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PLANNING ADVISORY/COMMITTEE OF ADJUSTMENT/PROPERTY 

STANDARDS COMMITTEE AGENDA 
On February 22, 2022 @ 6:00 PM 

Via Teleconference and Video Conference 
 

Teleconference Toll Free Number – 1-833-311-4101, Access Code: 2633 062 1838 
Video Access: Click Here  

  Attachment 

1. 
Call Meeting to Order 

 

2. 
Adoption of the Agenda 

 

3. 
Disclosure of Pecuniary Interest & General Nature Thereof 

 

4. 
Approval of Minutes 

 

 Minutes of January 25, 2022 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 or Correspondence at the time of 
discussion. 

 

6. 
Unfinished Business 

 

7. 
Reports/New Business 

 

 DP2021-22 – King Street West – Zanderplan 
 

  DP2021-23 – 425 Fourth Street – Horizon Legacy 
 

  DP2022-01 – 875 Stone Street North – Home Hardware 
 

 
*Additional background material and plans for above 
applications can be found on the Town website at 
https://www.gananoque.ca/town-hall/meetings. 

 

8. 
Correspondence/Other 

 

 Discussion re:  Additional Units (in accessory buildings) 
 
 

 Official Plan Update:   
o Notice of Open House – March 8, 2022  

 

9. 
Next Regular Meeting – March 22, 2022 

 

10. 
Questions From the Media 

 

11. 
Adjournment 

 

 

https://townofgananoque.webex.com/townofgananoque/j.php?MTID=maa7d662f9b1fca89ff6dcc71ae7edd36
https://www.gananoque.ca/town-hall/meetings



 
The Corporation of the Town of 


 


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


 
On Tuesday, January 25, 2022 @ 6:00 PM 


Via Webex Teleconference Meeting 
 


COMMITTEE MEMBERS PRESENT STAFF PRESENT 


Chair: Mayor Ted Lojko Brenda Guy,  
Manager of Planning and Development 


Members: John Beddows Chanti Birdi, Assistant Planner 


 Lynda Garrah  


Emery Groen  


Chris McDonald  


Jana Miller  


Marion Sprenger  


Regrets: Brian Brooks  


 Councillor Mike Kench  
 


1. Call Meeting to Order 
Chair Mayor Ted Lojko called the meeting to order at 6:00 PM. 


2. Adoption of the Agenda 


PAC-COA-PSC Motion #2022-01 
Moved by: Emery Groen Seconded by: John Beddows 
BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF 
ADJUSTMENT/ PROPERTY STANDARDS COMMITTEE adopt the agenda dated 
January 25, 2022. 


CARRIED 


3. Disclosure of Pecuniary Interest & General Nature Thereof – None 


4. Adoption of Minutes 


 


PAC-COA-PSC Motion #2021-02 
Moved by: Emery Groen  Seconded by: Brian Brooks 
BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF 
ADJUSTMENT/ PROPERTY STANDARDS COMMITTEE adopt the minutes dated 
November 30, 2021. 


CARRIED 


5. Public Question/Comments – None 


6. Unfinished Business 


 235 Georgiana Street – St. Joseph’s School - Conditions 
PAC-COA-PSC Motion #2021-03 
Moved by: Marion Sprenger Seconded by: John Beddows 







BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF 
ADJUSTMENT/ PROPERTY STANDARDS COMMITTEE receive the information 
for 235 Georgiana Street. 


CARRIED 


7. Reports/New Business 


DP2021-24 – 341 Garden Street (Dailey) 
Tom Dailey, owner and applicant for the property was in attendance. 
The applicant has applied for a Development Permit for 341 Garden Street for five 
(5) dwelling units in a converted dwelling. The owner indicated that the fifth unit 
existed at the time of purchase (1998), however, municipal records indicated that 
there were four units at the subject property (compliance letter dated 1998). The 
applicant is seeking to legalize the fifth unit. 
 
Staff provided an overview of the PPS and Official Plan citing that the use is in 
keeping with the both policies for various type of housing. The Development Permit 
By-law defines “converted dwellings” to be a maximum of four units. Therefore, 
relief is being sought for the fifth unit.  Parking requirements can be met based on 
the information provided, however, staff recommend that a scaled plan be 
submitted to the Town as a condition of approval in addition to fire and building 
inspections and approvals as well as the implementation of individual water meters 
as provided through comments by the circulated agencies. 
 
Committee members discussed and requested further information regarding 
initiation of the application, state of existing site conditions (including damaged 
railings), and water meter requirements.  
 
Mr. Dailey provided some insight in terms of the history of the property and noted 
that the railings will be fixed in 2022. Mr. Dailey expressed concerns of having to 
undertake a fire inspection, citing that an inspection was completed in 2007. 
Further, Mr. Dailey explained that utilities are included in rental of each unit and 
expressed concern over the requirements to implement individual water meters for 
each unit. 
PAC-COA-PSC Motion #2022-04 
Moved by: Brian Brooks  Seconded by: Chris McDonald 
BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE approves DP2021-
24 (Dailey) at 341 Garden Street to permit the use of 5 dwelling units within the 
primary building of the subject property provided the following conditions are met: 
 The applicant obtain a scaled site plan of the property and submit to the 


satisfaction of the Town, 
 Fire and Building Department Inspection and Approval, 
 New water meters installed as per Public Works Utilities, and 
 All costs associated with fulfilling the conditions of this decision are borne by 


the Owner 
 The applicant fulfill all conditions within one year of this approval or the 


application will lapse. 
CARRIED 


PAC-COA-PSC Motion #2022-05 
Moved by: John Beddows  Seconded by: Chris McDonald 
BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF 
ADJUSTMENT/PROPERTY STANDARDS COMMITTEE recommends to Council 







that DP2021-24 Dailey waive the requirements of five (5) meters and consider one 
(1) bulk meter for the property at 341 Garden Street. 


CARRIED 


8. Correspondence/Other 


 
UCLG – Secondary Suite Program 


 Received for Information 


 
MAH – Letter to Head of Council 
Guide to the Planning Act Amendments (unauthorized) by Sidney H. Troister 


 Received for information 


 
2022 Meeting Schedule 


 Received for information 


 


OP Update:   
 Focus Groups summary – December 9, 2021 


o Received for information. 
 Focus Group 1 – reschedule to January 26, 2022 
 First Public Open House 


o to be scheduled late February, early March. 
o Discussion on marketing of public meetings to receive good 


attendance – churches, social media, radio as provided for in the 
Engagement Strategy. 


9. Next Regular Meeting – February 22, 2022 


10. Questions From the Media – None 


11. Adjournment 


PAC-COA-PSC Motion #2022-06 
 
Moved by: Chris McDonald 
THAT PAC/COA/PSC BE ADJOURNED AT 7:45 PM. 


 
_____________________________ 
Major Ted Lojko, Chair 


 
________________________________ 
Brenda Guy, Committee Secretary  


 





chanti
File Attachment
Minutes-PAC-COA-PSC-11-UNadopted-25Jan22.pdf




PLANNING REPORT 
 


TO: PLANNING ADVISORY COMMITTEE 
 
FROM: PLANNING AND DEVELOPMENT 
 
MEETING DATE: TUESDAY, FEBRUARY 22, 2022 
 
SUBJECT: DP2021-22 – ZANDERPLAN - KING STREET WEST 
 CLASS III DEVELOPMENT PERMIT 


 
 
Background: 
 
Property: KING STREET WEST  
 (TEMPORARY CIVIC – 775 KING STREET W) 
 
Legal Desc:  CON 1 PT LOT 11 RP 28R5002 PARTS 1 TO 5 
    
Official Plan: RESIDENTIAL 
 
Development Permit: RESIDENTIAL (TOWNHOUSE – DISCRETIONARY) 
 
Lot Coverage: 40% MAXIMUM (USING TOWNHOUSE PROVISIONS) 
 
 
Purpose and Effect: 
The application proposes to develop the subject lands to contain four buildings (three 
six-units dwellings and one four-unit dwelling) for a total of 22 units. The site would 
be accessed via King Street West and contain an internal driveway throughout the 
site. 
 
Background: 
The residential units are proposed for long-term rental and are not intended to be 
severed or made into a condominium. Unit sizes are similar to the popular ‘tiny 
houses’ or apartment style living with all tenants having exterior entrance/exists. 
 
The subject property contains easements and right-of-ways, which has influenced 
the site layout. Easements are to be kept clear of any structures. Efforts into the 
removal or relocation the easements was made on behalf of the owner by Hebert & 
Roy Lawyers, citing they had exhausted all available options and resources (Patrick 
Hebert dated November 4, 2021). 
 
The proposal as presented requires relief for lot frontage (based on per unit frontage 
as per the DP) and multiple dwelling buildings on a single property. 
 







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; 


 
COMMENT: 


 The proposal provides 22 new rental-housing units. 
 Amenity and landscaped open spaces are provided on the site.  


 
c)  avoiding development and land use patterns which may cause environmental or 


public health and safety concerns; 
 
COMMENT:  
As part of the application, a Sight Distance assessment, Phase I Environmental 
Study, Noise Study and Lighting Plan were collected to assess for any potential 
nuisance or health and safety concerns and to provide mitigation measures, where 
required. 
 
d)  avoiding development and land use patterns that would prevent the efficient 


expansion of settlement areas in those areas which are adjacent or close to 
settlement areas; 


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; 


f) Improving accessibility for persons with disabilities and older persons by 
addressing land use barriers which restrict their full participation in society; 


g) ensuring that necessary infrastructure and public service facilities are or will be 
available to meet current and projected needs; 


 
COMMENT: 
 The proposal makes use of a vacant property in the residential designation. 
 It is Staff recommendation that the services be located midpoint for projected 


needs and as per municipal by-laws. The applicant does not consider this 
financial feasible at this time. 


 







h) promoting development and land use patterns that conserve biodiversity; 
i)  preparing for the regional and local impacts of a changing climate. 
 
COMMENT: 


 The landscape plan provided includes a variety of tree and shrub species. 
 The proposed buildings are designed to allow installation of solar panels. 


 
1.4 Housing addresses how the municipalities are to provide and maintain lands and 
servicing for future growth with a mix of housing options, densities, market-based 
and affordable housing needs. 
 
OVERALL COMMENT:   
The application is generally in keeping with the Provincial Policy Statement 2020. 
 
OFFICIAL PLAN: 
The subject property is designated Residential within the Official Plan. The intent of 
the Plan’s residential policies is to preserve and consolidate existing residential 
neighbourhoods and to provide for new residential opportunities through 
intensification and redevelopment of vacant buildings to allow a mix of commercial 
and residential uses. This designation permits a full range of residential uses 
including single-detached dwellings and apartment dwellings. 
 
Goal and Objectives (3.2.1) 
The goal of the Residential policy area is to promote a balanced supply of housing to 
meet the present and future social and economic needs of all segments of the 
community while providing opportunities to develop new residential uses in mixed 
use buildings as well as non-residential neighbourhood components such as 
schools, community facilities, places of worship, parks and local commercial uses.  
 
Applicable objectives of the Residential policy area are: 


1. Promote and support development which provides for affordable, freehold 
and/or rental housing with a full range of density types; 


3. Ensure that land use policies and zoning do not establish barriers to a more 
balanced supply of housing; 


4. Ensure that residential intensification, infilling and redevelopment within 
existing neighbourhoods is compatible with surrounding uses in terms of 
architectural design and density; 


6. Encourage housing opportunities that are in proximity to work, shopping, and 
recreation to reduce the need to drive and encourage walking and cycling; 


8. Promote and support the protection of urban street trees in general and of 
heritage trees in particular. 


  
Permitted Uses (3.2.2.1) 
Permitted residential uses shall include the full range of dwelling types from low 
density single-detached dwellings to high density apartment dwellings. 
 
Compatibility (3.2.2.4) 
The Official Plan states that all new development, including infill residential 
development in existing neighbourhoods, maintains or enhances the surrounding 







area and is compatible with respect to built form, scale, urban design, intensity of 
use and streetscape. 
 
COMMENT:  
The subject property is located in close proximity to both commercial and residential 
land uses with an existing mix of architectural design and character. Directly across 
King St W is an existing motel and to the east, a vacant commercial building.  
Residential uses are located south and north-east of the property. 
 
Section 3.2.2.7 In order to promote energy efficiency, new development will be encouraged 
to employ design techniques which result in efficient orientation of streets, lots and buildings. 
Rooftop solar panels, building orientation to ensure solar access and functional landscaping 
(windbreaks, boulevards, and planting) should also be taken into consideration during the 
design phase of new Greenfield residential development. 


COMMENT:   
The proposed building orientation was designed to maximum solar energy. 
 
Section 3.2.2.9 Access indicates that Development shall be permitted only where 
safe, convenient access to a public road is available to ensure ready accessibility for 
school buses, ambulances, fire trucks, and other essential service vehicles. 
 
COMMENT:   
The subject property is located along a curved portion of King Street W. Confirmation 
of safe vehicular access to and from the site was required. A sight distance 
assessment was provided by BT Engineering which concluded that the proposed 
driveway location meets Transportation Association of Canada guidelines. 
 
Infrastructure (4.0) 
It is a goal within the Official Plan to ensure that effective infrastructure services will 
be provided by the appropriate level of government or the private sector in a cost 
effective manner which recognizes development priorities and which ensures the 
protection of our environment. 
 
COMMENT: As per Town’s Sewer and Water Use By-law 2005-004 6.1, an owner 
requiring a sewer service, where a "Public Sewer Main (Trunk) Service" does not 
front on the owner's property, is responsible for the full cost of installing the trunk 
sewer main from the existing "Public Sewer Main (Trunk) Service" so designated by 
the Director of Public Works/Recreation to the point midway along the frontage of the 
applicant's property. 
 
Staff recommend that the applicant update the civil plans and provide for the 
services to the midway point along the applicant’s property as per the By-law. 
 
  







Energy and Solar Energy (4.1.8/4.1.8.2) 
It is a policy of the Official Plan to encourage the use of alternate energy sources, 
such as wind, solar and energy from waste heat or gases. 
 
The development of roof top or ground oriented solar energy conversion systems for 
individual residential uses or for large scale commercial or industrial facilities shall 
generally be permitted subject to zoning requirements and, where applicable, site 
plan control. 
 
COMMENT:  
Applicant has provided for a rooftop design to accommodate solar panels. 
 
Development Criteria (5.4.4) 
In addition to the policies established within the Residential designation, general 
development criteria is provided under Section 5.4.4. The following development 
criteria relate to the current proposal and are summarized as follows: 


 The provision of safe access onto or from a local or Town road  
 Adequate access to, and provision of, off-street parking. 
 Access and maneuvering of emergency vehicles  
 The availability of municipal services and the cost of upgrading such services  
 Adequate grade drainage or storm water management and erosion control 
 The provision of landscaping, the creation of privacy and/or open space areas 
 Adequate exterior lighting for access and parking areas for public or private 
 The physical suitability of the land for the proposed use. 
 The physical suitability of the land for the proposed use. 
 Safety and Security Criteria including signage, clear lines of sight, bicycle and 


pedestrian routes 
 
COMMENT: 


 The property will have one access from King Street W with adequate parking 
for the proposal. A turning driveway has been provided at the south end of the 
site for the purposes of emergency vehicles and garbage collection. 


 Municipal sewer service will be extended via an existing stub on King Street 
W and additionally required to be extended to the midway point of the 
property as per By-law 2005-004. The watermain will connect from King 
Street at the east side of the site as well as to King Street at the west side of 
the site, completing a true loop for this private service. All watermain, 
appurtenances and services shall adhere to By-Law 2008-020. 


 Servicing and Stormwater Management Report provided in support of the 
application and reviewed by Public Works and the CRCA (Jewell 
Engineering). The CRCA indicates that there are no natural heritage features 
at this site and that final submission of Stormwater Management be issued 
and addressed. 


 The site constraints (easements and right of ways) limit driveway 
configuration options. The proposed driveway consists of a two-way lane with 
Y-shaped turnabout.  From within the site, buildings face in-ward and 
walkways create a parallel line. A hatched cross walk has been incorporated 
in the site plan. 







 The subject property fronts a portion of King Street W that does not  have a 
sidewalk or bike lane. Existing nearby sidewalks are shown below (yellow). 
Consideration may be given to requiring that a sidewalk be provided adjacent 
the subject property.  


 


 
 


 
 
DEVELOPMENT PERMIT: 
The subject property is designated Residential within the Development Permit By-
law. The intent of the Residential designation is to allow for a varied density of 
residential uses. 
 
Section 5.3 permits townhouse dwellings on a discretionary basis within the 
Residential designation.  
 
The proposed use differs from the definition of a townhouse dwelling as a townhouse 
use is intended to be in the form of one building. 
 
A townhouse dwelling is defined as a building that is divided vertically into three or 
more dwelling units attached by common walls extending from the base of the 
foundation to the roof line, each dwelling unit having a separate entrance at grade.  
 
The Checklist Attachment 1 should be read in conjunction with the review of the 
Development Permit By-law. This checklist will identify the areas that would either 


Subject 
Property 







require relief of the By-law provisions or areas that may need to be acknowledged 
due to the site specific development such as lot area. 
 
5.4.2 Multi-Unit Dwellings (Triplex, Townhomes, and Apartment Dwellings) 
The By-law provides the following additional requirements for multi-unit dwellings: 


 All buildings containing more than three dwelling units shall be required to be 
located on an arterial or collector roadway. 


 No parking shall be allowed in either the required front or exterior side yards. 
 A maximum of 40% of the lot area may be used for at grade parking 
 Twenty square metres of amenity space shall be provided per dwelling unit. 


The provision of an equipped children’s play area may be required as a 
condition of any Development Permit. 


 Pedestrian walks shall not be less than 1.2 m in width and shall be provided 
wherever normal pedestrian traffic will occur. 


 Garbage and refuse pickup and other multi-family utility areas shall be 
provided and shall be located so as not to detract from the aesthetic character 
of the development and shall be enclosed and shielded from view by fencing, 
walls or shrubbery of at least 1.5 m (5 ft) in height around the perimeter. 


 Approaches to multi-family dwelling structures and entrance areas shall be 
provided with trees and attractively shrubbed. Areas not used for buildings, 
drives and parking spaces shall be seeded or landscaped. 


 
COMMENT: 


 The proposal does not include children’s play equipment, however, a gazebo 
areas has been incorporated and may be considered an amenity. 


 A wood-fenced garbage enclosure is provided. Garbage and refuse pick up 
will be the responsibility of the property owner. 


 All other requirements are met as per the Checklist Attachment 1. 
 


Design Criteria (5.4.4) 
Within the Residential designation, the following design criteria are provided to guide 
character and aesthetic.  Applicable clauses are identified: 


 New buildings and entrances should be oriented to the street and are 
encouraged to have architectural interest to contribute to the aesthetics and 
visual appeal of the community. 


 Retention of existing mature trees will be required unless development 
absolutely precludes retention.  


 Match setback, footprint, size and massing patterns of the neighbourhood, 
particularly to the immediate adjacent neighbours. 


 Setback of new development should be consistent with adjacent buildings. 
 The use of architectural elements such as roof shapes and design elements 


should be in keeping and complementary to existing and surrounding 
buildings, traditional patterns and neighbourhood.  


 The use of materials and colours that are representative of the texture, 
character and palette of the community/neighbourhood is strongly 
encouraged. 
 
 
 







COMMENT:   
Buildings are oriented towards the street and positioned to accommodate solar 
panels. The scale of the development is appropriate within the mixed commercial 
and residential area. 
 
A Tree Inventory was prepared by Tim Allen and identified three trees on the 
property of 15cm dbh. Two trees are sugar maples at 40cm dbh and one over 
pruned popular, these are not recommended to be preserved. Overall the landscape 
plan incorporates trees amidst the buildings, easements, driveway and servicing. 
 
A 1.82m (6’) opaque privacy fence is porposed along the south property line to the 
easement and four proposed American Hornbeam trees provided in rear yard to 
provide separation from existing residential uses on Dempster Drive. Staff 
recommend that although trees may be smaller in diameter along the boundaries of 
the property, they should be maintained where possible to provide additional 
buffering to adjacent neighbours.   


 
 
3.0  GENERAL PROVISIONS – to be read in conjunction with Checklist Attachment 1.  
 
Illumination (3.23) 
The Town does not have municipal lighting standards such as light fixture design, 
however, the Development Permit By-law identifies the following lighting policies: 
 
Illumination of buildings and grounds shall be permitted provided that: 


 Illumination shall no cause direct or indirect glare on a street that may 
interfere with traffic or pedestrian safety. 


 Illumination shall not consist of a colour or be so designed or located that it 
may be confused with traffic signals. 


 Illumination shall not cause direct or indirect glade on adjacent properties. 
 
COMMENT:   
Lighting plan S1 provided, indicating sufficient on-site lighting and little off-site 
impact. Given the multiple buildings and lighting between buildings, no additional 
light standards are proposed. 
 
Landscaped Open Space (3.24) 
Any portion of any front yard which is not used for any other permitted use shall be 
exclusively devoted to landscaped open space. 
 
COMMENT:   
Front yard landscaping is provided with grass and a mix of tree species within the 
front yard and bushes adjacent entrance. 
 
Parking and Storage of Vehicles (3.32) 
Where parking for four or more vehicles is required, the following policies apply: 


 Surface shall be constructed of asphalt paving, concrete, paving stones, 
similar material. 


 Visually enhanced through vegetative plantings and landscape elements 
(fencing, trees, shrubs, lighting, street furniture and artistic elements). 







 Ingress and egress directly to and from each parking space shall be by drive 
aisle of 6m (min) for two-way traffic and 3.5 m for one way traffic. 


 One accessible space/20 standard spaces. 
Where parking spaces are provided for the exclusive use of a triplex, the 
driveway and parking spaces shall not cover more than 50% of the front yard 
or exterior side yard area. 


 
COMMENT:   
The applicant meets the provisions of the by-law. See Checklist Attachment 1. 
 
Variations (3.48) 
Variances are requested for the number of residential buildings on a lot and lot 
frontage. See Checklist Attachment 1 for highlighted deficiencies. 
 
Council may vary the standards, provisions and requirements of the Development 
Permit By-law up to 100% of the stated standards subject to the criteria outlined 
within this section and provided that the proposal is consistent with and complies 
with both the Official Plan and Provincial Policy Statement. 
 
STUDIES AND REPORTS 
The following studies, reports and reviews were received in support of the 
application: 


 Geotechnical Report by Kollaard Associates dated March 17, 2021 
o May require hoe ramming and heavy excavating equipment. Provincial 


blasting regulations would apply. 
 Servicing and Stormwater Management report by Kollaard Associates dated 


October 6, 2021 (Rev 1) 
o Utilities will be serviced underground from King Street W. 
o The Owner will address all comments in the final Stormwater 


management brief to the satisfaction of the Town and the CRCA . 
 Sight Distance report by BT Engineering dated October 6, 2021 


o Meets Transportation Association of Canada (TAC) for posted speed 
 Noise Assessment by BT Engineering dated November 10, 2020 
 ESA Phase One by ASC Environmental dated June 29 2020 and ESA Phase 


Two dated October 1 2020 
 Existing Trees by Tim Allen dated September 20 2020 
 Planning Rationale by Zanderplan dated February, 7 2022 
 Site Plan – January 5 2022 
 A101-A200 – August 30 2021 
 Garbage Enclosure – August 30 2021 
 Civil Drawings – October 4 2021 
 Landscape Plan – January 5 2022 
 S1 – Lighting – September 15 2021 


 
 
  







CIRCULATION TO AGENCIES   
Circulation of 120 m to adjacent property owners and prescribed agencies (comments 
received to date):    


Bell Canada/Canada Post/Cogeco Cogeco No comments. Contact information to be 
provided to applicant to discuss services. 


Chief Building Official   


CRCA  See attached letter dated February 17 2022 


Enbridge Gas (formerly Union Gas)   


Eastern Ontario Power/Hydro One/ 
OPG 


  


Emergency Services - 
Paramedic/Fire Police Department 


 Fire Department requires one fire hydrant 
within the development. 
Vehicular turning layout suitable 


LG Health Unit    


Public Works  
Water/Sewer Utilities 


 Environmental Compliance (ECA) not 
required from MOE for stormwater. 


MTO   


Other:   Staff received one phone from area resident 
of Dempster Drive, however, no comments 
were provided in writing. 


 
Options and Conditions 
Council when reviewing an application for Development Permit has the following 
choices outlined under the Planning Act in Section 70.2 and O-Reg 608/06: 


(a) refuse the application; 
(b) approve the application and issue a development permit with no conditions 


attached; 
(c)  approve the application and require that conditions be met before issuing a 


development permit; 
(d) approve the application and issue a development permit with conditions 


attached; or 
(e) approve the application, require that conditions be met before issuing a 


development permit and, when the conditions have been met, issue a 
development permit with conditions attached. O. Reg. 608/06, s. 10 (8). 


 
The subject application is scheduled to be heard by Council at the regular meeting of 
March 1, 2022 for decision. 
 
The proposed use meets the general intent of the Residential designation provided 
relief and conditions are met. 
 
Staff have no objection to application DP2021-22 Zanderplan for four buildings to be 
constructed on the site provided the following conditions are applied: 


- All final plans be submitted and approved to the satisfactory of the Town and 
CRCA 


- Owner amend Servicing Plan to provide looping of the watermain from King 
Street at the East side of the site to King Street at the West side of the site, 







and for all infrastructure to be installed to the midway point along King Street 
West as per the applicable By-laws to the satisfaction of the Public Works 
Department 


- Owner implement Backflow Prevention, adhere to By-law 2008-020 Water 
Works and By-law 2005-040 Sewage Works to the satisfaction of the Public 
Works Department 


- Owner be required to install fire hydrant within the development to the 
satisfaction of the Fire Department 


- The Owner address all items and comments in the final Stormwater 
Management brief to the satisfaction of the Town and the CRCA 


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


- Owner enter into an agreement with the Town within one year of approval 
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____________________________________________________________________ 
Chanti Birdi, Assistant Planner 
  
____________________________________________________________________ 
Brenda Guy, Manager of Planning and Development  







 


ATTACHMENT 1 - DP2021-22 – Zanderplan - Development Permit Checklist for RESIDENTIAL – SECTION 5.3 – Townhouse Dwelling 


 Min. Requirement 
unless otherwise noted 


Proposed Comment  


 
Permitted Dwelling 
Uses 


Residential, Semi, Duplex, 
Triplex, Home Based, 


Playground 
   


 
Discretionary Dwelling 
Uses 


Discretionary dwelling 
types:  Converted, 


Apartment, Townhouse 


4 Townhouses –  
3 six-units plus 1 four-unit 


buildings 
 ▲ 


 Lot Area 
220 m2/ unit x 22 units = 


 4,840 m2  
4,985 m2   


 Lot Frontage 
6 m/ unit x 22 units = 


132 m 
86.9 m 


Deficient, campus-style layout 
noted. 
 


▲ 


 Front Yard Setback 6m 6 m   


 Rear Yard Setback 9 m 9m   


 
Interior Side Yard 
Setback 
(west side) 


1.2m 
8 m 


(1.7 m garbage enclosure) 
  


 
Interior Side Yard 
Setback 
(east side) 


1.2m 1.2 m   


 
Exterior Side Yard 
Setback 


N/A   n/a 


 
Lot Coverage 
(maximum) 


40% 15%   


 Building Height 11m (36 ft) 7.27 m to midpoint/9.09 to top   


Multi-Unit 
Dwellings 
(5.4.2) 


Three or more 
dwellings required on 
an arterial or collector 
road 


Arterial Road King Street West   


 
No parking in either the 
front yard or exterior 
side yard 


 No parking in front yard 
Parking located between 
buildings/center of site  


 Parking Area 
40% max. parking at-


grade 
10.8% parking 


24.8% including driveways 
  


 Amenity Space 
20 m2 /dwelling unit 


22 x 20 = 440 m2 required 
645 m2 Includes gazebo  


 Pedestrian pathways 1.2 m/4 ft min. width 1.5 m   


 
Garbage and refuse 
pickup 


Enclosure shall be fenced 
in 1.5m in height 


1.8 m high Wood enclosure  


 


Structures and 
entrance areas 
landscaping of trees 
and seeded 


  
Landscaping throughout site, 
including adjacent some walkway 
and a bike rack 


 


 Fencing – rear yard  
1.8 m opaque fence along rear 


yard lot line 
  


Illumination 
(3.23) 


Illumination of buildings 
and grounds permitted  


No direct or indirect glare 
on a street or adjacent 


properties and no 
confusion with traffic lights  


 
Lighting plan provided – See Plan 


S1  


Landscaped 
open Space 
(3.24) 


Any portion of front 
yard not used for other 
permitted uses shall be 
landscaped 


 
King Street West landscaped with 


exception of entrance 
  


Parking 
(3.32) 


Number of Parking 
Spaces required 


1.25/unit x 22 
= 28 required total 


 
1 accessible space/ 20 


standard =  
2 required 


30 total 
(28 standard/ 
2 accessible) 


Two excess spaces provided  


 Size 3m x 6m 3m x 6m   


 Barrier-Free 1.5 m buffer on each side 1.5 m buffers on each side   


 Parking Area Material 
Asphalt, concrete, paver 
stones, similar material 


Asphaltic concrete 
Material identified in Geotechnical 
Report 


 







 


 
Access – ingress and 
egress 


6.0 m/19.7 ft two-way 
3.5 m/11.5 ft one-way 


6 m two-way driveway   


Design 
(5.4.4) 


Buildings oriented to 
street, architectural 
interest 


  
Buildings orientated towards 
street  


 
Consideration of 
neighbourhood 
(materials, character) 


  
Mix of character in surrounding 
neighbourhood 


 


 
Retention of existing 
mature trees or 1/15m 


  See landscaping detail  


Site 
Alteration/ 
Vegetation 
Removal 
(3.42) 


Maintenance of 
existing 
trees/vegetation 


  
Arborist letter provided. Trees to 
be removed shown on 
landscaping plan. 
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File Attachment
DP2021-22 - Zanderplan - KSW - PAC Report - February 22 2022.pdf




PLANNING REPORT 
 


TO: PLANNING ADVISORY COMMITTEE 
 
FROM: PLANNING AND DEVELOPMENT 
 
MEETING DATE: TUESDAY, FEBRUARY 22, 2022 
 
SUBJECT: DP2021-23 – HORIZON LEGACY - 425 FOURTH STREET 
 CLASS III DEVELOPMENT PERMIT 


 
 
Background: 
 
Property: 425 FOURTH STREET 
 
Legal Desc:  PLAN 86 LOTS 161 TO 163 LOT 165 LOT 167 LOT 169 


 LOT 171 LOT 173 LOT 175 LOT 177 LOT 179 LOT 180 
    
Official Plan: RESIDENTIAL 
 
Development Permit: RESIDENTIAL 
 
Lot Coverage: 35% MAXIMUM (USING TRIPLEX PROVISIONS) 
 
 
Purpose and Effect: 
The subject application provides a site plan that contains four out of a potential six 
proposed residential buildings, each containing three dwelling units.  Due to the 
nature of this project, each building has a unique character and design. 
 
The entrance is located from Fourth Street with an internal driveway provided to 
access each unit and parking areas. 
 
Variances are requested for the number of residential buildings on a lot, related per-
unit provisions (lot area, lot frontage), and the location of an accessory building in 
front of the main buildings. 
 
  







Background: 
It is the intent of the applicant to develop the subject lands to contain a total of six 
residential buildings accommodating three dwelling units in each build. The design of 
four buildings is currently proposed and an amending application may be required for 
approval of the design of the remaining two buildings. All background information 
and studies provided in support of the application reference six buildings, for 
assurance that the entire project is feasible.  
 
A secondary Development Permit Amendment application would be required for the 
two remaining buildings and would primarily consider the design criteria as lot 
coverage, setbacks, site services and access will be reviewed through this 
submission. 
 
The project proposed by Horizon Legacy is intended to assist with the affordable 
housing by using new technologies and processes and to reduce the traditional 
construction timelines. Each unit is being designed by a team of architects, 
engineers, technology experts, and builders to fully develop their designs from 
around the world.  The Town of Gananoque was selected as the location to 
introduce and explore the new technology being developed which may have 
significant impacts on the housing market and the needs of affordable housing 
throughout Ontario and Provincial directives. 
 
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; 


 
COMMENT: 
 The proposal provides 18 new housing units in the form of long-term rental 


opportunities for a mix of studio, one bedroom and two bedroom units. 
 The site is located in close proximity to a recreational trail, connecting to other 


areas of Town and includes open green space and community gardens for 
residents within the development. 


 
c)  avoiding development and land use patterns which may cause environmental or 


public health and safety concerns; 







 
COMMENT:  
As part of the application, a Geotechnical Report, Servicing Report, Stormwater 
Management Brief, and Environmental Site Assessment have been provided and will 
be discussed later in the report. 
 
d)  avoiding development and land use patterns that would prevent the efficient 


expansion of settlement areas in those areas which are adjacent or close to 
settlement areas; 


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; 


f)  Improving accessibility for persons with disabilities and older persons by 
addressing land use barriers which restrict their full participation in society; 


g) ensuring that necessary infrastructure and public service facilities are or will be 
available to meet current and projected needs; 


 
COMMENT: 
 The proposal makes use of a vacant property in the residential designation. 
 Staff recommended that the unopen road allowance of Birch Street be 


considered and utilized for services and entrance/driveway. 
 


h) promoting development and land use patterns that conserve biodiversity; and 
i)  preparing for the regional and local impacts of a changing climate. 
 
COMMENT: 
 The landscape plan provided includes a mix of tree species, generally located 


along the property edges. The lands are not designated with natural and cultural 
heritage features or development constraints with the Town’s OP. Additional 
CRCA comments are provided within the report. 


 Solar panels may be incorporated into the building design. 
 


1.1.3 Settlement Areas  
Settlement areas are urban areas and rural settlement areas, and include cities, 
towns, villages and hamlets. Ontario’s settlement areas vary significantly in terms of 
size, density, population, economic activity, diversity and intensity of land uses, 
service levels, and types of infrastructure available. 
 
COMMENT:   
The PPS indicates that growth and development shall focus in settlement areas.  
These areas are defined as cities, towns, village and hamlets and shall be used for 
intensification and redevelopment, adjacent built up areas.  
 
The proposal provides for 18 new dwelling units with the intent of long term rentals, 
and a mix of types including bachelor, one and two bedroom units.  It is noted the 
application at this time accounts for 12 units with a built out of 18 under an amending 
application. 
 







1.4 Housing addresses how the municipalities are to provide and maintain lands and 
servicing for future growth with a mix of housing options, densities, market-based 
and affordable housing needs. 
1.6.6 Sewage, Water and Stormwater identifies municipal services and stormwater 
management. 
2.1 Natural Heritage states that natural features and areas shall be protected for the 
long term. 
 
COMMENT:   
The development is proposed on municipal services and a Stormwater Management 
was required as part of the submission.  Further comment will provided within the 
report. 
 
OVERALL COMMENT:  
The application as presented is generally in keeping with Provincial Policy 
Statement. 
 
OFFICIAL PLAN: 
The subject property is designated Residential within the Official Plan. The intent of 
the residential policies is to preserve and consolidate existing residential 
neighbourhoods and to provide for new residential opportunities through 
intensification and redevelopment of vacant buildings to allow a mix of commercial 
and residential uses. 
 
Goal and Objectives (3.2.1) 
The goal of the Residential policy area is to promote a balanced supply of housing to 
meet the present and future social and economic needs of all segments of the 
community while providing opportunities to develop new residential uses in mixed 
use buildings as well as non-residential neighbourhood components such as 
schools, community facilities, places of worship, parks and local commercial uses.  
 
The applicable objectives of the Residential policy area are: 


1. Promote and support development which provides for affordable, freehold 
and/or rental housing with a full range of density types; 


3. Ensure that land use policies and zoning do not establish barriers to a more 
balanced supply of housing; 


4. Ensure that residential intensification, infilling and redevelopment within 
existing neighbourhoods is compatible with surrounding uses in terms of 
architectural design and density; 


6. Encourage housing opportunities that are in proximity to work, shopping, and 
recreation to reduce the need to drive and encourage walking and cycling; 


8. Promote and support the protection of urban street trees in general and of 
heritage trees in particular. 


 
Compatibility (3.2.2.4) 
The Official Plan states that all new development, including infill residential 
development in existing neighbourhoods, maintains or enhances the surrounding 
area and is compatible with respect to built form, scale, urban design, intensity of 
use and streetscape. 
 







COMMENT:  
The proposed campus-style development provides for up to six buildings on one lot.  
This grouping of units is similar to the adjacent residential housing of Hampton 
Heights. 
 
The design and character of the buildings are unique to the Town of Gananoque and 
are of modern design, strongly based on what type of design the new technology can 
produce and the intent of the project to provide options for affordable housing. 
 
The subject property is visually separated from nearby uses, which includes an 
industrial business, residential housing, and single detached dwellings. 
 
Section 3.2.2.9 Access indicates that Development shall be permitted only where 
safe, convenient access to a public road is available to ensure ready accessibility for 
school buses, ambulances, fire trucks, and other essential service vehicles. 
 
COMMENT:  
The proposal has frontage on the open road allowance of Fourth Street with an 
exterior side yard of the unopen road allowance of Birch Street.  The driveway to the 
individual units is provided for property access and for larger vehicles such as school 
buses and emergency.    
 
Section 3.2.2.10 Housing Supply and Affordability provides for the future supply of 
land as well as water and sewer capacity.  The section continues to encourage 
densification where appropriate for the provision of affordable housing. 
 
COMMENT:  
The applicants’ goal is to provide and contribute to affordable housing with design 
using new technologies and processes.   
 
Note:  The applicants have been working with the Town’s Building Department to 
ensure compliance with the Ontario Building Code. 
 
Section 3.6 Our Environment – Planning for Sustainability and Schedule F – Natural 
and Cultural Heritage Features 
Section 3.7 Development Constraints and Schedule J.  
 
COMMENT:  
The lands are not designated with natural and cultural heritage features or 
development constraints as per Schedule F (Natural and Cultural Heritage Feature) 
and Schedule G (Development Constraints). 
 
The Cataraqui Region Conservation Authority (CRCA) was consulted and undertook 
a site visit in 2021 with the applicant, in anticipation of the proposed project.   
 
The CRCA identified a small wetland pocket in the north end adjacent Fourth Street 
which appears to collect runoff from surrounding areas.  These lands are not 
protected under the CRCA Regulation 148/06 as the wetland is less than 0.5ha in 
size and has no defined watercourse.  The CRCA recommends that mature trees 
and vegetation be retained where possible. 







Section 4.0 Infrastructure provides that effective infrastructure services will be 
provided by the appropriate level of government or the private sector in a cost 
effective manner which recognizes development priorities and which ensures the 
protection of our environment. 
 
Section 4.1.4.1 General Policies applicable to water, waste water and stormwater 
services: 
1. The need to ensure that water and waste water infrastructures are properly 


maintained and expanded to meet growth and development priorities is crucial to 
the long term economic and environmental health of the municipality. As such 
any capital expenditures required for water and waste water system maintenance 
and expansion are considered to be in full conformity with this Official Plan.  


2. Development will not be encouraged where such development would result in, or 
could lead to, unplanned expansions to existing water and waste water 
infrastructures.  


3. Development shall generally be directed areas where water and waste water 
services can reasonably be extended. The Town shall development a phasing 
strategy prior to considering the extension of services, particularly in subdivision 
development. 


4. The allocation of infrastructure capacity for infill and economic development 
purposes is encouraged.  


5. Stormwater management will be required, as outlined in MOE’s Stormwater 
Management Planning and Design Manual 2003, for all new development in 
accordance with guidelines which may be developed by the Ministry of Natural 
Resources, the Cataraqui Region Conservation Authority or the Town of 
Gananoque. Stormwater management may not be required for small scale 
developments such as lots created through the consent process or minor 
developments subject to site plan control where there is no impact on the 
watershed.  


6. The establishment of new water and waste water servicing facilities shall be 
subject to Ministry of the Environment guidelines and provincial regulations.  


 
COMMENT:  
The subject lands are 73 m (240’) along Fourth Street and 182 m (600’) along the 
unopen road allowance of Birch Street to the unopen portion of Third Street. The 
unopen road allowance is approximately 18 m (60’) wide and 182 m (600’). A 
development of this size generally seeks new development on arterial and collector 
roads. 
 
Staff recommended that the applicant explore and utilize the unopen portion of Birch 
Street for municipal services along with the driveway and entrance.  This would 
provide for potential future development options on the south and west side with a 
future road as well as extension of municipal services to loop south to Third Street.  
As noted within this report, the applicant does not consider this to be financial 
feasible for this development. 
 
Consideration by Council could be in the form of a license agreement with the Town 
citing that until such time that the road allowance is further developed.  The 
proposed driveway is parallel to the unopen road allowance.  The applicant indicated 







that the current proposal is the preference based on uncertainty of the lands to the 
west. Further consideration would require exploration of the lands adjacent. 
 
The Stormwater Management submission has been reviewed by the CRCA (Jewell 
Engineering) and Public Works Department. Further clarification is sought to ensure 
adequate stormwater control and runoff. CRCA has indicated that they do not object 
to the application, however, require a final Stormwater Brief as a condition of 
approval. 
 
Energy and Solar Energy (4.1.8/4.1.8.2) 
It is a policy of the Official Plan to encourage the use of alternate energy sources, 
such as wind, solar and energy from waste heat or gases. 
 
The development of roof top or ground oriented solar energy conversion systems for 
individual residential uses or for large scale commercial or industrial facilities shall 
generally be permitted subject to zoning requirements and, where applicable, site 
plan control. 
 
COMMENT:  
As per the planning rationale, the development is considering the orientation of 
buildings for solar panels and exterior stairwells. 
 
Development Criteria (5.4.4) 
In addition to the policies established within the Residential designation, general 
development criteria are provided under Section 5.4.4. The following development 
criteria relate to the current proposal and are summarized as follows: 


 The provision of safe access onto or from a local or Town road  
 Adequate access to, and provision of, off-street parking. 
 Access and maneuvering of emergency vehicles  
 The availability of municipal services and the cost of upgrading such services  
 Adequate grade drainage or storm water management and erosion control 
 The provision of landscaping, the creation of privacy and/or open space areas 
 Adequate exterior lighting for access and parking areas for public or private 
 Safety and Security Criteria including signage, clear lines of sight, bicycle and 


pedestrian routes 
 


COMMENT: 
The property will have one access from Fourth Street with adequate parking for the 
proposal. A turning driveway has been provided on-site for the purposes of 
emergency vehicles and garbage collection on the south end of the site. 
 
Municipal services are required to be extended from the existing stub on Fourth 
Street, west of Victoria Street. The proposal will create a dead end service, however, 
it will be accommodated by a flushing station. 
 
Staff recommended and prefer that municipal services and access be within the 
unopen road allowance of Birch Street to provide for a future extension to Third 
Street. The Planning Rationale in support of the application identifies future access 
points from the unopen portion of Birch Street. Any relocation of entrances at a 







future date would be subject to construction of Birch Street and entrance permits 
obtained through Public Works department.  
 
The application considers landscaping and exterior lighting which will be further 
address in the Development Permit review, below. Light fixtures have been 
incorporated on the site servicing plan.  
 
The driveway and parking areas are organized on the west side of the buildings. 
There is no sidewalk connection from the development, however, property is in close 
proximity to the Lion’s Loop recreational trail. 
 
DEVELOPMENT PERMIT: 
The subject property is designated Residential within the Development Permit By-
law. The intent of the Residential designation is to allow for a varied density of 
residential uses. 
 
Section 5.3 permits single, semi, duplex and triplex as a permitted dwelling type.  
Converted dwellings, apartments, townhouse and triplex dwellings on a discretionary 
basis. 
 
The proposed type of dwelling does not fully match any of the uses as defined within 
the Development Permit By-law, however, the residential use consists of individual 
buildings with three units in each with a campus style property similar to Hampton 
Heights. 
 
The site includes an accessory building being an electrical building in the front yard. 
 
The Checklist Attachment 1 should be read in conjunction with the review of the 
Development Permit By-law. This checklist will identify the areas that would either 
require relief of the By-law provisions or areas that may need to be acknowledged 
due to the site specific development such as lot area. 
 
Note: The setbacks and lot coverage calculations includes the footprint of all 6 
proposed buildings. While the elevation design of buildings are not available at this 
time, the footprint of each building is not anticipated to change. 
 
5.4.2 Multi-Unit Dwellings (Triplex, Townhomes, and Apartment Dwellings) 
The By-law provides the following additional requirements for multi-unit dwellings: 


 All buildings containing more than three dwelling units shall be required to be 
located on an arterial or collector roadway. 


 Twenty square metres of amenity space shall be provided per dwelling unit. 
The provision of an equipped children’s play area may be required as a 
condition of any Development Permit. 


 Pedestrian walks shall not be less than 1.2 m in width and shall be provided 
wherever normal pedestrian traffic will occur. 


 No parking shall be allowed in either the required front or exterior side yards. 
 Garbage and refuse pickup and other multi-family utility areas shall be 


provided and shall be located so as not to detract from the aesthetic character 
of the development and shall be enclosed and shielded from view by fencing, 
walls or shrubbery of at least 1.5 m (5 ft) in height around the perimeter. 







 Approaches to multi-family dwelling structures and entrance areas shall be 
provided with trees and attractively shrubbed. Areas not used for buildings, 
drives and parking spaces shall be seeded or landscaped. 


 
COMMENTS: 
The proposed development is located on a local road as opposed to an arterial or 
collector and will require relief. 
 
Amenity space will be provided in the form of five community gardens and the 
remaining open space through the development. 
 
The parking as proposed is located within the exterior side yard of the unopen road 
allowance. Staff preferred that the applicants provide parking on the east side of the 
buildings (whether the entrance was permitted on Fourth Street or the unopen road 
allowance of Birch Street).  Applicants indicated that this was chosen to limit the 
amount of paving, increasing the amount of green space and to maintain green 
space between and behind each unit to allow for community gardens and amenity 
space. 
 
Garbage and refuse pick up will be undertaken by the property owners and stored 
within a fenced wooden enclosure. 
 
The landscape plan provides details to the implementation of additional trees on the 
property. 
 
Design Criteria (5.4.4) 
Within the Residential designation, the following criteria is provided to guide 
character and aesthetic: 


 Corner lots should be encouraged to provide architectural interest on both 
street fronts. 


 New buildings and entrances should be oriented to the street and are 
encouraged to have architectural interest to contribute to the aesthetics and 
visual appeal of the community. 


 Retention of existing mature trees will be required unless development 
absolutely precludes retention. New development will be required at minimum 
to plant one tree per lot with a maximum distance between trees of 15 metres. 


 Match setback, footprint, size and massing patterns of the neighbourhood, 
particularly to the immediate adjacent neighbours. 


 Setback of new development should be consistent with adjacent buildings. 
 The use of architectural elements such as roof shapes and design elements 


should be in keeping and complementary to existing and surrounding 
buildings, traditional patterns and neighbourhood.  


 The use of materials and colours that are representative of the texture, 
character and palette of the community/neighbourhood is strongly 
encouraged. 


 
COMMENTS: 
The buildings would provide architectural interest from Fourth Street and from Birch 
Street. The neighbourhood of Victoria Avenue and Fourth Street does not appear to 
have any specific architectural elements. 







 
The unique elevations of all the proposed buildings do not define a front or back of a 
building. They all have unique and separate entrances on different elevations. 
 
3.0 GENERAL PROVISIONS – to be read in conjunction with checklist 


 
Accessory Structures (3.1) 


 No closer to the front lot line or exterior side lot line setback of designation 
where it is located. 


 No closer to the front lot line or exterior lot line than the main structure. 
 No closer than 1 m to interior side lot line, rear lot line or main building. 
 Shall not cover more than 10% of lot and shall not exceed 100m2/structure. 


 
COMMENT:  
Relief is being sought for the location of the electrical building within the defined front 
yard. All other provisions comply with the by-law. 
 
Illumination (3.23) 
The Town does not have municipal lighting standards such as light fixture design, 
however the Development Permit By-law identifies the following lighting policies: 
 
Illumination of buildings and grounds shall be permitted provided that: 


 Illumination shall no cause direct or indirect glare on a street that may 
interfere with traffic or pedestrian safety. 


 Illumination shall not consist of a colour or be so designed or located that it 
may be confused with traffic signals. 


 Illumination shall not cause direct or indirect glade on adjacent properties. 
 
COMMENT:  
Lighting is being provided on the buildings and five light standards along the 
driveway and entrance. Light standards should not interfere with adjacent property 
given the different in elevation between the subject lands and Hampton Heights. 
 
Landscaped Open Space (3.24) 
Any portion of any front yard which is not used for any other permitted use shall be 
exclusively devoted to landscaped open space. 
 
COMMENT:   
The front yard being Fourth Street includes the entrance, stormwater management 
pond and the remaining is open space. 
 
Parking and Storage of Vehicles (3.32) 
Where parking for four or more vehicles is required, the following policies apply: 


 Surface shall be constructed of asphalt paving, concrete, paving stones, 
similar material. 


 Visually enhanced through vegetative plantings and landscape elements 
(fencing, trees, shrubs, lighting, street furniture and artistic elements). 


 Ingress and egress directly to and from each parking space shall be by drive 
aisle of 6m (min) for two-way traffic and 3.5 m for one way traffic. 







 One accessible space/20 standard spaces. 
 
COMMENT:   
The proposal provides an asphalt parking lot as well as additional landscaping of 
trees, and community gardens. Requirements for parking spaces and minimum 
ingress and egress will be met. 
 
Variations (3.48) 
Variances are requested for the number of residential buildings on a lot, related per-
unit provisions (lot area, lot frontage), and the location of an accessory building in 
front of the main buildings. See Checklist Attachment 1 for highlighted deficiencies. 
 
Council may vary the standards, provisions and requirements of the Development 
Permit By-law up to 100% of the stated standards subject to the criteria outlined 
within this section and provided that the proposal is consistent with and complies 
with both the Official Plan and Provincial Policy Statement. 
 
STUDIES AND REPORTS 
The following studies, reports and reviews were received in support of the 
application: 


 Geotechnical Report dated November 2021 
o The applicant/contractors shall submit a detailed excavation, shoring, 


and dewatering plan outlining construction stages.   
o All unsuitable materials be removed. 
o All works shall be prepared and inspected by a qualified professional 


engineer licensed in Ontario. 
 Site Servicing Design Brief dated January 20 2022 Rev.2 
 Water Servicing Options letter dated January 22 2022 


o Utilities will be serviced underground from Fourth Street. 
o Dry pond is proposed to control flow of stormwater. 


 Stormwater Management revised January 20, 2022. 
o A stormwater dry swale for runoff quantity and quality will be required. 
o The subject lands is a lower elevation than the ditch line causing water 


to collect and not outlet. 
o It is noted that a portion of the neighbouring property drains onto the 


site. 
o Best management practices will be implemented to ensure water 


quality concerns at each stage of the development in conjunction with 
the recommendation outlined by the CRCA. 


 Environmental Site Assessment Phase II – May 14 2021 
o No additional requirements. 


 Tree Inventory 
o Identified the variety trees on site including size and condition. It is 


recommended that all trees that do not impede development remain or 
be relocated on the site.  


 Planning Rationale dated February 4 2022 rev 
 Plans A101-103 – Site Plan – rev 4, 2022 Rev.10 
 Plans C101-103 – February 7, 2022 Rev.3 
 Plans E01A&B – February 7 2022 Rev.2 







 Plans L100 – January 5 2022  
 Renderings and Elevations 


 
 
 
 
 
 
CIRCULATION TO AGENCIES   
Circulation of 120 m to adjacent property owners and prescribed agencies (comments 
received to date):    


Bell Canada/Canada Post/Cogeco  Cogeco – no comments 


Chief Building Official  Building permit required to meet OBC  


CRCA  See attached letter dated February 17 2022 


Enbridge Gas (formerly Union Gas)  Service lines within the area which may affect 
the development.  Applicant should contact 1 
month in advance of site services. 


Eastern Ontario Power/Hydro One/ 
OPG 


  


Emergency Services - 
Paramedic/Fire Police Department 


 Two hydrants and flushing station sufficient. 
Vehicular turning layout suitable. 


LG Health Unit    


Public Works 
Water/Sewer Utilities 


 See Public Works comments – Feb.6 2022 


MTO   


Other:    


 
Options and Conditions 
Council when reviewing an application for Development Permit has the following 
choices outlined under the Planning Act in Section 70.2 and O-Reg 608/06: 


(a) refuse the application; 
(b) approve the application and issue a development permit with no conditions 


attached; 
(c)  approve the application and require that conditions be met before issuing a 


development permit; 
(d) approve the application and issue a development permit with conditions 


attached; or 
(e) approve the application, require that conditions be met before issuing a 


development permit and, when the conditions have been met, issue a 
development permit with conditions attached. O. Reg. 608/06, s. 10 (8). 


 
The subject application is scheduled to be heard by Council at the regular meeting of 
March 1, 2022 for decision. 
 
The proposed development meets the general intent of the Residential designation 
provided relief and conditions are met. 
 







Staff have no objection to application DP2021-23 Horizon Legacy for four buildings 
to be constructed on the site provided the following condition is met before a 
development permit be issued with conditions attached: 
 
Condition to be met before issuing a Development Permit: 
That the applicant further explore the unopen portion of Birch Street for municipal 
services and the driveway and entrance to the satisfaction of the Town and CRCA. 
 
Upon the above noted condition being met the following conditions are applied: 


- All final plans be submitted and approved to the satisfactory of the Town and 
CRCA 


- The Owner retain all mature trees and vegetation, where possible, outside the 
development footprint; that clearing occur outside the bird breeding season 
(April 15 to August 15) and that any at-risk species be documented and 
consultation occur with the applicable provincial ministry (Ontario Ministry of 
Environment, Conservation and Parks) 


- The Owner address all items and comments in the final Stormwater 
Management brief to the satisfaction of the Town and the CRCA 


- All works shall be prepared and inspected by a qualified professional engineer 
licensed in Ontario and all unsuitable materials be removed in accordance 
with the Geotechnical Report 


- The applicant comply with Draft Backflow Prevention By-law, By-law 2008-
020 Water Works and By-law 2005-040 Sewage Works. By-laws will be 
adhered to for all infrastructure as it pertains to each By-law 


- The applicant provide the utilities department with a commissioning plan for 
watermain installation 


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


- Owner enter into an agreement with the Town within one year of approval 
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____________________________________________________________________ 
Chanti Birdi, Assistant Planner 
  
____________________________________________________________________ 
Brenda Guy, Manager of Planning and Development  







ATTACHMENT 1 - DP2021-23 – Marco Polo - Development Permit Checklist for RESIDENTIAL – SECTION 5.3 – Triplex Dwelling 


 


Min. 
Requirement/Dwelling 


Unit 
unless otherwise noted 


Proposed Comment  


 Permitted Dwelling Uses: 
Residential, Semi, 


Duplex, Triplex, Home 
Based, Playground 


Residential – Multiple Buildings 
 


Campus Style  


 Lot Area 
668m2/7,191ft2 = 


12,024m2 
8,299.89 m2   


 Lot Frontage 20m/65.5’/unit = 360m2 73.19 m (Fourth Street) 
By-law frontage total based on 
expectation of 3-unit maximum 


 


 Front Yard 6m/19.6’ 14.945 m    


 Rear Yard 9m/29.5’ 50.6 m (to rear building)   


 Interior Side Yard 1.2m/3.9’ 6 m (east side)   


 Other Side Yard 1.2m/3.9’ n/a n/a  


 Exterior Side Yard 4.5m/14.7’ 18.13 m 
Birch St considered exterior side 


yard 
 


 Lot Coverage, (maximum) 35% 13%   


 Dwellings Units Per Lot 3 6 bldgs x 3 units = 18 units   


 Building Height 11m/36’ 9 m   
Multi-Unit 
Dwellings 
(5.4.2) 


Three or more dwellings 
required on an arterial or 
collector road 


 Fourth St - Local Road Per Official Plan Schedule H  


 
No parking in either the 
front yard or exterior side 
yard 


 
Parking in exterior side yard 


(Birch Street) 
Birch Street is unopened  


 Amenity space 
20 m2/dwelling unit =  


360 m2 


Community gardens provide  
50 m2, with remainder of amenity 


space provided as landscaped 
open space 


See Landscape Plan  


 Pedestrian pathways  Not less than 1.2m 
1.5m pedestrian pathways 


proposed 
  


 Garbage and refuse pickup 
Enclosure shall be fenced 


in 1.5m in height 
Wood enclosed proposed   


 
Structures and entrance 
areas landscaping of trees 
and seeded  


  See Landscape Plan  


Illumination 
(3.23) 


Illumination of buildings 
and grounds permitted  


No direct or indirect glare 
on a street or adjacent 


properties and no 
confusion with traffic 


lights  


Proposing lighting on buildings   


Landscaped 
open Space 
(3.24) 


Any portion of front yard 
not used for other 
permitted uses shall be 
landscaped 


 


Front yard being fourth Street to 
be used for Stormwater 


Retention Pond and driveway 
entrance 


  


Parking 
Spaces 
(3.32) 


Number of Parking Spaces 
required 


1.25/dwelling unit 
18 x 1.25 = 22.5 =  


23 required 


24 total 
(22 standard/2 accessible) 


  


 Size 3 m x 6 m 3 m x 6 m standard spaces   


 Barrier-Free 1.5m buffer/side 2 proposed with 1.5m buffers   


 Parking Area Material 
Asphalt, concrete, paver 
stones, similar material 


Asphalt proposed   


 


Parking areas to be 
visually enhanced through 
vegetative plantings and 
appropriate landscape 
elements (fencing, trees, 
shrubs, lighting, furniture, 
artistic elements) 
 


  See Landscape Plan  


 
Access – ingress and 
egress 


6.0 m/19.7 ft two-way 
3.5 m/11.5 ft one-way 


6 m (min) throughout   







Accessory 
Bldgs 
(3.1) –  
Electrical 
Building 


Front yard setback 
No closer than main 


structure 
Electrical Building located in front 


yard 
  


 Height 4.5 m max./14.8’ 2.9 m   


 Distance to main building 2 m min./6.6’ Approx. 3 m to nearest building   


 Maximum Size Less than 10% of lot <1%   


 
Maximum Gross Floor 
Area 


100m2/1076 sq.ft 7.2m2   


 





chanti
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PLANNING REPORT 
 


TO: PLANNING ADVISORY COMMITTEE 
 
FROM: PLANNING AND DEVELOPMENT 
 
MEETING DATE: TUESDAY, FEBRUARY 22, 2022 
 
SUBJECT: DP2022-01 – HOME HARDWARE - 875 STONE STREET N 
 CLASS III DEVELOPMENT PERMIT AMENDMENT 


 
 
Background: 
 
Property: 875 STONE STREET N 
 
Legal Desc: CON 1 E PT LOTS 12 AND 13 PT RD ALLOW AND PLAN 86 


BLK W LOTS 15 AND 16 PT LOTS 3 TO 14 17 RP 
28R10412 PART 2 


    
Official Plan: EMPLOYMENT LANDS  
 
Development Permit: EMPLOYMENT LANDS – MX-2 
 OVERLAY ENTRANCE 
 
Lot Coverage: 60% MAXIMUM 
 
 
Purpose and Effect: 
The Applicant is proposing to amend the existing site plan.  The application will expand 
the outside storage area and provide a vehicular delivery route around the building. 
 
Background: 
Home Hardware Stores Limited relocated to an existing building at 875 Stone Street N in 
2008 and undertook Site Plan Approval (SP06/08) and Zoning Bylaw Amendment 
(Z02/08).   The site plan considered the existing building for parking, accessible parking, 
entrance area and fire department routes.  Zoning Bylaw amendment approved the 
reduction of parking for the furniture store, retail, warehouse and office space.  The 
property is site specific with an MX-2 designation for a minimum of 150 spaces.  
 
The application before the committee is to consider the proposed expanded storage area 
east of the existing building and delivery route. 
 
  







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 long-term prosperity and social well-being of Ontario 
depends upon planning for strong, sustainable and resilient communities for people of all 
ages, a clean and healthy environment, and a strong and competitive economy.” 
 
The following policies may be considered relevant to the current proposal. 
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; 
c)  avoiding development and land use patterns which may cause environmental or 


public health and safety concerns; 
 
1.3 Planning authorities shall promote economic development and competitiveness by: 
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; 


e) ensuring the necessary infrastructure is provided to support current and projected needs. 
 
1.6 Infrastructure and Public Service Facilities 
Planning for infrastructure and public service facilities shall be coordinated and integrated 
with land use planning and growth management 
 
Comment: The proposal generally does not conflict with the policies of the PPS. 
   
 
OFFICIAL PLAN: 
The subject property is designated Employment Lands within the Official Plan. The goal 
is to support the expansion of the Town’s employment base through flexible land use 
policies.   
 
The objectives of the Commercial policy areas are to: 
1. to provide for commercial and industrial uses which require larger land areas; 
2. to ensure access to efficient transportation links; 
3. to provide commercial and industrial development opportunities which will not result 


in land use conflicts in accordance with Ministry of the Environment Guideline on 
Compatibility Between Industrial Facilities and Sensitive Land Uses; 


4. to enhance economic development opportunities within the Town of Gananoque. 
 
Consideration of 3.6 Our Environment – Planning for Sustainability and Schedule F were 
reviewed.   
 
Section 3.7 Development Constraints ensures that development does not impose a 
danger to public safety or health or result in property or environmental damage.   
Section 4.1.3.1 identifies that any development fronting or in proximity of the Highway 
401 corridor must be reviewed by the Ministry of Transportation to ensure that the 
proposed plans is not compromised.   
 







Section 4.1.4 considers water, waste water and stormwater services and Section 4.1.6 
addresses stormwater management plans.   
 
In addition to the policies established within the Employment designation, the policy 
consideration of Section 5.4.4 (Development Criteria, Appendix B) apply. In particular, 
the following polices of Section 5.4.4 may apply: 


 Provision of safe access onto or from a local or Town road or provincial highway; 
 Access and maneuvering of emergency vehicles in providing protection to public 


and private properties. 
 Adequate grade drainage or storm water management and erosion control. 
 The preservation and protection, whenever possible, of street trees, street tree 


canopies and the urban forest. 
 Protection or enhancement of natural resource values. 


 
Comment: Wildlife crossings as noted on Schedule F are considerably further east of 
the property or west of Stone Street N in the area of the Gananoque River.   
 
Corresponding Schedule G identifies a small watercourse in the north central portion of 
the lot where the fencing is proposed.  CRCA additionally provided comment.  Due to 
existing development CRCA policies provide for a reduction to the setback provided it 
does not further encroach.  The CRCA commentary correlates with Staff 
recommendation on minimum vegetation removal to accommodate only for the 
increased storage area. 
 
The proposed expansion of outside storage at this location is significant to the Highway 
401 corridor.  The Ministry of Transportation (MTO) provided input requiring a 14m 
setback from the MTO right of way and the CRCA has required reduction due to the 
watercourse.  The applicants are aware and will amend the plan accordingly. 
 
MTO does not have concerns with regards to the stormwater or drainage and grading as 
works are away from the corridor.  CRCA has requested further requirements and this is 
noted as a condition of approval. 


 
 Overall, the proposed use is consistent with the intent and objectives of the Official Plan 


designation. 
 


 
DEVELOPMENT PERMIT: 
The subject property is designated Employment Lands (9.0) within the Development 
Permit By-law and falls within the Entrance Overlay. The intent of the Employment  
designation is to provide employment opportunities with a wide range of uses and the 
Entrance Overlay is intended to take into consideration the need to provide an attractive 
entrance into the municipality. 
 
The existing uses were approved and compliant with the Planning Act applications in 
2008.  The amendment being sought is to expand on the outside storage area located 
behind or east of the building and does not affect the main building or impose on the 
existing parking. 
 
  







Design Criteria (9.4) 
The criteria outlined considers new builds and orientations thereof, parking and 
landscaping adjacent roadways 
 
Special Exceptions (9.5) site specific to 875 Stone Street N 
M-X2 Notwithstanding any provisions of this By-law to the contrary the lands indentified 


as M-X2 on Schedule C the following provisions shall apply: 
 Permitted Use:  
 Retail Parking Requirements:  150 spaces  
 By-law 2008-36 
  
Entrance Overlay (14.0) 
In addition to the provisions of the Employment Lands designation, Section 14 of the By-
law outlines additional provisions which aim to encourage landscape features and 
wayfinding for transitional and/or seasonal visitors as well as for local residents. 
 
Comment: There are no changes to the existing building and parking area.  
The new storage area and delivery route is intended to provide better flow in and out of 
the property which will benefit vehicular traffic as they move in and out of parking 
spaces. 
 
Staff have not requested further landscape with the proposed amendment given the 
property has trees within the front yard along Stone Street North as well as landscape 
bed long the entrance.  Additionally, the area beyond the proposed expanded storage 
will maintain the existing vegetation to the north and east of the fenced in area. 
 
 
3.0  GENERAL PROVISIONS – applicable to the application 
 
Outside Storage (3.31) 
Outside storage shall “not be permitted within any required front yard and no closer than 
5.0 m (16.4 ft.) to any side or rear lot line”.  The south and east property lines are more 
than the required 5m.  The north east area where the new fencing has a proposed 
drainage swale where no storage can occur in this area.  The distance from the east side 
of the swale is 5.4m 
 
Parking (3.32) 
The property received approval for parking requirements as per the Zoning bylaw in 
2008.  The additional storage area will maintain the areas of parking that has seen 
overflow storage at certain times of the year. 
 
Site Access and Circulation 
The site plan illustrates a one way delivery route which would circulate around the entire 
building through the expanded area.   
 
STUDIES AND REPORTS 


 Stormwater Management Brief by Groundwork Engineering Ltd dated December 
2, 2021  







o No blasting will be occurring on the site and no additional lighting is 
proposed. 


o Final submission and approval required by the CRCA 
 
CIRCULATION TO AGENCIES   
Circulation of 120 m to adjacent property owners and prescribed agencies (comments received 
to date):    


Bell Canada/Canada Post/Cogeco  Cogeco – no comments 


Chief Building Official   


CRCA  See attached letter dated February 15 2022 


Enbridge Gas (formerly Union Gas)   


Eastern Ontario Power/Hydro One/ 
OPG 


  


Emergency Services - 
Paramedic/Fire Police Department 


  


LG Health Unit    


Public Works 
Water/Sewer Utilities 


  


MTO  Final approval for a Building and Land use 
permit required. 


Other:    


 
Staff have no objection to application DP2022-01 – Home Hardware Stores Limited at 
875 Stone Street N for the expansion of the outside storage yard provided: 


 The owner enter into a Development Permit Agreement with the Town for the 
amended site plan, 


 The owner obtain a Building and Land Use Permit from the Ministry of 
Transportation for submission to the Town, 


 The owner obtain a permit from the CRCA prior to development and site alteration 
for submission to the Town. 


 The Owner amend the site plan to reflect the CRCA comments and satisfy the 
CRCA relating to wetland protection and stormwater management for submission 
to the Town. 


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


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


 
 


 
 







Property Photographs 
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____________________________________________________________________ 
Chanti Birdi, Assistant Planner 
  
____________________________________________________________________ 
Brenda Guy, Manager of Planning and Development  







  


Cataraqui Conservation 
1641 Perth Road, PO Box 160, Glenburnie ON, K0H 1S0 • info@crca.ca • 613-546-4228 • CataraquiConservation.ca 


 
February 15, 2022  File:  DPS/GAN/22/2022 
 
Sent by e-mail 
 
Brenda Guy 
Manager of Community Development 
Town of Gananoque  
30 King Street East, Box 100 
Gananoque, ON  K7G 2T6 
bguy@gananoque.ca 
 
 
Dear Ms. Guy: 
 
Re: Application for Development Permit (Class III) DP2022-01 
 875 Stone Street North 
 
Cataraqui Conservation staff have reviewed the above-noted application and supporting 
documents including the Site and Grading Plan, Notes and Details Plan (Groundwork 
Engineering, January 5, 2022) and Stormwater Management Brief (Groundwork, 
December 2, 2021). 
 
The proposal involves an expansion to an existing gravel storage yard at the subject 
property and associated stormwater management controls. 
 
We offer the following comments for the consideration of the Town of Gananoque and 
applicant. These comments are provided based on Cataraqui Conservation’s roles as 
technical advisor to the Town on Planning Act applications per a municipal service 
agreement, and as administrator of Ontario Regulation 148/06: Development, 
Interference with Wetlands, and Alterations to Shorelines and Watercourses. 
 
Discussion 
 
Our main interests in the proposal are the protection of natural heritage features and 
provision of adequate stormwater management controls at the site. 
 
Natural Heritage Features 
 
The subject property is adjacent to a small wetland at the north. As proposed, the existing 
storage area would be extended to the east in a way that would directly abut the wetland. 
It is likely that associated grading will result in encroachment into the wetland.  
 
By virtue of Ontario Regulation 148/06, CRCA regulates development and site alteration 
within wetlands greater than 0.5 ha in size. From preliminary measurements, it appears 
that the wetland north of the site is greater than 0.5 ha.  
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Our regulatory policies for development and site alteration normally require a minimum 
30 m setback from a wetland edge. In this case, since there is existing prior development 
immediately next to the wetland, our policies allow for a reduction to the setback as long 
as there is no further encroachment, and it is not feasible for a greater setback to be 
achieved. 
 
From our review, it appears possible to retain a modest vegetated buffer between the 
wetland and the proposed storage yard expansion through a relatively minor revision to 
the design.  
 


1. In order to comply with applicable CRCA regulatory policies and to provide better 
protection to the wetland north of the site, we recommend that the northeast corner 
of the proposed storage yard expansion be modified so that it is angled back from 
the wetland edge. This would allow for the construction of the new enhanced grass 
swale and suitable room for necessary grading while leaving a small, vegetated 
buffer. See attached mark-up of the site plan for an illustration. 


 
The property is also adjacent to a fairly large deciduous woodland with mature trees. It is 
expected a number of mature trees and vegetation will be removed as a result of the 
proposal. While it does not appear the woodland in this location would be considered 
significant per criteria established under the Natural Heritage Reference Manual (MNRF, 
2010), we do recommend that efforts be made to retain native tree and vegetation growth.  
 
Specifically, we recommend that tree and vegetation removal be limited to the 
immediate footprint of the proposed storage yard expansion. We also recommend 
that vegetation clearing outside the bird breeding season (April 15 to August 15) 
and that any at-risk species be documented and consultation occur with the 
applicable provincial ministry (Ontario Ministry of Environment, Conservation and 
Parks). 
 
Stormwater Management 
 
The site drains to the north and northeast and contributes flow to Stocking Hill Creek, 
further downstream. As such, it is necessary to control runoff from the proposed site 
expansion to protect against downstream flooding, erosion and surface water 
contamination.  
 
We have no overall concerns as it relates to the proposed SWM approach as detailed in 
the SWM Brief from a quantity control perspective.  
 


2. We recommend the SWM Brief include a section on inspection and maintenance 
requirements for the proposed SWM facility to ensure proper operation and 
function. 


 
The SWM Brief does not speak to quality control. 
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3. We request that the SWM Brief be revised to include a quality analysis 
demonstrating that the proposed controls will achieve the required “normal” level 
quality target (70% TSS removal). 


 
Recommendation 
 
We recommend that the above noted comments (1-3) relating to wetland protection and 
adequate stormwater management be addressed prior to approval of application 
DP2022-001. 
 
Ontario Regulation 148/06 
 
We note that portions of the subject property are located within a regulated area under 
Ontario Regulation 148/06: Development, Interference with Wetlands, and Alterations to 
Shorelines and Watercourses. Specifically, all land within 30 metres of the wetland at 
the north of the site is subject to O. Reg. 148/06. The applicant will require permit 
approval from CRCA prior to development and site alteration within 30 m of the 
wetland. Please contact the undersigned for further information. 
 
Cataraqui Conservation Plan Review Fee 
 
Cataraqui Conservation has a fee schedule for its review of Planning Act applications 
and supporting reports.  Its fee for the review of an application for a development permit 
is $425. Our review fee for review of a Stormwater Management Brief is $410. Staff 
request that this payment ($835 total) be submitted to this office at the applicant’s 
earliest convenience. The fee can be paid online, here: https://crca.ca/payment/ or 
over the phone by calling our office at 613-546-4228 ext 221 (reference file # 
DPS/GAN/22/2022). 
 
If you have any questions please contact the undersigned at (613) 546-4228 ext. 228, 
or by e-mail at mdakin@crca.ca.  Please inform this office of any decision made by the 
Town regarding this application. 
 
Yours truly, 


 
  


 
Michael Dakin MCIP, RPP 
Resource Planner 
 
cc: applicant/agent, by e-mail 
 
Attachment: CRCA Site Plan mark-up 


 
 



https://crca.ca/payment/
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STAFF MEMO  
 
To:  Planning Advisory Committee 
 
From:  Brenda Guy, Manager of Community Development 
 
Meeting Date: February 22, 2022 
 
Subject: Additional Units 


 
 
The Town’s Official Plan and Development Permit Bylaw address additional units (secondary 
suites in Town document) as per Schedule A, attached. 
 
The purpose of this memo is to explore Planning Advisory Committee comments and direction 
with regards to additional units in ancillary buildings 
 
To date any applications for additional units (secondary suites) have been coming forward on a 
case by case basis.  A Development Permit is required as set out in the DP Bylaw 
 
The Province provides regulations in the Planning Act and O.Reg 299/19 municipalities that they 
shall have policies within the Official Plan.   


 The Town does have policies in the Official Plan related to single, semi, and rowhousing.  
It does not reflect accessory buildings.  This will be updated with the new Official Plan. 


 The Development Permit Bylaw references single detached only. 
 
The Province has not regulated the application process or criteria, however, they have often 
encouraged it when the discussions of additional units are on the table at Ministry meetings.   
 
Most recently (February 8, 2022) CBC reports on the Provincial Housing Task Force 
recommendations.  While these are currently recommendations it provides a snapshot of new 
home buildings with the intent to create increased density in cities in an effort to fix the 
housing crisis.  The report suggests that Ontario must build 1.5 million homes to address the 
supply shortage.   
 
The task force recommended changes in five areas: 


 Require greater density 
 Reduce and streamline urban design rules 
 Depoliticize the process and cut red tape 
 Fix the Ontario land Tribunal 
 Support Municipalities that commit to transforming to the system 


 
Note:  These are not regulations at this time but recommendations by a Task Force 







CBC News Brief 
https://www.cbc.ca/news/canada/toronto/ontario-housing-affordability-task-force-report-
1.6342470 
Report of the Ontario Housing Affordability Task Force 
https://assets.documentcloud.org/documents/21199912/ont-housing-report.pdf 
 
Internally and during the Official Plan process Council, PAC and Staff have identified concerns 
over affordable housing and rentals yet trying to balance directions on Climate Change as well.     
 
To date, applications have been handled on a case-by-case basis.  Staff are prepared to 
continue this until criteria has been set out in the Official Plan and Development Permit By-law. 
Of late and likely derived from the County promoting incentives this spring, Staff have been 
approached by 3-4 interested property owners for additional units within accessory buildings 
such as the upper storey of a garage.   
 
While it would be beneficial to have an amendment undertaken now, Staff quite frankly do not 
have the availability to set aside current priorities to undertake this as a separate project. 
 
Staff are requesting and attempting to gauge Planning Advisory Committee thoughts on criteria 
in accessory buildings that they could support.   
 
Staff through pre-consultations identify what they can support in terms of approvals, however, 
it is not something that has been fully explored on how we intend to develop the policies to 
know what could be supportable for residents or owners seeking to apply now as opposed to 
later when criteria is solidified.  Appreciating that each is a site specific application, the 
applications fees for residential are non-refundable.  
 
In an effort to provide guidance to applicants Staff felt that it was important to include PAC in 
how they may vision changes to the policies and by-law. 
 
Staff would offer the following for preliminary discussion based on Planning Act regulations: 


1. Additional units may be permitted in any detached house, semi-detached house or 
rowhouse;  


2. Additional units may be permitted in any structure ancillary to a detached house, semi-
detached house or rowhouse;  


3. Where the Additional Units are permitted the following provisions shall apply: 
o a Class II Development Permit is obtained and approved 
o a maximum of one additional unit is permitted on one property 
o separate lane/driveway between the primary and the additional/ancillary unit is 


required provided it meets all by-law requirements 
o minimum one parking space is required for the additional unit 
o a separate external entrance is provided to the additional unit from the primary 


unit; such entrance shall not be located on the same street elevation as the 
principle entrance to the primary dwelling 







o the additional unit in the primary dwelling may not be larger than twenty-five 
(25) percent of the gross floor area. 


o the additional unit in an ancillary building must meet the requirements of 
accessory buildings as set out in the by-law 


o ancillary units must have proper access to units by means of easements or alley 
– i.e. challenges surrounding rowhousing 


o the owner shall comply with the by-laws for municipal services under the 
water and wastewater by-laws. 


o the owner of the property may not sever an ancillary building with an 
additional unit unless it meets the minimum requirements as set out in the 
Official Plan and Development Permit by-law provisions 


o all residential units will be required to comply with all Building Code Act and Fire 
Code Act requirements. 


 
 
 
  







Attachment ‘A’ 
 


Planning Act, R.S.O and O.Reg. 299/19 
Part III Official plan 
Additional residential unit policies 
16 (3) An official plan shall contain policies that authorize the use of additional residential 
units by authorizing, 


(a)  the use of two residential units in a detached house, semi-detached house or rowhouse; 
and 


(b)  the use of a residential unit in a building or structure ancillary to a detached house, 
semi-detached house or rowhouse. 2019, c. 9, Sched. 12, s. 2 (1). 


 
Part V Land use Controls and Related Administration 
By-laws to give effect to additional residential unit policies 
35.1  (1) The council of each local municipality shall ensure that the by-laws passed under 
section 34 give effect to the policies described in subsection 16 (3).  2011, c. 6, Sched. 2, s. 6. 
 
Regulations 
(2) The Minister may make regulations, 
(a)  authorizing the use of residential units referred to in subsection 16 (3); 
(b)  establishing requirements and standards with respect to residential units referred to in 


subsection 16 (3).  2011, c. 6, Sched. 2, s. 6. 
 
Regulation applies as zoning by-law 
(3) A regulation under subsection (2) applies as though it is a by-law passed under section 
34.  2011, c. 6, Sched. 2, s. 6. 
 
Regulation prevails 
(4) A regulation under subsection (2) prevails over a by-law passed under section 34 to the 
extent of any inconsistency, unless the regulation provides otherwise.  2011, c. 6, Sched. 2, s. 6. 
 
Exception 
(5) A regulation under subsection (2) may provide that a by-law passed under section 34 prevails 
over the regulation.  2011, c. 6, Sched. 2, s. 6. 
 
Regulation may be general or particular 
(6) A regulation under subsection (2) may be general or particular in its application and may be 
restricted to those municipalities or parts of municipalities set out in the regulation.  2011, c. 6, 
Sched. 2, s. 6. 
 
 
 
 
 







Planning Act 
ONTARIO REGULATION 299/19 


ADDITIONAL RESIDENTIAL UNITS 
Consolidation Period:  From September 3, 2019 to the e-Laws currency date. 
No amendments. 
This is the English version of a bilingual regulation. 
 
1.0  Definitions 
1.  In this regulation, 
 “additional residential unit” means an additional residential unit referred to in subsection 


16 (3) of the Act; (“unité d’habitation supplémentaire”) 
 “primary residential unit” means the primary residential unit in a detached house, semi-


detached house or rowhouse referred to in subsection 16 (3) of the Act; (“unité d’habitation 
principale”) 


 “tandem parking space” means a parking space that can only be accessed by passing 
through another parking space from a street, lane or driveway. (“place de stationnement en 
tandem”) 


 
2.0 Requirements and standards — additional residential units 
2. The following requirements and standards are established with respect to additional 


residential units: 
 1. Each additional residential unit shall have one parking space that is provided and 


maintained for the sole use of the occupant of the additional residential unit, subject to 
paragraph 2. 


 2.  Where a by-law passed under section 34 of the Act does not require a parking space to 
be provided and maintained for the sole use of the occupant of the primary residential unit, 
a parking space is not required to be provided and maintained for the sole use of the 
occupant of either additional residential unit. 


 3.  A parking space that is provided and maintained for the sole use of the occupant of an 
additional residential unit may be a tandem parking space. 


 4.  An additional residential unit may be occupied by any person regardless of whether, 
  i. the person who occupies the additional residential unit is related to the person who 


occupies the primary residential unit, and 
  ii. the person who occupies either the primary or additional residential unit is the owner 


of the lot. 
 5. Where the use of additional residential units is authorized, an additional residential unit 


is permitted regardless of the date of construction of the primary residential unit. 
 
3.0 By-law prevails 
3.  A by-law passed under section 34 of the Act that requires that no parking space be provided 


and maintained for the sole use of the occupant of one or both additional residential units 
prevails over the requirement set out in paragraph 1 of section 2. 


 
4. OMITTED (PROVIDES FOR COMING INTO FORCE OF PROVISIONS OF THIS REGULATION).  







Attachment ‘B’ 
 


Official Plan: 
5.3.1 Accessory Uses 


Wherever a use is permitted in the land use designation, it is intended that uses, 
buildings or structures incidental, accessory or essential to the use shall also be 
permitted. 
 
Accessory Dwelling Units: It is a policy of this Plan to provide opportunities for accessory 
dwelling units such as apartments in detached, semi-detached dwelling units and row 
houses on the same lot as the principal single detached dwelling.   
In substantiating the appropriateness of a proposed accessory dwelling the proponent 
shall: 
1. demonstrate compliance to the Ontario Building Code; 
2. demonstrate compliance with applicable zoning standards for lot size, setbacks and 


parking. 
 


Development Permit By-law: 
3.41 Secondary Suites 
 Secondary Suite shall mean a dwelling unit which is part of and accessory to a permitted 


non-residential building and is occupied by the family of the owner of the non-
residential building or by the family of a person employed on the lot where such 
dwelling unit is located. 


 
 Secondary Suites may be permitted subject to the following provisions: 


 Secondary suites shall be permitted on a discretionary basis in any single family 
residential dwelling and will require a Class II Development Permit. 


 A secondary suite shall be capable of integration into the principal dwelling once 
the secondary suite use is no longer required. 


 All approvals are subject to a Class II Development Permit. A Secondary Suite 
shall only be permitted in a single dwelling unit and where a separate external 
entrance is provided to the secondary suite, such entrance shall not be located 
on the same street elevation as the principle entrance to the primary dwelling. 
At no time shall there be more than one (1) additional bedroom created by the 
provision of the secondary suite. The secondary suite may not be larger than 
twenty-five (25) percent of the gross floor area of the primary dwelling. 


 All secondary suites will be required to submit documentation that 
demonstrates Ontario Building Code compliancy. 
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TAKE NOTE THAT the Corporation of the Town of Gananoque is
undergoing a review of the Official Plan pursuant to Section 26 of the
Planning Act, R.S.O. 1990, c. P. 13 as amended with the goal of creating
a new Official Plan for the community.


The Official Plan is a statement of goals, objectives and policies to guide
future growth within the Town for the next 20 years. It applies to all lands
within the Town of Gananoque. It also serves to protect natural and
cultural resources as well as guide development, redevelopment and
infrastructure services. It is an important tool to ensure that growth is
managed properly and directed appropriately within the Town.


The Town will be holding a Public Open House as required by
Section 17(16) of the Planning Act, R.S.O. 1990,c.P.13 as amended, to
introduce the community to the Official Plan project and provide the
community an opportunity to share their views on land use planning in
Gananoque at the early stage of the project. The feedback from this
Open House will be used to inform a Directions Report. A second Open
House will be held later in the process to share and receive feedback on
draft Official Plan policies for the community.


DATE AND LOCATION OF PUBLIC OPEN HOUSE
Date: Tuesday, March 8 2022
Time: 6:00pm – 8:00PM
Location: Virtual Meeting via Webex


HOW THE PUBLIC CAN ACCESS THE MEETING:
The TOLL-FREE PHONE NUMBER and VIDEO CONFERENCE LINK
can be found on the Meeting Agenda, posted on the Town’s website at
https://www.gananoque.ca/town-hall/meetings, prior to the meeting.


HOW YOU CAN PARTICIPATE:
• Submit written comments to plangan@gananoque.ca, to be read at


the Meeting for the record. All written comments must be provided by
4:00 pm on the day of the meeting.


• Make a 5 minute oral presentation at the Open House by registering
with Chanti Birdi at plangan@gananoque.ca or 613-382-2149 ext.
1129 no later than 4:00 pm the day of the meeting.


• Participate at the meeting during the open session.


PURPOSE:
The current Official Plan was approved by the Ministry of Municipal
Affairs and Housing on May 12, 2010.


The Town held a Special Meeting Council on July 6, 2021, which was
open to the public pursuant to Section 26(3) of the Planning Act, R.S.O.
1990, c. P. 13 as amended.


The current Open House will include a presentation of previous work
undertaken and provide an opportunity for the public to ask questions to
staff and consultants. Comments received from the Public Open House
will be considered by Council in the development of the Town’s Official
Plan.


Additional information on the Official Plan and Official Plan review can be
found at https://www.gananoque.ca/town-hall/official-plan-review-2021.


NOTE: Should you wish to receive notice of future open houses or
public meetings for the Official Plan Review, you must write to the Clerk
requesting such, including your address. Should you wish to receive
Notice of Adoption, you must file with the Clerk a written request to be
notified clerk@gananoque.ca.


Brenda Guy, Manager of Planning and Development
Town of Gananoque


30 King Street E, Gananoque, ON K7G 1E9


NOTICE OF A PUBLIC
OPEN HOUSE


TOWN OF GANANOQUE
OFFICIAL PLAN
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