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REPORT RECOMMENDATION 

That Planning Committee recommend Council approve an amendment to Zoning 

By-law 2008-250 for Part of 6111 and 6141 Hazeldean Road to permit the 

development of a residential subdivision with single, semi-detached and 

townhouse dwellings, neighbourhood parks, and an open space corridor as 

shown in Document 1 and detailed in Document 2. 

RECOMMANDATIONS DU RAPPORT 

Que le Comité de l’urbanisme recommande au Conseil d’approuver une 

modification au Règlement de zonage 2008-250 en ce qui concerne une partie des 

6111 et 6141, chemin Hazeldean afin de permettre l’aménagement d’un 

lotissement résidentiel comprenant des maisons unifamiliales, jumelées et en 

rangée, des parcs de quartier et un couloir d’espace vert, comme il est indiqué 

dans le Document 1 et expliqué en détail dans le Document 2.  

BACKGROUND 

Learn more about link to Development Application process - Zoning Amendment 

For all the supporting documents related to this application visit the link to 

Development Application Search Tool. 

Site location 

Part of 6111 and 6141 Hazeldean Road. 

Owner 

Minto Communities Inc.  

Applicant 

Minto Communities Inc. 

Description of site and surroundings 

The site is a vacant parcel of land just over 24 hectares in size and is located within the 

Stittsville Community. Document 1 identifies the location of the property. 

To the east and west of the site are the communities of Jackson Trails and Echowoods 

respectively. Commercial development borders the site to the south and extends south 

of Hazeldean Road. North of the site, across the Maple Grove Road allowance, are 

http://ottawa.ca/en/development-application-review-process-0/zoning-law-amendment
http://app01.ottawa.ca/postingplans/home.jsf?lang=en
http://app01.ottawa.ca/postingplans/home.jsf?lang=en
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vacant lands that are designated General Urban Area with an Urban Expansion Study 

Area overlay. There are currently no proposals to develop this land. Feedmill Creek, a 

coldwater creek flows from west to east and bisects the property. 

The Plan of Subdivision, which is the lands for this Zoning By-law amendment, does not 

front directly onto Hazeldean Road. Some of the lands to the south are owned by the 

same developer and are anticipated to be developed for future commercial uses. Other 

lands to the south are owned by another party. 

The proponent submitted concurrent applications for a Plan of Subdivision and a Zoning 

By-law amendment. The Plan of Subdivision proposes the development of the property 

into 404 residential units, which are comprised of 138 townhouses, 30 semi-detached 

and 236 single-detached dwellings.   

Two park blocks, one on either side of Feedmill Creek are also proposed. The north 

neighbourhood park will allow for a mix of active and passive recreational uses. The 

south park will be designed for active recreational activities. 

Delegated Authority for the associated Plan of Subdivision was removed by the Ward 

Councillor in order to address several issues raised by the community including the lack 

of connection to Hazeldean Road, the increased traffic volume proposed by this 

development, the layout of the blocks for some of the townhouse dwellings and 

protection of the Feedmill Creek Corridor. As a result, the approval of draft conditions 

for this Plan of Subdivision is before Planning Committee. 

Summary of requested Zoning By-law amendment proposal 

The applicant is requesting to rezone the property from Development Reserve (DR) to 

Residential Third Density Subzone YY, and Parks and Open Space Zone (O1) and from 

AM9[1699]-h to R3YY in order to allow the development of detached dwellings, 

semi-detached dwellings, townhouse units and two neighbourhood parks.  

DISCUSSION 

Public consultation 

Public consultation was carried out in accordance with the City’s Public Notification and 

Consultation Policy for development applications. A statutory public meeting for the Plan 

of Subdivision was held in the community on June 24, 2014. In addition to this 

prescribed public meeting, the Councillor held a public information session on 

November 4, 2015.  
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The concerns raised through this consultation are summarized in Document 3. In brief, 

the residents’ concerns related to a desired access to Hazeldean Road, the location of 

some townhouse blocks, the protection of the Feedmill Creek corridor and buffering the 

environmental feature from the proposed development. However, the issues regarding 

transportation were the concerns most commonly presented. A petition was submitted 

containing 81 signatures, stating the signees are against the proposed Traffic Plan for 

the Potter’s Key Plan of Subdivision. 

With regards to these issues, staff believe that they have been addressed. First, the 

access to Hazeldean Road has been addressed through the design of the subdivision 

and the conformity of this design with the Transportation Master Plan. Kimpton Drive 

and Echowoods Avenue have been long designated as part of a collector roadway 

system in successive updates to the Transportation Master Plan. A collector road is 

considered in the City road classification system to link neighbourhoods together, and 

offers a wider right-of-way than a local street to accommodate a larger road surface and 

sidewalks to allow more volume of traffic and transit movements, up to a maximum of 

600 to 800 vehicles per hour. The forecasted traffic, developed in line with all City 

guidelines and requirements for traffic impact analyses, indicates that the 

Kimpton/Echowoods connection will be well within the capacity available for this road 

network at 200 vehicles per hour or three vehicles per minute.  

Potter’s Key is designed in such a way as once the lands to the south are developed, a 

road will pass through them connecting both properties to Hazeldean Road. It is 

premature to consider developing this road through the adjacent lands until that 

property owner has finalized their concept of how these lands will be developed. 

Another important consideration is that Jackson Trails was designed and built in 

anticipation of these lands being developed. What is being proposed fits in with those 

original designs. Staff continues to work with Minto to consider traffic calming measures 

for Kimpton Drive and Echowoods Avenue, and have undertaken additional analyses on 

potential cut through traffic and verification of trip generation rates. 

Second, the location of the townhouse blocks has been modified. Minto has proposed 

semi-detached dwellings in place of the townhouse block backing onto the single family 

dwellings on Overland Drive. 

Third, Feedmill Creek Corridor will be protected through the implementation of the 

recommendations of the Environmental Impact Statement prepared as a supporting 

document for Potter’s Key. 
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Finally, buffering the environment from the development is achieved through the 

establishment of a setback from Feedmill Creek. This setback has been determined as 

being 30 metres from the normal highwater mark of the creek or the limit of the 1:100 

year floodplain, whichever greater. By implementing this criterium, the Feedmill Creek 

Corridor is 70 metres wide at its narrowest point. The proposed development will be 

situated beyond this setback. Staff’s opinion is that this minimum width is more than 

adequate to protect the wildlife corridor. 

For this proposal’s consultation details, see Document 3 of this report. 

Official Plan designation 

The Official Plan designates the property as General Urban Area, which permits the 

development of a full range of housing types to meet the needs of all ages, incomes and 

life circumstances in combination with conveniently located employment, retail, service, 

leisure and institutional uses. The proposed Plan of Subdivision and its associated 

zoning is consistent with the goals, objectives and policies of the General Urban Area 

designation. 

Urban Design Guidelines for Greenfield Neighbourhoods: 

The Urban Design Guidelines for Greenfield Neighbourhoods are applicable to the 

proposed development. It provides guidelines for structuring layout, street design, 

building and site design, green space and utilities. 

Urban Design Review Panel 

The property is not within a Design Priority Area and is therefore not subject to the 

Urban Design Review Panel process. 

Planning rationale 

The property is currently zoned Development Reserve Zone (DR) and Arterial 

Mainstreet, Subzone 9, with a special exception and a holding provision. The nature of 

the proposal is to allow a suburban residential subdivision. The related Plan of 

Subdivision application (D07-16-14-0013) is being considered concurrently at Planning 

Committee. The proposed new zones correspond to the proposed Plan of Subdivision.  

Area A includes a number of blocks to be rezoned from DR Zone to Parks and Open 

Space Zone (O1) to accommodate two neighbourhood parks and an open space 

corridor along Feedmill Creek. 
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Area B is to be rezoned from DR Zone to Residential Third Density Subzone YY 

(R3YY). Area C is to be rezoned from Arterial Mainstreet, Subzone 1699, holding, to 

R3YY. The R3YY zone has been widely used within developing urban communities and 

allows detached, semi-detached and townhouse dwellings. The provisions that will be 

established through the implementation of this zone have been successfully 

implemented in other new communities to encourage a compact urban form of 

development. 

Provincial Policy Statement 

Staff have reviewed this proposal and have determined that it is consistent with the 

Provincial Policy Statement, 2014. 

RURAL IMPLICATIONS 

There are no rural implications associated with this report.  

COMMENTS BY THE WARD COUNCILLOR 

Councillor Qadri provided the following comment: 

“As Councillor for the Stittsville community, I do not support the recommendations in this 

report and do not support the development moving forward as currently proposed. With 

respect to the zoning, the developer has not fulfilled the request to have the same form 

of housing abutting all existing single detached homes. I do not support zoning for 

townhouses and/or semi detached units abutting existing single detached homes. In 

addition there are also a number of issues that have not been adequately addressed in 

the plan of subdivision for this site.” 

LEGAL IMPLICATIONS 

Should the zoning by-law be adopted and the accompanying plan of subdivision be 

granted drafted approval, and appeals to the Ontario Municipal Board be filed, it is 

anticipated that a three to six day hearing would result. It is expected that such hearing 

could be conducted within staff resources. If the zoning application is refused reasons 

must be provided. Should the zoning and/or draft approval be refused and the matter(s) 

appealed to the Board, it will be necessary to retain an external planner, and possibly 

an external transportation consultant, depending on the rationale of Council for the 

refusal. 
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RISK MANAGEMENT IMPLICATIONS 

There are no risk management implications associated with the report. 

FINANCIAL IMPLICATIONS 

Potential financial implications are outlined within the Legal Implications. In the event an 

external consultant is retained, funds are not available within existing resources and the 

expense would impact Planning and Growth Management’s operating status.  

ACCESSIBILITY IMPACTS 

There are no accessibility impacts related to this development. 

ENVIRONMENTAL IMPLICATIONS  

There are no significant environmental impacts with this application. Development will 

respect the limit identified in the Environmental Impact Statement that was reviewed 

and approved by staff. The tree removal that is proposed will be mitigated by the 

planting of 612 trees. 

TERM OF COUNCIL PRIORITIES 

This project addresses the following Term of Council Priorities:   

EP2 - Economic Prosperity. 

TM2 - Transportation and Mobility. 

ES1 - Environmental Stewardship. 

HC3 - Healthy and Caring Communities. 

APPLICATION PROCESS TIMELINE STATUS 

The application was processed by the On Time Decision Date established for the 

processing of Zoning By-law amendments. The application was on hold for an extended 

period of time while issues related to the draft Plan of Subdivision were resolved.  

SUPPORTING DOCUMENTATION 

Document 1 Location Map 

Document 2 Details of Recommended Zoning 

Document 3 Consultation Details 
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Document 4 Draft Plan of Subdivision  

Document 5 Overview Data Sheet 

CONCLUSION 

The proposed development conforms to the Official Plan. The proposed new zones are 

appropriate for the housing forms that are seeking draft approval and respect the 

development setbacks established for the Feedmill Creek Corridor. In summary, the 

proposed rezoning complies with the Official Plan policies and as such, the department 

is recommending the Zoning By-law amendment be approved. 

DISPOSITION 

City Clerk and Solicitor Department, Legislative Services, to notify the owner, applicant, 

OttawaScene Canada Signs, 1565 Chatelain Avenue, Ottawa, ON  K1Z 8B5, Program 

Manager, Assessment, Financial Services Branch (Mail Code: 26-76) of City Council’s 

decision. 

Planning and Growth Management to prepare the implementing by-law, forward to 

Legal Services and undertake the statutory notification. 

Legal Services to forward the implementing by-law to City Council. 
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Document 1 – Location Map 

For an interactive Zoning map of Ottawa visit geoOttawa. 

The site is located to the north of Hazeldean Road, west of Overland Drive and east of 

Lloydalex Crescent, in the Stittsville community. 

 

http://maps.ottawa.ca/geoOttawa/
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Document 2 – Details of Recommended Zoning 

The proposed change to the City of Ottawa Zoning By-law 2008-250 for Part of 6111 

and 6141 Hazeldean Road: 

1. Rezone the lands shown on Document 1 as follows: 

a) Area A from DR to O1;  

b) Area B from DR to R3YY; and 

c) Area C from AM9[1699]-h to R3YY 
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Document 3 – Consultation Details 

Notification and Consultation Process was conducted according to City policies for 

public notification and consultation for Zoning By-law amendments and Plan of 

Subdivisions.  

A statutory public meeting for the Plan of Subdivision application was held on June 24, 

2014, at the Stittsville Legion, where approximately 100 people attended.  

A second, Community Information Session was held at the Goulbourn Recreation 

Complex where approximately 100 people also attended. 

Through the application review and public consultation process, a total of 54 written 

comments were received opposing the proposed development. Comments were also 

provided by the Stittsville Village Community Association, the Jackson Trails 

Community Association and the Parent Council of St. Stephen’s School.  

Residents’ concerns related to a desired access to Hazeldean Road, the location of 

some townhouse blocks, the protection of the Feedmill Creek corridor and buffering the 

existing development from the proposed. A petition was submitted containing 81 

signatures, stating the signees are against the proposed Traffic Plan for the Potter’s Key 

Plan of Subdivision. 

Summary of Public Comments and Responses 

1. It looks like the City and Minto have completely ignored our comments from the 

first public meeting. 

Response: 

Public input is an integral part of how we review development applications. At 

each point through the process, staff have considered the comments and 

concerns raised through the circulation process from the community, from the 

Councillor, from other agencies and from internal departments within the City.  

Since June of 2014, when the last public meeting was held, City staff and experts 

in other technical agencies met several times with Minto discussing this proposal.  

Where possible within the framework allowed by the Planning Act, staff have 

instructed Minto to make modifications as necessary.   

Staff is directed in identifying and resolving matters through the review of the 

policies and procedures under provincial legislation, and as directed by Council, 

including the Provincial Planning Act and the City of Ottawa Official Plan.   
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2. Access to Hazeldean Road is essential. 

Response: 

Kimpton Drive and Echowoods Avenue have been long designated as part of a 

collector roadway system in successive updates to the Transportation Master 

Plan. A collector road is considered in the City road classification system to link 

neighbourhoods together, and offers a wider right-of-way than a local street to 

accommodate a larger road surface and sidewalks to allow more volume of traffic 

and transit movements, up to a maximum of 600 to 800 vehicles per hour. The 

forecasted traffic, developed in line with all City guidelines and requirements for 

traffic impact analyses, indicates that the Kimpton/Echowoods connection will be 

well within the capacity available for this road network at three vehicles per 

minute.  

Potter’s Key is designed in such a way as once the lands to the south are 

developed, a road will pass through them connecting both properties to 

Hazeldean Road. It is premature to consider developing this road through the 

adjacent lands until that property owner has finalized their concept of how these 

lands will be developed. Another important consideration is that Jackson Trails 

was designed and built in anticipation of these lands being developed. What is 

being proposed fits in with those original designs. Staff continues to work with 

Minto to consider traffic calming measures for Kimpton Drive and Echowoods 

Avenue, and have undertaken additional analyses on potential cut through traffic 

and verification of trip generation rates.   

3. Traffic through existing Plans of Subdivision will be excessive. Traffic calming 

measures will be required. 

Response: 

Minto has prepared an addendum to their Traffic Report, provided an analysis of 

current traffic patterns through Echowoods Avenue and Lloydalex Crescent, and 

provided recommendations on traffic calming measures and other interventions 

to ensure Ecohoods Avenue and Kimpton Drive function appropriately. The 

findings of these analyses show that the traffic generated by the Potter’s Key 

Plan of Subdivision will have negligible impact on the existing adjacent 

communities, but if cut-through traffic becomes an issue, signage can be added 

to legally prevent it. These traffic calming measures can be required by 

conditions as part of the approval package that Minto will be required to meet as 
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they proceed with their plans. Staff continue to work with Minto to assess and 

mitigate the vehicle impact on the adjacent communities within the framework of 

established City policies and procedures.  

4. Townhouses should not be proposed behind existing Single Family Dwellings on 

Overland Drive 

Response: 

At the public meeting of 2014, Minto proposed townhouses behind Lloydalex 

Crescent. The residents of Echowoods took exception to this design. So Minto 

generally redesigned where the townhouses would go. They replaced the 

townhouses originally proposed behind Lloydalex with single family dwellings and 

re-located the townhouses immediately behind the existing single detached 

homes on Overland Drive. Staff have advised Minto that this configuration was 

not acceptable. Minto has re-designed this part of the draft plan and now propose 

semi-detached dwellings behind the single detached homes. Staff supports this 

amended design. 

5. There should be a buffer established between Jackson Trails and Potter’s Key: 

Response: 

The residents of Overland Drive have requested a buffer between their lots and 

the proposed new lots of the subdivision. This is because they want separation 

from the new development, and there is a buffer behind some units along 

Overland Drive.   

The lot alignment reflects the boundaries of the environmental setbacks 

established through the Environmental Studies done in support of each Plan of 

Subdivision application and the policies in place at the time of those applications’ 

submissions. For the Jackson Trails Plan of Subdivision the development 

setback was determined from the edge of fish habitat plus 30 metres. This is 

similar to but not the same as the development setback used for Potter’s Key 

where the development setback has been established as being 30 metres from 

the normal highwater mark or the limit of the floodplain, whichever greater. The 

process in establishing the environmental setback changed from the time 

Jackson Trails was developed because the flood plain limits for Feedmill Creek 

had not yet been established. They were therefore not considered for Jackson 

Trails.   
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Schedule E of the Jackson Trail’s subdivision agreement shows that the fish 

habitat is contained in Block 25. The fish habitat buffer is contained in Block 24.  

Block 23 is open space and is considered a “No Build Zone” but it is not part of 

the Feedmill Creek buffer.   

Based on the up-dated mapping undertaken as part of the Environmental Impact 

Statement for the Potter’s Key Subdivision, the development setback is further 

west than the limit of the fish habitat buffer in Block 24 of the Jackson Trails 

Subdivision but not as far as the edge of Block 23. Block 23 of the Jackson Trails 

subdivision was dedicated to the City through the subdivision process, but wasn’t 

part of the land originally identified as part of the Feedmill Creek Corridor. 

6. Why can’t the realignment to match Tartan’s lotting for Jackson Trails be 

achieved? 

Response:   

The City discussed the possibility of matching the alignment with Minto 

representatives on November 24, 2015. Minto indicated that the realignment 

would result in Minto losing two development lots and is not required by the City’s 

watercourse policies. 

7. How will the protection of habitat in and along the Feedmill Creek corridor be 

accomplished? These lands were supposed to be considered environmentally 

protected with the approval process being finalized July 2014. This is not 

showing up on Minto’s latest plan. Was that process finalized and if not, why not? 

Response: 

This is with reference to Block 23 on 4M-1431, the Jackson Trails Plan of 

Subdivision. The habitat within this Block will be protected through the 

implementation of the recommendations of the Environmental Impact Statement 

prepared as a supporting document for Minto’s proposed Potter’s Key Plan of 

Subdivision. 

With regards to the protection of this Block through City policy and zoning, the 

Feedmill Creek Corridor, as it runs through Jackson Trails, is zoned O1, an Open 

Space Zone, not an Environmental Protection Zone. Block 23 is zoned R3Z[728] 

a Medium Density Residential Zone that permits medium density residential 

uses. Since the developer had no plans to develop this block, they transferred it 

to City ownership. Through the passage of OPA 150 by City Council in 
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December 2013, the Feedmill Creek Corridor was designated an Urban Natural 

Feature. 

One of the policies within this designation directs the City to preserve natural 

features for conservation or passive leisure sues. The zoning was to be changed 

to reflect the new Official Plan policy and in recognition that the City will not 

develop this block into medium density residential uses. It was not proposed to 

be changed because of any environmental significance of the block. 

8. Why is there not a buffer between the fish habitat/floodplain and Minto’s 

proposed lots, recognizing the protected land designated and running parallel to 

Feedmill Creek in Jackson Trails? 

Response: 

There is a buffer between the watercourse and the development lands. The 

Official Plan policies in Section 4.7.3 require the developer to setback the 

development from the watercourse and it is determined to be the floodplain, 30 

metres from the normal highwater mark, 15 metres from top of bank or the limit of 

the geotechnical hazard. There is no Official Plan requirement for a buffer to the 

floodplain. The buffer on the Jackson Trails land was applied to the fish habitat.  

On the Minto lands, the development setback from Feedmill Creek was 

established by looking at the greater of the 1:100 year floodplain limit, 30 metres 

from the normal highwater mark, and a minimum 70 metres Feedmill Creek 

Corridor width. Each one of these three criteria defines the development setback 

at different locations along the Feedmill Creek Corridor through the Potter’s Key 

Subdivision. 

9. Is the City going to allow the destruction or limiting of a wildlife corridor adjacent 

to Feedmill Creek that allows the travels of deer, coyote and other animals on an 

unimpeded route through the subdivision with minimal contact with human or 

vehicular traffic? 

Response: 

The Feedmill Creek Corridor will be 70 metres across at its narrowest point, 

which is sufficient to accommodate the passage of wildlife. 

10. Will the City put the proposed Minto development plan on hold until all the zoning 

of the Environmentally Protected lands have been identified properly to prevent 

the destruction of habitat on the involved and neighbouring lands? 
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Response: 

No. The lands in question are not environmentally significant. As such there is no 

rationale to rezone them to this use. 

Issues regarding Feedmill Creek include:  

(a) The additional creek crossing; the Mississippi Valley Conservation Authority 

(MVCA) originally stated that there should be only one crossing of Feedmill 

Creek and that crossing was permitted in Jackson Trails. MVCA has seen and 

reviewed the Potter’s Key proposal at length and have not provided any 

objections to the road crossing Minto is proposing.   

(b) The Floodplain:  comments have been provided by the public stating that the 

proposal does not reflect Feedmill Creek’s floodplain. The floodplain has been re-

modeled by MVCA and Minto’s plan reflects the most recent and accurate 

representation of the floodplain. The environmental setbacks from Feedmill 

Creek that must be respected are:  the 1:100 floodplain, the aquatic setback 

along the channelized portions of Feedmill Creek that are defined by a 30-metre 

setback from the highwater mark; and a minimum of a 70-metre ecological 

corridor will be maintained as recommended in the Carp River Watershed 

Subwatershed Study. The final regulatory setback along Feedmill Creek is the 

greater of these limits. Minto’s proposal respects this regulatory setback. 

11. Many comments were raised relating to parkland. They related to the location of 

the parks and their proposed uses. 

Response: 

Residents indicated the parks should be situated in the northeast corner of the 

subdivision, some towards the west and some, north of Feedmill Creek. Some 

residents want an active park and some a passive park. For Potter’s Key, Minto 

is proposing a smaller park south of the creek and a larger one north of the 

creek. A recreational pathway is proposed to run outside of and along the 

southern edge of the regulatory setback. Details of these parks are still being 

worked on.   

As it stands, the larger, north neighbourhood park will contain a mini soccer filed, 

a play/recreation area for children and seniors, viewing stations to the wetland 

and a pathway that meanders around the perimeter of the soccer field. The 

balance of this park will allow for passive recreational uses. Some distinctive 
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trees will be preserved on this site and the remaining existing landscaping will be 

enhanced. Access to the park will be from a street running along the northern 

edge of the park. 

The south neighbourhood park will be designed for active recreational activities.  

Proposed to be included are a possible half basketball court, a winter rink, play 

areas for small/young children and for seniors, swings, and a shade structure.  

An asphalt pathway will meander through this park. Trees and shrubs will be 

planted on the site as part of the landscaping. Access to this park will be from the 

multi-use recreational pathway to the north and a street to the south. Minto will 

be providing all the area of parkland that they are required to under the City’s 

Parkland Dedication By-law.    
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Document 4 – Draft Plan of Subdivision 

This is a plan showing the proposed subdivision layout, with public streets, lots and 

blocks for residential development, as well as the parks and open space blocks.  
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