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Agenda 

ÅInformation re: Infill and Intensification 

Initiatives 

ÅResidential Intensification Defined 

ÅLow-rise Residential Infill 

ÅLarge-scale Residential Infill and Tall 

Buildings  



Background 
The Planning Primer is a series of informational  

Sessions is offered to members of the public 
 

Å2 core courses - Primer I & Primer II - held twice each year   

Å2 elective courses held each year 
 

ñCertificate of Completionò available  

ï Requires  2 core  (Primers 1 & 2 pre-requisites )  

ï and 2 elective courses 



Format for Today 

ÅLecture-based program to educate on the  

    process currently in place 

ÅPlease hold questions until the end of each 

section 

ÅPlease save points of debate and discussions  

    of individual scenarios for the break or end of 

the session  

 

 

 

 



Planning Primer I and II - Refresh 

6 
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INFORMATION ON OTHER 

INTENSIFICATION AND  

INFILL INITIATIVES  

 



Why Intensification? 
 

ÅGood for the environment: uses less land, reduces 

pressure on agricultural and environmental lands 

from urban expansion, supports transit, walking, 

cycling; 

ÅGood for affordability: reduces costs for extending 

roads and infrastructure, allows use of services 

already in place; 

ÅGood for the community: Supports existing and new 

stores & services in neighbourhoods. 
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INFILL  

BY-LAW I  

 



Infill By -law 2012-147 

ÅCHARACTER 

ÅStaff undertake lot by lot analysis of 500 

lots 

ÅZoning Strategy recommending revisions 

to Infill By-law per OMB Order, to June 

Planning Committee 

ÅCouncil approved July 2013 

 

 



Council-approved Zoning Strategy 

ÅLink Zoning to Character 

ÅExpanded to include infill, redevelopment, 

conversions and additions that would alter the 

streetscape 

ÅDeveloper to Document pattern of attributes: 

- type, location and width of driveway 

proportional to lot width 

 - type, location of parking spaces 

 - location and type of landscaping 

 - location of walkways 

 - orientation of main entrance 



Zoning Strategy 

ÅAnalysis of 21 lots to be required task as 

part of development approval processes; 

and  

ÅTo apply also in cases of building permit 

approvals and private approach approvals, 

where no other development process being 

undertaken (will capture installation of driveways 

where no development approval required) 

 

ÅDraft revised Infill By-law to be presented 

at PC March 2014 



Related Initiatives 

ÅPrivate Approach By-law:  

 

ÅChanges to eliminate automatic curb cut for every 

lot 

 

ÅOn-street parking permit program:  

 

ÅUpdate to make it easier to expand existing permit 

zones or create new ones 
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INFILL  

BY-LAW II  

 



Matters covered under Infill II  

 

ÅHeight  

ÅMass 

ÅRear yard 

setbacks 

Å Side yard 

setbacks 

 

 



 

 

 

Recommendation to Planning Committee on 

March 25, 2014. 

Next Steps: 
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RESIDENTIAL  

CONVERSIONS 

 



ñ...undertake a study in respect of the land use 

planning policies associated with the conversion of 

low density residential uses to increase the 

number of dwelling units to three or more for the 

purposes of assessing the land use planning impact 

of such developments and establishing further 

zoning standards to help ensure their 

compatibility.ò 

Council direction:  
April 24, 2013 



ÅShould the Zoning By-law continue to make a distinction 

between conversions and new construction? 

ÅIf so: what particular rules should apply to conversions 

to ensure that they are compatible with the surrounding 

area? 

ÅIf not: remove the distinction and make e.g. a conversion 

to 4 units subject to the same rules as a new 4-unit 

building or infill 

ÅSize, massing of residential conversions ï to be dealt with 

through Infill 2 ï working closely with Infill 2 to coordinate 

our approach. 

ÅMake conversions subject to Site Plan Control? (Currently 

they are exempt.) 

 

Residential Conversions:  
Major Planning Issues 



April 24, 2013 ï Interim Control By-law adopted 

and Zoning Study initiated. 

Summer 2013 ï Informal meetings with 

community associations, developers, etc. 

September 16 ï Public Consultation Session on 

Residential Conversions at City Hall (with 200+ 

participants!) 

Q4 2013/Q1 2014 - Statutory public consultation 

process 

March 2014 ï Report to Planning Committee 

Milestones & Next Steps: 
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RESIDENTIAL  

INTENSIFICATION  

EXPLAINED  

 



Purpose of this Section 

ÅTo explain what residential intensification is (there is 

also non-residential intensification)  

üDefinition in Provincial Policy Statement and 

Official Plan 

üExamples 

ÅIntensification targets in the Official Plan 

ÅDensity requirements in the Official Plan 

 

 



    Provincial Policy Statement 2005 
 

ÅRequires the City to establish and implement 

minimum intensification targets (S. 1.1.3.5).  

ÅIntensification targets are in the Official Plan. 

 

ÅLand use to be based on densities and a mix of land 

uses which use land, infrastructure and public 

facilities efficiently (S. 1.1.3.2).                              

ÅDensity requirements are in the Official Plan. 
 

 



Official Plan Definition  
(Section 2.2.2, policy 1) 

 Note: The PPS definition of residential 

intensification is almost identical to the Cityôs OP 

definition. 

Á Residential intensification means intensification 

of a property, building or area that results in a 

net increase in residential units or 

accommodation. 

Á It does not include replacing a small house with a 

larger house!  Or an old house with a new house! 

 



Intensification Includes: 

 

1. Redevelopment, including Brownfields 

(contaminated sites) 



Examples of Intensification:  

Redevelopment of Residential Use 

Å Redevelopment of an 

underdeveloped lot 

Å The building lower left is 

a condominium triplex that 

replaced a small house.  

Å The new building, aligned 

to create a consistent street 

edge, triples the number of 

units on the property. 
 

BEFORE 

AFTER 



 

ÅRedevelopment of 

contaminated commercial 

properties 

ÅSome commercial sites, 

notably gas stations and auto 

repair garages, are in locations 

where land value justify clean-

up and redevelopment to more 

intensive use.  

ÅExample: 7-storey building 

with street-level retail and 

apartments above. 

 

Examples of Intensification:  

Redevelopment of Brownfields 

BEFORE 

AFTER 



Intensification Includes: 
 

2. Development of vacant or underutilized lots 

within previously developed areas (a time lag of 

at least 4 years from adjacent properties); 



Examples of Intensification:  
Development in a Previously Developed Area 

Å Development on a 

single vacant lot 

Å Where the original 

development of a 

subdivision bypassed 

a lot that is later 

surrounded by 

urbanized area,  

construction on the 

lot several years later 

is classified as 

intensification. 
 



Intensification Includes: 

 

3. Infill development - development on small sites 

that are vacant or underdeveloped 

 



Examples of Intensification:  

Infill  

Å Infill development lot 

Å This infill dwelling was built on a lot that had been 

vacant for many years.  
 



Intensification Includes: 

 

4. Conversion or expansion of non-residential 

buildings (commercial, industrial or institutional) 

for residential use  

 



Examples of Intensification:  

Conversion of a Non-Residential 

Building to a Residential Use 

Å  Conversion of an 

institutional building 

Å Over its life, this 

building served a variety 

of purposes, from a 

hospital to offices to a 

military depot.  

Å It was converted to 

condominium apartments 

several years ago. 
 



Intensification Includes: 

 

5. Conversion or expansion of existing residential 

buildings to create new units or accommodation 

(including secondary dwelling units)  

 



Examples of Intensification:  

Residential Conversion 

Å  Conversion of an 

existing residential-use 

building 

 Originally a single-

detached house, this 

building now contains 

four apartments. 
 



Intensification Wrap -Up: 

Intensification can be 

1. Redevelopment; 

2. Building in previously developed areas; 

3. Infill; and 

4. Conversions and additions. 

(Projects may fall into more than one category)  

 



What does  

policy say?  



What is the Intensification Target? 

Official Plan Section 2.2.2 policy 5 states: 

For new dwelling units and accommodation based on 

building permits in the urban area the target is:   
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Where does the OP Target 

Intensification? 

OP (S. 2.2.2 policy 4) target areas for intensification 

are focussed on: 

ï Central Area 

ï Mainstreets 

ï Mixed Use Centres 

ï Town Centres 

But, some degree of intensification can occur in all 

areas of the city.  

 

 



Target Areas for Intensification 



How much Intensification has been 

taking place? 
39.3% average 

2007 to 2011, 

above the target 
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Density Requirements are not the 

same as an Intensification Target 

ÅDensity requirements (minimum people and jobs per 

hectare) apply to new development in specific areas; 

ÅDensity requirements by area are in Figure 2.3 of the OP: 

Designation 2012 Density Min. Density Requirement 

Central Area 450 500 

Mixed Use Centres     

¢ǳƴƴŜȅΩǎ-Quad 187 250 

Lees 140 250 

Bayview-Preston 106 200 

Blair ς 174 97 200 

Baseline-Woodroffe 83 200 

Hurdman 49 200 

Confederation Heights 116 200 

Billings Bridge 159 160 

Tremblay 53 250 

St. Laurent 64 250 

Cyrville 35 200 



Questions? 
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LOW-RISE RESIDENTIAL INFILL  

 



The focus of this portion is low-rise  

residential infill  

Åsingle detached,  

Åsemi-detached,  

Åtownhouses /  

 row dwellings  



What is INFILL?  

For the purposes of this portion, what we mean by 

infill is:  

ÅSevering a lot to build a new house 

ÅFilling in a gap between houses with a new 

house 

ÅConstructing a second house onto the back or 

side of an existing one 

ÅDemolishing a house and replacing it with 2 or 

more houses. 
 

Sometimes this results in intensification (e.g. when 

1 is replaced by 2), sometimes not (when 1 is  

replaced by 1) 



ÅThis session stops at: The planning 

approval of a proposal / application 

 



Small-scale infill can be approved  

in three ways: 
 

Å Building Permit 

Å Committee of Adjustment 

Å Site Plan  

Å Or a combination of the three 

 



Building Permit  

Å If a proposed house(s) meets all the provisions of 

the Zoning By-law, the builder/developer can 

submit a building permit application 

 
A Zoning By-law is: 

Å A set of regulations that controls development in 

a specific geographic area 



Zoning By-laws regulate:  



Zoning By-laws regulate:  

Å Use of land 

Å Location of buildings & structures 

Å Building height 

Å Lot density 

Å Lot width and area 

Å Setbacks from lot lines 

Å Parking requirements 



R1W Residential Zone 



Zoning by-laws do not regulate: 



Zoning by-laws do not regulate: 

Å location of primary entrance door  

Å location of windows 

Å type of vegetation 

Å style 

Å colours 

Å materials  

Å tenure 



If proposed single and semi-detached 

dwellings meet all the provisions of the ZBL, 

a building permit application can be made 

directly to Building Code Services (BCS).  

 

Building Permit Review consists of 3 

stages: 

Å Building Code review (Building Code Plan   

Examiner) 

Å Zoning compliance review (Zoning Plan 

Examiner) 

Å Grading review (Technologist) 

 

 



Building Permit Review does not look at: 

Å Things unrelated to zoning (e.g. colour, style, 

materials) 

Å  Anything in the Right-of-Way (public land) 

Å  Anything related to trees 

Å  Review of other related permits  

 

 

 



When someone applies for a building 

permit, what is the public consultation 

process? 
 

Å No requirement to consult with Ward 

Councillor, neighbours, or Community 

Association 

Å No requirement to put up sign for notification 

 

What if you want to see plans for what is 

being built? 
 

Å Request ñaccess to building permit recordsò 

 



If someone applies for a Building Permit, 

does the Planning Department review the 

application? 
 

Å No planning approvals required 

 

How are the Urban Design Guidelines for 

Infill Housing applied if someone applies 

for a Building Permit?  
 

Å The Design Guidelines are not óapplicable lawô 



Committee of Adjustment 

Å Minor Variance  - if proposed development does 

not meet zoning provisions 
 

Å Consent (Severance) ï creating a new lot for 

development or separate ownership 

 

Å What is the process? 

Å Role of the Planning Department? 

Å Role of the Public? 



Committee of Adjustment, Process 

Quasi-judicial, independent, administrative tribunal 

appointed by City Council.   

Types of applications: 

Å Minor variance 

Å Consent (severance, long-term lease, easement 

etc.) 

Å Permission to change/expand a legal non-

conforming use 



Committee of Adjustment, Process 

Notice of Applications 

Å Abutting property owners (60 metres) 

Å Ward Councillor 

Å Registered Community Groups 

Å Technical Agencies (utility, conservation authority, etc.) 

Å Various City Departments 

Å Sign posted on site (14 days min) 

 

Hearing 

ÅOpen to public and anyone may speak to an item (5 min) 



 



Committee of Adjustment, Roles 

Planning Department 
 

Å The Planning Department is a commenting agency 

Å Attends hearing 

Å Conditions of Approval (Severance) 



Committee of Adjustment, Roles 

Planning Department: Conditions of Approval 

(Severance) 

Å Owner has one year to clear conditions 

Å Standard Examples from Engineering/Planning Review:  

Å Cash-in-Lieu of Parkland 

Å Grading and Drainage 

Å Separate Services 

Å Other Examples: Utility Easements, Registered Plan 

(survey) 



Committee of Adjustment, Roles 

Public 

 

Å The general public is a commenting agency 

Å  Public Notice provided to properties within 60 

metres, and sign posted on subject property (14 days)  

Å Convey concerns / comments to the panel 

Å Decisions can be appealed to the Ontario Municipal 

Board 

 



Committee of Adjustment, Roles 

Public:  How to get involved? 

 

ÅApplicant engagement (pre-consult with public) 

ÅHow to view submission material? 

ÅWhat comments should be made and how? 

ÅYou donôt have to be a planner to make valid 

planning arguments! 

ÅInformed concerns/objections  

 



Committee of Adjustment, Roles 

Public:  Presenting to the C of A (5 min) 
 

Arguments that HAVE  merit 

Å Zoning related issues 

Å Design Guidelines / OP Policy (evaluative tool) 

Å Character and compatibility 

Å Impacts related to requested variance 
 

Arguments that DO NOT HAVE  merit 

Å Property values, view protection, dwelling condition 

Å Subjective comments (modern vs. traditional design) 

Å Precedent setting, Tenure 



Committee of Adjustment 

Severance 
 

Å  Divide property for 

separate ownership (semi-

detached dwelling) 

 
 

ÅShared driveway and 

Right-of-Way easements 

 
 



Committee of Adjustment 

Severance 
 

 



Committee of Adjustment, Process 

Minor Variance  

Four Tests: 

1. General intent 

and purpose of 

the Official 

Plan 

2. General intent 

and purpose of 

the Zoning By-

law 

3. Desirable for 

the appropriate 

use of the land? 

4. Is it minor? 



Before 

After  



Infill through Site Plan Control  

ñSite Plan Control is the process that is used to control 

or regulate the various features on the site of an actual 

development including building location, landscaping, 

drainage, parking, elevations (design) and access by 

pedestrians and vehiclesò 

 

Small-scale Infill through SPC 

Å Townhouse  

Å Planned Unit Development (PUD) 

Å Low-rise Apartment Dwelling 

Å Stacked-townhouse 

 

Note: some projects may also require Minor Variance / 

Zoning Amendment 



Site Plan, Process 

Public Consultation vs No Public Consultation 

 

Public consultation applies only to the following proposals: 

 

Å New free-standing construction of 250 square meters of 

gross floor area or greater; or 

Å Adjoining addition to an existing building 50 percent or 

greater in size than the existing building; or 

Å Changes in use that results in the requirement for, or the 

provision of, more than 10 parking spaces; or 

Å The installation of new drive-throughs 





Site Plan, Roles 

Planning Department 

ÅPre-application Consultation (mandatory) 

Å Applications subject to public consultation uploaded online 

(ottawa.ca/devapps) & on-site sign posted 

Å Circulation period for commenting 

Å Ward Councillor 

Å Registered Community Groups 

Å Technical Agencies 

Å Internal Departments 

Å Issue Resolution 

ÅDecision 



Site Plan, Roles 

Public:  How to get involved? 
 

Å Contact the City Planner (file lead) 

ÅPublic Engagement via applicant (pre-consultation) 

Å Contact the Ward Councillor 

Å Contact Community Association / Registered 

Community Group 

ÅOn-site signs 

Å Link to submission material (ottawa.ca/devapps) 

Å File lead contact information 



Site Plan, Infill Site 

Before 



Site Plan, Infill Site 

After  


