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Figurel - Location Map
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This Planning Rationale report has been prepared
in support of a proposed redevelopment of a
large, strategically located property immediately
north of the Kanata Town Centre (see Figure
1, Location Map) known municipally as 7000
Campeau Drive (“the subject site"). A Zoning By-
law Amendment application is required to rezone
the site from Parks and Open Space, Subzone A
(O1A), to a mix of R1T, R3V, R5A and 01 zones, in
orderto permit the proposed residential uses and
built forms. In addition, a Draft Plan of Subdivision
application is being submitted to establish the
different types of development blocks, as well
as new public roads, public parks, landscaped
buffers, and stormwater management ponds.

The subject site, which is currently used as the
Kanata Golf and Country Club, has an area of
approximately 70.89 hectares (175.2 acres) and
is occupied by 18 golf holes, a 2-storey club
house and a large surface parking lot along the
Campeau Drive frontage. Given the size of the
subject site and its proximity to existing transit
infrastructure, the site represents an opportunity
to create new housing in a transit-supportive
manner in proximity to the Kanata Town Centre.
In this regard, the Terry Fox transit station is
located approximately 900-1,000 metres walking
distance south of the subject site, and is served
by bus rapid transit, local bus service and
Greyhound bus service.

This Planning Rationale report concludes that the
requested amendments to the Zoning By-law and
the Draft Plan of Subdivision are supportive of
the policy framework expressed in the Provincial
Policy Statement, the City of Ottawa Official Plan
and the relevant urban design guidelines.

From a land use planning perspective, the
proposal is supportive of numerous policy
directions promoting intensification and infill of
underutilized sites within existing built-up urban
areas, particularlyinlocationsthatare well served
by municipal infrastructure, including transit.
In this respect, the subject site is located along
multiple surface bus routes providing access to
Downtown Ottawa and other major destinations
and within convenient walking distance to the
Kanata Town Centre and planned light rail transit
service at Terry Fox Station.

From a built form and public realm perspective,
theproposeddevelopmentwillcreate newstreets,
walkways, parks, open spaces, landscaped
buffers and stormwater management ponds, and
willintegrate the subject site into the surrounding
urbanfabric. The block patternhasbeendesigned
to line Campeau Drive with denser uses, with the
intensity of uses generally decreasing towards
the north and towards existing residential uses
on adjacent properties. Landscaped buffers have
been incorporated to further mitigate impact on
existing residential uses, while three new parks,
five new stormwater management ponds and a
number of new open spaces are proposed to be
interspersed throughout.

In our opinion, the proposal represents good
planning and reflects an exciting and unique
opportunity to integrate the subject site into the
Kanata Lakes community in an urban, transit-
oriented approach. In summary, the subject site
has been planned to efficiently use existing
urban land and infrastructure through a mix of
building types and densities that will urbanize an
underutilized site.
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2.1 The Subject Site

The subject site is a large parcel of land
located in the former City of Kanata, and
before that, the Township of March, which is
now located in the City Ottawa. The full legal
description has been appended to this report
as Appendix A. The subject site is currently
occupied by the Kanata Golf and Country
Club, which opened in 1990. A portion of the
lands was previously occupied by a 9-hole
golf course opened in 1968. The subject site
has an overall area of 70.89 hectares, and
gets its address from being located north of
Campeau Drive. However, the site is also split
into four distinct parcels, all with the same
municipal address, which are separated by
the local road network. Those parcels can be
described as follows. (see Figure 2)

« The southerly parcel (Parcel A) is the largest
of the four and is generally shaped like the
head of a pitchfork, with three “prongs”, two
of which are generally oriented north-south
while the latter, easterly prong is generally
oriented east-west. Parcel A has an area of
approximately 43.1 hectares and a frontage
of 550.1 metres along Campeau Drive. The
parcel also fronts Knudson Drive at four
locations, including two narrow pedestrian-
only connections accessed from the central
"prong” (10.8 and 10.1 metres of frontage,
respectively), and two wider connections
for both pedestrians and golf carts from the
westerly "prong” (155.6 metres of frontage)
and easterly "prong"” (42.7 metres).

Aside from the golf course, the parcel is
occupied by a 2-storey club house with an
approximate 900 square metre footprint
located at the southeast corner of the
parcel, set back approximately 48 metres
from Campeau Drive and 33.5 metres from
the westerly lot line. An accessory building
is located between the club house and the
westerly lot line. Both buildings, along with
a large surface parking lot located along the
Campeau Drive frontage with approximately
180 parking spaces, are accessed via a
driveway from Campeau Drive, which is
located near the westerly lot line. In addition,
an outdoor storage yard and one-storey
garage are also accessed from Campeau
Drive, and are located near the easterly
"prong”, abutting low-rise houses which front
Stonecroft Terrace.

Two stormwater management ponds are

located in this parcel, one directly north of the
parking lot,and one within the central "prong".

Existing golf course, looking north from Campeau Drive

Driving range
Campeau Drive

on subject site, looking north from

Existing golf course pathways cross over local streets
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« The easterly parcel (Parcel B) has a long,
relatively narrow shape with an overall area of
9.54 hectares. Parcel B separates the Kanata
Lakes neighbourhood from the Beaverbrook
neighbourhood, which is located to the east.
It is currently accessed from Knudson Drive
via two narrow walkway and golf cart routes.
It also has frontage on Beaverbrook Road to
the north (27.2 metres of frontage) although
the frontage is heavily landscaped, with no
access, and Weslock Way (45.3 metres of
frontage), which provides pedestrian and golf
cart access.

e The northerly parcel (Parcel C) is the smallest
ofthe four,withanareaof2.36 hectares.Parcel
Cislocated directly across Beaverbrook Road
from Parcel B, except that this parcel is visible
from Beaverbrook Road, with a frontage of
95.0 metres. Access is currently from Weslock
Way, where a golf cart route isaccommodated
within a frontage 36.0 metres in width. An
additional 23.6 metres of frontage on Weslock
Way is located to the north of this parcel,
providing golf cart access across the street.

Figure 2 - Aerial Photo
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« Thewesterly parcel (ParcelD)is15.98 hectares
in size and has frontage on Knudson Drive
(across the street from the southerly parcel)
of 115 metres. The parcel also has two narrow
frontages on Weslock Way, of 25.0 and 25.5
metres, across from Parcel C's access points,
mentioned above.

More generally, the subject site is covered
primarily by soft landscaping, including the vast
private golf greens, fairways and tee boxes. Trees
are generally located around the perimeter of the
subject site and in various locations throughout.
There are also a number of rocky outcroppings
throughout the subject site.

Most of the houses that back onto the course
have either fences or private landscaping to
provide a buffer to the course. However, there are
some houses throughout with yards that open up
onto the course and which do not currently have
landscaping or fences along their rear lot lines.




40% AGREEMENT

The subject site, and other properties in the
Marchwood Lakeside Community (now Kanata
Lakes), are the subject of an agreement
entered into by Campeau Corporation and the
City of Kanata on May 26, 1981 and updated
December 20, 1988. The agreement confirms
the princple that approximately 40% of the total
development area of the Marchwood Lakeside
Community be left as open space for recreation
and natural environmental purposes, including
the golf course on the subject site, stormwater
management areas, natural environmental areas
and lands to be dedicated for park purposes.

It is our understanding that the legality and
enforceability of this agreement is under dispute
and may bethe subject of aseparatelegal process
between the owner and the City of Ottawa. As
such, we have not considered this agreement in
evaluating the planning appropriateness of the
proposed development.

Existing central stormwater pond

L

Existing Stormwater pond

Existing parking lot along Campeau Drive

Maintenance yard off of Campeau Drive on subject site

2.2 Area Context

The subject site, occupied by the existing Kanata
Golf and Country Club, is located in the former
City of Kanata, which was the first satellite
community established in the Ottawa area
outside of the Greenbelt. It is located within what
is commonly referred to as either the Kanata
Lakes or Marchwood Lakeside neighbourhood,
whichisgenerallylocated north ofthe Queensway
(Highway No. 417), west of Beaverbrook Road,
east of Terry Fox Drive, and south of the section
of Terry Fox Drive immediately south of the
Morgan's Grant neighbourhood.
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Existing cart paths connect golf course users between the four parcels of the subject site through the surrounding
neighbourhood

L

Kanata Avenue and Campeau Drive, looking west Bus stop along Campeau Drive
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A variety of interface conditions exist between the subject site and surrounding residential uses

PLANNING & URBAN DESIGN RATIONALE 9
7000 CAMPEAU DRIVE



The Kanata Lakes neighbourhood that surrounds
the subject site was developed in the early 1990s.
Although by the early 2000s, development had
begun to spread out to the north and west of the
golfcourse,theareawestofBeaverbrookRoadwas
initially developed in parallel with the redesigned
golf course. The area north of Campeau Drive
consists of a mix of building types ranging from
detached houses to townhouses, generally 2
storeys in height. Houses are organized along the
main neighbourhood thoroughfares, including
Knudson Drive, Weslock Way and Kanata Avenue,
aswellasanumber of crescents and cul-de-sacs,
which are built around the existing golf course.

Campeau Drive is a major east-west arterial
road which commences at March Road where it
is accessed directly from the Queensway, and
meanders west and south towards Didsbury
Road. A future extension will connect it to the
Arcadia subdivision, just east of Huntmar Drive,
where Campeau Drive continues west, currently
terminating near an aggregate operation just
east of Carp Road. The section of Campeau Drive
between the Queensway and Didsbury Road is
generally characterized by rear-lotted low-rise
residential uses, and apartment buildings and
single-storey retail buildings set well back from
the street.

South of Campeau Drive, immediately across
from the subject site's southerly parcel (Parcel
A), is the Kanata Town Centre, which is generally
bounded by Campeau Drive to the north, Eagleson
Road to the east, Katimavik Road to the south
(as the centre stretches to the south side of
the Queensway) and Didsbury Road to the west.
The area is subject to the Kanata Town Centre
Secondary Plan, which was originally approved
in 1993 by the former City of Kanata and later
carried forward into the City of Ottawa Official
Plan. The plan was updated in 1998 and 1999 to

10 96 BOUSFIELDS inc.

include a Kanata Town Centre Master Concept
Plan for the area northeast of Kanata Avenue
and south of Campeau Drive, across from the
subject site (see Figure 3 — Kanata Town Centre
Concept Plan). This concept plan identified a
new central business district, a new main street
connecting Kanata Avenue with Campeau Drive,
generally aligning with Stonecroft Terrace, and
an approximate 8 hectare (20 acre) new public
park directly south of the southerly parcel of the
subject site.

The Kanata Town Centre Secondary Plan was
recently amended through a City-initiated
Official Plan Amendment (approved December
28,2018),to realign development blocks and allow
for a larger park, while removing the new main
street and focusing main street development
along Kanata Avenue (see Figure 4 — Revised
Kanata Town Centre Concept Plan). Among other
things, the amended Secondary Plan introduces
policies encouraging higher densities given the
planned Light Rail Transit expansion into Kanata
(discussed further in Section 2.4 below).



- SUBJECT
i SITE |

Figure 3 - Kanata Town Centre Concept Plan (1999)
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Figure 4 - Revised Kanata Town Centre Concept Plan (2018)
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2.3 Immediate
Surroundings

The immediate surroundings for each of the
four parcels that comprise the subject site are
described below.

PARCEL A

Immediately west of the subject site, south of
the easterly "prong"” of Parcel A, is a detached
dwelling development with 54 two-storey units
fronting the T-shaped Stonecroft Terrace (1-54
Stonecroft Terrace). Between this development
and Knudson Drive is a development accessed
from both Campeau Drive and Knudson Drive,
with 27 1%-storey townhouse buildings, each
with between 3 and 4 units (1-61 and 2-22, 34-46,
and 80-92 Morenz Terrace, 2-6 Conacher Gate,
1-27 and 2-32 Sawchuk Terrace, and 2-18 Vezina
Place).

Between the central and easterly "prongs”,
Knudson Drive is generally lined with 2-storey
detached houses stretching from Campeau Drive
tothenorth.Detachedandsemi-detachedhouses
generally line the ends of both "prongs” (30-50
Knudson Drive and 216-260 Knudson Drive), while
in the centre are primarily 2-storey detached
houses along Balding Crescent, Rosenfeld
Crescent, Tanner Crescent and Sherk Crescent,
all of which funnel through Sherk Crescent onto
Knudson Drive. In the centre of Sherk Crescent is
Sue Nickerson Park, an approximate 2.0 hectare
park that also fronts Knudson Drive.

At the east edge of the central "prong”, a small
T-shaped street, Nelford Court, is lined with two
townhouse buildings fronting Knudson Drive and
four semi-detached buildings to the rear backing
onto the golf course, for a total of 16 two-storey
units (144-162 Knudson Drive and 4-10 and 3-9

Nelford Court). At the north edge of the central
"prong" are detached houses fronting Halldorson
Crescent and Goulding Crescent, while
separating the central and westerly "prongs"
are houses fronting Shaughnessy Crescent. At
the elbow between the two "prongs" is Windeyer
Crescent, whichislined with 3-to 4-unit, 2-storey
townhouse buildings.

The north edge of the westerly "prong"” abuts
Knudson Drive, and is one of the few locations
aside from Campeau Drive where the golf course
is visible from the public realm. Along the west
are detached houses closer to Knudson Drive,
fronting Sherring Crescent, while further south
the golf course is lined with townhouse buildings
with between 3 and 4 units, fronting a number of
cul-de-sacs including Longboat Court, Hodgson
Court, Robson Court and Coulson Court (which
backs onto the club house).

Within the Kanata Town Centre, south of Parcel
A, development has generally been slower on
the lands north of the Queensway than to the
south, but more recently new development has
occurred within the central business district
lands to the east, generally between Cordillera
Street and Maritime Way. A number of mid-rise
developments have been recently approved and
completed, including in particular:

« 1088 Maritime Way, a 6-storey (21.1 metre)
apartment building approved in 2018 with 144
dwelling units.

» 1136 Maritime Way, an 8-storey (28.0 metre)
apartment building approved in 2018 with 154
dwelling units.

« The Williams Court development (1145, 1175
and 1203 Maritime Way and 1025 and 1047
Canadian Shield Avenue), an approved master
planned development with 6 buildings ranging
in height from 2 to 12 storeys, with a central
common landscaped area.

Stonecroft Terrace

12 9% BOUSFIELDS inc.
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e 1250 Maritime Way, a 7-storey (23.5 metre)
retirement home which received site plan
approval in 2018, with a total of 154 units (54
of which are assisted living units).

« 1251 Maritime Way, a 5-storey (21 metre) hotel
approved in 2015, with 116 suites.

« 3501 Campeau Drive, a 5-storey retirement
residence set well back from Campeau Drive
(Red Oak Retirement Homes).

« 1100 Canadian Shield Avenue, two 6-storey
buildings (23 metres) connected by a 2-storey
building approved in 2016, with 105 residential
apartment units and 100 hotel suites
(Homewood Suites by Hilton).

« 101 Kanata Avenue, a 9-storey hotel (Holiday
Inn & Suites) located just south of Kanata
Avenue.

West of these developments, directly south of
the subject site, are City-owned lands that are
identified as a park in the Kanata Town Centre
Secondary Plan, which front onto Campeau Drive,
Kanata Avenue, Cordillera Street, Maritime Way
and Canadian Shield Avenue. While portions of
these lands are identified as development sites
in the Secondary Plan, the majority, including the
lands that directly interface with the subject site,
are proposed to be formalized as Bill Teron Park.
The development parcels are expected to be
offered for sale through the Ottawa Community
Lands Development Corporation and the park
was expected to move into design stage in the
Spring of 2019. A Phase One Environmental
Site Assessment has been completed, and it is
our understanding based on discussions with
park staff that the park is to be expanded when
the Ottawa Community Lands Development
Corporation sells off the future development
blocks.

1100 Canadian Shield Avenue (Homewood Suites by
Hilton) on right, with Williams Court on left

Fronting Campeau Drive, surrounded by the City-
owned lands, is a retirement residence (Forest
Hill Retirement Home), which houses 160 units.
The building has two 5-storey diagonal wings
and a one-storey wing that faces Campeau Drive,
surrounded by surface parking at the front and
rear. The building, located at 6501 Campeau
Drive, is set back a minimum of approximately
18 metres from Campeau Drive. Further west, at
the corner of Kanata Avenue, are three 16-storey
rental apartment buildings (7303, 7305 and 7307
Campeau Drive) set well back from Campeau
Drive. The easterly tower at 7303 Campeau Drive
is located across from the golf course club house
on the subject site.

Entrance to Bill Teron Park, looking south from subject
site

1203 Maritime Way, looking southeast

6501 Campeau Drive (Forest Hill Retirement Home),
looking south
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View west down Campeau Drive, with 6501 Campeau
Drive (Forest Hill Retirement Home) on left

7303, 7305 and 7307 Campeau Drive, as seen from the
interior of the subject site

7303, 7305 and 7307 Campeau Drive

South of Kanata Avenue are a number of
commercial  developments accommodating
large-format retail outlets as well as smaller
format outlets in commercial plazas. In addition,
the Kanata Centrum development, a pedestrian-
oriented, unenclosed shopping centre, is located
just north of the Terry Fox station and associated
park-and-ride lots. South of these commercial
developments is the Queensway.

PARCEL B

To the west of Parcel B are properties fronting
Knudson Drive, all of which are occupied by one-
and 2-storey detached dwellings.

14 9% BOUSFIELDS inc.

To the south of Parcel B, as well as to its east,
is a hydro corridor that extends from south of
Campeau Drive north to a transformer station
abutting the north end of Hole 3. East of the
hydro corridor, and east of the portion of Parcel
B that is north of the transformer station, is
the Beaverbrook neighbourhood. While the
majority of lots backing onto the golf course
are one- or 2-storey detached houses fronting
on Oakes Wood, Tiffany Crescent and Pentland
Crescent, the course also interfaces with a
townhouse development on Reaney Court,
where 8 townhouse buildings accommodate
approximately 44 residential units. In addition,
Craig Park, an approximate 1.3 hectare park,
abuts the existing golf course. A walkway from
Knudson Drive leads through the golf course,
through Craig Park and to the Stephen Leacock
Public School beyond.

Tothenorth, ParcelBhasfrontageonBeaverbrook
Road, although it is currently inaccessible as it
is heavily landscaped. Also separating Parcel B
from Beaverbrook Road is a 7-building cul-de-
sac lined with 2¥-storey townhouses.

PARCEL C

Similar to Parcel B, the west edge of Parcel C is
lined with 2-storey detached dwellings fronting
Weslock Way. To its south is Beaverbrook
Road, while to its east is the Beaverbrook
neighbourhood, and specifically detached
dwellings fronting Borduas Court. To its north is
a public playground located in Weslock Park, with
pathways that lead north towards the Kanata
Business Park through Kimmins Court Park.

PARCEL D

Parcel D is generally surrounded on all sides by
2-storey detached houses fronting Weslock Way
to the east, Slade Crescent to the north, and
Kenins Crescent and Langford Crescent to the
west. However, to the northwest, the golf course
backs onto a heavily-treed portion of Walden
Park, beyond which is the Saint-Rémi Catholic
Elementary School.

In addition, along the south edge of Parcel D
are 4- and 5-unit 3-storey townhouses fronting
Knudson Drive. Near the west edge, Parcel D
opens up onto Knudson Drive, facing the north
edge of Parcel A.



2.4 Transportation
Context

The subject site is well-served by existing public
transitandis located in proximity to the following
bus routes (see Figure 5 — OC Transport System
Map):

e Route 265 is a peak period bus route
connectionthatrunsthroughthe KanataLakes
and Beaverbrook communities to Downtown/
Mackenzie King in a circular routing for its
entire route and operates Monday to Friday
from 6:00 to 9:00 (AM peak) and 3:00 to 6:00
(PM peak). Bus stops serving the subject site
are located along Knudson Drive and Campeau
Drive.

e« Route 268 runs from Downtown/Mackenzie
King to Kanata Lakes and operates as a peak
period connection route. Bus stops serving
the subject development are located along
Kanata Avenue and Campeau Drive.

e Local Route 164 is a local peak period route
that serves the central and southern Kanata
area and runs between Terry Fox station and
Hope Side Road/Old Richmond Road. Bus
stops serving the subject development are
located along Kanata Avenue and Campeau
Drive. The bus service operates weekdays
from 7:58 AM to 7:18 PM.

« Local Route 168 is a local regular route
that serves the Kanata Lakes, Marchwood,
Beaverbrook and Bridlewood communities of
Kanata and runs between Terry Fox station
and Fernbank Road/Terry Fox Drive. Bus stops
along Knudson Drive and Beaverbrook Road
would serve the subject development. The
bus service operates weekdays from 5:30 AM
to 11:30 PM.

« BRT Route 62 runs between St. Laurent
Station/Downtown and Terry Fox Station. A
portion of this route along Campeau Drive will
serve the subject development. The bus route
operates weekdays from 6:47 AM to 11:44 PM.
The Sunday schedule is from 7:24 AM to 9:55
PM and the Saturday schedule is from 6:50 AM
to 10:05 PM.

In addition, the Terry Fox Bus Rapid Transit (BRT),
Greyhound and bus stationislocated at the south
edge of the Kanata Centrum shopping centre,
along the Queensway, approximately 650 metres
south of the subject site, or approximately 950
metres walking distance. Terry Fox Station is

the main western terminal of Route 62 and Local
Routes 164 and 168. (see Figure 6 — Schedule D -
Rapid Transit Network).

Furthermore, the City of Ottawa has completed
an Environmental Assessment for the extension
of Light Rail Transit (LRT) service to Kanata, with
a route extending 11 kilometres from Moodie
Station to the proposed Hazeldean Station. The
recommended route would run along the north
side of Highway 417, crossing over Highway
417 at Huntmar Drive, and continuing south
adjacent to a future north-south arterial road
to Hazeldean Station. The project proposes a
fully segregated LRT with 8 new transit stations
including March, Kanata Town Centre, Terry Fox,
Didsbury, Campeau, Palladium, Maple Grove and
Hazeldean. The closest station to the subject site
will continue to be the Terry Fox Station, which is
located approximately 900-1,000 metres walking
distance from the subject site.

The subject site is well connected to the
surrounding road network. Campeau Drive is
classified as an Urban Arterial Road in Annex 1
of the City of Ottawa Official Plan, with a planned
(and existing) right-of-way width of 40 metres.
Kanata Avenue is classified as a Major Collector
Road, and Knudson Drive is a Collector Road (see
Figure 7 - Schedule E — Urban Road Network). In
terms of cycling infrastructure, Campeau Drive is
identified as an On-Road Cycling Route, and has
painted bicycle lanes on both sides of the street,
between just west of Maritime Way and just east
of Kanata Avenue (see Figure 8 - Schedule C —
Primary Urban Cycling Network).
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3.1 Description of
Proposal

OVERVIEW

The redevelopment of the subject site
presentsarareopportunitytogentlyintensify
an existing community in a sensitive manner,
providing additional housing opportunities
in  proximity to existing infrastructure,
including transit. The development of the
concept plan prepared by NAK Design
Strategies involved careful consideration of
the existing conditions, while providing an
appropriate mix of new building types, new
parkland, green spaces and trails for public
use, stormwater management facilities and
strategically-located separation buffers
from existing buildings, all structured around
a clear and coherent site design (Figure 9 -
Concept Plan).

A total of 1,502 new residential units are
proposed within the 70.89 hectare site,
comprised of approximately:

« 545 detached dwellings (22.76 ha, or 32.1% of
the site);

Single-Detached

B Front-Drive Townhomes

I Back-to-Back Townhomes
Medium-Density

B Parkland

B Open Space

Il Storm Pond

B Residential Buffer

Figure 9 - Concept Plan

e 498 traditional townhouses with a typical
width of 6.5 metres (11.05 ha, or 15.6% of the
site);

» 88 back-to-back townhouses with a typical
width of 7.5 metres (1.02 ha, or 1.4% of the
site); and

* 371 medium density apartment dwellings with
a proposed density of 125 units per hectare
(2.97 ha, or 4.2% of the subject site).

The balance of the lands are distributed as
follows:

* 3 new parks (4.36 ha, or 6.2% of the site);

* 5 new stormwater management ponds (8.02
ha, or 11.3% of the site);

« New open spaces (5.36 ha, or 7.6% of the site);
» Landscaped buffers (1.70 ha, or 2.4% of the
site); and

» New roadways within the subject site (13.65
ha, or 19.3% of the site).

The proposed built form typologies are illustrated
in Figures 10 and 11.

The proposed uses are anticipated to include
a total of 3,699 parking spaces, including
2,081 for the detached houses, 996 for the
traditional townhouses, 176 for the back-to-back
townhouses and 446 spaces for the medium
density apartments.
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SITE ORGANIZATION

Theredevelopmentofthesubjectsiteisstructured
around a series of new road connections that
will integrate the site into the existing network
(Figure 12 — Draft Plan of Subdivision).

New Public StreetNo.Tistobelocatedingenerally
the same location as the existing access to the
golf course, and will extend into the subject site,
generally through the centre of the west "prong”
of Parcel A, then cross Knudson Drive into Parcel
D, where it becomes Street No. 16, then finally
heading east and connecting to Weslock Way.

In addition, new Public Street No. 7 is to be
located approximately 70 metres further west,
and is proposed to extend northward through the
central "prong" of Parcel A, terminating at one of
the three new proposed parks.

Streets Nos. 1 and 3 are proposed to be lined
with medium density uses (Blocks 72 and 73),
while the surrounding blocks, closer to Campeau
Drive, are occupied by "avenue" and "executive
townhouses". Generally, higher density uses are
located closer to Campeau Drive and away from
existing residential areas. However, additional
townhouses are also located on opposite sides
of Knudson Drive between Parcels A and D, and
further north and east within Parcel D.

PARKS AND LANDSCAPING

In addition to new roads and development
blocks, a key component of the proposed plan
of subdivision is new parks, open spaces, public
trails and residential buffers. In this regard,
all existing abutting residential properties are
to be lined with either a park, a stormwater
management pond, open space or a landscaped
buffer separating the properties from any
proposed development block.

Several small public spaces are to be located
throughout the proposed subdivision, and cul-
de-sacs are proposed to be terminated with
central landscaped boulevards.

Three new parks are proposed throughout
the subject site, including a 3.49 hectare
neighbourhood park at the north end of the
central "prong" of Parcel A, which will serve
as a view terminus for Street No. 3. The park
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will wrap around new development blocks and
maintain existing connections to Knudson Drive
(2 connections), Shaughnessy Crescent and
Goulding Crescent.

Two additional parkettes are proposed, including
one in Parcel A, one block north of Campeau
Drive, along the proposed Street No. 3, and one
in Parcel D connecting to two pedestrian paths to
Kenins Crescent and Langford Crescent.

All existing mid-block connections are proposed
to be maintained, as are the existing pathway
systems, such that the subject site development
will  provide connectivity throughout the
neighbourhood, whereas currently only informal
connections exist within the subject site.

3.2 Required Approvals

The proposal conforms with the City of Ottawa
Official Plan, and in particular is permitted by the
General Urban Area designation that currently
applies to the entire subject site. However, as
discussed with staff at the pre-consultation
meeting on March 19, 2019, where high level
comments were provided, the proposal requires
an amendment to the City of Ottawa Zoning By-
law 2008-250 in order to rezone the property
from Parks and Open Space, Subzone A (O1A), to
a mix of R1T, R3V, R5A and O1. The amendments
are required in order to permit the proposed uses
and built forms.

The proposal will also require approval of a
draft plan of subdivision application, which is
being submitted concurrently with the rezoning
application to create development blocks, new
public roads and new public parks. Applications
for Site Plan Approval will also be required for
some blocks, which will be submitted at a later
date.
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Mid-Rise Residential along Collector Road Stacked Townhomes

Figure 10f - Medium Density Example
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Figure 12 - Draft Plan of Subdivision
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4.1 Overview

As set out below, the proposed development is
supportive of numerous policy directions set
out in the Provincial Policy Statement and the
City of Ottawa Official Plan, which promote the
efficient use of land and infrastructure within
built-up areas, and specifically in proximity to
public transit and municipal infrastructure.
The proposed plan of subdivision also meets
the criteria for consideration of draft plans of
subdivision set out in the Planning Act.

4.2 Planning Act

Section 51(24) of the Planning Act specifies that,
in considering draft plans of subdivision, regard
shall be had to, among other matters, the health,
safety, convenience, accessibility for persons
with disabilities and welfare of the present and
future inhabitants of the municipality and to:

a. the effect of development of the proposed

subdivision on matters of provincial interest as
referred to in section 2;

b. whether the proposed subdivision is premature or
in the public interest;

c. whether the plan conforms to the official plan and
adjacent plans of subdivision, if any;

d. the suitability of the land for the purposes for
which it is to be subdivided;

e. ifanyaffordable housing units are being proposed,
the suitability of the proposed units for affordable
housing;

f. the number, width, location and proposed grades
and elevations of highways, and the adequacy of
them, and the highways linking the highways in the
proposed subdivision with the established highway
system in the vicinity and the adequacy of them;

g. the dimensions and shapes of the proposed lots;

h. the restrictions or proposed restrictions, if any, on
the land proposed to be subdivided or the buildings
and structures proposed to be erected on it and
the restrictions, if any, on adjoining land;

i. conservation of natural resources and flood
control;

j. theadequacy of utilities and municipal services;
k. the adequacy of school sites;

I. the area of land, if any, within the proposed
subdivision that, exclusive of highways, is to be
conveyed or dedicated for public purposes;

m. the extent to which the plan’s design optimizes the
available supply, means of supplying, efficient use
and conservation of energy; and
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n. the interrelationship between the design of the
proposed plan of subdivision and site plan control
matters relating to any development on the land,
if the land is also located within a site plan control
area.

The 14 criteria listed above are addressed in
Section 5.3 below.

4.3 Provincial Policy
Statement (2014)

The Provincial Policy Statement 2014 ("PPS")
came into effect on April 30, 2014 and provides
policy direction on matters of Provincial interest
related to land use planning and development. In
accordance with Section 3(5) of the Planning Act,
all land use planning decisions are required to be
consistent with the PPS. In this regard, Policy 4.4
provides that the PPS "shall be read in its entirety
and all relevant policies are to be applied to each
situation”.

One of the key policy directions expressed in the
PPS is to build strong communities by promoting
efficient development and land use patterns. To
that end, the PPS contains a number of policies
that promote intensification, redevelopment and
compact built form, particularly in areas well
served by public transit.

In particular, Policies 1.1.1(a) and (b) provide
that healthy, liveable and safe communities
are to be sustained by promoting efficient
development and land use patterns and
accommodating an appropriate range and mix of
residential, employment (including industrial and
commercial), institutional, recreation, park and
open space, and other uses to meet long-term
needs.

Section 1.1.3.1 directs that settlement areas shall
be the focus of growth and development, and that
their vitality and regeneration shall be promoted.
Policy 1.1.3.2 of the PPS supports densities and
a mix of land uses which efficiently use land,
resources, infrastructure and public service
facilities, and which are transit-supportive where
transit is planned, exists or may be developed.

Policy 1.1.3.3 provides that planning authorities
shall identify appropriate locations and
promote opportunities for intensification and
redevelopment, where thiscanbeaccommodated



taking into account existing building stock or
areas and the availability of suitable existing
or planned infrastructure and public service
facilities. In addition, Policy 1.1.3.4 promotes
appropriate development standards which
facilitate intensification, redevelopment and
compact built form, while avoiding or mitigating
risks to public health and safety.

With respect to housing, Policy 1.4.3 requires
provision to be made for an appropriate range of
housing types and densities to meet projected
requirements of current and future residents
by, among other matters, facilitating all forms
of residential intensification and redevelopment
and promoting densities for new housing which
efficiently use land, resources, infrastructure
and public service facilities and support the use
of active transportation and public transit, as well
as promoting densities for new housing which
efficiently use land, resources, infrastructure
and public service facilities, and support the
use of active transportation and transit in areas
where it exists or is to be developed.

Policy 1.5.1 provides that healthy, active
communities should be promoted by, among
other things, planning public streets, spaces and
facilitiestobesafe,meettheneedsofpedestrians,
foster social interaction and facilitate active
transportation and community connectivity,
and planning and providing for a full range and
equitable distribution of publicly-accessible built
and natural settings for recreation, including
facilities, parklands, public spaces, open space
areas, trails and linkages, and, where practical,
water-based resources.

The efficient use of infrastructure (particularly
public transit) is a key element of provincial policy
(Section 1.6). With respect to transportation
systems, Policy 1.6.7.4 promotes a land use
pattern, density and mix of uses that minimize the
length and number of vehicle trips and support
the current and future use of transit and active
transportation.

Policy 1.7.1 of the PPS states that long-term
prosperity should be supported by optimizing the
use of land, resources, infrastructure and public
service facilities, maintaining and enhancing
the viability of downtowns and mainstreets, and
encouraging a sense of place by promoting well-
designed built form and cultural planning, and by

conserving features that help define character,
including built heritage resources and cultural
heritage landscapes.

With respect to energy conservation, air quality
and climate change, Policy 1.8.1 directs planning
authorities to support energy conservation
and efficiency, improved air quality, reduced
greenhouse gas emissions, and climate change
adaptation through land use and development
patterns which: promote compact form and a
structure of nodes and corridors; promote the
use of active transportation and transit in and
between residential, employment and other
areas; and improve the mix of employment and
housing uses to shorten commute journeys and
decrease transportation congestion.

The PPS defines "intensification” as the
development of a property, site or area at a higher
density than currently exists through, among
other measures, the development of vacant and/
or underutilized lots within previously developed
areas. "Residential intensification"” is defined
as intensification of a property, site or area
which results in a net increase in residential
units or accommodation and includes, among
other matters, the development of vacant or
underutilized lots within previously developed
areas.

For the reasons outlined in Section 5.1 of this
report, it is our opinion that the proposed
development and, more particularly, the
requested rezoning and plan of subdivision are
consistent with the Provincial Policy Statement
and, in particular, the policies relating to
intensification and the efficient use of land and
infrastructure within settlement areas.

4.4 City of Ottawa
Official Plan

The City of Ottawa Official Plan was adopted
in 2003 and applies city-wide. Numerous
amendments to the Official Plan have
subsequently been approved, including OPA 150
and OPA 180, which are partially in force and
effect.

OPA150was approved by the Minister of Municipal
Affairs and Housing on April 24, 2014. Notice of
the Approval was given on April 30, 2014. Appeals
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to all and to parts of the Amendment were
received. In considering the appeals of the whole
of the Amendment, the Ontario Municipal Board
determined that the City needed to complete
additional reviews related to Employment Areas
and the Agricultural Resource Area and to
reconsider the planning timeframe of the Official
Plan. Further changes to address these issues
were made through OPA 180. The majority of OPA
150 is now in force and effect as it applies to
these applications and the subject site.

The purpose of OPA 180 was to implement the
recommendations of three reviews directed or
recommended by the Ontario Municipal Board
i.e. the Employment Area review, the LEAR
and Agricultural Resource Area review and the
potential extension of the planning timeframe of
the Official Plan to 2036. The OMB required these
reviews to be completed prior to consideration
of the appeals to OPA 150. OPA 180 was adopted
on January 25, 2017 and modified and approved
by the Ministry of Municipal Affairs and Housing
on August 8, 2017. OPA 180 was appealed to the
OMB; however, parts of OPA 180 came into force
on November 8, 2017, October 22, 2018 and May
8, 2019, when some appeals were withdrawn or
scoped to specific matters, and allowed certain
appeals. As a result, some portions of OPA 180
have now been approved, but other portions
remain under appeal.

The Official Plan provides a vision of Ottawa's
future growth and a policy framework to guide
its physical development to the year 2031, and
sets out the broad strategic direction for growth
in the City as well as policies specific to the land
use designations. It provides a policy framework
for the review of development applications and
deals with implementation and interpretation of
the Plan.

GROWTH MANAGEMENT

Policy 2.2.1(1) provides that the City will
accommodate approximately 90% of its growth
in urban areas shown on Schedule B, where
urban services already exist or can be efficiently
provided or upgraded. In this regard, the subject
site is identified as part of the urban area on
Schedule B.
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With respect to managing growth within the
urban area, the introductory text to Section
2.2.2 (Managing Growth Within the Urban Area)
provides that:

"Since the early 1990s municipal
governments in the Ottawa area and
across North America have promoted
intensification as a strategy to manage
growth in a sustainable way. In principle
this strategy makes the best use of
existing services and facilities. It has the
least impact on agricultural land, mineral
resources and protected environmental
areas by decreasing the pressure for urban
expansions. Generally, intensification is
the most cost-effective pattern for the
provision of municipal services, transit
and other infrastructure and supports a
cleaner, healthier city."”

The introductory text goes on to say that:

“Within lands designated General Urban
Area, opportunities for intensification
exist and will be supported.. Because
such a large proportion of the city is
designated General Urban Area, the scale
of intensification will vary, depending upon
factors such as the existing built context
and proximity to major roads and transit.”

Policy  2.2.2(1) provides that residential
intensification means intensification of a
property, building or area that results in a net
increase in residential units or accommodation
andincludes,amongotherthings redevelopment;
the development of vacant or underutilized lots
within previously developed areas (defined as
adjacent areas that were developed four or more
years prior to new intensification); and infill
development.

Policy 2.2.2(3) provides that all Intensification
will occur in accordance with the provisions of
Section 2.5.1 (Urban Design and Compatibility)
andSection 4.11 (Urban Design and Compatibility).
In this regard, Policy 2.2.2(10) provides that
intensificationmayoccurinavariety of built forms
from low-rise to high-rise provided urban design
and compatibility objectives are met, and that
denser development should be located in areas
that support the Rapid Transit and Transit Priority
networks and in areas with a mix of uses, while
low-rise intensification will be the predominant



form of intensification in the General Urban Area.
In this respect, the subject site is designated
General Urban Area on Schedule B of the Official
Plan. (see Figure 13 - Schedule B-Land Use)

With respect to the distribution of appropriate
building heights, Policy 2.2.2(11) provides that
this will be determined by the location in a Target
Area for Intensification or by proximity to a

'
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Figure 13 - Schedule B - Land Use
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URBAN DESIGN AND
COMPATIBILITY

The Official Plan includes policies for the
evaluation of development applications. Section
2.5.1 of the Official Plan includes a set of
qgualitative Design Objectives and Principles for
development across the City, to illustrate how the
City wants to influence the built environment as
the city matures and evolves. Although it does not
form part of the Official Plan, Annex 3 contains a
number of Design Considerations which provide
suggestions as to how the Design Objectives and
Principles in Section 2.5.1 could be met. They are
not meantto be prescriptive, and are not intended
to constitute a checklist.
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Sand and Gravel Resource Airea [T | Zone de ressources de sable et de gravier

Rapid Transit station or Transit Priority corridor,
with the greatest density and tallest building
heights being located closest to the station or
corridor, and by the Design and Compatibility of
the development with the surrounding existing
context and planned function, as detailed in
Section 4.11, with buildings clustered with other
buildings of similar height.

Major Open Space MM Grand espace vert
Urban Natural Features [ Caractéristiques naturelles zone urbaine
Bediock Resource Area [ Zone de ressources en substrat rocheux
Significant Wetlands 75 Terres humides d'importance
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Inernational Airport Authority I"aéreport intemational d'Ottawa

The Design Objectives include:

e To enhance the sense of community by
creating and maintaining places with their
own distinct identity.

« To define quality public and private spaces
through development.

» To create places that are safe, accessible and
are easy to get to, and move through.

« To ensure that new development respects the
character of existing areas.

e To consider adaptability and diversity by
creating places that can adapt and evolve
easily over time and that are characterized by
variety and choice.
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 To understand and respect natural processes
and features in development design.

« To maximize energy-efficiency and promote
sustainable design to reduce the resource
consumption, energy use, and carbon
footprint of the built environment.

Section 4.11, unlike Section 2.5.1, provides a set
of objective criteria that can be used to evaluate
compatibility. Development applications are to
be evaluated in the context of both sections.

Policy 4.11(1) provides that a Design Brief will
be required as part of a complete application
that evaluates the provisions of the Official Plan
that affect the design of the site, any relevant
design guidelines approved by Council that
apply to the area or type of development, and the
design provisions of a community design plan
or secondary plan. In this regard, a Design Brief
was prepared by NAK Design Strategies, dated
September 2019, and has been submitted as part
of this application.

Policy 4.11(5) provides that compatibility of
new buildings with their surroundings will be
achieved in part through the design of the
portions of the structure adjacent to existing
buildings and/or facing the public realm, and
that proponents of new development are to
demonstrate, at the time of application, how the
design of their development fits with the existing
desirable character and planned function of the
surrounding area in the context of:

» Setbacks, heights and transition;

« Facade and roofline articulation;

e Colours and materials;

e Architectural elements, including windows,
doors and projections;

e Pre- and post-construction grades on site;
and

« Incorporatingelements anddetails of common
characteristics of the area.

Policy 4.11(6) states that the City will require
that all applications for new development orient
the principal facade and entrance(s) of main
building(s) to the street, include windows on the
building elevations that are adjacent to public
spaces, and use architectural elements, massing,
and landscaping to accentuate main building
entrances.

34 9% BOUSFIELDS inc.

Policy 4.11(7) provides that the intersections
of arterial and collector roads can serve as
gateways into communities and can support high
levels of pedestrian and vehicular traffic, the
greatest density of housing, and other land uses
and services, and commercial services and other
land uses that are focal points for a community.
It goes on to say that the City will encourage
development proposals at such locations to
include the following:

« Strong architectural design elements that
feature the corner or street axis by: locating
buildings close to the street edge, and/or
orienting the highest and most interesting
portion of a building (e.g. the main entrance)
to the corner or axis which has a view of the
terminus;

» Capitalizing on design possibilities for both
street fagades (by wrapping the materials
used on the front facade around the building
where any facades are exposed to the public
realm); and

» Soft landscaping features, special paving
materials, and/or curb extensions to shorten
the distance across the street and larger
sidewalk area to accommodate sidewalk
activity.

Policy 4.11(8) provides that, to maintain a high
quality, obstacle free pedestrian environment,
all servicing, loading areas, and other required
mechanical equipment and utilities should be
internalized and integrated into the design
of the base of the building where possible. If
they cannot be internalized these services
are to be screened from public view (i.e. trees,
landscaping, decorative walls and fences etc.)
and are to be acoustically dampened where
possible. The location and operation of these
areas and equipment should be designed to
maintain a pedestrian friendly environment
and not impede public use of the sidewalk.
Policy 4.11(9) encourages roof-top mechanical
or telecommunications equipment, signage,
and amenity spaces to be incorporated into the
design and massing of the upper floors of the
building.

With respect to massing and scale, Policy 4.11(12)
states that transition refers to the integration
of buildings that have greater height or massing
than their surroundings and is an important
building design element to minimize conflicts



when development that is higher or has greater
massing is proposed abutting established
or planned areas of low-rise development. It
provides that proponents for developments that
are taller in height than the existing or planned
context or are adjacent to a public open space
or street shall demonstrate that an effective
transition in height and massing, that respects
the surrounding planned context, such as a
stepping down or variation in building form has
been incorporated into the design. Policy 4.11(13)
provides that building height and massing
transitions will be accomplished through a
variety of means, including incremental changes
in building height (e.g. angular planes or stepping
building profile up or down), massing (e.g.
inserting ground-oriented housing adjacent to
the street as part of a high-profile development
or incorporating podiums along a Mainstreet) or
building setbacks and step-backs.

With respect to outdoor amenity areas, Policy
411(19) requires applicants to demonstrate
that the development minimizes undesirable
impacts on the existing private amenity spaces
of adjacent residential units through the siting
and design of the new building(s), providing that
design measures include the use of transitions
or terracing and the use of screening, lighting,
landscaping, or other design measures that
achieve the same objective.

Policy 4.11(20)goesonto provide thatapplications
to develop residential or mixed-use buildings
incorporating residences will include well-
designed, usable amenity areas for the residents
that meet the requirements of the Zoning By-law,
and are appropriate to the size, location and type
of development. These areas may include private
amenity areas and communal amenity spaces
such as: balconies or terraces, rooftop patios,
and communal outdoor at-grade spaces (e.g.
plazas, courtyards, squares, yards). As provided
by Policy 4.11(20), the specific requirements for
the private amenity areas and the communal
amenity spaces shall be determined by the City
and implemented through the Zoning By-law and
site plan agreement.

The Design Objectives and Principles in Section
2.5.1aswellas the urbandesignand compatibility
criteria in Section 4.11(2) are evaluated in Section
5.5 of this report.

LAND USE DESIGNATION

The subject site is designated General Urban
Area on Schedule B of the Official Plan. Pursuant
to Policy 3.6.1(1), the General Urban Area
designation permits many types and densities
of housing, as well as employment, retail uses,
service, industrial, cultural, leisure, greenspace,
entertainment and institutional uses.

Policy 3.6.1(2) reiterates that the evaluation of
development applications, studies, other plans
and public works undertaken by the City in the
General Urban Area will be in accordance with
Section 2.5.1and Section 4.11, while Policy 3.6.1(3)
provides that building heightin the General Urban
Area will continue to be predominantly low-rise.
Within this range, changes in building form,
height and in density will be evaluated based
upon compatibility with the existing context and
the planned function of the area.

Policy 3.6.1(4) provides that, notwithstanding
Policy 3.6.1(3), new taller buildings may be
considered for sites that front an Arterial Road
on Schedules E or F of the Official Plan and which
are within 800 metres walking distance of a Rapid
Transit Station on Schedule D, or are in an area
already characterised by taller buildings or sites
zoned to permittaller buildings. Inthisregard, the
southerly portion of the subject site is located
along an Arterial Road (Campeau Drive), is within
approximately 900 metres walking distance of
the Terry Fox Transit Station, and is in proximity
to existing taller buildings (see Figures 6 and 7).

Policy 3.6.1(5) provides that when considering a
proposal for residential intensification through
infill or redevelopment in the General Urban Area,
the City will:

» Recognizetheimportanceof newdevelopment
relating to existing community character so
that it enhances and builds upon desirable
established patterns and built form;

» Apply the policies of Section 2.5.1 and Section
417;

» Consider its contribution to the maintenance
and achievement of a balance of housing
types and tenures to provide a full range of
housing for a variety of demographic profiles
throughout the General Urban Area; and
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« Assess ground-oriented multiple housing
forms, such as duplex, triplex and fourplex, as
one means of intensifying within established
low-rise residential communities.

TRANSPORTATION

The Official Plan also includes a number of
policies for new subdivisions. Section 4.3
(Walking, Cycling, Transit, Roads and Parking
Lots) notes in its introductory text that "land
use and transportation are closely interrelated”
and states that "in particular, the City, when
reviewing development applications, will assess
the adequacy of the transportation network to
meet the needs of the proposed development.”

Policy 4.3(1) provides that the road network in new
plans of subdivision will provide the opportunity
for direct transit routes through the community
and for all buildings to be within 400 metres
walking distance of a transit stop. Policy 4.3(6)
provides that new development orredevelopment
of land abutting a Cross-Town Bikeway identified
on Schedule C — Primary Urban Cycling Network
will be designed to minimize vehicle access
across the Cross-Town Bikeway and where
possible having such access relocated to a side
street or rear lane. In this regard, Campeau Drive
is identified as an On-road Cycling Route on
Schedule C (see Figure 8).

ENVIRONMENTAL

Policy 2.4.1(1) regarding air quality and climate
change provides that the City will reduce
greenhouse gas (GHG) emissions in the
development and building sector by, among
other things, promoting compact urban form and
an energy efficient pattern and mix of land uses
through the strategic direction for managing
growth and related intensification targets and
community design plans. Policy 2.4.1(2) goes on
to say that the City will reduce air emissions and
GHG emissions resulting from the transportation
sector specifically, by providing opportunities for
the use of energy efficient transportation modes
in order to minimize individual motor vehicle
travel in favour of walking, cycling and transit,
establishing aggressive modal split targets, and
supporting the rapid transit network within the
Official Plan through targets and policies for
intensification of Mixed-Use Centres at rapid
transit stations.
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Policy 2.4.2(3) provides that, with respect to
natural features and functions, an Environmental
Impact Statement is required for development
proposed within or adjacent to Ottawa’'s natural
heritage system, with the exception of surface
and groundwater features. Development and site
alteration within or adjacent to these features
will not be permitted unless it is demonstrated
through an Environmental Impact Statement that
there will be no negative impact on the feature
orits ecological functions. The policies regarding
Environmental Impact Statements and the
definition of terms are found in Section 4.7.8.

Policy 4.7.1(1) provides that subdivision, site
plan and rezoning applications requiring
an Environmental Impact Statement, Tree
Conservation Report or landform feature
assessment will be accompanied by anintegrated
environmental review statement demonstrating
how all the studies in support of the application
influence the design of the development with
respect to effects on the environment and
compliance with the appropriate policies of
Section 4 of the Official Plan. The requirements for
the integrated environmental review statement
are set out in Policy 4.7.1(2). In this regard, an
Environmental Impact Statement prepared by
McKinley Environmental Solutions has been
prepared in support of these applications.

GREENSPACE REQUIREMENTS

The introductory text to Section 2.4.5
(Greenspaces) states that Ottawa’s greenspaces
assume many forms: sensitive wetlands and
forests in urban and rural areas, playing fields
and playgrounds, landscaped parkways, and
the casually tended grass around stormwater
management ponds. To that end, Council has
adopted the Greenspace Master Plan - Strategies
for Ottawa’s Urban Greenspaces to express
Council's objectives for urban greenspace:
an adequate supply of greenspace, readily
accessible to residents as a connected network
of high-quality spaces planned and maintained
on a sustainable basis. The backbone of the
master plan is an Urban Greenspace Network, a
continuum of natural lands and open space and
leisure lands that in time could connect every
neighbourhood in Ottawa to a larger network that
connects to the Greenbelt and spans the city.



Policy 2.4.5(2) provides that the City will acquire
land in the urban area where public ownership
is required to secure land for greenspace
purposes, in keeping with the acquisition policies
in Section 5.2.1. In that regard, Policy 2.4.5(5)
states that Council will pursue the target for
total greenspace, in the form of open space
and leisure lands, across large areas of the
urban area, to fulfill objectives expressed in the
Greenspace Master Plan. A target of 4.0 hectares
per 1000 population, or approximately 16 per cent
to 20 per cent of gross land area, will be pursued.
These open space and leisure lands are land that
isin public ownership and is generally accessible
to the public, such as: parks, major recreational
pathways, land designated as Urban Natural
Features or Major Open Space, flood plains and
other hazard lands, and stormwater management
facilities. Open space and leisure land where
access is restricted, such as school grounds,
private golf courses or other facilities are not
included in the target.

The introductory text to Section 4.10 states
that the City is committed to providing a range
of greenspace throughout urban, suburban and
ruralcommunities. In particular, the requirements
for greenspace in Section 2.4.5 and for parks
and leisure areas (Section 2.5.4, A Strategy for
Parks) will apply in the review of development
applications. With respect to parkland dedication
requirements, Policy 4.10(5) provides that,
within Kanata Lakes, the parkland requirements
for all development that is subject to the legal
agreement to provide 40% greenspace will be
determined based upon that agreement.

It is noted that Section 8 of the City’'s Parkland
Dedication By-law 2009-95 provides that the
rates described in Table 1 "do not apply to that
area of Kanata shown on Schedule 1 of this by-
law where there is an agreement between the
developer and the City to provide forty percent
(40%) of the total land area being developed as
open space”.

Both Policies 2.4.5(4) and 4.10(13) state that
privately-owned open spaces such as marinas,
campgrounds and golf courses contribute to
greenspaces in Ottawa. They provide that, when
reviewing an application to amend the Zoning By-
law in these locations, the City will consider
opportunities to maintain the Greenspace

Network through the area and otherwise
reduce the impact of the loss and may consider
acquisition of the land in accordance with Policy
5.2.1(6).

Policy 5.2.1(6) specifically states that, when the
City receives an application for a zoning by-law
amendment to permit development on lands that
are in private ownership and where the land is
currently zoned in an open space or leisure zone,
the City will "consider the need to acquire the
land to secure its greenspace interests".

IMPLEMENTATION

Policy 5.4(1) provides that the Plan should be
read as a whole to understand its comprehensive
and integrative intent as a policy framework for
priority-setting and decision-making.

In our opinion, the proposed development
conforms with the City of Ottawa Official Plan
and, in particular, is permitted by the General
Urban Area designation, as discussed in Section
5.2 of this report.

4.5 Former Secondary
Plan for the
Marchwood-Lakeside
Communities

The Secondary Plan for the Marchwood-Lakeside
Communities was approved in August of 1984 by
the former City of Kanata: however, it was not
carried forward into the City of Ottawa Official
Plan. As such, it is no longer in force. However,
we have considered the former Secondary Plan
as part of our planning analysis at the request of
City Planning staff.

The Secondary Plan included policies related to
development procedures, land use permissions,
servicesandtransportation,energyconservation,
phasing and implementation and interpretation.
It applied to the area bounded by the then-
proposed Terry Fox Drive to the north and west,
the Beaverbrook Community to the east, and the
then-proposed Campeau Drive to the south.

Part A of Section V (General Policy) set out the
hierarchy of the community, noting that the
total area of the Marchwood Area, in which the
subject site is located, is 404 hectares, and that
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a population of approximately 13,000 to 20,000
people is anticipated. Part B directed that new
development will generally be self-sufficient
at the community level for parks, schools,
commercial facilities, recreational requirements
and cultural activities, and provided that medium
and high density residential uses will generally be
located within the Community Cores and areas
abutting neighbourhood collectors and minor
arterial streets.

In terms of housing mix, sub-section 3 of Part B
required that a minimum of 60% and a maximum
of 80% of the housing units shall be low density,
but noted that this standard is to be re-evaluated
every b years during the review of the Secondary
Plan. The housing mix was to be calculated
on a community basis, although for the golf
course neighbourhood it is to be calculated on
a neighbourhood basis. Part D provided that
subdivision and site plan agreements shall reflect
as much as possible the objective of preservation
of natural vegetation, woodlots, rock outcrops
and other natural features.

Part F provided that, in recognition of the "40%
Open Space Agreement”, an account of the
amount of land credited to the four types of
open space shall be maintained by the City of
Kanata as part of the Subdivision Agreement.
The amount of land for each component (Natural
Environment areas, the golf course, storm water
management area and parkland) shall be agreed
to by both parties.

Section VI addressed permitted land uses in the
various land use categories. On Map A (Land Use),
the subject site was predominantly designated
Low Density Residential Golf Course (see
Figure 14). At a conceptual level, the applicable
designations also included a block designated
Medium Density Residential Golf Course in the
vicinity of what is now the tee box for Hole 6
and Goulding Crescent and a Public Elementary
School/Neighbourhood Park combination near
what is now the 6" Green and Nelford Court.

Within the residential land use category (Part A),
sub-section 7 required safety buffering from the
golf course in the form of screening vegetation
to reduce the potential hazard and also required
that notice of warning about the golf course and
restrictions of access be included in land title
agreements between unit purchasers and the
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developer for lots bordering the golf course.
Sub-section 8 provided that the golf course
neighbourhood was to be predominantly low
density residential uses, together with medium
density blocks.

Part A, sub-section 9 provided that subdivision
plans shall preserve wherever practical natural
vegetation, woodlots, rock outcrops and other
natural features, and existing land slopes
shall generally be followed, subject to detailed
engineering analysis. Sub-section 10 provided
that an open space buffer with a minimum
width of 30.5 metres shall be provided to the
Beaverbrook Community.

Within the parkland and open space category
(Part C), sub-section 3(d) addressed "Special
Recreation Areas” (i.e. an 18-hole golf course).
The applicable policies provided that, subject to
and in accordance with the "40% Agreement”,
Campeau and the City of Kanata shall enter into
an agreement defining the size, location and
required safety measures for the golf course.
Paragraph (iv) stated:

“"The golf course shall operate as a private
golf course. Cross-country skiing and any
motorized grooming of cross-country ski
trails shall be permitted during the winter
months. In addition, other non-motorized
winter activities may be permitted.”

Finally, paragraph (v) required that vehicular
access to the golf course club house shall be
obtained by a minor arterial (Campeau Drive was
designated as a Major Arterial). It also stated that,
for safety reasons, pedestrian access to the golf
course shall be restricted to the winter months.
The owner-developer was to be responsible for
additional safety features such as vegetation
screening, fencing, berms and warning signs.

In Section XI (Implementation), Part A stated
the "40% Agreement” (attached as Appendix
B to the Secondary Plan) was an "agreement in
principle"” and "so further agreements shall be
required to implement this principle and provide
for the construction of works". The section went
on to state that an agreement will be signed with
the definition of each component of the "40%
Agreement” andthateachagreementwill address
the size and boundaries of each component as
well as other appropriate concerns.
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4.6 Greenspace Master
Plan

In 2003, the City of Ottawa Council adopted five
master plans for managing the City's economy,
one of which was the Greenspace Master Plan,
whose purpose wastoexpress Council’'svision for
greenspace in the urban area and set policies for
how to pursue that vision. The vision, as outlined
in the master plan, is that as the city grows,
there is to be an adequate supply of greenspace
accessible to all residents, that will be linked, to
allow for movement through green corridors, and
that is high quality and sustainable, minimizing
the need for human intervention and public
spending.

The Master Plan inventories the various green
spaces in the City, outlines the vision for green
space in the City in greater detail, and provides
policy directions with regard to implementation.
The Plan identifies the redevelopment of
privately owned open space and leisure land as
one of six greenspace issues. The discussion in
the Master Plan recognizes that, while the public
has an interest in maintaining the open space
or leisure function of institutional sites and
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privately owned but accessible open spaces such
as marinas, campgrounds and golf courses, as
the City grows and land values rise, the economic
feasibility of maintaining some privately owned
leisure facilities may be reduced to the point
where redevelopment is a viable option.

In such cases, the Master Plan states that the
City needs to "consider the open space function
of the site to see whether a greenspace function
can be retained even as the land redevelops.”
Within the development review process section,
Policy 4.1.2(2) provides that, when considering
applications to amend the zoning by-law or to
redevelop privately owned open space and leisure
land, the City will consider opportunities to
maintain the continuity of the Urban Greenspace
Network, and seek opportunities to maintain
public access to a waterfront or otherwise
provide additional greenspace to the community.

In our opinion, the proposed development is in
keeping with the Greenspace Master Plan, as
discussed in Section 5.2 of this report.
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4.7 Zoning

Thein-force Zoning By-law applyingtothe subject
site is City of Ottawa Zoning By-law 2008-250,
as amended. The subject site is currently zoned
0O1A, Parks and Open Space Zone, Subzone A (see
Figure 15 — Zoning Map). The purpose of the
Parks and Open Space Zone is to permit parks,
open space and related and compatible uses in
various Official Plan designations including the
General Urban Area designation, and to ensure
that the range of permitted uses and applicable
regulations is in keeping with the low scale, low
intensity open space nature of these lands.

The parent 01 zone permits environmental
preserve and educational areas, parks and urban
agriculture, aswellas aretail food store, limited to
a farmer’s market, subject to conditions. The 01A
subzone permits a golf course as an additional
permitted use.

The 01 zone has no minimum lot width or area
requirements, requires minimum yard setbacks
(front, side, corner side yard and interior side
yard) of 7.5 metres, has a maximum permitted
height of 11 metres, and permits a maximum lot
coverage of 20 percent.

Given the residential nature of the proposal, the
following additional zones are proposed to apply
to various portions of the subject site:

« R1T(Residential First Density Zone), permitting
detached dwellings on minimum 10.5 metre
lots;

e R3V (Residential Third Density Zone),
permitting detached, duplex, semi-detached
and townhouse dwellings on minimum 9 metre
lots for detached and duplex dwellings and
minimum 5.6 metre lots for semi-detached
and townhouse dwellings;

« RHA (Residential Fifth Density Zone),
permitting mid-rise and high-rise apartment
dwellings, as well as detached, duplex, semi-
detached and townhouse dwellings; and

« 01 (Parks and Open Space Zone).

4.8 Design Guidelines
for the Village of
Kanata Lakes

In May 1990, Project Planning Canada Limited
and Dunlop Farrow Architects Inc. prepared
urban design guidelines on behalf of Genstar
Corporation for the development of the Village of
Kanata Lakes, with the purpose of developing and
maintaining high standards of design excellence
for low-rise development in the Kanata Lakes
neighbourhood.

We note that the guidelines are not available
as part of the list of completed guidelines on
the City of Ottawa’s website, which notes that
"the Design and Planning Guidelines contained
within this section have completed their public
consultation phase and have been approved by
City Council for implementation.” Although these
guidelines do not appear to have any status, we
have considered them as part of our analysis at
the request of City Planning staff.

The guidelines were intended to be used by
builders in their development of individual
or multiple detached, semi-detached and
townhouses, with guidance on submission of
materials to the Kanata Lakes Design Committee,
which was to meet at Genstar's offices. This
process was intended to constitute design
approval by the City of Kanata Director of
Planning, although the guidelines note that this
process was not meant to replace the site plan
approval process.

The Design Guidelines for the Village of Kanata
Lakes provided guidance on the siting of houses,
massing, roof lines, elevations and landscaping
within the public realm and on private lots.
Generally, the guidelines encourage a variety
of housing models, front yard setbacks and
roof lines, recessed garages and high-quality
elevations with respect to projecting elements,
materiality, colour and fenestration. With respect
to the golf course, Guideline 3.1.4.1 recommends
that elevations which face the golf course or
other public open areas must be given the same
design emphasis as the street elevation.

With respect to landscaping, Guideline 3.2.1.3
provides that the developer (Genstar) will
supplement municipal street tree requirements
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with additional plantings at high profile locations
along collector and arterial roads, and at primary
and secondary entrances. In this regard, primary
entrancesareidentified atthe corner of Campeau
Drive and Knudson Drive and at Beaverbrook Road
just east of the subject site, while secondary
entrances are identified at the corner of Knudson
Drive and Weslock Way, and Knudson Drive and
Kanata Avenue.

The guidelines were updated in June of 1996 to
reflect updated submission requirements and to
delete landscape requirements.

4.9 Building Better and
Smarter Suburbs
(BBSS) (2014)

On May 28, 2014, City of Ottawa Council
approved a study titled Vision and Principles
for the Building Better and Smarter Suburbs
(BBSS), establishing high-level directions to
guide the work of all City departments involved
in initiatives related to suburban development.
These guidelines are to guide development of
new greenfield neighbourhoods. Given that
the proposed development would redevelop an
existing developed site within the urban area,
they technically do not apply. However, we
have considered the general principles of the
guidelines as part of our planning analysis at the
request of City Planning staff.

On March 10, 2015, Planning Committee approved
a report titled Building Better and Smarter
Suburbs: Strategic Directions and Action Plan
(BBSS), which addresses the challenge of
supporting land efficiency and functionality
in new suburban subdivisions while improving
urban design.

The BBSS Strategic Directions and Action Plan
envisions that "the principles of good urbanism
should apply to the suburbs as they do to other
parts of the City", and identifies four overarching
principles for development, recommending that
suburbs be:
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1. Land efficient and integrated.

 They should make efficient use of land and
infrastructure and be in the form of compact
growth, integrate land use and transportation
planning, contain a diverse mix of land uses,
and measure density over the entirety of the
new land being developed.

2. Easy to walk, ride and bus or drive.

« They should contain complete streets that
accommodate all modes of transportation,
especially walking, cycling and public transit,
and should have nearby destinations which
are reachable by walking and cycling.

3. Well designed.

e They should feature an attractive public
realm and built environment, incorporate high
quality design and create a sense of place
and community, incorporate healthy mature
trees, and minimize the visibility of piped and
electrical infrastructure.

4. Financially sustainable.

e They should include infrastructure that is
designed to be constructed and maintained
over the long term using a financially efficient

model, and include necessary community
features (such as sidewalks) from the
beginning.

The report includes nine recommendations,

each with a number of strategic directions.
The recommendations and strategic directions
relevant to this report are summarized below.

o Street network and land use.

« Design the street network as an integral
part and extension of the municipal
grid, taking into consideration its future
adjustments and evolution.

« Design the street network based on a
modified or offset grid to maximize choices
of travel routes and opportunities for utility
connections.

» Design the street network in conjunction
with the land use and open space system
to ensure direct pedestrian and cycling
connectivity to key destinations in the
community (schools, shops, bus stops and
stations, etc.).

» Ensure that a range of appropriate sized
roadways complements the character and
functional needs of each community area.



Implement traffic calming measures at the
outset of road design forlocaland collector
streets.

Use roundabouts that prioritize pedestrian
and cyclist safety in appropriate functional
locations.

Implement prescribed facilities from the
2013 Ottawa Pedestrian Plan and 2013
Ottawa Cycling Plan with development.

Avoid reverse frontage lots (rear
yards abutting public streets) within a
community.

Provideflexibilityinzoningtoaccommodate
a mix of land uses within a community,
such as areas that allow live-work units or
local commercial land uses.

Parks and open space.

Investigate the conditions and criteria
around adding new smaller park typologies
to the Park and Pathway Development
Manual.

Review existing metrics for accessibility/
walking distance to all parks and open
spaces that take into consideration health
and age of residents.

Create street and lot patterns and building
orientations that frame and enhance the
presence of all parks, regardless of size.

Identify opportunities to connect separate
features of the open space network (e.g. a
park to a nearby woodlot) with streets that
support canopy trees.

Stormwater Management.

Investigate ways of minimizing space
attributed to SWM facilities.

Provide street frontage for sites that
contain stormwater management ponds.

Ensure that land attributed to large SWM
facilities can serve additional functions,
such asrecreation trails or multi-use paths
as part of the open space system, and
support the connection of trails in SWM
facilities to parks and open spaces, and to
pedestrian and cycling facilities.

Parking.

Encourage on-street parking on all local
and collector streets, including 24 hour on-
street parking with permits.

Consider alternating on-street parking on

each side of the street during winter, to
assist in snow removal.

» Road right-of-way.

Accommodate public transit and related
amenities in the design of streets with
existing or anticipated transit service.

« Trees.

In new ROW cross-sections, ensure
conditions to support healthy street trees,
including canopy trees, in the ROW.

Where appropriate, incorporate retained
tree stands or woodlots in parks and open
spaces.

Improve retention of healthy trees and
treed areas in new neighbourhoods.
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5.1 Intensification

Residential intensification on the subject site
is supportive of policy directions articulated
in the Provincial Policy Statement and the City
of Ottawa Official Plan, both of which promote
intensification and the efficient use of land and
infrastructure on sites which are well served by
municipal infrastructure, including public transit.

The site represents a unique opportunity to
intensify a large 71-hectare infill site that is
located along Campeau Drive, an Arterial Road,
and served by a number of transit routes,
including routes that join the Transitway BRT
route at Eagleson and Terry Fox stations shortly
after boarding in front of the subject site. The
site is located within the midst of the Urban Area,
and is a redevelopment and infill opportunity
located in a community that includes a mix of
uses and built forms ranging from detached
houses to semi-detached dwellings, townhouses,
medium- and high-intensity mid-rise and high-
rise residential buildings, along with hotel and
residential care uses.

Whilethe Official Plandirects majorintensification
to the Central Area, Mainstreets, Mixed-Use
Centres and Town Centres, the Official Plan also
provides that lands designated General Urban
Area will continue to mature and evolve through
intensification and infill, and that intensification
and infill shall be at a scale contingent on
proximity to major roads and transit, and the
area’s planned function. In the case of the
subject site, the proposed block pattern has
been carefully considered to locate the most
intensive cluster of uses along Campeau Drive,
in the location closest to the Terry Fox station
and the transit available along the arterial road,
while sensitively infilling the northerly portion of
the site with uses that more closely match the
existing low-rise residential uses surrounding it.

Boththe PPSandtheOfficial Planprovidedirection
to make efficient use of sites that are well suited
for intensification in order to reduce the rate
of further outward urban expansion, minimize
use of the private automobile and support the
use of transit. The proposed redevelopment of
the subject site will take advantage of existing
municipal infrastructure, support the active
transportation options that are to be retained
as part of the proposal, and minimize negative
impacts to air quality and climate change.

In contrast, the existing golf course use does not
make efficient use of land and infrastructure. It
accommodates no residential population and
only a limited number of jobs associated with
the golf course. The proposal will result in the
development of 1,502 new residential units within
the existing built-up area that will take the place
of development that may otherwise result in the
outward expansion of the urban area.

5.2 Land Use

The proposed mix of uses, including detached
houses of varying density, townhouses, back-
to-back townhouses and medium density
apartments, as well as new public parks,
stormwater management ponds, plazas and open
spaces, is permitted by the General Urban Area
designation which applies to the subject site. The
mix of uses is appropriate and desirable from a
land use planning perspective and will contribute
to the achievement of a "complete community".

In this regard, there are no Official Plan policies
applying to the subject site that would restrict
the use of the subject site to open space
purposes or require that the golf course continue
to be operated as such. The subject site is not
designated Major Open Space, Urban Natural
Feature or Natural Environment Area on Schedule
B of the Official Plan, noris it included within the
Natural Heritage System designated on Map L3.

While the former Secondary Plan for the
Marchwood-Lakeside Communities designated
the subject site predominantly Low Density
Residential Golf Course and required that the
golf course be operated as a private golf course,
these designations and policies were not carried
forward into the current Ottawa Official Plan.

Furthermore, while the former Secondary Plan
included numerous policies regarding the
implementation of the "40% agreement”, the
only reference in the current Official Plan is with
respect to the parkland dedication policies (i.e.
to specify that the typical parkland dedication
rates do not apply to the lands subject to the
40% agreement). As noted in Section 2.1 of this
report, the legality and enforceability of this
agreement is under dispute and may be the
subject of a separate legal process between the
owner and the City of Ottawa and, as such, we
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have not considered this agreement in evaluating
the planning appropriateness of the proposed
development.

In these circumstances, the Official Plan policies
that are directly applicable to the proposal
are Policies 2.4.5(4) and 4.10(13), which state
that, when reviewing an application to amend
the Zoning By-law applying to privately-owned
open spaces such as marinas, campgrounds and
golf courses, the City will consider opportunities
to maintain the Greenspace Network through
the area and otherwise reduce the impact of the
loss and may consider acquisition of the land in
accordance with Policy 5.2.1(6). Failing a decision
by the City to acquire the lands in their entirety, it
is our opinion that the policy framework requires
the City to process the application on its merits.

In this respect, Policy 2.4.5(6) recognizes that
open space and leisure land where access is
restricted, such as school grounds, private golf
courses or other facilities, are not included
in the Greenspace Master Plan target of 4.0
hectares per 1000 population. Furthermore, the
Greenspace Master Plan explicitly recognizes
that the economic feasibility of maintaining some
privately owned butaccessible openspaces, such
as marinas, campgrounds and golf courses, may
be reduced to the point where redevelopment is
a viable option.

Insuch cases, the Master Plan states that the City
needsto "considerthe open space function of the
site to see whether a greenspace function can
be retained even as the land redevelops". In this
regard, the proposed development would include
19.42 hectares (27.4% of the site area) for various
parks and open space uses (3 new parks, as well
as stormwater management ponds, open spaces
and landscaped buffers). As compared with the
existing private golf course use, which is not
publicly accessible, the proposed development
will include 4.36 hectares of new public parkland,
as well as providing for public access through the
site through the introduction of public streets
and pedestrian trails.

The General Urban Areadesignation permits many
types and densities of housing. The proposal will
include a full range of housing that will contribute
to the maintenance and achievement of a
balance of housing types to provide a full range
of housing, including both ground-oriented and
apartment dwellings.

46 9B BOUSFIELDS inc.

The proposed residential uses will provide
additional  housing choices  within  the
neighbourhood and represent a desirable

response to the challenges associated with
creating new family-oriented housing in the City
of Ottawa and, in particular, creating a significant
proportion of housing (959 out of 1,502 units, or
64%) that is more affordable for families than the
typical detached house.

The proposal will also include medium density
apartments, located along Campeau Drive.
Building height in the General Urban Area is to
be predominantly low-rise, which is defined by
the Official Plan as being four storeys or less.
Within this range, changes in building form,
height and density will be evaluated based upon
compatibility with the existing context and
the planned function of the area. The Plan also
provides that taller heights may be located along
Arterial Roads, in proximity (within 800 metres)
to Rapid Transit Stations, and in an area already
characterized by taller buildings.

In this regard, although the proposed medium
density blocks are located a little over 800
metres from Terry Fox Station (approximately
900-1,000 metres walking distance), they are
located both along an Arterial Road and in an
area characterized by taller buildings, including
the 5-storey retirement residence and 16-storey
rental apartment buildings on the south side of
Campeau Drive, directly across from the subject
site.

The proposed development will be predominantly
low-rise, with only two medium density blocks
that will have heights between 4 and 6 storeys,
and, in our opinion, the proposed unit mix would
conform to the Official Plan and more specifically
the General Urban Area policies. Based on the
foregoing, it is our opinion that the use of the
subject site for a mix of detached dwellings,
townhouses, back-to-back townhouses and
medium density apartment uses is appropriate
and desirable.



5.3 Site Organization
and Public Realm

Golf course sites, such as the subject site,
are significantly larger sites than the typical
pattern of more fine-grained residential lots
and streets in the surrounding neighbourhood.
Golf course sites, in particular private clubs,
are often designed to be inward looking and
insular. Although some of the houses that abut
the golf course have views of the course from or
even access it from their rear yards, the course
has very little interface with the public realm.
Generally, and in this case specifically, this
results in a relationship that is disconnected
from the surrounding neighbourhood.

Intensification on the subject site affords an
opportunity to better integrate the site into the
urban fabric, by creating stronger built form
relationships to Campeau Drive, Knudson Drive
and Weslock Way, and improving and enhancing
connectivity and permeability by extending
a public street and pedestrian trail network
through the subject site.
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Figure 16 - Proposed Road Network

Specifically, the proposal will introduce a
significant new north-south street (Street No.
1) through the subject site, which will provide an
alternative connection between Campeau Drive
and the east-west portion of Knudson Drive, as
well as connecting further north to Weslock Way.
The proposal will also establish a new north-
south street into the central "prong” of the
southerly parcel, establishing new views into the
site, abutting a new public park a block north of
Campeau Drive and terminating at a new public
park in the central "prong”, all while creating long
views from the subject site towards the future
Bill Teron Park. This road will create visually
interesting views of the site from this nearby
greenspace, and will enhance the visibility and
accessibility of the proposed parks on the subject
site (see Figure 16, Proposed Road Network).
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More generally, the proposed streets:

« will divide the subject site into smaller
developmentblockswhich haveanappropriate
size and configuration for the proposed land
uses, scale of development, and potential
building forms and open spaces;

« will connect to the main neighbourhood
thoroughfares and to Campeau Drive,
while maintaining the existing pedestrian
circulation system of pathways and mid-block
connections, helping to establish a permanent
and formal neighbourhood trail network;

« will provide for street-oriented development,
with buildings fronting onto the streets and
park edges;

« will provide vehicular access to the subject
site, primarily from Campeau Drive, with
secondary entrances from Knudson Drive and
Weslock Way, whereas the site is currently
accessed only from Campeau Drive; and

« will allow the public and emergency vehicles
to freely enter the proposed development
without obstruction.

In this regard, the proposed development is in
keeping with Policy 3.6.1(5) of the Official Plan,
in that the development will enhance and build
upon "desirable established patterns”. Further,
the proposal is in keeping with Policy 4.3(1),
as the proposed development will provide the
opportunity for direct transit routes through
the community and for all buildings to be within
400 metres walking distance of a transit stop.
Given that existing transit routes are located
along Campeau Drive, Knudson Drive, Kanata
Avenue and Beaverbrook Road, all proposed
development blocks are expected to be within
approximately 400 metres walking distance of
a transit stop. The proposed development will
promote intensification on the subject site, while
appropriately improving accessibility within the
neighbourhood and beyond.

In addition, the new parks, open spaces and
stormwater management ponds, all of which are
part of the proposed open space system, will
front onto existing streets such as Beaverbrook
Road, Weslock Way and Knudson Drive, as well
as on the proposed streets, particularly Streets
Nos. 1 and 3. These substantial new community
amenities will serve as recreational focal points
within the redevelopment, maintain existing tree
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canopy where possible, and enhance views and
wayfinding opportunities throughout the subject
site.

In our opinion, the draft plan of subdivision also
satisfies the criteria set out in Section 51(24) of
the Planning Act. In this regard, the purpose of
the draft planis to create blocks for future public
streets, parks, stormwater management ponds,
openspaces,anddevelopment blocks of different
intensities. In that context, it is our opinion that
the draft planistimely, has appropriate regard for
matters of provincial interest, conforms with the
City of Ottawa Official Plan, and is in the public
interest.

The subject site is suitable for the proposed uses,
and appropriate regard has been had for Section
51(24)(e) with respect to the number, width,
location and proposed grades and elevations
of highways and their adequacy. As well, the
proposed draft plan has appropriate regard to
Section 51(24)(f), having to do with the proposed
block pattern, including the new public streets.
The resulting development blocks will be suitable
in terms of their dimensions and generally
rectangular in shape.

With respect to existing school capacity, the
application will be circulated to the local school
boards for review as part of the City of Ottawa
approval process. In this regard, there are a
number of schools within approximately a
kilometre of the subject site, including Stephen
Leacock Public School, Roland Michener Public
School, Saint-Remi Catholic Elementary School,
St. Gabriel School, W. Erskine Johnston Public
School, Georges Vanier Catholic School, All Saints
High School and Earl of March Secondary School.

Utilities and services will
Sections 5.7).

be adequate (see



5.4 Height and Density

In our opinion, and as noted in Section 5.1,
the subject site is an appropriate location for
intensification and for a range of housing options
in land use policy terms. From a built form
perspective, the subject site represents a unique
opportunity to integrate a large underutilized
site into the surrounding lot fabric in a sensitive
manner, while accommodating medium density
development in appropriate locations.

Given the size (70.89 hectares) and configuration
of the subject site (a frontage of over half a
kilometre along Campeau Drive), the subject site
has ample room to provide transition between
areas of low and medium density. In addition,
while it is not located within 800 metres walking
distance of the Terry Fox rapid transit station, the
subject site is surrounded by local bus routes on
all sides, and abuts Campeau Drive, along which

Routes 62, 265 and 268 run. While these routes
operate in mixed traffic along Campeau Drive,
all three join the Transitway at Eagleson or Teron
Station, just east of the subject site, and operate
as a Bus Rapid Transit route connecting the
subject site to the downtown.

Furthermore, Campeau Drive is an Arterial Road,
which Official Plan Policy 3.6.1(3) provides is one
condition for permitting taller buildings in the
General Urban Area, along with being within 800
metres walking distance of a Rapid Transit Station
and being in an area already characterised by
taller buildings. In this latter regard, the southern
portion of the subject site is located in an area
already characterized by mid-rise and some
high-rise buildings. As shown in Table 1, heights
of up to 16 storeys exist or are approved along
the section of Campeau Drive generally between
Maritime Way and Kanata Avenue.

Table 1 - Existing and approved heights south of the subject site

ADDRESS

HEIGHT
(STOREYS)

HEIGHT
(M)

7303 Campeau Drive 16 44%

7305 Campeau Drive 16 44*

7307 Campeau Drive 16 44%

1203 Maritime Way (Williams Court Building D) 12 38.9
1175 Maritime Way (Williams Court Building A) 10 31.0
1025 Maritime Way (Williams Court Building B) 10 33.5
1047 Maritime Way (Williams Court Building C) 10 33.0
101 Kanata Avenue (Holiday Inn & Suites) 9 28%*
1136 Maritime Way 8 28.0

1250 Maritime Way 7 23.5

1100 Canadian Shield Avenue (Homewood Suites by Hilton) 6 23.0
1088 Maritime Way 6 211

1251 Maritime Way 5 21.0

1203 Maritime Way (Williams Court Building G) 5 17.0
6501 Campeau Drive (Forest Hill Retirement Home) 5 17*
3501 Campeau Drive (Red Oak Retirement Homes) 5 15+

* Estimated based on measurements in Google Earth.
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The proposal includes two medium density
blocks (Blocks 60 and 61) with a total area of
2.97 hectares, which are proposed to include a
total of 371 apartment units. The surrounding
area includes both mid-rise buildings ranging in
height from 5 to 9 storeys, as defined by Official
Plan Policy 4.11(7) of the Official Plan, and high-
rise buildings ranging in height from 10 to 16
storeys. While the proposed development will
not include high-rise buildings, the presence of
existing high-rise buildings creates a context
in which the proposed mid-rise buildings to
be located on Blocks 60 and 61 will transition
down from Campeau Drive toward the low-rise
character of the neighbourhood that surrounds
the subject site to the east, north and west.

From a density perspective, the proposed gross
density of approximately 21.2 units per hectare
and net density of 39.7 units per hectare (after
removing roads, parkland, open spaces, ponds
and residential buffers) are appropriate and
desirable for the subject site. It is important and
appropriate from a planning policy perspective
to optimize density along Campeau Drive
given its classification as an Arterial Road, its
location in relative proximity to the Terry Fox
Rapid Transit Station (approximately 900-1,000
metres walking distance) and the surrounding
context that includes denser developments in
the Kanata Town Centre. As noted in Section 4.3
of this report, the policies within the Provincial
Policy Statement (2014) promote the integration
of land use and infrastructure planning, and the
importance of "optimizing” the use of land and
supply of infrastructure.

5.5 Compatibility &
Urban Design

Fromanurbandesignperspective,itisouropinion
that the proposed development represents
an opportunity to reurbanize an underutilized
property along an arterial road, within walking
distance of rapid transit and with good access
to employment centres in Kanata and Ottawa's
downtown, intensifying the site with an urban
form that will improve the pedestrian realm
along Campeau Drive, preserve and enhance
pedestrian connections throughout the Kanata
Lakes neighbourhood, divide the subject site
into smaller city blocks with new parks and
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open spaces, and result in an attractive new
development that is sensitive to the surrounding
developments.

NAK Design Strategies has prepared an Urban

Design Brief dated September 2019 in support

of the proposed development, with the purpose

of providing "inspiration and direction” for the
proposed infill development of the subject site,
reflecting the objectives of the City of Ottawa

Official Plan, the Design Guidelines for the Village

of Kanata Lakes and the former Secondary Plan

for the Marchwood-Lakeside Communities. The

brief includes a vision statement, to "create a

community that integrates with the surrounding

residential neighbourhoods, and develops a

cohesive network of year-round public open

spaces and parks”. It alsoincludes five objectives

for the proposal i.e.:

1. Maintain high standards of design excellence and
quality;

2. Incorporate a variety of built form that is unique,
yet fosters a harmonious environment with the
existing community;

3. Preserve the natural heritage where possible;

4. Create strong linkages and co-ordination with
adjacent open space systems; and

5. Encourage innovation through design.

As supported by the NAK Urban Design Brief, the
proposedsiteorganizationandlanduseallocation
conform with the applicable compatibility and
urban design policies of the Official Plan, in
particular Policies 2.5.1 and 4.11. With respect to
Policy 2.5.1, the proposal will:

e enhance the sense of community by
maintaining the distinct identity of the Kanata
Lakes community through the preservation of
natural heritage where appropriate, including
some existing tree stands and rocky outcrops,
and all pedestrian connections that exist
through the site today

« create new gathering "places” through the
creation of a new neighbourhood park in the
centre of the site, two new parkettes, one
near Campeau Drive and in Parcel D, and five
new stormwater management ponds, all of
which will be connected through a series of
pedestrian pathways and/or sidewalks;

« clearly define public and private spaces,
whereas the existing site is private property
that at times allows for informal public
connectivity;



define a series of new public streets
throughout the subject site that will connect
it to Campeau Drive and the local street
network, including a new collector road on the
west side of the property that would run from
Campeau Drive to Knudson Drive and Weslock
Way, and new local roads throughout;

considerstreetsaspublic spaces by proposing
sidewalks alongboth sides of the new collector
road and at least one sidewalk along each local
road, with enhanced pedestrian crossings at
key intersections;

ensure new street trees are provided
throughout the subject site to contribute
to the attractiveness of the public streets,
including approximately two trees per new lot
and three trees per new corner lot;

reducethevisualimpactof newinfrastructure,
by proposing new underground utility
trenches along the public streets alongside
the proposed public streets;
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Figure 17 - Proposed Pedestrian Network

create places that are safe, accessible
and are easy to get to and move through,
by proposing wayfinding elements at key
locations, including the proposed parks and
stormwater management ponds as well as the
proposed pedestrian pathways (see Figure 17
Proposed Pedestrian Network);

connect cyclists through the introduction of
a new cycling route along Knudson Drive and
Weslock Way, to link together the existing
multi-use trail along Campeau Drive with the
interior of the subject site, Beaverbrook Road,
Weslock Way and Kanata Avenue to the west
of the site;

provide signage in the form of gateway

features at the three new connections along
Campeau Drive, with the goal of enhancing the
character and identity of the community and
serving as markers;
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create places and spaces that are visible and
safe by proposing public streets throughout
the site and limiting the use of cul-de-sacs;
where cul-de-sacs are proposed, they are
connected to the overall pedestrian network
through existing or proposed pathways;

ensure that the new development
respects the character of the existing
area, by integrating the proposed residential
development to complement and enliven the
surroundings while maintaining landscaped
buffers from them,

include a variety of context-specific
landscaped buffer types, including typical
3.0 metre landscaped buffers, interfaces
with open spaces or parks (resulting in
buffers ranging between 10 and 45 metres),
interfaces with existing tree stands (again,
resulting in buffers ranging between 10 and
45 metres), or interfaces with stormwater
management ponds, resulting in interfaces
of approximately 10 metres, not including the
ponds themselves (see Figure 18 Proposed
Edge Conditions);

allow foravariety of built form types, including
30 foot, 31 foot, 35 foot, 36 foot, 43 foot and
44 foot detached house lots, both shallow
and deep traditional townhouses, back-to-
back townhouses, and 4-6 storey apartment
buildings and stacked townhouses;

propose a variety of architectural styles for
each detached house product type, including
both traditional and contemporary designs, so
as to allow a diversity of forms and styles;

consider adaptability and diversity by
creating places that can adapt and evolve
easily over time and that are characterized
by variety and choice, by proposing an urban
grid pattern that could accomodate a more
compact form over time, while proposing uses
thatare compatible with the existing detached
and townhouse character of the area north of
Campeau Drive;

accommodate the needs of people with a
range of different incomes and lifestyles at
various stages in the life cycle, by introducing
avariety of built forms ranging from detached
houses to 4-6 storey apartment buildings;

understand and respect natural processes
and features in development design, by
protecting the City's natural heritage system,
as described in the McKinley Environmental
Impact Study dated September 2019 which
was prepared in support of the development
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application (described further in Section 5.8
of this report);

consider a variety of means for retaining
stormwater on site, as described in the DSEL
Servicing Report dated September 2019 which
was prepared in support of the development
application (described further in Section 5.7
of this report);

protect, integrate and enhance existing
natural features by preserving Significant
Woodlot D within the proposed park in Block
75, introducing additional parkland that
overlaps with some of the existing trees on
site, and retaining existing vegetation within
the proposed edge conditions;

maximize energy efficiency and promote
sustainable design by enhancing
opportunities for transit use, by locating the
most dense elements along Campeau Drive
and preserving and creating new pedestrian
connections throughout to allow for new
residents to more easily access bus routes
along the local street network and the rapid
transit at Terry Fox Station; and

minimize hard surfaces throughout by
including landscaped buffers, new parks and
new stormwater management ponds.

With respect to Section 4.11, in particular Policies

4.11(1),

4711(5), 411(6), 4.11(7), 4.11(8), 4.11(9),

4.11(12), 4.11(13), 4.11(19) and 4.11(20), the proposal
will:

is supported by the Design Brief prepared by
NAK Design Strategies, which has evaluated
the provisions of the Official Plan that affect
the design of the site, as well as the Design
Guidelines for the Village of Kanata Lakes and
the former Secondary Plan forthe Marchwood-
Lakeside Communities;

provides for compatibility of new buildings
through the inclusion of generous residential

buffers between new residential lots
and existing residential lots on abutting
properties;

will locate the proposed medium-density

blocks, which have the potential to generate
more built form impacts along Campeau Drive,
an Arterial Road;

will allow for a transition in height from the
tallest development along Campeau Drive
to the edges of the subject site, where low-
rise forms are proposed, including detached
houses and townhouses;
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Figure 18 - Proposed Edge Conditions

will create a new public road network where all
buildings front on a public street, allowing the
proposed buildings to locate their principal
facade and entrance(s) oriented toward the
street;

will design new buildings to include windows
on the building elevations that are adjacent to
public spaces, and use architectural elements,
massing, and landscaping to accentuate main
building entrances as demonstrated by the
Design Brief;

will include three new vehicular access points
along Campeau Drive, focusing the densest
uses along Campeau Drive and the new
proposed collector road near the westerly
edge of the subject site;

will locate uses that may have loading areas
and servicing areas at the south end of the
subject site, along Campeau Drive, to mitigate
potential impacts on existing residents on
abutting properties;

will  minimize opportunities for lighting
spillover, noise and air quality impacts, and
sunlight/shadow and microclimate impacts
onto existing properties in the area;

Although the Building Better
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will respect existing outdoor amenity areas of
lots backing onto the subject site through the
introduction of context-sensitive landscaped
buffers, parks, open spaces, stormwater
management ponds and the preservation of
existing tree stands, where feasible; and

will include outdoor amenity areas that are
publicly accessible, including three new parks
(one neighbourhood park and two parkettes)
along with five new stormwater management
ponds, and will include public amenities
such as sport courts, play structures,
shade structures, open areas and multi-use
pathways.

and Smarter

Suburbs guidelines do not apply given that the
Proposed development is an infill intensification
project and not a greenfield development, it is
our opinion that the proposed development is
generally in keeping with the objectives and
directions of those guidelines, as set out below:

the proposed redevelopment makes efficient
use of land and infrastructure by redeveloping
an existing property within the urban area
that is currently underutilized, given the
existing golf course use, with a residential
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development that will integrate into the fabric
of the existing neighbourhood;

« the proposed redevelopment will be easy
to walk, ride, take the bus or drive, given the
extensive pedestrian network proposed, as
well as the new cycle route along Knudson
Drive and Weslock Way and the location of the
site in proximity to existing bus service and
rapid transit at Terry Fox Station;

« the proposed redevelopment has been well-
designedtoinclude new public streets that are
attractive, with new street trees, sidewalks,
and wayfinding, connected to a variety of
different public spaces; and

« the proposed redevelopment has considered
the necessary infrastructure, such as
sidewalks, pedestrian connections and
utilities as part of the conception of the
master plan for the site.

5.6 Transportation

BA Group has prepared a Transportation
Impact Assessment in support of the proposed
redevelopment of the subject site. The report
reviews and identifies a number of planned road
improvements and transit expansion projects in
the vicinity of the subject site, including, among
others, the widening of Campeau Drive, the West
Transitway Extension (in two phases), transit
priority signal on Terry Fox Way, and the Kanata
North Transitway (on March Road). Within the
City's "Ultimate Network," the West Transitway is
to be replaced by light rail transit (LRT).

The BA Group report provides multi-modal travel
demand forecasts following a methodology
agreedtobyCity of Ottawastaff,andidentifiesthe
forecasted peak person, transit, walking, cycling,
auto passenger, and auto driver trips. The report
also reviews the development design, noting
that the plan includes 23 distinct road segments
which have been designed to provide safe and
efficient access for all users. To accommodate,
pedestrians two different local cross sections
are proposed; a 20m right-of-way (ROW) and a
16.5m ROW. The former has been proposed to
allow for streets with sidewalks on both sides;
these streets are generally regarded as having
a higher importance and connectivity from a
pedestrian perspective because of their length
and connections to other pedestrian routes. All
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other streets are proposed to have a 16.5 metre
ROW with a sidewalk on one side of the street
in order to accommodate pedestrian / active
transportation. Consistent with the condition on
the other area local streets surrounding the site,
on-street parking is proposed to be unrestricted
on either side of streets, permitting short term
on-street parking to occur. Several strategic
trail / off-street pathway connections have been
proposed throughout the development to provide
connections from the new development to the
existing neighbourhood areas.

The report notes that based on the existing
transit service, approximately 97% of the
households proposed in the development area
will be within 400 metres of a transit stop.
Cyclists will be accommodated on-street in a
shared manner on all proposed internal streets
and also accommodated through various future
trail connections by providing an appropriately
sized multi-use pathway to accommodate
cyclists and pedestrians, consistent with
other area local roads. Various traffic calming
measures are also proposed, including speed
display devices, on-road messaging, bulb-outs
and raised intersections.

A multi-modal level of service assessment was
also undertaken at area signalized intersections
and external street segments, and found that
the area street segments closest to the site
have an acceptable level of service. The report
evaluated the design of the proposed access
points and found they will all operate acceptably
as unsignalized intersections with side-street
stop control, and no new signalized intersections
are proposed. Some new pavement markings are
proposed on existing streets, with new stop signs
in the rights of way of new streets.

The BA report includes a preliminary
Transportation Demand Management (TDM)
program for the project, which includes travel/
commuting surveys, local area walking/cycling
access route maps and transit schedules in the
lobbies of buildings within the medium density
blocks, the possibility of a bikeshare station,
car share vehicles in the vicinity of the medium
density blocks (and memberships for their
residents, the unbundling of parking from the
purchase of medium density units, and a multi-
modal travel option information package for new
residents.



Thereportassessedthe projectedtrafficvolumes
onnearby streets, arterials and intersections that
may be affected by the proposed redevelopment,
and found that the projected site traffic would
not appreciably affect the current character or
function of the area’s road network, or of traffic
operations.

The report notes that road modification approval
(RMA) drawings are not required for the proposed
development as the project will not require any
changes to the geometric layout of any existing
streets to accommodate traffic. However,
preliminary functional design plans outlining the
proposed modifications to pavement markings
and signage are provided in the report.

Finally, the report notes that no mitigationactions
or monitoring plans are required.

5.7 Servicing

David Schaeffer Engineering Limited (DSEL)
and J.F. Sabourin and Associates (JFSA) have
prepared a Functional Servicing Report (FSR) in
support of the proposed redevelopment of the
subject site. The report provides that potable
water connections will be provided to existing
watermain infrastructure within the existing
rights-of-way at select locations, and that no
capacityconstraintsareanticipatedforservice.In
this regard, DSEL and JFSA prepared a functional
hydraulic capacity and modeling analysis for the
area based on the proposed layout and available
connection points.

From a sanitary servicing perspective, the
proposed development will connect to existing
sanitary sewer infrastructure within the adjacent
rights-of-way. The FSR finds that the subject site
is located within the Kanata Lakes Trunk Sewer
catchment area with the existing trunk sewer
bisecting the southern portion of the site. A
review of the residual capacity within the sewers
and downstream infrastructure, for existing
and future conditions, indicates that there is
sufficient capacity to convey the anticipated
wastewater flows from the subject site.

From a stormwater management perspective,
the FSR finds that runoff from the subject site
is tributary to the Kizell Drain Wetland Complex

and to Watts Creek, and that drainage from the
proposed development will be conveyed to the
various outlets through existing storm sewers
within the municipal rights-of-way surrounding
the subject site. The FSR proposes that the
proposed development is serviced by five
stormwater management ponds for quantity
control, withthe inletstothe ponds equipped with
oil grit separator units for quality control. The FSR
finds that the stormwater management facilities
have been strategically located at low points in
the development where each could outlet to the
existing storm trunk sewers along Knudson Drive
and/or Weslock Way. The FSR further finds that
the facilities have been sized to ensure there
would be no adverse impacts on the operation of
downstream facilities or watercourses.

The FSR reviews the existing site drainage
conditions and includes a calibrated model based
on collected field data that assess the impacts
of the proposed stormwater management
strategy on the receiving system(s). The existing
2017 Mississippi Valley Conservation Authority
model of record was used as the starting point
for modelling purposes, and with calibration
and modelling exercises the FSR finds that the
proposed development stormwater management
measures would have no adverse impacts on
downstream infrastructure.

Finally, a geotechnical investigation of the
subject property was undertaken to assess site
conditions. The FSR indicates that the site has
locations that will be constrained by grade raise
restrictions of between 2 and 2.5 metres and, as
aresult, the proposed servicing and grading have
been designed to be as low as possible in order
to minimize the proposed grade raise required
and to generally follow existing site topography.
The FSR notes that, should mitigation measures
be required due to grade raise exceedance,
there are alternatives such as lightweight fill
and preloading of the site that could be used to
achieve desired settlements.
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5.8 Environmental
Impact Study & Tree
Conservation Report

McKinley Environmental Solutions (MES) and
Muncaster Environmental Planning (MEP) have
prepared a Combined Environmental Impact
Statement (EIS) and Tree Conservation Report
(TCR) to support the proposed redevelopment
of the subject site. The report finds that there
are no significant natural heritage features
located within or adjacent to the subject site,
which has been operated as a golf and country
club for several decades and is predominantly an
artificial landscape which has been maintained
to provide golfing facilities. The report further
finds that the majority of the surface area
includes manicured golf greens and fairways (e.qg.
manicured lawns), as well as a variety of native
and non-native landscaping features, including
many deciduous and coniferous planted trees
and tree stands. Natural vegetation communities
primarily consist of patches of native deciduous
forest and deciduous thickets, which are present
principally around the edges of the Subject Site.
Thereport finds that there are five forest patches
that are greater than or equal to 0.8 hectares in
size, with the largest being approximately 1.59
hectare. Of these, the report finds that only three
appear to have significant forest cover that is
greater than or equal to 60 years of age, which
would qualify as potential Significant Woodlots
under the amended City of Ottawa criteria for the
urban area.

The report also finds that there are no natural
watercourses or wetland habitats within the
subject site, but that there are two stormwater
management ponds and six stormwater
conveyance/infiltration swales, all of which are
fed either by outlet pipes from the adjacent
developed subdivisions or by surface run-off
from the golf greens. Although small patches of
wetland vegetation have developed within some
of the stormwater swales, none of these are
natural features, and none are large enough to
qualify as wetlands.

Lastly, some butternut trees were found within
the subject site. A Butternut Health Assessment
(BHA) was completed to assess their condition,
andthereportnotesthatregulatoryrequirements
related to impacts to the Butternut Trees and
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their habitat will be addressed as required by
the Ontario Endangered Species Act. No other
significant Species at Risk (SAR) concerns were
noted for the subject site.

With respect to the proposed development,
the report finds that park block 75 overlaps
a portion of potential Significant Woodlot D,
thereby providing an opportunity for portions
of the feature and its significant functions to
be retained. The report notes that the Land Use
Concept Plan includes an additional 5.36 ha of
open space blocks, which will provide additional
opportunities for tree retention. Notably,
open space block 87 will preserve a portion of
potential Significant Woodlot C, whereas open
space blocks 88 and 91 will preserve a portion
of potential Significant Woodlot E. Further, the
proposed landscaped buffers around the subject
site edges, with a total area of approximately 1.7
hectares, will provide additional opportunities
for tree retention along the subject site’s edges,
including protection of existing critical root
zones. Collectively, communal open space areas,
which account for approximately 27% of the
gross site area, will provide opportunities for tree
retention and tree planting, while also preserving
the recreational and aesthetic values of the
subject site. Notably, the combination of park
and open space blocks provides opportunities to
preserve the significant features and functions
of the three potential Significant Woodlots.

Provided that the regulatory, mitigation, and
avoidance measures outlined in the report are
implemented appropriately, the report finds
that the redevelopment is not anticipated to
have a significant negative effect on the natural
features and functions.
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For the reasons set out in this report, we are of
the opinion that the proposed development is
appropriate and desirable.

The proposed redevelopment of the subject site
with 1,502 dwelling units in a range of built form
types from detached houses to apartment units
will result in the residential intensification of an
underutilized site where growth is contemplated
and with a built form that conforms with the
applicable Official Plan policies and is in keeping
with the existing and planned context.

From a land use perspective, the proposal is
in keeping with policy directions expressed in
the Provincial Policy Statement and the Ottawa
Official Plan, all of which promote intensification
of underutilized sites within the urban area,
particularly in locations which are well served
by existing municipal infrastructure, including
public transit. Despite its size, the proposal is
a modest and appropriate form of residential
intensification that is compatible with the
General Urban Area designation that applies to
the subject site and to the abutting residential
properties.

Signed by:

From a built form and urban design perspective,
the proposed development will result in new
streets, walkways, parks, ponds and open spaces,
connecting the subject site to the surrounding
urban fabric. The proposed new development
blocks will frame existing and proposed streets
to allow for a lively public realm, and the proposal
employs a variety of built form types to integrate
the proposal into its surrounding context, with
the highest densities sited along Campeau Drive,
in a manner which would adequately limit built
form impacts on surrounding properties.

For all of the foregoing reasons, it is our opinion
that the proposed development is appropriate
and desirable, and we recommend approval of
the requested Rezoning and approval of the Draft
Plan of Subdivision.

2=

Peter F. Smith, MCIP RPP
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Mike Dror, MCIP RPP
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SCHEDULE “A™

LEGAT DESCRIFTION OF THE LANDS

Firsily: FIN WS12-11 26001} — Fee §j berluie

CONSOLIDATION OF YARIGUS PROPEETIES HEIWMG FIRSTLY: BLOCK [26 ON FLAM 441-
651, SUBJECT T AN FAREMENT M FAVOUR QF THE CORPORATION OF THE CITY OF
KANATA OWER TARTS 3 AND 19 ON 4R-6268 AS IN I.THG81daT, SUBIECT TO AN
FAREMENT [N EAVOUR OF THE CORPORATION OF THE CITY OF KANATA OWVER PART
20 OGN 4E-6268 Al 1N LTA04247. SUBJECT TO A TEMDPOEARY CASEMENT I FAVOLR (F
CAMPEAL CORPORATION AS N LTEOT262. TOUETHER WITH AN LASLEMEWT OVEER
FART OF LOT 3, CONCEREIOM 2, MARCH, DESIGNATED AS PART | 0N dE-12474 AR IN
TTHRGS. SECONDLY PART OF BLOCK 192 O FLAN AM-652, DESIGWATED A5 PART 2
ON PLAM 4R-725% TTOGETHER WITH AN EASEMEWNT OVERE FART OF LOT 3,
COMNCLESSION 2, MARCH, DESIGNATED A5 PART 1 ON dR-[2474 AS TN LTI020195
THIRDLY: BLOCK 1490 ON PLAM 4M-73% SUBJECT 10 AM EASEMINT IN FAWDUR OF
THE CORPORATION OF THE CITY OF EANATA OVER PART | ON PLAN 4R-12477 AND
PART | ON PLAN 4E-12479 AL [N LTI011950. TOGETHER. WITH AN EASEMENT OVER
FART OF LOT 3, CONCESEION 2, MARCH, DESIGNATED AR PART | ON 4R-12474 A5 [N
LTIOHN DS FOURTHLY, BLOCK 76 ON PLAW 4M-EX8 SAVE aXD EXCEPT THFE TANDS
LAID OUT BY FLAN AM-BI% SURIECT TO AN EAREMENT 1IN FAVOUR OF BELL
CAMADA CVER PAKT 1 OM PLAN 4R-16130 AR 1M LTI305034, TAMGETHER WITH AN
EANEMENT OWHE FPART OF 10T 3, COMCESSION 2, MARCH, DESIGSNATED Al PART |
CM dR-[2474 AS TW LT10200%5. FIFTHLY: BLOCK 1 O PLAN abd-581 3AVYE AND EXCEFT
THE LANDS LATD OUT BY PLAN dhd-325 AND PARTS 1 TO &, INCLTISIVE ON PLAN 4B-
12476, SUBIECT 10 AM EASEMEMT IN FAYOLUR OF THE COEFORATIIN (F THE CITY OF
KANALA OVER PARTS o AMDY | (P OHM 4R-6358 AS IN LT599218 AS TRANSFERRED 1T THE
REGIONAT. RIUNICITFALITY OF OTTAW A CARLELIDM AR IN L1108200L. SUBJECT TO AN
FAREMENT IN FAVOUR OF THE CORPORATION OF THE CL1Y OF KEAMATA OVER
FARTS 9 AND 10 (N AR-/558 AR [N LTE39219. SURTECT T2 AN EASEMENT [N FAVYOLE
OF KANATA ITYDRO-LLECTRIC COMMISSION OWER PART | ON 4R.12475 A5 N
Lrmginyas. SUBJECT TO AN CASEMENT [N FAYVOUR OF THE CORPOREATEIN OF THL:
LIy OF KAMATA OVER FART 1 OM 4E-12473 AMD PARTS | AMD 2 ON AR-12480 a5 1N
LTIGLa9%0, TOOGETHER WITH AN EASEMENT GVER PART OF LOT 3, CONCESSION 2.
MaRCH, DIESIGHWATED A5 TART | ON 4R-12474 A% [N LTL020195 (LTeba425, LTEM26,
LTa6427. LTaN6355 AND LTETSSR% ) SIXTHLY BLOCK 55 OM 43-5383. SUBIGCT TO AN
EASEMENT N FANVOUER OF BELL CAMALM AS LN LTEMIZS. SLURJECT T AN EASEMENT
IM FAWOUR OF KANATA HYDEOQ-ELECTRIC COMMISSION AS 1IN L192434]. T{HJETHER
WITH AN EASEMENT OVER FART OF LOT 3, CONCESSION 2, MARCH, DESIGNATED AR
PART 1 ON 4R-12479 A% TN 1. T1N20195. SFVENTHILY: RLOCE S0 ON PLAK aM-283 SAVE
AND EXCEIT PART 7 ON 4B-124%5. SUBIECT 10 AN EASEMENT ™ FAVQLER OF BELL
CAHADRA AR IN LTE6033% SUBIECT TO AN FASCEMENT IN FAWOUR OF KANATA
HYDRO-ELECTRIC COMMISSION A5 IN LT92d434|. SUBJCCT TC AN CASEMENT LN
FAVOUR OF THE COEPORA IO OF THE CIFY OF KAMATA OVER PART & O PLAM 4R-
12476 A% [N LTin4250, TOGETHER WITH AN EASEMENT OVER FPART QF LOT 3,
CONCERSION 2, MARCH, DERMGMATED A% PART 1 ON aR-12474 A% IN LIRS,

e B



(LTENGA2S, LTEed2G, LTHled2?, [ THIe35 AMD LTETS9E5) CITY OF EAMATA. NOWY CITY
OF CIITAWK A

Secondly B | 3-0489 (LT Fex Simple Absolute

CONSQLIBATION OF VARIOUS PEOPERTIES BEING: FIRSETLY: BLAOCK &9 0N PLAN 4.
ML SVRJECT TO AN EASEMENT IM FAVOLER O THE CORPOEATION OF THE CLIUY OF
EANATA OVER FART 1 ON 4R-F215 A5 IN LT43833%, SUBIECT TO A TCMPORARY
CASEMENT IM FAVOUERE OF CAMPEAL CORPORATION AS IN LTa07T362. TOGETHER
WITH AN FASEMENT {FVER FART OF LOT 3, COMCESS[0ON 2 MARCH, BESIGHNATED AR
PART 1 (ON 4R-1247T4 A% TN 1LTIGZ20095, SECONDLY BLOCK 13} ON PLAN 4M-551.
SUBIECT TO AN EASEMENT IN FAVOUR QF BELL CAMADA OVER TIAT PART O PAET
9 ON PLAN AE-374T LYING WITHIN THE LIMITS OF BLORCK 132 ON PLAN 4M-B51 A5 IN
MHL9G3, SUBIFCT TO AN FASFRENT [N FAYOUR OF THE CORPORATION OF THE CITY
OF KANATA OVER PART 21 ON 4R-6268 AS TN LTIEZ4ATE. SURIECT TO & TEMPORARY
EASEMENT [N FAYOUE OF CAMPEAU CORPORATION AR IN 1.TAQ7367, TCHIETHER
WITH AN EASEMENT OVER FART OF LOT 3. CONCESEION ¥ MARCH, XESIGNATER AR
PART 1O 4R-12474 AL IN LTI020195. CITY OF KANATA, NOW CITY OF OTTAWA,

Thirdly 045112 It Alselule

PCL 1221, SEC dM-652 @ BLE 183 PL 4M-632 | 577 L1e07362 ; 571 LT364249, L T36996E
KANATA TOGETHER WITH AN EASFMENT AS IN LTLG20195,

Fourthly N4511-1597 Fee Simple Alsalute

CONSOTIRATHON OF VARIOUS FROPERTIES GELNG FIRFTLY: FART OQF BLOCKE 151 ON
PLAN 4M-632, DESIGHATET AS PART 2 O 4R.7217 SUBIECT TO A TEMPORARY
EASEMENT N FAVOUR OF CAMPEAL CORPOBATION AS N LTa073582. TOHSETIIER
WITH AN EASEMENT OVEE PART OF LOT 3, CONCESEION 2, MARTH, DESIGNATED AS
PART | QN 4RE-12474 A5 IM LTI020123, SECONDLY: BLOCK 185 OM PLAMN 4M-552
SURBIECT TO AN EASEMENT IN FAVOUR O THE CORPORATION OF THE CITY OF
KANATA OVER PART 31 ON 4R-6270 45 IN LT363250. SUBIECT TO A TEMPORARY
EASEMENT IN FAVOUR OF CAMPEAL CORPORATION aAS [N LTé07362 TOGETHER
WITH AN EASEMENT OVEK PART OF LOFI 3, OOMNCESSI0M 2, MARCH, DESIGNATED AL
FART I OM 4R-12474 A% IM LT1020195 THIRDLY: BLOECK 136 OM AM-632. SUBJECT TO
AM FASEMENT & FAVOLUR OF THE CORPORATION OF THE CITY OF KANATA (OVER
FART 17 ON 4R-6270 AR 1 I.T36RI50 SURITCT TO AN EASEMENT 'S FAVOUR OF BELL
CAMADA OVER PART 24 OH PLAN 4K-62TF A LN LT56R251. SLUBIECT 10 A TEMPORARY
EASEMENT I FAVOUR OF CAMPEAL CORFPORATION A% [N LTS07362. TOGETHER
WITH AN EASEMENT OVER PART QF LAT 2, CONCESSION 2, MARCH, DESIGSATED AL
FaRT 1 OW 4R-12474 A8 IW LTIO20195. FOURTHLY: BILOCK Ta ON PlLAM dky-74a|

SUBJECT TO 4N TASEMENT IN FayvOUR OF THE CORPORATIN (OF THE CITY {OF
EANATA (OWER PART | QN AR-B006 AS [N LTERR2TZ, SUBMECT TO AN EASTMENT IN
FayvQuk OF THE CORPOBEA TN OF THE CITY OF KANATA OVER PART 1 0N 4R-12478
ASTNLTI0 4950 TOZETHER WITH AN EASEMEN T OVER PART OF LOT 3, CONCESSION
2, MARCH, DEGIGNATED AS PART 1 ON dR-12474 A5 IN LTI0Z20195. FIFTHLY: PART ©F

FIETRHIES
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THE BOAD ALLOWANCE A5 WIDEMED BETWEEN LOTS 5 ANML &, CONCESSI0N 3,
BARCH, KMNOWHN A5 THAT PART OF BEAVERRROOK ROAD AND RICHARDSON SIDE
ROAD (A5 STOTPED AND CLOSED BY OV-LAW 1552238 DESTOWATED AS FART 4 ON
FLAM 4R-8557. SLIBIECT TO AN EASEMENT [M FAVOUR GF THE COREPORATION OF THE
CITY OF KaxATA AS IN LT&07253. TOGITTHER WITH AN EASEMLENT OVER PART OF
LOT 3, COMCESSION 2, MARCH, PESIGNATED A FART 1 ON AR-[2474 A5 IM LT10201 25,
SIXTHLY: PART OOF LOTS § AND 6, COMCESSION 3, MARCH, AND THAT PART OF THE
ROAD ALLOWANCE BETWEEN 1.OTS 5 ANMD 6, CONCESSION 2, MAKCH, DESIGHNATEDR
AT TART I OM PLAN 4R-1987. TOGETHER WTTH AN EASEMENT OVER FPART OF LOT 3,
CONCESSION 2, MARC]. DESIGWATED A5 PART 1 ON dR.124T4 AR M LTIQ201975.
(LTS, LTE06425, LTE06427, LTE0AIFS AND LTEY5935). SEVENTHLY: FART OF L4ST 6,
CONCESSION 3, MARCH, DESIGHNATED AZ FART 1 ON PLAN 4R-7987 TOGETHER WITH
AN EASEMENT OVER PART OF LOT 3, COMNCESSION 2, MARCH, DESIGWATED AS FART
1 O 4R-12474 AR IN QTIOINSS (LTO0425, LTededs, LTe06d427, LTH6E3FS AXD
LTET5985) KANATA, NOW CITY OF OTTAWA,

233119084
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