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

Our File/N/Réf. (23) 14-96.0013 & (23) 15-96.SD03
Your File/V/Réf.

DATE 25 November 1996

TO/DEST. Co-ordinator Planning and Environment Committee

FROM/EXP. Planning and Development Approvals Commissioner

SUBJECT/OBJET LOCAL OFFICIAL PLAN AMENDMENT 5
CITY OF NEPEAN (CENTREPOINTE - TALLWOOD DR.) AND
MINTO DEVELOPMENTS INC.
DRAFT PLAN OF SUBDIVISION 06T-96003

DEPARTMENTAL RECOMMENDATIONS

That Planning and Environment Committee recommend Council direct staff to give notice
of its decision to:

1.  approve Amendment No. 5 to the Official Plan of the City of Nepean subject to the
modifications outlined in ANNEX 1- THE APPROVAL PAGE;

2.  refuse Minto Developments Inc.’s Draft Plan of Subdivision 06T-96003.

BACKGROUND

The subject lands comprise approximately 2.4 ha (5.9 acres) of vacant land at the south-east
corner of Centrepointe Dr. and Tallwood Dr. in the Centrepointe Community.
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These lands are currently owned by Minto Developments Inc. (Minto) and the subject of
Nepean’s local Official Plan Amendment (LOPA) 5, Nepean’s Zoning By-law Amendment
(ZBLA) 71-96 and Minto’s Draft Plan of Subdivision (Draft Plan) 06T-96003.  The purpose of
these planning applications is to permit a low density residential development on lands currently
designated “Primary Employment Centre” in Nepean’s Official Plan.  The subject lands abut
property that the Region purchased from the National Capital Commission (NCC) for the
extension of the southwest transitway to serve the City of Nepean within and outside the
Greenbelt (i.e., the South Urban Centre).

LOPA 5, ZBLA 71-96 and the Draft Plan are all being considered under the provisions of the Bill
163 version of the Planning Act. The transitional provisions of the new Planning Act (i.e., the Bill
20 version) requires Council to have regard to the policies of the new Provincial Policy
Statement.  However, because Minto’s application for LOPA 5 was made prior to proclamation
of the new Planning Act, the approval procedures are still governed by the old Planning Act (i.e.,
the Bill 163 version).

This report will address the issues involved with Nepean’s LOPA 5 and Minto’s Draft Plan 06T-
96003.  The issues associated with Nepean’s ZBLA 71-96 are addressed in the Summary of
Assigned Functions Report (SAFR) also contained in Planning and Environment Committee’s
(PEC) 10 Dec. 96 agenda.

LOCAL OFFICIAL PLAN AMENDMENT NO. 5

Nepean Council adopted LOPA 5 on 11 July 96.  The purpose of Nepean’s LOPA 5 is to
redesignate the subject lands from “ Primary Employment Centre” to “Residential” on Map
Schedule 1, POLICY PLAN of the Nepean’s Official Plan.  The full text and Schedule A to
LOPA 5 are attached as ANNEX II to this report.

The BASIS of LOPA 5 explains that the “Woodroffe Primary Employment Centre” currently
contains approximately 2,200 jobs and that the existing vacant lands, excluding the subject site,
could accommodate a further 8,750 jobs.   These employment levels will exceed the targets of
both the Region’s and Nepean’s Official Plans for approximately 5,000 jobs at “Primary
Employment Centres” inside the Greenbelt.

The subject lands are situated at the south end of the Woodroffe “Primary Employment Centre”
designated in Nepean’s Official Plan and physically separated by Tallwood Dr. from the lands
designated for future office/commercial development.  To the south of the subject lands there are
23 single detached homes fronting on PineTrail Cres.  Based on these circumstances, Nepean
concludes that the subject lands can be redesignated “Residential” without hindering the
achievement of employment targets for the Woodroffe “Primary Employment Centre”.

Minto’s Tallwood Dr. Draft Plan application and Nepean’s implementing zoning by-law (i.e.,
ZBLA 71-96) establish the density and configuration of residential development permitted on this
site.
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DRAFT PLAN OF SUBDIVISION APPLICATION

Minto submitted its Tallwood Dr. Draft Plan application to the Regional Planning and Approvals
Department on 12 Mar. 96. This application proposes 69 lots for single detached homes using
Alternative Development Standards (ADS).  In Minto’s Draft Plan application the applicable ADS
comprise reduced front; side and rear yard setbacks as well as a reduced road right-of-way from
16.5 m (54 ft.) to 20 m (66 ft.). A small “feature park” is also proposed adjacent to Tallwood Dr.
that will serve as a passive park and an entrance feature to the entire Centrepointe Community.
Draft Plan 06T-96003 is to be on full municipal services.  ANNEX III shows Minto’s Tallwood
Dr. Draft Plan and its relationship to the future southwest transitway extension.

PROVINCIAL INTERESTS

The New Provincial Policy Statement

Nepean’s LOPA 5 was adopted under the procedures associated with the Bill 163 version of the
Planning Act.  However, because adoption of Nepean’s LOPA 5 occurred after the proclamation
of the new Planning Act, the policies of the new Provincial Policy Statement apply.  In this
context, Nepean and Regional Councils must have regard to the policies of the new Provincial
Policy Statement.  Minto’s Tallwood Dr. Draft Plan application was also made under the Bill 163
version of the Planning Act.  Owing to the fact that Minto did not receive draft plan approval
before the proclamation of the new Planning Act, Nepean and Regional Councils must have
regard to the new Provincial Policy Statement in their consideration of Minto’s Draft Plan 06T-
96003.

The relevant Provincial interests are contained in Policy 1.1.2 of the new Provincial Policy
Statement which states that land requirements and land use patterns will be based on development
densities which among other things:

1. efficiently use land, resources, infrastructure and public service facilities;
 
2. avoid the need for unnecessary and uneconomical expansion of infrastructure; and
 
3. support the use of public transit, in areas where it exists or is to be developed.

Planning Act Section 51

Section 51 (24) of the Bill 163 version of the Planning Act requires that when considering
subdivision applications regard shall be had, among other matters, to:

(a) the effect of development of the proposed subdivision on matters of Provincial
interest;

(b) whether the proposed subdivision is premature or in the public interest;
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(c) whether the plan conforms to the official plan and adjacent plans of subdivision,
if any; and

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

Section 2 of the Bill 163 version of the Planning Act establishes the following pertinent Provincial
interests:

(e) the supply, efficient use and conservation of energy and water;

(f) the adequate provision and efficient use of communication, transportation,
sewage and water services and waste management systems;

(h) the orderly development of safe and healthy communities;

(l) the protection of the financial and economic well-being of the Province and its
municipalities; and

(p) the appropriate location of growth and development.

Comment

Regional staff maintain that Nepean’s LOPA 5 and Minto’s Draft Plan 06T-96003 do not have
due regard to the new Provincial Policy Statement.  Further, Regional staff advise that Minto’s
Draft Plan 06T-96003 does not have regard to the requirements of Section 51(24) of the Bill 163
version of the Planning Act.

REGIONAL OFFICIAL PLAN POLICIES

The Regional Official Plan (ROP) designates, by a conceptual dot, the subject site as “Primary
Employment Centre”.  The precise boundary of the “Primary Employment Centre” designation is
described in Nepean’s Official Plan.  Section 3.1.3.2, Policy 4 of the ROP describes “Primary
Employment Centres” inside the Greenbelt as areas having the following characteristics:

a) the potential for development which can accommodate at least 5,000 jobs;
 
b) direct access to a Regional Road or Provincial Highway that can accommodate the

anticipated traffic; and
 
c) adjacent to an existing or proposed transitway station.

Moreover, Section 3.1.3.2 states that high density residential development may also be permitted,
provided the opportunity to accommodate employment is not reduced below the levels established
in Policy 4 a) above.
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Section 11.4, Policy 21 complements the policies of Section 3.1.3.2 by establishing that:

“Council shall promote high levels of transit use by encouraging, at existing and proposed
transitway stations:

a) an arrangement of development and streets which facilitates easy access to the
station;

 
b) an arrangement of development whereby higher density development is located

closer to the transit station than is lower density development; and
 
c) the provision of direct pedestrian access to the station and between complementary

uses.”

Comment

While LOPA 5 and Minto’s Draft Plan 06T-96003 do not violate Section 3.1.3.2, Policy 4,
neither implement Policy 5.  The intent of Section 3.1.3.2, Policy 5 is to allow high density
residential uses in “Primary Employment Centres” where the achievement of the job target is not
compromised.  Regional staff have advised Nepean staff and Minto that if the ROP job target for
the Woodroffe “Primary Employment Centre” is not compromised by extracting the subject lands
from the Woodroffe “Primary Employment Centre”, Regional staff are prepared to support LOPA
5 but only on the condition that it provide for a higher density form of residential development
than Minto is presently proposing.  Regional staff have also indicated that they are not prepared to
support Minto’s Draft Plan 06T-96003 in its present form, as it proposes a density of residential
development which does not reflect the policies of  the ROP.

Moreover, Nepean’s LOPA 5 and Minto’s Draft Plan 06T-96003 do not conform with Section
11.4, Policy 21 as quoted above as they propose to permit low density single detached residential
development within 115 m (377 ft.) of the proposed Tallwood Dr. transitway station rather than
the higher density residential development required.  Higher density residential development must
be promoted at this location to ensure that pedestrian access to the future Tallwood Dr.
transitway station is made possible for the greatest number of potential transit patrons.  In this
fashion, the public benefit accruing to the Region’s investment in the transitway is maximised.

New Regional Development Strategy Principles

On 13 Nov. 96 Regional Council approved a series of principles to guide the Regional
Development Strategy (RDS) of the new ROP.  The following principles are germane to the
consideration of Draft Plan 06T-96003 in that they speak to encouraging denser and more
compact development particularly in the vicinity of transitway stations:

“Land Use and Development

1. Recognising that significant investment has already been made in sewer, water
and transportation systems in Ottawa-Carleton, plan land use to take advantage
of capacities in existing systems inside and outside of the Greenbelt;
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2. Encourage denser, more compact development on lands designated for urban
purposes, and do not increase the size of currently-designated urban areas;

3. a) Encourage the increase of new dwelling units inside the Greenbelt,
recognising long term demographic trends and the need to provide more
efficient urban development;

7. Strengthen selected transitway stations......as locations of employment in
combination with retail, service, entertainment, and residential uses;

14. Encourage a mix of land uses and community design in new and redeveloping
areas which reduces the need to travel and facilitates the use of walking,
cycling and transit;

Transportation

1. Implement a transit, walking, cycling first policy in order to provide a balanced
transportation system, which accommodates all users and minimises
environmental and social impacts;

Financial

2. Encourage residential growth in areas which are most cost-efficient to service,
and discourage residential growth in more costly areas.”

Comment

Approving Nepean’s LOPA 5 and Minto’s Tallwood Draft Plan application as proposed violates
these principles.  Accordingly, Regional staff recommends that Nepean’s LOPA 5 only be
approved if the modifications proposed below are incorporated, and that Minto’s Draft Plan 06T-
96003 be refused.

NEPEAN OFFICIAL PLAN POLICIES

Nepean’s Official Plan establishes the precise boundaries of the Woodroffe “Primary Employment
Centre” which includes Minto’s lands at the southeast corner of Centrepointe Dr. and Tallwood
Dr.  It also sets job and land use targets that effectively implement the ROP policies noted above.
Nowhere is this more evident than in Section 1.4 of Nepean’s Official Plan where it sets out
general principles to guide the overall official plan policy. These general principles are to be
implemented through development approval.  In particular Section 1.4 (g)(ii) states:

“The City supports the efforts of the Regional Municipality to reduce the
dependence of the private automobile, and to ensure the provision of efficient
forms of public transit.  Consideration shall be given to the demands and possible
effects of various transit types when assessing all major developments within the
Municipality, and particularly in the new South Urban Community.”
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Further, Section 8.4, PUBLIC TRANSIT, contains the same wording as Section 11.4, Policy 21
of the ROP.  Subsection 8.0 (c) states that Nepean “Council shall also encourage maximum
accessibility to transit services through the subdivision and site plan approval process.”

Comment

These provisions of Nepean’s Official Plan support Regional staff’s position on Nepean’s LOPA 5
and Minto’s Draft Plan 06T-96003.

EXTERNAL AGENCY COMMENTS

Nepean’s LOPA 5 and Minto’s Draft Plan 06T-96003 were circulated to external agencies for
comment.  Included in this circulation were the Rideau Valley Conservation Authority (RVCA)
and the utilities.  While no external agency articulated any objections to the approval of LOPA 5,
the RVCA had comments on Minto’s Draft Plan 06T-96003.  The other external agencies
requested that their standard draft approval conditions be imposed if Minto’s Draft Plan 06T-
96003 is draft approved.

Rideau Valley Conservation Authority

The Rideau Valley Conservation Authority (RVCA) indicates that they have no objection to the
approval of LOPA 5.  However, the RVCA will require a “conceptual storm water design plan”
prior to the draft approval of the subdivision application.  This approach is consistent with Section
10.2, Policy 8 of the ROP which requires that for the urban parts of the Region where there is no
approved “master drainage plan” a “stormwater design plan” shall be prepared prior to draft plan
approval.

Comment

Minto has not addressed this requirement to date, and therefore Minto’s Draft Plan 06T-96003
should not be draft approved at this time.

REGIONAL COMMENTS

Environment and Transportation Department

The Environmental Services Division (ESD) has no objection to the approval of Nepean’s LOPA
5.  Nevertheless, the ESD has asked that a number of draft approval conditions be imposed should
Minto’s Draft Plan 06T-96003 be draft approved.

The Transportation Division (TD) commented that the recent elimination of the Inner Provincial
Highway By-pass from the ROP has freed up additional lands inside of the Greenbelt which can
now be developed.  As a result, the Region’s lands abutting Minto’s land, with the exception of
the transitway corridor, is now in a position to be developed.  Consequently, it is inappropriate to
approve LOPA 5 without including the Region’s lands.
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Further, TD staff have underscored that the ROP requires that higher density development be
located closer to the transitway station than lower density development to encourage higher levels
of transit use.  As the inventory of vacant lands in close proximity to existing and future
transitway stations is very limited, these lands should be reserved for high density uses.

Although it is preferable to have employment rather than residential uses located immediately
adjacent to existing or planned transitway stations, in this particular situation there appears to be
sufficient vacant land in closer proximity to the stations on which employment related
development can occur.  TD-Trans staff therefore supports a redesignation of the site for higher
density residential use.  Conversely, TD staff do not support a redesignation of Minto’s lands
which would permit low density residential development.

One further issue involves the Region’s property adjacent to Minto’s Tallwood Dr. property.  As
both sites are likely to be served by a single access from Tallwood Dr., there is a need to develop
them in a complementary fashion.  To achieve this, ETD-Trans staff recommend that a concept or
secondary plan be drafted for the area which would incorporate both properties.

Comment

The Planning and Development Approvals Department concurs with these comments. They are
the basis for proposed Modification Nos. 1 to 3 and the refusal of Minto’s Draft Plan 06T-96003.

Planning and Development Approvals Department

The Property Services Division indicated that any development of the subject lands should take
into account the Region’s surplus lands between the Minto’s Tallwood Dr. property and the
transitway itself.  This should be done in consideration of both access and land use issues.  A
recent real estate appraisal established that the lands have potential for ‘a highest and best use”
(i.e. higher density residential or commercial uses) greater than single family homes.

The Development Approvals Division (DAD), submits that the density of residential development
proposed by Minto for their Tallwood Dr. property is not in conformity with the objectives and
policies of the Region’s and Nepean’s Official Plans.  Nevertheless, DAD staff agrees that
Tallwood Dr. could become the boundary between Nepean’s “Residential” and “Primary
Employment Centre” designations.  DAD staff believe that the Region’s surplus lands should be
developed with a type and form of residential development that will support the Region’s
transitway program.  The Region’s interests can be addressed through a revised Draft Plan that
features a lot/block fabric that establishes a higher density form of residential development.  DAD
staff are prepared to recommend approval of Nepean’s LOPA 5 subject to proposed Modification
Nos. 1 to 2 which bring Nepean’s LOPA 5 into conformity with the objectives and policies of the
ROP.

Modification No. 3 is proposed to redesignate the Region’s surplus lands from “Primary
Employment Centre” to “Residential” so that the need for a further LOPA is avoided.  Regional
staff requested that LOPA 5 be amended to accommodate the Region’s interest but Nepean
Council declined to do so.
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Modification No. 1

PART B - THE AMENDMENT, BASIS, be modified by deleting the following words in the third
paragraph:

“It should be noted that the proposed redesignation to “residential” is only to
permit a lower density development as the “Primary Employment Centre”
designation currently allows high density residential uses provided the opportunity
to achieve employment levels is not impeded.  The proposed development will be
ground oriented low density residential based on alternative development
standards.”

Modification No. 2

PART B - THE AMENDMENT, BASIS, be modified by deleting the following words in the
fourth paragraph:

“Redesignation of the subject site would provide and an appropriate transition
from existing low density residential development south of the site and possible
medium density residential development to the north of the site.”

Modification No. 3

Schedule A, be modified by redesignating from “Primary Employment Centre” to “Residential”
the lands identified on Schedule A by Modification No. 3.

CONSULTATION

Minto has hosted a number of informal meetings with the Centrepointe Community Association
(CCA) concerning the subject LOPA and Draft Plan application.  Regional staff were not aware
of nor invited to take part in these discussions in spite of the emphasis placed on pre-consultation
by the Province through its Planning Act Reform initiative.

Prior to the public meetings to consider Minto’s planning applications, the City of Nepean
Planning and Development Department gave the prescribed notices.  The public meeting for
LOPA 5 was held on 11 June 96.  The public meetings for Nepean’s ZBLA 71-96 and Minto’s
Draft Plan 06T-96003 followed on 3 Sept. 96 and 24 Sept. 96 respectively.  All public meetings
were held pursuant to the requirements of the Planning Act and its related provincial regulations.

The CCA is on the public record as supporting Minto’s proposed Tallwood Dr. Draft Plan as a
subdivision of exclusively single detached dwellings.  The CCA has expressed the view that the
Minto proposal is the most compatible housing type/form to the existing residential
neighbourhood on PineTrail Crescent and that sufficient multiple-housing is already located in the
Centrepointe Community.

Several individual residents voiced concern about protection of the woodlands on the subject site
and on the adjoining Regional land.  Minto subsequently donated individual trees to the Nepean
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Parks and Recreation Department and to Nepean residents willing to pay the cost for removal
before clear cutting the site to prepare it for the proposed development.  Minto also delayed the
clear cutting operation to accommodate the raising of fox kits which where found on site.

One resident Mr. Ronald Benn has questioned the process that LOPA 5 and this development
proposal has followed.  He submits that this process has the effect of changing the “Vision for the
Centrepointe Community” on a piece-meal basis rather than through a comprehensive planning
exercise.  His concern is that this decision will create a precedent for other vacant lands that will
hamper the realisation of the original concept of Tallwood Dr. as a major entrance to the
Centrepointe Community from Woodroffe Ave.  Mr. Benn’s letter is attached as ANNEX IV.

At the public hearing on the draft plan of subdivision application several residents expressed
concerns about the traffic generated by Minto’s proposed development, and its impact on the
existing street access to Centrepointe Dr.  This was particularly a concern for the residents of
Arbourdale Cres. who need to turn left to travel toward Woodroffe Ave., Nepean Civic Square
and nearby commercial development.

FINANCIAL IMPACT

If Nepean’s LOPA 5 is approved as adopted and the appeal of ZBLA 71-96 is withdrawn, the
Region will be confronted with a low density residential subdivision within walking distance of the
future Tallwood transitway station.  Of more immediate importance, the Region could face
opposition to the development of its surplus lands in the vicinity of the future Tallwood transitway
station from the CCA and the future residents of Minto’s Tallwood Dr. subdivision.  Such
opposition could result in the Region not realising a reasonable return on its real property
investment at this location.

Should Minto’s proposed Tallwood Dr. subdivision be approved, an undesirable precedent will be
set for development in the vicinity of transitway stations.  Moreover, lower transit ridership will
likely result.  By extension, this situation will undoubtedly translate into less effective and efficient
public transit service that will negatively impact OC-Transpo’s and the Region’s capital and
operating budgets through demands to extend the transitway to serve less dense development
areas.

CONCLUSION

For reasons outlined in this report, Regional Planning staff recommend that PEC and Council
approve Nepean’s LOPA 5 as modified by the Approval Page attached as ANNEX I and refuse
Minto’s Draft Plan 06T-96003.  Regional staff’s OMB appeal of Nepean’s ZBLA 71-96 is
addressed in the SAFR included in the 10 Dec. 96 PEC agenda package.

Approved by
N. Tunnacliffe, MCIP, RPP






























