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Amendment
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Novatech has been retained by Abbott Fernbank Holdings Inc. to prepare this Planning Rationale
in support of an application for a Zoning By-law Amendment for their property municipally known
as 5100 Robert Grant Avenue in Ward 6 — Stittsville. The herein will be referred to as the ‘Subject
Site’.

The Subject Site is a rectangular shaped, through lot with frontages along Robert Grant Avenue
and Livery Street in the community of Stittsville situated on the east side of Robert Grant Avenue.
The Subject Site is generally flat and currently vacant. The Subject Site has a total area of 1.50
hectares. The City of Ottawa approved a previous Plan of Subdivision (City File No. (D07-20-21-
0001) application to create the parcel of land that includes the Subject Site and is registered as
4M-1503.

A Zoning By-law Amendment application is required to remove the requirement for a contiguous
landscaped area or central plaza of at least 2500 square metres under Urban Exception 2151 as
part of Zoning By-law 2008-250 and Zoning By-law 2026-50. The provision from Urban Exception
2151 is no longer desirable or appropriate for the development of the lands given the existing
context and approved developments surrounding the Subject Site no longer lends itself to a
continuous landscape area. The removal of any communal landscape area or central plaza would
make better use of land resources for residential development along a future designated transit
corridor. It is anticipated a Site Plan Control application(s) will be filed for the Subject Site when
the design details of the proposed development are known.

The Planning Rationale will demonstrate how the proposed development is consistent with the
Provincial Planning Statement (2024), conforms to the City of Ottawa Official Plan (2022) and
Fernbank Community Design Plan (2009), and complies with the most restrictive provisions of
Zoning By-law 2008-250 and Zoning By-law 2026-50.
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EXECUTIVE SUMMARY

Novatech has been retained by Abbott Fernbank Holdings Inc. (c/o Regional Group) to prepare
this Planning Rationale in support of an application for a Zoning By-law Amendment for their
property municipally known as 5100 Robert Grant Avenue in Ward 6 — Stittsville. The herein will
be referred to as the ‘Subject Site’.

The Subject Site is a rectangular shaped, through lot with frontages along Robert Grant Avenue
and Livery Street in the community of Stittsville and situated on the east side of Robert Grant
Avenue. The Subject Site is generally flat and currently vacant. The Subject Site has a total area
of 1.50 hectares. The City of Ottawa approved a previous Plan of Subdivision (City File No. (D0O7-
20-21-0001) application to create the parcel of land that includes the Subject Site and is registered
as 4M-1503.

The Subject Site is designated as Corridor — Minor and Neighbourhood with an Evolving
Neighbourhood Overlay as per Official Plan (2022) and designated as Mixed Use and Village
Green as per the Fernbank CDP Land Use Plan. Under Zoning By-law 2008-250 the Subject Site
is zoned Arterial Mainstreet, Urban Exception 2151 — AM[2151] and zoned Minor Corridor Zone
2, Urban Exception 2151 — CM2[2151] under Zoning By-law 2026-50.

A Zoning By-law Amendment application is required to remove the requirement for a contiguous
landscaped area or central plaza of at least 2,500 square metres from Urban Exception 2151 as
part of Zoning By-law 2008-250 and Zoning By-law 2026-50. This provision from Urban Exception
2151 is no longer desirable or appropriate for the development of the lands given the existing
context and approved developments surrounding the Subject Site which no longer lends itself to
a contiguous landscape area. The removal of the communal landscape area or central plaza
requirement would make better use of land resources for development along a future designated
transit corridor.

It should be noted that Section 110(4) of Zoning By-law 2026-50 states that in areas zoned Minor
Corridor Zone 2 — CM2 that are located within Area B — Urban Area, excluding Greenbelt on
Schedule A13 — Subject to a Secondary Plan, “the most permissive provisions apply in the primary
zone, subzone, exception, schedule and other zone code suffixes”. The current exception
requiring a contiguous landscaped area on the Subject Site is the most restrictive provision.
However, Section 110(4) directs that the most permissive provisions prevails and therefore the
contiguous landscaped area should not apply.

The Planning Rationale will demonstrate how the proposed development is consistent with the
Provincial Planning Statement (2024), conforms to the City of Ottawa Official Plan (2022) and
Fernbank Community Design Plan (2009), and complies with the most restrictive provisions of
Zoning By-law 2008-250 and Zoning By-law 2026-50.

Novatech
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1.0 INTRODUCTION

Novatech has been retained by Abbott Fernbank Holdings Inc. (c/o Regional Group) to prepare
this Planning Rationale in support of an application for a Zoning By-law Amendment for their
property municipally known as 5100 Robert Grant Avenue in Ward 6 — Stittsville. The herein will
be referred to as the ‘Subject Site’.

The Subject Site is a rectangular shaped, through lot with frontages along Robert Grant Avenue
and Livery Street in the community of Stittsville and situated on the east side of Robert Grant
Avenue. The Subject Site is generally flat and currently vacant. The Subject Site has a total area
of 1.50 hectares. The City of Ottawa approved a previous Plan of Subdivision (City File No. (D0O7-
20-21-0001) application to create the parcel of land that includes the Subject Site and is registered
as 4M-1503.

A Zoning By-law Amendment application is required to remove the requirement for a contiguous
landscaped area or central plaza of at least 2500 square metres from Urban Exception 2151 as
part of Zoning By-law 2008-250 and Zoning By-law 2026-50. This provision from Urban Exception
2151 is no longer desirable or appropriate for the development of the lands given the existing
context and approved developments surrounding the Subject Site which no longer lends itself to
a contiguous landscape area. The removal of the communal landscape area or central plaza
requirement would make better use of land resources for development along a future designated
transit corridor.

The Planning Rationale will demonstrate how the proposed development is consistent with the
Provincial Planning Statement (2024), conforms to the City of Ottawa Official Plan (2022) and
Fernbank Community Design Plan (2009), and complies with the most restrictive provisions of
Zoning By-law 2008-250 and Zoning By-law 2026-50.

1.1 Site Location and Description

The Subject Site is a rectangular shaped parcel of land situated in the community of Stittsville on
the east side of Robert Grant Avenue. The Subject Site is generally flat and currently vacant. The
Subject Site has a total area of 1.50 hectares (15,010.74 square metres). The Subject Site is a
through lot with frontage along Robert Grant Avenue and Livery Street.

The Subiject Site is legally described as follows:

BLOCK 202, PLAN 4M1503 CITY OF OTTAWA

Novatech
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Figre 1: Subject Site and urrounding uses.

1.2 Community Context and Connectivity

The following describes the land uses adjacent to the Subject Site as shown in Figure 1.

North: Abutting the Subject Site to the northwest is an application for Site Plan Control (City File
No.: D07-12-21-0224) currently under review with the City of Ottawa for four residential and mixed
use buildings ranging from 4-storeys to 18-storeys, providing 504 dwelling units as shown in
Figure 4. Further north is an existing low-rise residential and the hydro corridor and Trans Canada
Trail.

East: Livery Street abuts the Subject Site immediately to the east. East of the Subject Site and
Livery Street is a low-rise residential subdivision including a mix of townhouse and single-
detached dwellings. Further east is St. Bernadette School, Shingwakons Public Elementary
School, Rubicon Park, and a commercial plaza.

South: Immediately south of the Subject Site is an approved Site Plan Control (City File No.: DO7-
12-21-0163) application that consists of four (4) mid-rise apartment buildings that are fully
constructed and Maplewood Secondary School further south. To the southwest of the site is a
low-rise residential subdivision including townhomes and single-family dwellings as shown in
Figure 2.

Novatech
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West: Robert Grant Avenue abuts the Subject Site to the west. West of the Subject Site and
Robert Grant Avenue is an active Site Plan Control (City File No. DO7-12-21-0022) application for
10 blocks containing a total of 112 back-to-back townhomes currently under review by the City of
Ottawa. A low-rise residential subdivision currently under construction as shown in Figure 5.
Further west are additional low-rise residential buildings, including a mix of townhouses,
detached, and semi-detached dwellings.

&

Figure 2: Looking southwest from the Subct Site on Robert rant ven.
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igure 3: Looking northwest from the Subject Site on Robert Grant Avenue.

— PANEIN R TR TR

———

Figure 4: Lookig north towards the Subject Site from Robert Grant Avenue.
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Figure 5: Looking west from the Subject Site on Robert Grant Avenue.
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1.3 Planning and Regulatory Context

1.3.1 City of Ottawa Official Plan (2022)

The Subject Site is designated as a Corridor — Minor and Neighbourhood with an Evolving
Neighbourhood Overlay as per Official Plan (2022) Schedule B8 — Suburban (East) Transect as
shown in Figure 6. The applicable policies under the relevant sections of the Official Plan are
listed below. A description of the how the proposal responds to the policies then follows.

CT POLICY AREA/
SECTEUR STRATEGIOUE DU TRANSECT

A} 1§ (5 ?x'_
=“ U = S5 sa(\g/" ([

Future Naghonunoos

OTHER | AUTRE

m Official Plan / Plan officiel
P Schedule B8 - Suburban (East) Transect
ttawa Annexe BB - Transect Secteur suburbain (est)

[ ]

[ e |

Figure 6: Excerpt from the City of Ottawa Official Plan Schedule B8 — Suburban (East) Transect with the Subject
Site added by Novatech.
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The City of Ottawa Official Plan Schedule C2 — Transit Network — Ultimate designates Robert
Grant Avenue as Transit Level Service ‘B’ with at-grade crossings as shown in Figure 7.

-
3 g&=

WEST HY
2= Rl
IC &‘ 3 HOPE SIDE
gy ,
TRANSPORT EN COMMUN RAPIDE d B PacObus
TRANSIT LEVEL OF SERVICE ‘A" NIVEAU DE SERVICE A
kool R gt Rl - Siarnitent Official Plan / Plan officiel

Transiway - Grade Separsled Crossings mmmmmmm  Trarstway - passages etagés

Schedule C2 - Transit Network
TRANSIT LEVEL OF SERVICE 8" NIVEAU DE SERVICE B Conceptual Fubie Transit Comidor  #%  Aven concepiuel - Coubir de ¥ansport en commun ULTRIATE

O-Train - At-Gradk Crossings === O-Trak- passages A veau Tramsportaton and Infrastruchure Comor Caentr co tansport of & miraskuchre Annexe C2  Réseau de Transpor]
Transiway - A1-Grads Crassiegs Trarsinsy - paseages 4 ivess [ @ sam 4BsOLY
TRANSIT PRIORITY PRIORITE AU TRANSPORT EN COMMUN RalYwd W Coudewage pour vans £
‘Transit Priotky Corridor Corridor donart pricrlé s iransport en commun Rai Comidor Coulok femovisite SpN2Y F 12520
Pl Thw ieuraty of yansd praxdy o 4, contiucus bus bes o Pt * Db e -, -
(aein ) ! sy rwasaned] $) I 43 Sasigred 4 e o (o v —— 0 pepre

Figure 7: Excerpt from the City of Ottawa Official Plan Schedule C2 — Transit Network with the VSubrjiecrt Site
added by Novatech.
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The City of Ottawa Official Plan Schedule C4 — Urban Road Network designates Robert Grant
Avenue as an Arterial — Existing as shown in Figure 8. No changes to the existing road network
including new roads are proposed as part of this Zoning By-law Amendment application.

=70 \am

TR
S
| - \>L_. -

# A -
1 7l / R ] [ J .
Arlerial - Existing Arire - Etablia Provincial Highway ~—————  Route provincizle Ofﬂcial Plan ,f Plan Dfﬁcie|
|Artarial - Future (slignment defined)  <=------- Antére - Future (alignement déteminde) Federaly Owned Road Cheming da propriété fadéral Seh 4.1 R N
edule C4 - Urban Road Metwork
Maypor Collector - Exisling Grande collectrics - Etablie City Freeway = Aulorouls municipale %m Annexe G4 Réseau routier urbain
Major Collecior - Future ‘Grande collectrice - Future:
[ and
Collector - Existing Callectrice - Elabbe i E— i
Gollector - Fulure Callectrice « Fulure
River Crossing (corrider undefined) Tranersiss de fvidne (couloir ron odfin

Figure 8: Excerpt from City of Ottawa Official Plan Schedule C4 — Urban Road Network W|th the Subject Site
added by Novatech.
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The Subject Site has no natural heritage features as per the City of Ottawa Official Plan Schedule
C11-A — Natural Heritage System (West) as shown in Figure 9.

¢ % S0
/." 2
OVERLAYS / AFFECTATIONS SUPPLEMENTAIRES g

Natural Herkage System Core Area /
Sectsur central du systéma du patrimoine naturel
N.:lu'amcrfaoc Sysln- Linkage Area
yslé imaine nature!
b

Nlll.
' w ¥ 2o

Subject Site [}/

NS\

3
,
///"
(’%‘ ]
¢
,,
<

oyl ;";;;m b
Official Plan / Plan officiel

Schedule C11-A - Natural Heritage System (West)
| OTHER/AUTRE ’)Mmm Annexe C11-A - Systéme du patrimoine naturel (Ouest)

Watercourse

Conservation Area

Zone de conservation

1 C and ! o ‘
[ill 09:2024) #34 1222024) l

Flgure 9 Excerpt from City of Ottawa OffICIa| Plan Schedule C11-A — Natural Heritage System (West) with the
Subject Site added by Novatech.

The Subject Site does not feature a linear urban greenspace corridor as per the City of Ottawa
Official Plan Schedule C12 — Urban Greenspace. The Subject Site is not identified with any
environmental constraints such as flood plain, slope stability, organic soils on the Subject Site as
per the City of Ottawa Official Plan Schedule C15 — Environmental Constraints.

1.3.2 City of Ottawa Zoning By-law 2008-250

The Subject Site is currently zoned as Arterial Mainstreet, Urban Exception 2151 — AM[2151]
under the City of Oftawa Zoning By-law 2008-250 as shown in Figure 10. The purpose of the
Arterial Mainstreet — AM zone is to:

1) accommodate a broad range of uses including retail, service commercial, offices,
residential and institutional uses in mixed-use buildings or side by side in separate
buildings in areas designated Arterial Mainstreet in the Official Plan; and

2) impose development standards that will promote intensification while ensuring that they
are compatible with the surrounding uses.

e The site-specific Urban Exception 2151 requires a minimum of one contiguous
landscaped area or central plaza of at least 2500 square metres.

¢ Relief from the Zoning By-law is requested to remove the requirement for a contiguous
landscaped area or central plaza. The removal of this provision will make efficient use
of the land for development along a future designated transit corridor.

Novatech
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AM([2149]

Flgure 10: Excerpt of the Subject Site's zonlng per Zonlng By Iaw2008-250 from GeoOttawa

1.3.3 City of Ottawa Zoning By-law No. 2026-50

The Subject Site is currently zoned as Minor Corridor Zone 2, Urban Exception 2151 — CM2[2151]
under the City of Ottawa Zoning By-law 2026-50 as shown in Figure 11. The purpose of the Minor
Corridor Zone 2 — CM2 zone is to:

e Accommodate a broad range of uses, that will contribute to the creation of compact, 15-
minute neighbourhoods in areas designated Minor Corridor in the Official Plan.

e Promote and encourage development that is accessible by multiple modes of
transportation including by foot, bicycle, transit, or car.

o Establish zoning requirements enabling contextually appropriate development for the
Outer Urban and Suburban Transects.

e Itis understood that the urban and rural exceptions will be carried until City of Ottawa
staff are able to review and align them with the intent of the Official Plan (2022). As
such, the site-specific exceptions remain in effect from Zoning By-law 2008-250 and
Zoning By-law 2026-50 and require an amendment.

o The site-specific Urban Exception 2151 requires a minimum of one contiguous
landscaped area or central plaza of at least 2500 square metres.

Novatech
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¢ Relief from the Zoning By-law is requested to remove the requirement for a contiguous
landscaped area or central plaza. The removal of this provision will make efficient use
of the land for development along a future designated transit corridor.

e It should be noted that Section 110(4) of Zoning By-law 2026-50 states that in areas
zoned Minor Corridor Zone 2 — CM2 that are located within Area B — Urban Area,
excluding Greenbelt on Schedule A13 — Subject to a Secondary Plan, “the most
permissive provisions apply in the primary zone, subzone, exception, schedule and
other zone code suffixes”. The current exception requiring a contiguous landscaped
area on the Subject Site is the most restrictive provision. However, Section 110(4)
directs that the most permissive provisions prevails and therefore the contiguous
landscaped area should not apply.

A

/ N3B[1837] &
i
[5) i’ A%
. - :

CM2[2150] T

Figure 11: Excerpt of the Subject Site's zoning per Zoning By-law 2026-50 from GeoOttawa.

2.0 DEVELOPMENT PROPOSAL
21 Details of Proposed Amendment(s)

As previously discussed, to facilitate future development on the Subject Site a Zoning By-law
Amendment application is proposed to remove the requirement for a contiguous landscaped area
or central plaza of at least 2,500 square metres under Urban Exception 2151. The removal of this
requirement under Urban Exception 2151 would allow for efficient use of land resources for future
development options along a future designated transit corridor. The contiguous landscaped area
is no longer appropriate for the development of the lands and limits the future development of the

Novatech
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site. Given the existing context and approved developments surrounding the Subject Site which
no longer lends itself to a contiguous landscape area.

2.2 Surrounding Developments

The Subject Site is situated between two active residential developments featuring limited
commercial and retail land uses. The City of Ottawa approved a Site Plan Control (City File No.:
D07-12-21-0163) application at 360 Bobolink Ridge immediately south of the Subject Site that
consists of four mid-rise apartment buildings with a standalone commercial building located along
the Bobolink Ridge frontage. Based on the architectural elevations approved for the development,
there are no ground floor commercial, retail, or ‘active frontages’ that interface with the Subject
Site as shown in Figures 12, 13, and 14. A full size of the Site Plan for the approved development
is provided in Appendix A.
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29, 2023.

Figure 13: Excerpt of the north elevation abutting the Subject Site prepared by Abele Architecture dated March
29, 2023.
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Scae: 1120

Figure 14: Excerpt of the north elevation abutting the Subject Site prepared by Abele Architecture dated March
29, 2023.

PAVLION C

SOUTH ELEVATION - PAVILION A & B

Figure 15: Excerpt of the south elevation abutting the Subject Site prepared by Neuf Architect(e)s dated
October 27, 2023.

An active Site Plan Control (City File No.: DO7-12-24-0172) application is currently under review
by the City of Ottawa for a proposed development north of the Subject Site at 5000 Robert Grant
Avenue as shown in Figure 15. Based on the latest Site Plan, the proposed development will
consist of four (4) residential and mixed use buildings ranging from 4-storeys to 18-storeys with
commercial uses proposed along Robert Grant Avenue with no connections to the Subject Site
that allow for a contiguous landscaped area. A full size of the Site Plan for the proposed
development is provided in Appendix B.

Both developments at 360 Bobolink Ridge and 5000 Robert Grant Avenue currently do not
envision or propose a private communal amenity area or any ground floor commercial, or ‘active
frontages’ that would interact with any continuous landscape areas or greenspaces on the Subject

Novatech



Planning Rationale 5100 Robert Grant Avenue | ZBLA

Site. Based on the Site Plans available, there are no proposed connections between the Subject
Sites to support the creation of a centralized plaza. The approved Site Plan Control application
for 360 Bobolink Ridge features an open space area along the south side of the development with
frontage along Bobolink with no connections to the Subject Site as shown in Figure 16. The
location of the open space does not lend itself to a contiguous landscaped area across to the
Subject Site. The Site Plan Control application under review for 5000 Robert Grant Avenue does
not feature open space or landscaped area according to the available site plans.

The surrounding developments have not been designed with consideration for the Subject Site or
the Village Green identified in the Fernbank Community Design Plan that requires a centralized
community gathering space. The development of the surrounding properties has constrained the
ability to develop a centralized amenity space on the Subject Site. Furthermore, the approved
plans have left the Subject Site ‘boxed in’, given the narrow parcel, this makes it difficult to
efficiently develop the block.

There are currently multiple community gathering spaces within one kilometre of the Subject Site
such as Blackstone Park, Rouncy Park, and Rubicon Park. Additionally, there are plans for a
district park for Fernbank on Abbott Street across the Trans Canada Trail.

& ® AV/‘

Figure 16: Excert of earby deelopments abutting the Subjet Site with markup highlighting commercial and
open space areas.
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3.0 PLANNING POLICY JUSTIFICATION

3.1 Provincial Planning Statement

The Provincial Planning Statement [PPS] (2024) came into effect on October 20, 2024 and
replaces the previous Provincial Policy Statement (2020) that came into effect on May 1, 2020.
The PPS provides policy direction on matters of provincial interest related to land use planning
and development. It sets the policy foundation for regulating development and land use province-
wide, helping achieve the provincial goal of meeting the needs of a fast-growing province while
enhancing the quality of life for all Ontarians. The decisions that affect all planning matters “shall
be consistent with” relevant policy statements under the authority of Section 3 of the Planning
Act. The following is an overall review of the applicable PPS 2024 policies.

Chapter 2: Building Homes, Sustaining Strong and Competitive Communities
2.1 Planning for People and Homes

1) As informed by provincial quidance, planning authorities shall base population and
employment growth forecasts on Ontario Population Projections published by the Ministry
of Finance and may modify, as appropriate.

2) Notwithstanding policy 2.1.1, municipalities may continue to forecast growth using
population and employment forecasts previously issued by the Province for the purposes
of land use planning.

3) Atthe time of creating a new official plan and each official plan update, sufficient land shall
be made available to accommodate an appropriate range and mix of land uses to meet
projected needs for a time horizon of at least 20 years, but not more than 30 years,
informed by provincial guidance. Planning for infrastructure, public service facilities,
strategic growth areas and employment areas may extend beyond this time horizon.
Where the Minister of Municipal Affairs and Housing has made a zoning order, the
resulting development potential shall be in addition to projected needs over the planning
horizon established in the official plan. At the time of the municipality’s next official plan
update, this additional growth shall be incorporated into the official plan and related
infrastructure plans.

4) To provide for an appropriate range and mix of housing options and densities required to
meet projected requirements of current and future residents of the regional market area,
planning authorities shall:

a) maintain at all times the ability to accommodate residential growth for a minimum of
15 years through lands which are designated and available for residential
development; and

b) maintain at all times where new development is to occur, land with servicing capacity
sufficient to provide at least a three-year supply of residential units available through
lands suitably zoned, including units in draft approved or registered plans.

5) Where planning is conducted by an upper-tier municipality, the land and unit supply
maintained by the lower-tier municipality identified in policy 2.1.4 shall be based on and
reflect the allocation of population and units by the upper-tier municipality.

6) Planning authorities should support the achievement of complete communities by:

a) accommodating an appropriate range and mix of land uses, housing options,
transportation options with multimodal access, employment, public service facilities
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and other institutional uses (including schools and associated child care facilities, long
term care facilities, places of worship and cemeteries), recreation, parks and open
space, and other uses to meet long-term needs;

b) improving accessibility for people of all ages and abilities by addressing land use
barriers which restrict their full participation in society; and

c) improving social equity and overall quality of life for people of all ages, abilities, and
incomes, including equity-deserving groups.

o The Subject Site is situated within the City of Ottawa’s settlement area and is
designated within the Official Plan (2022) and Fernbank Community Design Plan (2009).

o The Zoning By-law Amendment application proposes to remove the requirement for a
contiguous landscaped area or central plaza of at least 2500 square metres under
Urban Exception 2151. The removal of this provision would allow for efficient use of
land resources for development along a future designated transit corridor.

o There are various parks surrounding the Subject Site such as, Blackstone Park,
Rouncy Park, and Rubicon Park that are within one kilometre of the Subject Site and
provides community gathering spaces for residents.

¢ In accordance with Policy 6 above, the revised exception will make efficient use of land
resources for future development and will contribute to achieving complete
communities. Additionally, the Subject Site is along a future designated transit corridor
which will be able to serve the future development on the Subject Site.

2.3 Settlement Areas for Settlement Area Boundary Expansions
2.3.1 General Policies for Settlement Areas

1) Settlement areas shall be the focus of growth and development. Within settlement areas,
growth should be focused in, where applicable, strategic growth areas, including major
transit station areas.

2) Land use patterns within settlement areas should be based on densities and a mix of land
uses which:

a) efficiently use land and resources;

b) optimize existing and planned infrastructure and public service facilities;
c) support active transportation;

d) are transit-supportive, as appropriate; and

e) are freight-supportive.

3) Planning authorities shall support general intensification and redevelopment to support
the achievement of complete communities, including by planning for a range and mix of
housing options and prioritizing planning and investment in the necessary infrastructure
and public service facilities.

o The Subject Site is situated within the City of Ottawa’s settlement area.

e The Zoning By-law Amendment application proposes to remove the requirement for a
contiguous landscaped area or central plaza of at least 2,500 square metres under
Urban Exception 2151. The removal of this requirement would make efficient use of
land resources for development along a future designated transit corridor.

o The suggested revision to Urban Exception 2151 will allow for a greater intensity of
uses on the Subject Site. In accordance with Policy 2(e), the Subject Site is located
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along a future designated transit corridor and will be supported by public
transportation.

2.9 Energy Conservation, Air Quality and Climate Change

1) Planning authorities shall plan to reduce greenhouse gas emissions and prepare for the

impacts of a changing climate through approaches that:

a) support the achievement of compact, transit-supportive, and complete communities;

b) incorporate climate change considerations in planning for and the development of
infrastructure, including stormwater management systems, and public service
facilities;

c) support energy conservation and efficiency;

d) promote green infrastructure, low impact development, and active transportation,
protect the environment and improve air quality;, and

e) take into consideration any additional approaches that help reduce greenhouse gas
emissions and build community resilience to the impacts of a changing climate.

¢ The Subject Site is located in an established community with connection to services,
amenities, and social networks in the Stittsville community.

o The removal of any communal landscape area or central plaza from Urban Exception
2151 would make efficient use of land resources for development along a future
designated transit corridor.

¢ The suggested revision to Urban Exception 2151 will allow for a greater intensity of
uses on the Subject Site and will be supported by the future designated transit corridor
along the Subiject Site.

Chapter 4: Wise Use and Management of Resources
4.6 Cultural Heritage and Archaeology

1) Protected heritage property, which may contain built heritage resources or cultural
heritage landscapes, shall be conserved.

2) Planning authorities shall not permit development and site alteration on lands containing
archaeological resources or areas of archaeological potential unless the significant
archaeological resources have been conserved.

3) Planning authorities shall not permit development and site alteration on adjacent lands to
protected heritage property unless the heritage attributes of the protected heritage
property will be conserved.

4) Planning authorities are encouraged to develop and implement:

a) archaeological management plans for conserving archaeological resources; and
b) proactive strategies for conserving significant built heritage resources and cultural
heritage landscapes.

o The Subject Site is not a protected heritage property.
o The Subject Site is identified as containing “Archaeological Potential” as per the City
of Ottawa’s GeoOttawa overlay.
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o The Subject Site is apart of a registered Plan of Subdivision and an Archaeological
Study was produced. The Study was accepted by the Province and no further
archaeological work is required for the Subject Site.

The Zoning By-law Amendment application is consistent with the policies of the Provincial
Planning Statement (2024).

3.2 City of Ottawa Official Plan (2022)

The Subject Site is designated as a Corridor — Minor and Neighbourhood with an Evolving
Neighbourhood Overlay as per Official Plan (2022) Schedule B8 — Suburban (East) Transect.

3.2.1 Strategic Directions & Cross Cutting Issues

Section 2 of the Official Plan provides the Strategic Directions for the City of Ottawa to become
the most liveable mid-sized city in North America over the next century. These include five Big
Policy Moves and six Cross-Cutting Issues.

The five Big Policy Moves provide broad policy directions and are the foundation of the Official
Plan. The Big Policy Moves are:

1) Achieve, by the end of the planning period, more growth but intensification than by
greenfield development.

2) By 2046, the majority of trips in the city will be made by sustainable transportation.

3) Improve our sophistication in urban and community design and put this knowledge to the
service of good urbanism at all scales, from the largest to the very small.

4) Embed environmental, climate and health resiliency and energy into the framework of our
planning policies.

5) Embed economic development into the framework of our planning policies.

o The Subject Site is situated within the City of Ottawa’s urban area that is accessible by
active and sustainable modes of transportation with public transit stops located near
the Subject Site along Abbott Street East.

e The City of Ottawa Official Plan Schedule C2 — Transit Network — Ultimate designates
Robert Grant Avenue as Transit Level Service ‘B’ with at-grade crossings. Future
development on the Subject Site will have access to adequate transit service and will
support additional residential development.

These Big Policy Moves inform the six themes, or Cross-Cutting Issues, that are embedded
throughout the policies and sections of the Official Plan and are essential to the achievement of
a liveable city, but are implemented through the policies in multiple sections of the Official Plan.
The Cross-Cutting Issues are:

Intensification

Economic Development

Energy and Climate Change
Healthy and Inclusive Communities
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e Gender and Racial Equity
e Culture

Policy 2.2.1 — Intensification and Diversifying Housing Options

¢ The Subject Site is in an area of recent residential development. The site is suitable for
the list of uses in the Zoning By-law.

Policy 2.2.2 — Economic Development

o The Subject Site is suitable for future development which supports the City’s Growth
Management Framework. The Subject Site is in close proximity to local businesses,
transit and active transportation uses along Robert Grant Avenue and in the
surrounding community.

Policy 2.2.3 — Energy and Climate Change

e The proposed Zoning By-law Amendment proposes to remove the requirement for a
contiguous landscaped area or central plaza. The removal of any communal landscape
area or central plaza will make efficient use of land resources for development along a
future designated transit corridor.

Policy 2.2.4 — Healthy and Inclusive Communities

¢ The Subject Site is in proximity to a future designated transit corridor and a Multi-Use
Pathway. The location of the Subject Site will promote transit and active transportation
use and will support the development of healthy, walkable 15-minute neighbourhoods.
These resources will support future development on the Subject Site.

Policy 2.2.5 — Gender and Racial Equality

e The Subject Site is accessible by active and sustainable modes of transportation with
public transit stops near the Subject Site along Abbott Street East. This ensures that
equitable access is provided for all regardless of socio-economic status.

Policy 2.2.6 — Culture

e The intention of Urban Exception 2151 was to create a gathering space for the
community. The parcels abutting the Subject Site have been individually developed
with no connections that would support a shared gathering space. As such, the intent
of Urban Exception 2151 cannot be achieved. There are various parks surrounding the
Subject Site such as that provide community gathering spaces for residents.
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3.2.2 City-wide Policies

Section 4 of the Official Plan sets out the city-wide policies to be considered where all new
development is proposed.

Subsection 4.4 — Parks and Recreation Facilities

Policy 4.4.1 Identify park priorities within Ottawa’s growth areas

1) The City shall provide parks through the following three mechanisms:

a)

b)

c)

As a condition of development, the City shall acquire land for parks or cash-in-lieu as
directed by the Planning Act and the City’s Parkland Dedication By-law or any
successor By-law; or

The City may choose to lease or secure parks by agreement from other public
agencies such as the National Capital Commission; or

The City may choose to buy land for parks with cash-in-lieu of parkland or through
capital expenditures

2) All development, regardless of use, shall meet all of the following criteria to the satisfaction
of the City:

5)

6)

a)

b)

Consider land acquisition for parks as directed by the Parkland Dedication By-law to
meet community needs for both residential and non-residential development, with an
emphasis on active recreation amenities and potential cultural development with new
parks acquired to address gaps or community needs; and

Prioritize land for parks on-site over cash-in-lieu of parkland. Cash-in-lieu of parkland
shall only be accepted when land or location is not suitable. The land to be conveyed
shall, wherever feasible:

i. Be a minimum of 400 square metres or as described in the upcoming Land
First Policy and updated Park Development Manual as directed by the
Parks and Recreation Facilities Master Plan;

ii. Be free of encumbrances above and below ground when land for parks is
obtained by parkland dedication; or in the case of land purchases for the
creation of new parks in established areas, unless the encumbrances have
been approved by the City where reasonable;

iii. Be of a usable shape, topography and size that reflects its intended use

iv. Meet applicable provincial soil requlations; and
v. Meet the minimum standards for drainage, grading and general condition.

The Park Development Manual will set out the park typologies to define and standardize
the park development process for projects to the satisfaction of the Department
responsible for parks and recreation.

Consistent with Subsections 4.8 and 4.9 and Section 7, the following lands and features
shall not be considered as part of the parkland dedication, at the discretion of the
Department responsible for recreation: Natural Heritage Features as defined by the City’s
Environmental Impact Study Guidelines, the minimum setback from surface water
features, Natural Environment Areas, Significant Wetlands, Open Spaces, Urban Natural
Features and Conservation Areas.

o Parkland dedication has been satisfied through a Master Parkland Agreement as part
of the Fernbank Community Design Plan (2009).
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o The Master Parkland Agreement contributed blocks of land to create parks in the
surrounding community.

o There are various parks surrounding the Subject Site such as, Blackstone Park,
Rouncy Park, and Rubicon Park that are within one kilometre of the Subject Site and
provides community gathering spaces for residents.

3.2.3 Transect Policy Area

Section 5 of the Official Plan addresses the six concentric policy areas called transects that
represent a different gradation in the type and evolution of built environment and planned function
of the lands within it, from most urban (Downtown Core) to least urban (Rural).

Subsection 5.4 — Suburban Transect

The Suburban Transect comprises neighbourhoods within the urban boundary located outside
the Greenbelt. The objectives of the Suburban Transect as per Section 5.4 of the Official Plan
include an evolution towards 15-minute neighbourhoods, enhancing mobility options and street
connectivity, and provide direction for new development.

Policy 5.4.1 — Recognize a suburban pattern of built form and site design while supporting an
evolution towards 15-minute neighbourhoods:

1) The Suburban Transect’s established pattern of built form and site design, in the existing
built-up areas, is suburban, as described in Table 6, reflective of the conventional model
described in Table 8.

2) The Suburban Transect is generally characterized by Low- to Mid-density development.
Development shall be:

a) Low-rise within Neighbourhoods;
b) Low-rise along Minor Corridors, however the following policy direction applies:
i. Mid-rise buildings, between 5 to 7 storeys, may be considered through a rezoning
without an amendment to the Plan;
ii. Mid-rise buildings above 7 storeys may be permitted through an area-specific
policy or secondary plan;
iii. High-rise buildings may be permitted through a secondary plan.
3) In the Suburban Transect, this Plan shall support:
a) A range of dwelling unit sizes in:
i. Multi-unit dwellings in Hubs and on Corridors; and
ii. Predominantly ground-oriented housing forms in Neighbourhoods located away
from rapid transit stations and Corridors, with Low-rise multi-unit dwellings
permitted near street transit routes
b) In Hubs and on Corridors, a range of housing types to accommodate individuals not
forming part of a household.

e The Subject Site is designated as Corridor — Minor and Neighbourhood with an
Evolving Neighbourhood Overlay as per the City of Ottawa Official Plan Schedule B8 —
Suburban (East) Transect.
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The proposed revision to Urban Exception 2151 will remove the requirement for a
contiguous 2500 square metre landscaped area or central plaza. This will allow for an
efficient use of land and accommodate a range of uses in Zoning By-law.

A future Site Plan Control application is required to facilitate the future development of
the Subject Site.

3.2.4 Overlay Policy Area

Subsection 5.6 — Overlays

The Overlays are intended to complement the underlying designations and provide additional
policy direction to allow certain types of activities and provide built form guidance in evolving areas
that are otherwise not included in the designation sections of the Official Plan. The objective of
the Overlay as per Section 5.6 of the Official Plan is to provide built form direction for the urban
area where intensification is anticipated to occur.

Policy 5.6.1 — Evolving Neighbourhood Overlay

1)

2)

The Evolving Neighborhood Overlay will apply to areas that are in a location or at stage

of evolution that create the opportunity to achieve an urban form in terms of use, density,

built form and site design. These areas are proximate to the boundaries of Hubs and

Corridors as shown in the B-series of schedules of this Plan. 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. The Overlay is intended to

provide opportunities that allow the City to reach the goals of its Growth Management

Framework for intensification through the Zoning By-law, by providing:

a) Guidance for a gradual change in character based on proximity to Hubs and Corridors,

b) Allowance for new building forms and typologies, such as missing middle housing;

c¢) Direction to built form and site design that support an evolution towards more urban
built form patterns and applicable transportation mode share goals; and

d) Direction to govern the evaluation of development.

Where an Evolving Neighborhood Overlay is applied

a) The Zoning By-law shall provide development standards for the built form and
buildable envelope consistent with the planned characteristics of the overlay area,
which may differ from the existing characteristics of the area to which the overlay
applies; and

b) The Zoning By-law shall include minimum-density requirements as identified in Table
3a, and permissions to meet or exceed the density targets of Table 3b.

The Subject Site is within the Evolving Neighbourhood Overlay.

The suggested revision to Urban Exception 2151 will remove the requirement for a
contiguous landscaped area or central plaza. The suggested revision will allow for a
more efficient use of land resources for future development permitted under the Zoning
By-law and along a future designated transit corridor.
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3.2.5 Designation

Section 6.2 — Corridors

The Corridor designation applies to bands of land located along specified streets whose planned
function combines a higher density of development, a greater degree of mixed uses and a higher
level of street transit service than abutting Neighbourhoods, but lower density than nearby Hubs
per Section 6.2 of the Official Plan. There are two sub-designations including Mainstreet Corridors
and Minor Corridors.

Policy 6.2.1 — Define the Corridors and set the stage for their function and change over the life
of this Plan

1) Corridors are shown as linear features in the B-series of schedules. The Corridor
designation applies to any lot abutting the Corridor, subject to:

a) Generally, a maximum depth of:

i. In the case of Mainstreet Corridors, a maximum depth of 220 metres from the

centreline of the street identified as a Mainstreet Corridor;

ii. Inthe case of Minor Corridors, a maximum depth of 120 metres from the centreline
of the street identified as a Minor Corridor;

iii. Where part of a lot lies beyond the maximum depths specified in Policies i) and ii),
that part of the lot is excluded from the Corridor designation; and

iv. Despite Policy iii) above, where that part of the lot excluded from the Corridor
designation is less than 20 metres in depth, the Corridor designation may extend
to the entire lot;

b) Where a side street intersects with a Corridor, the Corridor designation may include
one or more lots on the side street so as to extend the Corridor designation along the
side street to the average depth of the Corridor designation along the rest of the
Corridor block; and

c¢) Despite a) and b), where a secondary plan defines a Corridor differently, the
boundaries in the secondary plan prevail.

e The Subject Site is partially location within 120 metres of the Corridor — Minor
designation boundary, as outlined in Policy 1(a)(ii).

e The Subject Site is along a future designated transit corridor making the site suitable
for future residential development as it will be in proximity to public transportation.

Policy 6.2.2 — Recognize Mainstreet Corridors as having a different context and setting out
policies to foster their development

2) In the Minor Corridor designation, this Plan shall permit a mix of uses which support
residential uses and the evolution of a neighbourhood towards 15-minute
neighbourhoods. Development may:

a) Include residential-only and commercial-only buildings;

b) Include buildings with an internal mix of uses, but which remain predominantly
residential;

¢) Include limited commercial uses which are meant to mainly serve local markets; or
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d) Be required, where contextually appropriate, to provide commercial or service uses on
the ground floor.

e The suggested revision to Urban Exception 2151 will remove the requirement for a
contiguous landscaped area or central plaza. The suggested revision will allow for a
more efficient use of land resources for future development permitted under the Zoning
By-law and along a future designated transit corridor.

e The Subject Site is partially located within 120 metres of the Corridor — Minor
designation boundary.

Section 6.3 Neighbourhood

The Official Plan notes that neighbourhoods are contiguous urban areas that make up the heart
of communities. The intent of the Official Plan is to allow Neighbourhoods to permit a mix of
building forms and densities. It is acknowledged that not all Neighbourhoods are at the same
stage of development, maturity, and evolution. The intent of the Official Plan is to reinforce those
Neighbourhoods that contain all elements and presently function as 15-minute neighbourhoods,
guide those that have missing elements to gain them, and enable conditions for future 15-minute
neighbourhoods.

Policy 6.3.1 — Define neighbourhoods and set the stage for their function and change over the life
of this Plan

1) Neighbourhoods are designated on the B-series of schedules.
2) Permitted building heights in Neighbourhoods shall be Low-rise, except:

a) Where existing zoning or secondary plans allow for greater building heights; or

b) In areas already characterized by taller buildings within the Neighbourhood
designation.

5) The Zoning By-law will distribute permitted densities in the Neighbourhood by:

a) Allowing higher densities and permitted heights, including predominantly apartment
and shared accommodation forms, in areas closer to, but not limited to, rapid-transit
stations, Corridors and major neighbourhood amenities;

b) Allowing lower densities and predominantly ground-oriented dwelling forms further
away from rapid-transit stations, Corridors and major neighbourhood amenities; and
¢) Provide for a gradation and transition in permitted densities and mix of housing
types between the areas described in a) and b).

¢) Provide for a gradation and transition in permitted densities and mix of housing types
between the areas described in a) and b).

e The suggested revision to Urban Exception 2151 will remove the requirement for a
contiguous landscaped area or central plaza. The suggested revision will allow for a
more efficient use of land resources for future development permitted under the Zoning
By-law and along a future designated transit corridor.

e The Subject Site is partially located within 120 metres of the Corridor — Minor
designation boundary and the remainder of the Subject Site is designated as
Neighbourhood.
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3.2.6 Protection of Health and Safety

Section 10 — Protection of Health and Safety

Environmental conditions whether occurring naturally or not can result in hazards to human life
or health and damage or loss to property value. The environmental conditions or constraints to
development may include natural hazards such as flood plains and unstable soils to hazards
resulting from human activity such as contaminated sites, mine hazards, and land affected by
noise. In accordance with Section 10 of the Official Plan, development shall be directed away
from areas of natural or human-made hazards where there is an unacceptable risk to health or
safety or of property damage and shall not create new or aggravate existing hazards.

e The Subject Site is not identified to be within a Flood Plain or is situated within unstable
slopes or contain any organic soils as per the City of Ottawa Official Plan Schedule C15
— Environmental Constraints.

4.0 OTHER APPLICABLE PLANS OR STUDIES
4.1 Fernbank Community Design Plan (2009)

The Fernbank Community Design Plan (2009) is a City Council approved document that was
developed for the Fernbank Community to guide long-term growth and development. The Plan
provides guidance for the day-to-day decision-making on land use planning and sets out the
community’s priorities for the future.

Section 4.0 — The Fernbank Community Design Plan
Subsection 4.1 — The Land Use Plan

The Fernbank Land Use Plan includes six (6) general land use categories being low-density
residential, medium density residential, high density residential, mixed use, neighbourhood
commercial, and open space (including parkland, elementary/secondary schools, stormwater
management facilities, Village Green, and transmission corridors).

e The Subject Site is designated as Mixed Use and Village Green as per the Fernbank
CDP Land Use Plan as shown in Figure 14.

e The Subject Site and surrounding parcels are designated Mixed-Use as per the
Fernbank Community Design Plan (2009) Land Use Plan, however, have now been
developed for residential use.

o The existing context and approved development surrounding the Subject Site no
longer lends itself to a “Community Core” as once envisioned in the Fernbank
Community Design Plan (2009) due to limited commercial and retail uses. This
illustrates the flexibility in the CDP to adapt and meet current needs of the community.
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Figure 9 — Land Use Plan

Figure 17: Excerpt from the Fernbank Community Design Plan Land Use Plan with the Subject Site added by
Novatech.

Policy 4.2.4 — Mixed Use

The Mixed Use designation as per Section 4.2.4 — Mixed Use permits a range of residential and
non-residential land uses to serve the personal and commercial needs of the Fernbank
community. These land uses include retail and convenience stores, banks or other financial
services, service and repair uses, business, medical, and professional offices, restaurants and
various residential housing typologies.

e The suggested revision to Urban Exception 2151 will remove the requirement for a
contiguous landscaped area or central plaza and is not changing the list of permitted
uses for the Subject Site. The suggested revision will allow for a more efficient use of
land resources for future development permitted under the Zoning By-law and along a
future designated transit corridor.

Policy 4.2.7 — Greenspace Network

The Village Green designation as per Section 4.2.7 — Greenspace Network is centrally located
within the “Community Core” of the Fernbank Community and intended to be “a civic gathering
place and passive public open space for residents”. The Village Green does not form part of any
required parkland dedication for the Fernbank Community per the Fernbank Landowners Group
Master Parkland Agreement.
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o The Subject Site is designated as Mixed Use and Village Green. The suggested Zoning
By-law Amendment application is required to remove the requirement for a contiguous
landscaped area or central plaza of at least 2500 square metres under Urban Exception
2151.

o The Village Green does not form part of any required parkland dedication for the
Fernbank Community per the Fernbank Landowners Group Master Parkland
Agreement.

o The developments abutting the Subject Site do not include open space that would
interact with any potential continuous landscape areas or greenspaces on the Subject
Site. Based on the Site Plans available from 5000 Robert Grant Avenue and 360
Bobolink Ridge, there are no proposed connections between the sites to support the
creation of a centralized plaza.

¢ The vision of the CDP to create a community gathering space is not lost as there are
nearby amenity spaces such as Blackstone Park, Rouncy Park, and Rubicon Park
within one kilometre of the Subject Site that is able to provide community gathering
spaces for residents.

o The suggested revision to Urban Exception 2151 will allow for future development that
fulfills the intention of the Mixed Use designation on the Subject Site and will contribute
to density of the surrounding area.

¢ The existing context and approved development surrounding the Subject Site no
longer lends itself to a “Community Core” as once envisioned in the Fernbank
Community Design Plan (2009) due to limited commercial and retail uses. This
illustrates the flexibility in the CDP to adapt and meet current needs of the community.

The Zoning By-law Amendment application is in conformity with the policies of the
Fernbank Community Design Plan (2009).

5.0 CONCLUSION

It is our assessment that the suggested Zoning By-law Amendment application is consistent with
the Provincial Planning Statement (2024), conforms to the City of Ottawa Official Plan (2022) and
Fernbank Community Design Plan (2009), and complies with the provisions of Zoning By-law
2008-250 and Zoning By-law 2026-50. The direction in Section 110(4) requiring the most
permissive provision to prevail supports the suggested Zoning By-law Amendment. This Planning
Rationale supports the suggested revision to Urban Exception 2151.

The proposed Zoning By-law Amendment application is appropriate for the development of the
Subject Site, allows for an efficient use of land and resources, and represents good planning.
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Appendix A
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