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1] A NEW FUTURE FOR THE
FORMER CFB ROCKCLIFFE

1 A NEW FUTURE FOR THE
FORMER CFB ROCKLIFFE

1.1 INTRODUCTION

The former Canadian Forces Base
(CFB) Rockcliffe is the largest
undeveloped piece of land within
the Ottawa Greenbelt. This 131
hectare redevelopment site is at
an exceptional location on high
ground which overlooks the
Ottawa River. It is bounded on
multiple sides by greenspace
systems along the Rockcliffe and
Aviation Parkways, the Montfort
Woods and a treed escarpment.

The base was decommissioned
many years ago, and the

opportunity exists today to
reconnect this site back into the
urban fabric of the city and create
a highly desirable mixed-use
community for approximately
9,800 residents. The long-term
development period to full build-

out is estimated to be 15-20 years.

There is also the opportunity to
provide space for a variety of
employment uses providing
approximately 2,600 permanent
jobs.

Due to the proximity to the
downtown, the new community will
allow for more intensive
development than in the outer
suburbs, yet at a lower scale than

one would see closer to the core.
A variety of housing types will
provide a range of choices for
people with different housing
needs. A community core will
have the greatest mix of land uses
to provide amenities to the new
neighbourhoods, and it will also
have the most active and vibrant
streets in the community.

A modified grid of collector and
local roadways will meet the
community's mobility needs and
create an outstanding public realm
including spacious sidewalks,
multi-use pathways, and enhanced
streetscaping.
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A hierarchy of public park spaces
provide opportunities to appreciate
the drama of the Ottawa River and
meet local recreational needs.
This park system will be
interconnected by a series of
pathways that will be integrated
with the stormwater management
system.

1.2 PLANNING AREA
BOUNDARIES

The Planning Area is a 131
hectare site located within the
Greenbelt. It is approximately
bordered by the Aviation Parkway
to the west, the Sir George-
Etienne Cartier Parkway to the
north, the National Research
Council (NRC) Campus to the east
and Montreal Road to the south.
The majority (125.5 ha) of the site
is owned by Canada Lands
Company. The remaining 5.3
hectares of the site are owned by
the National Research Council.
The site location is shown in
Figure 1.1.

This is the last vacant site of this
size located within the Greenbelt
that is available for development.
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1.3 GUIDING VISION

The Guiding Vision describes the
aspirations of both Canada Lands
Company and the City of Ottawa
for the future development of the
site, with input from various
stakeholders. It forms the basis
for principles, planning policies
and guidelines that follow later in
this document.

The Guiding Vision for the site is
as follows:

The redevelopment of the former
Canadian Forces Base (CFB)
Rockcliffe will be a contemporary
mixed-use community. It will be
walkable, cycling-supportive,
transit-oriented and built at a
human scale. These principles will
be realized through improved
connectivity to the surrounding
neighbourhoods, and by providing
access to open space for
everyone. The site will connect to
the history of the Algonquin
people. It will celebrate its military
heritage. Redevelopment of the

former CFB Rockcliffe will
demonstrate urban design and
landscape excellence, innovation
in sustainability, cultural/social
dynamism, and a high quality of
life. It will be forward-looking in its
development approach by
integrating the site’s natural
ecological functions into the
design.

1.4 PRINCIPLES SHAPING
THE FUTURE OF THE
COMMUNITY

To turn the ambitions described in
the Guiding Vision into an
implementable plan, a series of
planning principles was developed
based on the existing conditions of
the site and Ottawa’s planning
policy context. Through the
various iterative design studies of
the consulting team, extensive
discussions early in the process
with different stakeholder groups
and input from the public, Canada
Lands Company adopted nine
planning principles. The Public
Advisory Group (PAG) and

Technical Advisory Committee
(TAC) reviewed and commented
on the principles. The design team
then used them to prepare the
plan.

Table 1.1 lists all of the principles
and summarizes how they have
been integrated into the plan:



Table 1.1: Planning Principles

Principle Strategy
Principle #1: Canada Lands The plan will provide a mix of uses to support a complete community that allows
Company will design the former people of all ages to live, work and play at the former CFB Rockcliffe. The

CFB Rockcliffe Community to be a | community will include mixed-use areas, residential areas, employment areas, a
compact and complete mixed-use | comprehensive open space system, and local schools. Employment uses will

community accommodating its primarily be office-oriented to maintain compatibility with the planned and existing
future population in a range of adjacent uses. The plan will include a limited amount of commercial and retail, to
housing types. the extent that the community can support it. Commercial and retail in the new

community will serve the general area (both within and outside the new
community), but will not compete with established businesses along Montreal
Road. Canada Lands Company will make targeted efforts to attract commercial
and retail uses that may be lacking in the area (e.g., grocery supermarkets,
restaurants, small specialty retail).

A range of housing will be provided, including single-family dwellings, row housing,
walk-ups, lane-oriented housing and apartments, and will meet the Official Plan
affordability targets. Aside from the prominent community entry points in the
southeastern and southwestern corners, the plan will concentrate medium
densities adjacent to the town square.

MMM Group and Meloshe & Associates ¢ October 2015
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Principle

Strategy

Principle #2: The former CFB
Rockcliffe Community will re-
connect the site with the
surrounding city fabric, with
appropriate land use transitions
from adjacent land uses and open
spaces.

Canada Lands Company will seek to create as many road and pathway
connections to the surrounding primary road network as are feasible. This will
include new or enhanced connections to the Aviation Parkway and connections to
the surrounding city streets on Hemlock, Codd’s and Burma Roads. Wherever
possible, Canada Lands Company, the City and the NCC will collaborate to create
additional pathways that provide connections within the site, and to
neighbourhoods surrounding the site, making efforts to connect these pathways to
existing pathways outside the site.

The plan will provide appropriate transitions throughout the site. Low-rise
residential development will be in the south western portion of the site as a
transition from the adjacent community. This will place compatible development at
the southern edge of the site where adjacent low-density residential uses exist.

Canada Lands Company will provide two employment precincts on the site. One
employment precinct will be on the eastern boundary of the site in order to provide
an appropriate transition from the National Research Council site. The second
cluster will be a mixed-use area, providing a transition from the Aviation Parkway to
the quieter residential communities in the interior of the site. The plan will also
provide a central community core, located along the major transportation route,
which will provide opportunities for additional small-scale employment and
commercial uses.



Principle

Strategy

Principle #3: The community will
enhance the existing natural
environment. It will include an
integrated greenspace strategy
that protects key natural features
where the open space is part of a
functioning ecological and natural
framework.

To the extent practical, the plan is designed to place development in such a way
that preserves significant tree stands.

The plan will capitalize on the unique topographic characteristics of the site. This
includes minimizing soil disruption through major cut and fill requirements and
maintaining existing drainage patterns around the site in order to maintain the flow
patterns that supported (and will continue to support) growth of the native
vegetation.

The plan will create an interconnected network of public open space. This will
include active recreation areas, passive greenspace, protected natural areas, and
a vibrant network of green corridors that contribute to the natural drainage strategy.
The community design will provide visual and physical connections to the Montfort
woodlot, and the placement of parks and open spaces will maintain and enhance
public access to significant views from the site.

Principle #4: The community will
prioritize mobility for pedestrians,
cycling, and transit over private
vehicle use.

The plan will weave the community into the fabric of the city with a series of
collector roads that will provide sidewalks, segregated cycling facilities, and
efficient transit service that will operate on a grid-based network of streets.

The plan will have pedestrian scale neighbourhoods based on a five-minute
walking distance, and a mix of accessible amenities, with particular emphasis given
to short walking distances to local school sites and convenience retail. The
community design will include multi-use pathway connections to the existing NCC
pathway systems on the Sir George-Etienne Cartier and Aviation Parkways. It will
also connect to the neighbourhoods to the east.
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Principle

Strategy

Principle #5: The community will
be a vibrant hub of activity with
dynamic and attractive urban
spaces, in a set of aesthetically
pleasing and sustainable urban
neighbourhoods.

In addition to natural, passive open spaces, the community will include a number of
active public spaces such as squares and parkettes.

The City and Canada Lands Company will use the Design Guidelines and Policies
of the Community Design Plan to ensure the implementation of a high standard of
architectural, streetscape, and open space design. Furthermore, Canada Lands
Company will use its own architectural guidelines to ensure any development
partners achieve excellence in built form design.

Notable community entry points will have aesthetic distinctiveness. Higher density
buildings will be focussed at these locations to give the site a prominent presence
in the surrounding community. Tall buildings will be in locations that are sensitive

to view corridors to the Ottawa River, and at key gateway locations.

Canada Lands Company will set sustainable development performance
requirements for the implementation of built form and infrastructure on the site.
Canada Lands Company will adopt a sustainability framework with priorities,
objectives, indicators, targets, monitoring, and evaluation systems that best reflect
the context of the site, the city, the region, and Canada Lands Company. Canada
Lands Company will work with stakeholders to promote innovative practices for the
management of stormwater on the site where feasible. Canada Lands Company
will promote innovative practices for the energy design and will seek partnerships
with the NRC and Montfort Hospital for this initiative.

The CDP will include provisions for connections to a future national cultural
institution on the NCC site to the north.



Principle

Strategy

Principle #6: The community will
reflect and respect the heritage
and legacy of the Algonquin
peoples and will serve to connect
cultures.

The Algonquins of Ontario will be an integral partner throughout the development
of the new community. Through this partnership, the community will provide a
meaningful connection to the history of the Algonquin people.

An area will be set aside for Algonquin commemoration at the ridge at the northern
boundary of the site that overlooks the Ottawa River.

Subject to consultation with the Algonquins of Ontario, Canada Lands Company
will use street naming, public art, and commemorative signage to celebrate the
association of the site and the region with the Algonquin peoples.

Principle #7: The community will
commemorate the military heritage
of the site and the contributions
made by people who served in the
military to Canada.

Canada Lands Company will use street and park naming, public art and
commemorative signage to celebrate the past military heritage of the site.

Principle #8: The former CFB
Rockcliffe community will be
designed as an urban community,
at a human scale, that encourages
interaction within the site.

The former CFB Rockcliffe community will be designed to encourage movement
and interaction at a human scale. Streets will be designed to promote active
transportation. Buildings will not overwhelm the streetscape and will have densities
that support this vision for the site.

Principle #9: The former CFB
Rockcliffe community will be
resilient and flexible to be able to
adapt to changing conditions.

The plan for the former CFB Rockcliffe will be flexible to respond to changing
conditions. The plan will be adaptable to respond to development opportunities as
they arise. It will be resilient to ensure that changes in the economy do not halt
development of the community. The plan will provide enough flexibility to ensure
that a change in context does not result in a change in the ability of the community
to adapt, while at the same time maintaining the commitment to the guiding
principles described above.
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2 PLANNING AND
INTEGRATED EA PROCESS

21 COMMUNITY DESIGN
PLAN OVERVIEW

Community Design Plans (CDPs)
are a tool for implementing the
principles and policies of the City
of Ottawa Official Plan (OP) at the
community level. Section 2.5.6 of
the Official Plan describes the
purpose and contents of CDPs.
They provide critical direction
regarding density, desired land
use and built form, development of
the public realm, place-making,
mobility and servicing in a defined
CDP area.

Developing a CDP is a
collaborative process among
community members and the City
of Ottawa, focused on building
trust and partnership.

2.2 PLANNING AND DESIGN
APPROACH

The overall planning and design
strategy emerged out of the
Guiding Vision and Principles
Shaping the Future of the
Community (refer to Chapter 1) for
the project.

The planning process was iterative
and involved a number of steps.
To establish a context for the
development of the plan,
components of the natural

systems to be maintained on site
were identified, opportunities and
constraints were highlighted, and
surrounding neighbourhoods were
studied. This information was
consolidated to create an overall
land use and open space strategy.
Based on this strategy, the site
was structured into different land
uses and scales of development
which will surround major parks,
smaller parkettes and natural
areas to be preserved to create
the new community. The structure
of the new community is
presented in Chapter 5.

As a Canadian Forces Base,
connectivity to the site was limited
in the past for security reasons. To
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remedy this, a transportation
network was developed which will
include various road types, cycling
lanes and pedestrian pathways
(see Chapter 5). This
transportation network will be
linked to the existing City
transportation network and will
increase the connectivity of the
site to the surrounding city.

To guide the development of the
site, a series of policies and
guidelines were established for:
land uses; height, bulk and
massing; setbacks; architectural
design and built form; parking;
loading and servicing; mobility and
circulation; the public realm; and
infrastructure. These policies and
guidelines are presented in
Chapter 6.

Finally, an implementation
strategy was created to guide the
development process and is
presented in Chapter 7. This
strategy outlines the process for
implementing the plan and
delegates the roles of those
responsible for making it happen.

2.3 CLASS ENVIRONMENTAL
ASSESSMENT PROCESS

Municipal servicing and
transportation plans are required
to support a development of this
size. As described in Chapter 3,
the existing infrastructure on the
site is degraded has reached the
end of its useful life and will not
meet the needs of a new
community.

New infrastructure requires
approval under the Ontario
Environmental Assessment Act
through the Municipal Class
Environmental Assessment. The
planning process for the former
CFB Rockcliffe addressed this
requirement concurrently with the
Community Design Plan process.

The four phases of the Municipal
Class EA were completed, which
included a stakeholder
consultation event for every
phase. A description of the four
phases is provided below:

» Phase 1: Background research
and inventory of existing

conditions, and identification of
the infrastructure problems
requiring resolution.

» Phase 2: Development of
planning alternatives, and
evaluation and selection of
recommended planning
alternatives (i.e., nature of road
and infrastructure upgrades).

= Phase 3: Selection of preferred
design alternative and
refinement of the designs (road
routing, cross-sections, buried
and drainage infrastructure
locations).

» Phase 4: Refinement of
preferred design based on
stakeholder feedback and plan
finalization, and completion of
a Class EA report that
accompanies this CDP.

Canada Lands Company will
prepare and submit an
Environmental Study Report
(ESR) in accordance with the
Municipal Class EA parent
document.



24 CONSULTATION
PROCESS

The study process benefited from
early and regular engagement with
various stakeholders.

The process involved three Public
Open Houses (POHs) to present
progress on the project, seek input
on alternatives, and seek input on
drafts of the plan. The POHs were
held on November 26, 2012, May
25, 2013 and February 18, 2014.

Canada Lands Company
established a Public Advisory
Group (PAG), which included
representatives from surrounding
Community Associations,
Greenspace Alliance, the Quartier
Vanier Business Improvement
Association, and the Rockcliffe
Yacht Club. This group met
regularly during the process to
provide input and advise Canada
Lands Company on ways to
improve the draft consultation
materials for presentation to the
broader public.

The Technical Advisory
Committee (TAC) included
members from various
departments at the City of Ottawa
(including representation from
transportation, planning,
emergency services, OC Transpo,
Housing, Economic Development,
etc.), representatives from the
National Capital Commission,
representatives from the Rideau
Valley Conservation Authority, and
from the National Research
Council. This group provided
advice on how various design
iterations needed to be refined to
meet City or other agencies’
policies. In some instances, small
working groups met to follow up
and resolve specific technical
issues.

In addition to the formally-
established PAG and TAC, the
project team held numerous
meetings to coordinate with the
surrounding communities, land-
owners, approval authorities, and
interest groups, including, but not
limited to Transport Canada, the
Montfort Hospital, National

Research Council, the four
Ottawa-area school boards, and
the Canada Aviation and Space
Museum.

The 2010 Algonquins of Ontario —
Canada Lands Company
Participation Agreement provides
a framework for an ongoing
relationship and the realization of
mutual benefits as the former CFB
Rockcliffe site is developed. This
agreement laid out a framework
for consultations with the
Algonquins of Ontario during the
development of the site, including
during the CDP process.

All information about the
stakeholder engagement
component of this project is
detailed in the Former CFB
Rockcliffe CDP Public
Consultation Report.
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25 HOW THIS CDP WILL BE
USED

This CDP will be adopted by City
Council as the roadmap for future
development of the site. Some
elements of the CDP will be
entrenched in a Secondary Plan
and a Zoning By-law amendment.
This is identified in more detail in
Chapter 7 which deals with
implementation.

Unless specifically noted
otherwise, the plans in this
document are demonstration
plans. They illustrate one way the
former CFB Rockcliffe could
develop in accordance with the
policies and guidelines of the CDP
within the CDP boundary. The
Secondary Plan and the Zoning
By-law will contain the rules that
all future development applications
must follow. In the event of
proposed deviations from the
concepts/direction of the CDP,
Chapter 7 discusses how this will
be handled during the approval
process.

Canada Lands Company will use
the CDP to commission more
detailed development plans for
portions of the site such as plans
of subdivision. Canada Lands
Company will ensure that the
development meets the design
intent for the site by creating
agreements with development
partners based on the guidelines
and policies of this CDP.

City councillors and staff will use
the CDP to evaluate capital
projects and development
applications and to ensure that
new developments reflect the
recommendations, vision, and
principles of the CDP.

Residents, businesses and
community associations will refer
to the CDP to ensure that the
principles and priorities identified
during the CDP process are
respected as the community
evolves.

The CDP complements
overarching City policies, including
the City of Ottawa Official Plan

and the City’s Urban Design
Guidelines, and should be read
alongside these policies when
evaluating development
applications. The CDP’s design
policies will take precedence over
these guidelines in the case of any
inconsistencies. The City’s general
design guidelines apply to any
design matter not addressed
otherwise in the CDP.
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3 CFB ROCKCLIFFE
TODAY

A full review of the existing
conditions of the former CFB
Rockcliffe CDP planning area and
surrounding areas is provided in
the Existing Conditions Report. A
brief summary of the key aspects
of this report that are relevant to
the CDP is provided here.

3.1 TOPOGRAPHY, VIEWS
AND VISTAS

The site benefits significantly from
its location near the Ottawa River.

The site elevation ranges from
approximately 70-100 metres
above sea level, and generally

slopes down to the north,
providing beautiful views of the
Ottawa River from some
unobstructed vantage points. The
slopes are gradual as the site is
terraced.

Views to the River are interrupted
with existing significant tree
stands, which are a visual attribute
themselves. Significant views are
illustrated in Figure 3.1.

NV1d NOIS3Ad ALINNINWINOD F44ITOMO0Y 940 H3IINHO4
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Both the Aviation and the Sir
George-Etienne Cartier Parkways
border the site. These Parkways
are owned by the National Capital
Commission (NCC) and are
landscaped with greenspace and
trees.

3.2 WATER RESOURCES,
GEOLOGY, AND SOILS

The topography of the site forms
two catchment areas, one where
water flows approximately
northwest into the Ottawa River
and the other where water flows
northeast into the Ottawa River.
This is shown in Figure 3.13.

There are two creeks that have
headwaters near or within the
former CFB Rockcliffe site, and
both outlet to the Ottawa River.
The eastern creek starts just north
of the site and slightly east of
Burma Road. The western creek
starts at the northern site
boundary, just east of the north-
bound on-ramp to the Aviation
Parkway. The western creek is
generally straight, with the final

section of the creek running
through 550 metres of
underground storm piping. It is
geomorphically stable, with most
reaches lacking obvious signs of
ongoing erosion. However,
specific sites show signs of
instability, particularly the area
immediately downstream of the
culvert north of the Aviation
Parkway, where flow from the
culvert has eroded the
downstream channel. This will
need to be addressed through the
improvements to stormwater
drainage.

The eastern creek has straight
sub-reaches at the upstream and
downstream ends, but generally it
meanders, including a very tight
meander bend near the
downstream end. The hydraulics
of the channel are slightly unusual
because flow appears to infiltrate
into the ground at several
locations, including the channel
terminus. Several sub-reaches in
the eastern creek show signs of
channel instability, including
exposed roots on channel banks

and over-sized channel
dimensions. The most upstream
reach appears to be the most
destabilized, which is likely
attributable to the culvert under
the Sir George-Etienne Cartier
Parkway. Water is held back by
the recreational path at the outlet
point to the Ottawa River and
ponds, causing it to slowly
permeate through the ground at
this location. There is no direct
connection to the Ottawa River.

Groundwater on site flows from
north to northwest, approximately
following the local topography, and
descends towards the Ottawa
River. Infiltration rates for
overburden across the property
are generally low, especially in the
silty clay overburden material.

This is particularly useful where it
occurs immediately north of the
site, as the low hydraulic
conductivity combined with the low
permeability barrier makes this a
suitable location for stormwater
management features such as
ponds.



Overall, the soil and geological
conditions on site will not
constrain development, however,
they may impact decisions on the
construction methodology used in
certain portions of the site.
Conditions which could impact
construction decisions include:

= The presence of shallow
bedrock over at least 18% of
the site could add to the cost of
new infrastructure and
underground parking;

= Deep clay soils are found in the
southern and western portions
of the site. These may not
present a problem for low-rise
commercial or institutional
development, but will have an
impact on the type of
foundation required for high-
rise buildings. Flattening of the
clay slope is required on the
western portion of the site in
order to provide adequate
engineering conditions for
construction. This will need to
be verified through an
assessment of the slope

stability including seismic
loading conditions; and

» Site remediation will be
required to remove former
building foundations (where
necessary) as well as
potentially contaminated soils.

3.3 LANDSCAPE AND
ECOLOGY

Canada Lands Company has
commissioned a report by arborist
Dan Baker to accompany this
CDP. The document is titled CFB
Rockcliffe Vegetation Survey.

When the former CFB Rockcliffe
site was previously developed, the
construction philosophy of the day
prevailed, and the majority of the
site was graded to level the land
for its function as a military base.
Since that time, vegetation and
tree regeneration has produced a
mixture of deciduous and
coniferous trees, including a large
Bur Oak, shown below, estimated
to be over 200 years old.

Figure 3.2: Bur Oak

3.3.1 Tree Preservation

To the extent possible, this plan
was developed with the overall
intention of protecting significant
trees and tree groupings. The
criteria used to identify
significance included:

= Tree groupings with a low Ash
species component due to the
presence of the Emerald Ash
Borer.

MMM Group and Meloshe & Associates ¢ October 2015
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Tree groupings in Good to Fair
condition with some natural
regeneration of native species
in the understory.

Tree groupings that function to
stabilize and provide aesthetic
benefit to steep slopes.

Trees with a high landscape
value that are in good condition
and possess a diameter at
breast height (DBH) of 40cm or
greater with a predominant
focus on hardwood trees for
their immense overall retention
value.

Trees located along edges of
property lines that function in
continuation with forest
patches in adjacent
communities and protected
forests around the site, most
notably the NRC and Montfort
Hospital Woods.

Larger groupings of specimen
trees located in areas adjacent
to forest groupings where
grades will already be
maintained and buffer areas
will incorporate the trees into

the site’s open natural green
spaces.

= Trees in good condition located
in areas to be designated as
non-recreationally focused
parkland.

= Tree groupings that are
adjacent to surface water
features.

= Rare species and plant
communities, including all
Butternut trees (Juglans
cinerea) to be retained as
required by the Ministry of
Natural Resources, due to their
status as an endangered native
tree species in Ontario.

The final selections resulting from
this criteria review are shown in
Figure 3.13. The Tree Inventory
and Arborist Report, CFB
Rockcliffe Vegetation Survey
prepared by Dan Baker, describes
the methodology, evaluation, and
selection process in detail.
Wherever possible, outstanding
tree specimens and groupings are
located within lands designated as
parks and open spaces.

Significant trees that fall within
development blocks will be
managed in accordance with the
City of Ottawa’s Tree Preservation
By-law.

3.3.2 Urban Natural Features

In addition to vegetation on site, a
number of moderate-to-high-value
Urban Natural Features (UNF),
identified by the City of Ottawa in
the Urban Natural Areas
Environmental Evaluation Study
(2005) and Greenspace Master
Plan for their natural features,
surround the site as shown in
Figures 3.1 and 3.13. These
include:

= The Airbase Woods, which
received a high evaluation
rating for the level of
biodiversity and native plant
species present on site. The
City has identified the Airbase
Woods as an Environmentally
Significant Area (ESA);

» The NRC Woods North, which
also received a high evaluation
rating for the level of



biodiversity and native plant
species present on site;

= The Montfort Hospital Woods,
shown in Figure 3.3, which
received a moderate evaluation
for the level of biodiversity
present on site; and

» The Assaly Woods, which
received a low evaluation
rating.

The most valuable vegetated
areas from an ecological
standpoint are the Montfort
Hospital Woods, NRC Woods
North, and the Airbase Woods.
Canada Lands Company will
prepare 