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REGIONAL MUNICIPALITY OF OTTAWA-CARLETON REPORT
MUNICIPALITÉ RÉGIONALE D’OTTAWA-CARLETON RAPPORT

Our File/N/Réf. 14-95-0026
Your File/V/Réf.

DATE 26 March 1998

TO/DEST. Co-ordinator, Planning and Environment Committee

FROM/EXP. Commissioner, Planning and Development Approvals Department

SUBJECT/OBJET CITY OF GLOUCESTER OFFICIAL PLAN
PARTIAL LIFTING OF DEFERRAL NO. 1
(CYRVILLE CORE ACTIVITY AREA &
INNES/HWY 417 ACTIVITY NODE)

RECOMMENDATION

That the Planning and Environment Committee recommend that Council approve that:

1. The City of Gloucester Official Plan, which was approved in part on April 8, 1992, be
further approved by the partial lifting of Deferral No. 1 pertaining to the designation of
the Cyrville Core Activity Area and the Innes/Hwy 417 Activity Node, as outlined on
the Addendum Approval Page V attached as Annex 1;

2. This matter be referred to the Ontario Municipal Board for approval pursuant to the
request of Aird and Berlis Barristers and Solicitors representing Loblaw Properties
Limited; and

3. Staff be directed to attend the OMB hearing to recommend that the OMB modify the
Gloucester Official Plan as outlined in the attached report and supported by the City of
Gloucester.

INTRODUCTION

On April 8, 1992, Regional Council approved a new Gloucester Official Plan with 95
modifications, five deferrals and one referral.  On October 15, 1992 ; May 26, 1993; April 27,
1994 and October 25, 1995, Council further approved the Official Plan by lifting some of the
deferrals, and adding Modifications 96 through 105.  This report deals with the partial lifting of
Deferral No. 1 to the Gloucester Official Plan and related modifications for the Cyrville Core
Activity Area and the Innes Road/Hwy # 417 Activity Node Area.
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BACKGROUND

Deferral No. 1 originally applied to the complete text (Sections 7.2.1.1 and 7.2.1.2) of the
Gloucester Official Plan pertaining to Core Activity Areas and Activity Nodes, and all lands so
designated on the Official Plan schedules.  Core Activity Areas correspond to the Regional
Official Plan designation “Primary Employment Centre” while the Activity Nodes correspond to
“Secondary Employment Centres”.  On May 26, 1993, Regional Council partially lifted Deferral
No. 1 by approving Sections 7.2.1.1 and 7.2.1.2 and lifting the site specific deferral of the Orleans
Town Centre.  On October 25, 1995 Council lifted the site specific deferral for the “Blair and
Ogilvie” Core Activity Area.  This report proposes the further lifting of Deferral No. 1 through
the approval of the Cyrville Core Activity Area and the Innes Road/Highway #417 Activity Node
Area.

BASIS

When the City’s Official Plan was approved by the Region in April 1992, the designations for the
Core Activity Areas and the Activity Node Areas were deferred (Deferral No. 1) until studies
were completed to confirm that development could be serviced in these areas.

To support the designation of the Cyrville Core Activity Area and the Innes Road/Hwy #417
Activity Node Area, the City has completed studies for water, wastewater, stormwater and
transportation servicing.  The City also completed a study recommending planning priorities and
concepts for future development in the area.  In addition the Region, in cooperation with the City
of Gloucester, commissioned the Cyrville Area Transportation Study Addendum to complete the
transportation analysis required for the area.
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Based on these studies, the City of Gloucester has asked the Region to lift the part of Deferral
No. 1 in the Gloucester Official Plan that pertains to the Cyrville Core Activity Area and the Innes
Road/Hwy #417 Activity Node Area.  The City has also requested that the Region modify the
Official Plan policies to implement the concept plan prepared for the sites and bring their Official
Plan into conformity with the Regional Official Plan.

DISCUSSION

To demonstrate that the Cyrville Core Activity Area can accommodate 5,000 jobs and Innes
Road/Hwy #417 Activity Node Area can accommodate 2,000 jobs the City of Gloucester
completed several planning studies.  While this level of development is not imminent it is within
the long term planning horizon and the studies indicate how this level of growth can be
accommodated in the future.  The principal conclusions and recommendations of these studies are
outlined as follows:

Cyrville Drainage and Master Infrastructure Plan
• The water system will not impose any limits on development
• The sanitary sewer system may require improvements in the Cyrville Core Activity Area in

order to provide capacity needed to serve the employment development in the long term.  A
conservative factor was applied to calculate the capacity of the sanitary sewers.  Monitoring of
the sewer flows may show that the Regional projections can be reduced and further
development is possible without sewer improvements

• The stormwater drainage systems do not limit development within the Cyrville Core Activity
Area north of the Queensway or in the Innes Road/Hwy #417 Activity Node Area.  In the
Cyrville Core Activity Area south of the Queensway, the outflow of storm water is restricted
and provisions will need to be made for on-site storage.

Cyrville Area Master Transportation Study
• The deferrals on the Cyrville Core Area and the Innes/Highway 417 Area can be lifted

provided that modifications to the Regional Road Network necessary to support the level of
development are undertaken.

• Consistent with the recommendations of the Regions Transportation Master Plan (TMP), the
widening of Innes Road to 6 lanes, from Highway 417 to Blair Road, is required.  As this
roadway section presently operates at a low quality of service, consider implementing this
project at an earlier time than the 2006-2021 time period implied in the TMP.

• Consistent with the recommendations of the TMP, the construction of the Innes-Walkley
Connection is required.  This connection is an essential link in the overall road network
serving development in Gloucester and Cumberland.  To ensure quality of service objectives
are maintained, a monitoring programme is recommended to prioritise the timing of this
connection.  Should this project not proceed, a review of development projections, both
within the study area and for areas located to the east, should be undertaken.

• Consideration should be given to the widening of Blair Road to 4 lanes, from Innes to
Meadowbrook Road, within the time frame of the Region's Official Plan.  A widening of this
roadway section was identified in the TMP, but only for the purpose of providing bus lanes as
a possible staging option for the Cumberland Transitway.
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• To maintain quality of service objectives, modifications will be required at the Blair/Innes,
Cyrville/Innes, and St. Laurent/Innes intersections.  Although some of these intersection
modifications may be implemented in conjunction with nearby development, it is likely that the
Region will need to commit substantive funds to complete these works in a timely manner.

• A detailed transportation impact analysis should be conducted for each new major
development proposal in the study area.  The analysis should identify measures to assist in
achieving an overall non-auto mode share of not less than 30% in the Cyrville Core Area and
15% in the Innes/Highway 417 Area by the end of the planning period.

Cyrville - Planning Priorities Concepts for Future Development
• The concept plan for the Cyrville Core Activity Area and the Innes Road/Hwy #417 Activity

Node Area describes the short and long term development pattern preferred by Gloucester to
promote development and conform to the Regional Official Plan.

 
The City of Gloucester has requested that Deferral No. 1 be lifted for the Cyrville Core Activity
Area and the Innes Road/Hwy #417 Activity Node Area.  The City has also requested that the
Region modify the Gloucester Official Plan in order to include policies to implement the concept
plan and outline the Gloucester’s planning priorities for future development in these areas.  The
modifications are listed below.

PROPOSED LIFTING OF DEFERRAL AND MODIFICATIONS

Partial Lifting of the Deferral No. 1
 
 That Deferral No. 1 on Schedule A-1 for the Cyrville Core Activity Area  and the Innes

Road/Hwy #417 Activity Node Area be lifted subject to modifications 106 to 110:
 
 Proposed Modification 106
 
 That Section 7.2.1.1.3c), Core Activity Area policies, be modified by adding a new policy iii)

at the end of the Section, as follows:
 
 iii) Cyrville Core

 The Cyrville Core Activity Area has achieved an employment level of about 1,400 jobs
as of 1996.  It is the long term intent to provide for 3,400 to 3,800 or more jobs north
of the Queensway and a further 1,200 to 1,600 or more jobs south of the Queensway to
meet Regional Official Plan employment requirements of 5,000 jobs in this area at the
end of the planning period.  This target of development may not be reached for two
decades, unless service improvements and economic conditions exceed expectations;
therefore, interim uses will be encouraged where they might increase the area visibility
and the long term potential for redevelopment for new employment uses.  Sanitary
sewer servicing limitations may impose conditions on development prior to meeting the
Regional employment target of 5,000 jobs.  Development approval will be subject to
ongoing sewer monitoring.  Development within the sewer service limitations may
include interim development of lower intensity uses, provided that such uses do not
result in land fragmentation or long term commitments to alternative land uses.
Potential will be retained to meet the 5,000 employment target for this area through
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development and redevelopment over the planning period but early development of
intensive employment uses would require Regional confirmation of servicing.  Such
services may require improvements to sewer services under agreement with the
Regional Municipality.

 
 Proposed Modification 107
 
 That Section 7.2.1.1.3, Core Activity Area policies, be modified by adding a new policy w), as

follows:
 
 w) Specific policies for development in the Cyrville Core Activity Area include the following:

i) Provisions for ‘promenade development along Cyrville Road between Ogilvie Road and
Cummings Avenue featuring new office/commercial uses on existing lots;

ii) Early construction of LaBelle Street to Cummings Ave. and Ogilvie Road and
reconstruction of Cummings Avenue to 4 lanes to provide improved access;

iii) Improved pedestrian connection from the Cyrville Road Transitway Station to the
south side of the Queensway at Cyrville Road, and into the commercial sites to the
west and north of the Transitway station at the time of site plan approval;

iv) Promotion of hospitality industry uses as the focus for development in the Cyrville
Core south of Cyrville Road and north of the Queensway through improved access to
peripheral residential development and improved management of municipal and private
lands in the area;

v) Sewer service improvements may be needed to permit immediate development of major
employment uses or monitoring is needed to establish that servicing capacity is
available.  Immediate improvements cannot be supported without committed private
development.  Pending private submissions for development approval , the Regional
Municipality will be encouraged to monitor sewer capacity to establish the actual
servicing capacity available to serve new development.

vi) Pending confirmation of sewer service capacity, other than along Cyrville promenade,
interim development will be permitted to improve the image of the area provided that
such development does not result in land fragmentation or long term commitments to
low intensity land uses that would limit the long term potential for development of
intensive employment uses.

 
 Proposed Modification 108
 
 That Section 7.2.1.1.3, Core Activity Area policies, be modified by adding a new policy x) at

the end of the Section, as follows:
 
x) It is desirable to achieve a “balance of needs” recognising that competing demands for

capacity on the Innes Road corridor arise from development both in and outside the
Core/Node Areas.  To achieve this balance, development is to be phased such that the
combined number of jobs in the Cyrville Core Activity Area and the Innes/Hwy 417
Activity Node not exceed 5,000 until the Region has committed to the construction of the
Innes-Walkley Connection in its five year Capital Works Program.
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 Proposed Modification 109
 
 That Section 7.2.1.2.3, Activity Node policies, be modified by adding a new policy u) at the

end of the Section, as follows:
 

u) The development of moderate to intensive employment uses will be monitored to ensure
that traffic demands from new development do not exceed Regional Road capacity.

 
 Proposed Modification 110
 
 That Schedule A be modified by changing the area shown on Schedule A from “Core Activity

Area” to “Residential”

CITY OF GLOUCESTER CONCURRENCE

The City of Gloucester concurs with the proposed lifting of the deferral and the proposed
modifications.

CONSULTATION AND REFERRAL TO OMB

No public consultation is required under the Planning Act, 1996.  The City of Gloucester has been
advised of this report.  Aird and Berlis Barristers and Solicitors representing Loblaw Properties
Limited have requested that the designation of the Innes/Hwy 417 Activity Node be referred to
the Ontario Municipal Board.  This matter is being considered under the old Planning Act and
therefore Council has the option of deeming this referral request “frivolous, vexatious or for the
purpose of delay”.  Staff is not recommending this course of action because it may result in a
request for Judicial Review and ultimately create additional costs and delay.

FINANCIAL IMPLICATIONS

There are no direct financial implications.

Approved by
N. Tunnacliffe, MCIP, RPP
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ANNEX 1

ADDENDUM APPROVAL PAGE V
COMPREHENSIVE REVISED NEW OFFICIAL PLAN

FOR THE CITY OF GLOUCESTER

I hereby certify the comprehensively Revised New Official Plan for the City of Gloucester which
was approved in part by the Council of the Regional Municipality of Ottawa-Carleton on April 8,
1992, October 15, 1992, May 26, 1993, April 27, 1994 and October 25, 1995 was further
approved on                            ,             as follows:

1. Under Section 17(9) of the Planning Act 1990 Deferral No. 1, the site specific deferral on
Schedule A-1 for the Cyrville Core Activity Area and the Innes Rd/Highway 417 Activity
Node, is lifted.

 
2. Under Section 17(11) of the Planning Act, 1990, Deferral No. 1, the site specific deferral on

Schedule A-1 for the Cyrville Core Activity Area and the Innes Rd/Highway 417 Activity
Node, is referred to the Ontario Municipal Board.

Dated this     day of       1998






















