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This report has been prepared on behalf of 42 Northside Ltd. in support of a Site
Plan Control Application for their lands at 42 Northside Road in the Bells
Corners Community in Ottawa. The legal description of the property is Lots 376
and 377 Registered Plan 403318, City of Ottawa (Property Survey is in the
Appendix section) .

The property is located on the south side of Northside Road just east of Thorncliff
Place (east leg) (see Location plan below with the property outlined).

Site Location

The site has an area of 1234 sq. m with a frontage of 40.5m on Northside Road
and 30.4m on Thorncliff Place. With a smaller frontage on Thorncliff Place
versus Northside Road, for zoning purposes, Thorncliff Place is considered to be
the front lot line with the corner side yard being along Northside Road. Thorncliff
Place is a southbound only road, through a narrowed asphalt width at the
intersection with Northside Road so northbound movements from Thorncliff to
Northside are not permitted. It is only northbound movements to Thorncliff that
are not permitted with the remainder of the street being two way traffic.

Surrounding Lands/Uses

The site was previously the location of a restaurant and the former restaurant
building is now vacant.

The surrounding lands are primarily commercial and institutional with residential
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properties further to the south along Thorncliff Place.

To the immediate south of the subject property on the east side of Thorncliff there
is a commercial/office space property, and a church building further south. On
the west side of Thorncliff there is a medical clinic for children and youth and
Dinardo’s sports store and then further west is a retail outlet called Paradise Bath
and Kitchen.

Further to the south on Thorncliff is a single family detached neighbourhood.
Thorncliff Place is a crescent road that meets Northside Drive to the east and
there is a church (Emmanuel Alliance Church) on the west side of Thorncliff
Place (east side of the crescent) that abuts the subject on the east side. On the
north side of Northside Drive opposite to the subject property there is a plumbing
and lighting store.

Location Map
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Aerial imagery.   Subject property shown with church to the right (east) and
commercial buildings to the north, south and west

Proposed Development

Rossmann Architects have prepared the site plan and building elevation
drawings for this file and full size copies are included in the Appendix section
and with the site plan submission package.

The Site Plan Control application is proposing a 5 storey 16.25 m high
apartment building. There will be 51 rental units and 59 parking spaces in two
levels of underground parking (plus some outdoor spaces) being proposed.
Three of the required visitor parking spaces are to be located on the west side of
the building and are primarily concealed by the units above on the 2nd to 5th
floors. The remainder of the underground parking will be accessed via a ramp
from Northside Road that is located on the far east side of the property and it is
to be located as far away from the intersection of Northside/Thorncliffe as
possible.
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Site Plan (full size copy in the Appendix Section)

View of the proposed development viewed from Northside Drive
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View along Northside Drive showing front facade and Thorncliff facade

Massing and Scale

The proposed development achieves compatibility with the surrounding context
through good building design, appropriate massing, and materiality as well as
strategic site layout. The proposal has undergone a preliminary community
consultation meeting through the Councillor to obtain the communities’ feedback
on design and building integration.

The exterior design consists of a base varying in height from one to two storeys
depending on the façade and a two-level middle section topped with a one level
top section. All three sections are primarily distinguished using different cladding
materials. The North-East facing elevation is setback 3.5 m at the 3rd level to offer
greater separation with the adjacent building which at the top of its pitched roof
equals to about a 4-storey building. The base of the building is designed to
animate the street with a more generous glazing throughout the amenity space
as well as generous landscaping between the sidewalks and building wall.
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View along Thorncliff showing visitor parking and west facade of the
building

Various architectural elements such as overhanging canopies and fake walls
used to frame groups of balconies at building corners also contribute to break up
the building, differentiate the various sections and provide interest in key
locations. Cut-outs and setbacks along all sides are also introduced to break-up
the mass on all faces of the building.

Materiality

The cladding of the proposed building consists of a variety of materials including
brick, fibre cement panels, fibre cement cladding and glass. The colours and
materials are broken up in order to reduce the perceived massing of the building.
The facades include large windows and are punctuated by partially recessed
balconies in all facades of the building.

Parking and Access

A total of 59 vehicle parking spaces are proposed to be provided as part of the
development, three (3) of which are located above ground and reserved for
visitors. The remainder of the visitor parking is located on the first underground
level and access will be controlled through a door opening device. All of the
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resident parking spaces are located on two (2) underground parking levels.
Access to the underground parking spaces will be provided via a new 6m wide
drive aisle/ramp from Northside Drive. The proposed development will also
include thirty-two (32) bicycle parking spaces, which are planned to be primarily
located in the lower level with some spaces located along the two frontages.

Access to the building is provided primarily via a 2.6 metre wide walkway
consisting of concrete pavement. Additionally, a 4.2 metre wide concrete surface
is proposed facing Thorncliff Place for garbage pick-up and access to the
building’s secondary entrance. A 1.5 metre wide walkway providing access to the
building’s hydro room is proposed to be constructed along the southern edge of
the building.

Amenity Areas and Landscaping

Communal amenity space is proposed to be located indoors at ground level
facing Northside Road, to the North. Private amenity spaces will be provided to
all dwelling units in the form of recessed balconies or terraces. A total of 426
sq.m. of amenity space is proposed, 220 sq. m.  of which will be private.

The proposed development will include soft landscaping at the perimeter of the
site given its close proximity to the public realm. The front yard and corner side
yard will include soft landscaping as well as trees, shrubs and plants which will
contribute to softening up the façade and providing shade to the interior spaces
of the units which from a sustainability perspective helps lighten the load on the
mechanical system during warmer months. The rear yard and interior side yard
will include soft landscaping throughout with the exceptions of unit terraces. A
1.8m privacy fence is also proposed along the South end of the property to help
create a visual separation with the existing commercial building.

The site is serviced by full municipal services. Stormwater quality and quantity
issues will be addressed by on-site measures to comply with City standards for
stormwater management.

Policy and Regulatory Framework

Provincial Policy Statement

The current Provincial Policy Statement (PPS) came into effect in 2020 and it
outlines the key matters of Provincial planning interest with respect to land use
planning decisions made by municipal approval authorities. Any decisions that
are made by municipal approval authorities must be consistent with the policies
of the PPS.

The following are sections of the PPS that are applicable to the proposed
development at 42 Northside with responses listed:
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● 1.1.1 Healthy, liveable and safe communities are sustained by:
● a) promoting efficient development and land use patterns which sustain

the financial well-being of the Province and municipalities over the long
term; The proposed development on the site represents an efficient
intensification of the site and will not create inefficient land use patterns in
the area.

● e) promoting cost-effective development standards to minimise land
consumption and servicing costs. The intensification of the site will be
achieved through a new 5 storey rental apartment building on the site and
the provided parking for the development will be almost exclusive
through underground parking. We have ensured that efficient building
designs have been proposed based on the fact that the property is a
corner property with frontage on both Northside and Thorncliff. The
existing infrastructure within the City Right of Way will be connected to the
new buildings.

● 1.1.3.1 Settlement areas shall be the focus of growth and their vitality and
regeneration shall be promoted. The property is within a settlement area
of the City of Ottawa.

● 1.1.3.2 Land Use Patterns within settlement areas shall be based on:
● a) densities and a mix of land uses which: 1) efficiently use land and

resources. This redevelopment of the property is an efficient use of the
land and will allow for a sensitive infill development within City height
limits for this use and with sufficient provided parking to ensure an
efficient use of the land. 2) are appropriate for, and efficiently use, the
infrastructure and public service facilities which are planned or available,
and avoid the need for their unjustified and/or uneconomical expansion;
The proposed new development on the property will efficiently utilise the
existing infrastructure available within the City Right of Way.

● 1.4.3 Planning authorities shall provide for an appropriate range of
housing types and densities to meet projected requirements of current
and future residents of the regional market area by:

● c) 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. The proposed
apartment buildings is on the edge of an established neighbourhood with
nearby infrastructure, public transit on a number of routes within a short
walking distance or short drive to nearby parks, community facilities, and
schools for residents' needs. Immediately to the south are office uses
and to the east is an institutional use. To the west and north are
commercial uses with the closest residential property being in excess of
60 m away. The subject property is in a zoning category that allows both
residential uses and commercial uses.

● d) promoting densities for new housing which efficiently use land,
resources, infrastructure and public service facilities, and support the use
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of alternative transportation nodes and public transit in areas where it
exists or is to be developed; This development proposal represents an
efficient use of land on the property, with some interior amenity areas and
some landscape areas on the exterior , it utilises existing infrastructure
and is located close to OC Transpo bus routes and other public facilities
including recreational facilities and parkland.

This proposal meets the above key components of the PPS and the proposal will
provide for much needed rental housing in a location where the municipal
infrastructure can support the development at a density that efficiently uses land
and services and will not create undue impact on surrounding properties..

Official Plan Designation – City of Ottawa Official Plan

In late 2021, the City of Ottawa Council adopted a new Official Plan covering the
entire City. Until the Council adopted Official Plan has been adopted by the
provincial Ministry of Municipal Affairs and Housing, the policies of the previous
Official Plan and the recently adopted Official Plan need to be reviewed.

Recently adopted Official Plan

The site is in an Outer Urban Transect and an Evolving Neighbourhood Overlay
as per Schedule B3 of the recently Council adopted version of the City of Ottawa
Official Plan.

Key policies are provided below with a response of how the proposed
development meets the policy criteria

As per Section 5.3 of the new OP in the explanatory paragraph

The planning challenge is to introduce more viable public transit and active
mobility options, help functional local hubs and corridors to emerge and develop,
and encourage more diverse housing forms to meet the changing needs of an
evolving demographic.

This proposal represents an excellent opportunity to introduce a more diverse
housing form on the edge of this neighbourhood that will meet the needs of a
changing demographic. It will appeal to people who are wanting to rent an
apartment unit in close proximity to transit, shopping and other attractions in a
purpose built new building.
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As per Table 8 of the new Official Plan

The subject property is on the periphery of a neighbourhood that is both ‘classic’
(pre 1980) and conventional (post 1980) and moving towards a 15 minute
neighbourhood land use patterns focusing on transit and a built environment that
prioritises active transportation is going to be the focus. With most of the parking
below grade and all day transit services available on Robertson Road (and
limited bus service on Northside itself) the proposed development will be heading
towards the Beyond 2020 scenario where active transportation is being
prioritised and an auto orientated dominated scenario is not being put forward.

5.3.3.4) In the Outer Urban Transect, the Zoning By-law shall provide for a range
of dwelling unit sizes in:

a) Multi-unit dwellings in Hubs and on Corridors;

b) Predominantly ground-oriented forms in Neighbourhoods located away from
frequent street transit and Corridors, with Low-rise multi-unit dwellings permitted
near rapid transit and frequent street transit routes; The subject property is very
close to frequent street transit routes and is in close proximity to the transit hub
at Bayshore Shopping Centre which will be part of the next phase of the LRT
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expansion and

c) In Hubs, a range of housing types to accommodate individuals not forming
part of a household.

5.6.1 Built Form Overlays

The Evolving overlay is applied to areas in close proximity to Hubs and Corridors
to signal a gradual evolution over time that will see a change in character to
support intensification, including guidance for a change in character from
suburban to urban to allow new built forms and more diverse functions of land.
The proposed development is an intensification in the area and is a new built
form in the area and will support a more diverse function of the land than what
exists there today

5.6.1.1 Provide built form direction for the urban area where intensification is
anticipated to occur

1) The Evolving Overlay will apply to areas that are in a location or at stage of
evolution that create the opportunity to achieve an urban form in terms of use,
density, built form and site design. These areas are proximate to the boundaries
of Hubs and Corridors as shown in the B-series of schedules of this Plan. The
Evolving Overlay will be applied generally to the properties that have a lot line
along a Minor Corridor; lands 150 m from the boundary of a Hub or Mainstreet
designation; and to lands within a 400 m radius of a rapid transit station. The
Overlay is intended to provide opportunities that allow the City to reach the goals
of its Growth Management Framework for intensification through the Zoning
By-law, by providing: This property allows the City to move towards fulfilment of
the goals of the Growth Management Framework

a) Guidance for a gradual change in character based on proximity to Hubs and
Corridors, The property represents a gradual change in character and will not
have negative impacts due to its distance to residential areas with
commercial/office and institutional uses immediately adjacent to the subject
property.

b) Allowance for new building forms and typologies, such as missing middle
housing;

c) Direction to built form and site design that support an evolution towards more
urban built form patterns and applicable transportation mode share goals; and

d) Direction to govern the evaluation of development.

5.6.1. 2 Where an Evolving overlay is applied:

a) The Zoning By-law shall provide development standards for the built form and
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buildable envelope consistent with the planned characteristics of the overlay
area, which may differ from the existing characteristics of the area to which the
overlay applies; and The zoning for the property allows an apartment use at the
building height that is being proposed.

Previous Official Plan

In the Official Plan that was in effect until late 2021, the subject lands were in a
General Urban Area designation. The lands nearby on Robertson Road were in
an Arterial Mainstreet designation.

Key relevant sections of the Official Plan are listed below with a response
indicated of how the proposal meets these Official Plan objectives.

Section 2.2.2 the General Urban Area is an area in which intensification will be
supported, albeit at a smaller scale than locations that are centred on the
rapid-transit network, major roads, busy commercial strips and large tracts of
vacant land. The subject property represents an intensification of the property
but it is being proposed at a smaller scale than a property in closer proximity to
rapid transit or commercial districts.

Section 3.6 indicates that all types and densities of housing are permitted. In this
regard a low rise apartment building is permitted at this location within the
General Urban Area designation.

Section 3.6.1.3 When the City is considering a proposal for residential
intensification through infill it will:

“a. Recognize the importance of new development relating to existing
community character so that it enhances and builds upon desirable
established patterns and built  form;

c. 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;”

The site plan application will facilitate development which is consistent with the
intent of this  section of the Official Plan.

Section 2.5.1 makes reference to compatibility and defines compatible
development as ‘not necessarily new buildings being the same as or similar to
its surroundings but rather as enhancing the established community and
coexisting with existing development without causing undue adverse impact on
adjacent properties’.

Section 2.5.1 has a series of Design  Objectives and Principles.
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Objective 1 is directed to enhance the sense of community by creating places
with their own distinct identity. The proposed five storey apartment building is
unique and distinctive as it is the only low rise apartment building on Northside
Road and adjacent land uses are not residential land uses and it is being built at
a scale that will ensure a distinct identity..

Objective 2 aims to define quality public and private spaces through
development. The property will have an internal amenity area for residents and
private amenity areas through balconies and terraces facing nearby properties.
The placement of the entrance to the underground parking and the visitor parking
will provide for a separation of the public and private spaces through this
development application.

Objective 3 is to create places that are safe, accessible and easy to get through
and move through. The location of the parking and the entrances with their
separation will provide a safe environment for this property.

Objective 5 encourages adaptability and diversity by creating places that are
characterised by variety and choice. This relatively low rise rental building is one
of the only examples of this type of project in Bells Corners with most of the other
examples of buildings of this height being seniors buildings.

Section 4.11 of the Official Plan contains policies to ensure that new
development and infill development is compatible with or fits in well with its
surroundings.

Relevant criteria include:

a. Traffic: The width of Northside Road is sufficient for this development and its
expected traffic and the only trigger that is met for a traffic impact study is the
proximity to a traffic light..

b. Vehicular Access: The access to the underground parking is located as far
away from the intersection of Thorncliff Place as possible and the visitor parking
location along Thorncliff will not be entering directly the intersection of Thorncliff
Place and Northside Road as northbound traffic movements to Northside are not
permitted.  This will result in a better traffic distribution from this development.

c. Parking Requirements: We are requesting a small reduction in the overall
parking requirement and the visitor parking requirement is met. All residents will
be made aware of the parking situation when they move in and a parking space
will be a supplementary payment above the standard rental rate for an apartment
unit.
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d. Building Height and Massing:The proposed development achieves
compatibility with the surrounding context through good building design,
appropriate massing, and materiality as well as strategic site layout.

The exterior design consists of a base varying in height from one to two storeys
depending on the façade and a two-level middle section topped with a one level
top section. All three sections are primarily distinguished using different cladding
materials. The base of the building is designed to animate the street with a more
generous glazing throughout the amenity space as well as generous landscaping
between the sidewalks and building wall.

Architectural elements such as overhang canopies and fake walls used to frame
groups of balconies at building corners also contribute to break up the building,
differentiate the various sections and provide interest in key locations.

e. Pattern of the Surrounding Community: Due to the distance of this new building
to any nearby residential properties (a minimum of 60 m) there is not expected to
be any direct impact on the nearby residential community. The proposed building
will be located almost 20 m from the church building to the east and is separated
by roads from commercial uses to the north and west. The impact on the office
use to the south is expected to be minimal as very little vehicular traffic will be
going past that property that can be attributed to this development..

f. Outdoor Amenity Areas: We are proposing outdoor amenity areas around hte
perimeter of the building in conjunction with fencing and there will also be
outdoor terraces and balconies for individual units.

g. Loading Areas, Service Areas, and Outdoor Storage: Due to the size of the
development there is not a requirement for a loading area and the garbage area
is internal and the exit is next to the small visitor parking area on the west side of
the building. Outdoor storage is not permitted or proposed.

h. Lighting: With lighting on the exterior of the property being equipped with ‘cut
off’ fixtures any site lighting will not spill on the properties that it abuts.

j. Sunlight: With the building being built relatively close to the two frontage road,
shadows are going to be concentrated on the roads and parking areas of the
adjacent church, office building and sports store (to the east, south and west
respectively) and shadowing is not considered to be an issue.

The project meets the majority of the evaluation criteria and conforms to the
design guidelines of the ‘previous’. Official Plan.
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Zoning

The property is in a General Mixed-Use Zone GM9 H(18.5) and an apartment
building is permitted in this zone.

The GM9 Zoning allows a mid-rise apartment building as a permitted use with a
maximum building height of up to 18.5m in height. The proposed building
will be 16.25 m in height This is a compatible amount of development based
on the fact that nearby properties are either commercial or institutional in nature
and with the property being a corner lot the setbacks of the proposed building on
this property to adjacent buildings is quite significant.

The GM9 H(18.5) zoning also extends three properties to the south on the east
side of Thorncliff Place and for the three closest properties to the south on the
west side of Thorncliff Place which are all closer to the single family homes on
Thorncliff Place.

There are a number of variances that will be required for this development as a
result of the number of units proposed and the shape/orientation of the lot.

With the property being a corner lot, the lot with the narrowest frontage is
considered to be the front lot line (Thorncliff Place) and the lot line along
Northside Drive is the corner side yard. With the desire to bring the building as
close as possible to the Northside Drive frontage and to have good interaction
between the building and the street edge, we will be requesting a minor variance
on corner side yard setback from 3 m to 2 m. A similar minor variance for a
reduced width of a landscape strip along this frontage will be filed.

Additionally, there will be a requested ‘rear’ yard setback variance on the east
side of the property. The required ‘rear’ yard setback is 7.5 m and we are
providing a 1.5 m setback at the ground level and 2nd floor level and then
increasing to 3.5 m for floors 3-5. This yard is adjacent to the parking lot of the
adjacent property which is a church and this reduced setback will not have any
undue impact on that property. The setback of the proposed building at 42
Northside to the existing church building is in excess of 17 metres and in excess
of 20 m to the upper floors of the proposed building.

In terms of parking, the overall parking requirement is for 65 parking spaces (55
for residents and 10 for visitor parking). The proposed parking arrangement is
for 59 parking spaces of which 49 parking spaces will be for residents and 10 will
be visitor parking. We are zoning compliant in terms of visitor parking
requirements with a shortfall on resident parking requirements of 6 spaces. This
will be subject to a Minor Variance application. All residents will be made aware
of the fact that a parking space is not available to every resident (6 units will not
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be guaranteed a space) and residents will be made aware of the transit options
nearby and the rent for each resident will have the amount for the parking space
outlined so it is clear the cost for a dedicated parking space.

There will be a need for a variance on permitted FSI from 2 to 2.62 m. We are
not exceeding the maximum building height of 18.5 m (maximum building height
is 16.25 m) but with the size of the property and some of the reduced setbacks it
triggers the need for a variance related to maximum FSI.

We feel that these variances are minor in nature and are key to the development
of a project of this scale with the design concept that our clients architect and
project team have come up with. The Minor Variance application will not be filed
until we are nearing the end of the Site Plan review process and we will have
discussions with the Committee of Adjustment Planner prior to filing the
applications in order to finalise the details of the requested variances.

Background and Technical Studies

Phase 1 Environmental Site Assessment  (ESA)

In accordance with standard City practice, a Phase 1 ESA Report was completed
and was updated since the original study done for a previous application on this
property. There were no current or historical Potentially Contaminating Activities
(PCAs) identified at the subject site or off-site within the Phase I ESA study area
and the results of this Phase I ESA indicate that there are no significant
environmentally related issues identified at the site.

Serviceability Brief and Stormwater Management Report

A Serviceability Brief was completed to review civil engineering related issues
with the following conclusions:

Stormwater management for the site has been designed to ensure that
post-development runoff rate from the site during a 100 year storm event does
not exceed the pre-development runoff rate during a 5-year storm assuming an
average runoff coefficient of C = 0.5 for pre-development runoff conditions.
Stormwater storage will be provided on the roof of the building and discharge will
be directed to the existing sewer along Thorncliff Place.

The proposed building will be serviced by a 200 mm diameter PVC sanitary
service. The proposed sanitary service will be connected to the existing 375 mm
diameter PVC sanitary sewer on Thorncliff Place. The peak sewage flow rate
from the proposed development will be 1.02 L/sec. The existing municipal
sanitary sewer should have adequate capacity to accommodate the increase in
peak flow. The City has not identified any capacity issues in the existing sanitary
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sewer system.

The proposed building will be serviced by an 150 mm diameter PVC water
service. The proposed service will be connected to the existing 203 mm diameter
PVC water main along Thorncliff Place. There is sufficient capacity and pressure
within the municipal water system adjacent the site to meet the domestic and fire
flow requirements.

Traffic Impact Assessment

The number of units being proposed wouldn’t normally trigger the need for a
Traffic Impact Assessment (TIA) report. However, due to the proximity of the
property to an existing traffic light at Robertson/Northside Road a TIA has been
prepared. The volume of traffic that this development will generate will not result
in any undue impacts on the frontage streets. Public transit is available on
Robertson Road (two different routes that each have up to 15 minute headways
in rush hour time) and the expected traffic from this development will not result in
any issues related to the traffic lights nearby that are the trigger for the TIA that
has been prepared and is being reviewed by City Traffic Engineers.

OTHER REPORTS

The acoustical noise report and geotechnical reports also being filed with this
application did not raise any concerns.

Public Consultation Strategy

As part of the initial preparatory work for this project, a pre consultation meeting
was held with City staff on August 23 2021. On September 27 2021, a meeting
was held with the local Councillor to discuss the project and obtain his feedback
on the project.

A video meeting with the local community hosted by the Councillor's office was
held on December 16 2021. Comments and feedback was received at that
meeting from interested parties.

The project team is available to the Community and the Councillors office if they
wish to discuss further after the submission of these applications.

Conclusion

The application for Site Plan Control approval by Rohit Group for a proposed
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five storey, fifty five unit rental apartment building with some minor variances
required to the Zoning By-law has been considered based on its planning
merits.

It is our opinion the application for Site Plan Control should be approved for the
following  reasons;

1. The approval of the site plan is consistent with the Provincial Policy Statement
2020.

2. The approval of the site plan is in conformity with the previous and the new
City of Ottawa Official Plan.

3. The proposed development is in conformity with the majority of the zoning
performance standards in place for the property and is a permitted use in the
zoning category that these lands are situated

4. The proposed development is an appropriate use of land and is compatible
with adjacent land uses and . It provides some new rental apartment units which
are a form of housing that is not found in the immediate neighbourhood
and therefore contributes to the housing supply in the community. Many of the
other multi unit residential buildings in Bells Corners consist of buildings aimed
only at senior citizens. The building design is sensitive to the local context and
will be a positive addition to the nearby neighbourhood.

5. The site plan represents good land use planning and is an appropriate form of
development for this location.

Should you have any questions or require anything further, please do not hesitate
to contact the undersigned at (613) 599 9216 or via email at
probinson@probinsonconsulting.com

P H Robinson Consulting

Paul Robinson RPP

Cc: A. Sinha,  Rohit Group

100 Palomino Drive, Ottawa, Ontario K2M 1N3
Phone:   613 599 9216
Email:    probinson@probinsonconsulting.com

mailto:probinson@probinsonconsulting.com


P. H. Robinson Consulting
Urban Planning, Consulting and Project Management
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● Survey Plan
● Site Plan
● Landscape Plan
● Architectural Elevations
● Floor Plans
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