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REPORT RECOMMENDATIONS
That Planning and Housing Committee recommend Council:

1. Approve an amendment to Volume 2A of the Official Plan to add the
Lincoln Fields Secondary Plan, including Schedule A i Designation Plan,
Schedule B i Maximum Building Heights, and Schedule Ci Mobility and
Connectivity, as detailed in Documents 1, 2, 3, and 4.

2. Approve an amendment to Volume 1 of the Official Plan to change the Hub
designation boundary for the Hub designation surrounding Lincoln Fields
Station on Schedule B2 7 Inner Urban Transect to reflect the Hub boundary
in Document 2.

3. Approve amendments to Zoning By-law 2008-250 to:

a. Create anew MC18 subzone, an urban exception, and two new
schedules that modify performance standards of the MC Zone
related to minimum and maximum building heights, tower step
backs, active frontage requirements, and a minimum requirement for
non-residential uses at-grade along select streets, as detailed in
Documents 5, 8 and 9.

b. Re-zone 2525 Carling Avenue from AM, AM10[2193], and AM10[2194]
to MC18[XXX1]-h SYYY1, as detailed in Document 6.

c. Amend zoning schedule 402 to increase the minimum interior and
rear yard setback requirements for the tower portion of high-rise
building and minimum lot sizes for 2525 Carling Avenue, as detailed
in Document 7.

4. Approve the Consultation Details Section of this report to be included as

part of the &ébrief explanationé in the Sum
Submissions, to be prepared by the Office of the City Clerk and submitted
to Council in the report titledijc ASummary

Submissions for Items Subject to the Planning Act 6 E Xapation
Requirement sé6 at t he CNovemnbeCiBwa2d subjecte et i ng
submissions received between the publication of this report and the time of
Counci | 6s,addetailed in ®ocument 10.



RECOMMANDATIONS DU RAPPORT

Que le Comité de la planification et du logement recommande ce qui suit au
Conseil :

1. Approuver une modification du Volume2 A du Pl an offici el
Pl an secondaire de |l a station LANRanl n

de d®signat i 8inhHautewsAmaximates des batiments, et
I 6 An nCei Mebilité et connectivité, comme indiqué dans les
documents 1, 2, 3 et 4.

2. Approuver une modification du Volume 1 du Plan officiel afin de modifier la
limite de la désignation de carrefour pour la désignation du carrefour
entourant |l a station LB2idmhsectduisectiew s
urbain intérieur afin de refléter la limite du carrefour dans le Document 2.

3. Approuver les modifications du Réglement de zonage 2008-250 visant a :

a. Créer une nouvelle sous-zone MC18, une exception urbaine et deux
nouvelles annexes qui modifient les normes de rendement de la
zone MC relatives aux hauteurs minimales et maximales des
batiments, aux marches de reculement de la tour, aux exigences de
facade active et a une exigence minimale pour les utilisations non
résidentielles au niveau de la rue le long de certaines rues, comme
indiqué dans les Documents 5, 8 et 9.

b. Rezoner le 2525, avenue Carling de AM, AM10[2193] et AM10[2194] a
MC18[XXX1]-h SYYY1, comme indiqué dans le Document 6.

c. Modi fier | 6anndek2 afei e ochGaagleg ment er
minimales de retrait de cour intérieure et de cour arriére pour la
partie de |l a tour doéun i mmeubl e de
minimale des lots pour le 2525, avenue Carling, comme indiqué dans
le Document 7.

4. Approuver que la section du présent rapport consacrée aux détails de la
consultation soit incluse en tant que « breve explication » dans le résumé
des observations écrites et orales du public, qui sera rédigé par le Bureau
du greffe et soumis au Conseil dans le rapport intitulé « Résumé des
observations orales et écrites du public sur les questions assujetties aux
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Fi el
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0exigences doexplicatioonduaux 6taen®mag edne nlt a

territoire a laréunion du Conseil municipal prévue le 13 novembre 2024 », a
la condition que les observations aient été regues entre le moment de la



publication du présent rapport et le moment de la décision du Conseil,
comme indiqué dans le Document 10

EXECUTIVE SUMMARY

Policy and Community Planning staff recommend approving the Lincoln Fields
Secondary Plan (fPlang as it introduces new policies that will ensure all growth and
change for the lands surrounding Lincoln Fields Station on Lines 1 and 3 of the O-Train
contribute to good land use planning.

The Plan refines policies from the Official Plan to improve the predictability of future
developments, respond to local challenges, and direct public investments. The policies
of this Plan seek to enhance liveability by increasing the density and supply of housing
and amenities near rapid transit, finding opportunities for new parks and public spaces,
and prioritizing walking, cycling, and transit.

Some of the notable initiatives in the Plan include:

2525 Carling Avenue (Former Lincoln Fields Shopping Centre)

2525 Carling Avenue is a large 6.5-hectare site located centrally within Plan area and
between a 300-metre to 600-metre walking distance of Lincoln Fields Station. This site
was previously occupied by the former Lincoln Fields Shopping Centre and is currently
occupied by a retail food store, pharmacy, fast food restaurant, and surface parking.
The policies of the Plan direct that the site evolve into a vibrant district with residential,
commercial, retail, and public spaces to support new residents and the surrounding
community. Current concepts show 11 high-rise buildings and approximately 1 hectare
of parkland dedicated to the City, positioned centrally within the district, as well as a
new north-south main street connecting Richmond Road and Carling Avenue.

As part of this report, staff are recommending that Council approve an amendment to
the Zoning By-law to facilitate this redevelopment. There is no phasing plan available
yet, but staff anticipate this district will fully build out over the entire lifecycle of this
secondary plan.

Reconfiguration of the Kichi Zgbo Mi kan and C

The policies of the Plan propose to replace t
Avenue intersection from a grade-separated interchange to a protected signalized
intersection. The Kichi Zogb@ Mi kan is a parkway owned

Capital Commission (NCC) and Carling Avenue is an arterial road owned and operated
by the City. Staff from the City and the NCC have collaborated to arrive at this shared
concept. Further studies and discussions are required related to design details,



timelines, potential coordination with other projects, and project costing. It is expected
that the NCC will be fully responsible for all re-construction works related to its parkway.

Future Development Areas (Pinecrest Creek Valley)

The removal of the Kichi Zgbg Mi kan and Carl i
to redevelop four identified areas in the Pinecrest Creek valley for high-density, transit-

oriented development. These sites, located within 100 to 300 meters of the station and

near key amenities, include areas south of Richmond Road, north of Carling Avenue,

and where the Kichi Z§bd MPldnaraposesboidisg current |
heights up to 40 storeys for most sites and 30 storeys for one, contingent on zoning

amendments and servicing capacity.

460 to 508 Edgeworth Avenue

The properties at 460 to 508 Edgeworth Avenue, located in the Woodpark
neighborhood, are planned for an increase in maximum heights permissions, varying
between seven to 24 storeys, with the tallest buildings nearest Carling Avenue and
Lincoln Fields Station. These properties along the west side of Edgeworth Avenue are
approximately 56 metres deep and within an approximate 300-metre walking distance of
Lincoln Fields Station. Lots along Carling Avenue and in the future development area
east of Lincoln Fields Station and nearest Edgeworth Avenue are planned for high-rise
development. Greater building heights along Edgeworth Avenue locates high-density
housing near rapid transit. Future residents living along Edgeworth Avenue will have
access to the Pinecrest Creek valley, the multi-use pathway network, the retail and
commercial amenities along Richmond Road, Carling Avenue, and the future amenities
at the 2525 Carling Avenue district. The proposal to introduce high-rise and mid-rise
permi ssions along the western side of Edgewor
to establish building height transition: the approximate application of the 45-degree
angular plane to establish scale; the progressive lowering of heights for abutting
buildings from the lots along Carling Avenue / the future development area towards
Woodpark; ensuring a distinct low-rise building base that complements the existing
neighbourhood character; and a minimum 20-metre distance between a potential tower
location and the nearest Neighbourhood designated low-rise lot line.

Of the policies in the secondary plan, this proposal has been met with the most
opposition from members of the public. Policy and Community Planning staff received
over 40 written submissions during the public circulation period predominantly from
residents of Woodpark and the Woodpark Community Association expressing their
opposition to mid-rise and high-rise buildings along the western side of Edgeworth
Avenue. See Document 10 i Consultation and Circulation Details for more information.



Infrastructure and Servicing Capacity

There is limited sewer capacity in the Plan area and any available sewer capacity for
new developments is considered on a first-come, first-served basis. Capacity will be
evaluated for each development application and if capacity is deemed inadequate for
the proposed development, the City will pause the application by adding a holding
symbol to applicable zoning until there is sufficient capacity. A development proponent
may be required to pay for any servicing studies and local servicing upgrades in order
for development to proceed.

SYNTHESE ADMINISTRATIVE

Le personnel de la Direction des politiques et de la planification communautaire

recommande ddéapprouver | e Plan secoPadsg,i re de
car il présente de nouvelles politiques qui garantiront que toute croissance et toute

modification des terrains entourant la station Lincoln Fields sur les Lignes1et3 de | 6 O
Train contribueront ° une bonne planification
Le Plan pr®cise |l es politiques du Plan offici
ameénagements futurs, répondre aux défis locaux et orienter les investissements

publics. Les politiques de ce Plan visent ~ a
densit ® et | 6offre de | ogements et dbéinstallati o
rapide, en trouvant des possibilit®s dbéam®nag

publics et en accordant la priorité a la marche, au cyclisme et au transport en commun.
Parmi les initiatives notables du Plan, on compte :

Le 2525, avenue Carling (ancien centre commercial Lincoln Fields)

Le 2525, avenue Carling est un grand emplacement de 6,5 hectares situé au centre de
la zone du Plan et a une distance de marche de 300 a 600 métres de la station Lincoln

Fields. Cet emplacement ®tait auparavant occu
LinconFi el ds et il est actuell ement occup® par u
pharmacie, un restaurant rapide et un stationnement en surface. Les politiques du Plan

visent ° favoriser | 6®volution de | 6empl aceme

d 0 e s pr@sidentiels, commerciaux, de vente au détail et publics pour appuyer les
nouveaux résidents et la communauté environnante. Les concepts actuels montrent
11 immeubles de grande hauteur et environ 1 hectare de parc réservé a la Ville,

positionnésaucentre du quartier, ainsi g u O wsudaeliamtouv el | e
l e chemin Richmond et | davenue Carling.

Dans le cadre du présent rapport, le personnel recommande que le Conseil approuve
une modification du Réglementde zonageaf i n de faciliter ce r®am®



pas encore de plan doéoam®nagement par ®tapes d

ce que ce quartier soit enti rement am®nag® s
secondaire.

Reconfiguration de | d6intersection de | a pr ome
Carling

Les politiques du Plan proposent de transform
promenade Kichi Zobg Mikan et de | avenue Car
carrefour ° feux enti rement prot®g®. La prom
Commission de la capitale nationale (CCN) et est exploitée parcelle-ci , et | davenue
Carling est une artére qui appartient a la Ville et est exploitée par celle-ci. Le personnel

de I a Ville et de | a CCN ont coll abor® pour p
études et discussions sont nécessaires portant sur les détails de conception, les
®ch®anciers, |l a coordination possible avec dbo
du projet. On sbéattend = ce que |l a CCN soit e
de reconstruction liés a sa promenade.

Zones dbéam®nagement futur (vall ®e du rui sseau
Léenl vement des bretelles dbéacc s de | a prom
Carling offre | 6occasion de r®am®nager quatre

rui sseau Pinecrest en vue dbébun am®nagement
commun. Ces emplacements, situés dans un rayon de 100 a 300 métres de la station et

proximit® doéinstallations i mportantes, comp
chemin Richmond, au nord de | 6avenue Carling
actuellementlesbret el | es de | a promenade Kichi Z@gbg Mi
hauteurs de batiments pouvant atteindre 40 étages pour la plupart des emplacements
et30®t ages pour | 6un dbéentre eux, sous r ®serve

et de la capacité de viabilisation.

Du 460 au 508, avenue Edgeworth

Pour les propriétés du 460 au 508, avenue Edgeworth, situées dans le quartier

Woodpark, on prévoit une augmentation des autorisations de hauteur maximale, allant
desepta24®t ages, | es i mmeubles | es plus hauts ®t:
Carling et de la station Lincoln Fields. Ces propriétés situées le long du c6té ouest de

| 6avenue Edgeworth ont une pméiresensdteouventade t err
unedi st ance de mar anétes dd @ stationiLincoln FiekS. On prévoit
desam®nagements de grande hauteur sur | es terra
dans | a future zone dbéam®nagement ~ | dest de

| 6avenue Edgewort h. Le Il ong de | 6avenue Edgew



de plus grande hauteur seront situés a proximité des transports en commun rapides.
Les futurs r®sidents qui habiteront | e |l ong d
vallée du ruisseau Pinecrest, au réseau de sentiers polyvalents, aux installations
commerci al es et de vente au do®t ail l e Il ong du cft
et également aux installations futures du quartier au 2525, avenue Carling. La
proposition visant ~ autoriser |l a constructio
grande hauteurl e | ong du c!t® ouest de | 6avenue Edge
la Ville pour établir la transition en hauteur des immeubles: | 6 appl i cation app
du plan angulairede45degr ®s pour ®tablir | 6®chelle; | 6al
hauteurs des | mmeubl es contigus ° ©partir des |l ots
zone déam®nagement et en allant vers Woodpark
hauteur distinct qui sbéharmonise au caract re
distance minimalede20m tres entre | 6empl acement potent.
|l ot déi mmeubl e de fai bl e haquartierwplgspmocheant | a

o

Parmi | es politigqgues du Pl an secondaire, cett
de la part du public. Le personnel de la Direction des politiques et de la planification

communautaire a recu plus de 40 soumissions écrites pendant la période de diffusion

publique, principalement de la part de résidentes et de résidents de Woodpark et de

| 6association communautaire de Woodpark expri
moyenne hauteur et de grande hauteur situ®s |
Edgeworth. Voir le Document 10 i Détails de la consultation et de la circulation pour

plus de renseignements.

Infrastructure et capacité de viabilisation

La capacit® des ®gouts est | imit®e dans |l a zo
disponible pour les nouveaux aménagements est disponible selon le principe du
premier arrivé, premier servi. La capacité sera évaluée pour chague demande

déoam®nagement, et si elle est jug®e insuffisa
mettra | a demande en pause en ajoutant un sym
applicabl e j us gu 6 "mentde capaciéi Le prgmoteur du prejetf f i s am
d 6 am®n ag e me ntenu gegayer pdurtles études sur la viabilisation et les mises

niveau | ocales de | a viabilisation effectu®
de | 6avant.
BACKGROUND

Rationale for a Secondary Plan

A secondary plan is a long-range policy document that directs growth and development
of an area for a 25-year period. The creation of a secondary plan is collaborative and



requires extensive engagement from multiple service areas within the City, public
agencies, elected officials, community groups, individual residents, landowners,
developers, and industry consultants. They are implemented as an amendment to the
Official Plan. Ideas and policy direction brought forward by a secondary plan are
expected to be built out over a 25-year period either by development proponents or
when funding is available for City-led capital works. Secondary plans may require
amendments to the Zoning By-law to further implement their objectives and direction.
This report recommends only re-zoning the lands at 2525 Carling Avenue to facilitate a
large-scale greyfield redevelopment. T h e  CDrdftZ@nmg By-law, anticipated to be
completed in early 2026, will implement the remainder of the policy direction of the
Lincoln Fields Secondary Plan. Prior to the adoption and full implementation of the new
Zoning By-law, privately initiated applications to amend the Zoning By-law may be
required to ensure developments are zoning compliant.

In anticipation of the arrival of the western expansion of the Confederation Line of the
O-Train, planned to open in 2026, the City initiated this secondary plan study to direct
growth and change for the lands surrounding Lincoln Fields Station, ensuring that public
investments and private developments contribute to the enhancement of liveability for
the surrounding communities. The City is also planning for rapid transit and future
transit priority measures along Carling Avenue. As a result of the existing and future
transit network for the Lincoln Fields area, Volume 1 of the C i t Qfficial Plan
designates a majority of the area as a Protected Major Transit Station Area (PMTSA)
and Hub. The planned function of a Hub and PMTSA is to concentrate a diversity of
functions, a higher density of development, a greater degree of mixed uses and a higher
level of public transit connectivity than the areas abutting and surrounding the Hub. The
properties along Carling Avenue and Richmond Road are designated as Mainstreet
Corridors, which anticipate higher densities and a greater degree of mixed uses than
the surrounding neighbourhoods. Given these high-density designations, the City
anticipates a rapid rate of development for this area and initiated the Lincoln Fields
Secondary Plan to apply and refine policy direction from the Official Plan at a local level
that considers the unique characteristics and features of the existing communities, while
advancing many of the City éog,urpandesignj ng, housin
infrastructure, and parkland objectives.

Study Area

The Lincoln Fields Secondary Plan centres around Lincoln Fields Station, an existing
Transitway station that is to be replaced with a light rail station as part of the western
expansion of the O-Train (anticipated to open in 2026).
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The Lincoln Fields area is characterized by a variety of uses, with the lands along
Richmond Road and Carling Avenue primarily occupied by non-residential uses such as
commercial, medical offices, food retail, restaurants, automobile servicing, emergency
services, affiliated surface parking, and a few residential and mixed-use buildings.
Although there are some residential uses along Richmond Road and Carling Avenue,
most of the buildings containing dwelling units are generally located along side streets
and in the surrounding neighbourhoods (Britannia Village, Lincoln Heights, Queensway
Terrace North, Whitehaven, and Woodpark). The heights of the existing residential and
mixed-use buildings vary across the Plan area with a range from high-rise buildings up
to 24 storeys along Richmond Road to single-storey detached dwellings within the
neighbourhoods.

The Plan area also includes the Pinecrest Creek Valley Greenspace, which is a large
central greenspace that is owned and operated by the National Capital Commission
(NCC). Located in this valley are the existing Lincoln Fields Transitway Station and
roadway, the under-construction Lincoln Fields O-Train Station and bus loop, the Kichi
Zo0bd Mi kan roadway and it s -usapathvgays, agpedestidnust ne
bridge, the Common Ground community garden, and natural features such as mature
trees and shrubbery. At the time the secondary plan study was underway, a significant
portion of the Pinecrest Creek valley was used as staging for construction of the
western expansion of the O-Train. The Britannia Conservation Area, Mud Lake Trall,
Woodroffe Avenue, Pinecrest Road, Carlingwood Hub, and the New Orchard and
Queensview O-Train stations are in the vicinity of the Plan area.
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DISCUSSION

Policy and Community Planning staff recommend the approval of the Lincoln Fields
Secondary Plan (fPlang as it refines the policy direction from the Official Plan to better
fit the local context, improves the predictability of future developments, and
demonstrates good land use planning overall.

The Lincoln Fields Secondary Plan, a long-range local policy document, balances

multiple interests and provides the path forward so that future developments and

projects contribute to the advancement of the Five Big Moves of the Official Plan. As

part of the planning study, staff reviewed the existing conditions of the Plan area and

the surrounding communities, including the existing lot fabric and land uses, applicable

policies and zoning, the transportation and mobility networks, and more. Although the

policies of the Plan facilitate development across the Plan area, there are a number of

key opportunitesandd evel opabl e areas of interest that
planning goals and objectives that merit additional layers of policy.

Key opportunities

Vibrant and Active Streets

Richmond Road, Carling Avenue, and a future north-south public street conveyed to the
City upon the redevelopment of the 2525 Carling Avenue district, are prioritized as
active frontage streets. It is anticipated that these three street segments will be where a
majority of the commercial, retail, and other non-residential amenities will be located.
The Plan requires a minimum of one non-residential use per building that fronts onto
Richmond Road and the new north-south public street, which will contribute to
animating these streets.

The Plan requires pedestrian and cyclist facilities and the planting of street trees in

the --right-of-way, including the segments of the active frontage streets above. This will
ensure that all roadways contribute to the movement and comfort of people, regardless
of their preferred mode of transportation.

Walking and Cycling

A principle objective of the mobility policies of this Plan is to prioritize the movement of
pedestrians, cyclists and to facilitate access to and from the Lincoln Fields O-Train
Station. This will be achieved by requiring that active transportation facilities be built at
strategic locations upon redevelopment, and ensuring public spaces and amenity areas
allow for the movement of people using active transportation. These facilities will
provide people with the option to walk or cycle instead of driving to major destinations

T to transit, commercial destinations, and parks.
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Reconfiguration of tCareng Kvenucinters&cGob ¢ Mi k an

Pedestrians heading west along both sides of Carling Avenue must use a narrow
sidewalk, cyclists have no dedicated cycling facility, and both must cross the two
on-and-off vehicularrampso f t h e Ki c hPlannibg Deyelopmeht and Building
Services staff have been considering options to complete the westward cycling
connections along Carling Avenue to ensure cyclists have safe and reliable connections
and to widen sidewalks along Carling Avenue to make the pedestrian experience more
comfortable.

A notable change to the roadway network proposed by the Plan is the shared vision
bet ween the NCC and the City to replace
Avenue intersection from a grade separated interchange to a protected signalized
intersection. This roadway modification would add the necessary pedestrian and cycling
facilities to make accessing Lincoln Fields Station from the west safer and more
comfortable. The removal of these ramps would also replace car-oriented infrastructure
on NCC land with opportunities for high-rise, mixed-use, and transit-oriented
development within a close walking distance of Lincoln Fields Station. Further work is
needed on | design, project cost and timing, and potential coordination with other
projects. A source of funding to proceed to next steps is yet to be determined. However,
it is expected that the NCC will be responsible for road-reconstruction works related to
its parkway. There is underground infrastructure within the Pinecrest Creek valley,
including a backbone watermain, sanitary and storm sewers, that will need to be
preserved.

Existing conditions

S5 /

Drone footage captured by the City of Ottawa (July 2024).

and

t
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Proposed
re-configured
intersection with
approximate building
massing that shows
the long-term potential
future build-out of Hub
and Corridor
properties.

-t
Rendering prepared by Alta Planning + Design,
commissioned by the City of Ottawa.

2525 Carling Avenue (Former Lincoln Fields Shopping Centre)

This Plan contains a site-specific policy that directs the redevelopment of 2525 Carling
Avenue i former Lincoln Fields Shopping Centre. This approximately 6.5-hectare site is
currently occupied by a retail food store, a pharmacy, a fast-food restaurant with a
drive-thru, extensive surface parking, and a local bus stop.

2525 Carling Avenue is planned to become a high-rise, mixed-use, and transit-oriented
district that increases the supply of amenities and housing near rapid transit. This
district is planned to be an activity node with a variety of non-residential uses, such as
commercial, retail, and office to provide daily amenities that will support future residents
and the existing surrounding communities. A new north-south collector street with a
24-metre right-of-way that connects the Carling Avenue and Richmond Road with
separated pedestrian, cycling and vehicular facilities, will be built by the development
proponent and then conveyed to the City. This new public street will be lined with
commercial and retail uses at the base of high-rise mixed-use buildings that will draw
people into the district. The current concepts propose 11 high-rise mixed-use buildings.
Parkland will be conveyed to the City. Per the current parkland dedication rate, the City
anticipates receiving approximately 1-hectare of parkland dedication, with the conveyed
land to be located in a central location of the district. The concept for the redevelopment
of this district will be an annex to the secondary plan to help inform future planning
applications.
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Policy and Community Planning staff recommend that Council approve an amendment

to the Zoning By-law to allow for this development as it represents good planning and
advances each of the Of fande¢he @liding°Arirciplésswithihi ve Bi ¢
the secondary plan. This large site presents a unique opportunity to create a dense,

vibrant mixed-use transit-oriented district within a short walking distance from rapid

transit, including Lincoln Fields Station and future rapid transit along Carling Avenue,

with amenities and a park that will serve the future residents and the surrounding

communities.

Once the necessary zoning is implemented, the next step for the development
proponent is to continue with a Plan of Subdivision and Site Plan Control applications.

Concept Plan for 2525 Carling Avenue (prepared by RioCan and RLA Architecture):



