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Introduction

This rationale will support the Zoning Bylaw Amendment for the property located at 75
Granton Avenue. The proponent is proposing the development of low-density residential
semi-detached units on the subject lands.

Proposed Development
The draft site plan illustrates the proposed semi-detached units on the subject lands.
The subject lands are within the General Urban Area and are within 125 metre walking
distance to proposed at grade Baseline Road transitway proposed on Schedule C2 Transit
Network of the draft City of Ottawa Official Plan.
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Introduction

Residential Use
2 ground oriented residential buildings are proposed for the subject lands,
each building will comprise:

•

Two (2) three-bedroom family style units.

•

Two (2) two-bedroom secondary dwelling units.
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The Design Brief

The open space at the corner of Bassano and Granton Avenues provides for a unique
opportunity to introduce a slightly higher dense form of housing into the community.
The logical transition, from an architectural point of view, is from single family homes to
semi detached dwellings.
The neighbourhood is an eclectic mixture of traditional as well as some newer attempts
at contemporary designs. As these will be put onto the freehold market it was important
to provide two distinct architectural forms that would capture the expectations of the
largest market groups.

The semi group closest to the open space is a very traditional form with strong roof lines
compared to the more modest simplified contemporary form of the adjacent pair. This
combination reflects the variety of housing forms that is consistent in the neighbourhood.
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The Design Brief

Both architectural forms embody the current standards of larger windows and the use of
contemporary materials such cement board panels, prefinished wood siding, architectural HD
asphalt shingles, aluminum clad windows and modular brick.
Both designs incorporate large front entrance porches protected by gable roofs and flat
canopies that will contribute to the activity at street level with the neighbours.
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The Planning Applications

The proponent is submitting a Zoning By-law Amendment (ZBLA).
The ZBLA would rezone the site from Residential First Density Zone (R1FF(632))
to the following zone:
•

Residential Second Density Zone (R2E)
o

Lot Width

7.5 metres

o

Lot Area

225 square metres

o

Side Yard

1.2 metres

o

Rear Yard

7.5 metres

The ZBLA allows the introduction of the semi-detached use and associated performance
standards.
A Part Lot Control Application (PCLA) for the subject site will be filed in the next 60 days and
the Part Lot Control Application create the individual lots for the 4 proposed semi-detached
dwellings. The PCLA creates 4 lots with the following lot width, depth, and area:
•

Lot width:

7.61 metres

•

Lot depth:

28.97 metres - 30.47m for lot area calculations

•

Lot area:

220.46 square metres (actual) - 231.87 for lot area zoning compliance
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Subject Lands and Surrounding Areas
Subject Lands
The subject lands are located at 75 Granton Avenue and are legally known as:
LTS 2468, 2469, 2470 & 2471, PL 375; NEPEAN, NOW CITY OF OTTAWA
PIN 046880024

Surrounding Area
The subject lands and surrounding area are typical 1970 style low rise, low density housing
surrounding a 4-lane regional arterial roadway (Baseline Road).

West
The lands to the immediate west of the subject lands are lands owned by Hydro for high
voltage power lines. Further west, across Bassano Street are typical 1970 style low rise, low
density housing. The community is similarly zoned R1FF(632) and R2F. Semi detached
housing is present on Bassano Street 30 metres from the subject site.

The Hydro lands create an edge condition for the subject site and allow an appropriate
transition for housing types like semi detached units on the edges of single-family home
communities.
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Subject Lands and Surrounding Areas

South
Similarly, the lands the lands immediate south of the subject lands are typical 1970 style low
rise, low density homes along zoned R1FF(632).

East
To the east of the subject site the lands the lands immediate south of the subject lands are
typical 1970 style low rise, low density homes along zoned R1FF(632).

North
The northern lands comprise housing along Baseline Road are typical of the 1970 style low
rise, low density housing. The rear properties abutting the subject site are zoned R2F which
permit semi-detached dwelling units.
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Subject Lands and Surrounding Areas

Community Amenities - Transit

The subject property is within the 125-metre walking distance from the Baseline Road at
grade proposed Transitway.
Bus Stop for Route 88 – a main line bus route which runs from Hurdman Transit Station to
Terry Fox via Baseline and Heron Roads.
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Subject Lands and Surrounding Areas
Community Amenities - The 15-minute Neighbourhood

Amenities with a 15-minute walk of the subject site:
•

Ainsley Park

•

Shops of College Square

•

Agincourt - Outdoor Rink and Wading

•

Services of Baseline Road

•

Shops of Merivale Road

•

Shops of Laurentian Place

•

Algonquin College

Pool
•

Agincourt Public School

•

Copeland Park

•

NCC Trail System

10

Policy Framework
The Provincial Policy Statement (PPS) (2020)
The PPS provides policy direction on matters of provincial interest related to land use planning and development. As a key part of Ontario’s policy-led planning system, the Provincial
Policy Statement sets the policy foundation for regulating the development and use of land.
The PPS provides for appropriate development while protecting resources of provincial interest, public health and safety, and the quality of the natural and built environment.
The Section 3 Subsection 5 of the Planning Act requires that planning decisions be consistent with the current policy statements and those decisions shall conform with the provincial
plans that are in effect on the decision date.
Excerpts from the PPS (2020) are used to support the ZBLA for the subject site.

Building Strong Healthy Communities
Policy Section 1.1.1 Healthy, liveable, and safe communities are sustained by:
•

promoting efficient development and land use patterns which sustain the financial
well-being of the Province and municipalities over the long term; (1.1.1 (a))

•

accommodating an appropriate affordable and market-based range and mix of
residential types (including single-detached, additional residential units, multi-unit
housing, affordable housing, and housing for older persons), employment (including
industrial and commercial), institutional (including places of worship, cemeteries,
and long-term care homes), recreation, park and open space, and other uses to meet
long-term needs. (1.1.1 (b))

Policy Section 1.1.3 Settlement Areas
•

Settlement areas shall be the focus of growth and development. (1.1.3.1)

•

New development taking place in designated growth areas should occur adjacent to
the existing built-up area and should have a compact form, mix of uses and densities
that allow for the efficient use of land, infrastructure, and public service facilities.
(1.1.3.6)
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Policy Framework
Housing Policy 1.4
•

Planning authorities shall provide for an appropriate range and mix of housing
options and densities to meet projected market-based and affordable housing needs
of current and future residents of the regional market area by:
o

establishing and implementing minimum targets for the provision of
housing which is affordable to low- and moderate-income households and
which aligns with applicable housing and homelessness plans. However,
where planning is conducted by an upper-tier municipality, the upper-tier
municipality in consultation with the lower-tier municipalities may identify
a higher target(s) which shall represent the minimum target(s) for these
lower-tier municipalities (1.4.3 (a))

o

directing the development of new housing towards locations where
appropriate levels of infrastructure and public service facilities are or will
be available to support current and projected needs;(1.4.3 (c))

o

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;(1.4.3 (d))

The proposed zoning (R2E) bylaw amendment is clearly consistent with and conforms to the
PPS (2020).
The proposed zoning and the development proposed supports the key objective of efficient
land use patterns and densities that creates a community that will meet long term needs of
both the City of Ottawa and the Province of Ontario over the long term.

City of Ottawa Official Plan (2003, Consolidated)
For the purposes of this rationale, the policies of the City of Ottawa Official Plan have been
reviewed with respect to the proposed development.
The subject lands are designated General Urban Area on Schedule B – Urban Policy Plan.
The Introduction section of the Official Plan (Section 1) the land use and planning goals for
City. Section 1.3 – The Challenge Ahead outlines how Ottawa will respond to the
challenges of the 21st Century and those responses provide guidance on how Ottawa and
the subject property should change.
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Policy Framework

•

The City also needs to pursue a more affordable pattern of growth based on
higher densities and increased use of transit.

•

This pattern is compact and allows for more efficient delivery of municipal
services such as solid waste collection and emergency services that are costly
to provide over large areas.

The Official Plan seeks to enhance Ottawa’s quality of life by building:
•

A more affordable, compact urban area where walking, cycling and transit are
attractive options and there is less reliance on private automobiles;

•

Convenient access to services and facilities that allow seniors to retain their
independence in the community and families to raise children in a safe and
stimulating environment;

•

More prosperous cities, where efficiency, design excellence, and cultural
vitality make Ottawa a good place to work and do business;

•

A greener and cleaner city, with less air pollution from traffic and less consumption of energy for travel and housing;

•

Compact communities that use land efficiently and decrease the pressure to
build on farmland and natural areas.

The proposed development and its proximity to transit and services is clearly in line
with the OP’s responses to meeting the challenges of the 21st Century.
Section 2 – Strategic Directions outlines the broad policies that will govern growth and
change in Ottawa and help ensure that the proposed development supports direction
and intent of the Official Plan.
Ottawa will meet the challenge of growth by managing it in ways that support
liveable communities and healthy environments. This means that growth will be
directed towards key locations with a mix of housing, shopping, recreation, and
employment – locations that are easily accessible by transit and that encourage
walking and cycling because destinations are conveniently grouped together.

OP

Section 2.1 Patterns of Growth
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Policy Framework

The Official Plan seeks to manage growth and build liveable communities by:
•

The City will manage growth by directing it to the urban area where services
already exist or where they

•

Growth in the existing designated urban areas will be directed to areas where
it can be accommodated in compact and mixed-use development, and served
with quality transit, walking, and cycling facilities.

•

Infill and redevelopment will be compatible with the existing context or planned
function of the area and contribute to the diversity of housing, employment, or
services in the area.

•

Growth will be managed in ways that create complete communities with a
good balance of facilities and services to meet people’s everyday needs,
including schools, community facilities, parks, a variety of housing, and places
to work and shop.

•

The City will pursue a more affordable pattern of growth that allows for more
efficient use of municipal infrastructure and reduces the need to build and
maintain new infrastructure throughout its life cycle.

Allowing growth in the proposed location is consistent the Official Plan’s key
strategic directions.
Section 2.51 of the Official Plan speaks to the issue of community design. The
subject lands can find design guidance in the preamble and design objections. The
proposal for subject lands must be sensitive, flexible, complimentary and must fit
well into the wider community context.
•

Introducing new development and higher densities into existing areas that
have developed over a long period of time requires a sensitive approach and a
respect for a community’s established characteristics.

•

Allowing for some flexibility and variation that complements the character of
existing communities is central to successful intensification.

•

compatible development means development that, although it is not
necessarily the same as or similar to existing buildings in the vicinity, can
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Policy Framework

enhances an established community through good design and innovation and
coexists with existing development without causing undue adverse impact on
surrounding properties.
The proposed development introduces density in a semi-detached form that is not
larger both in massing and appearance than the single-family homes that currently
comprise the streetscape. This gentle intensification takes advantage of the location
which is extremely close many community and City-wide services while not
significantly altering the streetscape and maintaining the low-rise characteristic of the
Granton Avenue.
Policy 3.6.1 – General Urban Area provides more detailed direction for the use of land
within general urban area and when applied to the subject lands demonstrates support
for the proposed development.
•

Building height in the General Urban Area will continue to be predominantly
Low-Rise.

•

The City supports intensification in the General Urban Area where it will complement the existing pattern and scale of development and planned function
of the area. The predominant form of development and intensification will be
semi-detached and other ground-oriented multiple unit housing.

The Official Plan states in Section 4.11 that the compatibility of a development
application will be evaluated in the context of this Section. Section 4.11 provides
guidance on compatibility against which the subject lands are tested:
1. Development Scale
•

The scale of the proposed development is like the surrounding community in that it comprises low rise residential development, schools,
parks, and open spaces. The density is slightly different, but the proposed low rise building form will ensure that the development has no
adverse impact on the streetscape.
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Policy Framework

2. Traffic
•

A community transportation study (CTS) was not required, and parking
is provided via single car garage and driveway. The proximity of the
site to active transportation – OC Transpo Route 88 and future BRT
and the nearby NCC pathway system indicates that the development
will not adversely impact the surrounding transportation network.

3. Access
•

The proposed plan shows a single car garages with laneways
separated by soft landscaping.

4. Outdoor Amenity Area
•

Outdoor amenity areas will be provided in the rear yard. Access to
large greenspaces via the NCC trail system and access to two parks –
Ainsley and Agincourt within an easy walk of the site and provide the
outdoor amenity space.

5. Lighting
•

Standard Street lighting is proposed and will not have an impact on
abutting properties.

6. Noise and Air Quality
•

The proposed low-rise community will not generate any adverse noise
impacts.

7. Sunlight
•

The building typology is restricted to semi-detached units which
should not block or impede sun light on abutting amenity areas or
abutting land uses.

8. Microclimate
•

Wind, snow drifting and temperature impacts on adjacent properties
are not anticipated.
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Policy Framework

9. Supporting Neighbourhood Services
•

As discuss illustrated in the 15-minute neighbourhood section of
the rationale the location is in close proximately is a vast number of
community amenities and services.

Urban Design Guidelines for Low-rise Infill Housing
The City of Ottawa has approved Design Guidelines for Low-rise Infill Housing which
layout the City’s expectations during the review of the proposed development. The
following lists the appropriate guideline and how it is met with respect to the proposed
development.
1. Locate principal entries, windows, porches, and key internal uses at street
level.
•

The proposed development presents a front door and generous front
facing windows to enhance the streetscape.

2. Reflect the desirable aspects of the established streetscape character.
•

The site plan shows opportunities for trees and soft landscaping in
the front yard and side yards which is the most desirable improvement
to the streetscape.

3. Landscape the front yard and right-of-way to blend with the landscape pattern and materials of the surrounding homes.
•

Soft landscaping is the most desirable front and side yard. A landscape plan prepared is included in the plans for the subject site.

4. Plant trees, shrubs, and ground cover adjacent to the public street and sidewalk for an attractive sidewalk edge.
•

The front yard setbacks allow for generous opportunities for front yard
plantings
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Policy Framework

5. Design infill in a manner that contributes to the quality of the streetscape,
and that considers the impacts of scale and mass on the adjacent surrounding homes.
•

The massing presents as a ground oriented semi-detached houses
with a massing no greater than the new large modern single-family
homes being constructed nearby.

6. Design all sides of a building that face public streets and open spaces to a
similar level of quality and detail.
•

The proposed treatment of the front face of the building utilizes more
windows, landscaping and single driveways enhance the quality of the
streetscape.

7. Limit the area occupied by driveways and parking spaces to allow for greater
amounts of soft landscape in the front and rear yard.
•

A single car driveway is provided to a single car garage. The alternate
driveway is separated by a planting area to reduce hard services and
provide a visual separation for the space.

8. To maximize the area of green front yard and to emphasize the dwelling
façade, provide driveways to detached rear garages or parking areas.
•

The proposed driveways are single car to a single car garage and are
limited in width to 2.6 metres. Garages are single car and not double
or triple car as is common with newly constructed housing in the area.
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Planning Applications

To achieve the development proposed will require the submission of two planning
applications, Zoning By-law Amendment, and a part lot control application. The zoning
application will be filed and the part lot control application will follow in the June/July
timeframe.

Zoning Bylaw Amendment
The ZBLA would rezone the lands from Residential First Density Zone (R1FF(632)) to
R2E which adds semi detached as a permitted use and provides the following performance standards:
•

Lot Width

7.5 metres

•

Lot Area

225 square metres

•

Side Yard

1.2 metres

•

Rear Yard

7.5 metres

It is also proposed to retain the 632-urban exemption. The exemption provided the
following:
Solely and specifically for the purposes of calculating minimum lot area, maximum lot coverage and minimum rear yard requirements for lands described
herein, the owner of the lots on Plan 375 may utilize a portion of the lane not
exceeding 1.6 m in depth measured perpendicularly from and running along
the entire length of the rear lot line but not extending beyond the points of
intersection with both of the side lot lines.
The exemption continues to be relevant to the subject property and provide for a consistent calculation of rear yard setback.

Part Lot Control Application
A part lot control application will be filed within the next 60 days.

19

Conclusions

Based on the information presented throughout this rationale, it is my opinion
that the proposed Zoning By-law Amendment is appropriate when evaluated
against the applicable Official Plan policies as they relate to the subject lands.
In conclusion:
•

The ZBLA would allow for the development of the subject lands in a manner consistent with the goals and objectives of the City of Ottawa Official
Plan. The ZBLA allows for the efficient use of existing infrastructure,
which is encouraged by the Provincial Policy Statement (PPS).

•

The proposed residential development generally conforms to the Design
Guidelines for Low Rise Infill housing. Further, the provision of a range of
residential built forms with immediate access to parks, schools and open
spaces is consistent with the PPS, which encourages development that
accommodates residents of all ages and incomes and provides sustainable community amenities.

Respectfully Submitted,

Peter Hume
Peter Hume
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