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REGION OF OTTAWA-CARLETON REPORT
RÉGION D’OTTAWA-CARLETON RAPPORT

Our File/N/Réf. 14-99.0034
Your File/V/Réf.

DATE 16 May, 2000

TO/DEST. Co-ordinator Planning and Environment Committee

FROM/EXP. Planning and Development Approvals Commissioner

SUBJECT/OBJET CITY OF GLOUCESTER OFFICIAL PLAN AMENDMENT 31 -
REQUEST BY URBANDALE CORPORATION FOR
COMMERCIAL USE AT THE NORTHEAST QUADRANT OF
RIVER ROAD AND ARMSTRONG ROAD IN THE SOUTH
URBAN CENTRE

DEPARTMENTAL RECOMMENDATION

That the Planning and Environment Committee recommend that Council approve Gloucester
Official Plan Amendment 31 and request the Regional Clerk to issue the ‘Notice of Decision’
attached as Annex A.

INTRODUCTION

Urbandale Corporation has applied to the City of Gloucester to redesignate 4.4 ha of land at the
northeast quadrant of Armstrong Road and River Road from “Residential” to “Commercial” to enable
the development of new commercial retail site facilities.   The City of Gloucester adopted Local Official
Plan Amendment 31 (LOPA 31) on 28 March 2000.

The Regional delegation by-law requires that all disputed local Official Plan amendments be brought
before the Planning and Environment Committee for consideration.  A disputed application requires
‘Approval’ or ‘Refusal’ by Regional Council.  LOPA 31 is being disputed by a number of parties and
the issues/concerns raised are discussed in the report.  The correspondence from the parties opposed to
LOPA 31 is attached as Annex C.

Regional staff are recommending that the proposed amendment be approved.
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THE AMENDMENT

LOPA 31 is a site specific amendment to change the designation of part of lot 20 Broken Front
Concession (Rideau Front) from “Residential” to “Commercial”.  The site comprises approximately 4.4
ha (10.9 ha) which will yield approximately 9,300 sq. m. (100,100 sq. ft.) of commercial space.

LOCATION

BACKGROUND

In 1992, Gloucester Council adopted Local Official Plan Amendment No. 3 (LOPA 3) for the South
Urban Centre (SUC).  As supporting documentation for LOPA 3, the City and the major land owners
(Urbandale Corporation and Richcraft South Growth Inc.) contributed to an overall concept plan for
the community.  This concept plan has formed the basis of development in the Gloucester portion of the
SUC.

To date, all development proposals in the SUC have been following the principles established in LOPA
3 and the concept plan.  The concept plan shows the subject area as residential with a small highway
commercial area (0.28 ha) at the northeast intersection of River Road and Armstrong Road.
Gloucester’s Official Plan provides for limited highway commercial uses in “Residential” designations
without a need for an amendment.  Highway commercial uses are intended to be low density uses which
serve the travelling public, for example automotive users or tourist accommodations.  The applicant
wishes to significantly increase the amount and type of commercial uses permitted at this intersection and
has asked to be designated for neighbourhood commercial uses; for example retail, restaurant, etc.
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The approved concept plan identifies a small highway commercial site in this area.  Urbandale has
indicated that they see a limited market demand for small scattered development sites and therefore
would like to consolidate all the proposed highway commercial areas into a large expanded commercial
site at Armstrong and River Roads.

The approved Concept Plan identifies a Neighbourhood Commercial site at the south west quadrant of
Spratt Road and Armstrong Road which is in proximity to the subject site.  The applicant’s retail market
analysis indicates potential for additional commercial lands in the Gloucester SUC and Leitrim trade
area.  Gloucester is proposing, in LOPA 31, to expand the subject site at Armstrong and River Road
for commercial development and retain the previously designated commercial areas.

The Gloucester passed zoning By-law 222-557 of 2000 to establish the expanded commercial uses on
the property.  The By-law has been appealed to the Ontario Municipal Board.

LOPA 31 conforms to the Regional Official Plan.

DISCUSSION

LOPA 31 is being contested by Nick Sala in Trust who owns property on Spratt Road that is
designated Neighbourhood Commercial in the Gloucester Official Plan.  The Honey Gables Community
Association, Anita Mellow, representing her mother, Mrs Olga Volk and Alina Main have also indicated
that they oppose LOPA 31.  Mr Sala and the Honey Gables Community Association have appealed the
zoning by-law to establish the community commercial zoning on the property.  The reasons for the
appeal to the zoning by-law are as follows:

1.  CONFLICT WITH THE OFFICIAL PLAN AND CONCEPT PLAN
The Council of the City of Gloucester erred in permitting a rezoning which is in conflict with the City
Official Plan (OPA 3) and the Concept Plan adopted by the City of Gloucester in 1992.  The Council
of the City of Gloucester erred in permitting the creation of a new neighbourhood commercial facility at
River Road which will have a direct impact on the viability of planned commercial facilities at the Spratt
Road site and the core area (town centre).

Staff Response
The City of Gloucester has concluded that the conversion of 4.4 ha of land to allow for Community
Commercial uses at this location, does not jeopardize the longer term objectives for the Neighbourhood
Commercial site or “Town Centre” lands as expressed in LOPA 3 to the City’s Official Plan .
Gloucester wishes to permit the commercial designation in this location to meet the long term
commercial demands of this growing community, provide necessary competition, and offer a wide
variety of commercial uses to sustain a healthy community.  Gloucester anticipates that both this site and
the other commercial sites within the community can be developed once the appropriate services are in
place.

2.  RIVER ROAD
The Council of the City of Gloucester erred in failing to acknowledge a major shortcoming of the River
Road site for which there are no widenings proposed and which has preferred parkway status.
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Staff Response
The applicant has submitted a traffic impact study in support of the application.  The report done by
Dillon Consulting concludes that the additional traffic along River Road will be approximately 20 to 30
vehicles per hour per direction.  This represents an increase of forecasted traffic volumes along River
road of approximately 5% in 2008.  The report indicates that the traffic volumes in 2008 will still be
within acceptable levels.  The issue of access to the site from River Road (which is a Regional Road)
will be addressed at the site plan stage.  All access to a Regional Road must meet Regional standards
for safe traffic movements.

3.  WATERFRONT LOCATION
The Council of the City of Gloucester erred failing to consider that the proposed commercial
development was not compatible with waterfront parkland in close proximity with it.

Staff Response
The site is adjacent to Waterfront Open Space (on the opposite side of River Road) and is located
along a scenic Route designated in the Regional Official Plan.  The issue of aesthetics will be addressed
when the site plan for the site is submitted for review and approval.  Urbandale has indicated that they
will be providing landscaping to ensure that the site create a favourable impression along the Scenic
Route.  They have prepared a preliminary conceptual site plan which shows the River Road portion of
the site will have landscaping to limit the impact of the development on River Road and to complement
the park on the opposite side of River road.

4.  IMPACT ON THE ADJACENT COMMUNITY
The Council of the City of Gloucester erred in failing to take into account the significant impact on the
adjacent residential community and the evidence that the community was not in favour of the amendment
to community commercial at this site since there already was a commercial site identified in the LOPA 3
and the Concept Plan.

Staff Response
The City of Gloucester has concluded that based on the market study completed for Urbandale there is
potential for more commercial development than provided in LOPA 3 or the Concept Plan.  The City
has concluded that the redesignation of the site from “Residential to “Commercial” is necessary to meet
the long term commercial demands of this growing community.

In addition to the points raised in the zoning appeal Anita Mellow has raised the following concerns with
LOPA 31:

A.  IS COMMERCIAL COMMUNITY ZONING APPROPRIATE GIVEN THE SCENIC ROUTE
AND HERITAGE DESIGNATION?
The upcoming Strandherd and Armstrong Road bridge plan across the Rideau River and the
intersection of River Road lend itself to tourist oriented services versus the proposed mall to service
community needs.  Caution must be exercised due to the sensitivity of the Armstrong and River Road
intersection as to the appropriate and allowable uses.
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Staff Response
River Road is designated as a scenic route in the Regional Official Plan.  The intent of the Scenic Route
designation is not to limit the use of land but to ensure that when development applications are reviewed
the issue of aesthetics is addressed.  As noted in point 3 above, Urbandale intends to have landscaping
to limit the impact of the development on River Road and to complement the park on the opposite side
of River road.  The issue of aesthetics will be addressed when the site plan for the development is
reviewed.

B.   WHAT IS THE LONG TERM VIABILITY OF THIS PROPOSED COMMERCIAL SITE?
Once the bridge is built the site will be land locked due to the proximity to the Armstrong Road and
River Road intersection which will limit the ability to install median breaks to gain access to the site..
The Region has anticipated that median breaks will be dangerous or not advantageous.  The long term
commercial viability at this intersection is questioned.

Staff Response
The Region has indicated to Urbandale that it is not prepared to incorporate a median break on
Armstrong Road into the design of Armstrong Road but the issue of whether or not a median break will
be permitted, for any commercial site, will be considered at the time of site plan approval.  The land will
not be land locked in that it is anticipated that there will be a median break on Armstrong Road to allow
all turning movements.  If and when a median is installed on River Road (after the traffic light at River
Road and Armstrong road are installed) access may be restricted to a right in right out turning
movement.  Again this will be assessed during the site plan process.

CONSULTATION

The City of Gloucester held a public meeting as required under the Planning Act for LOPA 31.  All
those who requested to be kept informed have been notified of this meeting.

FINANCIAL IMPLICATIONS

Staff may be required to attend an Ontario Municipal Board Hearing if the LOPA 31 is appealed.

Approved by
N. Tunnacliffe, MCIP, RPP
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ANNEX A
(to be completed after Council decision)

Date: 15 June, 2000 Applicable Planning Act: Bill 20
Regional File: 14-99-0034
Contact:  Myles Mahon

Ms Michele Giroux
City Clerk
City of Gloucester
1595 Telesat Court
Gloucester,  ON  K1G 3V5

Dear Ms Giroux

Re: Amendment No. 31
Local Official Plan Amendment
City of Gloucester

In accordance with Section 17(35) of the Planning Act, you are hereby notified of the Regional
Council’s decision to approve, under authority assigned to Regional Council by the Ministry of
Municipal Affairs and Housing, Amendment 31 to the Official Plan of the City of Gloucester.

PURPOSE OF THE AMENDMENT

The purpose of Amendment to change the designation of part of Lot 20 Broken Front Concession
(Rideau Front), at the corner of Armstrong and River Road, from “Residential” to “Commercial”.  The
site comprises approximately 4.4 ha (10.9 ha) which will yield approximately 9,300 sq. m. (100,100 sq.
ft.) of commercial space.

INFORMATION

Information on Amendment 31 can be obtained from the Regional Planning and Development
Approvals Dept. at the above-noted address (attention: “Myles Mahon” at 560-6058, extn. 1592) or
the City of Gloucester Community Development Dept. at 1595 Telesat Court, Gloucester, Ontario
K1G 3V5 (attention: Grant Lindsay 748-4254).

NOTICE OF APPEAL

Pursuant to Section 17(36) of the Planning Act, any person or public body may, not later than 4:30 p.m.
on 5 July 2000, appeal the decision by filing a notice of appeal to Amendment 31 with the Regional
Planning and Development Approvals Department  Such appeal must identify, in writing, which
section(s) is/are being appealed and the reasons for doing so.  All appeals must also be accompanied by
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a certified cheque in the amount of $125.00 (to the Minister of Finance, Province of Ontario) to cover
the Ontario Municipal Board’s prescribed fee.

If no notice of appeal is received before or on 5 July, 2000, the decision of Regional Council is final and
Amendment 31 will come into effect on 6 July, 2000.

Please note that only individuals, corporations or public bodies may appeal a decision of the approval
authority to the Ontario Municipal Board.  A notice of appeal may not be made by an unincorporated
association or group.  However, a notice of appeal may be made in the name of an individual who is a
member of the association or group on its behalf.

RELATED PLANNING APPLICATIONS

The lands to which Amendment 31 applies are also the subject of a rezoning, By-law 222-557 of 2000.

Dated 15 June 2000.

Sincerely

L. Paterson, MCIP, RPP
Director

c.c.: Local Municipal Planning Department
Paul Van Steen, Urbandale Corporation
Nick Sala, Saldev
Jim Caldwell, Honey Gables Community Association
Alina Main
Anita Mellow






















































