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EXECUTIVE SUMMARY 
THE ISLAND HARBOUR CLUB IS A CONDOMINIUM PROPOSED FOR THE PROPERTY AT CIVIC ADDRESS 175 ST. LAWRENCE STREET.  

LOCATED IN GANANOQUE’S LOWER TOWN NEIGHBOURHOOD, THE REQUIREMENTS FOR THE SITE ARE SET OUT IN THE LOWER TOWN STUDY 

AND THE REQUEST FOR PROPOSAL ISSUED BY THE MUNICIPALITY IN 2012. THIS DOCUMENT, THE PLANNING RATIONAL; OUTLINES HOW 

THESE GOALS ARE REACHED AND FORMS A PART OF THE DEVELOPMENT PERMIT PROCESS.  

THE ISLANDS HARBOUR CLUB MEETS THESE REQUIREMENTS THROUGH A VARIETY OF FACTORS; HOWEVER SOME ZONING BY-LAW RELIEF IS 

REQUESTED FOR: 

• BUILDING HEIGHT 
• BUILDING SETBACKS 
• REQUIRED PARKING 

APPROVAL OF THE ZONING REQUESTS IS CRITICAL TO ACHIEVE THE GOALS SET OUT IN THE APPLICABLE PLANNING DOCUMENTS. 

SUCCESSFUL DEVELOPMENT OF THIS PROPERTY WILL SEE A FORMERLY ABANDONED AND UNDER-UTILIZED PROPERTY TRANSFORMED INTO A 

LANDMARK WITHIN LOWER TOWN. 
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INTRODUCTION 
The Island Harbour Club is a proposed condominium at 175 St. Lawrence Street in Gananoque’s Lower Town 
neighbourhood. The site is one of the most prominent in Lower Town. The property plays a central role in the 
area’s waterfront; located across from the Municipal Marina, Joel Stone Park, and the 1000 Islands Cruise Line. 
These establishments are a focal point of the summer tourism season. The successful development of 175 Water 
St. is paramount to achieving Gananoque’s economic and social goals in Lower Town.  This Planning Rationale 
document has been prepared to explain how the design of the building meets the planning objectives of the Town 
of Gananoque.  

The Island Harbour Club is designed to meet the challenges of implementing Gananoque’s goal of a beautified and 
active waterfront. To that end the Island Harbour Club is a mixed-use proposal. The shops and storefronts are 
aligned along Water St. in order to encourage pedestrians to move between the highlights of Lower Town. The 
building is designed to invite the public to explore its grounds, with numerous at grade entrances to the 
comfortable piazza courtyard.  

The Town of Gananoque uses a Development Permit process which combines planning approvals such as zoning, 
site plan and minor variances into one development stream. This document has been prepared in support of the 
development permit process. 

BACKGROUND 
RMP Construction & Development Ltd.; Island Harbour Club’s Development Consultant, was invited by the Town of 
Gananoque in 2008 to submit an expression on interest on the property formerly known as Mitchell & Wilson. 
RMP Construction & Development Ltd. submitted such; however the Request for Proposal was delayed and 
eventually canceled in favour of a more encompassing procedure in the near future.   

In 2012 the development process was restarted with a second request for an expression of interest. RMP 
Construction & Development Ltd. was excited to have a second opportunity to develop 175 St. Lawrence Street, 
and submitted a second expression of interest upon invitation from the municipality. 

RMP Construction & Development Ltd.’s expression of interest was a success and they were invited to submit a 
proposal during the Request for Proposal process.  

With respect to the requirements of the Request for Proposal; the initial design of the Island Harbour Club was 
conceptualized and submitted to the municipality. The Request for Proposal included a public presentation which 
allowed for community feedback. The response to the Island Harbour Club design was overwhelmingly positive 
from both the municipality and the public. RMP Construction & Development Ltd. was awarded the property and 
planning process began in earnest in late 2012. 

In the intervening time, Island Harbour Club Inc. has remediated the soil which was contaminated predominantly 
with petroleum hydro carbons. A ground water monitoring program has been implemented and is monitored 
quarterly for one year in pursuit of the Record of Site condition, which will allow residential use on the site. 
Environmental Site Assessments are available upon request. 
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PHYSICAL DESCRIPTION 
The Island Harbour Club overlooks the St. Lawrence River to the south, borders the municipal marina to the west 
and Joel Stone Heritage Park to the south and south-west. Previous use of the land was as a municipal parking lot 
with a small building located on the north east corner. The site is bounded to the South by Water Street, to the 
west by Kate Street, to the north by St. Lawrence Street, and to the east by Market Street.  

Legal Description: Lots 552 to 554, Plan 167, Lot 546 to 551, West of the Gananoque 
River, Plan 86 (amended by Plan 92), Town of Gananoque, County 
of Leeds. 

PIN: 44249-0098; (Main Body) 
 44249-0099 (Small strip by roadway) 

Land Use Mix Total Gross Floor Area 13 168.22 M2 

 Parking Garage Area 3 995.38 M2 

 Main Floor Area 1 917.24 M2 

 Second Floor Area 2 066.90 M2 

 Third Floor Area 2 066.90 M2 

 Fourth Floor Area  2 066.90 M2 

 Fifth Floor Area 1054.90  M2 

Building Height: 24.16 M 

Building Density: 69.4% Parking Garage 
 38.0% Levels One to Five  

DESIGN SUSTAINABILITY 
The proposed development 
attempts to be compatible with 
the area and local context. It 
borrows design elements from 
local buildings; using the same 
nomenclature, details, materials, 
and scale as the adjacent homes 
and businesses. The proposed 
mixed use development will 
contribute to and enhance the 
neighbourhood by providing 
pedestrian orientated community 
between some of Lower Town’s 
key establishments. The development provides a focal point for the waterfront. The Island Harbour Club reflects 
the unique character of the community and emphasizes the historic, attractive, and creative qualities that define 
Gananoque. 

  

2: WATER & MARKET STREET PERSPECTIVE 
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ARCHITECTURAL DESIGN 
LOCAL INSPIRATIONS 
Prominent properties around Gananoque; specifically Lower Town, were observed and their defining architectural 
details were incorporated into the Island Harbour Club.  

3: IMMEDIATELY APPARENT IN THE VIEW DOWN WATER STREET IS THE PROMINENCE OF THE TWO 

CHIMNEYS. BOTH STRETCH ABOVE THE SURROUNDING ROOF LINES. 

4: TALL CHIMNEY  
KATE & ST. LAWRENCE STREETS 

5: A MANSARD STYLE ROOF WITH DORMERS 
 ST. LAWRENCE & MAIN STREETS 
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Noticeable details include tall chimneys observed in the immediate 
vicinity. This feature was incorporated into the elements flanking the 
Principle Entrance to the proposed building.  

Mansard style roofs are observed on a single family home at St. 
Lawrence & Main Streets. A landmark establishment in Gananoque’s 
downtown also features a mansard style roof. This style of roof is 
incorporated into the Island Harbour Club and is advantageous because 
the building appears shorter from the street. The fifth floor façade, 
which faces Water Street is entirely above the eaves of the roof while 
maintaining proportions similar to the inspiring buildings. This creates 
the illusion that the building is only four storeys since the dormers on 
most mansard roofs are decorative. The mansard style roof at the 
Island Harbour Club also creates a visual and auditory barrier around 
the roof top mechanical units. 

The homes in Lower Town are commonly found with prominent gable 

ends complimented with illusionary vertical supports. This detail is 
integrated with the mansard roof style on three elevations. Front 
porches are also commonly observered.  

 
9: NORTH EAST PERSPECTIVE    

6: CONTEMPORARY MANSARD STYLE ROOF WITH DORMERS  
THE RIVERSIDE AT KING & STONE STREETS 

 

7: GABLE ENDS WITH EXTENSIVE DETAILING 
MUSEUM ON WATER STREET 

8: THE PRINCIPLE ENTRANCE TO THE ISLAND 

HARBOUR CLUB FEATURING THE SHIP'S WHEEL 
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BUILDING MATERIALS 
Wood, brick, and stone are the predominant building materials in the neighbourhood. Engineered stone and brick 
is employed to simulate mass on the lower portions of the proposed building. This replicates the exposed stone 
foundations common on the older homes in the neighbourhood. 

Cementious fiber board siding is visually similar to wood but with superior durability. It will clad the vertical 
support elements of the front porches and balconies, and the upper portions of the building. This creates the 
illusion of the upper levels of the building appearing lighter and more graceful than the lower levels.  

SOUTH ELEVATION 
Water Street hosts the most prominent façade of the Island Harbour Club. The contemporary mansard roof line 
evokes a ship; the architectural chimneys represent steam stacks, the ship’s “bow” houses an observation deck, 
and the tower on the Market Street side suggests the wheelhouse. The architectural detail centered between the 
chimneys symbolises a ships wheel and is inspired by a local home.  

 
10: SOUTH ELEVATION 

The smoke stack chimneys flank the Principle Entrance of the building and the primary access to the Courtyard 
Piazza. There are a number of raised planters, sheltered terraces, and sitting areas nestled between the shops.  

The corners of the building’s ground level are patios and are free of visual obstructions. This allows sightlines up 
the intersecting streets earlier when approaching the ends of the building and increases the permeability of the 
site while forming excellent gathering spaces. 

NORTH ELEVATION 
The north elevation is open to the Courtyard 
Piazza. Peaked gable ends compliment the 
mansard roof. Stone is used on the parking 
garage level and visually supports the piazza 
along St. Lawrence Street. The arched 
openings (with wrought iron security grates) 
are imitation arched lintels, observed in 
some of the oldest homes in Lower Town.  

1: NORTH ELEVATION 



9 
 

 
 

PHONE: 613-933-0111·FAX: 613-933-1905 EMAIL: INFO@RMPCONSTRUCTION.CA ·  
705 COTTON MILL ST. CORNWALL, ON K6H 7K7 

EAST ELEVATION 
The “stern” of the ship is prominent on 
the Market Street Elevation. It could 
also be interpreted as a symbolic 
lighthouse which guides patrons east 
towards the waterfront. The tower was 
inspired by “Widow’s Walks” found on 
many local homes. 

This four storey wing is stepped back at 
St. Lawrence Street. Walk-up porches 
are topped by balconies and intricatley 
detailed fascia. 

WEST ELEVATION 

The Kate Street view is topped by a flag 
pole suggesting a mast on the “bow” of 
the ship. The observation deck which 
forms this architectural feature 
overlooks the municipal marina and 
Joel Stone Park. Access to the 
Courtyard Piazza is available from the 
street. This access point is anticipated 
to be moderately active, as it’s the 
closest access point to these two Lower 
Town attractions. 

PIAZZA COURTYARD 
The Piazza Courtyard is one of the primary design 
elements used to integrate the public and private 
space. It comprises the majority of the 
greenspace in the development.  

The principal landscape element of the courtyard 
is the water fountain and reflecting ponds. The 
sides of the pools provide seating and define 
gathering spaces. Soft landscaping surround the 
pond seating. A pagoda, its materials recycled 
from the demolished buildings; shades the path 
from the Principle Entrance to the fountain. 

The court yard surface is comprised of colored 
interlock blocks and the vegetation within the 

2: EAST ELEVATION 

3: WEST ELEVATION   

4: LANDSCAPE SKETCH OF THE COURTYARD 
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courtyard is annual, local, and natural. These measures are adopted to minimize the maintenance requirements of 
the courtyard.  

The exterior walkways that serve each floor overlook the courtyard. Movement on these walkways draw the eyes 
up from the piazza and serves to connect the public and private spaces, since these walkways also serve as the 
front porch for each residential unit and provide access via stairs to the courtyard below.  

Public and guests are invited to enjoy the courtyard; access is easy from any direction and there are many options: 
stairs, an elevator, or ramps. Ground level residential units open onto the courtyard for easy access for unit 
holders and to increases activity in the courtyard. 

Successful implementation of the courtyard is critical for the Island Harbour Club to achieve its goal of an 
integrated public and private space. 

OFFICIAL PLAN GOALS & ACHIEVEMENTS 
The waterfront area of Gananoque is referred to as the Lower Town Area and is identified in orange in the diagram 
below.  

 
15: OFFICIAL PLAN KEY MAP    

In 2005 the Lower Town Study was adopted by council as the neighbourhood’s masterplan. The plan outlines the 
Town’s goals for the area, four of which directly relate to the Island Harbour Club:  

• a combination of new commercial and residential medium density buildings 
• extensive open green spaces 
• people friendly spaces 
• new and improved streetscapes on main neighbourhood streets 

The Island Harbour Club helps achieve these goals, and complies with this official plan by employing a number of 
design features:  

  



11 
 

 
 

PHONE: 613-933-0111·FAX: 613-933-1905 EMAIL: INFO@RMPCONSTRUCTION.CA ·  
705 COTTON MILL ST. CORNWALL, ON K6H 7K7 

NEW COMMERCIAL AND RESIDENTIAL MEDIUM DENSITY BUILDINGS 
Eight commercial units and sixty-eight residential units spread over five floors define the Island Harbour Club as a 
medium density mixed use building as requested in the Lower Town Study. 

EXTENSIVE OPEN GREEN SPACES 
The Island Harbour Club is a U shaped 
building with the north side of the property 
open to St. Lawrence Street. The building 
embraces a raised piazza which is rife with 
planters, gardens, trellises, and patios 
creating an intimate park space in the heart 
of the property.  

PEOPLE FRIENDLY SPACES 
The Island Harbour Club’s primary challenge is to 
create a community which integrates public and 
private space, to create a property open to 
residents, commercial operators, and the public 
alike. The building employs exterior walkways in 
lieu of interior corridors, which double as front 
porches. These exterior walk-ways overlook the 
raised public piazza creating a dynamic mix of 
private and public spaces. The piazza is 
dominated by meeting and gathering spaces, 
patios, and benches surrounding water features. 
The orientation of the building ensures both 
shaded and sunny areas throughout the day, 
with a pagoda providing shelter during the noon 
hours as well as providing a perfect location for 
community events.  

The site is highly permeable which encourages pedestrian exploration of the property. There are three sheltered 
access points to the piazza, one from each street excepting St. Lawrence. This allows people to cross through the 
site rather than being forced around the building. This reduces walking time between Lower Town’s key attractions 
and encourages pedestrian mobility. Also the site features ample parking with direct access to the piazza. This 
allows quick and easy access to any of the streets with a piazza entrance from the parking structure. 

The piazza is open to the public during daylight hours and is the primary means by which the Island Harbour Club 
provides people friendly spaces to both the public and the residents. 

  

6: CONCEPTUAL AREA PLAN 

5: ISOMETRIC SECTION 
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NEW AND IMPROVED STREETSCAPES ON MAIN 
NEIGHBOURHOOD STREETS 
The Island Harbour Club greatly increases the 
attractiveness of three main thoroughfares in Lower 
Town; Water, Kate, and St. Lawrence Streets, which 
connect the marina and Joel Stone Park to Main Street 
and the rest of the Town. This beautification is 
achieved through generous site lines at intersections 
(which were previously blocked by the former building 
occupying the site), extensive street-side landscape 
elements including: planters, gardens, and flags; and 
gathering spaces such as patios, walkways, and 
sheltered terraces and gateways. Balconies for the 
residential units over-look the street which will greatly 
add to the feeling of activity along the waterfront.  

The current above ground power lines are being 
relocated below ground to enhance the street view 
along Water St.  

The design of the Island Harbour Club also incorporates a widening of Kate Street and a sidewalk re-alignment 
along St. Lawrence Street. These traffic improvements were requested by the municipality during planning 
sessions. Particularly improved is the intersection of Kate and St. Lawrence Streets; the new design greatly 
increases the turning radius and sightlines through the intersection for vehicular traffic.  

The Island Harbour Club design achieves many of the goals set-out in the Lower Town Study. The public piazza is a 
feature rich urban park. The interactions between public and private space add dynamic activity to the waterfront 
and encourage pedestrian exploration between the neighbourhood’s focal points.  

RFP CHALLENGES & SOLUTIONS 
The Request for Proposal outlines a number of requirements the Town of Gananoque feel are required to 
successfully develop the property; including: 

• Inclusion of greenspace 
• Inclusion of Public Space 
• Complimentary sight lines with surrounding areas 
• Building and Landscape designs must conform to a minimum LEED Silver Certification 
• Creatively address and accommodate the 70 lost parking spaces that now exist on the property. 
• Building and Landscape designs must conform to the Zoning requirements 

The first three requirements are outlined in the official plan for Lower Town and are addressed in the preceding 
sections. The requirements outlined in the fourth to sixth bullet points are addressed below. 

  

7: SAMPLE TRAFFIC IMPROVEMENT 
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BUILDING AND LANDSCAPE DESIGNS MUST CONFORM TO A MINIMUM LEED SILVER 
CERTIFICATION 
There are 5 important categories to consider when constructing to Leadership in Energy and Environmental Design 
standards: 

• sustainable site development 
• water efficiency 
• energy efficiency 
• materials selection 
• indoor environmental quality 

 
These factors are best considered using a ‘whole building’ philosophy. The development uses a variety of 
technologies and methods to achieve a Silver accreditation including, but not limited to: Insulated Concrete Forms 
featuring slag concrete, rain water recycling, instant hot water, building orientation, and energy star certified 
electronics. Island Harbour Club Inc. is employing the most energy efficient mechanical systems available on the 
market today.  

The access corridors, stairwells, and parking garage are open to the exterior, greatly reducing the energy required 
to operate the building and earning further credits towards LEEDS certification. 

Further credit towards the LEEDS standard is achieved through the environmental remediation of the property.  

CREATIVELY ADDRESS AND ACCOMMODATE THE 70 LOST PARKING SPACES THAT NOW EXIST 
ON THE PROPERTY 
The Island Harbour Club features sixty-two municipal underground parking spaces as per the municipality’s revised 
parking requirement. Additional ground level parking is provided for residents, commercial operators and their 
clients, and the public. It is envisioned that a portion of the reserved municipal parking spaces will be used in 
conjunction with these spaces to service the commercial and residential parking requirements.  

BUILDING AND LANDSCAPE DESIGNS MUST CONFORM TO THE ZONING REQUIREMENTS 
Zoning: Official Plan Designation: Lower Town 
 Development Permit Designation: Lower Town Mixed Use 

The Island Harbour Club meets the intent of the zoning requirements set forth in the official plan. Island Harbour 
Club Inc. does request relief from some zoning requirements as outlined in the following section: Zoning Relief 
Request. 
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ZONING RELIEF REQUEST 
Island Harbour Club Inc. is requesting relief from zoning requirements as set out in the table below: 

 CURRENT DP CRITERIA 
LOWERTOWN - APARTMENT 

 

ISLAND HARBOUR CLUB 

Lot Area (Minimum) 930 M2 5748.84 M2 

Lot Coverage (Maximum) 35% 69.4% (Parking Garage) 
38% (Levels 1-5) 

Lot Frontage (Minimum) 24.0 M 67.365 M 

Front Yard Setback (Minimum) 6.0 M 2.63 M 

Exterior Side Yard Setback (Minimum) 15.0 M 0.0 M 
3.0 M 

Rear Yard Setback (Minimum) 
 

6.5 M 1.26 M 
Building Height (Maximum) 
 South East Corner 

20.0 M 20 M 
24.16m (tower only) 

Landscape Open Space (Minimum) 35% 38.9% 

Parking Total Required by DP 
 (Residential) 
 (Commercial) 

136 
82 
54 

129 
67 

 

Municipal 62 62 
Accessible Parking 7 7 
Loading Zones 2 1 

 

The zoning relief request is primarily driven by the R.F.P. requirement to retain the existing municipal parking and 
the request to widen and re-align Kate Street.  

LOT COVERAGE RELIEF 
The maximum allowed lot coverage under the by-law is 35% 

The Island Harbour Club parking garage covers 69.4% of the 
site. 

The parking lot which previously occupied the site covered more than the 35% maximum allowed under the bylaw. 
In order to maintain the same quantity of parking spaces; as required per the Request for Proposal, and provide 
parking spaces for the residents and commercial users of the site, the parking garage must similarly occupy a 
significant portion of the site.  

Without considering accessibility requirements such as ramps and drive aisles, the parking requested under the 
Request for Proposal requires coverage 20% of the site, or 57% of the coverage allowed under the by-law. 

Extensive efforts were made during the design process to insure as much of the parking garage was kept below 
grade. Due to the slope of the site, the surrounding streets, and the bedrock level, this was possible at Water 
Street, and along the southern portions of Kate and Market Streets. Where the parking garage extends above 
grade openings allow vision through the structure while still creating a visual obstruction of the parked vehicles.   
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The composition of the site coverage also includes the raised Piazza and open gathering space. There are 
numerous access points which allow entrance to the Piazza, reducing the effects of the lot coverage since the 
building does not form a barrier and remains navigable for pedestrians.  

Finally further excavation of the site in order to reduce the piazza level to grade at all streets is un-feasible to the 
bedrock profile of the site. Excavating bedrock is expensive and time consuming, to endeavour such a feat would 
render the project economically impossible. 

This lot coverage relief is required in order to meet the obligations set out in the Request for Proposal issued by 
the municipality. 

The maximum allowed lot coverage under the by-law is 35% 

The Island Harbour Club’s upper levels cover 38% of the site. 

The upper levels (one to five) of the Island Harbour Club cover 38% of the site. This is due to the alignment of the 
structural elements of the building, which bear on the parking garage below. In order to accommodate the 
required parking and minimize the lot coverage of the parking garage, as well as accommodate a favourable 
residential unit size; a 27’-0” vertical grid pattern was adopted (3x 9’-0” parking spaces per structural bay). A 59’-8” 
horizontal grid pattern was adopted to accommodate the length of two parking spaces and the drive aisle. The 
structural elements supporting the upper floors must bear on the same grid pattern, and this determines the 
exterior dimensions of the floors above, thus resulting in the 38% lot coverage for floors one through to five.  

 

89: PARKING LAYOUT   



16 
 

 
 

PHONE: 613-933-0111·FAX: 613-933-1905 EMAIL: INFO@RMPCONSTRUCTION.CA ·  
705 COTTON MILL ST. CORNWALL, ON K6H 7K7 

The requested increase of 3% lot coverage represents an 8.5% increase to the allowable coverage area. 
Approximately 172 M2, the area of one extra unit spread out over the entire building foot print. It represents a sale 
value of $500 000.00 and an estimated annual tax revenue of $4600.00 for the municipality.  

The 3% variance in lot coverage is minimal and in keeping with the spirit of the by-law. It is required in order to 
maintain the structural simplicity of the building. It makes economic sense, generating additional revenue for both 
Island Harbour Club Inc. and the Town of Gananoque with a minimal impact to the overall site coverage. 

SETBACK RELIEF 
Relief from minimum setbacks is sought due to the overall area required to accommodate the volume of parking 
required on the property, which determines the size of the parking garage. The volume of parking required is 
determined by the by-law and the Request for Proposal. 

The proximity of the building to the street curb creates a more engaging streetscape, encouraging interaction 
between homeowners, shopkeepers, and the public. Extensive street setbacks separate private space from public 
space. The required setbacks are detrimental to creating a dynamic streetscape and exciting people driven spaces.   

FRONT YARD (KATE ST. FRONTAGE) 

THE MINIMUM ALLOWED FRONT YARD SETBACK under the By-law is 
6.0 M. 

The Front Yard setback at the Island Harbour Club is 2.63 M 
(4.75 M to Property Line) 

Relief from setback on Kate Street is required to accommodate the request to widen the roadway. Since the 
property line extends to the existing street curb, any widening of Kate Street would encroach upon Island Harbour 
Club property, and reduce the available setback for the building. The exterior building walls are within the Front 
Yard Setback (Kate Street) as set out in the by-law should Kate Street remain unchanged. Relief is therefore being 
sought for overhanging elements such as balconies and sheltered terraces. This lessens the impact of the setback 
encroachment since vision through the structure is only partially impeded between the property line and the 
building. 

Reduction of the proposed building setback to comply with the bylaw could eliminate as many as sixteen interior 
parking spaces and would substantially reduce the width of the Courtyard Piazza. 

In spite of the proposed setback and widening of Kate Street the proposed structures are still further from the 
property line than the structures which formerly occupied the site, resulting in an improvement over the status-
quo.  

EXTERIOR SIDE YARD (WATER ST. FRONTAGE) 

THE MINIMUM ALLOWED EXTERIOR SIDE YARD SETBACK UNDER THE BY-
LAW IS 15.0 M. 

THE EXTERIOR SIDE YARD (WATER ST.) SETBACK AT THE ISLAND HARBOUR 

CLUB IS 0.00 M. 
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The Water Street frontage hosts the Principle Entrance to the Island Harbour Club. The façade is the most 
decorated and contains the primary access to the Courtyard Piazza. With its commercial orientation this frontage is 
critical to integrating the public with the private space. 

The zero meter setback is requested in order to directly involve the public with the building. Bringing the private 
commercial space as close to the public realm as physically possible will increase engagement of the public with 
the commercial elements of the Island Harbour Club. Drawing the public up to the courtyard requires an intimate 
connection between Water Street and the Courtyard Piazza access point, which is best facilitated by a close 
proximity. An extended distance between the Courtyard Piazza Access Point and the Street would create an 
obstruction to public access and is contrary to the goal of a dynamic and active streetscape.  

The bulk of the building elevation is setback 4.23 M from the property line. The eastern side of the south building 
face houses our anchoring commercial tenant. This space tapers to a point reaching the southern property line. 

 

209: THE BUILDING TAPERS TO ITS SOUTHERN MOST POINT 

This southern most point is the only area where the exterior wall encroaches more than 4.23 M. Other 
encroachments within 4.23 M of the property line are limited to overhangs and sheltered exterior gathering 
spaces.  

Between the Water Street roadway and the property line is municipally owned layby parking and a sidewalk. While 
the building setback from the property line is 0 M, there is approximately 5m to the motorway. This is more 
reflective of the street presence of the building then the proposed setback would imply.  

Approval of the zero meter setback on Water Street is required to achieve the project goal of proving dynamic 
people spaces.  
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EXTERIOR SIDE YARD (ST. LAWRENCE ST. FRONTAGE) 

THE MINIMUM ALLOWED EXTERIOR SIDE YARD SETBACK UNDER THE BY-LAW IS 15.0 M. 

THE EXTERIOR SIDE YARD (ST. LAWRENCE ST.) SETBACK AT THE ISLAND HARBOUR CLUB IS 

3.0 M. 

Setback relief on St. Lawrence Street is sought for 
the parking garage level and is required to 
accommodate the request to re-align the 
municipal sidewalk and widen St. Lawrence Street.  

Similar to Kate Street, widening of St. Lawrence 
Street requires encroachment upon Island Harbour 
Club property, greatly reducing the available 
setbacks.  

Above the parking level the exterior building face is 
stepped back to lessen the volume of building 
mass near the street. The residential levels of the 
building are greater than 15 M from the property 
line and are compliant with the by-law. 

In spite of the non-compliant proposed setbacks, 
the traffic sightlines and circulation along St. 
Lawrence Street have been greatly improved. This 
is mainly due to widening St. Lawrence Street, but 
also because the sites former structures encroached 
all the way to the property line.  

Reduction of the proposed building setback for compliance with the by-law would require reducing the parking 
garage by up to 28 spaces.  

Relief from the bylaw is required to accommodate the volume of parking on-site and the widening of St. Lawrence 
Street.  

REAR YARD (MARKET ST. FRONTAGE) 

THE MINIMUM ALLOWED REAR YARD SETBACK UNDER THE BY-LAW IS 6.5 M. 

THE REAR YARD (MARKET ST.) SETBACK AT THE PROPOSED ISLAND HARBOUR 

CLUB IS 3.00 M. 

Market Street borders the Island Harbour Club on the east side of the property. Relief from the bylaw is being 
sought primarily to accommodate the parking structure.  

  

10: SETBACKS ON ST. LAWRENCE 

STREET 
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BUILDING HEIGHT 
The maximum building height under the bylaw is 20.0 M 

The Island Harbour Club is 24.16 M high. 

Relief from the building height stipulation in the bylaw is to accommodate the tower on the south east portion of 
the building, and the chimneys on the Water Street elevation. These architectural features forms the “stern” and 
“steam stacks” of the ship symbolized in the roof line. This area is un-occupied space and the exterior walls of the 
tower are primarily glazing.   

This architectural feature is critical to the design character of the building. The original four storey design was 
compliant with the building height requirement set forth in the bylaw. Accommodating the request to widen Kate 
and St. Lawrence Streets reduced the available setbacks for the building and reduced the gross floor area. To 
negate the loss of sales space, an additional floor was added to the contemporary wing fronting Water Street. 
While this fifth floor is within the building height allowance, the architectural features of the roof line now project 
beyond the maximum allowed building height. A mansard style roof is employed to create the illusion of a shorter 
building. The wings along Kate and Market Streets are only four storeys and are compliant with the bylaw. 

The additional building height allows the Island Harbour Club’s architectural roof feature and is critical in creating a 
unique and identifiable building in Lower Town.   

PARKING 
LOADING ZONE 

THE BY-LAW REQUIRES 2 LOADING ZONES. 

THE ISLAND HARBOUR CLUB HAS 1 LOADING ZONE. 

A dedicated loading zone is provided on St. Lawrence Street. The commercial component of the Island Harbour 
Club is broken into small shops and stores. It is anticipated that these business will receive smaller, more frequent 
delivery then if it was one commercial tenant. Therefore delivery times will be shorter reducing the necessity of a 
second loading zone. This loading zone is away from the high activity areas and is restricted to use Monday – 
Friday from 7:00 am to 12:00 pm. While not encouraged it is also anticipated that minor loading will occur on 
Water Street and from the parking garage. 

PARKING COUNT 

136 PARKING SPOTS ARE REQUIRED BY THE BY-LAW. 62 PARKING SPOTS ARE 

REQUIRED BY THE REQUEST FOR PROPOSAL. 

THE ISLAND HARBOUR CLUB HAS A TOTAL OF 150 PARKING SPOTS. 
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The Request for Proposal mandates 62 municipal parking spaces be incorporated into the development. These 
spaces are available for rent (on variable terms) paid to the municipality. Island Harbour Club proposes that the 
municipally operated garage contributes towards the parking required under the by-law. Should the sixty-two 
municipal spots be included in the zoning required parking count, a surplus of seventeen spots are provided. 

Each residential unit has an indoor parking space. Guests of residential unit holders and tenants who wish more 
than one parking space are directed to the municipally operated portion of the parking garage, increasing the 
revenue generated by the parking lot for the municipality. Using the 1.25 factor mandated in the by-law would 
indicate that up to seventeen parking spaces in the municipal garage could be used by tenants and their guests. 

It is proposed that the commercial spaces are served by a combination of angled parking on Water Street and the 
municipal parking garage. Fifty-four commercial parking spaces are mandated by the zoning by-law. Twenty-one 
exterior parking spaces are provided for commercial use. According to the ratio mandated in the by-law, up to 
thirty three spaces in the municipal garage could be used by commercial visitors.  

Due to the properties proximity to major Lower Town Landmarks and the pedestrian focus of the waterfront it is 
likely that synergies will develop between other neighbourhood sites, with visitors to other local attractions 
parking at the Island Harbour Club and vice versa. 

Close proximity to the municipal harbour means that some visits will be generated by guests arriving by boat, 
especially in the summer months when parking demand is at its highest. 

The demographics of the residential patrons of the Island Harbour Club is retiree’s and middle aged professionals. 
Retirees are often snowbirds, leaving their homes for substantial portions of the year, this reduces the demand for 
parking during the winter months. Tenants still working leave the property during the work hours, availing more 
parking for the commercial uses of the property during prime operating hours (8:00 am to 4:00 pm). 

CONCLUSION 
This Planning Rationale has been composed to support the development permit for 175 St. Lawrence Street. 

The proposed design meets the challenges of implementing Gananoque’s goal of a beautified and active 
waterfront as set out in the Lower Town Study through a mix of planned spaces and architectural styles. The 
requirements set out in the Request for proposal have been met with the exception of the zoning relief requested 
here-in.  

WITH APPROVAL FROM THE TOWN OF GANANOQUE; THE ISLAND 

HARBOUR CLUB IS POISED TO BECOME A LANDMARK PROPERTY IN 

LOWER TOWN. 
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APPENDIX “A” – CURRENT ARCHITECTURAL & SITE PLAN DRAWINGS
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APPENDIX “B” – REPORTS AND DOCUMENTS SUBMITTED TO DATE 
The Following reports, documents, or studies have been submitted to the Municipality with regards to 175 St. 
Lawrence Street. This list is not comprehensive, additional reports may have been submitted. 

Expression of Interest (2008) 

Expression of Interest (2012) 

Proposal 

Environmental Site Assessment Phase #1 

Environmental Site Assessment Phase #2 

Heritage Impact Assessment 

Archeological Study Phase #1 

Archeological Study Phase #2 

Archeological Study Phase #3 

Archeological Study Phase #4 

Wave Rush Study 

Wildlife & Shoreline Study 

Geotechnical Assessment 

Municipal Parking Business Plan 

Site Services Assessment 

Traffic Study 

Construction Traffic Plan 
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APPENDIX “C” - IMAGE CREDITS 
 

All work herein is property of their respective copyright holders as identified in the following table: 

Figure #1: Artists South Elevation (un-captioned) ACK Architects 
Figure #2: Water & Market Street perspective ACK Architects 
Figure #3: Water St.  Google Inc. 
Figure #4: Kate & St. Lawrence Streets Google Inc. 
Figure #5: St. Lawrence & Main Streets Google Inc. 
Figure #6: King & Stone Streets Google Inc. 
Figure #7: Water St.  Google Inc. 
Figure #8: Principle Entrance  ACK Architects 
Figure #9: North East Perspective  ACK Architects 
Figure #10: South Elevation  ACK Architects 
Figure #11: North Elevation  ACK Architects 
Figure #12: East Elevation  ACK Architects 
Figure #13: West Elevation  ACK Architects 
Figure #14: Landscape Sketch of the Courtyard Michelle White 
Figure #15: Lower Town Map Town of Gananoque 
Figure #16: Conceptual Area Plan ACK Architects 
Figure #17: Isometric Section ACK Architects 
Figure #18: Sample Traffic Improvement ACK Architects modified by Island Harbour Club Inc. 
Figure #19: Parking Layout ACK Architects modified by Island Harbour Club Inc. 
Figure #20: Water & Market Streets Diagram ACK Architects modified by Island Harbour Club Inc. 
Figure #21: St. Lawrence Street Set back Diagram ACK Architects modified by Island Harbour Club Inc. 
Appendix “A” ACK Architects 
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