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Comments on applications # D02-02-21-0082 and # D07-12-22-0177  
 for 3430 Carling Avenue 

Issue 01, February 13, 2023 
by the 

Crystal Beach Lakeview Community Association (CBLCA) 
 

The proposal is improved from the previous version and contains positive changes, but the Crystal Beach 
Lakeview Community Association still has concerns to share. 
 
The zoning bylaw amendment requested in application # D02-02-21-0082 has not been approved, and 
now, in total, with the changes requested in site plan application # D07-12-22-0177, the proponent is 
requesting not only height greater than all other buildings in this low-rise neighbourhood, but also: 

• the right-of-way 

• an exemption from meeting the 3 m setback requirement, despite the loss of the right-of-way 

• a floor space index of 2.04, still greater than the 2.0 requirement 

• a reduction in the minimum parking space requirement 

• a reduction in the minimum width of a landscaped buffer between the subject property and 
neighbouring residential properties. 

The proposal is still just too big. 
 
We appreciate that Fotenn Consultants Inc. have attempted to provide a design that is less problematic 
to the neighbours on Elterwater Avenue, but the solution remains inadequate. The buildings are still just 
too big. They overfill this shallow lot and add too many people to a low-rise residential street with 
limited transit. I86 units with 289 vehicle parking spaces is a lot of people and vehicles. For comparison, 
the Trebla, an office converted to residential in the middle of downtown Ottawa, contains 158 units. 
 
Even reduced to six storeys and pushed as far north as they can go, the buildings—with rooftop terraces 
no less—will still loom over the neighbours. Townhouses or a four-storey building with space for a 
couple of picnic tables would be more appropriate. 
 
Most of the comments our community association made on the nine-storey application # D02-02-21-
0082 are still valid. Please, refer to Submission on D02-02-21-0082, the Proposal for 3430 Carling Avenue 
by the Crystal Beach Lakeview Community Association (CBLCA) Issue 1.0 (October 6, 2021) 
 
The following comments focus on the broader impact of this development on Carling Avenue and 
missed opportunities. 

Transportation Master Plan opportunity 
What is Ottawa’s vision for Carling Avenue from Bayshore Drive to Moodie Road? East of Bayshore, 
Carling is a main street. West of Moodie Drive, it’s two lanes through countryside. What is this stretch 
supposed to be? On a summer evening, Crystal Beach Lakeview residents are more likely to stroll on this 
street (yes, both sides) than on any other street in the neighbourhood. They are drawn not just by the 
beauty of the sailing club and Andrew Haydon Park but by the variety of the homes from a range of 
building styles and periods. It’s a fun place to walk, despite the poor design of the road itself. 
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The road is five straight lanes of uncontrolled traffic. While the north side has a pleasant and usable 
multi-use pathway, on the south side the sidewalk is jammed against the curb and the speeding traffic. 
Snowplows leave windrows, mainly on the road, but partly on the sidewalk. Several years ago, a vehicle 
swerved off Carling and smashed into a townhouse, (near, but just outside the traffic study area) even 
though its setback meets the requirement. (In other words, that townhouse does not have what this 
application charmingly refers to as “a more intimate connection with the Carling Avenue corridor”!) The 
accident made the CBC National’s ‘Moment of the Day’. 
 
The design of this stretch of Carling could be the “before” picture in a talk on walkable cities.  
With the new Transportation Master Plan, the City has an opportunity to rethink this residential and 
park-lined stretch of Carling. The community association is concerned that giving away the Carling right-
of-way may hamper future efforts to make this part of Carling a slower complete street, perhaps with a 
boulevard and cycling lanes so that it can properly showcase the beauty of the City’s assets on the north 
side.  

Public transit opportunity 
With LRT2 nearing completion and a new transit committee rethinking bus routes, the City has an 
opportunity to restore the bus service this community used to have. While the express 258 bus service 
has been excellent and beloved by the community, at some point, we lost the local route 166 which 
circled through Crystal Beach Lakeview to the grocery stores, library, and other services of Bells Corners. 
We were left with two stubs of a bus service and a local bus that doesn’t really go anywhere useful 
except Bayshore.  

Zoning opportunity 
The zoning, a hodgepodge of Nepean and Ottawa rules with ad hoc additions, has not kept up as the 
actual development evolved into low-rise residential. We have lost almost all our commercial buildings 
over the decades. With new zoning bylaws we have an opportunity to formalize the integration into the 
rest of the neighbourhood that has already occurred.  

Planning opportunity 
For years now, the community association, the City, several local councillors, and the Ottawa Police have 
spent considerable effort and expense in vain attempts to control speeding on this stretch of Carling 
through signage and enforcement, to little avail—the street is hugely wide. Meanwhile architects here 
are designing for speed, and the City is not discouraging them. Both the architect on this project and the 
architect on the last project, application # D07-04-16-0002, 3368 Carling Avenue (at Bedale) designed to 
appeal to people travelling at considerable speed on Carling.1 The architects are not planners, and they 
design for what they currently see, rather than try to improve the situation. 
 
City Planning should discourage “design for speed” thinking; it’s counterproductive. Encourage designs 
that make walking and biking interesting.  
 

 
1 “The upper levels of the building, which will be observed more typically from a vehicle, the design is far more 
expressive to reflect the speed in which it will be experienced.” 3430 Carling Avenue Design Brief (December 6, 
2022), page 7 
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Schedule C13 of the New Official Plan identifies Carling as a scenic route, and it should be treated as 
such.  
 
This area really is a gorgeous piece of Ottawa and the City should be taking it more seriously. Encourage 
people to slow down and enjoy the view. We have opportunities for various departments of the City to 
work in unison to remediate this stretch of Carling Avenue. In the meantime, let’s not make it worse.  
 
Ensure that the re-development is compatible and complements the surrounding land uses and does not 
just wall speeding traffic into a tunnel. 


