The Corporation of the Town of

ANOQUE
PLANNING ADVISORY/COMMITTEE OF ADJUSTMENT/
PROPERTY STANDARDS COMMITTEE AGENDA
On October 31, 2017@ 6: 00 PM
At 30 King Street East
Recommended
Tit I e/Descri ption

Item

Action/
Attachment

1

CALL To ORDER

2

ADOPTION OF THE AGENDA

3

HEALTH SAFETY & WELLNESS

4

DISCLOSURE OF PECUNIARY INTEREST & THE GENERAL NATURE THEREOF

5

PUBLIC QUESTION/ COMMENT

6

MINUTES OF COMMITTEE (ADOPTION)

Motion

Minutes of September 26, 2017
7

Draft
Motion

Motion

DEPUTATIONS

None
8

REPORTS/NEW BUSINESS

Brenda Guy
Community Planning Permit:
CPPS2017-14

Motion

85 Birch Street (Brown)
Consent:
Bl-3/2017

760 Stone Street N (995423 Ontario Inc.)

Motion

Official Plan Amendment:
OPA4/2017

84 Charles Street N (Cleroux)
9

Motion

CORRESPONDENCE/OTHER

Stephen Anderson- Boathouse at 462 Stone St. S.
10

MEMBERS OF THE PRESS QUESTIONS OR COMMENTS

11

ADJOURNMENT

Motion

Page 1 ofl

PLANNING ADVISORY/COMMITIEE OF ADJUSTMENT/
PROPERTY STANDARDS COMMITIEE MINUTES
Tuesday, September 26th 2017@ 6:00 PM
At 30 King Street East- Town Hall Boardroom
Title/Description

Item

1

CALL To ORDER

Chair Chris MacDonald called the meeting to order at 6:00 pm
Chair:

Chris MacDonald

Members:

Councillor Anne Warren
Councillor Brian Brooks
Kevin Wood
Ken Wilson
Sheila Burtch

Regrets:

Chuck Marquardt

Staff:

Brenda Guy, Manager of Community Development

ADOPTION OF THE AGENDA

2

Chair Chris MacDonald noted that all public comments may be made following the application
presentation
Motion No.

2017-37

Moved by:

Anne Warren

Seconded by: Ken Wilson
BE IT RESOLVED THAT PAC/COA/PSC adopt the agenda as posted.
3

Carried.

HEALTH SAFETY & WELLNESS

Councillor Warren noted that there will be upcoming implications to the regionalization of Public
Health.
4

DISCLOSURE OF PECUNIARY INTEREST & THE GENERAL NATURE THEREOF

None.

5

PUBLIC QUESTION/COMMENT

None.

6

MINUTES OF COMMITTEE
MOTION No.

MOVED Bv:

(ADOPTION)

2017-38

Ken Wilson

Seconded By: Sheila Burtch
BE IT RESOLVED THAT PAC/COA/PSC adopt the Minutes of the Meeting of August 29th
7

as amended.

Carried.

DEPUTATIONS

None.

liPage

PAC/COA Minutes- August 29th, 2017

8

REPORTS/NEW BUSINESS

Community Planning Permits

:J,. CPPS2017-13

60 Mill Street
Clarence Street Development

The applicant is proposing to amend the approved application (DP2014-01} for the
exterior fa�ade of 60 Mill Street.
The use of the building as a commercial building is permitted and not proposed to
change from the approved application DP2014-01. The change is to the exterior
fa�ade. Originally, it was to be a demolition and reconstruction. Since that time, it has
been determined that the existing structure (interior beams and floor} is worth saving
for its unique architectural character.
Motion No.

2017-39

Moved by:

Kevin Wood

Seconded by: Anne Warren

THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF ADJUSTMENT/PROPERTY
STANDARDS COMMITTEE recommends the approval of CPPS2017-13-Ciarence Street
Developments at 60 Mill Street be approved for the exterior design and fa�ade of the
building.
AND FURTHER that all conditions under the original application DP2014-01 remain.

� CPPS2017-11 450 Stone Street South
Anderson
At the previous PAC meeting, the committee approved CPPS2017-11 for a demolition
and reconstruction of an existing boathouse. The request additionally request an
increase in height. The committee approved it pending Council approval for an
increase to the waterlot along the docking area.
The applicant has since requested that due to rock being discovered that the
application be amended to be mirrored or flipped. This would create a jog in the
building along the stone retaining wall rather than along the Gananoque River.
Motion No.

2017-40

Moved by:

Ken Wilson

Seconded by: Sheila Burtch

THAT PLANNING ADVISORY COMMITTEE OF ADJUSTMENT/PROPERTY STANDARDS
COMMITTEE recommends to Council that DP2017-11 Anderson at 450 Stone Street
South approve the additional amendment permitting the boathouse to be mirrored,
with the jog in the building along the retaining wall.

21Page

Carried.

PAC/COA Minutes- August 29th, 2017

9

CORRESPONDENCE

None.

10

MEMBERS OF THE PRESS QUESTIONS OR COMMENTS

None.

11

ADJOURNMENT
MOTION No.

2017-36

Moved by:

Councillor Brian Brooks

That PAC/COA/PSC adjourn this regular meeting.

Chair, Chris MacDonald

31Page

Committee Secretary, Brenda Guy

PLANNING REPORT
TO:

PLA N NI NG A DV ISORY COMMITTEE

FROM:

Brenda Guy
Manager of Community Development

DATE:
SUBJECT:

Thursday, October-05-17
CPPS2017-14- BROWN
CLASS 3

Background:
Property:

85 BIRCH STREET

Legal Desc:

PLAN 86 W PT LOT 221 W PT LOT 223 GAN R WS
TOWN OF GANANOQUE

Acreage:

7,200 SQ.FT.

Lot Coverage:

35% MAXIMUM COVERAGE

Official Plan:

RESIDENTIAL

Development Permit: RESIDENTIAL

Purpose and Effect:
The applicant is proposing to convert a former residential/commercial building to a 5-unit
apartment building.
The proposal is intended to house all 5-units within the existing footprint of the building.

Provincial Policy Statement
The Provincial Policy Statement, 2014 (PPS) provides direction on matters of provincial interest
pertaining to land use matters and all development proposals must be consistent with the
policies therein.

"provide for an appropriate range
and mix of housing types and densities to meet projected requirements of current and future
residents of the regional markef'. This is achieved by permitting and facilitating all forms of

Section 1.4 H ousing identifies that planning authorities shall

housing, residential intensification, redevelopment and new residential development.

COA/PAC
Page 2
DP2017-14- Brown (85 Birch Street)
Official Plan
The Official Plan designates the lands as Residential. The Residential designation ranges from
heritage homes to apartments, to single family dwellings. The objective is to promote and
support development, which provide for affordable, freehold and/or rental housing with a full
range of density types.
Comment:

The proposed residential development in this area is in keeping with the Official
Plan.
Section 5.4.3 speaks of site plan control and the general site design, which
should include items such as landscaping, facilities for storage of garbage and
other waste material, access, sufficient parking, availability of services, ensuring
that the redevelopment is complementary to the surrounding neighbourhood.

Development Permit Bylaw
The lands are designated Residential. An apartment dwelling is identified as a discretionary use
which requires a Class Ill permit. The applicant is required to provide a submission that the
intended use of an apartment will be developed appropriately and fitting for the neighbourhood.
Comment/Overview:
The provisions for an apartment are outlined in Section 5.3.2 and Section 5.4.2 which
addresses multi-unit dwellings within the Residential designation. It is noted that First Street is
deemed to be the front yard and Birch Street is the exterior side yard as defined in the bylaw.
The property was historically used as a commercial business (electronic sales and service) on
the first floor with a main residence. The commercial use enjoyed a legal non-conforming use,
as it had existed prior to passing of the current community planning bylaw. Ideally legal non
conforming uses are intended to cease to exist in the long run and eventually be replaced with
uses that conform to current bylaw. Once a change of use occurs, the property loses the non
conforming rights and it will not be able to re-establish the commercial use.
Multi-Unit Dwellings:
•
•

Birch and First Street are local road in the Town's official plan.
Parking will be in the front yard (as defined by the bylaw) however, the existing building
fronts along Birch Street

•

40% grade parking- approx. 21%

•

Amenity space may be provided- see below

•

•

Garbage and refuse - noted that it will be taken to street by residents. Note: Public
Works will be including multi-residential as part of the waste management strategy
Areas not used for building, drives and parking to be landscaped

The property has been well maintained as shown on the photos. A privacy fence on the east
side of the property and a hedge along First Street and Birch Street where the proposed parking
is to occur. The applicant has supplied seven spaces which meets the requirements of the
bylaw. It is acknowledged that there is an existing parking area along Birch Street, however, it
is primarily on Town property. The intent is to place the parking on the owners property.
Should any road widening, reconstruction of Birch Street occur in the future this will not affect
the parking area for this building.

COA/PAC
Page 3
DP2017-14- Brown (85 Birch Street)

Staff recommend that a specific amenity area not be required on the subject property given the
number of units. Parks and trails are available on Oak Street as well as Ontario Street.
Staff would further recommend that the parking space parallel to Birch Street be relocated to the
side of the building allowing a space reduction of 9'2". This area is currently paved and it would
maintain additional green space in the proposed area. Should repaving occur on the property
front along Birch Street in front of the building, it should be reinstated to green space.
The Chief Building Official identified that the property is not required to have a path to a barrier
free parking space as per the Ontario Building Code. Therefore, the property is an exception as
per Section 80.33 (2).

c·1rcu1 ar1on to agenc1es:
Canada Post

No comment

CRCA

No comment
Building permit required

CBO
Eastern Ontario Power
Leeds Grenville EMS

Fire Inspection required

Fire Department
LG Health Unit

No comment

Police Department
Public Works
Union Gas
Water/Sewer
Adjacent Property Owners

Overall staff have no objection to the proposed 5 unit apartment building provided the following
conditions are met:
•

Repaving occur on the property front along Birch Street in front of the building, it should
be reinstated to green space

•

The owner enter into an agreement with the Town within 1 year of approval of this
application or prior to a building permit being issued

, GANANOQVE

.._...
�

CPPS2017-15
85 BIRCH STREET

THE CORPORATION OF THE TOWN OF

G;
�

�NANOQUE

�

Canadian Gateway to the 1000 Islands

NOTICE OF MEETING
Proposed Class Ill Development Permit
TAKE NOTICE THAT the Planning Advisory Committee/Committee of Adjustment for the Town of Gananoque will hold a

Meeting on TUESDAY, OCTOBER 31,2017 at 6:00P.M. in the BOARDROOM, TOWN OF GANANOQUE, 30 KING
STREET EAST, GANANOQUE to make a recommendation to Council on the application below.

AND FURTHER TAKE NOTICE that the Council for the Corporation of the Town of Gananoque will hold a Meeting on

TUESDAY, NOVEMBER 7, 2017 at 6:00P.M. in the EMERGENCY SERVICES BUILDING, 340 HERBERT STREET,
Gananoque to hear the following application to consider a Class Ill Development Permit:

File No. D P2017/14

OW N ER:

BROW N, COLIN A N D GRA EM E

The property municipally and legally described as

85 BIRCH STREET

PLAN 86 W PT LOT 221 W PT LOT 223 GAN R WS
TOWN OF GANANOQUE
has applied to the Town of Gananoque for a Development Permit to
P ERMIT A 5-UNIT A PARTM ENT BUILDING O N THE SU BJECT PRO P ERTY
Additional information in relation to the proposed development permit is available for inspection between 8:30am and 4:30pm
in the Administration Offices at 30 King Street East, Gananoque, ON, or by calling 613 382-2149 ext.1126.
If you wish to provide comment or input you may do so at the public meeting or in writing prior to the meeting.

Note: Only the applicant of a development permit has a right to appeal a decision or non-decision on an application to the

OMS where the application meets the requirements established through the official plan and development permit bylaw.

DATED this 4TH day OCTOBER,2017

Brenda Guy

Manager of Community Development
bguy@gananoque.ca
613 382-2149 Ext.1126

30 King Street East

Notice Class Ill

P.O. Box 100
Gananoque, Ontario
K7G 2T6
Phone: 613-382-2149
Fax: 613-382-8587
www.gananoque.ca
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APPLICATION FOR DEVELOPMENT PE�MIT A PPROVAL
Section 70.2 of the Plannin Act, RSO 1990, as amended
This application form MUST be accompanied with all the submission requirements in order to be considered a complete application.
Incomplete applications will not be processed until all information is provided.
A meeting with Community Development staff is REQUIRED PRIOR TO SUBMISSION of this application. At that time,
approval stream and submission requirements will be determined. ALL applications require the following:
"'
"'
v

,..

Complete application form signed including declaration of applicant.
Copy of the deed of property or offer to purchase and sale
Two (2) large scale copies of all plans being submitted, two reduced 8.5" x 11" of each plan and one electronic copy in pdf
format. Plans are to be in a standard scale format (1 :250 1 :500)
Application fee payable to the Town of Gananoque:
Class I $500
Class II $1,500
Class Ill $1,700
Amendment to Class I, Class II or Class Ill $700
Deposit fee in the amount of $2,000 payable to the Town of Gananoque for peer reviews of studies for a Class 11/Ciass Ill
Copy of the most recent survey of the subject property
Cataraqui Region Conservation Authority. Subject to review and a separate cheque payable to the Cataraqui Region
Conservation Authorit in the amount of $305.00. Clearance letter will be re uired b the Town.
CONTACT INFORMATION

Municipal Freedom of Information and Protection of Privacy Act -Personal Information on this form is collected under authority of
The PlanninQ Act and will be used to process this �pplication.
\., l'j - '15'-\ -"") '�i'J \
Name of Applicant:
Phone:
Complete Address including Postal Code:

Cot •n /1/o�..v"'
Glaem� &"ovvY'\

8s 1$/rch

:

k.� 1T2

I

Name of Property Owner (if different than
applicant):

c;+.

Fax:
E-mail:

Complete Address including Postal Code:

Col•'"' _btf:.'..)Jn l�h'O

Phone:
Fax:
E-mail:

Architect/Designer/Planner:

/?IA:f:E

Complete Address including Postal Code:

lcr;;YE's

Phone:
Fax:
E-mail:

Engineer:

Complete Address including Postal Code:

(if'S ....YL.'(-<;'1 '�'

Jii>ke- yesdes*�11A a ""
...,

Phone:
Fax:
E-mail:

Ontario Land Surveyor:

Complete Address including Postal Code:

Phone:
Fax:
E-mail:

Street or Property Address (if applicable):

Lot/Con/Plan:
Frontage:

Pia" 8C

I '2 J'- '3"

LEGAL DESCRIPTION

w

PT Lo I '1. '2 J VJ Pr<-oT'J.2"5

Depth:

6c '-fo1'

Area (sq.m):

�.
r��'!.a..

().All} R

WS

Area (acres):

Application for Development Permit
ge
DP No.

oX.:X7 f L-1

Existing Use(s):

� Yetti'S ;

Length of time the existing use of the subject lands have continued:
Has the property been designated as a Heritage Site?
Is the property presently under a Site Plan Agreement?

oYes

J'No

oYes

d'No

=o) of the

Has the property ever been subject of an application under Section 34 (Zoning), 41 (Site plan) or 45 (Minor Var
Planning Act?
oYes
If yes, provide the file number and the status of the application?
Proposed Use(s):

Is the Use permitted or permitted subject to criteria as set out in the development permit by-law and how have the applicable criteria
have been addressed?

{) 'SCI'e·hcn·1o.t''y
'J

�

(A'SC,_

Is a variation requested? Demonstrate how the proposed variation meets the criteria as set out in the development permit by-law.

s�.r...

o..� d;,e..c�.

Abutting Land Use(s):

IZe-s;dentlC\ \ / Mv. \-\-\·v,v1•,_

Is the Development to be phase?

tvov '-o
t\lo

What is the anticipated date of construction?
Is the land to be divided in the future?

lees·· d u1 f,·'"' l

I

oYes

/�1 1-·

�No

I

o Yes

Are there any easements, right-of-ways or restrictive covenants affecting the subject land?

,

r;yf-Jo

Plap Details:

g/Residential

(:;X "J ,·-:5ti'l'l 5

&.r,(J1�

o Commercial

o Industrial

o Institutional

Lot Area:

Building Coverage:

Landscape Coverage:

(sq.m)

(%)

(%)

(sq.m)

(sq.m)

Building Height:

No. of Storeys:

No. of Units:

Method of Garbage Storage:

Parking Surface:
''t
Existing:
...
Proposed:

Number of Parking Spaces:
Existing:
Proposed:
Total:

Dimensions of Parking
Spaces:

Number of Accessible
Spaces:

Loading Spaces:

Number of Loading Spaces:

Dimensions of Loading
Spaces:

Other:

Is this an application for a Bed
and Breakfast?
o No
oYes �J�

Number of Guest Rooms:
D 1
2
o3
oOther

Heritage Tourist Inn/Bed and Breakfast:

�

Is this an application for a
Heritage Tourist Inn
oYes
o

Number of Guest Rooms:
D 1
o2
o4
o3
oOther
o6
o5

.AJ.h__

J
.1J.A__

A Heritage Tourist Inn will require a Heritage Resource Assessment evaluating the heritage significance of the property including

a description of historic features is required with the submission of this application.

NA

Application for Development Permit
P g
DP No.

d_0 n � �y

EXISTING BUILDINGS:

Building 2

Building 1
Type of Structure
Date Constructed:

\1\lc�dffea�

"l-<;s\o {e,')(

lqr::>o-148�
�'-gil

Front Line Setback:

I o'-'511

Rear Lot Line Setback:

'-<'-�\'I

Side Lot Line Setback:

\

1--s' -"'5 I I

Side Lot Line Setback:

"l. \ \

Height:

4c I -zl' xL.i ''-8''

Dimensions:

�" \�G "5�t'+

Floor Area:

.

Building 2

Building 1

PROPOSED BUILDINGS:

Type of Structure:
Proposed Date of Construction:
Front Line Setback:
Rear Lot Line Setback:

�jl\

Side Lot Line Setback:
Side Lot Line Setback:
Height:
Dimensions:
Floor Area:
Attached Additional Page, if necessary

Ac..¢'ess:

I ili!"'Municipal Street
Name of Street/Road:

I

o

I

Unopen Road
Allowance

R\lch s-+,

Entrance Approvals and Permit Number(s):

o

I

Existing Right-of-way

o

Other

Nf�

�fJ\ road, a request for street naming will have to be submitted in conjunction

If the application will result in the creation of a new p
with this application, to be approved by Council.

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

Docking Facilities (specify)
distance from subject land
distance from nearest public road
Se

Parking Facilities (specify)
distance from subject land
distance from nearest public road

ices:

unicipal Water and
Sewer
Water and Sewer Hook-u

o

Private Well and
Private Sewa e

'

'

Application for Development Permit
g
DP No.
ol

d_ 1f 1 S-1

AUTHORIZATION BY OWNER

1/We, the undersigned being the owner(s) of the subject land of this application for a consent, hereby authorize
(print name) to be the applicant in the submission of this application.
Furthermore, 1/we, being the registered owner(s) of the subject lands, hereby authorize the Members of Council, Planning Advisory
Committee and the Town of Gananoque staff members, to enter upon the property for the purposes of conducting a site inspection

______

with respect to the attached application.

Signature of Owner

Signature of Owner

Signature of Witness (not applicant)

Date

CONSENT BY OWNER

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

Co\ i"' fi/<AJ.Jrp./{Jr/eC. i'YI'G l3tn��

r e the registered owner(s) of the land that is the subject of this application
for Development Purposes and for purposes of the Municipal Freedom of Information and Protection of Privacy Act. 1/We hereby

1/We,

authorize the use, or disci

ure, to any person or public body, of any personal information collected under the authority of the

��c

Planning Act of the purpose of processing this pplication.

J

..

Date

of Witness (not applicant)
DECLARATION OF APPLICANT

Cot;,, 13rctur,
Fr(!)\); "e,e,

I,

of the

Tov.Jn
of

of

e>n\-ar;o

in the

�1',0\ile)�vf-

solemnly declare that:

I understand that the applicant!owner will be required to provide 100% security of the outside works in the form of a Letter of Credit

or Certified Cheque until such time as the works are completed. A 15% holdback will be maintained for a period of one year after
the works are completed. This will be applicable at the time of agreement.
Furthermore, I, being the applicant of the subject lands, hereby authorize the Members of Council, Planning Advisory Committee

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

in the application are true and I make this solemn declaration conscientiously believing it to
arne force and effect as if made under Oath and b virtue of The Canada Evidence Act.

�

Roll No:

Office Use Only:

Offi

l Plan Designation:

8S \

c.Ln���/

Access (Entrance Permits etc):

Other Concurrent
Applications:
catio

Gash-in-Lieu of
Parking

�{" }q )0 /1_
T
r

D

Development Permit Designation:

Ka6tcLnk�

Water and Sewer Hookup

\

(Permits etc):

Condominium
Approval
ion
Da
D

Consent!
Severance
:

CGJ �7 �u77
J
D

e

OlO

Other:

17 000-

Other:

Official Plan
Amendment
Fees Receiv
D

e}(b{ )

(

Subdivision
Approval

For additional details please contact: Brentla Guy, Manager of Community Development
Town of Gananoque, 30 King Street East, Box 100, Gananoque, ON K7G 2T6
Telephone: (613) 382-2149 ext.126
Fax: (613) 382-8587
E-mail: bguy@townofgananoque.ca

85 Birch St.
5 Unit Apartment Rational as a Discretionary Use.

Previous use was Commercial on main Floor (TV sales & repair and movie rentals) Second floor was
owner occupied residence.
Existing use over past 3 years. Main floor space has remained vacant, second floor has been used as a
residence.
Homes in the immediate neighbourhood are predominately single-family homes of 800-1200sq. ft. as
well as several duplex dwellings within the block bounded by Birch, First, Elm and King St. including one
to the immediate east and one on the corner of King and Birch. There is also a new apartment building
in close proximity on King St. W. as well as an existing building on Victoria Ave. and also the recent
conversion of the large home at 279 King St. W. to a multi- unit apartment.
85 Birch St. with 3,136sq.ft. of potential living space and well as the placement of the building on the lot
does not present a single- family residence that is in keeping with the immediate neighbourhood.
Conversion to Multi unit apartment would be an appropriate use and also an improvement to the
neighbourhood over the previous commercial use.
2 large units would be located on the second floor and 3 units on the first floor. The units would be
rented with all included utilities at affordable rents.
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PROPOSED APARTMENT
85 BIRCH STREET GANANOQUE
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PLANNING REPORT
TO:

COMMITTEE OF ADJUSTMENT

FROM:

BRENDA GUY
MANAGER OF COMMUNITY DEVELOPMENT

DATE:

Friday, October-06-17

SUBJECT:

B01-3/17- 995423 ONTARIO INC.

Background:
Property:

760 STONE STREET N

Legal Desc:

LOT 703 PART 1 PLAN 86 (EAST)
TOWN OF GANANOQUE

Acreage:

1.523 ACRES

Lot Coverage:

35% MAXIMUM COVERAGE

Official Plan:

RESIDENTIAL

Development Permit: RESIDENTIAL

The application is to consider severances creating 3 residential lots along Queen Street (Alberta
Street) and a retained lot.
The property was designated site specific in 2005 for a parking lot and display area in the
residential designation. This lot was used by Home Hardware located across the street at 695
Stone Street North.
Official Plan
The Official Plan designates the lands as Residential under Section 3.2. It identifies that the
residential neighbourhoods provide heritage homes to multi storey buildings.
Section 5.4.2 addresses consents and lot creation. It is identified that lot creation in excess of
three lots including the retained lot shall take place by Plan of Subdivision. There is an
exception to the policy on limiting the number of lots, in areas where it will not create a negative
impact on the neighbourhood, traffic and flow.
Criteria to be considered for consent applications are area, water and sewer services, use of
property, suitability.
Comment:

The application before the committee exceeds the number of three lots as
identified in the policy, however, given the location and size of the residential lots
and the areas surrounding staff feel that a future in-fill lot could be created.

PAC/COA
Page 2
81-3/17- 995423 Ontario Inc.

Community Planning Permit Bylaw
The lands are designated Residential. A zoning bylaw amendment in 2005 designated the
lands site specific, however, the current bylaw maintained the residential. Essentially the use as
a parking lot is considered a legal non-conforming status at this time.
The site provisions for the residential designation would apply.
Comment:

The proposed residential lots will meet the site provisions for the residential
designation. The lands are currently vacant and the applicant has provided a
building envelope to illustrate proposed setbacks. The setbacks on Lot 1 and 2
recognize and existing easement
It is noted that the remnant parcel of land is intended to subsequently apply for
an Official Plan Amendment to redesignate the lands Gateway Commercial as
well as the Community Planning Permit. Should approvals not be obtained for
this, the lands will remain residential.
Given the above, staff would prefer to see the rear yards of the proposed
residential lots the full 120' depth as per the adjacent properties on Queen Street
and as the Town was primarily developed. This maintains clean lines on this
entire block. Additionally, any future approvals will provide additional buffering
from a commercial or residential area.

At the writing of this document, the following agencies have provided comment. Should any
comments be received, thereafter, they will be provided at the time of meeting.
Canada Post

No comment

CRCA

No comment

CBO

No objection

Services to be provided to front property line

Eastern Ontario
Power
Leeds Grenville EMS
Fire Department

No comment

LG Health Unit

No comment

Police Department
Water/Sewer
Public Works, Culture
and Recreation
Adjacent Property
owners
Other:

Residential lots will require servicing

PAC/COA
Page 3
81-3/17-995423 Ontario Inc.
Staff have no objection to the consent applications with a depth of 120' provided the following
conditions are met:
1.

New reference plan of conveyed lands

2.
3.

New deeds prepared
That payment be made for cash-in-lieu of parkland for the new lots created

4.

That the balance of any outstanding taxes, including penalties and interest (and any
local improvement charges) shall be paid to the Town of Gananoque, if required.

5.

All costs related to fulfilling the conditions are borne by the applicant

Bl-3/2017
760 STONE STREET N

Disclaimer This map is illustrative only. Do not rely on it as being a precise indicator of routes, locations of

features, nor as a guide to navigation. Designed and produced by: United Counties of Leeds & Grenville. Source
of information: UTM, Grid Zone 18, NAD 1983, with data supplied under licence by members of the Ontario

Geospatial Data Exchange (OGDE). and Teranet inc. Queens Printer of Ontario.

THE CORPORATION OF THE TOWN OF

Gj,�NANOQUE
�

Canadian Gateway to the 1000 Islands

COMMITTEE OF ADJUSTMENT

NOTICE OF PUBLIC MEETING
TAKE NOTICE THAT the Committee of Adjustment for the Town of Gananoque will hold a Public Meeting on TUESDAY, the 31ST

day of OCTOBER, 2017 at 6:00 P.M. in the TOWN OF GANANOQUE - BOARDROOM, 30 King Street East, Gananoque to hear the
following application(s) for Consent:

File No. 801-03/17

995423 ONTARIO INC.

Owner:

The property municipally and legally described as

760 Stone Street N, Gananoque
LOT 703 Part 1 Plan 86 (East)
TOWN OF GANANOQUE
has applied to the Committee of Adjustment for the Town of Gananoque for consent to:
TO SEVER THREE RESIDENTIAL LOTS FROM AN EXISTING PARCEL OF LAND
If you wish to receive written notice of the application or seek further details of the application, including a location map, it is available
at the Town of Gananoque, 30 King Street East, Gananoque during normal business hours, 8:30 AM - 4:30 PM, Monday through
Friday.
If a person or public body that files an appeal of a decision of the Committee of Adjustment in respect of the proposed consent does
not make written submissions to the Committee of Adjustment before it gives or refuses to give provisional consent, the Ontario
Municipal Board may dismiss the appeal.
If you wish to be notified of the decision of the Committee of Adjustment in respect of the proposed consent, you must make a written
request to the Secretary-Treasurer of the Committee of Adjustment at the address below.
Anyone wishing to support or object to the above application may do so by advising the undersigned, in writing, of your support or
objection before the hearing or by appearing, in person, at the hearing and your support or objection will be considered by the
Committee when making their decision.
DATED this 41h Day of October, 2017

Brenda Guy
Secretary-Treasurer, Committee of Adjustment
Manager of Community Development
Town of Gananoque
30 King Street East, Box 1 00
Gananoque, ON K7G 2T6
Phone:
613 382-2149 ext.1126
Fax:
613 382-8587
bguy@gananoque.ca

30 King Street East
P.O. Box 100
Gananoque, Ontario
K7G 2T6
Phone: 613-382-2149
Fax: 613-382-8587
www.gananoque.ca
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APPLICATION FOR CONSENT
to the

COMMITTEE OF ADJUSTMENT FOR THE TOWN OF GANANOQUE
A Complete Application consists of:

0

One original and two copies of a complete application form signed including declaration of applicant.

0

One copy of the deed of property

0

Application fee in the amount of

0

One copy of the most recent survey of the subject property

0

$500 payable to the Town of Gananoque

One copy of the subject property showing the boundaries and dimensions of the subject land, the part that is to be
severed and the part that is to be retained

0

One copy, if applicable, of the property to whom the lands will be transferred to

0

One copy of the location of all land previously severed from the parcel originally acquired by the current owner of the
subject land

0

One copy of the location of all natural and artificial features on the subject lands including buildings, water, roads,
easements, wells and septic systems.

Applications may be subject to any Town incurred costs over and above the applications fees as set out in the General Fees and Rates By
law fees and rates for various services provided by the municipality
Consent Application may be subject to review and a separate cheque payable to the Cataraqui Region Conservation Authority, in the
amount of $290. The Town of Gananoque recommends that you consult with a Conservation Authority Officer prior to making application.
Name of Applicant:

9qsi.f�3 (j��/}

Name of Property Owner (if different than applicant):

:hVc

Address:

Address:

�7': £.
CoATVA:NO� vt.£1 0�
I< 7C:t lfto/
/3
Telephon
717

K 1/\/'b

--57'/-//753

�

Telephone:

Purpose of Application:

/

V'NewLot
o

Other

I

o

Lot Addition

I

o

Easement

I

o

Charge

I

o

Lease

I

Name of Person To Whom the Land or an Interest in the land is to be transferred, charged or leased (if known):

lJI\} KNOWN

Relationship, if any, to owner:

o

Correction of
Title

Application for Consent

__{;� l 1

.

B

Property Information:

Street or Property Address {if applicable):

?ij o .S.70/II£ �)r..P

Legal Description including any reference plans:

P"At,N

86 eLK:

LtJ/

37

1

Frontage:

;}. 75 -

1

Depth:

s-'

v

LO/ :27

d-�

O

/

70 .3 <.

�

LOT

�"7'

Area:

5� 8 ¥f_ .:<-FT

Official Plan Designation:
Zoning Designation:

History of the Subject Land:

/1

tf

No
Has the subject property ever been the subject of an application for consent under Section 53, or
o
Yes
_?PP!9Y!'!J _o_f_?.RI!_
'I n_ 9! _s_l!��i_vj�_io_� _!J_n_q�� ���tjg�_!?1 _o_f_��� J:l!'!_nni!l.R f:._c_t?____________ _________________ _________________________ ___
If Yes, and if known, please provide the file number of each application and the decision made:

Has the subject property been severed from the parcel originally acquired by the Owner of the

-���i�c:� l1!1!<J?

o

Yes

/

VNo

_--------------------------------- -- --------------------------------------------------------------------------

If Yes, and if known, provide the date of transfer, the name of the transferee and the land use for each parcel severed:

/

V

Is the subject property currently the subject of any other application under the Planning Act such
D
No
Yes
as an Official Plan Amendment, Zoning By-law Amendment, Minor Variance, Consent or
_£1p.P..r_!:l
_
�1!1_o_t ?_t:'!1!1!_o_f_?.!J_�qiy!�ip_n} __________________________________________________________________________________________
If Yes, and if known, please provide the file number of each application, and its status::

To Be
Property Dimensions:

L-67

:jJ/1

Use of Subject Property:

Frontage
Depth
Area
Existing Use

Proposed Use

SEVERED

s-31__
/00

9
/

S'g 7(:)-

II

2

To Be

RETAINED

Jl5 1 -S'1
I i"o /

r'T

V¥-1-W/

f<f:/5 tLJGN?//rL

3£, 9 3 7 ;1 f'/.

VA-CNJ7

VAc� 7

--1
1
�o L

Application for Consent
ag
8

___D

Building 1

EXISTING BUILDINGS:

To Be SEVERED

Type of Structure

Front Line Setback:

Rear Lot Line Setback:

.

(�

Side Lot Line Setback:

Side Lot Line Setback:

Height

Dimensions

Floor Area

To Be

RETAI NED

Type of Structure
.,

Front Line Setback:

N/�

Rear Lot Line Setback:

Side Lot Line Setback:

Side Lot Line Setback:

Height

Dimensions_

Floor Area

Attached Additional Page, if necessary

Building 2

Application for Consent
ag O
B

___l_j �

To Be

SEVERED

Building 2

Building 1

PROPOSED BUILDINGS:

1'1

Type of Structure

Front Line Setback:

(;,J (!A l

� 10 vJt-1
urlvtb ·fl 1
,.o

rJ
�s1Pll
f�V ,,J�
�#P

vJ t1 t1

To Be

l'.l

RETAINED

Rear Lot Line Setback:

Side Lot Line Setback:

Side Lot Line Setback:

Height

Dimensions

Floor Area

Type of Structure

Front Line Setback:

Rear Lot Line Setback:

� �u�1

Side Lot Line Setback:

Side Lot Line Setback:

Height

Dimensions

Floor Area

Attached Additional Page, if necessary

Yes
./

Access (check appropriate box)

No

Town Road (open all year)

l('

0

Town Road (seasonal)

0

0

Unopen Road Allowance

0

0

Right-of-Way

0

0

Other (specify)

Application for Consent
../1
age 0 I ' ·
8

�

Where access to the Subject Land is by Water Only

Docking Facilities:

-a

No

Yes

Distance from subject land
Distance from nearest public road

Parking Facilities:

Distance from subject land
Distance from nearest public road

Water Services

(check appropriate box)

Yes
/

Publicly-owned/operated

\a"

No
0

Privately owned/operated-individual well

0

0

Privately owned/operated-communal well

0

0

Lake or other water body

0

0

Other (specify):

Sewage Services

(check appropriate box)

Yes

/

No

Privately owned/operated-individual well

v
0

0

Privately owned/operated - communal well

0

0

Privy

0

0

Publicly-owned/operated

0

Other (specify):

Other Information:

Is there any other information that may be useful to the Town or other agencies in reviewing this application?
If so, explain below:

Note:

Under Section 53 of the Planning Act, other information and material in addition to the foregoing, may be required, in
order to process the proposed consent application. The expense of such will be the applicant's responsibility.

Application for Consent
g
\'1
B
,

� ?.b

AUTHORIZATION BY OWNER

I, the undersigned being the owner of the subject land of this application for a consent, hereby authorize

,- (please print name)
: -,- --:- :-----------,--,----:- --::---:---:-----:--,--,- ---:-:---to be the applicant in the submission of this application.
Furthermore, 1/we, being the registered owner(s) of the subject lands, hereby authorize the Members of the Town of Gananoque
Committee of Adjustment and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a
site inspection with respect to the attached application.

Signature of Owner

Signature of Owner

Date

Date

DECLARATION OF APPLICANT

I,

'e f-,(

f)r IJt)It
tRou;�Ji£
0

of the
of

fiw,;J

GJV..J:At�vuC:U�.£-

of

6/'1rA$2 ()_

in the

solemnly declare that:

All the statements contained in this application and provided by me are true and I make this solemn declaration conscientiously
believing it to be true and knowing that it is of the same force and effect as if made under oath
Furthermore, 1/we, being the applicant(s) of the subject lands, hereby authorize the Members of the Town of Gananoque Committee
of Adjustment and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a site
inspection with respect to the attached application.

Signature of Applicant

Signature of a Commissioner, etc

Office Use Only:

Date
Questions??
Brenda Guy, Manager of Community Development
Town of Gananoque
30 King Street East, Box 100
Gananoque, ON K7G 2T6
Telephone: (613) 382-2149 ext.126

Fax: (613) 382-8587

E-mail: bguy@gananoque.ca

APPLICATION FOR CONSENT
to the

COMMITTEE OF ADJUSTMENT FOR THE TOWN OF GANANOQUE
A Complete Application consists of:

0

One original and two copies of a complete application form signed including declaration of applicant.

0

One copy of the deed of property

0

One copy of the most recent survey of the subject property

Application fee in the amount of $500 payable to the Town of Gananoque

0

0

One copy of the subject property showing the boundaries and dimensions of the subject land, the part that is to be
severed and the part that is to be retained

0

One copy, if applicable, of the property to whom the lands will be transferred to

0

One copy of the location of all land previously severed from the parcel originally acquired by the current owner of the
subject land

0

One copy of the location of all natural and artificial features on the subject lands including buildings, water, roads,
easements, wells and septic systems.

Applications may be subject to any Tbwn incurred costs over and above the applications fees as set out in the General Fees and Rates By
law fees and rates for various services provided by the municipality
Consent Application may be subject to review and a separate cheque payable to the Cataraqui Region Conservation Authority, in the
amount of $290. The Town of Gananoque recommends that you consult with a Conservation Authority Officer prior to making application.
Name of Property Owner (if different than applicant):

Name of Applicant:

q���3 6�/)ve(./) �c

Address:

/77

r< //\)' b

�r

(;ANA;NO� vt£1

Address:

r;

..-

O/V"'

1<7G
lftY /--- /�55
� /-3 --5-"'t'

Telephone:

Telephon

Purpose of Application:

/

9f'New Lot
o

Other

I

o

Lot Addition

I

o

Easement

I

o

Charge

I

o

Lease

1_

Name of Person To Whom the Land or an Interest in the land is to be transferred, charged or leased (if known):

UIV K 1)/OIA.J/\(

Relationship, if any, to owner:

o

Correction of
Title

Application for Consent

�:;}_

c,r

B

Property Information:

Street or Property Address (if applicable):
Legal Description including any reference plans:

PA.JJrl}/ Bb

;r 75 1_ 5

Fron

tt

v

760

l-0/

Depth:

c2_¥'()

I

S.r!JAJE

:27

71J

-S:r /11.

5:2

Area:

s-l;g£/�

1

J-07'

)

3�LtJT5/'

.2

.,-

1'7
....

Official Plan Designation:
Zoning Designation:

/

History of the Subject Land:

_

Has the subject property ever been the subject of an application for consent under Section 53, or
?PP!�Y�J q_f ? _RI� n_ �! sl!��LvJ�Lq_n_ �-n-��� ��c:!t!g�-�1_qf_ ��� J:l�_n_n_i!J_g_ f:._ct!
_
If Yes, and if known, please provide the file number of each application and the decision made:
_

_

_

__

o

Yes

l;/No

_________________________________________________________

/

/

Has the subject property been severed from the parcel originally acquired by the Owner of the

-�':l!:>i�g�!'!f!g?_-

0

Yes

VNo

------------------------------------------------------------------------------------------------------------

If Yes, and if known, provide the date of transfer, the name of the transferee and the land use for each parcel severed:

_

Is the subject property currently the subject of any other application under the Planning Act such
as an Official Plan Amendment, Zoning By-law Amendment, Minor Variance, Consent or
[>.p_Rr�v_'!l qt ? �!'!'! qf �� ��iyj�i�n c
_

_

_

_

_

-

__

0

Yes

/

cVNo

_______________________________ ___________________________________________________________

If Yes, and if known, please provide the file number of each application, and its status::

To Be
Property Dimensions:

hor'-:tt3
Use of Subject Property:

Frontage
Depth
Area
Existing Use

Proposed Use

SEVERED

' --- 511

S!
100
5g73

LF/

VKAtJ7'

PJ3�fpE,}7/;y0

To Be

RETAI NED

1/

r2 75 ��s/..YtJ /
3 5"; 9s.J 2 F7

VA-ckJJ 7

VttLAN7

Application for Consent
g
d
B

1�

Building 1

EXISTING BUILDINGS:

To Be

SEVERED

Type of Structure

Front Line Setback:

Rear Lot Line Setback:

Side Lot Line Setback:

��

Side Lot Line Setback:

Height

Dimensions

Floor Area

To Be

RETAI NED

Type of Structure
.,

Front Line Setback:

N/f<

Rear Lot Line Setback:

Side Lot Line Setback:

Side Lot Line Setback:

Height

Dimensions

Floor Area

Attached Additional Page, if necessary

S(J

Building 2

/1
l f

Application for Consent

_:jj����

B

PROPOSED BUILDINGS:

To Be SEVERED

Type of Structure

Building 2

Building 1

Front Line Setback:

�,Jf!A

� 10 �tl
urlvtb fl i
/(0

rJ
�s�o
-1 0 p i ,J&�
�J�uP

vJdtl.

To Be RETAI NED

Rear Lot Line Setback:
Side Lot Line Setback:
Side Lot Line Setback:
Height
Dimensions
Floor Area
Type of Structure
Front Line Setback:
Rear Lot Line Setback:

�

t<f/p<N

i

Side Lot Line Setback:
Side Lot Line Setback:
Height
Dimensions
Floor Area
Attached Additional Page, if necessary

Access (check appropriate box)

Yes/
Town Road (open all year)

Town Road (seasonal)

v

No
0

0

0

Unopen Road Allowance

0

0

Right-of-Way

0

0

Other (specify)

Application for Consent

8_:f}w:J6 yl

Where access to the Subject Land is by Water Only

Docking Facilities:

Parking Facilities:

Distance from subject land

Distance from nearest public road
Distance from subject land

Distance from nearest public road

Water Services

(check appropriate box)

No

Yes

Publicly-owned/operated

Privately owned/operated -individual well

Yes

�"'

/

No
0

0

0

Privately owned/operated -communal well

0

0

Lake or other water body

0

0

Other (specify):

Sewage Services

(check appropriate box)

Yes

Publicly-owned/operated

Privately owned/operated -individual well

Privately owned/operated -communal well
Privy

/

v

No
0

0

0

0

0

0

0

Other (specify):

Other Information:

Is there any other information that may be useful to the Town or other agencies in reviewing this application?
If so, explain below:

OP

Note:

Under Section 53 of the Planning Act, other information and material in addition to the foregoing, may be required, in
order to process the proposed consent application. The expense of such will be the applicant's responsibility.

Application for Consent
o r(
rf ag

�

s_
o<..
_t_

AUTHORIZATION BY OWNER

I, the undersigned being the owner of the subject land of this application for a consent, hereby authorize

..--, ,--:--: ---:-,--,- -::--.:-- (please print name)
-::-----,-.,.�-.

--:--c--c:

------

to be the applicant in the submission of this application.
--

-

-

Furthermore, 1/we, being the registered owner(s) of the subject lands, hereby authorize the Members of the Town of Gananoque
Committee of Adjustment and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a
site inspection with respect to the attached application.

Signature of Owner

Signature of Owner

Date

Date

DECLARATION OF APPLICANT

I,

�e .p,.f� Sro�ALil of the

t�<ou;r.li£

of

/of\)�

6AN#Vuad£-

of

6F�Z'A;/2cJ

in the

solemnly declare that:

All the statements contained in this application and provided by me are true and I make this solemn declaration conscientiously
believing it to be true and knowing that it is of the same force and effect as if made under oath
Furthermore, 1/we, being the applicant(s) of the subject lands, hereby authorize the Members of the Town of Gananoque Committee
of Adjustment and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a site
inspection with respect to the attached application.

Declared before me at the

/ol.NY"\

of

-··--··-·---·-------·---··-··---····--··-·--·---··--··-----y----------------

of

Gc:nO-(\O)UI..J
Qmv'M...·

in the

�e� J2ff2iiqv,
·

I
I
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Signature of Applicant

_
_

Signature of a Commissioner, etc

_
_
_

_

----Signature of Applicant
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Date
Questions??
Brenda Guy, Manager of Community Development
Town of Gananoque
30 King Street East, Box 100
Gananoque, ON K7G 2T6
Telephone: (613) 382-2149 ext.126

Fax: (613) 382-8587

E-mail: bguy@gananoque.ca

APPLICATION FOR CONSENT
to the

COMMITTEE OF ADJUSTMENT FOR THE TOWN OF GANANOQUE
A Complete Application consists of:
0

One original and two copies of a complete application form signed including declaration of applicant.

0

One copy of the deed of property

0

Application fee in the amount of $500 payable to the Town of Gananoque

0 One copy of the most recent survey of the subject property

0 One copy of the subject property showing the boundaries and dimensions of the subject land, the part that is to be
severed and the part that is to be retained

0 One copy, if applicable, of the property to whom the lands will be transferred to

0 One copy of the location of all land previously severed from the parcel originally acquired by the current owner of the
subject land

0 One copy of the location of all natural and artificial features on the subject lands including buildings, water, roads,
easements, wells and septic systems.

Applications may be subject to any Town incurred costs over and above the applications fees as set out in the General Fees and Rates By
law fees and rates for various services provided by the municipality
Consent Application may be subject to review and a separate cheque payable to the Cataraqui Region Conservation Authority, in the
amount of $290. The Town of Gananoque recommends that you consult with a Conservation Authority Officer prior to making application.
Name of Applicant:

v/V

q ���
....

Address:

77 7

Name of Property Owner (if different than applicant):

� v ..;;vc

Address:

r-< /A./{., s 7 £

(;NVA;Noa vt£1 o....V
I< 7C:z lft�·

� / 3 -57'/-1755

Telephone:

Telephon

Purpose of Application:

/

VNew Lot
o

Other

I

o

Lot Addition

I

o

Easement

I

o

Charge

I

o

Lease

I

Name of Person To Whom the Land or an Interest in the land is to be transferred, charged or leased (if known):

(J/V K 1\/0LV/\1

Relationship, if any, to owner:

o

Correction of
Title

Application for Consent
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Property Information:

Street or Property Address (if applicable):
Legal D
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Official Plan Designation:
Zoning Designation:

History of the Subject Land:

Has the subject property ever been the subject of an application for consent under Section 53, or
?PP!9Y�Lq_f ? _P.I�_n_ 9! s t!_�g�vJ�i q_'!� '!c!�� ��c::tJ<?r1_�1-�f- ��� �I!J.n '!i!J.9. f}._c_t?
If Yes, and if known, please provide the file number of each application and the decision made:

_

_

__

_

_

__

Yes

/'

tJ/No

_________________________________________________________

Has the subject property been severed from the parcel originally acquired by the Owner of the

-

o

���i�c::� !'!r:Jc:l?

o

Yes

/

cl/No

If Yes, and if known, provide the date of transfer, the name of the transferee and the land use for each parcel severed:

_-------------------------------------------------------------------------------------------------------------

Is the subject property currently the subject of any other application under the Planning Act such
as an Official Plan Amendment, Zoning By-law Amendment, Minor Variance, Consent or
(>.p_Rr!->�'!1 �� ? �!'!r:J q_f 9� t?_qiy!�i9n c
If Yes, and if known, please provide the file number of each application, and its status::

_

_

_

_

_

_

_

Property Dimensions:

WI#Z
Use of Subject Property:

__

0

Yes

/

-

VNo

__________________________________________________________________________________________

Frontage
Depth
Area
Existing Use
Proposed Use

To Be SEVERED
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EXISTING BUILDINGS:

To Be SEVERED

Type of Structure

Building 1

Front Line Setback:
Rear Lot Line Setback:

JJI�

Side Lot Line Setback:
Side Lot Line Setback:
Height
Dimensions
Floor Area

To Be RETAINED

Type of Structure
Front Line Setback:
Rear Lot Line Setback:

N{A

Side Lot Line Setback:
Side Lot Line Setback:
Height
Dimensions
Floor Area
Attached Additional Page, if necessary

Building 2

/ /]
Application for Consent
age
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PROPOSED BUILDINGS:

Type of Structure

To Be SEVERED

�>ID 11,Jf!A
wjJ
urlvtb �l 1
<

i

rJ
�):(
/)
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To Be RET AI NED

Building 2

Building 1

Front Line Setback:
Rear Lot Line Setback:
Side Lot Line Setback:
Side Lot Line Setback:
Height
Dimensions
Floor Area
Type of Structure
Front Line Setback:
Rear Lot Line Setback:

� �t<N1

Side Lot Line Setback:
Side Lot Line Setback:
Height
Dimensions
Floor Area
Attached Additional Page, if necessary

Access (check appropriate box)

Town Road (open all year)
Town Road (seasonal)

Unopen Road Allowance
Right-of-Way

Other (specify)

Yes/

No

v

0

0

0

0

0

0

0

.·

Application for Consent
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Docking Facilities:

Distance from subject land

Parking Facilities:

Distance from subject land

Distance from nearest public road
Distance from nearest public road

Water Services

(check appropriate box)

No

Yes

Where access to the Subject Land is by Water Only

1};f � f)l 1 ,

Publicly-owned/operated

Privately owned/operated -individual well

Privately owned/operated -communal well
Lake or other water body

/
v

Yes

No
0

0

0

0

0

0

0

Other (specify):

Sewage Services

(check appropriate box)

Publicly-owned/operated

Privately owned/operated -individual well

Privately owned/operated -communal well

Privy

Yes

/

v

No
0

0

0

0

0

0

0

Other (specify):

Other Information:

Is there any other information that may be useful to the Town or other agencies in reviewing this application?
If so, explain below:

(JP

Note:

5 -'f2

Under Section 53 of the Planning Act, other information and material in addition to the foregoing, may be required, in
order to process the proposed consent application. The expense of such will be the applicant's responsibility.
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AUTHORIZATION BY OWNER

I, the undersigned being the owner of the subject land of this application for a consent, hereby authorize
-.,-- (please print name)
----,----,----,-----,--,
.- ,-----,-----,
--------,----,----,-,.---to be the applicant in the submission of this application.
Furthermore, 1/we, being the registered owner(s) of the subject lands, hereby authorize the Members of the Town of Gananoque
Committee of Adjustment and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a
site inspection with respect to the attached application.

Signature of Owner

Signature of Owner

Date

Date

DECLARATION OF APPLICANT

I,

f.{-' '6rof1Jfl
---f-f....L/(O
-=--=U_,_I_H-=c£
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of the

""-----

_
_

of

_-=-=---=- -=--==->o�=- in the

of

___

solemnly declare that:

All the statements contained in this application and provided by me are true and I make this solemn declaration conscientiously
believing it to be true and knowing that it is of the same force and effect as if made under oath
Furthermore, 1/we, being the applicant(s) of the subject lands, hereby authorize the Members of the Town of Gananoque Committee
of Adjustment and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a site
inspection with respect to the attached application.

T

·---- ---------------------·----·----
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JU'
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Declared before me at the
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Signature of Applicant

Signature of a Commissioner, etc
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Date
Questions??
Brenda Guy, Manager of Community Development
Town of Gananoque
30 King Street East, Box 100
Gananoque, ON K7G 2T6
Telephone: (613) 382-2149 ext.126

Fax: (613) 382-8587

E-mail: bguy@gananoque.ca
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PLANNING REPORT
TO:

PAC/COA

FROM:

Brenda Guy
Manager of Community Development

DATE:

Friday October 27, 2017

SUBJECT:

OPA4/17 – PIERRE CLEROUX

Background:
Property:

84-86 CHARLES STREET N (the “Property”)

Legal Desc:

PLAN 86 PT LOT 39 PT LOT 40 GAN RIVER ES,
TOWN OF GANANOQUE

Acreage:

3600 sq.ft.
30’ frontage along Charles Street N
125’ frontage along Coopers Alley

Official Plan:

GENERAL COMMERCIAL

DP Designation:

COMMERCIAL TRADITIONAL CORE

The purpose of the proposed Official Plan Amendment is:
The owner is seeking an Official Plan Amendment to provide the option of converting the entire
ground floor of the building located on the Property to a maximum of three residential units,
while still maintaining the existing ground floor commercial rights.
The effect of the proposed Official Plan Amendment is:
To site specifically permit the building located on the Property to contain residential units in any
portion of the ground floor, whereas the General Commercial designation permits mixed use
commercial with residential uses above or behind storefronts only.
Official Plan:
The property is designated General Commercial in the Town of Gananoque Official Plan.
Development Permit:
The Development Permit By-law designates the property as Commercial Traditional Core. It is
recognized that should an Official Plan amendment be approved, a re-designation would be
required for a development permit to be issued. As this would involve a separate application,
staff are not commenting at this time on the proposal from a development permit perspective.

PAC/COA/PROP
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Cleroux (82-86 Charles Street N)

Overview:
The two-storey building at 84-86 Charles Street N is located at the corner of Coopers Alley and
Charles Street N. The portion of the ground floor fronting onto Charles Street N was formerly
used as a commercial retail business (florist) but has been vacant since that business closed.
The building contains residential units in the upper level. Three surface parking spaces and a
detached one-car garage are located at the rear of the Property, providing a total of 4 parking
spaces. The building was constructed in 1940 and the accessory parking structure in 1965
according to MPAC records.
Surrounding Land Uses:
North – are commercial storefront uses include laundry facilities and a clinic. Residential uses
are located in the upper storeys.
South – across Coopers Alley is commercial development. Commercial uses include a
commercial retail outlet and restaurant. Further to the south is King Street East, Gananoque’s
traditional main street which contains a broad range of retail and service commercial uses.
Residential uses are in upper storeys
East – across Charles Street N are commercial retail and restaurant uses fronting onto King
Street East. Residential row housing located north of Coopers Alley are within the Residential
designation.
West – legal non-conforming residential developments fronting onto Garden Street.
PLANNING ANALYSIS
Provincial Policy Statement
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest
related to land use planning and development. The PPS establishes the policy foundation for
regulating the use and development of land. Planning decisions are required to be consistent
with the PPS.
Section 1.3. “Employment” of the PPS requires the Town to promote economic development
and competitiveness by:
a)
providing for an appropriate mix and range of employment (including industrial,
commercial and institutional uses) to meet long-term needs;
b)
providing opportunities for a diversified economic base, including maintaining a range
and choice of suitable sites for employment uses which support a wide range of
economic activities and ancillary uses, and take into account the needs of existing and
future businesses;
c)
planning for, protecting and preserving employment areas for current and future uses;
and
d)
ensuring the necessary infrastructure is provided to support current and projected
needs.

PAC/COA/PROP
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Employment Area means “those areas designated in an Official Plan for clusters of business
and economic activities including, but not limited to, manufacturing, warehousing, offices, and
associated retail and ancillary facilities.”
Section 1.3.2.1 specifically provides that planning authorities “shall plan for, protect and
preserve employment areas for current and future uses.”
The PPS also provides strict requirements that a planning authority must follow when permitting
conversion of lands within employment areas to non-employment uses. In such circumstances,
section 1.3.2.2 provides that “planning authorities may permit conversion of lands within
employment areas to non-employment uses through a comprehensive review, only where it has
been demonstrated that the land is not required for employment purposes over the long term
and that there is a need for the conversion.”
A comprehensive review is defined as an official plan review involving extensive consideration
of various factors such as population and employment projections, opportunities to
accommodate growth through intensification and redevelopment, infrastructure and public
service facilities, water quality, quantity and availability, and cross-jurisdictional issues.
Section 1.7.1(c) “Long Term Prosperity” also states that long term economic prosperity should
be supported by “maintaining and, where possible, enhancing the vitality and viability of
downtowns and mainstreets.”
The amendment requested would permit the conversion of commercial space into residential
units at the complete discretion of the property owner. Such would set a precedent for other
properties located in the downtown core where commercial uses have been preserved under
the General Commercial designation, resulting in the potential for additional conversions and a
long-term decrease in commercial activity in the area which is essential to maintaining
employment and economic stability in the Town. There has been no comprehensive review or
clear justification demonstrating that the Property will not be required for employment uses over
the long-term, which is required in order for the Town to permit the property owner to have free
discretion to convert the commercial space to a non-employment use. Rather, the only
justification that the property owner is relying on is a current rise in commercial vacancies
throughout the Town, which cannot be assumed to be a result of lack of long-term need or
demand for commercial space in the area (discussed further in the Official Plan section below).
Overall, the proposal is not consistent with the PPS. Permitting an owner of property located in
the downtown core to have full discretion to convert commercial space frontage that is
preserved in the General Commercial designation without the required justification and
extensive review outlined in the PPS would set an unwanted precedent that could see an overall
long-term decrease in commercial space necessary to promote economic prosperity and
employment in the Town. Such does not constitute appropriate “planning for, protecting, and
preserving employment areas for current and future uses.”

Official Plan
The Official Plan document is a long term vision of the Town and is to be treated as such. It
creates general policies for future land use.

PAC/COA/PROP
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Section 3.3, “Where We Do Business – Planning Our Commercial Lands” of the Town’s Official
Plan designates the Property in the General Commercial policy area. The General Commercial
designation includes King Street East from the east bridge to James Street. Additionally, it
includes the north side of Pine Street from the dead end to Stone Street North and the south
side of Garden Street from Adelaide Street to Charles Street N.
The applicant is proposing to amend the permitted uses in the General Commercial policy area
to permit a site specific policy which would permit the entire ground floor to be residential.
Section 3.3.2.1.1 limits residential uses in the General Commercial area to uses above or
behind storefronts in order to preserve and promote commercial uses within the downtown core
of Gananoque.
Overall, the provisions in section 3 of the Official Plan emphasize the need to promote and
preserve commercial activity in the downtown core. Some of the relevant policies include:
3.3 Where We Do Business – Planning Our Commercial Lands
Encouraging and enhancing commercial development in Gananoque is crucial to the
Town’s quality of life. Commerce provides employment through the retail sale of goods
and services to residents, visitors and other businesses and helps broaden the Town’s
tax base which in turn helps the municipality maintain required public services.
3.3.1 Goals and Objectives
Goal: Provide a supportive land use policy framework which reduces constraints for
commercial development while ensuring that existing and future commercial uses will
contribute to Gananoque’s small town character.
Objectives:
1. Support a diverse range of commercial uses that meet the existing and future needs
of the community and reduces the need for residents to shop elsewhere.
3.3.2.1 General Commercial Policy Area
3.3.2.1.1 Permitted Uses
Retail and service commercial development intended to serve the needs of local
residents and visitors and include a wide range of small scale uses including
retail stores, personal service establishments, professional offices, restaurants,
banks and financial services, travel accommodations, and community services.
Mixed use commercial which includes residential uses above or behind the
storefronts are also permitted.
Overall, granting the property owner the full discretion to convert a preserved storefront
commercial use within the General Commercial Area without any extensive justification that
such use will not be needed in the future runs contrary to the above policies. The policies
emphasize the need to preserve commercial uses within the downtown core, which includes
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areas along and adjacent to King Street East. The importance of such preservation for the
promotion of employment and economic stability throughout the Town is explicitly recognized.
Granting the current proposal has the potential to undermine such policies by setting a
precedent that could result in a net decrease in required commercial space over time.
Overall, the General Commercial core has seen a transfer of ownership and legal nonconforming uses ceasing, resulting in new commercial businesses for Gananoque. It is noted
that the vacancy references within the General Commercial area provided by the owner should
not be assumed as demonstrating a lack of demand and need for commercial space in the
Town currently or in the long-term. Some of the addresses specified by the property owner have
since been opened or occupied, some are being used for other legal purposes, and in some
cases owners have simply not wanted to supply or make their property available for rent for
unknown reasons.
There is a clear intent contained within the Official Plan to create a General Commercial policy
area that is not solely confined to King Street East. The presence of what are now classified as
non-conforming residential uses within the General Commercial area north of King Street East
along Garden Street indicates that the Town, through its current Official Plan, is moving towards
expanding the commercial area in the downtown core to accommodate the growing needs of
the community. The need for a more expansive commercial area is also reflected in the number
of condominium units as well as apartment buildings that the Town has recently approved under
the Residential designation policies of the current Official Plan which are broad and
accommodate all types of housing (single, semi, row, apartment) throughout the geographic
area of the Town. The specific clause to permit residential in upper stories within the General
Commercial designation further creates a residential style while maintaining the intent of retail
and service commercial development.
The Official Plan also speaks to the issue of compatibility of residential uses. In particular, the
Official Plan states in section 3.2.2.4 that the Town must “ensure that all new development,
including infill residential development in existing neighborhoods, maintains or enhances the
surrounding area and is compatible with respect to built form, scale, urban design, intensity of
use and streetscape.” The proposal is seeking approval for residential units at the front of the
ground floor of a building that is amidst commercial units located immediately to the north and
south of the Property. While ground floor residential units are located along Garden Street,
these units represent legal non-conforming uses and the intent of the Official Plan is for such
units to be converted to ground floor commercial units in the future. Allowing the building on the
Property to contain residential units fronting on a streetscape is thereby completely incompatible
with all current and intended uses within the General Commercial designation surrounding the
subject property. The only continuous residential use that is located in the vicinity of the
Property are the residential units located to the east across Charles Street North, which were
clearly intended to retain a residential character and assist with transition from the commercial
to residential areas of the Town through their explicit designation as Residential under the
Official Plan. That is not the case with the Property at issue here, which was intended to form
part of the more expansive General Commercial area.
Section 5.3.2 “Existing Land uses and Non-Conforming Uses” confirms that the intention or the
long-term objective of the Official Plan is to relocate, eliminate or replace non-conforming uses
with uses which are permitted in the relevant land use designation. The proposal requested is
seeking that the Town approve or go back to legal non-conforming residential uses that have
been the long term goal of the Town to cease in the General Commercial designation. The
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adoption of a Community Improvement Plan in this core area further identifies the Town’s desire
to encourage the building of the economic base in the General Commercial policy area.
Section 4.0 referenced in the planning rationale submitted by the property owner speaks to
municipal services and that the Town is to ensure that water, waste water, and stormwater
services will be managed in a fiscally and environmentally responsible manner. In particular,
section 4.1.4.1 states that “development will not be encouraged where such development would
result in, or could lead to, unplanned expansion to existing water and waste water
infrastructure.” While it is noted that an additional unit is being proposed, residential units are
not comparable to commercial units as they are utilized and billed differently. Regardless, there
will be no change to the current infrastructure if the ground floor of the building were to be
converted from a commercial to a residential use.
Overall, the proposal does not conform with the general intent and purpose of the Official Plan.
The proposal is not compatible with the surrounding properties located within the General
Commercial designation, and undermines the intent of the Official Plan to ensure that current
and future commercial uses meet the long-term needs of the community through an expansive
and active General Commercial policy area.
Circulation to agencies:
Canada Post

No comment

CAO
CRCA

No comment

CBO
Eastern Ontario Power
Economic Development
Leeds Grenville EMS
Fire Department

No comment

LG Health Unit

No comment

Police Department
Water/Sewer
Public Works
Adjacent Property
Owners

CONCLUSION
Overall, staff recommend that the General Commercial designation remain for this property and
that the proposed site specific policy allowing a residential use throughout the entirety of the
ground floor of the building located on the Property not be approved. For the reasons outlined
above, the proposal is inconsistent with the PPS and does not conform with the general intent
and purpose of the policies contained within the Town’s Official Plan.
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Disclaimer This map is illustrative only. Do not rely on it as being a precise indicator of routes, locations of
features, nor as a guide to navigation. Designed and produced by: United Counties of Leeds & Grenville. Source
of information: UTM, Grid Zone 18, NAD 1983, with data supplied under licence by members of the Ontario
Geospatial Data Exchange (OGDE), and Teranet inc. Queens Printer of Ontario.

Notice of Public Meeting
To Consider an Official Plan Amendment
TAKE NOTICE the Planning Advisory Committee/Committee of Adjustment for the Town of Gananoque will hold a
meeting on TUESDAY, OCTOBER 31,2017 at 6:00P.M. in the COUNCIL CHAMBERS, TOWN OF GANANOQUE, 30
KING STREET EAST, GANANOQUE to provide a recommendation to Council on the Official Plan Amendment as
outlined below.
AND FURTHER TAKE NOTICE that the Council for the Corporation of the Town of Gananoque will hold a Meeting on
TUESDAY, NOVEMBER 7, 2017 at 6:00P.M. in the EMERGENCY SERVICES BUILDING, 340 HERBERT STREET,
GANANOQUE to hear the following Official Plan Amendment:

File No.

OPA4/2017

Owner:

PIERRE CLEROUX

The property municipally and legally described as:
84 CHARLES STREET N
PLAN 86 PT LOT 39 PT LOT 40 GAN RIVER ES, TOWN OF GANANOQUE
The purpose of the proposed Official Plan Amendment is:
TO SITE SPECIFICALLY PERMIT RESIDENTIAL IN THE GENERAL COMMERCIAL POLICY AREA
The effect of the proposed Official Plan Amendment is:
TO PERMIT THE GROUND FLOOR TO CONTAIN RESIDENTIAL UNITS
If you wish to be notified of the decision of the Corporation of the Town of Gananoque on the proposed official plan
amendment, you must make written request to the Clerk at the Town of Gananoque, Box 100, 30 King Street East,
Gananoque, ON K7G 2T6
If a person or public body does not make oral submissions at a public meeting or make written submissions to the
Town of Gananoque before the proposed official plan amendment is adopted, the person or public body is not entitled to
appeal the decision of the Town of Gananoque to the Ontario Municipal Board.
If a person or public body does not make oral submissions at a public meeting or make written submissions to the Town
of Gananoque before the proposed official plan amendment is adopted, the person or public body may not be added as a
party to the hearing of an appeal before the Ontario Municipal Board unless, in the opinion of the Board, there are
reasonable grounds to add the person or public body as a party.
FOR MORE INFORMATION about this matter, including information about preserving your appeal rights, contact the
Clerk at the Town of Gananoque, Box 100, 30 King Street East, Gananoque, ON K7G 2T6

DATED AT THE TOWN OF GANANOQUE THIS 41h
DAY OF OCTOBER, 2017.
Kelly Shipclark, Clerk
Town of Gananoque
30 King Street East, Box 100
Gananoque, ON K7G 2T6
(613) 382-2149 ext.1120

Telephone:
Fax:

(613) 382-8587

E-mail:

kshipclark@gananoque.ca

----
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No.

OPA..!:L;J]_

A P PLI C ATION FOR O F FI CI AL PL AN AMENDMENT
To amend the Official Plan under Sections 17 of the Planning Act
A Complete Application consists of:

D

One original and four copies of a complete application form signed including declaration of applicant.

D

One copy of the deed of property

D

Five copies of the most recent survey of the subject property

D

Application fee in the amount of $1 ,500 payable to the Town of Gananoque.

D

Deposit fee in the amount of $2,000 payable to the Town of Gananoque for peer reviews of various studies, if required.

D

One copy of the location of all natural and artificial features on the subject lands including buildings, water, roads,
easements, etc.

Official Plan Amendments may be subject to review and a separate cheque payable to the Cataraqui Region Conservation Authority
in the amount of $550 (minor) or $750 (major). The Town of Gananoque recommends that you consult with a Conservation
Authority Officer prior to making application.
Name of Applicant:

Address:

Pierre Cleroux
Address:

P.O. Box 4908
Station E

Postal Code:
Telephone:
E-mail:

Name of Property Owner (if different than applicant):

Pierre Cleroux

P.O. Box 4908
Station E
Ottawa, ON

Ottawa, ON
K1S 5J1

K1S 5J1
Telephone:

613-797-0607

E-mail:

ocleroux@roqers.com

Street or Property Address (if applicable):

613-797-0607

pcleroux@rogers.com

84 Charles Street North

Legal Description:
PT LT 39 E GANANOQUE RIVER, 40 E GANANOQUE RIVER PL 86 AS IN LR269171
Frontage:

Depth:

9 metres

Area:
342 sq m

38 m

POLICY-EXISTING -The proposed amendment

Area (hectares/acres):

oo

Changes

o

Replaces

0.0342 ha

o

Deletes

a policy in the Official Plan

Name/description of affected policy:
3.3.2.1.1 Permitted uses in the General Commercial Policy Area: Retail and service commercial development and mixed use
commercial which includes residential uses above or behind the storefront.

POLICY-ADDITION -The proposed amendment adds the following policy to the official plan if applicable (add additional sheet if

further space is needed)
A site specific policy is proposed which would permit the entire ground floor to contain residential uses.

Application for Official Plan Amendment
P g
No.

t-f ; f1

PURPOSE- If the proposed amendment changes, replaces, deletes or adds a policy, state the purpose of the proposed official

plan amendment:
Add a site specific policy to permit residential uses in the entire ground floor of the building.

Current Designation- State current designation of the subject land in the official plan (if applicable):

General Commercial
State current land uses authorized by the official plan designation:
Retail and service commercial plus mixed use commercial which includes residential uses above or behind the storefronts.

Effect of Proposed Amendment on Designation- State current designation of the subject land in the official plan (if applicable):

The proposed amendment

o

Changes

o

Replaces

a policy in the Official Plan

Name the designation affected:
No change to designation. The amendment would add a site specific policy to the property and maintain the General Commercial de ignation.
Land Use- State the land uses that would be authorized by the proposed amendment:

2 additional residential units on the ground floor.

Other Concurrent Appl ications:
o

Condominium
Approval

I

o

Consent
Approval

I

o

Minor
Variance

I

o

Official Plan
Amendment

I

o

Site Plan
Approval

I

o

Subdivision
Approval

I

o

Zoning
By-law
Amendment

Text -Proposed Amendment- State the text of the proposed amendment if a policy in the Official Plan is being changes,
replaced or deleted, or if a policy is being added to the official plan (add additional sheet if further space is needed).

The proposed amendment would permit residential uses on the entire ground floor as the General Commercial designation only
permits residential uses in upper storeys or on the ground floor behind the storefront. A planning justification report will be
submitted which will provide more details as well as a rationale for the proposed amendment.

Where the proposed amendment changes or replaces a schedule in the Official Plan, attach the proposed schedule and th text that
accompanies the schedule.
Other Information: Any other information that may be useful in reviewing this application? If so, explain below:

Should the applicant be successful in obtaining an Official Plan Amendment, it is understood that a Development Permit would
also be required to address the proposed ground floor residential uses.

Application for Official Plan Amendment
Page 3
No.
I

AUTHORIZATION BY OWNER
1/We, the undersigned being the owner(s) of the subject land of this application for a consent, hereby authorize
(print) to be the applicant in the submission of this application.
Furthermore, 1/we, being the registered owner(s) of the subject lands, hereby authorize the Members of Council, Planning Advisory
Committee and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a site inspection

�

tth

poct to the attached application.

Signature of Owner

Signature of Witness (not applicant)

Date

DECLARATION OF APPLICANT
I,

I

'1{(../(ll ,L ( L��_i_ of the

_:::c..==-· �l'0l_ -

__

_______

of

----·--of

---------------------- solemnly declare that:

All the statements contained in this application and provided by me are true and I make this solemn declaration conscientiously
believing it to be true and knowing that it is of the same force and effect as if made under oath.
Furthermore, I, being the applicant of the subject lands, hereby authorize the Members of Council, Planning Advisory Committee
and the Town of Gananoque staff members, lo enter upon the property for the purpose of conducting a site inspection with respect
to the attached application.

Declared before me at the

_________

in the

this

of
of

__ __

of

___________

- --- ---·

__________

day

20

__

------ ------------------------ Signature of a Commissioner, etc
Office Use Only:

Current O fficial Plan Designation:

Roll No:

Proposed Official Plan Designation:

Other:

Application Complete:

Date of Submission

Date

Signature

For additional details on the application process please contact:
Brenda Guy, Manager of Community Development
Town of Gananoque
30 King Street East, Box 100
Gananoque, ON K7G 2T6
Telephone: (613) 382-2149 ext.126

Fax: (613) 382-8587

E-mail: bguy@gananoque.ca

Application for Official Plan Amendment
P g
No.

V{

� t�

AUTHORIZATION BY OWNER
1/We, the undersigned being the owner(s) of the subject land of this application for a consent, hereby authorize

?
\

llJ:
_ I<L
<..... _=-_L
C .:
:
_,_
<."'
, :....:o t
� t--'l
.Jf.. ---=--'"--.:::.c:.
--- (print)
_ _ ,_ _,_____(_
_

to be the applicant in the submission of this application.

Furthermore, 1/we, being the registered owner(s) of the subject lands, hereby authorize the Members of Council, Planning Advisory
Committee and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a site inspection
with respect to the attached application.

Signature of Owner

Signature of Witness (not applicant)

Date

DECLARATION OF APPLICANT
I,

_______ of the _______ of _______ in the
of _______ solemnly declare that:
_______

All the statements contained in this application and provided by me are true and I make this solemn declaration conscientiously
believing it to be true and knowing that it is of the same force and effect as if made under oath.
Furthermore, I, being the applicant of the subject lands, hereby authorize the Members of Council, Planning Advisory Committee
and the Town of Gananoque staff members, to enter upon the property for the purpose of conducting a site inspection with respect
to the attached application.

of
of

______��--�r,£_
___�r-�·

_____ day

_
_
___

QI

Gcn®\ CC\mltlfCC! .�<·•_. \

Current Official Plan Designation:

s-

RoiiN

Office Use Only:

Proposed Official Plan Designation:

Other:

Date
For additional details on the application process please contact:
Brenda Guy, Manager of Community Development
Town of Gananoque
30 King Street East, Box 100
Gananoque, ON K7G 2T6
Telephone: (613) 382-2149 ext.126

Fax: (613) 382-8587

E-mail: bguy@gananoque.ca

Application for Ollicial Plan Amendment
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No.
(
I

I

AUTHORIZATION BY OWNER
1/We, the undersigned being the owner(s) of the subject land of this application for a <;onsent, hereby authorize

------- (print) to be the applicant in the submission of this application.
Furthermore, 1/we, being the registered owner(s) of the subject lands, hereby authorize the Members of Council, Planning Advisory
Committee and the Town of Gananoque stall members, to enter upon the property for the purpose of conducting a site inspection
with respect to the attached application.

Signature ol Owner

Signature of Owner

Signature of Witness (not applicant)

Date

DECLARATION OF APPLICANT
1.

�nik 6artvh
fYM(I('f_
v

---'-""""'--"'-".!...
.J..A
.L

of the

f
cO"'-..:...:..:lM1 c....:_
of
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_
__

in the

solemnly declare that:

All the statements contained in this application and provided by me are true and I make this solemn declaration conscientiously
believing it to be true and knowing that it is of the same Ioree and ellect as if made under oath.
Furthermore, I, being the applicant of the subject lands, hereby authorize the Members of Council, Planning Advisory Committee
and the Town ol Gananoque stall members, to enter upon the property for the purpose of conducting a site inspection with respect
to the attached application.

of

--�'<"-'.,ut�'-='-'-=-....,C&"""""'�I-e ""��""'-'�'---- day

of �������-���HS�

Office Use Only:

G�f\e("G\.\

Other:

Current Ollicial Plan Designation:

CW11 �CA :,J

Date

OcJ (o/.2 'I L

For additional details on the application process please contact:
Brenda Guy, Manager of Community Development
Town of Gananoque
30 King Street East, Box 100
Gananoque, ON K7G 2T6
Telephone: (613) 382-2149 ext.126

Fax: (613) 382-8587

E-mail: bguy@gananoque.ca
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1.0

INTRODUCTION
This planning justification report, prepared by Fotenn Consultants Inc., on behalf of the owner, Pierre Cleroux, is
provided in support of an application for Official Plan Amendment for the lands municipally known as 84-86 Charles
Street North in the Town of Gananoque.

The subject site is occupied by a two-storey mixed use building.

Currently, the ground floor accommodates a vacant commercial space and a one residential unit at the rear and
the upper level contains three residential units.

The commercial space became vacant when the former florist

business closed. Since that date, the owner has been unable to secure a new tenant despite best efforts made
to market the space to commercial users.
In order to improve the site's flexibility and avoid a long-term vacancy, the owner is seeking an Official Plan
Amendment to provide the option of converting the ground floor to a maximum of three residential units, while still
maintaining the existing ground floor commercial rights.
The purpose of this report is to assess the appropriateness of the proposed Official Plan Amendment in the context
of the surrounding community and the policy and regulatory framework applicable to the subject site.

1.1

Overview of Planning Application

The property is designated

General Commercial in the Official Plan. This designation permits a wide range of

commercial uses, as well as residential uses so long as any residential unit is located above or behind a commercial
storefront. It is not the intent of the proposed amendment to re-designate the property to a residential designation,
as this would not be in keeping with the general intent of the Official Plan. Instead, it is proposed that the existing
designation be maintained and that a site-specific policy be applied to the property. This site-specific policy would
maintain the existing commercial permissions but would introduce flexibility with respect to the location of
residential units within the building. Specifically, the amendment would permit residential uses in any portion of
the building. At such time as there is demand for the commercial space, the ground floor could be converted back
without the need for further amendment to this plan. The proposed residential conversion can be achieved without
impacting the structure of the building, allowing for easy conversion back to commercial use when the market
demands such use.
Subject to the approval of the proposed Official Plan Amendment, a Development Permit will also be required to
address the ground floor residential use.
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2.0

SURROUNDING AREA AND SITE CONTEXT

Figure

1 : Site Context (far)

The property is located at the corner of Charles Street North and Coopers Alley and contains a two-storey building.
The property has an area of approximately 342 square metres and has approximately

9 metres of frontage on

Charles Street and 38 metres of frontage on Coopers Alley. The building contains a total of 4 residential units, 3
units in the upper level and

1 unit in the rear of the lower level. The portion of the ground floor fronting onto Charles

Street was previously occupied by a florist but has been vacant since the florist closed. Three surface parking
spaces and a detached one-car garage are located at the rear of the property providing a total of four parking
spaces. Access to the parking and rear of the site is provided from Coopers Alley. There may be potential to
rearrange the parking to provide additional spaces.
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Figure 2: 84-86 Charles Street

Figure 3: 84-86 Charles Street
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Figure 4: 84-86 Charles Street
The property is located just north of Gananoque's traditional main street where the commercial core transitions
into a residential neighbourhood. The following uses surround the subject property:
East: The east side of Charles Street is occupied by a residential rowhouse building as seen in Figure 5.

Figure 5: Neighbourhood context (east)
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North: Immediately north of the site is mixed-use commercial/residential development as seen in Figure 6.

Figure 6: Neighbourhood context (north)
West: To the west of the site is development fronting onto Garden Street. Despite being designated

Commercial, many of the properties contain residential uses.

Figure 7: Neighbourhood context (west)
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South: Immediately south of the site is mixed-use commercial/residential development and its associated
parking fronting on to Charles Street North as seen in Figure 8. Further to the south is King Street East,
Gananoque's traditional main street which contains a broad range of retail and service commercial uses.

Figure 8: Neighbourhood context (south)

Figure

9: Neighbourhood context (south)
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Figure 1 0: Site Context (close)
Figure 10 above is an aerial image showing the immediately surrounding context and highlights the property's
location relative to the Town's traditional commercial main street and residential neighbourhood. Historically,
commercial development occurred exclusively along King Street East in the form of two to three storey buildings
with ground floor retail and residential units above. Surrounding uses located on Charles Street and Garden Street
include purpose-built residential buildings, some of which have experienced conversions over time to contain
ground floor commercial and office uses. Recognizing this trend, the 2009 Official Plan applied a blanket
designation over the entire block bound by King Street East, Charles Street North, Garden Street and Stone Street
North,despite the fact that many of the buildings are/were occupied exclusively by residential uses.
Downtown Gananoque has experienced improvements in its commercial vacancy rate over the past few years
with new and established businesses gaining stability in a community that is subject to extreme seasonal trends;
however,at the point in time this report was written,nine vacancies were observed within the downtown. Appendix
B includes photos of vacant commercial properties observed on Wednesday October 41h, 2017.
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3.0
DEVELOPMENT PROPOSAL
The applicant is proposing an Official Plan Amendment which would permit the conversion of the ground floor
commercial space into two, one-bedroom residential units. As a result, the building would contain a total of six
residential units, each containing one bedroom. n
I order to provide flexibility and recognize the long standing
mixed-use situation, the amendment will maintain the existing commercial permissions on the ground floor. No
changes to the building footprint or height are proposed. The existing vehicle parking spaces located at the rear
of the building will be maintained. tI may be possible to rearrange the parking to gain additional space should it
be required by the Town.
The front upper residential unit is currently accessed from a separate entrance and staircase off of the Charles
Street frontage.An entrance off of Coopers Alley provides access to the other two upper residential units and the
rear residential unit on the main floor. The new proposed ground floor units would each have a separate access,
one from Coopers Alley and the other from the main door on Charles Street North.
84-86 CHARLES STREET N
GANANOOUE, ON
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Figure 1 1 : Conceptual Site Plan
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4.0
POLICY AND REGULATORY FRAMEWORK
This section provides an overview of the key land use policies relevant to the property and demonstrates how the
proposal conforms to the land use objectives for this site.
4.1

Provincial Policy Statement, 2014

The 2014 Provincial Policy Statement ( P P S) provides high-level land use policy direction to be implemented
through the actions of municipalities. Decisions of municipal councils must be consistent with the P P S which
provides direction for issues such as: the efficient use of land and infrastructure, the protection of natural and
cultural heritage resources, maintaining a housing stock that appropriately addresses the demographic and
economic diversity of households, and preserving natural resource stocks for their future use. n
I relation to the
proposed development, the 201 4 P P S includes the following considerations:
•
•

•

•

•

Settlement areas shall be the focus of growth and development;
Planning authorities shall provide for an appropriate range and mix of housing types and densities to meet
projected requirements of current and future residents;
n
I tensification and compact growth is promoted as a means to make efficient use of existing infrastructure
and community services ;
Avoiding development and land use patterns which may cause environmental or public health and safety
concerns; and,
Limiting the impacts of development on cultural heritage resources.

The proposed development conforms to the policies of the P P S. The subject property is located within the
settlement area, which is the area intended to support the majority of the Town's growth and development. The
proposal will contribute to a greater range and mix of housing types by contributing to the town's supply of rental
units. The proposal will also assist in providing for an appropriate range of densities by intensifying the site while
maintaining the existing built form typology. This will also help ensure compatibility in terms of massing and built
form with the surrounding neigbourhood. The proposal efficiently uses available infrastructure and public service
facilities as the site is currently serviced by municipal water and sewage.
There are no known natural or cultural heritage features on the site that would be negatively affected by the
proposal. The subject property and proposed residential intensification do not present any risks to human health
related to natural or human made hazards, such as contamination.
Based on this review, the proposal is consistent with the

2014 Provincial Policy Statement meeting many

of the policies which relate to development and land use patterns within settlement areas, housing and site
servicing.

4.2

Town of Gananoque Official Plan

The Town of Gananoque Official Plan ( 2009) sets out the land use planning goals and policies that guide the
physical development of the Town over the next 20years. There are several sections of the Plan which are relevant
to this application. These sections and the relevant policies are described below.
Section 2.0: Vision. Guiding Principles and the Planning Context
tI is the Town's vision, as expressed in the Official Plan, to preserve and enhance the Town's unique "small town"
heritage,preserve the historic and environmental character,and provide a high quality of life through a sustainable
development pattern. tI is the general intent of Official Plan to continue logical extensions of the Town's
development areas and to encourage redevelopment and infill wherever possible.

The proposal represents a means of realizing re-investment and residential intensification in an appropriate
manner. The proposal promotes a sustainable development pattern by providing for a moderate increase in
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residential density within the existing built form. The proposed development efficiently uses available infrastructure
and public service facilities as the site is currently serviced by municipal water and sewage but underutilized as a
result of its long-standing vacancy.
The following policies shall provide the planning framework as it applies to the Town's development areas.
1. Future residential and non-residential growth and development shall occur in the Town's settlement area
which is defined as all of the land located inside the Town's corporate limits and the exception of lands
designated Rural as shown on Scheduled E.
The proposed residential intensification is located within the Town's settlement area.
2. Future development shall occur through logical planned extensions of existing developed areas, through
infill on existing vacant lands in developed areas or through redevelopment of existing developed lands.
The proposal, which involves permitting the ability to convert the ground floor to residential uses,
represents intensification within existing developed lands that are well suited for residential use.
3.

tI is the intent of this Plan to achieve a modest increase in the density and intensity of land use through
the redevelopment or re-use of existing vacant or underutilized buildings and properties. Increased land
use density, though desirable to ensure more efficient delivery of public services, shall not occur where
increased density or intensity of use would result in a negative impact on an area's heritage value or on a
neighbourhood's existing residential character.
The proposed development will help contribute to an overall increase in residential density through the
conversion of an underutilized commercial space to residential units. The proposal,which would increase
the number of residential units from four to six,represents a modest increase in density and because there
are no changes to the built form, there will be no negative impacts on the area's heritage value or the
neighbourhood's existing character.

3.0- Land Use Policies
Section 3.2.2.10 of the Official Plan addresses housing supply and affordability. The provision of affordable
housing shall be supported by encouraging densification where appropriate and providing for an appropriate
housing mix and density through appropriate zoning. While the Affordable Housing strategy for United Counties
of Leeds & Grenville does not require the Town to produce additional affordable housing units, it is the intent of
Council that such production will be encouraged, as appropriate.
Section

The subject property currently accommodates four,one-bedroom residential units and the proposed amendment
would allow for two additional one-bedroom units within the existing structure. This is consistent with the Official
Plan's affordable housing policies, which encourage the provision of affordable housing through appropriate
densification. By nature,one-bedroom rental units are an affordable option for households as compared to larger
bedroom count units and homeownership.
Section 3.3 of the Official Plan recognizes that King Street is the Town's primary commercial artery and it runs
east west through the municipality. It is a goal of the Official Plan to provide a supportive land use policy framework
which reduces constraints for commercial development while ensuring that existing and future commercial uses
will contribute to Gananoque's small town character.
Objectives:
a. Support a diverse range of commercial uses that meet the existing and future needs of the community
and reduces the need for residents to shop elsewhere;
b. Accommodate a range of commercial formats from smaller pedestrian-oriented stores in the central King
Street area to highway commercial type uses near Highway 401;
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c.

Enhance the form and character of each commercial area in the Town and work to create a distinct
community identity for each.
d. To encourage the maintenance and improvement of existing commercial buildings.

The Official Plan identifies King Street as the Town's primary commercial artery and the above noted policies seek
to encourage a diversified and pedestrian-oriented commercial environment along this corridor. Despite being
located on Charles Street and having no frontage on King Street,the subject property is captured within the central
King Street area commercial designation. The proposed Official Plan Amendment will maintain this commercial
designation in order to preserve the existing commercial rights, but will introduce greater flexibility in terms of
residential permissions. This represents a balanced approach which respects the established policy direction
while also recognizing the surrounding context on Charles Street and Garden street is characterized primarily by
residential development.
The subject property is designated General Commercia/on Schedule "C" - Commercial Policy Designations in the
Official Plan.

Legend

-

General Commercial
Highway Commercial
Roads

D

Recreational Pathway
Parcels

r-- 1
1 Lot Concessions
L
__

Watercourse
··-·-

c::J

Municipal Boundary

Property Boundary

Figure 1 2: Excerpt from Schedule "C" - Commercial Policy Designations
Permitted uses in the General Commercial Policy Area include retail and service commercial development intended
to serve the needs of local residents and visitors and include a wide range of small scale uses including retail
stores, personal service establishments, professional offices, restaurants, banks and financial services, travel
accommodations, and community services. Mixed use commercial which includes residential uses above or
behind the storefronts are also permitted.
The proposed Official Plan Amendment will maintain the General Commercia/designation and the broad range of
commercial uses it permits and apply a site-specific policy that would permit residential uses in any portion of the
ground floor. Therefore, the property will continue to have the capacity to accommodate the mixed-use format
envisioned in the Official Plan, while also having more flexible residential permissions to account for times when
there is insufficient demand for commercial uses. This will ensure that once there is demand for a commercial
tenant, the policy framework is in place to facilitate a conversion of the ground floor back to retail uses. While
interior renovations will be required to accommodate ground floor residential uses, there are no major structural
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changes proposed that would preclude the ground floor from being converted back to commercial space. Parking
at the rear will be maintained and there are no changes proposed to the windows and entrances on Charles Street.
An in-depth justification of the proposed amendment can be found in the Discussion section of this report.
Section 3.3.2.1.2of the Official Plan provides general commercial polices:
All new commercial development, and infill commercial development in existing areas shall provide adequate off
street parking. Access to parking shall be designed to minimize conflict between pedestrian and vehicular traffic.
Access to commercial development from residential streets shall be avoided.
No new commercial development is proposed. The existing commercial permissions will be preserved and the
current vehicular access and parking design will be maintained.
New or redeveloped commercial uses in the General Commercial designation shall be oriented to pedestrian and
vehicular traffic with an emphasis on the ease of movements for pedestrians between commercial establishments.
The existing structure is developed with zero setbacks, providing for a pedestrian streetscape. The existing
windows and entrances fronting onto Charles Street North will be retained, therefore maintaining the ability to
provide a pedestrian oriented environment.
Where off street parking is required due to development or redevelopment of commercial land uses,such parking
shall generally be located to the side or rear of establishments in order to foster a pedestrian friendly environment.
The existing parking area to be retained in located at the rear of the building.
Council may consider the development of commercial design guidelines or the use of a Development Permit
System to influence or control design of building mass and scale, facades, streetscape design, pedestrian
amenities, signage and gateway features. n
I the absence of additional direction site plan control will be applied
to ensure that the general intent of these policies is achieved.
Gananoque implemented a Development Permit System in 201 0. The D P S includes design criteria for the
traditional commercial core. These criteria are generally intended to ensure new development and building
alterations blend in with the existing elements of character, scale and design. No new development or exterior
building alterations are proposed.
Section 4.0- Making it Work- Our Infrastructure

tI is an objective of Council that water, waste water and stormwater will be managed in a fiscally and
environmentally responsible manner. In particular, development will not be encouraged where such development
would result in,or could lead to, unplanned expansion to existing water and waste water infrastructure.
The site is currently connected to municipal services. The proposed Official Plan Amendment will permit the
addition of up to two, one-bedroom residential units. The conversion from commercial use to residential would
generally reduce the burden to the existing infrastructure of the site.
Based on this review, it is our professional opinion that the proposed Official Plan Amendment, which would
allow for the conversion of the ground floor to residential uses while maintaining commercial permissions,
is in conformity with the general intent of the Official Plan. The proposal will improve flexibility while also
complementing the Town's commercial corridor to the south and residential neighbourhood to the north.
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4.3
Development Permit By-law
The Development Permit By-law articulates and establishes development requirements,provisions and standards
that need to be met before approval s
( )can be issued. The Town is divided into distinct areas on schedules which
identify specific land use designations. The Development Permit By-law designations are consistent with the
designations in the Official Plan and the By-law provisions implement Official Plan policies and directions provided
for each specific designation. The subject property is located within the Commercial Traditional Coredesignation.
Permitted Uses
Animal Care
Animal Clinic
Art Gallery
Artisan's Studio
Assembly Hall
Bake Shop
Bank
Butcher Shop
Catalogue Store
Cinema I Theatre
Club Commercial
Clinic
Sports
Commercial
Recreation Establishment
Community Centre

Convenience Store
Custom Workshop
Dry Cleaning Establishment
Dwelling Unit or units located on
the second storey or above
Existing Residential Uses
Funeral Parlour I Home
Health Retreat
Hotel
Institutional Use
Office
Office, Public Administration
Parking Lot
Personal Service Establishment
Pet Shop

and

Discretionary Uses
Day Nursery

Pharmacy
Place of Entertainment
Place of Recreation
Place of Worship
Playground
Private School
Retail Store
Restaurant
Restaurant, Take Out
Second Hand Shop
Service or Retail Establishment
School Commercial
School, Private
Studio

Outdoor Patio

Drive-through Facilities

Provisions
Requirement

Provision
- -

Proposed

----- - ---- --------

Compliance
./

------------

342square metres

Lot Area m
( in)

232square metres

Lot Coverage m
( ax)

0%

74.6%

Lot Frontage m
( in)

7.5 metres

9.0m

Front Yard Setback m
( in)*

0metres

Charles Street: 0m
Coopers Alley: 0m

Exterior Side Yard
Setback m
( in)

0metres

nla

n
I terior Side Yard m
( in)

0metres

Om

./

Rear Yard Depth (min)

1.5 m

16.5 m

./

Building Height m
( ax)

12.0m

6.0m

./

Parking

Residential
1 space/unit

·

Existing situation
./
./

nla

.IC

4spaces
=

6spaces

(it may be possible to
rearrange the parking to

Commercial
None

84-86 Charles Street N
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gain additional space)
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Accessory Structures
Setback from front or
interior side lot line
Setback from interior side
or rear lot line
Maximum coverage
Maximum GFA

Om

0m
i

i 1.0 m

1

1 0%

Om

Existing situation

18%

Existing situation

1 00m2

*As per Section 3.17- Frontage on a Public Street, Road, Laneway or Water, the yard abutting Coopers Alley is considered a
front yard for setback purposes.

The west lot line has been considered the rear lot line and the north lot line has been

considered a side (interior) lot line.

The only provision requiring relief as a result of the proposed conversion is parking. While commercial uses in the
Commercial Traditional Core are not required to provide parking, each residential unit is required to provide one
( 1) parking space. The proposed reduction in parking by two spaces is appropropriate and will be addressed
through a future Development Permit application. The subject site is located in a highly walkable area of
Gananoque. The area's grid pattern, with sidewalks on both sides of the street, provides an efficient active
transportation network. The site is within walking distance ( 400metres)of a grocery store as well as various retail
and employment uses, further enhancing the active transportation opportunities available to residents.
Design Criteria
Section 6.6 of the Development Permit By-law includes design criteria for the traditional commercial core area.
These criteria are intended to ensure new development and building alterations blend in with the existing elements
of character, scale and design. All proposed changes are interior to the building. As such, the proposed
development will have no negative impacts on the heritage character and design of the area.
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5.0
DISCUSSION
The residential units within the building at 84- 86 Charles Street are marketable; however, the ground floor
commercial space has remained vacant since the former florist business closed. The property's location poses
challenges for appealing to and securing a commercial tenant. The property fronts onto Charles Street and
therefore does not benefit from the same exposure to foot traffic as commercial properties fronting on to King
Street. This is largely because tourists frequenting Gananoque's shopping area are less likely to wander from the
main street and towards the Town's residential neighbourhoods to the north and south . Other properties located
within the General Commercial designation that do not front onto King Street have experienced similar barriers to
obtaining commercial tenants. For example, 22- 26 Charles Street South (see Appendix B)were vacant at the time
this report was written.

Figure 1 3: Excerpt from Schedule "C" - Commercial Policy Designations
While the property is within the General Commercial designation on Schedule 'C' of the Official Plan, in practice it
is located on the edge of a commercial and residential neighbourhood. n
I fact, before commercial uses were
introduced, it is likely that the property was originally a rowhouse dwelling as evident by the carriageway in the
I recognizing the site's transitional location, the proposed Official
building next door at 88 Charles Street North. n
Plan Amendment seeks to improve flexibility by permitting residential uses in any portion of the ground floor. At

84-86 Charles Street N
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the same time, the broad range of commercial uses and mixed-use format currently permitted on the site will be
maintained.
The Official Plan designates the entire block bound by Charles Street North, Coopers Alley, Stone Street North
and Garden Street General Commercial,despite the fact that none of these properties have frontage on the Town's
traditional commercial corridor. Furthermore, many of these properties are purpose-built, single detached
dwellings which the Official Plan requires to contain ground floor commercial uses moving forward. In this context,
allowing a more flexible approach, which would allow the option of providing ground floor residential uses, is
appropriate and consistent with the existing patterns of development in the area. At the same time,this improved
flexibility will encourage King Street to be the commercial focus and will increase the number of residents within
walking distance of the commercial corridor.
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6.0
CONCLUSION
Based on the information and analysis presented in this report, it is our professional opinion that the application
for Official Plan Amendment to permit the conversion of the ground floor to residential uses while maintaining
commercial permissions, is reasonable and appropriate, and represents good land use planning for the following
reasons:
•

•

•

•

•

Permitting the conversion is consistent with the policy direction of the Provincial Policy Statement, which
directs growth within settlement areas and supports compatible contributions to the range and mix of a
community's supply of housing where available infrastructure and public service facilities are available.
The proposed amendment is also consistent with the general intent of the Official Plan,which encourages
a diverse range of commercial uses within the commercial core area while also achieving modest increases
in residential density through the redevelopment or re-use of existing underutilized buildings and
properties.
The conversion of an underutilized commercial property on a secondary commercial street will not impact
the traditional main street function of King Street.
The conversion to a residential use will not be out of character for the neighbourhood as Charles and
Garden Streets are predominated by residential uses.
Applying a site-specific policy that allows both residential and commercial uses on the ground floor will
allow market demand to dictate when a commercial use is viable for the site and thus avoid a long-term
vacancy.

We trust the information contained in this letter is sufficient to allow Town staff to process this application. Should
you have any questions or concerns, please contact the undersigned at 61 3-542-5454x 221.
Sincerely,

Mike Keene, M C I P, R P P
Associate Director, Planning
Fotenn Consultants Inc.
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7.0 APPENDIX A
PROPOSED OFFICIAL PLAN AMENDMENT
1. Amend Schedule ' C', Land Use, of the Town of Gananoque Official Plan, so as to designate the
property located at 84- 86 Charles Street North, as shown on Schedule 'A' to By-law Number 201 7, as ' Site Specific Policy Area Number X'.
__

SCHEDULE A

Legend

- General Commercial
- Highway Commercial
Roads
Recreational Pathway

D

Parcels

r-- 1
l __ 1 Lot Concessions

-.

··-·-

CJ
2.

Watercou rse
Municipal Boundary

Site Specific Policy Area 'X'

The Town of Gananoque Official Plan be further amended by adding a new Site- Specific Policy as
follows:
Notwithstanding the policies of Section 3.3.2.1.1 of this Plan, on the lands located at 84- 86 Charles
Street North, a building may contain residential uses in any portion of the building.
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8.0 APPENDIX B
VACANT COMMERCIAL SITES

186 King Street East

185 King Street East
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183 King Street East
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Figure x: 146 King Street East

118 King Street East
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50 King Street East

9 1 King Street East
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98 King Street East
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