
The Town invites and encourages people with disabilities to attend and voice their comments in relation 
to accessibility related reports.  For those who are unable to attend, the Town encourages the use of the 

Customer Feedback Form found on the Accessibility Page on the Town’s website. 
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PLANNING ADVISORY/COMMITTEE OF ADJUSTMENT/ 
PROPERTY STANDARDS COMMITTEE AGENDA 

On January 23, 2024 @ 6:00 PM 
In-Person in the Town Hall Council Chambers, 30 King Street East, Gananoque 

(parking on-site via Garden Street) 
and via Teleconference/Video Conference using information below: 

Teleconference Toll Free Number – 1-833-311-4101, Access Code: 2633 171 2940 
Video Access:   Click Here 

 

  Attachment 

1. Call Meeting to Order  

2. Adoption of the Agenda Motion 

3. Disclosure of Pecuniary Interest & General Nature Thereof  

4. Approval of Minutes  

• Minutes of November 28, 2023  
• Minutes of November 30, 2023 Motion 

5. Public Question/Comments (only addressing items on the agenda) 
*Note:  Members of the public are permitted to speak to Planning Act 
applications under Reports/New Business at the time of discussion. 

 

6. Unfinished Business – None   

7. Reports/New Business  

 OFFICIAL PLAN AMENDMENT  

 OPA6-2023 – 740 KING STREET WEST – ISLAND CANVAS 
INC 

Motion 

 DEVELOPMENT PERMIT APPLICATIONS  

 DP2023-17-2023 – 740 KING STREET WEST – ISLAND 
CANVAS INC Motion 

8. Correspondence/Other   

 OLT Case Number: OLT-24-000050 – 263 Sydenham Street Receive 

9. PAC Meeting (OP Review) – February 7, 2024 
Next Regular Meeting – February 27, 2024 

 

10. Questions From the Media  

file://TOG-FSERVER/Common/COUNCIL,%20BOARDS%20and%20BY-LAWS%20-%20C/C05%20-%20COMMITTEES%20AGENDA/PAC%20COA%20PSC/2023/8.%20November%2028,%202023/Click%20Here
file://TOG-FSERVER/Common/COUNCIL,%20BOARDS%20and%20BY-LAWS%20-%20C/C05%20-%20COMMITTEES%20AGENDA/PAC%20COA%20PSC/2023/8.%20November%2028,%202023/Click%20Here
file://TOG-FSERVER/Common/COUNCIL,%20BOARDS%20and%20BY-LAWS%20-%20C/C05%20-%20COMMITTEES%20AGENDA/PAC%20COA%20PSC/2023/8.%20November%2028,%202023/Click%20Here



 


 


 
The Corporation of the Town of 


 


PLANNING ADVISORY/COMMITTEE OF ADJUSTMENT/PROPERTY 
STANDARDS COMMITTEE MEETING MINUTES 


 


On Tuesday, November 28, 2023 @ 6:00 PM 
Town Hall and via Webex Teleconference Meeting 


 
COMMITTEE MEMBERS PRESENT STAFF PRESENT 


Acting 
Chair: 


Brian Brooks Brenda Guy,  
Manager of Planning and Development 


Members: 


Lynda Garrah Trudy Gravel, Assistant Planner 


Emery Groen  


Councillor Anne Marie Koiner  


Neil McCarney  


 Jana Miller  


 Marion Sprenger  


 Kathy Warren  


Absent: Councillor Colin Brown  
 


1. Call Meeting to Order – Acting Chair Brian Brooks called the meeting to order at 
6:00pm.  Councillor Brown absent due to conflict of interest on three applications 
(B2-2023, DP2023-15, DP2023-20) as family owns adjacent property.  


2. Adoption of the Agenda 


PAC-COA-PSC Motion #2023-42 
Moved by: Neil McCarney     Seconded by: Councillor Koiner 
BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF 
ADJUSTMENT/ PROPERTY STANDARDS COMMITTEE adopt the agenda dated 
November 28, 2023. 


CARRIED 
3. Disclosure of Pecuniary Interest & General Nature Thereof – Jana Miller 


DP2023-19 791 Windsor Lane – 639281 Ontario Limited 
4. Adoption of Minutes 


 PAC-COA-PSC Motion #2023-43 
Moved by: Neil McCarney  Seconded by:  Councillor Koiner 
THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF ADJUSTMENT/ 
PROPERTY STANDARDS COMMITTEE adopt the minutes dated October 24, 
2023. 


CARRIED 
5. Public Question/Comments – None 


6. Unfinished Business – None 







 


 


7.  Reports/New Business  
 
Consent Application 
B2-2023 – Clarence & Market Street – Barry Humphrey  
The owner Barry Humphrey was in attendance. 
 
The applicant is requesting to sever a vacant lot consisting of 945m2 
(10,171.9ft2) located at the corner of Clarence and Market Street.  The 
applicant is proposing to construct a single detached dwelling on the retained 
lands.  A Development Permit application (DP2023-20) is being processed 
concurrently to address the required relief for the new dwelling.   
 
The subject property fronts onto two streets; Clarence Street and Market 
Street.  The adjacent uses include commercial use (motel) and residential.  The 
severed lands will have a frontage of 18.26 metres and consist of 477m2 with 
frontage on Clarence Street.  The retained lot will have a frontage of 18.28m 
and consist of 468m2 abutting both Clarence Street and Market Street.  
 
The proposed consent meets the intent of the Provincial Policy Statement.  The 
use is permitted under the Lowertown designation in the Official Plan and 
Lowertown Mixed Use in the Development Permit By-law.   Both lots will 
comply with site provisions in terms of lot area and lot frontage. 
 
Committee member inquired about cash-in-lieu of parkland as it is a condition 
of consent.  Staff identified that this condition is applied for new lots created 
under the Cash-in-lieu of Parkland By-law. 
 
Staff have no objection to the consent application, subject to conditions, as it 
meets the policies of the Provincial Policy Statement, Official Plan and 
Development Permit By-law.  
 


 PAC-COA-PSC Motion #2023-44 
Moved by: Jana Miller  Seconded by:  Emery Groen 
 
THAT COMMITTEE OF ADJUSTMENT approve Consent Application B02-
2023 for the creation of a new lot be approved provided the following conditions 
are met: 


1. New deeds be prepared and submitted to the Town, 
2. A final reference plan be submitted and registered, to the satisfaction of 


the Town, 
3. Payment of Cash-in-lieu of parkland is required for the new lot, 
4. The balance of any outstanding taxes, including penalties and interest 


(and any local improvement charges) shall be paid to the Town of 
Gananoque, if required. 


5. All costs related to fulfilling the conditions are borne by the applicant. 
6. All conditions of this decision be fulfilled and the documents presented to 


the Town for issuance of the Certificate of Consent within a period not to 
exceed 24 months from the date of decision. 


          CARRIED. 







 


 


 Development Permit Application 
DP2023-15 – 337 King Street East – EJK Property Holdings, Pharmacy 
(Class III) 
The owners, Daryl and Eric McElwain on behalf of EJK Property Holdings, were 
in attendance. 
 
The applicants are requesting to construct a new retail building for a purpose of 
a pharmacy at the southeast corner of the property.  The new build will consist 
of 594.4m2 (6,398ft) and 7m in height.  One entrance/exit is proposed from King 
Street, 4 barrier free parking spaces with a total of 22 parking spaces.  A 
loading space will be located to the rear of the building and an enclosed 
garbage enclosure at the southwest corner of the property.  A landscaped area 
and walkway connection will be provided along King Street East along with a 
proposed stair connection to the adjacent grocery store parking lot (to be 
confirmed with adjacent land owner). 
 
The applicant is requesting relief for a reduction in the minimum rear yard 
setback from 6m to 4.6m, a reduction in the size of the loading space from 
3.5m x 14m to 3.2m x 9.5m and a reduction in the number of required parking 
spaces from 30 to 22. 
 
Committee members discussed left turn movements from King Street East, 
vehicle size and number of delivery vehicles, waste collection, grade of the 
staircase at the rear of the property and environmental concerns of the site.   
 
The owners confirms that 15ft vehicles provide delivery, approximately 6 days a 
week. 
 
Committee members commended the owners in providing 4 barrier free parking 
spaces located near the entrance of the building.  The Committee 
recommended a further reduction in the number of parking spaces from 22 to 
21 to provide greater access to the loading zone and garbage enclosure 
deliveries and removal. 
 
There were no environmental concerns of the property with the completion of 
the Phase 1 and 2 Environmental Site Assessments and no further action is 
required. 
 
Staff have no objection to the application for EJK Property Holdings Inc. at 337 
King Street East for the development of a retail store with reduced parking, 
reduced loading size and reduced rear yard setback of 4.6m, subject to 
outlined conditions as it meets the policies of the Provincial Policy Statement, 
Official Plan and Development Permit By-law.  
 
PAC-COA-PSC Motion #2023-45 
Moved by: Kathy Warren  Seconded by:  Marion Sprenger 
 
THAT PLANNING ADVISORY COMMITTEE recommend to Council that they 
have no objection to DP2023-15, EJK Property Holdings Inc. – 337 King Street 
East, for the development of the Pharmacy with a reduction in parking to 21 







 


 


parking spaces, reduced loading size and reduced rear yard setback of 4.6m 
subject to the following conditions: 


 All final plans to be submitted and approved by the Town, 
 Consideration and approval with the adjacent property owner for access 


of a staircase, 
 The Owner is required to comply with the municipal backflow by-law and 


subject to the review and approval of Utilities, 
 That all registered Site Plan Agreements be removed from title on the 


property prior to the registration of the Development Permit Agreement, 
 The Owner enter into a Development Permit Agreement within one year 


of the Notice of Decision or the approval may lapse; and 
 All costs associated with fulfilling the conditions of this decision are 


borne by the Owner. 
CARRIED. 


 
Development Permit Application 
DP2023-20 – Corner of Market & Clarence Street – Humphrey (Class II) 
The owner, Barry Humphrey, was in attendance. 
 
The owner is seeking to construct a single detached dwelling on the proposed 
retained lot.  The proposal is to construct a single detached two storey dwelling 
on the retained lot located at the corner of Clarence and Market Street.   
 
The proposed dwelling will encroach into the rear yard and exceed the lot 
coverage from the Lowertown Mixed Use designation of the Development 
Permit  By-law.  Specifically, relief is being sought on the proposed retained lot 
for an increase in lot coverage from 35% to 42% and a reduction in the rear 
yard 7.5m to 4.0m. (DP2023-20 is being processed concurrently with the 
consent application B2-2023.) 
 
Staff are recommending an increased of lot coverage from 35% to 40% which 
is consistent with previously approved applications and a rear yard reduction 
from 7.5m to 4.5m which is consistent with exterior side yard setback 
provisions.   
 
The subject property has frontage along both Clarence and Market Street.  The 
adjacent uses include commercial use (motel) and residential.  The lands 
contain an existing asphalt surface and a mature cedar hedge along Market 
Street.  A smaller row of cedars are on the adjacent commercial use (motel) 
which is the rear yard of the subject lands. 
 
The use is permitted under the Lowertown designation in the Official Plan and 
Lowertown Mixed Use in the Development Permit By-law, and meets the intent 
of the Provincial Policy Statement. 
 
Committee members inquired about the façade of the proposed dwelling and 
how the new dwelling will fit into the existing neighbourhood.  Mr. Humphrey 
indicated that the new dwelling will be constructed of stone, glass, brick and 
wood siding in a cape cod style with a reverse two storey that will provide a 







 


 


view of the St. Lawrence River.  He additionally noted that surrounding homes 
were constructed in the 1970’s.  The cedar hedge along Market Street will be 
reviewed and a fence will be constructed in the rear yard to minimize traffic and 
lights from the adjacent commercial use.  An entrance permit will be required 
from Public Works at the time of building permit. 
 
The Committee members discussed the request for the relief of the increased 
lot coverage and reduction in the rear yard.  The Committee supported the 
increase in the lot coverage from 40% to 42% and a reduction in the rear yard 
from 7.5m to 4.0m.  It was noted by staff that a future survey of the dwelling on 
the lot will be required given the proposed dimensions of the structure. 
 
PAC-COA-PSC Motion #2023-46 
Moved by: Emery Groen  Seconded by:  Neil McCarney 
 
THAT COMMITTEE OF ADJUSTMENT approves DP2023-20 (Humphrey) at 
Clarence & Market Street for an increased lot coverage from 35% to 42% and a 
rear yard reduction from 7.5m to 4.0m, subject to the following conditions: 


 Owner obtain approvals from Public Works/Utilities Department for water 
and sewer services in accordance with the Urban Service Requirements, 


 Owner obtain any approvals from Eastern Ontario Power, 
 All costs associated with fulfilling the conditions of this decision are 


borne by the Owner, and 
 The Owner fulfill all conditions within one year of this approval or the 


application will lapse. 
CARRIED. 


 
Development Permit Application 
DP2023-21 – 263 Sydenham Street - Feliciano (Class II) 
The agent, Sarah Spooner of Songwood Contracting, was in attendance via 
Webex. 
 
The owner is requesting a secondary suite, consisting of a two-bedroom loft 
unit in a new accessory garage which will be constructed in the rear yard at 263 
Sydenham Street.  A Class II Development Permit is required as per the By-law 
for Secondary Suites.  Additionally, relief is being sought for a secondary suite 
within an accessory building, gross floor area to exceed more than 25% of the 
primary unit, an increase in the building height for an accessory building, 
exceeding the maximum lot coverage of 10% for an accessory structure and an 
additional bedroom in the secondary suite. 
 
The secondary suite and garage will be accessed from Cedar Alley.  The 
garage is proposed to provide parking for one car and one additional parking 
space will be located to the west of the proposed structure.  Additional parking 
for the dwelling is located on Sydenham Street. 
 
The proposal is consistent with the overall intent, goals and objectives of the 
Residential designation of the Provincial Policy Statement, Official Plan and 
Development Permit By-law. 







 


 


 
Committee members raised concerns with the height of the structure and it 
being higher than the primary dwelling on the lot, the size of the proposed 
building, the two bedrooms proposed and access concerns from Cedar Alley.  
Access from the alley and public safety concerns were specific due to the 
maintenance of the alley.  Alleys are not up to municipal road standards.   
Concern was raised about a future consent potential of the property.  Staff 
noted that a severance is a separate application and the policies of the Official 
Plan do not permit severances on alleys.  There are a few instances where a 
dwelling is fully accessed from an alley.  These are old homes.  A consent 
would not be permitted in the OP.  In terms of access, a number of residents 
have access from the alleys and may or may not have driveways along the 
street frontage.  Staff noted that there are existing dwellings in the Town that 
have access only from an alley. 
 
The Committee felt that the number of variances being requested is too great.   
 
Sarah Spooner spoke on behalf of the owner indicating that she could 
understand the concerns of the Committee members.  Sarah identified that 340 
Charles Street S was a similar project which was approved by the Committee 
and has been successfully built to date.  The difference with this project is that 
it will be an additional 3 feet in height.  The owners are a young couple that 
would like to create a suite in the loft for their aging father.  There is no intent to 
sever the property.  Staff confirmed that 340 Charles Street S was a project 
approved by the previous Planning Advisory Committee.  
 
PAC-COA-PSC Motion #2023-47 
Moved by: Kathy Warren Seconded by:  Councillor Anne Marie Koiner 
 
THAT PLANNING ADVISORY COMMITTEE approves application DP2023-21 
(Daniela Feliciano) at 263 Sydenham Street for relief for the construction of a 
secondary suite in an accessory building with relief for two bedrooms in the 
secondary suite that exceeds more than 25% of gross floor area of the primary 
unit, an increase in the building height for an accessory building, an increase in 
the maximum lot coverage of 10% for an accessory structure and a reduction in 
the yard abutting the laneway subject to the following conditions: 


 Owner obtain approvals from Public Works/Utilities Department for water 
and sewer services in accordance with the Urban Service Requirements, 


 Grading and Drainage Plan to be approved by Public Works, 
 Owner obtain any approvals from Eastern Ontario Power to ensure 


proposed development will not interfere with existing overhead power 
lines, 


 All costs associated with fulfilling the conditions of this decision are 
borne by the Owner, and 


 The Owner fulfill all conditions within one year of this approval or the 
application will lapse. 


DEFEATED. 
 







 


 


PLANNING ADVISORY COMMITTEE does not approve application DP2023-
21 for the following reasons: 


 The proposed garage/dwelling exceeds the height of the primary 
dwelling, 


 The alley does not accommodate increased traffic due to widths causing 
a safety concern, 


 The reliefs being sought are extensive to the requirements of the 
secondary suite for 1 bedroom, 25% gross floor area maximum and 
interior access to the secondary suite. 


CARRIED. 
 


Development Permit Application 
DP2023-19 – 791 Windsor Lane – 639281 Ontario Limited (Class II) 
The agent, Michael Preston, was in attendance via Webex. 
 
The applicant is proposing to construct an accessory storage garage, 
consisting of 159.5m2 (1,717 ft2) in the front yard of the property addressed as 
791 Windsor Lane.  Relief is being requested for an accessory structure in the 
front yard, relief of the maximum floor area of a garage and height of an 
accessory structure.   
 
The property is accessed by Windsor Lane, which is a private right-of-way, and 
will be set back 48.5m from Windsor Lane.  For the purposes of this 
application, staff have utilized King Street West as the front lot line due to 
Windsor Lane being deemed a private lane and Dempster provides a right-of-
way access only.  Relief for the garage in the front yard is not required for this 
application.  The proposed storage garage will not impact the adjacent property 
owners and is surrounded by existing vegetation.   
 
As the garage will be set back 68m from the waterfront, the Cataraqui Region 
Conservation Authority indicated that they had no objection to the application 
and a permit is not required. 
 
The proposal is consistent with the overall intent, goals and objectives of the 
Residential designation of the Provincial Policy Statement, Official Plan and 
Development Permit By-law.   
 
Committee members questioned the increased size of the garage. Mr. Preston 
stated that the size of the garage will accommodate additional machinery 
required to maintain the large property.  A small workshop is proposed to 
service the equipment.  The storage garage will be constructed in a location 
that will not be noticeable from the residents and the public, particularly with 
foliage from the trees in spring and summer. 
 
PAC-COA-PSC Motion #2023-48 
Moved by: Neil McCarney Seconded by:  Kathy Warren 
 
THAT PLANNING ADVISORY COMMITTEE approves application DP2023-19 
(Pal) at 791 Windsor Lane for the construction of an accessory storage garage 







 


 


with an increased height of 5.5m for an accessory structure and increased 
gross floor area of 159.5m2 subject to the following conditions: 


 Owner to meet the requirements of the Building Department for 
construction and septic requirements to ensure compliance with the 
Building Code, 


 Final set of plans to be reviewed and approved by Town staff. 
 All costs associated with fulfilling the conditions of this decision are 


borne by the Owner, and 
 The Owner fulfill all conditions within one year of this approval or the 


application will lapse. 
CARRIED. 


8. Correspondence/Other – None 


9. 
Special Meeting – November 30, 2023 
Next Regular Meeting – January 23, 2024 


10. Questions From the Media – None 


11. Adjournment 


 


PAC-COA-PSC Motion #2023-49 
Moved by: Kathy Warren 
Seconded by:  Neil McCarney 
 
THAT PAC/COA/PSC BE ADJOURNED AT 8:10 PM. 


 
 
_____________________________ 
Brian Brooks, Acting Chair 
 


 
 
________________________________ 
Brenda Guy, Committee Secretary  
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File Attachment
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The Corporation of the Town of 


 


PLANNING ADVISORY/COMMITTEE OF ADJUSTMENT/PROPERTY 
STANDARDS COMMITTEE MEETING MINUTES 


 


On Thursday, November 30, 2023 @ 1:00 PM 
In Person and Via Webex Teleconference Meeting 


 
COMMITTEE MEMBERS PRESENT STAFF PRESENT 


Chair: Councillor Colin Brown Brenda Guy, Mgr of Planning/Development 


Members: Lynda Garrah Trudy Gravel, Assistant Planner 


Emery Groen Mayor Beddows 


Neil McCarney  


Jana Miller  


 Marion Sprenger   


 Kathy Warren  


 Mayor Beddows, Ex-Officio  


Regrets: Councillor Anne Marie Koiner 
Brian Brooks 


 


 


1. Call Meeting to Order 
Manager of Planning and Development called the meeting to Order at 1:05pm 


2. Adoption of the Agenda 


PAC-COA-PSC Motion #2023-51 
Moved by: Neil McCarney  Seconded by:  Marion Springer    
BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF 
ADJUSTMENT/ PROPERTY STANDARDS COMMITTEE adopt the special agenda 
dated November 30, 2023. 


CARRIED 
3. Disclosure of Pecuniary Interest & General Nature Thereof - None 


4. Adoption of Minutes - None 


5. Public Question/Comments - None 


6. Unfinished Business – None  


7. Reports/New Business - None 


8. 


Correspondence/Other – None  
Official Plan 3.0 Land Use Policies: 
Discussion from the members pertaining to Section 3.1 Our Heritage – Planning 
Lowertown: 
 The Lowertown Study was discussed as it pertains to the Official Plan 
 Natural Heritage –  
 Members felt that the Lowertown Study was more vehicular based than 


pedestrian based.  Reference to vehicular traffic to follow pedestrian traffic. 
 Acquisition of public access be “shall require” and not “consider” 







 “Shall” be used in reference to shoreline structures, pedestrian walkways and 
streetscaping throughout Lowertown  


 Some of the Lowertown Study policies are no longer applicable 
 Concern was raised over the lack of bicycle racks in the Lowertown – consider 


alternative or flexible parking of various sorts 
 Existing industrial and commercial uses will be protected 
 Future clean industrial and commercial uses were discussed 
 Discussion pertained to existing legal non-conforming uses vs new 


development 
 Committee members noted that more home based businesses should be 


encouraged 
 It was recommended that the applicable policies of the Lowertown Study be 


reviewed and incorporated within in the Official Plan where it applies to provide 
one cohesive document – Member Garrah to review Lowertown Study and OP 
and review with Staff 


 The extension of the Lowertown boundary was discussed in the areas of South 
Street (south block of John and South Street to Charles Street) and King Street 
East (9 KSE to Main Street) 


 
Discussion from the members pertaining to Section 3.2 Where we Live – Planning 
Sustainable Residential Neighbourhoods: 
 Defining “local commercial uses” 
 Discussion on redesignation of rural to residential in the north west area of the 


Town, lack of municipal services in this area.  Zoning by-law practice was to 
apply an ‘H’ for the holding provision on lands with no services 


 Rural lands in the northwest have pockets of organic and unstable lands.  No 
defined wetlands 


 Existing services are located along the old railway line 
 Services have been extended to the Marco Polo development 
 Housing types were discussed – affordable vs attainable 
 Staff spoke to CMHC affordable housing 
 Consideration of boarding and/or rooming houses which are not currently 


permitted in the Development Permit 
 Include waterfront residential policies from Lowertown designation under 


Section 3.2.2.2 
 
Discussion will resume on the Residential designation 


 


9. Next Regular Meeting – January 23, 2024 


10. Questions From the Media – None 


11. Adjournment 


PAC-COA-PSC Motion #2023-52 
 
Moved by: Marion Sprenger    Seconded by:  Lynda Garrah 
THAT PAC/COA/PSC BE ADJOURNED AT 4:00 PM. 


 
_____________________________ 
Colin Brown, Chair/Councillor 


 
________________________________ 
Brenda Guy, Committee Secretary  
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PLANNING REPORT 
 


TO: PLANNING ADVISORY COMMITTEE 
 
FROM: PLANNING AND DEVELOPMENT 
 
MEETING DATE: TUESDAY, JANUARY 23, 2024 
 
SUBJECT: OPA6-23 – 740 KING STREET WEST 
 ISLAND CANVAS INC.  


 
 
Background: 
 
Property: 740 KING STREET WEST 
 
Legal Description: ALL OF PART 34, PART OF LOTS 33 & 35 BLOCK F, 


REGISTERED PLAN NO. 86 (WEST) 
    
Official Plan: RESIDENTIAL 
 
Development Permit: RESIDENTIAL 
 
Purpose and Effect: 
The applicants are seeking an Official Plan Amendment to redesignate the lands 
consisting of approximately 1,410m2 from Residential to Highway Commercial Special 
Exception.  The proposed change of designation is being requested to convert an 
existing two-storey vacant building to a mixed-use building containing a ground floor 
commercial and residential in the upper storey unit.  The proposed commercial use is a 
custom boat canvas workshop. 
 
Site Background: 
The property is located on the north side of King Street West with a commercial business 
(Colonial Resort) located to the north and west of the property and residential to the east 
and north-east of the property.  The properties are located in the Residential designation.   
 
The lands on the south side of King Street West are located in the Gateway Commercial 
designation and contain an existing commercial garage (Mobile Canteen) and vacant 
land.  Additionally, a parcel of land is designated Residential and is currently under 
development for 22 dwelling units. 
 
The subject property was historically used for a variety of commercial uses with a 
residential use on the second floor.  Commercial uses included office space.  The 
building has remained vacant for the last number of years which reverted to an existing 
legal non-conforming use to the residential designation.  
 







 
 


 
PROVINCIAL POLICY STATEMENT: 
The Provincial Policy Statement, 2020 (PPS) provides direction on matters of provincial 
interest pertaining to land use matters and all development proposals must be consistent 
with the policies therein. The full PPS document can be found at 
https://www.ontario.ca/page/provincial-policy-statement-2020. Policies which repeat or 
are not relevant to the current proposal have been omitted from commentary below.  
 
1.0 Building Strong Healthy Communities 
1.1.1  Healthy, livable 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; 
b)  accommodating an appropriate affordable and market-based range and mix of 


residential types (including single-detached, additional residential units, multi-unit 
housing, affordable housing and housing for older persons), employment (including 
industrial and commercial), institutional (including places of worship, cemeteries and 
long-term care homes) recreation, park and open space, and other uses to meet 
long-term needs; 


c)  avoiding development and land use patterns which may cause environmental or 
public health and safety concerns; and 


e) Promoting the integration of land use planning, growth management, transit-
supportive development, intensification and infrastructure planning to achieve cost-
effective development patterns, optimization of transit investments, and standards to 
minimize land consumption and servicing costs. 


 
1.1.3.1  Settlement areas shall be the focus of growth and development. 
1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix 
of land uses which:  
a) efficiently use land and resources; 
b) 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;  


 
 
 
 



https://www.ontario.ca/page/provincial-policy-statement-2020





1.3 Employment 
1.3.1  Planning authorities shall promote economic development and competitiveness 
by: 
a)  providing for an appropriate mix and range of employment, institutional, and broader 


mixed uses to meet long-term needs; 
b)  providing opportunities for a diversified economic base, including maintaining a range 


and choice of suitable sites for employment uses which support a wide range of 
economic activities and ancillary uses, and take into account the needs of existing 
and future businesses; 


 
1.6.6 Sewer, Water and Stormwater 
1.6.6.2 Municipal sewage services and municipal water services are the preferred form 
of servicing for settlement areas to support protection of the environment and minimize 
potential risks to human health and safety.  Within settlement areas with existing 
municipal sewage services and municipal water services, intensification and 
redevelopment shall be promoted wherever feasible to optimize the use of the services.  
 
1.7 Long-Term Economic Prosperity 
1.7.1  Long-term economic prosperity should be supported by: 
a) promoting opportunities for economic development and community investment-


readiness; 
 
COMMENT: 
The Town of Gananoque is considered a settlement area.  The proposal will provide for 
the reuse of an existing vacant building adjacent to an existing residential subdivision 
which will provide for a commercial use on the ground floor and residential dwelling unit 
on the upper floor.  The property is a serviced site within the Town settlement area.  The 
proposal provides for a mixed-use development that supports local employment.  
 
A new commercial use will provide for economic development within the Town. 
 
The proposed use is consistent with policies pertaining to development in the General 
Commercial designation.   
 
OFFICIAL PLAN: 
“The Town of Gananoque Official Plan is an essential planning document which is 
designed to manage future growth, development and change in the Town.  The Official 
Plan provides a framework which will guide land use decisions within the Town’s 
boundaries.”  The Official Plan was adopted by By-law 2009-39 on September 15, 2009. 
 
The property addressed as 740 King Street West is located in the Residential land use 
designation in the Official Plan.  The request of the Official Plan Amendment Application 
is to redesignate the site from Residential to Highway Commercial Special Exception.  
Lands to the south and southwest of 740 King Street West are located in the Highway 
Commercial designation with one residential designation.  Amendments to the Official 
Plan should consider the impact, need and effect of the proposed change as per Section 
6.1.   
 
 
 







3.2 Residential - Goals and Objectives 
The goal of the Residential Designation is to promote a balanced supply of housing to 
meet the present and future social and economic needs of all segments. 
 
3.2.2.3 Non Residential Uses 
Local commercial uses such as small local retail plazas and convenience stores. 
Schools, places of worship and community facilities are permitted in the Residential 
Policy Area.  Proposed non-residential uses shall be reviewed to ensure compatibility 
with the existing residential neighbourhood.  Proponents shall provide sufficient evidence 
to ensure that new development will not result in increased neighbourhood traffic, noise 
or other emissions and will contribute to the quality of life for local residents.  In all cases 
the scale and architectural design of any new development shall be consistent with the 
local neighbourhood. 
 
COMMENT: 
Although the residential designation provides for non-residential uses, the proposed use  
is not considered similar to those identified such as schools, small retail, churches.  Non-
residential uses shall be reviewed to ensure compatibility between residential and 
commercial uses. 
 
Therefore, an application to designate the lands to Highway Commercial is being 
considered. 
 
3.3 Where we do business 
The goal and objectives of the commercial designations are to: 
1. Support a diverse range commercial uses that meet the existing and future needs of 
the community and reduce the need for residents to shop elsewhere; and  
4. To encourage the maintenance and improvement of existing commercial buildings 
 
3.3.2.2 Highway Commercial Policy Area 
The Highway Commercial Policy area is intended for large format retail and service 
commercial development intending to serve the Town, region and travelling public.  It 
provides for a variety of land uses.  The policy additionally indicates that some outdoor 
storage may be permitted. 
 
Highway commercial development or redevelopment shall occur in a manner which 
minimizes potential off-site impacts on adjacent residential neighbourhoods or other 
sensitive land uses through buffering and screening. Site development plans shall be 
developed and stamped by a registered Landscape Architect and such plans shall 
ensure mitigation of site impacts as well as ensuring that the final development will have 
esthetic appeal. 
 
The Highway Commercial designation also serves as an important commercial gateway 
to the Town and as such Council may undertake the preparation of design guidelines to 
address the potential for entry features, streetscape designs, signage, lighting, 
landscaping, and architecture. 
 
 
 
 







COMMENT: 
The proposed use of a canvas shop is considered a service, in particular to the boating 
or marine community.  Applicants have indicated that no outside storage is required and 
the nature of the business is indoors offering sales, support and sewing of the product.  
There is no nuisance odors or noise anticipated on the property given all measurements, 
detailing or installations for the custom products are proposed to be off-site.   
 
Staff recommend that no outside storage (boats) be permitted on the site.  Additionally, 
Staff recommend that areas not utilized for parking be landscaped in the front yard 
(north-west area and along King Street West), providing esthetic appeal and takes into 
consideration OP policies for landscape and buffering.   
 
The Highway Commercial does not provide for any residential uses.  Staff have no 
objection to a residential unit on the site as it is above the ground floor commercial use.  
The residential unit would have no impact on the surrounding neighbourhood. 
 
A Development Permit application has been applied concurrently with this Official Plan 
Amendment. 
 
Schedule “F” – Natural and Cultural Heritage Features and Schedule “G” - Development 
Constraints do not apply to the subject lands. 
 
4.0 Making it Work – Our Infrastructures 
Section 4.0 provides that any infrastructure related to the construction and maintenance 
shall be taken into consideration when reviewing applications.  Infrastructure considers 
roads, bridges, water and sewer, stormwater management, transportation etc. 
 
Schedule “H” and Section 4.1.3.2 identifies King Street West as an arterial road in the 
Official Plan which is intended to carry large volumes of traffic and serve to provide the 
major transportation routes throughout the community and connections to Highway 401. 
 
Section 4.1.4.1 identifies that development will not be encouraged where such 
development would result in, or could lead to, unplanned expansions to existing water 
and waste water infrastructures. 
 
COMMENT: 
The existing building is located on lands that is accessed by King Street West and 
serviced by municipal water and sewer infrastructure. 
 
6.0 Amendments to this Official Plan 
Section 6.1 identifies that amendments to the Official Plan shall be considered in 
conjunction with other policies within the Plan.  Proposed amendments shall consider the 
following: 
 
1. the impact of the proposed change on the achievement of the stated goals, objectives 


and policies expressed in this Plan; 
2.  the need for the proposed change; 
3.  the effect of the proposed change on the need for public services and facilities. 
 
In addition when considering amendments which affect the use of a specific site or sites, 







Council shall consider: 
 
1. whether there is a need to add the site or sites to the lands already designated for the 


proposed use; 
2. the physical suitability of the land for the proposed use. 
 
COMMENT: 
The Official Plan Amendment provides little to no impact to the surrounding 
neighbourhood as proposed.  Staff recommend that it be a site specific designation 
identifying no outside storage and a residential unit be permitted in the upper storey. 
 
The Town continues to provide a variety of housing types to meet the current and future 
needs of the Town.  This addition would contribute to housing stock which follows 
Provincial Policy direction.  
 
The Town is geographically bound and the suitability for various types of services and 
commercial development should be considered individually through the Official Plan 
Amendment process.  This application considers the suitability of the area, infrastructure 
and surrounding uses.   


 
DEVELOPMENT PERMIT: 
The property is designated Residential in the Development Permit By-law which does not 
provide for the commercial use, as proposed.   
 
The lands are subject to a Development Permit for the intended use of a custom 
workshop use on the ground floor with a residential dwelling unit above the workshop.  A 
residential unit on the upper storey is a discretionary use.   
 
The application for a Development Permit is concurrent with the OPA6/2023. 
 
CIRCULATION TO AGENCIES 
Circulation to all property owners within 120m of the site and the prescribed agencies 
(comments received to date): 
 
CAO No comments. 


Chief Building Official  


CRCA  CRCA has no concerns or objections with the applications: 
OPA6-19 and DP2023-18 for the proposed residential to 
highway commercial conversion for 740 King St. W. 


School Boards: CDSBEO and UCDSB  


Utilities:  Bell Canada/Canada Post/ 
Cogeco/Enbridge Gas/ Eastern Ontario 
Power/Hydro One (OPG)/MTO 


Hydro One has no comments or concerns at this time. 


EMS:  Fire/LG Paramedic/Police Fire does not have any issues with this permit application to 
change the property to highway commercial. 


Public Works, Water/Sewer Utilities • ¾” copper water service will require backflow 
prevention as per Town Backflow By-Law. 







• Each unit to be individually metered, commercial 
unit and residential unit.   


• Sewer lateral at property line cleanout has 
blockage, owner to have plumber clear blockage 
and look at options of relining sewer lateral. 


 


Leeds Grenville Lanark District Health 
Unit 


 


Neighbourhood:  
Posting and 120m Circulation 


No comments from the public at the writing of this report. 


 
Staff have no objection to OPA6-2023 – Island Canvas Inc at 740 King Street West to 
redesignate the lands from Residential to Highway Commercial exception on Schedule A 
of the Official Plan. 
 
Additionally, Staff recommend that the lands designated Highway Commercial exception 
permit a residential unit in the upper storey of the commercial unit and shall not permit 
outside storage. 
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NOTICE OF PUBLIC MEETING 


Proposed Official Plan Amendment and Class III Development Permit 
 


TAKE NOTICE THAT the Town is in receipt of a complete application for a proposed Official Plan Amendment, pursuant to 
Section 21 and a Development Permit pursuant to Section 70.2 of the Planning Act, R.S.O. 1990. 
 
Planning Advisory Committee for the Town of Gananoque will hold a Meeting on TUESDAY, JANUARY 23, 2024 at 6:00 P.M. in 
the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 King Street East, Gananoque to provide recommendations to 
Council on the concurrent applications below. 
 


AND FURTHER TAKE NOTICE that the Council for the Corporation of the Town of Gananoque will hold a Public Meeting on 
TUESDAY, FEBRUARY 6, 2024 at 6:00 P.M. at the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 King Street East, 
Gananoque to consider the following applications: 


*The TOLL-FREE PHONE NUMBER and ACCESS CODE will be found on the meeting agenda, posted to the Town 
website at https://www.gananoque.ca/town-hall/meetings prior to the meeting. 
 
File No. OPA6-19      OWNER: ISLAND CANVAS INC.   


    APPLICANT: FOTENN PLANNING & DESIGN 
 


The property municipally and legally described as 


740 King Street West 
ALL OF PART 34, PART OF LOTS 33 & 35 BLOCK F, REGISTERED PLAN NO. 86 (WEST) 


TOWN OF GANANOQUE 
 


has applied to the Town of Gananoque for an Official Plan Amendment from 
RESIDENTIAL TO HIGHWAY COMMERCIAL DESIGNATION 


TO PERMIT THE CONVERSION OF THE EXISTING BUILDING TO A MIXED-USE WITH A  
CUSTOM WORKSHOP GROUND LEVEL AND ONE RESIDENTIAL UNIT ON THE SECOND STOREY 


 


AND 
 


File No. DP2023-18     OWNER: ISLAND CANVAS INC.    
  APPLICANT: FOTENN PLANNING & DESIGN 


 


has applied to the Town of Gananoque for a Development Permit to 
REDESIGNATE THE PROPERTY TO THE SPECIAL GATEWAY COMMERCIAL (GC-XX) TO PERMIT THE 


CUSTOM WORKSHOP AND RESIDENTIAL UNIT ON THE SECOND STOREY AND RECOGNIZE  
THE EXISTING FRONT AND REAR YARD SETBACKS 


 
Note:  Applications OPA-19 and DP2023-18 are concurrent.  DP2023-18 will be a condition for final approval of 


Official Plan Amendment application OPA-19 
 


 
Additional information in relation to the proposed Official Plan Amendment and Development Permit is available in-person for 
inspection between 8:30am - 4:30pm at the Town of Gananoque, 30 King Street East, Gananoque Ontario or on the Town website at 
https://www.gananoque.ca/town-hall/meetings, or by emailing assistantplanner@gananoque.ca or by calling Trudy Gravel 613-382-
2149 ext. 1129. 
 


Official Plan 
If a person or public body does not make oral submissions at a public meeting or make written submissions to the Town before the 
proposed Official Plan is adopted, the person or public body is not entitled to appeal the decision of the Town to the Ontario Land 
Tribunal.  
 
If a person or public body does not make oral submissions at a public meeting or make written submissions to the Town before the 
proposed Official Plan is adopted, the person or public body may not be added as a party to the hearing of an appeal before the 
Ontario Land Tribunal, unless in the opinion of the Tribunal, there are reasonable grounds to add the person or public body as a party. 







If you wish to be notified of the decision of the Corporation of the Town of Gananoque in respect to this proposed Official Plan 
Amendment and related amendments, you must make a written request to the Clerk for the Town of Gananoque, 30 King Street East, 
Gananoque, Ontario  K7G 1E9, or by email to clerk@gananoque.ca.  
 


Development Permit By-law 
If you wish to provide comment or input in respect of the proposed Development Permit you may do so at the public meeting or in 
writing prior to the meeting.  Note:  Only the applicant of a Development Permit has a right to appeal a decision or non-decision on 
an application to the Ontario Land Tribunal where the application meets the requirements established through the official plan and 
development permit by-law. 
 
 


 
 
 
DATED this 9th day of DECEMBER, 2023 


 
Brenda Guy 
Manager of Planning and Development 
bguy@gananoque.ca 
613-382-2149 Ext.1126 
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December 13, 2023 
 
Brenda Guy   
Manager of Planning and Development  
Town of Gananoque  
 
Via Email: bguy@gananoque.ca  
 
RE:  740 Kings Street West  


Application for Official Plan Amendment and Class III Development Permit  
 


 
Dear Ms. Guy,  
 
Fotenn Planning + Design has been retained by the applicant, Island Canvas Inc., to prepare this planning 
justification letter in support of applications for official plan amendment and class III development permit for the 
property municipally as 740 King Street West in the Town of Gananoque. The purpose of these applications is to 
permit the adaptive re-use of the existing building on the subject site for a custom workshop use on the ground 
floor, with a residential dwelling unit above.  
 
The site is designated Residential on Schedule “B” in the Town of Gananoque Official Plan and is designated 
Residential (R) in the Gananoque Development Permit By-law 2010-75. Accordingly, an official plan amendment 
is required to redesignate the site to Highway Commercial to permit the proposed use. A class III development 
permit is also required to redesignate the site to a special exception Gateway Commercial (GC-XX), to permit the 
proposed custom workshop use and address performance standards related to setbacks and loading spaces.  
 
A pre-consultation meeting was held on August 14th, 2023 between the applicant and Planning Staff from the Town 
of Gananoque. The pre-consultation record, prepared by the Town of Gananoque, summarizes the purpose of the 
meeting and identifies the application requirements. Accordingly, the following are submitted in support of the 
subject applications: 


/ Survey  
/ Site Plan; 
/ Elevation & Cross-Section Plans;  
/ Complete Application Form and Fees; and 
/ This Planning Justification Letter. 


 


Site Description + Surrounding Context 
The property is located on the north side of King Street West, west of Garfield Street, in the Town of Gananoque. 
The site has an area of approximately 1,410 square metres, as well as approximately 46.9 metres of frontage on 
Kings Street West. The subject property contains an existing 2 storey building which is currently vacant. 
Historically, the building was used for a mix of uses – featuring ground floor commercial, with residential above. It 
is understood that the building has remained vacant since a fire damaged the building. Vehicular and pedestrian 
access to the site is provided from King Street West. The surrounding built form is primarily characterized by 
commercial and residential uses with building heights generally ranging from one to three storeys. 
 
The following uses are immediately adjacent to the subject site:  


/ North: Commercial and Residential  
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/ East: Residential 
/ South: Commercial and Residential  
/ West: Commercial  


 
 


 
Figure 1: Site Context (Source: AG Maps, Annotated by Fotenn)  
 


Development Proposal  
The application seeks to convert the existing vacant building on the subject site to a mixed-use building containing 
a ground floor custom boat canvas workshop, with one (1) residential dwelling unit above.  
 
The business intending to operate on the subject site is Island Canvas Inc., which specializes in the creation of 
custom boat tops, canvas cushions, pillows, and Bimini enclosures, all of which are specialized for boats. To 
obtain the dimensions required for the making of these goods, Island Canvas staff visit the marina and measure 
the boat for which the custom product is being made. They then return to their shop to cut, sew, and assemble 
the product. As such, no boats are not brought to, or stored on, the subject site. The primary operations to be 
performed on the subject site will include phone and internet sales, telephone and internet customer support, 
bookkeeping, and the sewing and assembly of canvas products which are then delivered and installed at the 
marina where the client’s boat is stored. The nature of the business use is not anticipated to result in notable traffic 
impacts related to shipping and deliveries, as deliveries would be limited to the restocking of canvas. In addition, 
given the final product is a sewn textile and tasks are related to sales, support, bookkeeping, and sewing, there 
are no nuisances (e.g., noise or odors) which are anticipated to be generated as a result of normal operations.  
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Figure 2: Site Plan (Source: Hopkins Chitty, Annotated by Fotenn). 
 


Policy and Regulatory Review  
 
Provincial Policy Statement, 2020 
The 2020 Provincial Policy Statement (PPS) provides high-level land use policy direction on matters of provincial 
interest as they relate to land use planning in Ontario municipalities. Decisions of municipal councils must be 
consistent with the PPS, which provides direction for issues such as the efficient use of land and infrastructure, 
the protection of natural and cultural heritage resources, maintaining a housing stock that appropriately addresses 
the demographic and economic diversity of households, and preserving natural resources for their future use. In 
relation to the proposed consent, the 2020 PPS includes the following considerations: 
 
Section 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. 


This proposal will allow the for the adaptive reuse of an existing vacant building on a site at the periphery of existing 
residential uses to contain a new commercial use and upper floor residential dwelling unit. Allowing the adaptive 
reuse of an existing building for a mix of uses contributes to efficient development and land use patterns as the 
proposal will make efficient use of an existing serviced building within the Town’s settlement area. 
 


b) accommodating an appropriate affordable and market-based range and mix of residential types 
(including single-detached, additional residential units, multi-unit housing, affordable housing and 
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housing for older persons), employment (including industrial and commercial), institutional 
(including places of worship, cemeteries and long-term care homes), recreation, park and open 
space, and other uses to meet long-term needs; 


The proposed development will feature a ground floor commercial use, with a residential dwelling unit above. This 
mix of uses is consistent with policy-direction to accommodate a range of housing typologies and commercial 
opportunities.  
 


c) Avoiding development and land use patterns which may cause environmental or public health and 
safety concerns. 


The property is located on a serviced site within the Town of Gananoque settlement area with no known natural 
or human-made hazards. There is an existing entrance along King Street West which will permit access to the 
proposed commercial use. 
 


e) Promoting the integration of land use planning, growth management, transit-supportive 
development, intensification and infrastructure planning to achieve cost-effective development 
patterns, optimization of transit investments, and standards to minimize land consumption and 
servicing costs. 


The proposal will introduce compatible commercial and residential uses in an area which features other nearby 
residential and commercial land uses. No adverse impacts to adjacent lands are anticipated as a result of the 
proposed development. The development will be serviced by municipal sewer and water. The site is within the 
Town’s settlement area along an arterial road, an area which supports the development of commercial uses.  
 
Section 1.1.3.1  Settlement areas shall be the focus of growth and development. 
The subject site is located within a settlement area. The proposed development will support economic and 
residential growth on an existing vacant lot of record.  
 
Section 1.1.3.2  Land use patterns within settlement areas shall be based on densities and a mix of land uses 


which:  
a) efficiently use land and resources;  


The proposal will introduce a new commercial use, as well as a residential dwelling unit to a vacant and serviced 
lot of record. This represents an appropriate mix of compatible uses, which also make efficient use of existing built 
resources and municipal servicing infrastructure within the Town’s settlement area.  
 


b) 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 proposal will not require the expansion of services as it will utilize an existing building on the subject which is 
currently serviced by municipal sewer and water. 
 
Section 1.3.1 Planning authorities shall promote economic development and competitiveness by: 


a) Providing opportunities for a diversified economic base, including maintaining a range and choice 
of suitable sites for employment uses which support a wide range of economic activities and 
ancillary uses, and take into account the needs of existing and future businesses. 


The proposal provides the opportunity for a diversified economic base through supporting the creation of a new 
commercial use in the Town which supports the local employment base.  
 
Section 1.6.6.2  Municipal sewage services and municipal water services are the preferred form of servicing for 


settlement areas to support protection of the environment and minimize potential risks to human 
health and safety. Within settlement areas with existing municipal sewage services and municipal 
water services, intensification and redevelopment shall be promoted wherever feasible to optimize 
the use of the services. 
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The subject site will be serviced by existing municipal water and sanitary sewage services.  
 
Section 1.7.1. Long-term economic prosperity should be supported by: 


a) Promoting opportunities for economic development and community investment-readiness. 
The proposal will introduce a new commercial use which is not expected to pose any adverse affects on 
neighbouring property’s and will help diversify the economic base of the Town. 


 
It is our professional planning opinion that the proposal is consistent with the Provincial Policy 


Statement (2020). 
 
 
Town of Gananoque Official Plan, 2009  
The Town of Gananoque Official Plan passed in September 2009 describes goals, policies and objectives intended 
to guide the Town’s development over the next 20 years. It is understood that the Town of Gananoque is 
undertaking an update to the Official Plan. A draft background report was prepared by J.L. Richards in 2021. The 
most recent public meeting regarding the update to the Official Plan was held in March 2022, with no further 
updates being noted on the Town’s website as of the time of writing. As there is no draft of the new official plan 
available, this Report will only have regard for the in-force-and-effect policies of the 2009 Official Plan.  
 
The following Sections will be discussed as they relate to the proposed development with policies identified as 
relevant to the application indicated in italics: 


/ Section 3.0: Land Use Policies  
/ Section 4.0: Making it Work – Our Infrastructures  
/ Section 5.0: Implementing the Plan – Planning Toolkit  
/ Section 6.0: Administration of the Official Plan  


 
Section 3 of the Official Plan contains policies specific to the seven land use designations. A portion of the Key 
Map is provided within Figure 3 below which outlines the site in blue and shows the subject lands as being 
designated Residential. 
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Figure 3: Town of Gananoque Official Plan Schedule – Key Map (Source: Town of Gananoque)  
 
Section 3.2 of the Official Plan speaks to the Residential land use designation. While this application is to 
redesignate the site to Highway Commercial, the policy regarding non-residential uses provides guidance as it 
relates to compatibility between residential uses and commercial uses.  
 
3.2.2.3 Non-residential Uses 


Local commercial uses such as small local retail plazas and convenience stores, schools, places of 
worship and community facilities are permitted in the Residential Policy Area. Existing non-residential uses 
shall be zoned in the implementing zoning by-law. All new non-residential uses shall be subject to a zoning 
by-law amendment as well as site plan control. Proposed non residential uses shall be reviewed to ensure 
compatibility with the existing residential neighborhood. Proponents shall provide sufficient evidence to 
ensure that new development will not result in increased neighborhood traffic, noise or other emissions 
and will contribute to quality of life for local residents. In all cases the scale and architectural design of any 
new development shall be consistent with the local neighborhood. 


The subject site is in proximity to residential uses and abuts a residential use to the east. The proposal seeks to 
utilize the existing vacant building on the subject site for a commercial use which creates custom sewn canvas 
items specialized for boats. A residential dwelling unit is also proposed on the second floor. Given the final product 
of the proposed commercial use is a sewn textile and tasks are limited to sales, support, bookkeeping, and sewing, 
there is not expected to be any significant nuisances (e.g., noise or odors) generated which might adversely impact 
adjacent residential properties. Furthermore, there are no significant anticipated traffic impacts related to shipping 
and deliveries. Additionally, the site is accessed from King Street West which limits any potential impact on Garfield 
Street. The existing building is compatible with the surrounding context of the area with regards to height, is 
setback approximately 18 metres from the residential use to the east, and is screened by mature trees in the 







 7 
  
 


    
Official Plan By-law Amendment + Class III Development 
Permit Application 


 740 King Street West, Gananoque 


 


eastern and northeastern portions of the site. Commercial uses are located to the west and south of the site. As 
such, it is our opinion that the proposed development is compatible in the context of the surrounding 
neighbourhood.  
 
3.3.2 Commercial Designations  


Two commercial designations are identified on Schedule C of this Plan: General Commercial, Highway 
Commercial. The distinct nature of each commercial area will be established through the Zoning By-Law 
and all new commercial uses will be subject to Site Plan Control in accordance with Section 5. 
 
All new development within the General Commercial and Highway Commercial designations shall conform 
to the development criteria set out in Section 5.4.4 of this Plan. 


The proposed official plan amendment seeks to redesignate the subject lands from Residential to Highway 
Commercial. The concurrent class III development permit application also seeks to redesignate the subject site to 
Gateway Commercial, for consistency with the proposed official plan amendment. The proposal conforms to the 
development criteria set out in Section 5.4.4 as noted in greater detail later in this report.   
 
Section 3.3.2.2 of the Official Plan provides policy direction for lands designation within the Highway Commercial 
Policy Area.   
 
3.3.2.2.1 Permitted Uses 


The Highway Commercial Policy Area is intended for large format retail and service commercial 
development intended to serve the Town, the region and the traveling public. The designation will permit 
a diverse range of land uses including general retail stores, grocery stores; commercial lodging; 
automotive sales and services and gas stations. Some outdoor storage may be permitted.  


The proposal seeks to utilize the existing vacant building for a commercial use which creates custom sewn canvas 
items specialized for boats. One (1) residential dwelling unit is proposed on the second floor. The proposal 
conforms within the diverse range of commercial uses permitted in the highway commercial designation, and is 
compatible with surrounding existing land uses. The business associated with the proposal is intended to serve 
the local community and travelling public as site is strategically located on a site at the Canadian Gateway to the 
Thousand Islands. Although the proposed residential dwelling unit is not explicitly contemplated as a permitted 
use in the Highway Commercial designation, the dwelling unit would effectively be secondary to the predominant 
commercial use of the site. The proposed dwelling unit would also assist in meeting the broader objectives of the 
Official Plan, such as providing a diverse range of housing opportunities, removing barriers to a balanced housing 
supply, and allowing for mixed use development of vacant buildings. Ultimately, the proposed commercial and 
residential use are compatible within one another and the surrounding area. A mix of uses will improve the efficient 
use of land and built resources within the Town.  
 
3.3.2.2.2 Highway Commercial Policies  


Highway commercial development or redevelopment shall occur in a manner which minimizes potential 
off-site impacts on adjacent residential neighbourhoods or other sensitive land uses through buffering and 
screening. Site development plans shall be developed and stamped by a registered Landscape Architect 
and such plans shall ensure mitigation of site impacts as well as ensuring that the final development will 
have esthetic appeal.  
 
Site Plan Control shall apply to all highway commercial development as well as any redevelopment which 
would have the effect of increasing parking and or loading requirements or which substantially changes 
the scale and or density of the existing development. 
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The Highway Commercial designation also serves as an important commercial gateway to the Town and 
as such Council may undertake the preparation of design guidelines to address the potential for entry 
features, streetscape designs, signage, lighting, landscaping, and architecture. 


The proposal seeks to utilize the existing vacant building on the subject property. The use of this building is not 
anticipated to pose any negative impacts on the adjacent residential uses as it is compatible with the existing built 
form of the area with regards to height, is setback a minimum of 18 metres from the residential use to the east and 
is screened by mature trees in the eastern and northern portions of the site. The proposed mix of uses will further 
ensure compatibility with the surrounding area. No exterior changes to the existing building are proposed as part 
of this development. No changes to existing parking, open space, loading, or scale are anticipated. It is understood 
that site plan control, if required, will be addressed as part of the class III development permit application.  
 
Section 4.0 of the Official Plan provides policy direction regarding local infrastructure, including matters such as 
roads, servicing, stormwater management, and more. The proposed development will utilize an existing building 
on an existing lot of record. The subject site is already serviced by municipal water and sewer, and will therefore 
improve the efficient use and delivery of services within the urban area.  
 
Section 5.0 of the Official Plan outlines the various planning tools available for implementation of the policies in 
the Plan – including general criteria for new development applications.  
 
5.4.4 Development Criteria  


Councils shall consider the following development criteria when reviewing the compatibility and 
appropriateness of any new development or redevelopment, when considering amendments to the Zoning 
By-law and in considering, where applicable, the requirements for site plan control under Section 41 of 
the Planning Act:  


1. The provision of safe access onto or from a local or Town road or provincial highway. 
2. Adequate access to, and provision of, off-street parking. 
3. Barrier-free access to public and commercial buildings and the designation of parking spaces for 


physically challenged persons. 
The proposal will utilize the existing access from King Street West and will comply with the standards outlines in 
the Accessibility for Ontarians with Disabilities Act (AODA).  
 


4. Access and maneuvering of emergency vehicles in providing protection to public and private 
properties. 


No exterior changes are proposed, the site is anticipated to provide adequate access and manoeuverability for 
emergency vehicles.  
 


5. The availability of municipal services and the cost of upgrading such services including water, 
sewage treatment facilities, fire and police protection, street lighting, roads and winter 
maintenance, waste disposal, community facilities and recreation. 


6. Adequate grade drainage or storm water management and erosion control. 
The existing building the subject site is currently serviced by municipal sewer and water. As no exterior changes 
are proposed at this time, it is anticipated the existing drainage and stormwater management will continue to be 
sufficient for the proper function of the site.  
 


7. The screening, buffering or fencing of aesthetically displeasing or dangerous land uses or open 
storage. A buffer may be open space, a berm, a wall, a fence, plantings, a land use different from 
the conflicting uses but compatible with both, or any combination of the aforementioned sufficient 
to accomplish the intended purpose. 


8. The provision of landscaping, the creation of privacy and\or open space areas around buildings 
and other uses, and the establishment of setbacks to maintain proper distance separation 
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between new development and natural heritage sites, natural hazards and resource areas and 
development constraints such as noise and vibration. 


The existing building is compatible with the built context of the surrounding area with regards to height, is setback 
a minimum of 18 metres from the residential use to the east, and is screened by mature trees in the eastern and 
northern portions of the site. There is not expected to be nuisances (e.g., noise or odors) generated by the 
proposed commercial use, nor any significant traffic impacts related to shipping and deliveries. 
 


9. Adequate exterior lighting for access and parking areas for public or private use such as in 
commercial, industrial, institutional and multiple residential development. 


No exterior changes are proposed at this time, the existing lighting associated with the existing building is 
anticipated to be adequate.  
 


10. The control of signs and advertising such that they are in scale with the intended use and with 
surrounding uses. 


There are no new signs are associated with this proposal. 
 


11. Protection of the environment by avoiding air, soil or water pollution. 
12. The preservation and protection, whenever possible, of street trees, street tree canopies and the 


urban forest. 
There are no tree removals proposed as part of this redesignation, all work is limited to the interior of the existing 
building.  
 


14. Protection or enhancement of natural resource values. 
15. Conserving cultural heritage resources. 


There are known natural resources or cultural heritage resources on or in proximity to the subject site.  
 


16. The physical suitability of the land for the proposed use. 
The subject site presents a unique opportunity to utilize an otherwise underutilized site with an existing serviced 
building for a new commercial use. The existing building on the subject site is compatible with the existing built 
form of the area with regards to height, is setback a minimum of 18 metres from the residential use to the east and 
is screened by mature trees in the eastern and northern portions of the site. 
 


17. Safety and Security Criteria.  
 


When reviewing development applications, ensure that safety and security measures are 
considered through such means as:  


1. Sufficient lighting in spaces intended for public use after dark to support the kind of 
activities envisioned for that space; 


2. Signs and an overall pattern of development that supports users’ sense of orientation and 
direction; 


3. Preservation of clear lines of sight for persons passing through the space;  
4. Attention to the proposed mix of uses and their proximity to each other to ensure they are 


complementary; 
5. The routing and design of bicycle and pedestrian routes so that they are accessible to 


populated areas. 
The proposal seeks to utilize an existing building on the subject site to facilitate the proposed mixed-use 
development. The proposed canvas workshop and residential dwelling unit are compatible with one another and 
will allow for the efficient use of land within the Town. No exterior changes are proposed to the existing building 
at this time, and all works will generally be limited to the interior of the building. It is anticipated that the existing 
development on the subject site meets the safety and security measures noted in this Plan. 
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Section 6.0 of the Official Plan provides policy direction regarding the administration of the Plan, including matters 
such as amendments to the Plan – among other things.  
 
6.1 – Amendments to this Official Plan  


Amendments to this Plan shall be considered in accordance with related policies elsewhere in this Plan. 
In general, amendments will only be considered when they are justified and when the required supportive 
information is provided as stated in the policy sector proposed for revision. Proposed amendments to this 
Plan shall be accompanied by sufficient information to allow Council to fully understand and consider the 
following:  
1. The impact of the proposed change on the achievement of the stated goals, objectives and policies 


expressed in this Plan;  
2. The need for the proposed change;  
3. The effect of the proposed change on the need for public services and facilities.  


The goal of commercial lands in the Town of Gananoque as noted in this Plan is to reduce constraints for 
commercial development while ensuring that existing and future commercial uses will contribute to Gananoque’s 
small town character. The proposal aligns with this goal as it seeks to utilize an existing underutilized building with 
existing services for a mixed-use development. A ground floor commercial business is proposed which will help 
to diversify local commercial services and specializations by creating custom sewn canvas items for boats. The 
second floor residential dwelling unit is compatible with the proposed canvas shop, and will contribute towards 
the broader housing objectives of the Official Plan. The proposal aligns with the goals of commercial lands in that 
it will have the ability to provide a service for the boating community located at the gateway of the Thousand 
Islands. The amendment is required because the current land use designation does not permit the proposed 
commercial use. Redesignating the site will not only permit a new business, but will also allow for the utilization of 
a vacant building on a vacant site which would otherwise be underutilized.  
 


In addition, when considering amendments which affect the use of a specific site or sites, Council shall 
consider: 
1. Whether there is a need to add the site or sites to the lands already designated for the proposed use; 
2. The physical suitability of the land for the proposed use. 


The subject site presents a unique opportunity to utilize an otherwise underutilized site with an existing serviced 
building for a new commercial use. Although currently vacant, the site was historically used as a mixed-use site 
with ground floor commercial use(s). As such, the proposal is similar to the historic function of the site within the 
neighbourhood. The existing building on the subject site is compatible with the existing built form of the area with 
regards to height, is sufficiently setback from the residential use to the east and is screened by mature trees in the 
eastern and northern portions of the site.  
 


It is our professional planning opinion that the proposed official plan amendment and class III 
development permit application conforms with the general intent of the applicable policies of the Town of 


Gananoque Official Plan. 
 
Town of Gananoque Development Permit By-law 2010-75 
The subject site is currently designated Residential in the Town of Gananoque Development Permit By-law. The 
subject class III development permit application seeks to redesignate the site to a special exception Gateway 
Commercial (GC-XX) designation to permit a custom workshop with a residential dwelling unit on the second floor, 
recognize the setbacks of the existing building, and decrease the loading requirements for a commercial use.  
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Figure 4: Current Development Permit Designation (Source: Town of Gananoque) 
 
The following table compares the proposed development against the as-of-right regulations of the GC designation. 
Where required amendments are identified, a brief rationale is provided following the table below.  
 
Gananoque Development Permit By-law  


Provision Requirement Proposed 
Development 


Amendment 
Required? 


Section 8 – Gateway Commercial  
Permitted Uses - Custom Workshop  


- Existing Accessory Dwelling Unit  
- Existing Residential Uses   
- Wide range of other commercial uses 


Custom Workshop  
 
Dwelling Unit 
(upper floors only)  


No 
 
Yes 


Discretionary Uses - Automobile Washing Establishment 
- Day Nursery 
- Drive-Through Facilities  
- Outdoor Patio 
- Residential Uses on the first storey 


Lot Area (min) 930 m2 +/- 1,410 m2 No 
Lot Coverage 
(max) 


40% +/- 14% No 


Lot Frontage (min) 24 m +/- 46.9 m  No 
Front Yard 
Setback (min) 


10 m 8.2  Yes – existing 
condition  
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Based on the foregoing conformity matrix, the following site-specific amendments are anticipated to be required:   
 


1) Permitted Uses  
The Gateway Commercial (GC) designation permits a wide range of commercial uses, and limited 
residential uses. Although a custom workshop is a permitted use within the GC designation, residential 
uses are limited to existing dwellings or existing accessory dwelling units. The GC designation also permits 
residential uses on the first storey of a building as a discretionary use. Accordingly, the proposed 
residential dwelling unit on the upper floor does not comply with the permitted uses under the Gateway 
Commercial (GC) designation. As such, a class III development permit application is being sought to create 
a special exception area to permit the proposed uses on the subject site.  
 
The proposed residential dwelling unit is proposed to be limited to the upper floor of the existing building. 
While the GC designation does permit existing dwelling units and accessory dwelling units, as well as 
residential uses on the first storey on a discretionary basis, it does not permit new dwelling units on the 
upper floor of a mixed-use building. Accordingly, the proposed site-specific amendment seeks to permit 
one (1) residential dwelling unit on the upper floor of the existing building. This represents a technical 
amendment, as residential uses are already contemplated within the GC designation. Furthermore, given 
that the site historically featured a mix of commercial and residential uses, the proposed development 
would effectively be restoring the previous function of the site. The proposed dwelling unit is compatible 
with the proposed workshop and surrounding land uses and will support the efficient use of the presently 
vacant and underutilized lands.  
 
As the proposed custom workshop is permitted as-of-right within the GC designation, no further 
amendment to the designation is required for that use.  


 


Provision Requirement 
Proposed 


Development 
Amendment 
Required? 


Interior Side Yard 
(min) 


2.2 m  4.2 m  No 


Rear Yard Depth 
(min) 


6 m  3.5 m  Yes – existing 
condition  


Building Height 
(max) 


13 m  2 storeys – existing 
condition 


No  


Section 3 – General Provisions  
Loading 
Requirements 
(3.26) 


Floor Area: 250 m2 – 1000 m2 = 1 space 0 spaces Yes 


Parking and 
Storage of Vehicles 
(3.32)  


Dimension (min): 3 m (w) x 6 m (l) 3 m (w) x 6 m (l) No 
Driveway width (min): 3.5 m 3.5 m No 
1 space per 30m2 GFA: (198 / 30 = 7 
spaces required)  


7 spaces  No 


Type A – 3 m (w) x 6 m (l) m wide + 1.5m 
access aisle 


3.4 x 5.8 m + 1.5m 
access aisle 


No 


1 accessible space per 20 spaces = 1 
space required 


1 space  No 


Permitted 
Projections (3.35) 


Steps:  No maximum into any side yard 
and 3 m into any required front or rear 
yard 


Steps (Rear): +/- 
1.7 m 


No 
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2) Front Yard Setback and Rear Yard Depth   
Relief is requested to permit reduced front yard setback of 8.2 metres and a rear yard depth of 3.5 metres. 
The requested reductions are a technical requirement, reflecting the existing conditions on the site as the 
proposal seeks to repurpose the currently vacant building.  
 
The existing building has sufficient space in the front yard for parking and access. The proposed reduction 
is relatively minor and will not impact the character of the streetscape. It should also be noted that the 
angle of the building relative to the street line ensures that the front yard setback quickly increases to a 
setback of up to 18.9 metres at the farthest point. As such, the proposed reduction is appropriate.  
 
Although the rear yard is deficient in depth, it is not anticipated to impact the functionality of the use, nor 
result in any compatibility concerns with adjacent land uses. The setback reflects the existing location and 
orientation of the building, and there is currently approximately 16 metres of separation distance from the 
existing commercial use which abuts the rear yard. The reduced setback will not result in any adverse 
impacts on adjacent lands.  


 
3) Loading Spaces  


Relief is requested to reduce the required number of loading spaces from one (1) loading space to zero (0) 
loading spaces. The reduction being requested is a function of the proposed use which does not rely on 
frequent shipping and receiving. As noted, the primary operations to be performed on the subject site will 
include phone and internet sales, telephone and internet customer support, bookkeeping, and the sewing 
and assembly of canvas products which are then delivered and installed in the marina where the boat is 
stored, while receiving would be limited to the restocking of canvas. As the use does not rely on large 
scale loading or shipping, the existing parking lot is anticipated to adequately function for the limited 
deliveries and receiving which are anticipated.  


 


It is our professional planning opinion that the proposed class III development permit application 
complies with the general intent of the Town of Gananoque Development Permit By-law 2010-75, pending 


approval of the proposed amendments. 
 


Conclusion 
The applicant is pursuing an amendment to the official plan and a class III development permit application to allow 
for the conversion of the existing building on the subject site to a mixed-use building, with a custom workshop at 
ground level and one (1) residential dwelling unit above. The proposal requires an official plan amendment to 
redesignate the site from Residential to Highway Commercial to permit the mixed-use building. The proposal also 
requires a class III development permit application to redesignate the site from Residential to Special Exception 
Gateway Commercial (GC-XX) to permit the proposed mixed-use building. The proposed special exception 
designation will establish appropriate performance standards for the subject site. 
 
The proposal is consistent with the Provincial Policy Statement, is consistent with the Town of Gananoque Official 
Plans, and maintains the general intent of Development Permit By-law 2010-75. It is our professional opinion that 
this official plan amendment and class III development permit application represents good planning. Should you 
have any questions or comments, please do not hesitate to contact us at 613.542.5454. 
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Respectfully submitted,  
 


 
 


 
Miles Weekes, MCIP RPP 
Senior Planner 
Fotenn Planning + Design 
 


Tyler Hamilton, M.Pl.  
Planner 
Fotenn Planning + Design 
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The proposed Official Plan Amendment to the Town of Gananoque’s Official Plan will read:  
 
The Council of the Corporation of the Town of Gananoque in accordance with provisions of the Planning Act 
(R.S.O. 1990, c.P.13) hereby enacts as follows:  
 


1. Amendment Number X to the Official Plan for the Town of Gananoque consisting of the attached 
explanatory text and Schedules are hereby adapted.  


2. This by-law shall come into force and take effect on the day after the last day for filing a notice of appeal 
provided no notice of appeal is filed in accordance with the provisions of Sections 17 and 22 of the 
Planning Act.  


 
Read a first and second time and finally passed this XX day of XX, 2023 
 
 
  
 John Beddows, Mayor 
  
  
 XXX, Clerk 
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1. TITLE 
 
The following constitutes Amendment Number xx to the Official Plan of the Town of Gananoque. 
 


2. PURPOSE OF THE AMENDMENT  
 
The purpose of this amendment is to change the designation of the subject lands from Residential to Highway 
Commercial to permit the re-use of the existing building on the subject lands for a commercial use.  
 


3. LOCATION OF THE LANDS AFFECTED  
 
The property is located within, All of Part 34, Part of Lots 33 & 35, Block F, Registered Plan No. 86 (West), Town 
of Gananoque, County of Leeds.  
 


4. BASIS OF THE AMENDMENT  
 
An Official Plan application (XXXX) was received from Fotenn Planning + Design on behalf of the applicant for the 
redesignation of the subject lands from ‘Residential’ to ‘Highway Commercial’. The amendment will permit the 
adaptive re-use of the existing building on the subject lands to permit a commercial use which is not anticipated 
impact on the surrounding residential and commercial land uses. 
 


5. DETAILS OF THE AMENDMENT  
 
The Official Plan to the Town of Gananoque is hereby modified as follows:  
 


i) THAT the ‘Key Map’ Schedule to the Official Plan for the Town of Gananoque is hereby amended by 
redesignating the lands identified on Schedule A from Residential to Highway Commercial attached 
hereto and forming part of this Amendment. 
 


ii) THAT the ‘Residential Policy Area’ Schedule–B to the Official Plan for the Town of Gananoque is 
hereby amended by removing the lands identified on Schedule B from the Residential Policy Area 
attached hereto and forming part of this Amendment. 
 


iii) THAT the ‘Commercial Policy Designations’ Schedule–C to the Official Plan for the Town of 
Gananoque is hereby amended by adding the lands identified on Schedule C to the Highway 
Commercial designation attached hereto and forming part of this Amendment. 
 


iv) THAT the ‘Land Use’ Schedule–I to the Official Plan for the Town of Gananoque is hereby amended 
by redesignating the lands identified on Schedule D from Residential to Highway Commercial attached 
hereto and forming part of this Amendment. 
 


v) THAT the Town of Gananoque Official Plan is hereby amended as follows: 
 


a) Highway Commercial Special Policy Area Section 3.3.2.2.1 is hereby added and reads as follows: 
3.3.2.2.1 Highway Commercial Special Policy Area One – 740 King Street West 
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On the lands designated ‘Highway Commercial – Special Policy Area One’ located 
at 740 King Street West, residential dwelling units shall be permitted above the 
first storey. 


 
6. IMPLEMENTATION AND INTERPRETATION  
 
The changes to the Official Plan described in this Amendment shall be implemented and interpreted in accordance 
with the implementation policies of the Official Plan described in Chapter 6 thereof. 
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Schedule A 
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Schedule B 
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Schedule C 
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Schedule D 
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THE CORPORATION OF THE TOWN OF GANANOQUE EXPLANATORY NOTE TO BY-LAW NUMBER XXX-
XXXX 
 
BY-LAW NO. XXX-XXXX 
 
BEING A DEVELOPMENT PERMIT BY-LAW AMENDMENT 
 
TO BY-LAW NO. 2010-75 
 
The property is located within, All of Part 34, Part of Lots 33 & 35, Block F, Registered Plan No. 86 (West), Town 
of Gananoque, County of Leeds. 
 
THE CORPORATION OF THE TOWN OF GANANOQUE 
EXPLANATORY NOTE 
TO BY-LAW NUMBER XXX-XXXX 
 
PURPOSE OF THE DEVELOPMENT PERMIT BY-LAW AMENDMENT 
 
The purpose of the amendment is to redesignate the site from Residential to a Gateway Commercial Special 
Exception (GC-XX) to permit the re-use of the existing building on the subject lands for a commercial use, decrease 
the front yard setback and rear yard depth, and reduce the required number of loading spaces for the proposed 
use. 
 
The subject lands are currently designated Residential in the Town of Gananoque Official Plan. An application to 
amend the Official Plan was received concurrently which seeks to amend the subject site from Residential Area to 
Highway Commercial. 
 
EFFECT OF THE BY-LAW REQUEST 
 
The redesignation and rezoning of the site will permit the re-use of the existing building on the subject lands for a 
commercial use. 
 
LOCATION OF THE PROPERTY 
 
The property is located within, All of Part 34, Part of Lots 33 & 35, Block F, Registered Plan No. 86 (West), Town 
of Gananoque, County of Leeds. 
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THE CORORATION OF THE TOWN OF GANANOQUE BY-LAW NUMBER #### 
 
BEING A BY-LAW TO AMEND DEVELOPMENT PERMIT BY-LAW 2010-75 
 
WHEREAS the Council of the Corporation of the Town of Gananoque received a request to amend Development 
Permit By-law 2010-75 to permit the development commercial development approved to date;  
 
AND WHEREAS the proposed change in zoning conforming to the Official Plan designation as revised by Official 
Plan Amendment No. XX considered in conjunction with this by-law; 
 
NOW THEREFORE the Council of the Corporation of the Town of Gananoque enacts as follows: 
 
1. THAT, Schedule A of the Development Permit By-law 2010-75 is hereby amended by changing the 


designation from Residential (R) to Gateway Commercial (GC) for the lands identified on Schedule D. 
 
2. THAT, Schedule C of Development Permit By-law 2010-75 is hereby amended by adding a Gateway 


Commercial Special Exception (GC-XX) designation for the lands identified on Schedule E. 
 


3. THAT, Section 8.5 Special Exceptions is hereby amended by the addition of the following new subsection 
following GC-X1. 
 


 
Gateway Commercial Special Exception XXXX (GC – XX) 
(All of Part 34, Part of Lots 33 & 35, Block F, Registered Plan No. 86 (West), Town of Gananoque, County of 
Leeds) 
 
Notwithstanding the provisions of Section 3 to the contrary, the lands identified on Schedule C, the following shall 
apply: 
 
Within the GC-XX designation the following provisions apply: 


a) Residential Uses on the second storey shall be permitted, in addition to all other uses permitted in 
the GC designation. 
 


b) Minimum Front Yard Setback: 8.2 metres 
 


c) Minimum Rear Yard Depth: 3.5 metres 
 


d) Minimum Required Loading Spaces: 0 Loading Spaces  
 
4. THIS By-law shall come into force and take effect on the day of its passing, subject to:  


• The provisions of subsections 34(30) and (31) of the Planning Act, R.S.O. 1990, C.P.13., as 
amended, in the event a notice of appeal of this by-law is filed in accordance with subsection 34(19) 
of the Act; and 


• Not until Official Plan Amendment No. X of the Town of Gananoque Official Plan has come into 
effect. 


 
Read a first and second time and finally passed this XX day of XXX, 2023 
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_______________________________________________ 
John Beddows, Mayor 


 
      _______________________________________________ 
      XXX, Clerk 
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PLANNING REPORT 
 


TO: PLANNING ADVISORY COMMITTEE 
 
FROM: PLANNING AND DEVELOPMENT 
 
MEETING DATE: TUESDAY, JANUARY 23, 2024 
 
SUBJECT: DP2023-18 – 740 KING STREET WEST 
 ISLAND CANVAS INC.  
 CLASS III DEVELOPMENT PERMIT 


 
 
Background: 
 
Property: 740 KING STREET WEST 
 
Legal Description: ALL OF PART 34, PART OF LOTS 33 & 35 BLOCK F, 


REGISTERED PLAN NO. 86 (WEST) 
    
Official Plan: RESIDENTIAL (PROPOSED HIGHWAY COMMERCIAL 
 UNDER OPA6-2023) 
 
Development Permit: RESIDENTIAL 
 
Lot Coverage: 40% 
 
Purpose and Effect: 
The request is for the Class III Development Permit Application is to redesignate the site 
to the special exception Gateway Commercial (GC-X2) designation to permit a custom 
workshop with a residential dwelling unit on the second floor, recognize the reduced front 
yard and rear yard setbacks of the existing building and remove the requirement for a 
loading space.   
 
An Official Plan Amendment (OPA6-2023) is being processed concurrently for the 
Residential designation change to Highway Commercial exception to not permit outside 
storage and to permit a residential unit in the upper storey. 
 
Background: 
The property is located on the north side of King Street West with a commercial business 
(Colonial Resort) located to the north and west of the property and residential to the east 
and north-east of the property.  The surrounding properties are located in the Residential 
designation.  The lands on the south side of King Street West are located in the Gateway 
Commercial designation and contain an existing commercial garage (Mobile Canteen), 
vacant land.  Additionally, a parcel of land is designated Residential which is currently 
under development for 22 dwelling units. 







 
The subject property is presently vacant with work being undertaken to restore the 
existing structure.  The building was historically used for a variety of commercial uses 
with a residential use on the second floor.  The building has remained vacant for the last 
number of years which reverted to an existing legal non-conforming use to the residential 
designation.  
 


 
 


An application for an Official Plan Amendment, is being processed concurrently with the 
Development Permit Application for the request to change the Residential designation to 
Highway Commercial in order to permit a commercial business and the exception is to 
allow for an upper storey residential unit.  Approval for the Official Plan Amendment will 
be a requirement prior to approval being provided for the Development Permit 
Application. 
 


 
 


View of 740 King Street West looking north 







 
 


Site Plan of 740 King Street West 
 
PROVINCIAL POLICY STATEMENT: 
The Provincial Policy Statement, 2020 (PPS) provides direction on matters of provincial 
interest pertaining to land use matters and all development proposals must be consistent 
with the policies therein. The full PPS document can be found at 
https://www.ontario.ca/page/provincial-policy-statement-2020. Policies which repeat or 
are not relevant to the current proposal have been omitted from commentary below.  
 
1.0 Building Strong Healthy Communities 
1.1.1  Healthy, livable 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; 
b)  accommodating an appropriate affordable and market-based range and mix of 


residential types (including single-detached, additional residential units, multi-unit 
housing, affordable housing and housing for older persons), employment (including 
industrial and commercial), institutional (including places of worship, cemeteries and 
long-term care homes) recreation, park and open space, ant other uses to meet long-
term needs; 


c)  avoiding development and land use patterns which may cause environmental or 
public health and safety concerns; and 


e) Promoting the integration of land use planning, growth management, transit-
supportive development, intensification and infrastructure planning to achieve cost-
effective development patterns, optimization of transit investments, and standards to 
minimize land consumption and servicing costs. 


 



https://www.ontario.ca/page/provincial-policy-statement-2020





1.1.3.1 Settlement areas shall be the focus of growth and development. 
 
1.3 Employment 
1.3.1  Planning authorities shall promote economic development and competitiveness 
by: 
a)  providing for an appropriate mix and range of employment, institutional, and broader 


mixed uses to meet long-term needs; 
b)  providing opportunities for a diversified economic base, including maintaining a range 


and choice of suitable sites for employment uses which support a wide range of 
economic activities and ancillary uses, and take into account the needs of existing 
and future businesses; 


c)  facilitating the conditions for economic investment by identifying strategic sites for 
investment, monitoring the availability and suitability of employment sites, including 
market-ready sites, and seeking to address potential barriers to investment; 


d)  encouraging compact, mixed-use development that incorporates compatible 
employment uses to support liveable and resilient communities, with consideration of 
housing policy 1.4. 


 
1.6.6 Sewer, Water and Stormwater 
1.6.6.2 Municipal sewage services and municipal water services are the preferred form 


of servicing for settlement areas to support protection of the environment and 
minimize potential risks to human health and safety.  Within settlement areas with 
existing municipal sewage services and municipal water services, intensification and 
redevelopment shall be promoted wherever feasible to optimize the use of the 
services.  


 
1.7 Long-Term Economic Prosperity 
1.7.1  Long-term economic prosperity should be supported by: 
a) promoting opportunities for economic development and community investment-


readiness; 
 
COMMENT: 
The Town of Gananoque is considered a settlement area.  The proposal will provide for 
the reuse of an existing vacant building adjacent to an existing residential subdivision 
which will provide for a commercial use on the ground floor and residential dwelling unit 
on the upper floor.  The property is a serviced site within the Town settlement area.  The 
proposal provides for a mixed-use development that supports local employment.  
 
A new commercial use will provide for economic development within the Town. 
 
The proposed use is consistent with policies pertaining to development in the General 
Commercial designation.   
 
OFFICIAL PLAN: 
The property addressed as 740 King Street West is located in the Residential land use 
designation in the Official Plan.  The applicants have applied for an Official Plan 
Amendment (OPA6-2023) to redesignate the site from Residential to Highway 
Commercial Special Exception which is being processed concurrently with the 
Development Permit Application.  Lands to the south and southwest of 740 King Street 
West are located in the Highway Commercial designation with one residential 







designation.  Amendments to the Official Plan should consider the impact, need and 
effect of the proposed change.   
 
3.2 Residential - Goals and Objectives 
The goal of the Residential Designation is to provide a supportive land use policy 
framework which reduces constraints for commercial development while ensuring that 
existing and future commercial uses will contribute to the Town of Gananoque’s small 
town character.   
 
The application is to redesignate the site to Highway Commercial.  The policies 
pertaining to non-residential uses provides guidance as it relates to computability 
between residential and commercial uses. 
 


 
 
3.2.2.3 Non Residential Uses 
Local commercial uses such as small local retail plazas and convenience stores, 
schools, places of worship and community facilities are permitted in the Residential 
Policy Area.  Proposed non-residential uses shall be reviewed to ensure compatibility 
with the existing residential neighbourhood.  Proponents shall provide sufficient evidence 
to ensure that new development will not result in increased neighbourhood traffic, noise 
or other emissions and will contribute to quality of life for local residents.  In all cases the 
scale and architectural design of any new development shall be consistent with the local 
neighbourhood. 
 
COMMENT: 
Although the residential designation provides for non-residential uses, the proposed use  
is not considered similar to those identified such as schools, small retail, churches.  Non-
residential uses shall be reviewed to ensure compatibility between residential and 
commercial uses. 
 
Therefore, an application to designate the lands to Highway Commercial is being 
considered. 







 
3.3.2 Commercial Designations 
Two commercial designations are identified on Schedule C of this Plan being General 
Commercial and Highway Commercial.  The distinct nature of each commercial area will 
be established through the Zoning By-Law and all new commercial uses will be subject 
to Site Plan Control. (Development Permit By-law). 
 
All new development within the General Commercial and Highway Commercial 
designations shall conform to the development criteria set out in Section 5.4.4 of this 
Plan.   
 
3.3.2.2. Highway Commercial Policy Area 
3.3.2.2.1 Permitted Uses 
The Highway Commercial Policy Area is intended for large format retail and service 
commercial development intended to serve the Town, the region and the traveling public.  
The designation will permit a diverse range of land uses including general retail stores, 
grocery stores, commercial lodging, automotive sales and services and gas stations. 
Some outdoor storage may be permitted. 


 
3.3.2.2.2 Highway Commercial Policies 
Highway Commercial development or redevelopment shall occur in a manner which 
minimizes potential off-site impacts on adjacent neighbourhoods or other sensitive land 
uses through buffering and screening.  Site development plans shall be developed and 
stamped by a registered Landscape Architect and such plans shall ensure mitigation of 
site impacts as well as ensuring that the final development will have esthetic appeal. 
 
Site Plan Control (Development Permit) shall apply to all highway commercial 
development as well as any redevelopment which would have the effect of increasing 
parking and or loading requirements or which substantially changes the scale and or 
density of the existing development. 
 
The Highway Commercial designation also serves as an important commercial gateway 
to the Town and as such Council my undertake the preparation of design guidelines to 
address the potential for entry features, streetscape designs, signage, lighting, 
landscaping and architecture. 
 
COMMENT: 
The existing vacant building will be maintained and no additions or exterior changes 
proposed to the building with this application.  The proposed mixed use of the building is 
consistent with the existing surrounding commercial and residential uses.  The applicant 
is not proposing any changes to the existing parking, open space and loading of the site.  
Staff are recommending incorporating additional landscaping in areas not utilized for 
parking providing aesthetic appeal as you come into the Town.   
 
Schedule “F” – Natural and Cultural Heritage Features and Schedule “G” - Development 
Constraints do not apply to the subject lands. 
 







Schedule “H” and Section 4.1.3.2 identifies King Street West as an arterial road in the 
Official Plan which is intended to carry large volumes of traffic and serve to provide the 
major transportation routes throughout the community and connections to Highway 401.  
 
The proposed Highway Commercial designation provides for retail and service 
commercial development which is intended to serve the Town, the region and the 
travelling public.  It is intended to minimize off-site impacts on adjacent neighbourhoods 
and shall be developed in a manner with aesthetic appeal and is a gateway to the Town. 
 
COMMENT: 
The subject property is screened by mature trees to the east and northeastern portions 
of the property with no landscape along King Street West.  The adjacent commercial use 
(Colonial Resort) is located to the north and west of the site and designated Residential 
designation in the Official Plan.  The proposed residential unit will be on the upper storey 
of the existing building.  There are no anticipated odours or noises of the commercial 
business as the proposed use will include sewing of textiles, sales of the product, 
support, bookkeeping for Island Canvas Inc.   
 
There are no anticipated traffic impacts pertaining to shipping and deliveries as the 
existing access from King Street will be maintained. 
 
The existing building is located on lands that is accessed by King Street West and 
serviced by municipal water and sewer infrastructure. 
 
5.4.4 Development Criteria 
Councils shall consider development criteria when reviewing the compatibility and 
appropriateness of any new development or redevelopment, when considering 
amendments to the Zoning By-law (Development Permit By-law). 


1. The provision of safe access onto or from a local or Town road or provincial 
highway. 
The existing access from King Street into the property will be maintained. 


2. Adequate access to, and provision of, off-street parking. 
The property provides for seven existing parking spaces. 


3. Barrier-free access to public and commercial buildings and the designation of 
parking spaces for physically challenged persons. 
The applicant has indicated that they will be complying with the standards outlined 
in the Accessibility for Ontarians with Disabilities Act (AODA) 


4. Access and maneuvring of emergency vehicles in providing protection to public 
and private properties. 
The site will provide for adequate access into and around the property. 


5. The availability of municipal services and the cost of upgrading such services 
including water, sewage treatment facilities, fire and police protection, street 
lighting, roads and winter maintenance, waste disposal, community facilities and 
recreation. 


6. Adequate grade drainage or stormwater management and erosion control. 
The property is serviced by municipal sewer and water.  The property is elevated 
in relation to the adjacent properties and provides for existing drainage to the 
north and interior lot lines.   


7. The screening, buffering or fencing of aesthetically displeasing or dangerous land 
uses or open storage.  A buffer may be open space, a berm, a wall. A fence, 







plantings, a land use different from the conflicting uses but compatible with both, 
or any combination of the two. 
There is existing wood fencing along the interior and rear lot lines of the property.  
Mature trees are located along the eastern and northern interior lot lines.   


8. The provision of landscaping, the creation of privacy and/or open space areas 
around buildings and other uses, and the establishment of setbacks to maintain 
proper distance separation between new development and natural heritage sites, 
natural hazards and resource areas and development constraints such as noise 
and vibration. 
Staff are requesting that a landscape strip be installed at the front of the property 
given that the front of the property has existing pavement from the street to the 
existing building as per Ontario Regulation 173/16 Community Planning Permits in 
the Planning Act, Community Planning Permit By-law 4. (3.02) (5) 2. A condition 
that is related to the removal or restoration of vegetation.   


9. Adequate exterior lighting for access and parking areas for public or private use 
such as in commercial, industrial, institutional and multiple residential 
development. 
The existing lighting on the building will be maintained. 


10. The control of signs and advertising such that they are in scale with the intended 
use and with surrounding uses. 
The existing sign will be used for the proposed business. 


11. Protection of the environment by avoiding air, soil or water pollution. 
12. The preservation and protection, whenever possible, of street tree canopies and 


the urban forest. 
No trees will be removed as part of this project. 


13. NA 
14. Protection or enhancement of natural resource values. 
15. Conserving cultural heritage resources. 


There are no known natural resources or cultural heritage resources in proximity 
to the subject site. 


16. The physical suitability of the land for the proposed use. 
The existing developed site will provide an opportunity for a mixed 
commercial/residential use that is compatible with the surrounding uses. 


17. Safety and Security Criteria 
When reviewing development applications, ensure that safety and security measures 
are considered through such means as: 


1. Sufficient lighting in spaces intended for public use after dark to support the 
kind of activities envisioned for that space; 


2. Signs and an overall patter of development that supports users’ sense of 
orientation and direction; 


3. Preservation of clear lines of sight for persons passing through the space; 
4. Attention to the proposed mix of uses and their proximity to each other to 


ensure they are complementary;  
5. The routing and design of bicycle and pedestrian routes so that they are 


accessible to populated areas. 
 
The proposal will maintain existing lighting and signage on site and the property 
provides for clear sight lines from King Street.  The proposed mixed use is 
complimentary to the existing surrounding uses.  Bicycle routes are available 







along King Street and there is an existing sidewalk along the front of the subject 
site. 


 
DEVELOPMENT PERMIT 
The subject property is currently designated Residential in the Development Permit By-
law which does not provide for the commercial use as proposed.   
 
The intended use is a custom workshop use on the ground floor with an upper storey 
residential unit. The request of the applicant is to redesignate the site to the special 
exception Gateway Commercial (GC-X2).  The intent of the Gateway Commercial 
designation is to provide opportunities for commercial development which require larger 
lot areas and which are designed to serve the traveling public.  The designation also 
takes into consideration the need to provide an attractive entrance into the municipality. 
 
Section 8.2 Site Provisions 
Section 8.2 of the By-law establishes site requirements for the permitted and 
discretionary uses. The proposed custom workshop is a permitted use in the Gateway 
Commercial designation.  Residential uses on the upper storey are identified as a 
discretionary use.  As per Section 8.3 discretionary uses require a Class III Development 
Permit. 
 
The site provisions are as follows: 
 
Provision 8.2 Required Existing/Proposed 
Lot Area (min.) 930 m2 1,410 m2 + 
Lot Coverage (max.) 40% 14% + 
Lot Frontage (min.) 24m (78.7 feet) 46.9m + 
Front Yard Setback (min.) 10m (32.8 feet) 8.2m existing  
Exterior Side Yard Setback (min.) 4.5m (14.7 feet) NA 
Interior Side Yard Setback (min.) 2.2m (6.6 feet) 4.2m 
Rear Yard Depth (min.) 6m (19.6 feet) 3.5m existing 
Building Height (max.) 13m (42.6) 6.5m + 2 storeys  
   
Section 3 – General Provisions   
Loading Requirements (3.26) Floor Area: 250m2 -


1000m2 = 1 space 
0 space –  
relief requested 


Parking and Storage of Vehicles (3.32) 1 space per 30m2  
= 7 spaces 


7 spaces 


Accessibility Parking 3m x 6m + 1.5m 
access aisle 


3.4m x 5.8m + 1.5m 
access aisle 


 1 per 20 spaces = 1 1 
 
 
COMMENT: 
A Custom Workshop is permitted within the Gateway Commercial designation along with 
marine related uses such as boat or recreational vehicle establishment, recreational 
vehicle sales and storage.  A custom workshop is defined as follows: 
 
 







Custom Workshop 
Means the use of a building or part of a building for the production or finishing of custom 
or hand-made commodities in small quantities. Without limiting the generality of the 
foregoing, a custom workshop includes upholstering, refinishing of antiques or furniture, 
drapes, Venetian blinds, handmade leather goods, orthopedic and prosthetic appliances, 
weaving, awnings and where other non-offensive, non-dangerous custom production is 
carried out but does not include any use otherwise defined in this By-Law. 
 
Residential uses on the upper storey are identified as a discretionary use. 
 
Relief being sought is for the elimination of a loading space.  The front yard and rear 
yard setbacks enjoyed legal non-complying as the building has existed since 1979 
(according to MPAC data). 
 
Section 8.4 Design Criteria Gateway Commercial Designation 
The Gateway Commercial designation provides for commercial development which 
requires larger lots in an area which services the needs of Town residents as well as 
residents as well as residents from the greater region.  Positioned at the various 
accesses into the municipality these commercial areas also serve as gateways into 
Gananoque.   
 
A summary of the criteria set out for the gateway commercial includes: 


• Buildings should be orientated towards the street and parking provided in the rear 
or side of the building.  Where property fabric will not lend itself to the provision of 
parking except at the front of the building, parking will be buffered and screened 
by landscape materials providing an element of all season screening.  At no time 
will parking be provided within the front yard setback. 


• Entrances to parking areas should be well defined by signage and curbing.  
Wherever possible abutting commercial parking lots should be linked to provide 
for consolidated parking and ease of vehicular movements.  Parking lots shall 
provide landscape elements within the islands and along thoroughfares. Provision 
for pedestrians within the site must be demonstrated.  Cyclists must also be 
considered when developing site layout.  Provide façade interest to include varied 
materials.  Avoid long expanses of the same cladding.  Include features along 
corners and roof tops to create focus elements.  Buildings should be integrated 
with the existing grade and provide at grade entrances or alternatively accessible 
modifications should be provided. 


• Where a highway commercial use is located adjacent to a residential use a 3.0 
metres (9.8 feet) landscaped buffer strip shall be provided. 


• Where additions or improvements are proposed on existing buildings an effort will 
be made to improve the streetscape by the addition of landscape materials to a 
depth of 5.0 metres (16.4 feet) including street trees a minimum of 50 millimetres 
caliper, street furniture, lighting and sidewalks. 


• Buffers shall consist of plant material screens and structural elements that are 
designed and maintained in a staggered or undulating manner to create a more 
natural looking landscape.  Not less than 50% of the landscaped area shall 
consist of natural plantings of grass, lawns, trees, shrubs and flowers.  Soft 
landscape materials may also include shrubs and planting at foundation base, 
container planting consisting of urns, planters, window boxes or suspended 
baskets. 







• Garbage enclosures are to be fenced and screened with soft landscape elements.  
Garbage receptables require screening (wood or metal).  Recommended 
locations include inside parking courts or at the end of parking bays.  Locations 
should be conveniently accessible for trash collection and maintenance and 
should not block access drives during loading operations. 


 
COMMENT: 
The existing legal non-conforming building was built and used historically for a variety of 
commercial uses which predates the Development Permit By-law.   
 
The property drops off to the rear of the site and is screened with existing fencing along 
the interior and rear yards.  The site contains existing landscaping along the interior lot 
lines containing shrubs and trees.  The front yard is primarily asphalt, concrete surfaces 
and entrance/exits from King Street West with little landscaping.  
 
The existing building, which faces King Street West, will be renovated to accommodate 
for the new use.   
 
The proposed change of use and designation change to Gateway Commercial provides 
the opportunity for the Town to review the policies and by-laws in place to bring about 
conformity to the by-law.  The Gateway Commercial is the Town’s entrance into the 
community and Section 8.0 speaks to considering the need to provide an attractive 
entrance into the municipality.   
 
Staff are recommending that the applicant be required to incorporate additional 
landscaping in the front yard of the property along King Street West, particularly where 
parking is not being utilized.  The Gateway Commercial provides that additions or 
improvements on proposed existing buildings will be made to improvement the 
streetscape by the addition of landscape materials to a depth of 5m. 
 
Additionally, the designation will identify that no outdoor storage is to occur on the site.  
This is in keeping with recognizing the residential designation in both the Official Plan 
and Development Permit by-law. 
 
Parking and Storage of Vehicles (3.32)  
Other uses not specified in the by-law requires 1 space per 30 m2 (322.9 ft2) of gross 
floor area.  The applicant is providing 7 parking spaces including one barrier free parking 
spaces at the front entrance of the existing building.  The final site plan will require 
buffers on both sides of the accessible space as per the Town’s Development Permit by-
law.  Relief will be required for one parking space for the residential unit.   
 
 
 
 
 
 
 
 
 
  







CIRCULATION TO AGENCIES 
Circulation to all property owners within 120m of the site and the prescribed agencies 
(comments received to date): 
CAO  


Chief Building Official No comments. 


CRCA  CRCA has no concerns or objections with the applications: 
OPA6-19 and DP2023-18 for the proposed residential to 
highway commercial conversion for 740 King St W. 


School Boards: CDSBEO and UCDSB  


Utilities:  Bell Canada/Canada Post/ 
Cogeco/Enbridge Gas/ Eastern Ontario 
Power/Hydro One (OPG)/MTO 


Hydro One has no comments or concerns at this time. 


EMS:  Fire/LG Paramedic/Police Fire does not have any issues with this permit application to 
change the property to highway commercial. 


Public Works, Water/Sewer Utilities • ¾” copper water service will require backflow prevention 
as per Town Backflow By-Law. 


• Each unit to be individually metered, commercial unit 
and residential unit.   


• Sewer lateral at property line cleanout has blockage, 
owner to have plumber clear blockage and look at 
options of relining sewer lateral. 


Leeds Grenville Lanark District Health 
Unit 


 


Neighbourhood:  
Posting and 120m Circulation 


No comments from the public at the writing of this report. 


 
Staff have no objection to DP2023-18 Island Canvas Inc. – 740 King Street West, to 
redesignate the site to Gateway Commercial special exception to preclude outdoor 
storage, permit a residential unit on in the upper storey, recognize the reduction of 10m 
to 8.2m front yard setback and 6m to 3.5m for rear yard setback, eliminate requirement 
for one loading space provided: 
 


• The owners are required to increase the landscaping along King Street West and 
west side of property, in areas that are not being utilized for parking; 


• A final set of drawings be approved for incorporation into a Development Permit 
Agreement; 


• The Owner enter into an amending Development Permit Agreement within one 
year of the Notice of Decision or the approval may lapse; and 


• All costs associated with fulfilling the conditions of this decision are borne by the 
Owner. 
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Trudy Gravel, Assistant Planner 
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Brenda Guy, Manager of Planning and Development  
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NOTICE OF PUBLIC MEETING 


Proposed Official Plan Amendment and Class III Development Permit 
 


TAKE NOTICE THAT the Town is in receipt of a complete application for a proposed Official Plan Amendment, pursuant to 
Section 21 and a Development Permit pursuant to Section 70.2 of the Planning Act, R.S.O. 1990. 
 
Planning Advisory Committee for the Town of Gananoque will hold a Meeting on TUESDAY, JANUARY 23, 2024 at 6:00 P.M. in 
the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 King Street East, Gananoque to provide recommendations to 
Council on the concurrent applications below. 
 
AND FURTHER TAKE NOTICE that the Council for the Corporation of the Town of Gananoque will hold a Public Meeting on 
TUESDAY, FEBRUARY 6, 2024 at 6:00 P.M. at the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 King Street East, 
Gananoque to consider the following applications: 


*The TOLL-FREE PHONE NUMBER and ACCESS CODE will be found on the meeting agenda, posted to the Town 
website at https://www.gananoque.ca/town-hall/meetings prior to the meeting. 
 
File No. OPA6-19      OWNER: ISLAND CANVAS INC.   


    APPLICANT: FOTENN PLANNING & DESIGN 
 


The property municipally and legally described as 


740 King Street West 
ALL OF PART 34, PART OF LOTS 33 & 35 BLOCK F, REGISTERED PLAN NO. 86 (WEST) 


TOWN OF GANANOQUE 
 


has applied to the Town of Gananoque for an Official Plan Amendment from 
RESIDENTIAL TO HIGHWAY COMMERCIAL DESIGNATION 


TO PERMIT THE CONVERSION OF THE EXISTING BUILDING TO A MIXED-USE WITH A  
CUSTOM WORKSHOP GROUND LEVEL AND ONE RESIDENTIAL UNIT ON THE SECOND STOREY 


 


AND 
 


File No. DP2023-18     OWNER: ISLAND CANVAS INC.    
  APPLICANT: FOTENN PLANNING & DESIGN 


 


has applied to the Town of Gananoque for a Development Permit to 
REDESIGNATE THE PROPERTY TO THE SPECIAL GATEWAY COMMERCIAL (GC-XX) TO PERMIT THE 


CUSTOM WORKSHOP AND RESIDENTIAL UNIT ON THE SECOND STOREY AND RECOGNIZE  
THE EXISTING FRONT AND REAR YARD SETBACKS 


 
Note:  Applications OPA-19 and DP2023-18 are concurrent.  DP2023-18 will be a condition for final approval of 


Official Plan Amendment application OPA-19 
 


 
Additional information in relation to the proposed Official Plan Amendment and Development Permit is available in-person for 
inspection between 8:30am - 4:30pm at the Town of Gananoque, 30 King Street East, Gananoque Ontario or on the Town website at 
https://www.gananoque.ca/town-hall/meetings, or by emailing assistantplanner@gananoque.ca or by calling Trudy Gravel 613-382-
2149 ext. 1129. 
 
Official Plan 
If a person or public body does not make oral submissions at a public meeting or make written submissions to the Town before the 
proposed Official Plan is adopted, the person or public body is not entitled to appeal the decision of the Town to the Ontario Land 
Tribunal.  
 
If a person or public body does not make oral submissions at a public meeting or make written submissions to the Town before the 
proposed Official Plan is adopted, the person or public body may not be added as a party to the hearing of an appeal before the 
Ontario Land Tribunal, unless in the opinion of the Tribunal, there are reasonable grounds to add the person or public body as a party. 







If you wish to be notified of the decision of the Corporation of the Town of Gananoque in respect to this proposed Official Plan 
Amendment and related amendments, you must make a written request to the Clerk for the Town of Gananoque, 30 King Street East, 
Gananoque, Ontario  K7G 1E9, or by email to clerk@gananoque.ca.  
 
Development Permit By-law 
If you wish to provide comment or input in respect of the proposed Development Permit you may do so at the public meeting or in 
writing prior to the meeting.  Note:  Only the applicant of a Development Permit has a right to appeal a decision or non-decision on 
an application to the Ontario Land Tribunal where the application meets the requirements established through the official plan and 
development permit by-law. 
 
 


 
 
 
DATED this 14th day of DECEMBER, 2023 


 
Brenda Guy 
Manager of Planning and Development 
bguy@gananoque.ca 
613-382-2149 Ext.1126 







:; �ANOQUE I DP2023-18


APPLICATION FOR DEVELOPMENT PERMIT APPROVAL 
Section 70.2 of the Plannin Act, RSO 1990, as amended 


This application fem, MUST be accompanied with all the submission requirements in order to be considered a complete application. 
Incomplete applications will not be processed until all information is provided. 


A meeting with Planning and Development staff is REQUIRED PRIOR TO SUBMISSION of this application. At that time,
approval stream and submission requirements will be detemiined. ALL applications require the following: 


be' Complete application fem, signed including declaration of applicant. 
be' Copy of the deed of property or offer to purchase and sale 
be' Copy of the most recent survey of the subject property 
be' Two (2) large scale copies of all plans being submitted, two reduced 8.5" x 11" of each plan and one electronic copy in pdf 


format. Plans are to be in a standard scale fom,at (1 :250 1 :500) 
be' Application fee payable to the Town of Gananoque: 


Class I $500 Class II $1,500 Class Ill $1,700 


Amendment to Class I, Class II or Class Ill $700 
be' Deposit fee in the amount of $2,000 payable to the Town of Gananoque for any peer reviews of background studies -


Class II/Class Ill applications 
be' Separate cheque payable to Cataraqui Region Conservation Authority, if applicable. See fee schedule. Clearance letter 


will be re uired b the Town. 


CONTACT INFORMATION 
Municipal Freedom of Information and Protection of Privacy Act- Personal Information on this form is collected under authority of 
The PlanninQ Act and will be used to orocess this aoolication. 


Name of Applicant: Complete Address including Postal Code: Phone: 416-366-6024 


Island Canvas Inc. 901 Oxford St. Rear Unit Fax: 


Etobicke, ON MBZ 5T1 
lslandcanvas@bellnet.ca 


E-mail:


Name of Property Owner (if different than Complete Address including Postal Code: Phone: 


applicant): 


Fax: 


E-mail:


Architect/Designer/Planner: Complete Address including Postal Code: Phone: 613-542-5454 x221 


FOTENN Planning + Design 4 Cataraqui Street, Suite 315
Fax: Kingston, Ontario 


K?K 127
E-mail:


weekes@fotenn.com 


Engineer: Complete Address including Postal Code: Phone: 


Fax: 


E-mail:


Ontario Land Surveyor: Complete Address including Postal Code: Phone: 


Fax: 


E-mail:


Street or Property Address (if applicable): 


LEGAL DESCRIPTION 


LoUCon/Plan: All of Part 34, Part of Lots 33 & 35, Block F, Registered Plan No. 86 (West), Town of Gananoque, County of Leeds 


Frontage: Depth: Area (sq.m): Area (acres): 


+/-46.9 m +/- 32 m (irregular) +/- 1410 m +/-0.141 ha 







Application for Development Permit 
Page2 


DP No. 2023- 18 


SUBMISSION REQUIREMENTS 
The applicanVagent is responsible for ensuring that the submission requirements are met, including confirming that all the 
information listed below is shown on the required plans by checking off each box. 


0 Site Plan(s) including scaled accurate measurements of:
o Title, location and date of project including legend and scale (graphic bar scale as well as written ratio scale);
o Dimensions and areas of the site including existing natural and artificial features i.e: buildings, watercourses,


wetlands, woodlands.
o Dimensions and gross floor area of all building and structures to be erected;
o Existing structures to be retained, removed or relocated;
o Distances between lot lines and the various buildings, structures, parking areas, driveways and other features;
o Proposed elevation of finished grades including area to be filled or excavated, retaining walls, drainage ditches;
o Parking areas including number, size of spaces and dimensions. The plans shall have regard for Ontario


Regulation 413/12 made under Accessibility for Ontarians with Disabilities Act, 2005. This shall include, but
not be limited to, providing appropriate designated parking spaces and unobstructed building access features.


o Access driveways including curbing and sidewalks
o Proposed fire routes and fire route sign locations
o Dimensions and locations of loading zones, waste receptacles and other storage spaces;
o Location, height and type of lighting fixtures including information on intensity and the direction in which they will


shine relative to neighbouring streets and properties;
o Location of sign (sign permit to be applied for through the Building Permit process) as per By-law 2005-41;
o Location, type and size of'any other significant features such as fencing, gates and walkways.


D Drainage Plan(s) including scaled accurate measurements of: 
o Drainage Plan must demonstrate proposed development is handled on-site and does not infringe on


neighbouring properties;


0 Landscape Plan(s) including scaled accurate measurements of:
o Landscape Plan showing size, type and location of vegetation, areas to be seeded or sod. Plan to show 


existing landscape features to be retained, removed or relocated; 


D Site Servicing Plan(s) including scaled accurate measurements of: 
o Site Servicing Plan (plan/profile) including layout of existing water, sewer, gas lines, proposed connections,


utility easements, fire hydrants, hydro poles, lighting, trees, transformers and pedestals.


D Grade Control and Drainage Plan(s) including scale accurate measurements of: 
o Existing elevations on subject and adjacent lands and long centerline or adjacent street lines, which are to be


geodetic;
o Location of any creeks, ravines or watercourses with elevations and contours;
o Arrows indicating the proposed direction of flow of all surface water;
o Location and direction of swales, surface water outlets, rip-rap, catch basins, rock, retaining walls, culverts
o Existing and/or proposed right-of-ways or easements


0 Elevation and Cross-Section Plan(s) including scale accurate measurements of:
o Drawings that show plan, elevations and cross section views for each building or structure to be erected;
o Conceptual design of building;
o Relationship to existing buildings, streets and exterior areas to which members of the public have access to;
o Exterior design including character, scale, appearance and design features of the proposed building;
o Design elements of adjacent Town road including trees, shrubs, plantings, street furniture, curbing and facilities


designed to have regard for accessibility
o Photographs of the subject land and abutting streetscape on both side of the street


D Supporting Studies and Reports. Technical reports/plans or studies may be required to assist in the review process of 
a Development Permit Application. Applications for Development Permit may be required to submit the following studies 
or re arts. A licants should consult with Municl al staff to determine site s ecific re uirements: 


□ Servicing options report □ Phase I Environmental Study and if investigation


□ Hydrogeological Study
as required


□ Noise and/or vibration study
□ Drainage and/or stormwater management report


□ Source Water protection study
□ Environmental Impact Assessment for a natural


heritage feature or area □ MOS I or II calculation


□ Archaeological Assessment □ Minimum Separation distance calculation for an


□ Influence area study for development in proximity
industrial use or a waste management facility


to a waste management facility or industrial use □ Confirmation of sufficient reserve sewage


□ Traffic Study
system capacity and reserve water system
capacity


□ Heritage Resource Assessment □ Vegetation Inventory and/or Tree Preservation


□ Mine hazard rehabilitation assessment
Plan


0 Su ortin Land Use Plannin Re ort
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Existing Use(s): 


Length of time the existing use of the subject lands have continued: Unknown 


Has the property been designated as a Heritage Site? □ Yes i!l No 


Is the property presently under a Site Plan Agreement? □Yes 111 No 


Has the property ever been subject of an application under Section 34 (Zoning), 41 (Site plan) or 45 (Minor Variance) of the 
Planning Act? □Yes 111 No 
If yes, provide the file number and the status of the application? 


Proposed Use(s): 


Special Exception Gateway Commercial - custom workshop & residential dwelling unit 
Is the Use permitted or permitted subject to criteria as set out in the development permit by-law and how have the applicable criteria 
have been addressed? 


Not permitted, please see attached planning justification letter. 
Is a variation requested? Demonstrate how the proposed variation meets the criteria as set out in the development permit by-law. 


Please see attached planning justification letter. 
Abutting Land Use(s): 


North: Commercial and Residential, East: Residential, South: Commercial and Residential, West: Commercial 


Is the Development to be phase? □ Yes i!l No 


What is the anticipated date of construction? 
Internal conversion of existing building. 


Is the land to be divided in the future? 
No. 


Are there any easements, right-of-ways or restrictive covenants affecting the subject land? □Yes !II No 


Plan Details: 


□ Residential !II Commercial □ Industrial □ Institutional


Lot Area: Building Coverage: Landscape Coverage: 


(%) (%) 


1,410 (sq.m) (sq.m) (sq.m) 


Building Height: No. of Storeys: No. of Units: Method of Garbage Storage: 


2 storeys 


Parking Surface: Number of Parking Spaces: Dimensions of Parking Number of Accessible 


Existing: Existing: 7 Spaces: Spaces: 
Proposed: Proposed: 7 


Total: 7 


Loading Spaces: Number of Loading Spaces: Dimensions of Loading Other: 


Spaces: 


0 


Heritage Tourist Inn/Bed and Breakfast: 


Is this an application for a Number of Guest Rooms: Is this an application for a Bed Number of Guest Rooms: 


Heritage Tourist Inn? D 1 □2 □3 □4 and Breakfast? D 1 □2 □3


□Yes !II No □5 □6 □ Other □Yes □ No □ Other


A Heritage Tourist Inn will require a Heritage Resource Assessment evaluating the heritage significance of the property including 
a description of historic features is required with the submission of this application. 
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EXISTING BUILDINGS: Building 1 Building 2 
Type of Structure 


Vacant Building 
Date Constructed: 


Unknown 


Front Line Setback: 
8.24 m 


Rear Lot Line Setback: 
3.54 m 


Side Lot Line Setback: 
4.24 m (west) 


Side Lot Line Setback: 
18.92 m (east) 


Height: 
2 storeys 


Dimensions: 


Floor Area: 
+/- 198 m2 


PROPOSED BUILDINGS: Building 1 Building 2 
Type of Structure: 


Proposed Date of Construction: 
See Planning 


Front Line Setback: 
Justification Letter 


Rear Lot Line Setback: 


Side Lot Line Setback: 


Side Lot Line Setback: 


Height: 


Dimensions: 


Floor Area: 


Attached Additional Page, if necessary 


Access: 


li'1 Municipal Street I □ Unopen Road
Allowance 


Name of Street/Road: 
K" St t W tmg ree es 


Entrance Approvals and Permit Number(s): 


I □ Existing Right-of-way l □ Other


If the application will result in the creation of a new private road, a request for street naming will have to be submitted in conjunction
with this application. to be approved by Council. 


Water Access (where access to the subject land is by water only) 
Docking Facilities (specify) 


distance from subject land 
distance from nearest public road 


Services: 


li'1 Municipal Water and 
J 


□ Municipal Water & 
Sewer Private Sewaoe 


Waler and Sewer Hook-uo Aoorovals and Pem,il Number(s): 
I 


Parking Facilities (specify) 


distance from subject land 
distance from nearest public road 


□ Private Well and 
l 


□ Private Well and
Municioal Sewaae Private Sewaae 
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AUTHORIZATION BY OWNER 


INve, the undersigned being the owner(s) of the subject land of this application for a consent, hereby authorize 


FOTENN Planning+ Design (print name) to be the applicant in the submission of this application. 
Furthermore, I/we, being the registered owner(s) of the subject lands, hereby authorize the Members of Council, Planning Advisory 
Committee and the Town of Gananoque staff members, to enter upon the property for the purposes of conducting a site inspection 


with respect to the attached application. 


Own
:::i:


ase Print) 
S-tr;;n y� 


CONSENT BY OWNER 


Complete the consent of the owner concerning personal information set out below. 


INve�---------------' am/are the registered owner(s) of the land that is the subject of this application 
for Development lj'urposes and for purposes of the Municipal Freedom of Information and Protection of Privacy Act. INve hereby 


authorize the ust or disclosure, to any person or public body, of any personal information collected under the authority of the 


� 
Planning Act of the purpose of


_


p


_


r


-


oc


_


e


_


s


_


,
>fl_


in


_


g


_


l


_


hi


_


s


_


a


_


p


_


p


_


lic


---


li


-


o


•


n


•


. 


---,-------------v�•�eof �"0 lJ
Date 


DECLARATION OF APPLICANT 


I, ---'M�ii�-___,.IA/4..,._�='----"--'-'---of the _ __._(A...._·¥-y-----of -----L�-=a=,.._Ctp,oµ<..Z....__ ___ in the 


_____ ._.fcr>vt"""' .. ' ... o .. <R.._ ____ of ___ ����•��to� _____ solemnly declare that: 


I understand that the applicanVowner will be required to provide 100% security of the outside works in the form of a Letter of Credit 
or Certified Cheque until such time as the works are completed. A 15% holdback will be maintained for a period of one year after 


the works are completed. This will be applicable at the time of agreement. 
Furthermore, I, being the applicant of the subject lands, hereby authorize the Members of Council, Planning Advisory Committee 


and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a site inspection with respect 
to the attached application. 


All of the above statements contained in the application are true and I make this solemn declaration conscientiously believing it to 
be true and knowln that it· of the same force and eel as if made under Oath and b virtue of The Canada Evidence Act. 


;:-sR_ 
Signature of a Commissioner, etc Signature of Applicant 


Office Use Only: Roll No: 


Official Plan Designation: Development Permit Designation: Other: 


Access (Entrance Permits etc): Water and Sewer Hookup Other: 
(Permits etc): 


Other Concurrent D Cash-in-Lieu of D Condominium □ ConsenV D Official Plan D 


Aoolications: Parkina Annroval Severance Amendment 
Date Application Received: Date Application Deemed Complete: Fees Received: 


For addillonal details please contact: Brenda Guy, Manager of Planning and Development 
Town of Gananoque, 30 King Street East, Box 100, Gananoque, ON K7G 2T6 


SKYE HUNTER CUTH81!11f·Q� (613) 382-2149 ext.1126 Fax: (613) 382-8587 E-mail: bguy@gananoque.ca 


a commissioner, etc., Province t>I Cntafll!l1
for Rorabeck Sowerby ThorlruJII LU::l,


Barristers and 5al�itof§. 
Exp,res JLIM HJ .. W.$, 


Subdivision 
Aooroval 


Residential Residential


x


081400001015800


ExistingExisting


November 20, 2023 $1,500.00 
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KINGSTON
315-4 Cataraqui Street
Kingston, ON K7K 1Z7
T 613.542.5454


fotenn.com


CLIENT: Stan Tranter
PREPARED BY: TH
REVIEWED BY: MW 
DATE: 13/11/2023


0                        5 m


740
King Street West
Gananoque, ON


Concept Plan


Building


Driveway


Landscaped Open Space


Walkway


Stairs and Decks







ROOF CONSTRUCTION:
NEW SHINGLES
NEW ICE & WATER SHIELD
ABANDON EXISTING ROOF TRUSSES
ADD NEW PRE-ENG TRUSSES
@ 24"o.c. (TO MATCH EXISTING)
& 12" PLYWOOD SHEATHING W/CLIPS
R60 BATT INSULATION
6 MIL POLY VAPOUR BARRIER
1x4 STRAPPING @ 16"o.c.
1
2" GYPSUM BOARD


EXISTING ROOF
CONSTRUCTION TO
REMAIN - MAKE GOOD
V.B. & CEILING FINISH EXISTING ROOF


CONSTRUCTION
TO REMAIN


EXISTING ROOF
CONSTRUCTION
TO REMAIN


EXISTING WALL
CONSTRUCTION
TO REMAIN


EXISTING WALL
CONSTRUCTION
TO REMAIN


EXISTING WALL
CONSTRUCTION


TO REMAIN


EXTERIOR WALL CONSTRUCTION:
OPT SIDING BY OWNER


ON 1x4 STRAPPING @ 24"o.c.
EX. 8" CONCRETE BLOCK WALL


2x4 STUDS @ 16"o.c.
FILL CAVITY W/PU CLOSED CELL


FOAM INSULATION
1
2" GYPSUM BOARD


EXTERIOR WALL CONSTRUCTION:
SIDING BY OWNER
ON 1x4 STRAPPING @ 24"o.c.
EX. 8" CONCRETE BLOCK WALL
2x4 STUDS @ 16"o.c.
FILL CAVITY W/PU FOAM INSULATION
1
2" GYPSUM BOARD


MAKE GOOD EXISTING
MANSARD FRAMING.


SITE VERIFY EXISTING
DURING CONSTRUCTION


APPROX. AREA OF
DAMAGED JOISTS


SECOND FLOOR CONSTRUCTION
SB-3 #F10d - 45 MIN FRR / STC 53
EX. SUBLOOR
EX. 2x10 JOISTS @ 16"o.c.
ABSORPTIVE MATERIAL IN CAVITY
RESILIENT METAL CHANNELS @ 24"o.c.
5


8" TYPE "X" GYP BOARD


4
A0 A0


3
A1 A0


SECTION
SCALE: 14"=1'-0"


4
A0 A0


EXISTING GROUP "C"
OCCUPANCY


EXISTING GROUP "D/E"
OCCUPANCY


BUILDING AREA ANALYSIS
MAIN FLOOR 1937.5 sq.ft.
SECOND FLOOR  751.0 sq.ft.


FRR CONTINUITY BEAM DETAIL
SCALE: 1 12"=1'-0"


2 LAYERS 58" TYPE "X" GYP. BD


15
8" GALV. STEEL STUDS @


16"o.c. MAX


4
A0 A0


EX. STEEL BEAM TO REMAIN
(SIZE VARIES)


GENERAL NOTES:


1. ALL STRUCTURAL, MECHANICAL AND ELECTRICAL ENGINEERING / DESIGN BY OTHERS.


2. CONTRACTOR TO VERIFY ALL DIMENSIONS PRIOR TO START OF CONSTRUCTION.


3. ALL WORK TO BE DONE IN ACCORDANCE WITH THE LATEST EDITION OF THE ONTARIO BUILDING CODE.


4. WHERE NOT NOTED ON DRAWINGS, SPACING ON FRAMING MEMBERS TO BE TO THE LATEST EDITION OF THE


ONTARIO BUILDING CODE.


5. ALL WOOD FRAMING LUMBER SHALL BE GRADE-STAMPED AS SPF No.2 OR BETTER WITH A MOISTURE CONTENT OF


19% OR LESS AT TIME OF CONSTRUCTION.


6. ALL LUMBER EXPOSED TO EXTERIOR TO BE PRESSURE TREATED W/ CUT ENDS DIPPED IN DECAY RESISTANT ADDITIVE.


7. THE WINDOW AND DOOR ROUGH STUD OPENING SIZES INDICATED ARE ALL GENERIC DIMENSIONS AND DO NOT


REFLECT A SPECIFIC MFR'S ROUGH OPENINGS.


8. CONSULT WINDOW AND/OR DOOR SUPPLIER FOR THE REQUIRED ROUGH OPENING SIZES PRIOR TO START OF


CONSTRUCTION.


9. CONTRACTOR TO PROVIDE HVAC, MECHANICAL & ELECTRICAL DESIGN SPECIFICATIONS.


10. ROOF VENTS SHOWN ARE FOR APPROX. LAYOUT ONLY. FINAL ROOF VENT PLACEMENT TO BE BASED ON VENT SIZE &


CFM PERFORMANCE.


11. MECHANICAL & ELECTRICAL SERVICES SHALL BE LOCATION ON SITE BY OTHERS. CLEARANCES & INSTALLATION SHALL


BE AS PER THE ONTARIO BUILDING CODE.


12. CONCRETE TO BE MIN. 32MPa @ 28 DAY STRENGTH W/ AIR CONT 6% +/- 1% AT TIME OF PLACING.


13. REINFORCING STEEL TO BE MIN. GRADE 400.


14. PROVIDE MOISTURE RESISTANT DRYWALL TO PERIMETER OF INTERIOR BATHROOM WALLS AND CEILING. WHERE


CEILING TRUSS SPACING IS GREATER THAN 12", PROVIDE STRAPPING TO CEILING AT 16"o.c.


15. STUD WALLS ADJACENT TO WATER CLOSETS, SHOWERS OR BATHTUBS SHALL BE REINFORCED WITH 2"x8" SOLID


BLOCKING TO PERMIT FUTURE INSTALLATION OF GRAB BARS.


16. EACH BEDROOM SHALL BE PROTECTED BY A SMOKE DETECTOR INSIDE THE BEDROOM & WITHIN 16'-5" OF THE


BEDROOM - MEASURED FOLLOWING CORRIDORS AND DOORWAYS. THE DISTANCE FROM ANY POINT ON A FLOOR


LEVEL TO A SMOKE DETECTOR ON THE SAME LEVEL FOLLOWING CORRIDORS AND DOOR WAYS SHALL NOT EXCEED


49'-3".


17. A CARBON MONOXIDE DETECTOR SHALL BE INSTALLED ADJACENT TO SLEEPING AREAS.


18. ALARMS AND DETECTORS SHALL BE PERMANENTLY CONNECTED TO AN ELECTRICAL CIRCUIT AND BE


INTERCONNECTED SO THAT THE ACTIVATION OF ONE ALARM OR DETECTOR WILL CAUSE ALL ALARMS OR DETECTORS


WITHIN A DWELLING TO SOUND.


19. ALL DIMENSIONS TO EXTERIOR WALLS ARE TO OUTSIDE OF EXTERIOR SHEATHING.


20. KITCHEN LAYOUT FOR ILLUSTRATIVE PURPOSES ONLY, ACTUAL DESIGN BY OTHERS


21. ELECTRICAL LAYOUT IS FOR PLANNING PURPOSES ONLY. CONTRACTOR TO CONFIRM ELECTRICAL DETAILS.


22. UTILITY & EQUIPMENT LOCATIONS ARE FOR PLANNING PURPOSES ONLY. FINAL LAYOUT SHALL BE SUBJECT TO


MECHANICAL CONTRACTOR.


23. ALL FINISH SPECIFICATIONS TO BE APPROVED BY OWNER


24. ATTICS OF ROOF SPACES TO BE VENTED A MINIMUM OF 1300 OF INSULATED CEILING AREA. REQUIRED VENTS ARE


PERMITTED TO BE ROOF TYPE, EAVE TYPE, GABLE END TYPE OR ANY COMBINATION AND SHALL BE UNIFORMLY


DISTRIBUTED WITH NOT LESS THAN 25% OF THE REQUIRED OPENING TO BE LOCATED AT THE TOP OF THE SPACE


AND NOT LESS THAN 25% OF THE REQUIRED OPENINGS TO BE LOCATED AT THE TOP OF THE SPACE.


25. POLYETHYLENE SHEET IS USED TO PROVIDE AIR-TIGHTNESS IN THE AIR BARRIER SYSTEM, IT SHALL CONFORM TO


CAN/CGSB-51.34M, "VAPOUR BARRIER, POLYETHYLENE SHEET FOR USE IN BUILDING CONSTRUCTION."


26. WHERE THE AIR BARRIER SYSTEM CONSISTS OF AN AIR PERMEABLE PANEL TYPE MATERIAL, ALL JOINTS SHALL BE


SEALED AND LAPPED A MINIMUM OF 100mm TO MINIMIZE AIR LEAKAGE.


27. PENETRATIONS THROUGH THE AIR BARRIER SYSTEM SHALL BE SEALED WITH COMPATIBLE MATERIAL SUCH AS TAPE


OR CAULKING TO MAINTAIN CONTINUITY.


28. AN ACCESS HATCH INSTALLED THROUGH AN ASSEMBLY CONSTRUCTED WITH AN AIR BARRIER SYSTEM SHALL BE


WEATHER STRIPPED AROUND THE PERIMETER TO MINIMIZE AIR LEAKAGE.


A


6'
-8


"


LEGEND
HARDWARE


PASS- PASSAGE SET
PRIV - PRIVATE SET
STOR - STORAGE SET
CLRM - CLASSROOM SET
ENTRY - ENTRY SET
EGRS - EGRESS SET
PANIC - PANIC SET
DEAD - DEADBOLT
FLUS - FLUSH BOLT
ASTGL - ASTRAGAL SET
PULL - PULL SET
PUSH - PUSH PLATE SET
DC - DOOR CLOSER
WS - WALL STOP
FS - FLOOR STOP
KP - KICK PLATE
ADO - BARRIER-FREE AUTO-DOOR OPERATOR
WSTR - WEATHER STRIP
GKT - GASKET
DPSL - DROP SEAL GASKET
TH - THRESHOLD
BFWH - BARRIER-FREE WASHROOM DOOR PACKAGE
ELEC - ELECTRIC STRIKE SET


MATERIAL


H.M. - HOLLOW METAL
P. FIN. - PREFINISHED
G.W.G. - GEORGIAN WIRE GLASS
S.C.  - SOLID CORE WOOD
INSUL. - INSULATED
THERM. - THERMAL
TEMP. - TEMPERED
TC PVC - TRUSSCORE PVC


NOTE:
CONTRACTOR TO PROVIDE
SHOP DRAWINGS FOR ALL
DOORS, WINDOWS, FRAMES &
HARDWARE PRIOR TO
COMMENCING w/ WORK.


NOTE:
ALL HANDSETS TO BE LEVER
TYPE & BARRIER-FREE
COMPLIANT, ALL SIGNAGE TO
INCORPORATE THE
INTERNATIONAL SYMBOLS FOR
ACCESSIBILITY IN
ACCORDANCE WITH THE
ONTARIO BUILDING CODE
2012 / AODA.1


VARIES


6'
-8


"


DOOR
TYPES


FRAME
TYPES


VARIES


Horizontal: AS SHOWN


Vertical: AS SHOWN


Project Title:


ISLAND CANVAS INC.
SHOP FIT-UP


740 King Street West, Gananoque, ON


No. Date RevisionsBy


1 AGP 2023-07-31 FOR REVIEW


2 AGP 2023-08-03 ISSUED FOR PERMIT


8/4/2023


Scale:


REV. DATE:


Drawing No.:


Contract No.:


Project No.:


Date:


Approved:Checked:


Checked:Drawn:


Design:


Drawing Title:


A0
11008


2023-07-27BDCAGP


SECTION, NOTES,
DOOR SCHEDULE


& BUILDING MATRIX


Facsimile: (613) 345-0008
Telephone: (613) 345-0400


207 - 100 Strowger Blvd.
Brockville, Ont. K6V 5J9


Apex Building


www.EastEng.com


All drawings, specifications and related documents are the copyright property
of the Engineer and must be returned upon request. Reproduction of drawings,
specifications, and related documents in part or whole is forbidden without the


Engineers' written permission.


The contractor must check and verify all dimensions on the job prior to
start of construction.


DRAWINGS ARE NOT TO BE SCALED







SOUTH ELEVATION
SCALE: 14"=1'-0"
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2"x38"


SISTER - 2x10 FLOOR JOIST
TO EX. 2x10  @ 16"o.c.


W/ 1 ROW SOLID BLOCKING
4 ROWS NAILS @ 8"o.c. STAGGERED


EX. ROOF JOISTS
TO REMAIN
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MAIN FLOOR PLAN
SCALE: 14"=1'-0"
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2x8 PT LEDGER INTO CMU
W/ 12"Ø HILTI HY270 ADHESIVE


ANCHORS @ 16"o.c.
(MIN 41


2" EMBEDMENT)


24"x24" PAVERS
W/6" COMP.


GRAN "A"
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NOTE: RISE & RUN
TO BE FIELD VERIFIED
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FRAMING REPAIR


02


01


OWNER TO SELECT & VERIFY
ALL INTERIOR FINISHES


DURING CONSTRUCTION


BUILDING AREA ANALYSIS
MAIN FLOOR 1937.5 sq.ft.
SECOND FLOOR  751.0 sq.ft.


WALL TYPES


INTERIOR WALL SYSTEM


1
2" GYP. BOARD
2x4 STUDS @ 16"o.c.
ACOUSTIC INSULATION (OPT)
1
2" GYP. BOARD*


* 12" MOISTURE BD IN W.R. ONLY


WT2


C1


FLOOR CONSTRUCTION
SB-3 #F10d - 45 MIN FRR / STC 53
EXISTING FLOOR SHEATHING
EXISTING 2x10 FLOOR JOISTS @ 16"o.c.
ABSORPTIVE MATERIAL IN CAVITY
RESILIENT METAL CHANNELS @ 24"o.c.
5


8" TYPE "X" GYP. BOARD


EXTERIOR WALL CONSTRUCTION
SIDING BY OWNER (OPT)
ON 1x4 STRAPPING @ 24"o.c. (OPT)
EXISTING 8" CONCRETE BLOCK WALL
2x4 STUDS @ 16"o.c.
FILL CAVITY W/ PU CLOSED CELL
SPRAY INSULATION
1
2" GYPSUM BOARD


WT1


LEGEND


NEW WALLS


EXISTING WALLS TO
REMAIN


SMOKE & CARBON
DETECTOR


SD /
CO2


EXISTING WALLS TO
BE REMOVED


GRADE


12"Ø SONOTUBE


20M VERT.


3
4"x34" CHAMFER


36"Ø BIGFOOT BOTTOM


FOUND ON UNDISTURBED
SOIL OR SOUND
BEDROCK


SONOTUBE SECTION (TYP)
SCALE: 34" = 1'-0"
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KINGSTON 
4 Cataraqui Street, Suite 315 
Kingston, ON K7K 1Z7 
T 613.542.5454 


fotenn.com 


740 KING STREET WEST 
OFFICIAL PLAN AMENDMENT + CLASS III 
DEVELOPMENT PERMIT  


1 


November 16, 2023 


Brenda Guy   
Manager of Planning and Development 
Town of Gananoque  


Via Email: bguy@gananoque.ca 


RE: 740 Kings Street West 
Application for Official Plan Amendment and Class III Development Permit 


Dear Ms. Guy, 


Fotenn Planning + Design has been retained by the applicant, Island Canvas Inc., to prepare this planning 
justification letter in support of applications for official plan amendment and class III development permit for the 
property municipally as 740 King Street West in the Town of Gananoque. The purpose of these applications is to 
permit the adaptive re-use of the existing building on the subject site for a custom workshop use on the ground 
floor, with a residential dwelling unit above.  


The site is designated Residential on Schedule “B” in the Town of Gananoque Official Plan and is designated 
Residential (R) in the Gananoque Development Permit By-law 2010-75. Accordingly, an official plan amendment 
is required to redesignate the site to Highway Commercial to permit the proposed use. A class III development 
permit is also required to redesignate the site to a special exception Gateway Commercial (GC-XX), to permit the 
proposed custom workshop use and address performance standards related to setbacks and loading spaces.  


A pre-consultation meeting was held on August 14th, 2023 between the applicant and Planning Staff from the 
Township of Gananoque. The pre-consultation record, prepared by the Town of Gananoque, summarizes the 
purpose of the meeting and identifies the application requirements. Accordingly, the following are submitted in 
support of the subject applications: 


/ Survey 
/ Site Plan; 
/ Elevation & Cross-Section Plans; 
/ Complete Application Form and Fees; and 
/ This Planning Justification Letter. 


Site Description + Surrounding Context 
The property is located on the north side of King Street West, west of Garfield Street, in the Town of Gananoque. 
The site has an area of approximately 1,410 square metres, as well as approximately 46.9 metres of frontage on 
Kings Street West. The subject property contains an existing 2 storey building which is currently vacant. 
Historically, the building was used for a mix of uses – featuring ground floor commercial, with residential above. It 
is understood that the building has remained vacant since a fire damaged the building. Vehicular and pedestrian 
access to the site is provided from King Street West. The surrounding built form is primarily characterized by 
commercial and residential uses with building heights generally ranging from one to three storeys. 


The following uses are immediately adjacent to the subject site: 
/ North: Commercial and Residential 


NOTE:  SEE COMPLETE PLANNING RATIONAL WITH OPA6-2023 APPLICATION



mailto:bguy@gananoque.ca
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Ontario Land Tribunal 
 
 
655 Bay Street, Suite 1500 
Toronto ON  M5G 1E5 
Telephone: (416) 212-6349 
Toll Free:    1-866-448-2248  
Website:     olt.gov.on.ca 


Tribunal ontarien de 
l’aménagement du territoire 
 
655 rue Bay, suite 1500 
Toronto ON  M5G 1E5 
Téléphone:  (416) 212-6349 
Sans Frais:  1-866-448-2248 
Site Web:     olt.gov.on.ca 


 
  


  January 17, 2024 
 


  


Penny Kelly 
30 King Street E  
Gananoque, ON K7G 1E9 
clerk@gananoque.ca 


 


Re: OLT Case Number: OLT-24-000050 
  Reference Number(s): DP2023-21  
  Municipality/Upper Tier: Gananoque, Leeds and Grenville 
  Subject Property Address: 263 Sydenham Street  


 


Appeal(s):   
009722 Daniela Feliciano 


______________________________________________________________________ 


The Ontario Land Tribunal (OLT) acknowledges receipt of the above referenced 
case(s)/appeal(s). 


The assigned Tribunal Case Coordinator/Planner is Leeann Situ. For specific questions 
about this proceeding, you may contact the Case Coordinator/Planner at +1 (647) 537-
2549 or Leeann.Situ@ontario.ca. When communicating with the Tribunal please quote 
the Tribunal’s case number and your appeal number(s). 


A hearing event will be scheduled according to the next available date on the Tribunal’s 
calendar.  Parties should be prepared to proceed at any time.  For more information on 
the general conduct of the Tribunal, please see the OLT Rules of Practice and 
Procedure.   


Once hearing event dates are set, adjournments are not granted except where 
compelling circumstances exist and with the consent of all parties and/or the approval of 
the Tribunal. Please see Rule 17 of the Rules with respect to adjournments. 


We are committed to providing accessible services as set out in the Accessibility for 
Ontarians with Disabilities Act, 2005.  If you have any accessibility needs, please 



mailto:leeann.situ@ontario.ca

https://olt.gov.on.ca/wp-content/uploads/OLT-Rules-and-Procedures.html

https://olt.gov.on.ca/wp-content/uploads/OLT-Rules-and-Procedures.html

https://olt.gov.on.ca/wp-content/uploads/OLT-Rules-and-Procedures.html





 
 


 
 


contact our Accessibility Coordinator as soon as possible by emailing 
olt.coordinator@ontario.ca.  If you require documents in formats other than conventional 
print, or if you have specific accommodation needs, please let us know so we can make 
arrangements in advance.  


Pour recevoir des services en français, veuillez communiquer avec la Tribunal au 1-
866-448-2248/(416) 212-6349 ou olt.coordinator@ontario.ca.  
 
For general information concerning the Tribunal, visit our website at https://olt.gov.on.ca 
or you may contact the Tribunal’s offices at 1-866-448-2248 or local (416) 212-6349.    


 
 
Yours truly,   


 


 
David Jung 
Case Management Administrative Assistant 
Ontario Land Tribunal 
David.Jung@ontario.ca 


 


c.c. 


The Clerk, Town of Gananoque, via email 


Sarah Tanney, Songwood Contracting, via email 



mailto:olt.coordinator@ontario.ca

mailto:olt.coordinator@ontario.ca

https://olt.gov.on.ca/

mailto:David.Jung@ontario.ca
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The Town invites and encourages people with disabilities to attend and voice their comments in relation 
to accessibility related reports.  For those who are unable to attend, the Town encourages the use of the 

Customer Feedback Form found on the Accessibility Page on the Town’s website. 
 

Page 2 of 2 

11. Adjournment  

 


