan, providing predictability
without necessarily allowing large-scale development everywhere.
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Is there a possibility of mid or high-rise developments along Innes, especially
between Blair and Cyrville, including the Apple Saddlery area and
Stonehenge Crescent, anytime soon?

Mid or high-rise buildings would be permitted under Mainstreet zoning
(specifically MS2) along Innes Road, especially between Blair Road and
Cyrville Road, but this depends on lot depth. Lots need to be quite deep, and
buildings must transition towards neighbourhoods. In that area, the transition
isn’t necessarily to residential neighbourhoods, depending on the direction.
High-rise buildings must be about 30 meters away from a neighbourhood
zone. Existing height allowances on some properties would generally be
carried forward.

m Will the Ontario Land Tribunal still be able to override zoning restrictions?

The Zoning By-law will still be subject to appeal. However, recently Bill 185
has limited appeal rights for Zoning By-law amendments to prescribed
persons, mostly organizations. This legislation as significantly constricted
who can appeal decisions to the Ontario Land Tribunal.
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Ward 19 Orléans South-Navan (suburban)

Comments Received

Theme As We Heard It

Transportation = Expressing the need for better transportation options and
expanding capacity for future development.

Intensification = Concern for transitions between new high-rise development and
existing low-rise neighbourhoods.

Mixed-Use * Request for more mixed-use development in established
Development neighbourhoods.

Sustainable = Concern with lowering carbon emissions of new housing
Development developments.
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Questions and Staff Responses

Are there criteria in terms of planning for transportation that meets or
exceeds the capacity for all of this future development. Right now, most of
our main corridors are already at or over capacity, or not meeting the
capacity requirements for transit for user base for these areas. I'm concerned
about all this planned development that's going to be coming up. What is the
criteria to expand these existing corridors, for example, Brian Coburn or
Innes, to meet the demand with the growing population?

Zoning puts in place permissions for development. The Official Plan provides
the framework for where the growth would go and the zoning is just
implementing that at a finer level of detail. However, it does not necessarily
mean that developments permitted through the Zoning By-law will all be built
out.

The timing of services with the development remains to be seen, but the City
has not yet received applications for the development that's being proposed
in the zoning. The permissions provided through the Zoning By-law help drive
and guide the future infrastructure that goes into servicing planned
development, including transportation options.

A separate process through the development and updating of the
Transportation Master Plan identifies future transportation projects citywide.
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Innes Road is predominantly parking lots, big box stores, and plazas. Based
on the density and height strategies, there's potential of up to 40 stories
along Innes. A lot of older Ward 19 abuts those lands and our single
detached two-storey homes. Do you envision conflict regardless of if the
transition is respected? How can the community expect that change?

Lot depth is a key determinant of a site’s ability to provide height transition to
adjacent low-rise areas. Corridor lands that permit high-rise development will
be subject to an on-site transition framework based on graduated rear- and
interior-yard setbacks, such that feasible building heights increase on deeper
lots as distance from abutting low-rise areas increases. Where a proposed
development is able to meet required tower setbacks, it is anticipated that a
maximum height of 25 storeys will accommodate a majority of “ordinary”
high-rise building developments, such that zoning by-law amendments for
height will be limited to proposals for exceptionally tall buildings.

Based on recent examples in Ottawa, the conversion of large commercial
plazas has been incremental. Although permissions for high-rise
development will be provided along Minor and Mainstreet Corridors,
development will be limited by a developer’s willingness to construct these
projects based on market conditions and their ability to occupy the residential
and retail spaces in the building.
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Ward 19 south of Innes is in desperate need of mixed-use. What can the
Zoning By-law do to facilitate more development like that? As well, does the
new Zoning By-law support neighborhood business designation in Ward 19
to address this issue?

Where appropriate, Minor Corridor designations have been applied to
facilitate mixed-use development. Those designations are limited south of
Innes Road, but that’s not the only way mixed uses are being introduced to
neighborhoods.

Staff are also exploring the use of the c- suffix, which can be added to a
Neighborhood zone to signal it is appropriate for mixed-use development.
This was done in a limited manner in Draft 1 where mostly existing cases
were carried forward. Through Draft 2, Staff are working to establish a
systematic method of expanding those permissions. Some of the potential
considerations for applying the c- suffix are proximity to a park, school or
other community feature that draws public interest, or if the site is at the
corner of two collector roads. These higher-traffic locations in
Neighbourhoods could potentially support a doctor’s office or a coffee shop.
Feedback on locations for these uses is always welcome.

Staff have also looked at liberalizing home-based businesses in
Neighbourhoods to move towards 15-minute neighbourhoods.
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How much can the new Zoning By-law help the housing sector to reduce
emissions? Do we consider solar panels in design?

The Zoning By-law can influence the energy efficiency of the built
environment, primarily through aspects such as increased density and
optimized land use. These measures can contribute to reduced emissions by
promoting more efficient energy use and supporting sustainable urban
development.

However, for more specific and impactful energy performance standards, the
High Performance Development Standards (HPDS) are a more effective tool.
The HPDS uses site plan control to ensure that new developments meet high
energy efficiency criteria. Staff are working on a report to bring to Council on

the development of HPDS in 2025.

There are currently no restrictions on installing solar panels on your property
for personal use. They can be located on your roof or elsewhere on your
property, but they may be subject to accessory building and structure
provisions. This means, for example, that you can’t place a large solar panel
in your front yard—it would need to go on your roof, in the rear yard, or side
yard.
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As We Heard It Report — Wards 12, 13 and 15

Virtual Information Session

As part of the consultation for Draft 1 of the new Zoning By-law, a ward-specific virtual
information session for Wards 12, 13, and 15 was held on August 29, 2024, from 6:30 to
8:00 PM. This session presented an overview of key concepts relevant to each ward. It

included:

- A project overview and public consultation for Draft 1
- Key directions from the City’s new Official Plan

- Planning primer — what is a Zoning By-law

- An overview of the new Neighbourhood zones

- An overview of the new Mixed-Use zones

- Ward-specific presentation

- Ward-specific questions & answers session

This As-We-Heard-It report provides an overview of comments shared by attendees
during the ward-specific virtual information session. This report includes an index of
topics, an overview of each of the topics and a summary of questions organized by

theme and staff responses.

Index

Title
1 Ward 12 Rideau-Vanier — Councillor Stéphanie Plante
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New Zoning By-law

Ward 12 Rideau-Vanier

Comments Received

Theme As We Heard It

= Concern with shelter capacities and overcrowding.
= Support for a shelter cap in Ward 12 and locating shelters citywide.

= Concern with the safety and security implications surrounding
increased density.

= Concern with significant increases in density in neighbourhoods.

= Concern with how density targets are calculated.

= Desire to be involved in the planning process for future
developments.

Questions and Staff Responses

We see a lot of renovictions of rooming houses so they could be turned into
student housing. So we just keep losing our housing as a result. And I'm
wondering if the zoning, especially with the densities and on these small lots
is taking that into account?

One of the conditions leading to renovictions is a limited land supply which
can create a bottleneck for supplying sufficient units to meet demand. This is
a citywide issue and Staff are investigating ways to respond to the enormous
housing demand facing Ottawa.

Beyond broadening housing permissions to increase housing supply, the
topic of renovictions is beyond the scope of the Zoning By-law.




New Zoning By-law

Is there any attempt to address density within shelters, given they’re
completely overpopulated and dangerous and density requirements could
play a role in making them safer for the people who need them.

In addition, there’s text about it being discriminatory to cap shelters in a ward
at four because we have a four shelter cap here. | want to know why it's
discriminatory to cap those shelters and how it's equitable to say we're not
going to cap your shelters in Ward 12 when you have all the shelters in the
first place.

The issue of overcrowding in shelters is concerning, especially as more
people are accessing the shelter system. Draft 1 of the Zoning By-law
permits a shelter use in all zones within the Downtown Core, Inner Urban,
Outer Urban and Suburban transects in order to support this key aspect of
the housing continuum.

The potential issue with implementing a cap on the number of shelters per
ward is limiting access to these services where they’re most needed.
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How will the new Zoning By-law work in tandem with policing and security to
ensure that safety is a priority when creating this new intensification? The last
speaker brought up some interesting points that are related to my question
about security, because we're dealing with intersectional issues.

Like you mentioned, housing crisis, density, but there's security as well. If
we're going to beautify and allow for new businesses and new types of
functions for the main arteries like Montreal Road, MacArthur and
Beechwood, how are you going to ensure that that's possible when we have
a shelter that's coming in with so many beds that provide new problems in
relation to security? All these issues come together in a kind of knot and |
have similar concerns to the last question in that how are we going to ensure
that the other resources that are necessary are working in tandem with the
needs of this new zoning reality?

The Zoning By-law primarily focuses on land use and the built form. The
Zoning By-law doesn’t necessarily work in tandem with other programs or
initiatives as these are operational issues. While it's beyond the purview of
zoning, there does need to be some coordination to tackle issues that may
arise from new or existing land uses.




New Zoning By-law

Question:

In terms of the R4 to N4 conversion that staff is proposing. It's been
previously said that the new subzones through the R4 zoning review “had
done its job” as far as intensification. The doubling that took place just a
couple of years ago took us to about 220 units per hectare in most of our
neighbourhood. Now the city staff are proposing to again double the R4 to
450 units per net hectare and that is largely being accommodated by
increased heights, which will require elevators and will make new builds
much more costly and less affordable for many. So that's my first question -
why is the city staff not keeping to their plan?

Question:

The concept of maximum density is added in section 801 of the draft Zoning
By-law, but is not aligned with the OP density targets. Are these simple errors
or if not a mistake, what is the rationale?

The proposed densities described in the new Zoning By-law are based on
targets from the Official Plan. Density is measured as a neighbourhood
average, so larger redevelopments will average out other lots that do not turn
over in the neighbourhood. A new 12-unit building in a neighbourhood could
represent a very localized spike in density, but at the neighbourhood level it
would be contributing to the broader density targets.

Staff will work on additional communication materials to present the densities
proposed through the new Zoning By-law and how these relate to the Official
Plan. For more information on neighbourhood density targets, please reach
out to newzoning@ottawa.ca.




New Zoning By-law

In the current Zoning By-law, there is this special regulation that puts
separation distances between bars and pubs. This came in 2008 as the
result of a moratorium on bars because we were getting too many bars and
too many nightclubs. Now, actually it seems like this special regulation has
been removed and that bars and pubs have been combined, which means
that every restaurant becomes a bar. And of course this applies citywide and
it doesn't take into account the fact that the ByWard Market has over 23,000
licensed fees within a four block area. And while I'm sure the city of Ottawa
wants to encourage more bars everywhere, it also has a very negative impact
on the 15-minute neighbourhood, because basically some neighbourhood
retail disappears to make room for bars. I'm just wondering why those
regulations are not being kept.

The change to the definition of a restaurant in Draft 1 to include all places
where food or beverages are sold is proposed to simplify the distinction
between restaurant and bar. The typical bar, as defined under Zoning By-law
2008-250, would already fall into the new Restaurant definition as they have
a kitchen and serve food.

From a zoning perspective, it can be difficult to draw the distinction between
a restaurant and bar as they perform many of the same functions. Continuing
to implement separate definitions and land use designations for bar and
restaurant and applying a separation distance between these uses could
have negative impacts on establishments that fall on the spectrum between a
bar and restaurant.

Relative to these uses, Nightclub has been kept as a distinctive land use in
Draft 1 and the separation distance requirements in the ByWard Market have
been carried forward.
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We talk a lot about coordination linked to the densification of the ward, but |
want to know is there any consultation plan about the type of development
that's going to be following the densification in the neighbourhood. We can
see a lot of car dealerships being developed very recently, for example. Are
there public consultations so that we can have some input on what type of
development we're going to see in the neighbourhood?

The Zoning By-law establishes the basic framework for what can be built on a
lot, including the building height, the building location, and where parking and
amenity areas would be on the site.

If a property owner wants to change those permissions, for example the
building height or how far the building is located from a lot line, they would
have to amend the Zoning By-law which would trigger a consultation process.
Residents within 120 metres of the site would be directly notified of the
development and, during the consultation period, anyone is able to comment
on the proposal.

What will replace the angular plane?

Staff are still exploring appropriate height transition strategies and policies
between higher buildings and adjacent Neighbourhoods.
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What is the evolving overlay and how is it being implemented in the new
Zoning By-law?

The definition of the Evolving Neighbourhood Overlay (ENO) can be found in
Section 5.6.1 of the Official Plan, which defines the extent of the ENO as
follows:

“The Evolving Neighbourhood Overlay will be applied generally to the
properties that have a lot line along a Minor Corridor; lands 150 metres
from the boundary of a Hub or Mainstreet designation; and to lands
within a 400-metre radius of a rapid transit station.”

The ENO policies of the Official Plan are proposed to be implemented in the
new Zoning By-law via the application of higher-density Neighbourhood (N)
zone designations.

To establish which properties would be subject to the ENO policies in the
draft Zoning By-law, a network analysis was performed using available GIS
data for existing pedestrian facilities to measure the walking distances for
properties from the Hub and Mainstreet designations to lands within a 400-
metre radius of a rapid transit station. The purpose of using a network
analysis is to recognize that there may be cases where the actual walking
distance from a Mainstreet/Hub/transit station to a given lot may be
significantly greater than its “as-the-crow-flies” distance in the OP policy,
such that it may not be appropriate to zone it for higher density because the
walking distances is much further than the distances contemplated in the
policies.

Staff interpreted the above policy to determine walking distances for the
network analysis, as follows:

* Minor Corridor: properties with a lot line that has frontage on a
Minor Corridor;

* Hub: properties that are within 150 m of the boundary of Hub —
equating to a 400 m walk (approx. 5 minutes);

* Mainstreet Corridor: properties that are within 150 m of a road
designated Mainstreet Corridor — equating to a 400 m walk
(approx. 5 minutes); and

* Rapid Transit Station: properties that are within a 400 m radius of
the centre of a Rapid Transit Station — equating to a 600 m walk
(approx. 10 minutes).



https://documents.ottawa.ca/sites/documents/files/section5_op_en.pdf

New Zoning By-law

Staff are open to looking at how the Overlay is being applied in the new By-

law as part of subsequent drafts, to ensure that it is being implemented in a

consistent and clear manner. Staff acknowledge that the policy with respect
to the ENO can be difficult to implement in a consistent manner that makes

sense for every neighbourhood, particularly when factoring in street patterns
(e.g. cul-de-sacs) and actual walking distances.

I notice the proposed Minor Corridor along Murray between King Edward &
Parent has not been included in the zoning map. Why designate Dalhousie
as CM but not Murray?

Minor Corridors were assigned and defined through the Official Plan (OP)
and the Zoning By-law will work to implement these designations. Murray
Street is not designated a Minor Corridor in the Official Plan, so it is not
designated this way in the zoning map.

Dalhousie Street was designated Traditional Mainstreet in the previous OP
and received a Minor Corridor designation through the new OP. These
designations are based on the concentration of existing commercial uses on
a street and various other considerations, including the transit level of service
and existing lot fabric.

Any thoughts about multigenerational housing. Will it be allowed and
promoted?

Table 2 of the Official Plan provides residential intensification targets,
including a specific target for large-household dwellings. These are defined
as units with three or more bedrooms to provide housing for families or larger
households.
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What are the criteria for assigning a given zoning designation? In particular
what makes the difference between N3B and N4B?

The Residential zones in the current Zoning By-law were converted to the
new Neighbourhood zones in the draft Zoning By-law. The existing average
lot sizes and built form were considered in this conversion, as well as
proximity to a Hub or Corridor.

Each Neighbourhood Zone is comprised of a primary zone (N1-N6) and a
subzone (A-F). Tables 801A and 801B set out the zoning standards
applicable to each primary zone and subzone, respectively. The primary
zones in Table 801A address maximum permitted density (in units per
hectare - UPH) and building height. For example, the N3 zone sets out a
maximum building height of 11 m (generally three storeys), and a maximum
permitted density of 250 UPH. Standards for the A-F subzones are detailed
in Table 801B and include requirements for minimum lot width and minimum
yard setbacks from property lines.
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New Zoning By-law

Ward 13 Rideau-Rockcliffe

Comments Received

Theme As We Heard It

Emphasis that protected heritage property, which may include
built heritage resources and cultural heritage landscapes, must be
conserved. HCDs occupy a very small area of Ontario and
Ottawa, and their conservation does not conflict with the broader
objectives of provincial legislation and the Official Plan.
Encourage planning authorities to develop and implement
proactive strategies for conserving significant built heritage
resources and cultural heritage landscapes.

Develop strategies for Ottawa’s heritage districts where careful
consideration is required and tailored conservation efforts.

Suggestion that the area at the end of North River Road zoned
NMU could be developed for affordable housing rather than high-
rise buildings, such as those at the end of North River Road and
Montreal Road; it would exacerbate traffic issues.

Concern about the size of units in Lindenlea, Ottawa's first
planned community for returning World War | veterans. The lots
and houses were intentionally kept small to be affordable, so
allowing many units on these small lots could result in very small
units, akin to student housing near universities.

Concern that the new development in Manor Park could
potentially triple the population, introducing high-rise buildings
located about five kilometres from the nearest transit Hubs.
Concern that the planning does not account for reaching a density
limit and then preserving the remaining houses as they are. New
zoning seems to allow for increased density on every lot.

11




Orttawa

Traffic and
Safety

’oning By-law

Concern about the juxtaposition of traffic planning with the Official
Plan. While Hemlock Road may not be considered a corridor,
traffic from Beechwood Avenue funnels onto Hemlock and vice
versa.

Concern for the safety of children in the areas near Beechwood
Avenue as traffic has increased on residential streets.

Concern that that lower-income neighbourhoods are bearing the
brunt of high-density developments. While these changes in
Overbrook are welcomed, it is crucial to ensure fairness across
the City of Ottawa regarding residential planning.

Encouraging equity considerations to be prioritized (i.e., mixed-
income buildings where some residents paid full market rent and
others paid partial rent) which benefits the community by
promoting diversity, equity, and better schools.

Concern that increasing the density beyond this balance of low-
income and middle to upper-income residents could drive the
middle class out, as suggested by sociological studies.

12




New Zoning By-law

Questions and Staff Responses

Rockcliffe Park, for example, is designated a national historic site by the
federal government, which is one of only 33 in Canada. Its park-like setting
and unifying landscape are essential to its heritage character. Therefore, it is
imperative to avoid developments that would disrupt its unique attributes.

Specifically, the proposed Minor Corridor along Hemlock Road is
inappropriate, given the heritage district on one side and Beechwood
National Cemetery, another national historic site, on the other. We should
reconsider this designation to preserve the integrity of these heritage sites.

Regarding the Minor Corridor designation, the Rockcliffe Secondary Plan
includes policies that restrict development along the Hemlock corridor to
residential uses. The zoning map reflects this, showing no areas zoned for
mixed-use or commercial purposes (zones in the purple colour), in alignment
with the secondary plan’s policies.

In terms of heritage protection, both the Provincial Policy Statement and the
City’s Official Plan contain strong provisions. Rockcliffe Park, as a designated
Heritage Conservation District, benefits from these protections. The zoning
codes for the area were established in consultation with heritage staff,
ensuring generous yard setbacks and preserving the typical building
envelope, including volume, size, dimensions, and height, which
characterizes the area.

However, it is important to note that Bill 23 introduced changes to the
Planning Act, permitting up to three units on a lot regardless of existing
municipal by-laws. Consequently, the current density restrictions in Rockcliffe
Park’s zoning exceptions are no longer in effect and will be removed.
Nonetheless, other special provisions that have historically applied to the
area will remain in place.

13
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When it's stated that four units are permitted on a lot, does this refer to
multiple units such as townhouses, stacked townhouses, semi-detached
houses with secondary dwellings, or a single building with multiple units,
such as rental buildings or apartment buildings? In particular how does this
affect properties currently zoned designated R1, such as those in Lindenlea
and Manor Park.

As with the current Zoning By-law, certain requirements must be met to
permit a severance, including minimum lot width for development. These
regulations must be adhered to. The provision allowing a minimum of four
units builds on the changes introduced by Bill 23 to the Planning Act, which
now supersedes all municipal Zoning By-laws across Ontario and permits a
minimum of three units per lot.

As part of the City's Housing Accelerator Fund application, the City
committed to consulting the public on allowing a minimum of four units, which
is why it appears in the draft provisions.

If the concern is about the scenario where a semi-detached building could
potentially have three units on each side (totaling six units) or that a severed
four-unit building could similarly have additional units, that's not the case. The
Zoning By-law counts the total number of units on the lot, regardless of
whether they are principal or additional dwelling units, as referred to in the
Planning Act. It doesn't allow for additional units to be added within each unit
like "Russian dolls." The total number of units is capped based on the lot, not
per individual unit.

14




New Zoning By-law

Could you please demonstrate a specific example of what could be permitted
on a typical 60 ft by 90 ft lot in Manor Park West?

In an N3 zone, a lot measuring 15 metres in width by 30 metres in depth
could generally accommodate up to 12 units. However, the building must still
comply with the yard setbacks, which are calibrated to match the typical
building size within the neighbourhood. The intent is to allow more units
within a building while maintaining a structure that aligns with the
neighbourhood's existing character.

For example, in an N2 zone, a lot of the same size (15 metres by 30 metres)
would permit up to six units, replicating the current provisions in an R2 zone
that also allows for six units per building. Similarly, in an N3 zone, the
maximum would generally be 12 units on such a lot. However, the building
housing those 12 units must remain consistent in size, height, and setbacks
with what is typical for the neighbourhood. This is how the subzone
provisions were designed to maintain the physical characteristics and overall
character of the area.

15




New Zoning By-law

There’s some confusion regarding the map designating Hemlock as a Minor
Corridor, highlighted in purple from St-Laurent Boulevard to Beechwood. This
aligns with a previous concern, and it is believed that residents of Manor Park
share similar apprehensions. Hemlock does not fit the understanding of a
corridor, as seen with other streets in Ottawa. There is a desire to preserve
the existing zoning and lot sizes in the neighbourhood.

The city’s intentions are unclear. The map’s purple designation led to the
assumption that there are plans for high-rise buildings along Hemlock, but
this may be incorrect. | am seeking clarification on the city’s objectives for this
area.

If you look at the map, you’ll see that Marier Avenue is designated as Minor
Corridor Zone 2 (CM2), and as you follow Beechwood Avenue, the purple
zone ends there. Hemlock Road, on the other hand, shows no purple zoning
in Manor Park, which aligns with the secondary plan that designates this area
as residential.

When we applied the Minor Corridor (CM) zone, we carefully reviewed the
neighbourhoods, taking into account the detailed guidelines in the secondary
plans. Hemlock Road presented challenges for a CM designation. Firstly, the
secondary plan explicitly prohibits mixed-use development, which was a key
factor. Additionally, while some buildings face Hemlock Road, there are
stretches where residential properties back onto the street, making mixed-
use impractical. These are a few of the main reasons why we did not apply
the Minor Corridor zone to Hemlock.

16




New Zoning By-law

m What's the height difference between N2 and N3?

The N2 primary zone permits buildings up to two storeys or 8.5 metres, and
the N3 primary zone allows up to three stories or 11 metres. However, in
some neighbourhoods, there may be more area-specific height regulations
indicated by a suffix in the zoning code. This is often shown as a capital "H"
followed by a number in brackets, which specifies the maximum allowable
height and supersedes the primary zone's height limits.

This approach ensures that the zoning aligns with the specific character of a
neighbourhood. In the case of implementing the Minor Corridor designation,
we applied a slightly higher-density zone along the corridor to reflect the
policies outlined in the secondary plan. This higher primary zone is intended
to balance the objectives of the Minor Corridor designation while maintaining
the neighbourhood's character.

Can you please define neighbourhood mixed use (in orange) on the zoning
map, specifically the big one near the river?

The existing local commercial and general mixed-use zones in
neighbourhoods have been consolidated into a simplified Neighbourhood
Mixed-Use (NMU) zone. The aim was to maintain the same permissions for
mixed-use while streamlining them. Instead of having multiple subzones with
varying permitted uses, the types of service and retail uses essential for day-
to-day needs in residential communities were standardized.

The intent of the NMU zone is to simplify regulations while still addressing the
needs of residents. Generally, Local Commercial zones in the current Zoning
By-law were transitioned to this new NMU zone, with most of the original
provisions retained in a more straightforward format. Therefore, if a NMU
zone appears on the new map, it is likely replacing a Local Commercial or
General Mixed-Use zone from the current Zoning By-law.

17



lew Zoning By-law

Can the Zoning By-law mandate specific requirements to accompany certain
building forms? One concern in the very low-density part of Manor Park is
that if a four or six-unit apartment building is constructed, it is unlikely to be
owner-occupied and will likely be rented. However, there are no provisions
for tenant facilities, such as proper and secure bicycle storage. Residents are
unlikely to park their commuter bikes or children's bikes outside, chained to a
pole. They require storage lockers.

Therefore, can the Zoning By-law require developers to provide such
amenities if they are to construct these types of buildings? Outdoor racks are
insufficient, as they do not meet the needs of residents with commuter or
children's bikes. A closed, lockable storage space is essential.

Long-term bicycle parking is proposed to be required whenever a building
contains more than four units. Long-term bicycle parking must be located in a
secure enclosure within a building. Short-term visitor bicycle parking will be
required for larger residential developments and non-residential uses.
However, the Zoning By-law cannot apply retroactively to developments that
already exist.

The draft Zoning By-law also proposes new provisions to ensure that racks
are easier to use by requiring them to support a bicycle at two points and
allow a wheel and frame to be locked together.

18
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Referring to the zoning map at the intersection of Donald Street and Lola
Street, this area forms a T-shaped zoning configuration, with Lola running
north-south and Donald running east-west. The CM2 zoning is evident in this
area, following Minor Corridors. The lands fronting Donald and Lola Streets,
which are owned by Ottawa Community Housing (OCH) are zoned N2C.

Currently, the CM2 zoning applies to these minor collectors, but the lot
depths are only about 30 metres. OCH could potentially merge adjacent lots
to the south and east, creating 60-metre-deep lots that front the Minor
Corridors, and request a CM2 zoning in the future. OCH is expected to
redevelop many of their properties within the City.

The existing zoning in this area was R1S, which is unusual for Overbrook,
and has been changed to an N2C zone, increasing density by one level.
Typically, R1 zones transition to N2, R2 zones to N3, and R4 zones remain
N4. It is preferred to see N2C zoning on OCH lands, but N4B zoning, similar
to the zone to the south, would allow for greater density. This would enable
OCH to plan effectively, potentially developing four to six-story buildings
along collectors and four-story buildings on inner streets, while also providing
parkettes with redevelopment.

Has there been any consideration of land ownership or discussions with
OCH, or if this is a blanket exercise changing R1S to N2C, rather than
considering a transition to N4B or similar zoning?

As noted in the comment, the proposed zoning of the N2C area southeast of
Donald Street and Lola Street is in part based on the current zoning of R1S.
Current zoning was among the factors taken into consideration in
determining proposed zoning in Draft 1; R1 zones in the Inner Urban
Transect not located within the Evolving Neighbourhood Overlay were
proposed to be zoned N2.

With that in mind, Staff appreciate this suggestion and will take it into
consideration as part of future drafts, particularly given that the existing
zoning of surrounding areas is higher in density (e.g. the existing R4 areas to
the south of the area in question, which are proposed to be zoned N4B in
Draft 1).
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There is a portion of Rockcliffe, known as the Panhandle, which falls on
Beechwood and is the only area in Rockcliffe with R4 zoning. The map
indicates this area in purple and includes exemption numbers that set the
height limit at 12.5 metres. It is unclear if these exemption numbers can be
adjusted to align with the rest of Rockcliffe, where the height limit is 8.5
metres.

Additionally, as Rockcliffe is a heritage conservation district with open and
green spaces as key attributes, it is perplexing why the area is designated as
N2F. While the "F" designation is appreciated for reflecting the suburban
nature of Rockcliffe with its generous setbacks, the N2 designation is
puzzling. The New Zoning By-law's language on heritage leaves many
decisions to Staff discretion. Therefore, how are decisions regarding
setbacks, greenscape, and landscaping being made to ensure that
streetscapes are not compromised by always adhering to the lowest common
denominator?

Staff will review the Panhandle area, noting that it is currently zoned as a
Main Street (MS) zone, but it is believed that it should be a residential zone.
In regard to the issue of the height suffix, it is recalled that some errors in that
area have already been corrected. The MS zoning there will be examined,
compared with the current zoning, and necessary adjustments will be made
to ensure accuracy.

Regarding the N2 zoning for Rockcliffe, the N2 zoning was part of the zone
code conversion for the inner urban transect. R1 zones were converted to
N2, and Rockcliffe received an F subzone, which provides the most generous
yard setbacks. Additionally, the existing exceptions were carried forward,
including the maximum lot coverage, which continues to regulate the building
footprint. Therefore, while the zone code has changed, the regulations for
building size and height remain the same.
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Is the Gross Floor Area (GFA) and Floor Space Index (FSI) being carried
forward? If there are discrepancies, such as variations ranging from 25% to
33%, or possibly 37%, can uniformity be sought? It is understood that these
exemptions are derived from the old Zoning By-law and apply citywide. What
is the procedure for modifying these exemptions to ensure consistency with
the New Official Plan?

Staff have committed to carrying forward zoning exceptions where possible,
provided they align with the Official Plan and do not create conflicts. The
Official Plan discussions emphasized maintaining neighbourhood character,
which generally means preserving the typical building size. While
redevelopment may allow for more units, the overall building size should
remain consistent with what is typical in the area.

Carrying forward these exceptions ensures that the specific rules defining a
neighbourhood are preserved. The zoning codes in Rockcliffe, divided into
various exceptions, help maintain the current character of the
neighbourhood, and the goal is to continue this practice.

21
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The recent Provincial Policy Statement (PPS) published by the province calls
for 50 units per hectare in designated neighbourhoods. Table 3B of the
Official Plan had predicted 60 to 80 units for our neighbourhood, which is
often referred to in the context of a four-unit limit. However, the New Zoning
By-law proposes 150 units per hectare, equating to 8 to 12 units per lot.

An interview suggested that this increase is due to high land prices, with
many residents choosing to invest in this neighbourhood instead of
purchasing cottages or traveling. This personal choice should not result in a
perceived penalty. The proposed increase to 12 units per lot, potentially
doubling to 24 units if lots are split, raises concerns about the post-war
houses have been built and renovated. Can you explain this difference?

The Official Plan, specifically in Table 3b, outlines the target densities for
transects on an area-wide basis. These targets are calculated by averaging
the densities across an entire transect, which includes a mix of lower-density
neighbourhoods (e.g., 22 units per hectare) and higher-density areas (closer
to 100 units per hectare). For the inner urban transect, the goal is to achieve
an average of 60 to 80 units per hectare by 2046.

The area-wide density targets are lower than the per-lot densities we're
permitting because most lots in a neighbourhood remain at lower densities,
with only a small percentage being redeveloped. Based on building permit
data, only about 0.5% of lots in a neighbourhood are redeveloped each year.

For example, if a block has 22 lots and 22 buildings, and over 25 years, three
lots are redeveloped with six units each, those redeveloped lots may have a
density of 120 units per hectare. However, when averaged across the entire
block, this only adds a few extra units overall, resulting in a modest increase
in the block’s density, perhaps to around 27 or 30 units per hectare. This
explains why the overall density change happens gradually.
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What will be the cost of implementing these changes to taxpayers, and what
will be the overall impact? As a taxpayer and a resident of Rockcliffe Park,
where property taxes are substantial, | am particularly concerned about the
financial implications. I’'m seeking assurance that the project is fully funded
through to its completion and that there will be no unexpected additional
charges on my property tax bill in the future.

The project has a total cost of $8.2 million, with 90% funded through
development charges and the remaining 10% coming from the operational
budget. This information can be found in the staff report, which dates back to
around 2020. Those are the confirmed figures.

Once this Zoning By-law is set in place, will developments have to stay within
the zoning rules or will there still be as much latitude with height and density
as we have seen in recent years?

A key purpose of the new Zoning By-law is to bring Ottawa’s zoning
regulation in to conformity with the City’s new Official Plan. This alignment
should result in fewer rezoning applications.

m Will the exceptions remain as it indicated on the map?

Staff are still reviewing the exceptions of the current Zoning By-law.
Exceptions are being removed or modified where possible to streamline with
the proposed new Zoning By-law.

The review of the exceptions aims to maintain existing rights. It is likely that
further review and revision of exceptions will need to continue following the
passing of the new By-law in Q4 2025.
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Can a Secondary plan be modified to require trees?

The Planning Act does not permit trees to be required. Zoning can be used to
establish the permissions and requirements necessary for protecting and
enabling the growth of trees.

How will the tunnel effect be avoided on mainstreets, besides stepping back
the floors?

Step-backs are the chief method of preventing the canyon effect on
mainstreets. Staff are also developing provisions to provide incentives for
increased set-backs at grade to make room for things like landscaping and
street furniture.

Previously there was rules concerning how many employees were permitted
to work at a home-based business other than the owner. Will the new rules
allow for more people to work out of a property? Will no parking minimums
apply to home-based businesses? This will cause a lot of parking issues
especially in Manor Park where transit is so poor.

The new Zoning By-law does limit the number of non-resident on-site
employees. If located in a Hub, Minor Corridor or Mainstreet Corridor, the
maximum is three. In all other zones the maximum is two.

There are no parking requirements for home-based businesses. Parking on
public streets continues to be regulated by the City’s Traffic and Parking By-
law.
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How can real estate developers collaborate with your office to provide
housing which meets the needs of the community?

As part of the Draft 1 consultation, the City is working with various
stakeholders such as the Greater Ottawa Homebuilders Association, in
addition to the Federation of Citizen Associations to receive their feedback on
the proposed Zoning By-law.

Beacon Hill on the east side of Ogilvie is closer to transit (train) and closer to
shopping on Shefford and Canotek, yet the area is going to have a lower
density than Manor Park. Why is it not the focus is to develop around transit
corridors?

The Official Plan directs where the greatest intensities of development and
tallest buildings are to be located, and the new comprehensive Zoning By-law
must follow that direction in where it implements densities.

Montreal Road is designated a Mainstreet corridor in the Official Plan, and
the draft Zoning By-law follows that designation by proposing to zone
properties along this stretch of Montreal as MS (Mainstreet Corridor zone).
The area around Blair Station is designated a Hub in the Official Plan, and is
proposed to carry the H2 zone (Hub Zone 2). Those areas have some of the
highest heights and densities permitted in the Official Plan and draft Zoning
By-law. The proposed zoning for the area of Beacon Hill east of Ogilvie and
South of Montreal varies, with the interior of the neighbourhood receiving N2
zoning, and the areas to the north closer to Montreal being given N3 and N4
zones of increased intensities. The higher density areas around Jasmine
Crescent carry N5 an N6 zoning with 6 and 12 storey height permissions,
approximately. The N5 and N6 zones are the highest intensity zones outside
of Hub or Mainstreet-designated areas in the Official Plan.

In the area of Manor Park, particularly north-west of St-Laurent and Hemlock,
the lands are covered by an Official Plan-level Secondary Plan, the Manor
Park North and South Secondary Plan (here). That Secondary Plan
developed through detailed and area-specific study, provides the rationale
and support for higher intensities and heights, than this area of Beacon Hill.
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Are the properties along Hemlock from Birch to St. Laurent not going to be
zoned Minor Corridor?

The properties along Hemlock from Birch to St. Laurent are not proposed to
receive Minor Corridor zoning but, are instead proposed to be zoned N3B
given that Hemlock is a single-loaded corridor with potentially eligible
properties only on one side of the street.

Is there anything in the new zoning to address single family homes being
replaced by larger single family homes?

Larger single-family homes are often larger than neighbouring houses
because houses in a given area may not have built entirely into the permitted
building envelope.

Additional information on the new Zoning By-law and the neighourhood
designation can be found on the project’'s EngageOttawa page: Ottawa is
Ready for a new Zoning By-law

The draft Zoning By-law does not appear to incorporate the protected views
cape (from poet's hill in Beechwood Cemetery to Parliament Hill). How will
that be protected if it is not in the Zoning By-law (though it is in the Official
Plan)?

The protected views in the current Zoning By-law are being carried over in
the proposed draft Zoning By-law. Updated Schedules will be included in the
2" Draft of the Zoning By-law being released in March.
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Question: Why don't the maps show the boundaries of the Heritage Conservation
Districts?

e | Heritage Conservation Districts will continue to be shown on GeoOttawa
when the proposed By-law replaces the current Zoning By-law.
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Ward 15 Kitchissippi

Comments Received

Theme As We Heard It

Intensification = Seeking clarity on the permitted heights and densities around
Westboro LRT station and questioning why they aren’t higher.

= Concern with permitted density of up to 12 units in N3 and the
lack of transit options to support this density.

= Seeking clarity if the densities identified for Neighbourhood zones
maximums or minimums.

Neighbourhoods = Concern with the lack of sidewalks in Highland Park regarding
safety and their role in supporting 15-minute neighbourhoods.

= Seeking clarity on the permitted heights and density targets for
N2 and N3 zones.

= Seeking clarity on the removal of the Mature Neighbourhoods
Overlay, specifically related to garage size and location
requirements.

= Concern with loss of access to sunlight for solar panels with
increased heights in Neighbourhoods.

Trees and = Concern that new front yard setbacks are too small to support
Stormwater tree planting and stormwater management.

Management = Concern with stormwater management, especially on smaller lots
and for infill development.

Parking = Concern with the removal of parking minimums and the impacts
on street parking and snow removal.
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Questions and Staff Responses

With respect to permitting neighbourhood dwellings at higher densities than
the targets in Table 3b of the Official Plan. This "over target" density appears
to be to achieve a new area-wide density target renaming per lot targets in
Table 3b of the Official Plan as area-wide targets. The presentation in
Document 10 appears to describe a N2 one hectare street with 22 houses
with the graphic presented tonight showing a dwelling with 6 units. These
appear to be on three floors where N2 zoning has a maximum of two. Is it
now proposed to allow 3 storey (or more) built form in N2 neighbourhood
zones and perhaps more than three storeys in N3 zones? If this is so, what
built form zoning standards such as heights will provided to address these
"over target" density situations?

The graphic presented in the City’s presentation depicted a building that
intended to represent two stories plus a basement. The basement units are
partially above grade to accommodate windows and egress requirements. In
the first draft of the new Zoning By-law, N1 and N2 zones are primarily
designated as two-story zones, while N3 zones are designated for three
stories. The proposed height limits are 8.5 meters for N1 and N2 zones and
11 meters for N3 zones. The city has received numerous comments
regarding building heights and will consider these as the by-law is refined in
subsequent drafts.

Highland Park does not have many sidewalks. What is the city's plan to put
them in? They are necessary for safety, to make '15 minute neighbourhoods'
a reality, and to avoid conflict between street parking and pedestrians.

While the streetscape or the road profile does contribute to the livability of a
neighbourhood, under the Planning Act, the Zoning By-law can't regulate
what happens in the right-of-way.

Street design largely occurs as part of the design of the broader community,
including policies set out in applicable Secondary Plan documents and the
standard street profiles at the City. As roads are rebuilt, improvements can be
made, such as those described above.
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We are increasingly seeing solar power installations in our neighbourhood. If
we are going to invite 4 storey apartments in areas that generally consist of 2
storey buildings, what mitigation measures will be put in place in the by-law to
ensure that solar installations are not shaded so as to reduce their
effectiveness.

The proposed zoning changes generally designate neighbourhood zones as
low-rise areas. While the Zoning By-law does not specifically guarantee a
right to light, the Official Plan aims to be mindful of the existing context. This
includes ensuring that new developments, such as transitioning from R1 to
N2 or N3 zones, are not significantly higher than the current buildings. This
approach helps maintain the contextual height and minimizes the impact on
existing solar panel installations.

Will builders be required to provide measures to mitigate massing when next
to low density residential development? How will impacts on shading and
overlook be addressed?

Lot depth is a key determinant of a site’s ability to provide height transition to
adjacent low-rise areas. Corridor lands that permit high-rise development will
be subject to an on-site transition framework based on graduated rear- and
interior-yard setbacks, such that feasible building heights increase on deeper
lots as distance from abutting low-rise areas increases.
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Please explain what the effect of the removal of the mature neighbourhood
overlay will be? For instance, will the rules limiting garages to single car be
removed to allow more garage space (for example so we can protect cars by
placing them indoors that are routinely being stolen from our driveways) and
will garages continue to be required to face the street?

The Mature Neighbourhoods Overlay (MNO) in the current Zoning By-law
sets out the requirement to complete a Streetscape Character Analysis
(SCA) in support of new development for any property located within the
Overlay. The SCA determines the zoning provisions that apply for the
following:

« Driveway Accesses: whether or not a driveway is permitted on-site,
and the width of that driveway

e Front Facing Garages and Carports: whether or not the building is
permitted an attached garage or carport that faces the street:

« Entranceways: whether or not the principal entrance into the building
must face the street.

The new draft Zoning By-law proposes to remove this Overlay, and the
requirement to complete a SCA in support of new development. In place of
the MNO, the regulations in the new By-law will shift to a focus on whether
there is adequate soft landscaping to support front yard trees and street
trees. This shift is also in response to the direction in the Official Plan
direction to evolve to a more urban built form in certain parts of
Neighbourhoods, particularly within the Downtown Core transect. In place of
the SCA, the new Zoning By-law will implement functional standards for
Neighbourhoods as follows:

e Regulations for driveways and attached garages are included in the
parking provisions of Draft 1. In general, driveway permissions are
proposed to be tied to lot width, with the provisions that currently apply
in Section 139 of Zoning By-law 2008-250 being carried forward in the
draft Zoning By-law, with modifications made. The driveway provisions
can be found in Section 606(2) of Draft 1.

e Regulations concerning attached front-facing garages can be found
under Section 604(7). In particular, attached front-facing garages are
proposed to be prohibited in the Downtown Core transect but
permitted in all other transects, so long as the entrance to the garage
is no closer to the street than the remainder of the building.
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« One front yard parking space is proposed to be permitted on lots 6
metres in width or greater (found under Section 604(4)), whereas the
current Zoning By-law generally prohibits front yard parking. It is noted
that front yard parking is proposed to be prohibited in the Downtown
Core transect.

o The built form standards proposed to apply to the Neighbourhood
zones will include requirements for at least one principal entrance to
face the street (found in Section 802(9) of the draft provisions).

Concerning stormwater management in Hintonburg, where new builds with
larger footprints have caused water issues for neighbors. They questioned
the proposal to reduce the rear yard setback from 30% to 25% and pointed
out that additions up to 55 square meters are exempt from stormwater
management requirements, which could significantly increase impervious
areas, especially on smaller lots. This is problematic in areas without
stormwater drains and on rocky terrain.

The 55 square meter exemption likely relates to existing rules about when a
grading plan is required for building permits. The reduction in rear yard
setback is part of an effort to create consistent rules across different city
zones, balancing urban and suburban needs. Rear yard setbacks help
manage stormwater by preventing significant increases in impervious
surfaces. The City is open to refining these rules in future drafts to address
specific concerns, such as those raised about smaller lots and areas without
stormwater drains.
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Concerning stormwater management and tree canopy loss due to infill
development in mature neighbourhoods. They highlighted issues such as
reduced setbacks, limestone bedrock affecting stormwater infiltration, and the
impact of increased impervious surfaces on aging infrastructure and the
Ottawa River. The resident emphasized the need to maintain current
setbacks for stormwater infiltration, green space, and tree preservation.

The first draft of the new Zoning By-law is open to refinement based on
community 