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Planning Rationale – 1435 Randall Avenue

Executive Summary
1435 Randall Avenue at the corner of Braeside Avenue was the former home of the Regional
Municipality of Ottawa Carleton Alta Vista Water
Tank.
The tank was removed in 2002.
The site was offered for sale by the Ottawa
Community Lands Development Corporation in
2016.
The site was purchased by Shenkman Corporation
for 5 new single family homes.
1435 Randall Avenue is close to parks and
playgrounds and is within an easy walking distance
of shopping, the Alta Vista Public Library and Alta Vista Public School.
The Provincial Policy Statement (PPS) encourages compact urban form, development that is
efficient and supports public transit, walkability, and the wise use of infrastructure.
The City of Ottawa Official Plan supports infill development and has policies that speak to the
need for consideration of the massing, building height, setbacks and side yards, and amenity
spaces when considering a proposal within an existing low rise neighbourhood.
The Alta Vista, Faircrest Heights, Riverview Key Principles Secondary Plan is not applicable to this
proposal.
This proposal conforms and meets the planning tests outlined in the PPS and City of Ottawa
Official Plan.
Consistent with the surrounding community the proposal recommends a rezoning to a
residential first density zone with the following site specific performance standards:
R1 - Braeside Lots

R1 - Corner - Braeside

R1 - Randall Lot
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Zoning Performance Standards
Minimum Lot Width (m)
Minimum Lot Area (m2)
Maximum Building Height (m)
Minimum Front Yard Setback (m)
Minimun Corner Side Yard Setback (m)
Minimum Rear Yard Setback (m)
Minimum Interior Side Yard Setback (m)
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Introduction
In 1952 the City of Ottawa began construction at
1435 Randall Avenue for what would become
the Alta Vista Elevated Water Tank. The tank
served its purpose faithfully and without
incident for 50 years. As the City grew and
prospered new infrastructure utilities were built
within the water tank service area that resulted
in the Alta Vista water tower being declared
surplus to water service requirements and the
tank was eventually decommissioned and the structure dismantled in 2002.
The land remained vacant and within the land portfolio of the City of Ottawa until 2013
when the Finance and Economic Development Committee recommended that Ottawa
City Council declare 1435 Randall Avenue surplus to the City’s needs and transfer the
property to the Ottawa Community Lands Development Corporation (OCDLC) for sale.
In 2016, OCDLC issued notice that they would, on Friday February 12, 2016, be accepting
offers of purchase and sale from interested parties.
In response the OCDLC notice a consortium led by Shenkman submitted an offer and on
April 11th OCDLC advised that Shenkman that they were the successful proponent.
Shenkman’s development proposal was to create 5 single family homes generally
consistent with the surrounding R1 residential first density zoning.
This planning rationale is prepared to support the rezoning of the property to a
residential first density zone that supports the construction of 5 single family homes on
the property.

.
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Location

1435 Randall Avenue is a vacant parcel of property located at the intersection of Randall
Avenue and Braeside Avenue in Alta Vista.
To the west of the site are 2 structures serving the Ottawa Fire Service. The first
structure immediately to the west of the site is the Ottawa Fire Service Communications
Centre and just west of the Communications Centre is Ottawa Fire Station #35. The
Communications Centre presents a 3 story blank wall to the subject property and as
such it is unlikely that the construction of new residential dwellings would impact on the
Centre.
To the north of the site is a vehicle access to St. Thomas the Apostle Anglican Church
and Ellwood House a 30 unit, 3 story, non-profit senior citizens’ residence. Ellwood
House has a number of units fronting onto the church vehicle access and given the
previous land use as a large water tower construction of a new home and landscaped
rear yard will not negatively impact on Ellwood House.
To the south and east of the site are single family housing which were constructed at
the same relative time as the water tower. The houses are zoned R1GG although R1K
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and R1O zones are in close proximity to 1435 Randall Avenue. The residential
community has seen 2 uses for this land – the longest use was a water tower and most
recently the land has been open space. This rationale proposes that the next and
hopefully final land use for this property would be a residential use for 5 single family
homes providing a complimentary streetscape on both the Randall and Braeside
frontages.
This location is also home to an abundance of community amenities from recreation to
shopping.
If you proceed a very short distance down Randall Avenue in an easterly direction you
will come to Orlando Park. The park is a well-developed play and greenspace area which
abuts the Orlando soccer pitches - a popular destination for organized sports activities.
Proceeding west on Randall Avenue and crossing Alta Vista Drive will bring you to Alta
Vista Public School and the Alta Vista Field House another recreational asset. The field
house is home to a small parkette and in summer a well-used wading pool. In winter the
field house becomes home to a natural ice outdoor skating rink. The rink is maintained
by community volunteers and both the wading pool and the outdoor rink are well used
by the community.
If you continue past the field house you will, in short order, arrive at Bank Street where
you will find a number of restaurants, a Farm Boy grocery store, a Second Cup coffee
shop and a number of other personal service business. All within walking distance on
roads with sidewalks and crossings with traffic control signals.
This makes 1435 Randall Avenue ideally located for new residential development.
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Planning Policy – Provincial Policy Statements & City of Ottawa Official
and Secondary Plans
The Provincial Policy Statement
Ontario’s Provincial Policy Statement (PPS) provides direction to planning authorities
such as the City of Ottawa. Although these policy statements are not proscriptive the
direction that they provide is instructive in determining the acceptability of a proposed
development program.

Part 5 – Policies of the PPS is the most appropriate section of the PPS to apply to this
development proposal. Section 1 – Building Strong and Healthy Communities and its
accompanying sub sections provide the best direction.

Reviewing Section 1.1 (Managing and Directing Land Use to Achieve Efficient and
Resilient Development and Land Use Patterns) gives general guidance on appropriate
development and land use patterns. Section 1.1.1 directs that development and land
use patterns should be efficient, minimize costs, accommodate a range of uses and that
infrastructure including public service facilities should be available for present and
future users.

The PPS directs (Section 1 sub section 1.1.3. – Settlement Areas) that settlement areas
such as the urban area of the City of Ottawa shall (emphasis added) be the focus of new
construction. This section of the PPS also provides direction to the planning authority to
provide opportunities for redevelopment and intensification where infrastructure
(water, sewer, transit) permit. The PPS also provides direction that redevelopment and
intensification take into account the existing housing stock.

This section the PPS also directs that land uses should be efficient and support public
transit, walkability, the wise use of infrastructure. It also provides direction to provide
development standards that promote compact urban form.

If we apply the PPS Policies to the proposal for 5 single family homes at 1435 Randall
Avenue we find that the proposal complies with the PPS in all respects.
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The five single family homes will be consistent with the existing housing stock. The
proposal does not mimic the existing housing stock but respects the character of the
streetscape while adopting alternative development standards to achieve a more
compact urban form. By doing this we achieve the benefits that the PPS seeks –
compact urban form, efficient use of infrastructure, access to good public transit and
the ability to walk to community amenities without sacrificing the fabric of the
community.

City of Ottawa Official Plan
Two main sections of The City of Ottawa Official Plan (OP) provide guidance for this
development proposal. Section 1 – Strategic Direction and Section 4 – Review of
Development Applications. More specifically we would look for guidance from the
strategic direction of the plan, the policies that govern the general urban area and the
urban design and compatibility criteria.

The OP seeks to accommodate 90% of the City’s growth within the settlement area
contained inside the current urban boundary. Although the OP has target areas for the
intensification and redevelopment the OP also recognizes opportunities will exist in all
parts of the city within areas designated General Urban Area in the OP. The OP clearly
states that these small scale opportunities will be supported along with the much larger
targeted opportunities.

“Within lands designated General Urban Area, opportunities for intensification exist
and will be supported, although such opportunities are generally at a much smaller
scale than in the land-use designations described above.” Ottawa OP Pg. 2-8

Policy 15 of the Strategic Directions section of the OP (pg. 2-14) provides further
guidance on supporting intensification outside of the target areas. The land proposed in
this rationale is no longer required for its original use as a site for public infrastructure
(water tower) and the City has determined that the land is not needed for any other
public purpose. Although not exactly the same as the existing neighbourhood the
proposed single family homes “enhance and complement its desirable characteristics
and long term renewal.”. OP Policy 15 (pg. 2-14)
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The proposed single family home may present a tighter streetscape but will have the
same height limit, same front yard setback and a larger rear yard setback. Using the
performance standards, the home sizes will be very similar to what already exists in the
surrounding community.

Section 2.5.1 of the OP provides strategic direction on urban design and compatibility.

The section provides policies on built form, open spaces and infrastructure. The
overarching idea is that new development should fit well and work well in context with
the community that surrounds it. It is safe to say that the current proposal fits well and
works well.

Four new houses, similar in size to the neighboring community, with generous
backyards and a matching front yard setbacks will complete the Braeside streetscape
and with only one house facing onto Randall Avenue the integrity of the sidewalk is
maintained. The sidewalk provides quick access to transit (#8) and to Alta Vista Public
School other amenities. This is clearly a case where the proposal fits well and works
well.

Section 4.11 of the OP provides additional clarity in terms of urban design and
compatibility within existing low rise residential neighbourhoods. The policy speaks to
the need for consideration of the massing, building height, setbacks and side yards, and
amenity spaces when considering a proposal within an existing low rise neighbourhood.

This proposal is for 5 single family homes that are of a similar size and configuration to
the existing residential community. The height limit, setbacks and amenity spaces will be
similar to the existing community fabric. The only place that this proposal differs from
the neighbouring community, other than in an esthetic manner, is that in order to
achieve the an appropriately efficient land use some of the side yards on the Braeside
lots are smaller than the surrounding community. However, this occurs in only 3 places
and in the context of the overall design does not negatively affect the streetscape.

Alta Vista, Faircrest, Riverview Key Principles Secondary Plan
A review of the key principles indicates that this secondary plan is silent on how to
manage opportunities such as the redevelopment of the water tower lands.
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In fact, the plan seems to focus on very small scale lot severance development. This is
quite understandable given the key principles were created during a time when the
water tower still existed and the predominate development opportunity was the
severance of large single lots into 2 and the construction of a new home on the newly
created lot.

This direction is reinforced by the fact that under the purpose section of the secondary
plan the reader is directed to the Alta Vista Visioning Report create in 1994 to assist in
understanding and applying the key principles. A review of the visioning report
underscores the intent to manage lot severance activities.

In reviewing both the Key Principles and the Alta Vista visioning report it is clear that
intensification was meant to be an extension of the single family residential fabric. Our
proposal is an extension of the single family home fabric.

As outlined above this rationale has tested the proposal against the policies set out in
the PPS, the City of Ottawa OP and the Alta Vista, Faircrest Heights, Riverview Key
Principles. For each policy the proposal clearly demonstrates conformity to the PPS and
the OP and has a design that enhances the streetscape and creates and efficient
compact urban form. This proposal, from all policy aspects, works well and fits well.

Current Zoning
For decades 1435 Randall Avenue was home to important piece of public infrastructure
– a water tower. As a result, the property was zoned to support that use. The current
zoning on the property is I1A [1485].

The purpose of I1 is a minor institutional zone is to permit a number of community,
institutional and emergency services uses in the urban area they range from a
community centre to a rooming house or even a sports arena.

The number 1485 sets out a zoning exemption which is on this site and for the zoning on
this property there is no minimum separation distance between group homes.

The subzone A sets out the performance standards for zone:
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Height limit:
Front Yard Setback:
Minimum lot width:
Minimum lot area:
Maximum lot coverage:
Minimum rear yard setback:
Minimum interior side yard:
Minimum corner side yard:

11 metres
3 metres
15 metres
400 square metres
No maximum
7.5 metres
7.5 metres
4.5 metres

Proposed Zoning
Since the water tower has been dismantled and the City has determined that it does not
require the site for institutional purposes the site was offered for sale for alternative
uses including residential.
This rational proposes to rezone the site to accommodate 5 single family homes. Four of
the homes will front onto Braeside Avenue and one will front onto Randall Avenue. The
intent was to propose a residential development that was as close as reasonable to the
existing neighbourhood while still proposing an efficient, cost effective and compact
urban development.
The analysis of the PPS, OP and secondary plan support changing the zoning for 1435
Randall Avenue from the current institutional zone to an R1 residential first density zone
with the following performance standards:
R1 - Braeside Lots

R1 - Corner - Braeside

R1 - Randall Lot

11.5
457.7
8
6
4.5
17.3
1.2

15.1
600.98
8
6
4.5
17.3
1.2

15
744
8
6
4.5
24.8
1.2

Zoning Performance Standards
Minimum Lot Width (m)
Minimum Lot Area (m2)
Maximum Building Height (m)
Minimum Front Yard Setback (m)
Minimun Corner Side Yard Setback (m)
Minimum Rear Yard Setback (m)
Minimum Interior Side Yard Setback (m)
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Conclusion
The application of the policies contained in the PPS and the City of Ottawa OP to this
development proposal clearly demonstrate that the 5 single family homes as proposed
represent good urban planning and an appropriate level of redevelopment of the site.
The proposal applies for a residential first density zone with site specific performance
standards that are consistent with the PPS and the OP which promote compact and
efficient urban development.
The streetscape created by the house and lot design and the amenity spaces created by
the zoning are completely compatible with the surrounding neighbourhood and are
destined to be an asset to the neighbourhood.
Compatible family oriented housing is appropriate to the orderly development of this
land and represents good urban planning.
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