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834 LAKESHORE ROAD

PLANNING JUSTIFICATION REPORT FOR A PROPOSED
OFFICIAL PLAN AMENDMENT

(CITY OF SARNIA)

1.0 INTRODUCTION

This report has been prepared on behalf of Mr. Paul Wicks in support of a proposed amendment 
to the City of Sarnia Official Plan for residential development of a site located on Lakeshore 
Road in the City of Sarnia.

The subject lands are located within the jurisdiction of the City of Sarnia situated adjacent to the 
Lake Huron shoreline in the northwest settlement limits in a Stable Residential Area, on lands 
owned by Mr. Paul Wicks.  The property is described as Part of Lot 60, Concession 9, as shown 
on Parts 1-3 of a draft reference plan included in Appendix ‘A’. The applicant is proposing to 
develop the 1.3 hectare (3.3 acre) site through a Plan of Subdivision to create 6 new residential 
building lots on the parcel. The Plan of Subdivision application will be submitted following the 
successful completion of the Official Plan Amendment process.

The purpose of this report is to provide a detailed description of the proposed application and to 
review current Provincial, County and Municipal planning policies and guidelines as they pertain 
to the application.  The report will also provide justification for the proposed amendment that 
would be required to approve the application.

2.0 LOCATION AND SITE DESCRIPTION

2.1 Existing Conditions

The subject lands are located adjacent to the Lake Huron shoreline in the northwest settlement 
limits of Sarnia in a Stable Residential Area, on lands owned by Mr. Paul Wicks.  The property 
is described as Part of Lot 60, Concession 9, as shown on Parts 1-3 of a draft reference plan. The 
parcel is 1.3 hectares (3.3 acre) in size and currently has one residence situated on the property at 
the northerly extent, adjacent to the shoreline. A portion of the property is forested, as are 
adjacent properties located to the east and west of the site.  A small municipal parkette, 
Centennial Parkette, is situated adjacent to the westerly lot limit. Figure 2.1 illustrates the general 
location of the subject lands within the City of Sarnia.

File No. 16289

B. M. ROSS AND ASSOCIATES LIMITED
Engineers and Planners
2695 Hamilton Rd. Brights Grove, Ont. N0N 1C0
p. (519) 908-9564 • f. (519) 524-4403
www.bmross.net



LAKE
HURON

USA
St.

Cla
ir R

ive
r

CATHC
ART BL

VD

CH
RIS
TIN
A S
T N

CO
LB
OR
NE
 R
D

LAKESHOR
E RD

CONFEDERATION ST

LONDON RD

MICHIGA
N AVE

IN
DI
AN
 R
D 
N

MO
DE
LA
ND
 R
D

FR
ON
T S
T N

CITY OF SARNIA

7

402

40

2719

Stud y
AreaLAKE

HURON

St.
Clair

Sarnia

Lambton
Shores

Dawn-Euphemia

Brooke
Alvinston

Enniskillen
Oil

Sp rings

Petrolia

Plympton
Wyoming

Warwick
Point
Ed ward

KEY PLAN
NOT TO SCALE

VIEW LOOKING NORTH FROM DRIVEWAY 
OF 834 CENTENNIAL AVENUE

SITE PHOTOS TAKEN ON MARCH 29, 2018

LAKESHORE ROAD

TUDOR CLOSE W

CENTENNIAL AVENUE

TUDOR CLOSE E

REGENCY STREET

Legend
Ap p roximate Stud y Area

0 30 6015
METERS

Source: County of Lamb ton, Parcels; ©2018”
Aerial p hoto: “Prod uced  b y BMROSS und er Licence
with the Ontario Ministry of Natural Resources and
Forestry © Q ueen’s Printer for Ontario, 2015.”

AERIAL PHOTOGRAPHY OF PROJECT AREA 

PROJECT No.
16289

FIGURE No.
2.1

GENERAL LOCATION PLAN

DATE
June 2018

SCALE
As Shown

FIl
en
am
e: 
Z:\
16
28
9-W
ick
s-W
_T
yri
e_
De
ve
lop
me
nt\
Pr
oje
cts
\G
IS\
16
28
9_
Wi
ck
sT
yri
eD
ev
_F
ig2
-1G
en
era
lLo
ca
tio
n_
Ma
r20
18
.m
xd
    
 20
18
-06
-22

Scale 1:2,000

WICKS-834 LAKESHORE ROAD DEVELOPMENT

VIEW LOOKING SOUTH FROM DRIVEWAY 
OF 834 CENTENNIAL AVENUE

VIEW LOOKING EAST FROM THE BEACH VIEW FACING WEST FROM THE BEACH



Planning Justification Report
Wicks Proposal – 834 Lakeshore Road Page 3

The photo above shows the existing residence located on the northerly extent of the subject site.

The subject parcel has a frontage of 40.151m (131.7’) on Lakeshore Road and an irregular depth 
of 327.183m (1,073.4’) on the westerly boundary and 322.991m (1,059.7’) on the east lot limit. 
Appendix ‘A’ contains a draft reference plan showing the property limits of the subject lands.

The site has frontage on Lakeshore Road, which forms the south frontage of the property and 
will serve as the primary access for two of the parcels which will be created through the Plan of 
Subdivision process.  The west property limit abuts the Tudor Close West road allowance, which 
currently terminates at the lot’s westerly limit.  Frontage for 4 new building lots will be created 
through the extension of Tudor Close West into the site.  Two parcels will be created to the north 
of the road extension and two parcels to the south. 

Existing single family residential homes are located on all sides of the property.  Six parcels abut 
the westerly extent of the parcel while the east lot limit abuts a single parcel that extends from 
Lakeshore Road to the Lake Huron frontage.  An existing access lane enters the property from 
the west lot limit adjacent to the City parkette, off of Centennial Ave., crossing diagonally 
through the lot to the existing residence located on the lake frontage. Figure 2.2 shows the limits 
of the parcel and the location of the existing residence and access laneway.
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2.2 Land Uses 
 
2.2.1 Site Uses Adjacent to Parcel  

 
The subject property is located on the north side of Lakeshore Road with frontage on Lake 
Huron in an established residential area in the northwest part of the City of Sarnia.  Existing 
single family residential uses are located on lands surrounding the subject property; a small city-
owned parkette is located along the westerly lot limit. Properties located south of the subject site, 
on the south side of Lakeshore Road are also in single family residential use.   
 
2.2.2 City of Sarnia Official Plan 
 
The subject property and adjacent lands are designated ‘Stable Residential Area’ and are also 
identified as being part of the Natural Heritage System on Map 1, City Structure Plan, of the City 
of Sarnia’s Official Plan and are also designated as ‘Urban Residential” on Map 8, Land Use 
Plan.  These designations apply to the subject property as well as all lands in the vicinity of the 
property.  The property is also identified as a ‘Natural Area Type B’ on Map 5 of the Plan, which 
illustrates the City’s Natural Heritage features. This designation applies to the subject property as 
well as portions of the properties located to the east and west of the site.  Appendix ‘B’ contains 
copies of the relevant land use documents.  
 
2.2.3 City of Sarnia Zoning By-Law 85-2002 
 
The subject property as well as adjacent lands to the east, west and south are zoned as UR1 – 
Urban Residential Zone 1 on Zoning Map 3 of Schedule ‘A’ of the Sarnia Zoning By-Law. The 
small city-owned parkette is zoned OS1 - Open Space 1 zone. Maps illustrating the existing land 
uses are included within Appendix ‘B’.   
 
2.2.4 Lambton County Official Plan 
 
The Lambton County Official Plan was recently updated and was adopted by County Council on 
September 6, 2017.  The new plan was approved by the Province on March 21, 2018, with 
modifications.  Map 1 Growth Strategy, of the new Official Plan, designates the subject lands as 
‘Urban Centre’.  Map 2  - Natural Heritage System identifies the subject lands (as well as most 
properties fronting on Lake Huron in the vicinity), as a ‘Primary Corridor’. Appendix B includes 
copies of the recently approved Official Plan maps. 
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3.0 PROPOSED DEVELOPMENT  
 
3.1 Proposed Use of Property 
 
The applicant intends to subdivide the property into 6 new residential building lots; two with 
frontage on Lakeshore Road and 4 being accessed from an extension of Tudor Close West from 
the westerly extent of the property.  Two parcels will be located north of the proposed road 
extension and two parcels to the south.  The south central portion of the property, which is 
currently forested, will remain undisturbed.   
 
Figure 3.1 shows the proposed lot layout on the subject site.  Due to the presence of the wooded 
area, building envelopes have been identified for each parcel.  It is the intention of the owner to 
place restrictive zoning on the property to limit disturbances associated with construction 
(building construction, grading and landscaping) to the identified building envelopes.  Portions 
of the building lots that extend into the significant woodland area would be zoned such that tree 
removal and other forms of alteration would be restricted.  See Appendix C for site plan details. 
 
Vehicular access to the 6 building sites will be from Lakeshore Road for the two parcels located 
adjacent to that frontage and from Tudor Close West for the 4 parcels on the north portion of the 
site.  Water and sanitary servicing would also be extended to each parcel from the road access 
points.  The existing laneway, which currently serves as the primary access to the property, will 
be abandoned and restored as per recommendations included below as part of the Environmental 
Impact Study (EIS) completed by Natural Resources Solutions Inc. 
 
3.2 On-Site Investigations 
 
3.2.1 Environmental Impact Study 
 
An Environmental Impact Study (EIS) was completed by Natural Resource Solutions Inc. 
(NRSI) in support of the proposed application.  A copy of the report is provided digitally with 
this Planning Justification Report.  To ensure that the study was completed in a manner which 
addressed all potential impacts, a Terms of Reference was prepared and approved by the St. Clair 
Region Conservation Authority (SCRCA) prior to initiation of the on-site investigations.   
 
The report characterized natural heritage features present on the lot and included a detailed 
background analysis completed prior to the in-field component in order to identify all sensitive 
features that might potentially be present on the property.  Consultation with the SCRCA and the 
Ministry of Natural Resources and Forestry (MNRF) was undertaken in order to understand local 
conditions and to inform the process.  A proposed development plan for the site was referenced 
in order to understand potential impacts associated with the proposed development. 
 
A total of six site visits were conducted to the property between April and July, 2017.  The 
various site visits were timed to coincide with specific features identified as potentially being 
present at the site including; breeding bird surveys, reptile emergence surveys, vegetation 
surveys, bat cavity tree assessment, woodland tree inventory, ecological land classification 
(ELC) survey.   
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The report identified two vegetation communities as being present on the property, Mineral 
Cultural Savannah Ecosite (CUS1), and Dry-Fresh Oak Deciduous Forest Ecosite (FOD1).  
These two vegetation communities are illustrated on Figure 3.2.  The CUS1 community 
corresponds to areas of the property that resemble a park-like setting.  A number of trees are 
present, but there is little undergrowth and the ground surface is manicured and maintained.  The 
FOD1 community forms the bulk of the property, roughly extending south and east from the 
limits of the existing laneway.  These portions of the property are forested and have natural 
undergrowth present. This community also extends onto the parcel located immediately east of 
the subject property, which was also examined as part of the study (with permission from the 
adjacent property owner).  Representative photos of the two vegetation communities are included 
below.

Photo of CUS1 vegetation community Photo of FOD1 vegetation community

It was determined, following an examination of significant woodland criteria contained within 
the County Official Plan and the Provincial Natural Heritage Reference Manual, that the FOD1 
community met the criteria for a significant woodland.

Other significant features potentially present on the property that were identified during the 
background review, were examined in detail as part of the evaluation.  No other significant 
features were identified as being present on the property.

The report then evaluated the impact on the significant woodland presented by the proposed 
development.  As noted previously, the applicant plans to subdivide the property and create six 
new single family residential building lots.  Figure 3.2 shows the proposed development in 
relation to the limits of the two vegetation communities. Three of the proposed building lots will 
encroach into the FOD1 community, which was identified as a significant woodland.  
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Table 3.1 summarizes the number of trees that will need to be removed to develop each parcel 
and further breaks this down into native and non-native tree species.  Table 3.2 summarizes tree 
removal based upon location within the community identified as significant woodland.  A 
building envelope has been identified on each parcel to limit the amount of disturbance to a 
specific area. 
 

Table 3.1. 
Summary of Trees to be Removed by Lot Number 

 
 Lot  
Tree Inventory 1 2 3 4 5 6 Cul-de-sac Total 
Total number of trees inventoried 92 98 47 74 17 7 10 345 
Total number of trees to be removed  32 45 1 15 13 6 10 122 
→ Non-native trees to be removed 10 22  6 4 2 6 50 
→ Native trees to be removed 22 23 1 9 9 4 4 72 
Tree Removal Considerations        
Native/Non-native trees in poor health to dead and/or 
a probable or imminent potential for structural failure 
(exempt from compensation) 

12 14  1   3 30 

Native/Non-native trees in excellent to fair health to 
be removed 20 31 1 14 13 6 7 92 

 
 

Table 3.2. 
Summary of Trees to be Removed by ELC Vegetation Community 

 
 ELC Polygon 
Tree Inventory FOD1 CUS1 Residential Total 
Total number of trees inventoried 305 38 2 345 
Total number of trees to be removed  87 34 1 122 
→ Non-native trees to be removed 36 14  50 
→ Native trees to be removed 51 20 1 72 
Tree Removal Considerations     
Native/Non-native trees in poor to very poor health 
and/or a probable or imminent potential for structural 
failure (exempt from compensation) 

27 3  30 

Native/Non-native trees in excellent to fair health to be 
removed 60 31 1 92 

 
There were a total of 345 trees inventoried on the property. As part of the proposed development 
122 trees will need to be removed, equating to 35% of the total.  Of the 122 being removed, 50 
are non-native and 72 are native tree species, and only 51 of the native tree species are located 
within the limits of the significant woodland, representing only 14.8% of the total trees on the 
site. 
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A number of mitigation measures have also been identified within the report to minimize impacts 
to the woodland and also to address enhancement requirements contained within the Official 
Plan.  These recommendations are as follows: 
 

i) Installation of tree protection fencing at the limit of work areas to protect areas 
outside of the building envelopes and construction areas. 

ii) Lay-down areas for construction equipment and storage of materials, topsoil 
stockpiles, etc. should be identified in advance of construction and be located outside 
of the significant woodland area. 

iii) Sediment and erosion control measures should be implemented during construction to 
minimize offsite impacts. 

iv) Removal of non-native and hazard trees and undergrowth within the woodland 
feature and infilling of these areas with native species that match the original oak 
savannah community. 

v) Placement of permanent signs/markers at the rear of the building envelopes to define 
the limit of the significant woodland feature on each lot. 

vi) Removal of trees identified as potential bat cavity trees, in conjunction with 
recommended mitigation measures identified by MNRF. 

vii) All tree removal to occur outside of the active breeding bird season from April 1 to 
August 31, to minimize impacts to breeding birds. 

 
3.2.2.  Shoreline Study 
 
A Shoreline Hazards Assessment was completed by Shoreplan Engineering Ltd., to evaluate the 
existing shoreline at the project site and provide recommendations on the location of the 
proposed building envelopes for the two lakefront parcels to be created.  The study examined the 
existing shoreline features present on the subject property as well as adjacent properties located 
to the east west.  A copy of the Shoreline Study is provided digitally with this Planning 
Justification Report. 
 
Currently a steel sheet pile retaining wall is located at the northerly extent of the property 
situated parallel to the shoreline.  A steel sheet pile groyne feature is also located at the northwest 
corner of the property, extending into the lake perpendicular to the shoreline.  The groyne forms 
part of a groyne field (a series of groynes) located on properties in the vicinity of the subject 
lands, likely installed in the late 1980’s when high lake levels may have created erosion issues at 
the shoreline.  The groyne captures sand moving along the shoreline creating a beach area in 
front of the property.  
 
The study then considered current natural hazard policies contained within the Provincial Policy 
Statement related to the shoreline and identified the location of setbacks associated with the 
identified hazards including the Flood Hazard (100 year flood plus wave uprush allowance), the 
Dynamic Beach Hazard (not applicable to this property), and the Erosion Hazard (erosion 
allowance plus a stable slope allowance).  These hazard limits were then mapped on the property 
in order to define the proposed building envelopes for new development. 
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Improvements to the existing steel sheet pile wall have been proposed to address potential 
weaknesses typically associated with these type of structures.  The improvements include the 
installation of a boulder berm lakeward of the wall to minimize wave impacts as well as along 
the inland extent of the wall to protect against scour.  These improvements will be installed in 
conjunction with the proposed site development.  A 5 metre access easement is also 
recommended between the 2 lakefront lots to provide equipment access to the shoreline in case 
repairs to the wall are required in the future. 
 
3.3 Proposed Land Use Designations 
 
As noted previously, the subject lands are currently designated ‘Urban Residential’ on Map 8 
Land Use Plan within the Sarnia Official Plan as well as Natural Area ‘Type B’ on Map 5 
Natural Heritage. The site is zoned Urban Residential Zone 1 (UR1), in the Sarnia Zoning By-
Law.  An Amendment to the City of Sarnia Official Plan will be required to address impacts to 
the Natural Environment designation in order to permit a parcel to be created within the Type B 
Natural Environment Designation and to address impacts to the Significant Woodland that will 
be a result of the proposed development.  A Zoning By-Law Amendment application will be 
submitted in conjunction with a Plan of Subdivision application pending the successful 
completion of the Official Plan Amendment process. 
 
3.3.1 Proposed Official Plan Amendment 
 
The applicant is proposing to amend the current official plan designation that pertains to the 
significant woodland located on a portion of the site.  The designation would remain as Urban 
Residential and also remain with the ‘Type B’ Natural Area illustrated on Map 5, however a site 
specific amendment would be applied to the site to permit development within the limits of the 
significant woodland. 
 
3.3.2 Proposed Zoning By-Law Amendment 
 
As noted above, the subject property is currently zoned UR1 – Urban Residential, in the Sarnia 
Zoning By-Law.  The applicant proposes to maintain the current Urban Residential zone, 
however add site specific criteria which would act to restrict activities on the parcels to the 
identified building envelopes and therefore protect the significant woodland from harmful 
activities and also identify hazards associated with the lakeshore.  We would suggest that three 
separate site specific zones be created.  The first would apply to the two parcels with frontage on 
Lakeshore Road.  The text and an associated key map would show the building envelopes for 
proposed lots 1 & 2 and include restrictive policies related to the significant woodland detailing 
what activities are permitted and what are not.  The second would apply to the two parcels 
proposed on the south side of the new cul-de-sac; Lots 3 & 4. This site specific zone would show 
the proposed building envelopes but would also identify the limit of the significant woodland and 
include similar restrictive policies as identified for Lots 1 & 2. The third site specific zone would 
apply to the two parcels with frontage on the Lake.  This zone would include a site specific key 
plan which would identify the lakeshore hazards delineated in the report, the identified building 
envelopes, and the access easement for future maintenance. 
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3.4 Review of Relevant Planning Documents 
 
The proposed Official Plan Amendment is subject to policies contained within the Provincial 
Policy Statement (PPS 2014), the Lambton County Official Plan and the Sarnia Official Plan.  
The following sections of the report review the current policies having relevance to the 
application and indicate whether the proposed amendments can be supported. 
 
3.4.1 Provincial Policy Statement (2014) 
 
i) General 
 
The Provincial Policy Statement (2014) was issued under Section 3 of Planning Act and provides 
policy direction on matters of provincial interest.  Land use planning decisions must be 
consistent with the policy statements.  A number of the policies contained within the PPS have 
relevance to the current application.  Excerpts from the Policy document are included below as 
follows: 
 
ii) Section 1.1 
 
Section 1.1 Managing and Directing Land Use to Achieve Efficient and Resilient 

Development and Land Use Patterns 
 
1.1.1 Healthy, liveable and safe communities are sustained by: 
 

a) promoting efficient development and land use patterns which sustain the financial 
well-being of the Province and municipalities over the long term;  

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

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

d) avoiding development and land use patterns that would prevent the efficient 
expansion of settlement areas in those areas which are adjacent to or close to 
settlement areas; 

e) promoting cost-effective development patterns and standards to minimize land 
consumption and servicing costs; 

f) improving accessibility for persons with disabilities and older persons by identifying, 
preventing and removing land use barriers which restrict their full participation in 
society; 

g) ensuring that necessary infrastructure, electricity generation facilities and 
transmission and distribution systems, and public service facilities are or will be 
available to meet current and project needs; and 

h) promoting development and land use patterns that conserve biodiversity and consider 
the impacts of a changing climate. 
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Discussion 
 
The subject parcel is located within an existing residential area that is serviced by municipal 
water, sanitary sewers and stormwater drainage.  By developing the site in a manner that 
minimizes impacts to the woodland and is in keeping with development densities on adjacent 
properties, it is a more efficient use of the site. 
 
Section 1.1.3 Settlement Areas 
 
1.1.3.1 Settlement areas shall be the focus of growth and development, and their vitality 

and regeneration shall be promoted. 
 
1.1.3.2 Land use patterns within settlement areas shall be based on: 
 

b) a range of uses and opportunities for intensification and redevelopment in 
accordance with the criteria in policy 1.1.3.3, where this can be 
accommodated. 

 
1.1.3.3 Planning authorities shall identify appropriate locations and promote 

opportunities for intensification and redevelopment where this can be 
accommodated taking into account existing building stock or areas, including 
brownfield sites, and the available of suitable existing or planned infrastructure 
and public service facilities required to accommodate projected needs. 

 
 Intensification and redevelopment shall be directed in accordance with the 

policies of Section 2: Wise Use and Management of Resources and Section 3: 
Protecting Public Health and Safety.   

 
1.1.3.4 Appropriate development standards should be promoted which facilitate 

intensification, redevelopment and compact form, while avoiding or mitigating 
risks to public health and safety. 

 
Intensification: means the development of a property, site or area at a higher density than 

currently exists through: 
a) redevelopment, including the reuse of brownfield sites; 
b) the development of vacant and/or underutilized lots within previously 

developed areas; 
c) infill development; and 
d) the expansion or conversion of existing buildings. 

 
Redevelopment: means the creation of new units, uses or lots on previously developed land in 

existing communities, including brownfield sites. 
 
Discussion 
 
The proposed development meets all of the criteria noted in Section 1.1.3 for redevelopment 
within existing settlement areas.  The proposed development will result in an intensification of 
use within an existing residential area, on a property that is currently underutilized. 
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The site is fully serviced and will result in limited impacts to Natural Heritage Resources.  The 
shoreline hazard has been addressed through suitable setbacks from the shoreline and 
remediation of the existing steel sheet retaining wall. 
 
Section 2.1 Natural Heritage 
 
2.1.1 Natural features and areas shall be protected for the long term. 
 
2.1.2 The diversity and connectivity of natural features in an area, and the long-term 

ecological function and biodiversity of natural heritage systems, should be 
maintained, restored or, where possible, improved, recognizing linkages between 
and among natural heritage features and areas, surface water features and 
ground water features. 

 
2.1.5 Development and site alteration shall not be permitted in: 
 
 b) significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake 

Huron and The St. Marys River); 
 d) significant wildlife habitat; 
 
 unless it has been demonstrated that there will be no negative impacts on the 

natural features or their ecological functions. 
 
Discussion 
 
As discussed in Section 4.1.1 of the NRSI Environmental Impact Study (EIS) report, the FOD1 
woodland, which is located in the central and southern portions of the site, meets the provincial 
criteria for a Significant Woodland.  The EIS report goes on to note that the woodland, in its 
current state, is degraded and would benefit from improvements that will be implemented in 
conjunction with the proposal, including the removal of invasive species and the planting of 
native species within the site to restore diversity and habitat functions. NRSI concludes that 
implementation of the proposed improvements at the site will be sufficient to mitigate the 
impacts associated with development of the residential building lots on the periphery of the 
woodland. 
 
Although some impacts to the significant woodland feature are unavoidable in order to allow 
development of the site, the mitigation measures identified through the EIS investigation will 
minimize these impacts and result in an overall improvement of the feature.  In summary, the 
proposed mitigation measures include: 
 

i) Defined building envelopes to minimize the overall footprint of the development and to 
ensure that construction activity is limited to the least sensitive portions of the site. In 
conjunction with the Plan of Subdivision review phase, various configurations for the 
building envelopes and parcel boundaries will be examined in order to minimize the 
impact to the forested area. 

ii) Restrictive zoning which reinforces the defined building envelope and identifies 
accepted activities for the remainder of the parcel. 
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iii) Removal of non-native and hazard trees and undergrowth within the woodland feature 
and infilling of these areas with native species that match the original oak savannah 
community. 

iv) Sediment and erosion control measures during construction. 
v) Installation of tree protection fencing at the limit of work areas to protect areas outside 

of the building envelopes and construction areas. 
vi) Lay-down areas for construction equipment and storage of materials, topsoil stockpiles, 

etc. should be identified in advance of construction and be located outside of the 
significant woodland area. 
 

Section 3.1 Natural Hazards 
  
3.1.1 Development shall generally be directed to areas outside of: 
 

a) hazardous lands adjacent to the shorelines of the Great Lakes- St. Lawrence River 
System and large inland lakes which are impacted by flooding hazards, erosion 
hazards and/or dynamic beach hazards; 

b) hazardous lands adjacent to river, stream and small inland lake systems which are 
impacted by flooding hazards and/or erosion hazards; and 

c) hazardous sites. 
 
3.1.2 Development and site alteration shall not be permitted within: 
 

a) the dynamic beach hazard; 
b) defined portions of the flooding hazard along connecting channels (the St. Marys, St. 

Clair, Detroit, Niagara and St. Lawrence Rivers); 
c) areas that would be rendered inaccessible to people and vehicles during times of 

flooding hazards, erosion hazards and /or dynamic beach hazards, unless it has been 
demonstrated that the site has safe access appropriate for the nature of the 
development and the natural hazard; and 

d) a floodway regardless of whether the area of inundation contains high points of land 
not subject to flooding. 

 
Discussion 
 
As noted in Section 3.2.2 a study was completed by Shoreplan Engineering Ltd., to evaluate the 
existing shoreline at the site, current provincial Natural Hazard policies, and provide setback 
recommendations for the two parcels to be located on the north side of the proposed Tudor Close 
cul-de-sac extension.  The report recommended a building envelope for each parcel located 
outside of the defined flood hazard but encroaching 12 metres into the defined erosion hazard, 
based upon planned improvements to the shoreline protection at the site and provision of a 
maintenance access to the shoreline for future maintenance of the shore wall.  Although this 
approach was recommended by Shoreplan Engineering, the approach was not supported by the 
SCRCA who insisted that all new development be located outside of both the flood and erosion 
hazard limits.  Subsequently, the proposed site plan was revised to reflect this and the two 
building envelopes were shifted 12 metres south, outside of the erosion hazard limits. 
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3.4.2 Lambton County Official Plan 
 
i) General 
 
The subject lands are governed by the City of Sarnia Official Plan, which must be in conformity 
with the Lambton County Official Plan.  No amendments to the plan are required, however 
conformity with the plan should be demonstrated. As noted previously, the Lambton County 
Official Plan was recently updated and was adopted by County Council on September 6, 2017.  
The new plan was subsequently approved by the Province on March 21, 2018, with 
modifications.  Map 1 Growth Strategy of the new Official Plan, designates the subject lands as 
Urban Centre.  Map 2, Natural Heritage System identifies the shoreline adjacent to the site as a 
Primary Corridor.  The updated Map 2 also indicates that it is a Group “C” Feature. Excerpts 
from the 2018 version of the plan are included below. 
 
ii) Section 3.1 – County Development and Growth 
 
“The County of Lambton is comprised of diverse areas, including Agricultural Areas the 
Recreation and Conservation Area along Lake Huron from Kettle Point to Grand Bend, and 
settlements including Urban Centres, Urban Settlements, and Secondary Settlements. Growth 
must be managed to minimize adverse effects on the natural heritage system, heritage resource 
features, and agriculture and be phased to coincide with the availability of appropriate types 
and levels of services. The protection of existing investments in infrastructure by maximizing 
their use, where possible, is desired. Accordingly, a development strategy has been prepared to 
manage growth in the County. The Development strategy in this Plan:” 
 
Several policies within this section have a bearing on the proposed application as follows: 
 

• “creates a focus for development within established Urban Centres and Urban 
Settlements; 

• directs the majority of growth to areas with full municipal water and sewage services; 
• ensures the preservations of agricultural lands and the protection of resources and 

natural heritage features for their economic use and/or environmental benefits;” 
 
iii) Section 8. Natural Heritage 
 
“The Natural Heritage System is the combination of significant natural areas, their functions, 
and the corridors that connect them. The system includes: 
 
Group A features: 
 

• provincially significant wetlands 
• provincially significant coastal wetlands 
• locally significant wetlands 
• locally significant coastal wetlands 
• habitat of endangered species and threatened species 
• fish habitat 
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Group B features: 
 

• lands adjacent to Group A features and adjacent to certain Group B features as noted in 
these policies 

• significant woodlands 
• significant valleylands 
• significant wildlife habitat 
• provincially significant areas of natural and scientific interest (ANSIs) 
• regionally significant ANSIs 

 
Group C features: 
 

• lands adjacent to other Group B features 
• primary corridors, including core areas 
• linkage features 
• highly vulnerable aquifers 
• significant groundwater recharge areas 
• other surface water features 
• woodlands other than significant woodlands 
• other significant natural areas including shrublands, meadows and prairies. 

 
Both the Province and the County have an interest in conserving and protecting these 
components of the natural heritage system. Some components are a greater constraint than 
others when considering new land use planning applications. 
 
These constraints are: 

• For Group B features, development may be permitted if it can be demonstrated through 
an Environmental Impact Study that no negative impacts on the features or their 
associated ecological functions will result; 

• For Group C features, local official plans will address general controls on development 
with the aim of improving the overall health of the natural heritage system including the 
improvement of linkages within corridors. 
 

Discussion 
 
The proposed development site contains a wooded area which has been identified as being part 
of the natural heritage system of the City of Sarnia and defined as Natural Areas Type B, on Map 
5 Natural Heritage, of the Official Plan (OP).   The entire shoreline adjacent to Lake Huron in the 
vicinity of the site, is identified as a primary corridor and a Group C feature in the Lambton 
County OP, a significant woodland in the Lambton County OP and the City of Sarnia OP. 
 
As noted previously, although the FOD1 woodland portion of the site is designated as significant 
woodland within the Official Plan, the EIS report has indicated that impacts to the woodland can 
be mitigated through implementation of the proposed remediation measures. Given this, the 
proposed development is a good fit for the site as the bulk of the woodland will be preserved and 
restored, while the proposed development is directed to those portions of the site that are 
adjacent to existing servicing, within an established residential area. 
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3.4.3 City of Sarnia Official Plan 
 
i) General 
 
As noted previously, the subject lands are governed by the City of Sarnia Official Plan.  Map 1: 
City Structure Plan, identifies the north part of the site as being part of the Natural Heritage 
System, Map 2: Settlement Boundaries, identifies the entire site as being within the Built-up 
Area. Map 3: Water Resources, indicates that the site is located within an Intake Protection Zone 
(IPZ) and a Highly Vulnerable Aquifer (HVA). Map 5: Natural Heritage, identifies the site as a 
‘Type B’ Natural Area.  Given these designations, a number of policies within the plan have a 
bearing on the current application.  
 
ii) Section 4.3 Natural Heritage 
 
Section 4.3.3.4 ‘Type B’ Protection 
 

‘Type B’ Natural Areas are essential components of the City’s natural environment and 
include: 

• Lands adjacent to ‘Type A’ features; 
• Significant woodlands; 
• Significant valleylands; 
• Significant wildlife habitat; 
• Areas of natural and scientific interest (ANSI’s); and 
• Other areas identified by Council. 

 
Development shall be directed away from natural areas.  However, in certain instances 
development and site alteration may be permitted in ‘Type B’ natural areas provided that 
such development or site alteration does not negatively impact natural features r their 
ecological functions. The City will consider development and site alteration provided 
that: 

 
a) An accepted Environmental Impact Study or an Environmental Assessment 

demonstrates that the proposal will not have a negative impact on the natural 
heritage features or ecological functions for which the area is identified; 

b) No alternative location exists that is outside of the natural area designation; 
c) The affected area is not a wetland, floodplain, hazardous area (e.g. unstable slopes, 

soils or sinkholes); 
d) Groundwater will be protected, particularly in vulnerable areas; 
e) The St. Clair Region Conservation Authority, and other appropriate agencies, shall 

be consulted; and 
f) The development is not severed from the holding on which it is located. 

 
Discussion 
 
The proposed application generally conforms to these policies.  An EIS has been completed by 
NRSI, reviewed by City staff and staff from the SCRCA, and determined that the development 
can be completed without negatively impacting the woodland, through implementation of a 
number of site enhancements designed to mitigate the impact and improve the overall health and 
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diversity of the woodland. The design of the proposed development has sought to direct the 
proposed building lots to those portions of the site located outside of the significant woodland’s 
boundaries, while also avoiding hazard lands present, adjacent to the Lake Huron shoreline. 
Impacts to groundwater will be avoided by limiting the building footprint on each parcel and 
retaining as many natural features as possible.  The development parcels will be connected to 
municipal sanitary sewers. 
 
3.5 Site Servicing 
 
Site servicing will be provided through connection to existing municipal water and sanitary 
services located on Lakeshore Road, to service Lots 1 & 2, and on the Tudor Close West 
extension, for Lots 3-6.   
 
3.6 Drainage and Stormwater Management 
 
Lot grading and drainage and stormwater management details will be finalized during the Plan of 
Subdivision process as part of site plan review.  A preliminary conceptual plan is presented 
below and will include: 
 
• Extension of the existing 300mm municipal storm sewer on Tudor Close West in order to 

provide storm service laterals to the lots to fulfill the City requirement for a storm service 
connection for sump pumps for each lot; 

• Provide oil-water-debris separators on any catch basin outlets from the cul-de-sac to provide 
quality control of runoff from pavement areas; 

• Roof runoff will be directed to vegetated areas to promote infiltration and evapotranspiration 
of runoff; 

• It is assumed that due to the native sandy soils, that storm water exfiltration measures can be 
effectively implemented, however this will be confirmed through completion of a 
geotechnical investigation at the site. 

 
3.7 Stage 1 & 2 Archaeological Investigation 
 
A Stage 1 & 2 archaeological investigation would be undertaken on the site upon successful 
completion of the Planning Act approvals, including the Official Plan and subsequent Zoning 
By-Law applications, but prior to completion of the Draft Plan of Subdivision. 
 
3.8 Public Consultation Strategy 
 
The applicant is proposing to consult directly with adjacent property owners as part of the public 
consultation strategy for this application.  A handout will be prepared which outlines the extent 
of the proposed development and details planned mitigation measures which will be 
implemented to address potential impacts to the existing woodland feature.  The handouts will be 
delivered directly to all properties which would be contacted as part of the Sarnia planning 
review process for the proposed Official Plan, Zoning and Plan of Subdivision application 
process and will also include an invitation to an on-site meeting on the property.  The on-site 
meeting will be held on a Saturday morning and will be hosted by the applicant and BMROSS 
and will give adjacent property owners an opportunity to ask questions and view the location of 
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the proposed building envelopes and cul-de-sac extension.  A summary of input received from 
the meeting will be provided to Sarnia Planning staff. 
 
4.0 SUMMARY 
 
This report is being submitted in support of a proposed Official Plan Amendment to the City of 
Sarnia Official Plan for development of a site located at 834 Lakeshore Road in the northwest 
area of Sarnia, adjacent to Lake Huron.  A draft Plan of Subdivision application and Zoning By-
Law Amendment application will be submitted subsequent to this application.   
 
The subject lands are situated in a Stable Residential Area, on lands owned by Mr. Paul Wicks.  
The property is described as Part of Lot 60, Concession 9, as shown on Parts 1-3 of a draft 
reference plan. The parcel is 1.3 hectares (3.3 acre) in size and currently has one residence 
situated on the property at the northerly extent, adjacent to the shoreline. The subject parcel has a 
frontage of 40.151m (131.7’) on Lakeshore Road and an irregular depth of 327.183m (1,073.4’) 
on the westerly boundary and 322.991m (1,059.7’) on the east lot limit.  
 
A portion of the property is forested, as are adjacent properties located to the east and west of the 
site.  A small municipal parkette, Centennial Parkette, is situated adjacent to the westerly lot 
limit. Existing single family residential homes are located on all sides of the property.  Six 
parcels abut the westerly extent of the parcel while the east lot limit abuts a single parcel that 
extends from Lakeshore Road to the Lake Huron frontage.  An existing access lane enters the 
property from the west lot limit adjacent to the City parkette, off of Centennial Ave., crossing 
diagonally through the lot to the existing residence located on the lake frontage.   
 
The site has frontage on Lakeshore Road, which forms the south frontage of the property and 
will serve as the primary access for two of the parcels which will be created through the Plan of 
Subdivision process.  The west property limit abuts the Tudor Close West road allowance, which 
currently terminates at the lot’s westerly limit.  Frontage for 4 new building lots will be created 
through the extension of Tudor Close West into the site.  Two parcels will be created to the north 
of the road extension and two parcels to the south.  
 
This report includes a review of relevant provincial and regional planning documents including 
the Provincial Policy Statement (PPS) and the Lambton County Official Plan as well as the City 
of Sarnia Official Plan and Zoning By-Law.  The analysis concluded that the proposed 
amendment is appropriate for the site and is in general conformance with criteria within each of 
the documents reviewed in conjunction with the assessment.   
 
The following points summarize the key aspects of the analysis: 
 
 The subject lands are located within an existing single family residential area which is 

designated as Urban Residential within the City of Sarnia Official Plan and zoned UR1 – 
Urban Residential 1 Zone, in the Sarnia Zoning By-Law; 

 The subject lands are currently used for residential activities.  An existing residence is 
located at the northerly extent of the property, adjacent to the Lake Huron Shoreline. 
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 The property is partly forested and to address impacts to the woodland, an Environmental 
Impact Study (EIS) was completed by NRSI which examined impacts to the portion of the 
site identified as significant woodland.  The EIS determined that development of the site 
could be completed by mitigating impacts to the woodland through the identification of 
building envelopes at the fringes of the woodland, implementing restoration measures to 
restore degraded features, and through restrictive zoning to protect portions of the 
woodland located outside of the building envelopes. 

 Two parcels proposed adjacent to the Lake Huron shoreline have been shifted south so that 
the proposed building envelopes are located entirely outside of lakeshore hazard areas 
identified by the St. Clair Region Conservation Authority. An access easement will be 
located between the two parcels to allow future access to the shoreline for maintenance 
purposes, if required. 

 The subject lands are an underutilized parcel located within an existing serviced residential 
area of the City. Policies contained within the Sarnia Official Plan, Lambton County 
Official Plan and the Provincial Policy Statement support intensification measures which 
direct development to existing serviced areas, within designated growth areas. 
 

In conclusion, based on a review of the Provincial Policy Statement (2014), issued under Section 
3 of Planning Act and current Official Plan and Zoning By-Law policies of the City of Sarnia and 
the County of Lambton, it is my opinion that the proposed application is in general conformation 
with the intent of these policies and serves as the best use for the subject lands.  The proposed 
Official Plan Amendment is being submitted in conjunction with this report. 
 
All of which is respectfully submitted. 
 
 
     B. M. ROSS AND ASSOCIATES LIMITED 
 
 
 
 
 
 
     Per_________________________________ 
      Kelly Vader, RPP, MCIP 

   Environmental Planner  
 
 
 
 
 
  Per_________________________________ 

      Matthew J. Pearson, RPP, MCIP 
      Senior Planner 
 
:hv 
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Part V: Policies 

1.0 Building Strong Healthy Communities 

Ontario is a vast province with urban, rural, and northern communities with diversity in 
population, economic activities, pace of growth, service levels and physical and natural 
conditions. Ontario's long-term prosperity, environmental health and social well-being 
depend on wisely managing change and promoting efficient land use and development 
patterns. Efficient land use and development patterns support sustainability by promoting 
strong, liveable, healthy and resilient communities, protecting the environment and public 
health and safety, and facilitating economic growth. 

Accordingly: 

1.1 Managing and Directing Land Use to Achieve Efficient and 
Resilient Development and Land Use Patterns 

1.1.1 Healthy, liveable and safe communities are sustained by: 

II 

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term; 

b) accommodating an appropriate range and mix of residential (including 

second units, affordable housing and housing for older persons), 
employment (including industrial and commercial), institutional 
(including places of worship, cemeteries and long-term care homes), 

recreation, park and open space, and other uses to meet long-term 

c) 

d) 

e) 

f) 

g) 

h) 

needs; 
avoiding development and land use patterns which may cause 
environmental or public health and safety concerns; 
avoiding development and land use patterns that would prevent the 
efficient expansion of settlement areas in those areas which are adjacent 
or close to settlement areas; 
promoting cost-effective development patterns and standards to 
minimize land consumption and servicing costs; 
improving accessibility for persons with disabilities and older persons by 
identifying, preventing and removing land use barriers which restrict their 

full participation in society; 
ensuring that necessary infrastructure, electricity generation facilities and 
transmission and dlstribution systems, and public service facilities are or 
will be available to meet current and projected needs; and 
promoting development and land use patterns that conserve biodiversity 
and consider the impacts of a changing climate. 

PROVINCIAL POLICY STATEMENT 



1.1.2 Sufficient land shall be made available to accommodate an appropriate range 
and mix of land uses to meet projected needs for a time horizon of up to 20 
years. However, where an alternate time period has been established for 
specific areas of the Province as a result of a provincial planning exercise or a 
provincial plan, that time frame may be used for municipalities within the area. 

Within settlement areas, sufficient land shall be made available through 
intensification and redevelopment and, if necessary, designated growth areas. 

Nothing in policy 1.1.2 limits the planning for infrastructure and public service 
facilities beyond a 20-year time horizon. 

1.1.3 Settlement Areas 

Settlement areas are urban areas and rural settlement areas, and include cities, towns, 
villages and hamlets. Ontario's settlement areas vary significantly in terms of size, density, 
population, economic activity, diversity and intensity of land uses, service levels, and types 
of infrastructure available. 

The vitality of settlement areas is critical to the long-term economic prosperity of our 
communities. Development pressures and land use change will vary across Ontario. It is in 
the interest of all communities to use land and resources wisely, to promote efficient 
development patterns, protect resources, promote green spaces, ensure effective use of 
infrastructure and public service facilities and minimize unnecessary public expenditures. 

1.1.3.1 

1.1.3.2 

Settlement areas shall be the focus of growth and development, and their vitality 
and regeneration shall be promoted. 

Land use patterns within settlement areas shall be based on: 

a) densities and a mix of land uses which: 
1. efficiently use land and resources; 
2. are appropriate for, and efficiently use, the infrastructure and public 

service facilities which are planned or available, and avoid the need 
for their unjustified and/or uneconomical expansion; 

3. minimize negative impacts to air quality and climate change, and 
promote energy efficiency; 

4. support active transportation; 
5. are transit-supportive, where transit is planned, exists or may be 

developed; and 
6. are freight-supportive; and 

b) a range of uses and opportunities for intensification and redevelopment 
in accordance with the criteria in policy 1.1.3.3, where this can be 
accommodated. 

PROVINCIAL POLICY STATEMENT • 



1.1.3.3 

1.1.3.4 

1.1.3.5 

1.1.3.6 

1.1.3.7 

1.1.3.8 

II 

Planning authorities shall identify appropriate locations and promote 
opportunities for intensification and redevelopment where this can be 
accommodated taking into account existing building stock or areas, including 
brownfield sites, and the availability of suitable existing or planned infrastructure 
and public service facilities required to accommodate projected needs. 

Intensification and redevelopment shall be directed in accordance with the 
policies of Section 2: Wise Use and Management of Resources and Section 3: 
Protecting Public Health and Safety. 

Appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while avoiding or mitigating 
risks to public health and safety. 

Planning authorities shall establish and implement minimum targets for 
intensification and redevelopment within built-up areas, based on local 
conditions. However, where provincial targets are established through provincial 
plans, the provincial target shall represent the minimum target for affected 
areas. 

New development taking place in designated growth areas should occur 
adjacent to the existing built-up area and shall have a compact form, mix of uses 
and densities that allow for the efficient use of land, infrastructure and public 
service facilities. 

Planning authorities shall establish and implement phasing policies to ensure: 

a) that specified targets for intensification and redevelopment are achieved 
prior to, or concurrent with, new development within designated growth 
areas; and 

b) the orderly progression of development within designated growth areas 
and the timely provision of the infrastructure and public service facilities 
required to meet current and projected needs. 

A planning authority may identify a settlement area or allow the expansion of a 
settlement area boundary only at the time of a comprehensive review and only 
where it has been demonstrated that: 

a) 

b) 

sufficient opportunities for growth are not available through 
intensification, redevelopment and designated growth areas to 
accommodate the projected needs over the identified planning horizon; 
the infrastructure and public service facilities which are planned or 
available are suitable for the development over the long term, are 
financially viable over their life cycle, and protect public health and safety 
and the natural environment; 

PROVINCIAL POLICY STATEMENT 



2.0 Wise Use and Management of Resources 

Ontario's long-term prosperity, environmental health, and social well-being depend on 
conserving biodiversity, protecting the health of the Great Lakes, and protecting natural 
heritage, water, agricultural, mineral and cultural heritage and archaeological resources for 
their economic, environmental and social benefits. 

Accordingly: 

2.1 Natural Heritage 

2.1.1 Natural features and areas shall be protected for the long term. 

2.1.2 The diversity and connectivity of natural features in an area, and the long-term 
ecological function and biodiversity of natural heritage systems, should be 
maintained, restored or, where possible, improved, recognizing linkages 
between and among natural heritage features and areas, surface water features 
and ground water features. 

2.1.3 Natural heritage systems shall be identified in Ecoregions 6E & 7E1
, recognizing 

that natural heritage systems will vary in size and form in settlement areas, rural 
areas, and prime agricultural areas. 

2.1.4 Development and site alteration shall not be permitted in: 

a) significant wetlands in Ecoregions SE, 6E and 7E 1
; and 

b) significant coastal wetlands. 

2.1.5 Development and site alteration shall not be permitted in: 

a) significant wetlands in the Canadian Shield north of Ecoregions SE, 6E 
and 7E 1

; 

b) significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake 
Huron and the St. Marys River) 1

; 

c) significant valley/ands in Ecoregions 6E and 7E (excluding islands in Lake 
Huron and the St. Marys River)1

; 

d) significant wildlife habitat; 
e) significant areas of natural and scientific interest; and 
f) coastal wetlands in Ecoregions SE, 6E and 7E 1 that are not subject to 

policy 2.1.4(b) 

unless it has been demonstrated that there will be no negative impacts on the 
natural features or their ecological functions. 

1 Ecoregions SE, 6E and 7E are shown on Figure 1. 

fl 
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2.1.6 Development and site alteration shall not be permitted in fish habitat except in 
accordance with provincial ond federal requirements. 

2.1. 7 Development and site alteration shall not be permitted in habitat of endangered 
species and threatened species, except in accordance with provincial and federal 
requirements. 

2.1.8 Development and site alteration shall not be permitted on adjacent lands to the 
natural heritage features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6 
unless the ecological function of the adjacent lands has been evaluated and it 
has been demonstrated that there will be no negative impacts on the natural 
features or on their ecological functions. 

2.1.9 Nothing in policy 2.1 is intended to limit the ability of agricultural uses to 
continue. 

2.2 Water 

2.2.1 Planning authorities shall protect, improve or restore the quality and quantity of 
water by: 

a) using the watershed as the ecologically meaningful scale for integrated 
and long-term planning, which can be a foundation for considering 
cumulative impacts of development; 

b) minimizing potential negative impacts, including cross-jurisdictional and 
cross-watershed impacts; 

c) identifying water resource systems consisting of ground water features, 
hydrologic functions, natural heritage features and areas, and surface 
water features including shoreline areas, which are necessary for the 
ecological and hydrological integrity of the watershed; 

d) maintaining linkages and related functions among ground water features, 
hydrologic functions, natural heritage features and areas, and surface 
water features including shoreline areas; 

e) implementing necessary restrictions on development and site alteration 
to: 
1. protect all municipal drinking water supplies and designated 

vulnerable areas; and 
2. protect, improve or restore vulnerable surface and ground water, 

sensitive surface water features and sensitive ground water 
features, and their hydrologic functions; 

f) planning for efficient and sustainable use of water resources, through 
practices for water conservation and sustaining water quality; 

g) ensuring consideration of environmental lake capacity, where applicable; 
and 
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h) ensuring stormwater management practices minimize stormwater 
volumes and contaminant loads, and maintain or increase the extent of 
vegetative and pervious surfaces. 

2.2.2 Development and site alteration shall be restricted in or near sensitive surface 
water features and sensitive ground water features such that these features and 
their related hydrologic functions will be protected, improved or restored. 

Mitigative measures and/or alternative development approaches may be 
required in order to protect, improve or restore sensitive surface water features, 
sensitive ground water features, and their hydrologic functions. 

2.3 Agriculture 

2.3.1 Prime agricultural areas shall be protected for long-term use for agriculture. 

2.3.2 

2.3.3 

2.3.3.1 

2.3.3.2 

2.3.3.3 

II 

Prime agricultural areas are areas where prime agricultural lands predominate. 
Specialty crop areas shall be given the highest priority for protection, followed by 
Canada Land Inventory Class 1, 2, and 3 lands, and any associated Class 4 
through 7 lands within the prime agricultural area, in this order of priority. 

Planning authorities shall designate prime agricultural areas and specialty crop 
areas in accordance with guidelines developed by the Province, as amended 
from time to time. 

Permitted Uses 

In prime agricultural areas, permitted uses and activities are: agricultural uses, 
agriculture-related uses and on-farm diversified uses. 

Proposed agriculture-related uses and an-farm diversified uses shall be 
compatible with, and shall not hinder, surrounding agricultural operations. 
Criteria for these uses may be based on guidelines developed by the Province or 
municipal approaches, as set out in municipal planning documents, which 
achieve the same objectives. 

In prime agricultural areas, all types, sizes and intensities of agricultural uses and 
normal farm practices shall be promoted and protected in accordance with 
provincial standards. 

New land uses, including the creation of lots, and new or expanding livestock 
facilities shall comply with the minimum distance separation formulae. 

PROVINCIAL POLICY STATEMENT 
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Official Plan Map 2 - Natural Heritage 
System · Feature Inventory 

Brooke-Alvlnston 

1. Brown Creek Woods and Wetland (ANSI, PSW, 
ESA) 

2. Walnut Heronry Woods and Wetland (ANSI, 
PSW, ESA) 

3. Brooke Township Sydenham Woods (ESA) 
4. AW. Campbell Conservation Area 
5. Sydenham River Corridor (LS, ESA, cc, PC) 

Dawn-Euphemia 

6. Rutherford Woods (ESA) 
7. Huffs Corners Forest (ESA) 
8. Langbank Woods (ESA) 
9. Oakdale Woods (ANSI, ESA) 

(includes: - Shetland Heronry (ESA)} 
10. Dawn-Euphemia Forest (ESA) 
11 . Shetland Conservation Area 
12. Grape Fern Woods Wetland (PSW, ESA) 
13. Shetland.Kentucky Coffee Tree Grove (LS, ESA. 

CC) 
14. Fansher Woods (ESA) 
15. McPhall Tract Wetland (LSW, ESA) 
16. Euphemia #3 (Cairo Wetland) (PSW, ESA) 

(includes: - Highway 79-Euphemla Woodlot 
(ESA)} 

17. Mccready Woods Wetland (PSW, ESA) 
18. Sydenham River Corridor (LS, ESA, CC) 
19. Cairo Woods (ESA) 
20. Cottonwood Swamp (ESA) 
21. Bobcat Swamp Wetland Complex (PSW, ESA) 

(Includes: - County Line Woods (ESA)} 

Ennlsklllen 

22. Bear Creek South of Wyoming (ANSI, ESA) 
(Includes: - Bear Creek Woodlot #1 (ESA)) 

23. Marthavllle Habitat Management Area 
24. LC. Henderson Conservation Area & Wetland 

(LSW, ESA) 
(Includes: - Bear Creek Woodlot #2 (ESA)} 

25. Little Bear Creek (ESA) 
26. Fox Creek Woods (ESA) 
27. Black Creek (ANSI, LSW, LS, ESA) 

(includes: - Black Creek Woodlot #1 (LS, ESA), 
Fox Creek Woods Wetland (LSW)} 

28. Black Creek Woodlot #2 (ESA) 

Lambton Shores 

29. Pinery Provincial Park Corridor (ANSI, LS, ESA, 
WA. CC, PC) 

30. Thedford Marsh Floodplain 
31. Kettle PolnUlpperwash/Port Franks Corridor 

(ANSI, PSW, LS, ESA, CC, PC) 

Map2 

Lambton County Official Plan 

(Includes: - Ausable River Cut Conservation 
Area, lpperwash Dunes Woodlot Complex (LS, 
ESA), lpperwash Inner Dunal Complex (PSW), 
lpperwash Provincial Park (ANSI, LS, ESA), 
lpperwash Area (CC), Kettle Point (ANSI), Kettle 
Point Shoreline and Marsh Complex (LS, ESA, 
CC), Port Franks Wetland and Forested Dunes 
(ANSI, CC), Port Franks Wetland (PS'N), Port 
Franks (LS, ESA)} 

32. Ausable River Cut (PC) 
33. Thedford Swamp/Bog (PSW, LS, ESA) 
34. Thedford Brickyard (ANSI) 
35. Ravenswood Wetland Complex (LSW, LS, ESA) 

(includes: • Jericho Creek Woodlot (LS, ESA)) 
36. South Kettle Point Lakeshore Marshes (ANSI, 

PSW, LS, ESA) 
(includes: - Gustin Grove 
Marsh/Shashawandah Creek (ANSI, ESA), 
Shashawandah Creek Woodlots & Lakeshore 
Marsh (LS)} 

37. Ausable Disjunct Woods (ESA) 

38. Au~_abl~ River Valley & Wetland (ANSI, PSl/<J, LS, 
esA. ccr · · · · · · · -
(lnc!udes: • Rock Glen Conservation Area) 

39. Cedar Point, Delmage & Rawlings Rd. 
Wetland Complex (PSW, ESA) 

40. Esli G. Dodge Conservation Area 

Petrolia 

41. Bridgeview Conservation Area (LS'N) 
(includes: - Petrolia (Bridgeview) CA Wetland 
(LS'N)) 

Plympton-Wyoming 

42. Highland Glen Conservation Area (SM) 
43. Charles J. McEwen Conservation Area 
44. Aberarder Creek Woodlot (LS, ESA) 
45. Uttoxeter Swamp (LSW, ESA) 
46. Camlachle Woodlot (LS, ESA) 
47. Egremont Road Woods (ESA) 
48. Spicebush Swamp (LSW) 
49. Reece's Corners Gravel Pits (ESA) 

Sarnia 

50. Blackwell Railway Tracks (Sarnia-Clearwater 
Nature Trail) (LS, ESA) 

51. Bright's Grove Sewage Lagoons (LS, ESA) 
52. Wawanosh Conservation Area & Wetland 

(PS~ 
53. Sarnia Landfill Swamp (LS'N) 

(Includes: - Perch Creek Habitat Management 
Area) 

54. Mandaumln Nature Reserve (SM) 
55. Aamjiwnaang First Nation (Sarnia Indian 

Reserve) (ESA, CC) 
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Lambton County Official Plan 

St. Clalr 

56. Stag Island Wetland (PSW, LS, ESA) 
57. Lambton Landfill Wetland Complex (LSW) 
58. Brlgden Wetland Complex (PSW, LSW, LS, ESA. 

CGP) 
(includes: - Bear Creek Woodlot #1 (LS), Bear 
Creek Woodlot #3 (LSW, ESA), Burton Drain 
Woodlot (PSW, Ls, ESA), Crown Game Preserve 
(LSW, LS, ESA, CGP)) 

59. Ladysmith Wetland Complex (PSVV) 
60. Clay Creek Woodland (ANSI, PSW, CC) 

(Includes: - Bickford Oak Woods Wetland 
Complex (PSVVJ) 

61 . Vulture Woods (LS) 
62. Waubuno Woodlot (LS, ESA) 
63. Plum Creek (ANSI, PSW, LS, ESA, CC) 

· (Includes: - Plum Creek Woods Wetland (LSW), 
Plum Creek #1 (LS, ESA), Plum Creek #2 (LS, 
ESA), Plum Creek Upland Woodlots (CC)) 

64. Bear Creek Woodlot #4 Wetland (PSW, LS, ESA) 
(includes: - Bear Creek Woodlot #4 (ESA), Bear 
Creek Woodlot #2-(LS)1 Moore Habitat 
Management Area) 

65. Bear Creek Floodplain (ANSI, cc, LS, ESA) 
(Includes: - Bear Creek Clay Plain Forest (CC), 
Bear Creek Woodlot #3 (LS), Bear Creek 
Woodlot #5 (ESA)) 

66. McKeough Upstream Lands (PC) 
67. Upper Clay Creek Wetland Complex (LSVV) 
68. Lower Clay Creek Wetland Complex (LSVV) 
69. Duthlll Woodlots (ANSI, LS, ESA) 

(includes: - Duthill Woodlot #1 (LS, ESA), 
Wllkesport Woodlot (LS, ESA)) 

70. McKeough Floodway & Conservation Area 
(PC) 

71 . Grant's Woodlot Wetland (LSW, LS) 
(Includes: - Duthlll Woodlot (LS), McKeough 
Conservation Area) 

72. Bray's Wetland Complex (PSVV) 
73. Duthlll Woodlot #2 Wetland (PSW, LS, ESA) 

(Includes: - Duthlll Woodlot #3 (LS)) 
74. Sassafras Woods (LS, ESA) 
75. Marshy Creek Wetland (PSW, CC) 

Warwick 

76. Bear Creek Source Woodlot Wetland (LSW, LS, 
ESA) 

77. Spicebush Swamp (LSW) 
78. West Warwick Woods Wetland (LSW) 
79. Warwick Conservation Area & Wetland (PSW) 
80. Highway 402 Woods (ESA) 

Walpole Island 

81 . Walpole Island (ANSI, ESA. CC) 

Map 2-2 

(includes: - Walpole Island Indian Reserve 
(ESA), Walpole Island Prairie, Savannah and 
Marsh (CC)) 

Cross Municipal Features 

A Lake Huron Shoreline (PC) 
(Huron County I Lambton Shores I Kettle & Stony Point I 
f:1Yf!1p_lon-Wy(?rt}ll)g I Sarnia) 

B. Ausable River Valley & Wetland (ANSI, PSW, LS, 
CC, PC) 
(Lambton Shores I Middlesex County) 

c. Hickory Creek (PC) 
(Warwick Twp. I Lambton Shores I Plympton-Wyoming 
Twp.) 

D. Perch Creek (PC) 
(SI. Clair I Plympton-Wyoming I Sarnia) 

E. St. Clair River (PC) 
(Sarnia I Aam]lwnaang I St. Clair Twp. I Walpole Island I 
Chatham-Kent) 

F. Bear Creek (PC) 
(Warwick Twp. I Plympton-Wyoming Twp. I Ennlsk/1/en 
Twp. I Petrol/a I St. Clair Twp.) 

G. Black Creek (PC) 
(Ennlsk/1/en Twp. I SI. Clair Twp.) 

H: North Syd·enhairr River (PC) 
(St. Clair Twp. I Chatham-Kent) 

I. Sydenham Riyer Corridor (LS, esA, cc, PC) 
(Brooke-Alvlnston Twp. /Dawn-Euphe,mla Twp. I Middlesex 
County I Chatham-Kent) 

J. Bobcat Swamp Wetland Complex (PSVV) 
(Dawn-Euphemia Twp. I Middlesex County) 

K. Skunk's Misery Wetland Complex (ANSI, Psw. 
CC) 
(adjacent lo Dawn-Euphemia Twp. I In Middlesex County I 
Chatham-Kant) 

Core Areas 

C1 . Port Franks - Pinery Core Area 
C2. Ausable River Valley Core Area 
C3. Aamjlwnaang Core Area 
C4. Bear Creek - Black Creek Core Area 
C5. Bickford Oak Woods Core Area 
C6. East Sydenham River Core Area 
C7. Walpole Island Core Area 
ca. Skunk's Misery Core Area 

Reasons for Designation Acronym Key: 

ANSI Area of Natural or Scientific Interest 
(Mlnlst,y of Natural Resources & Forest,y (MNR) & 
Natural Heritage Information Centre (NHIC)) 

CC Carolinian Canada recognized 
CGP Crown Game Preserve (MNR) 
ESA Environmentally Sensitive Area 

(1 979-80 L. ~amb Study) 
LS Life Science Area (NHIC) 
LSW Locally Significant Wetland 

(Ontario Wetland Evaluation System) 
PC Prlma,y Corridor (County of Lambton) 
PSW Provincially Slgnlflcant Wetland 

(Ontario Wetland Evaluation System) 
SAA Special Appendix Area 

(1 979-80 L. Lamb Study) 
WA Wilderness Area (NHIC) 

Map 2 
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CHAPTER 4: LAND USE DESIGNATIONS 

The City may require operators to conduct specific studies to address the above matters 
and require specific conditions that shall be attached to an aggregate extraction license. 

Mitigation measures may be required, such as increased setbacks, berms, landscaping, 
road improvements and dust and noise control. Mineral aggregate operations shall be 
screened from public view wherever possible. Screening may be provided by planting, 
fences and/or landscaped berms. 

5.2 Wayside Pits and Asphalt Plants 
Wayside pits and quarries used on public authority contracts, including portable asphalt 
and concrete plants, shall be permitted in all land use designations including the 
agriculture designation, with the exception of sites designated as natural areas or natural 
hazards. Such wayside pits and quarries shall be operated on a temporary basis for the 
purpose of local road construction or an associated road project. 

5.3 Aggregate Extraction Rehabilitation 
Progressive or sequential rehabilitation of lands within resource extractive areas is 
required in accordance with a rehabilitation plan prepared under the Aggregate Resources 
Act and a Site Plan Control Agreement. For aggregate resource operations proposed on 
agricultural lands, rehabilitation of the site shall be carried out in such a way that 
substantially the same areas and same average soil quality for agriculture are restored. 
Where substantial extraction occurs below the water table, rehabilitated sites may be used 
for either agricultural uses or as natural areas. 

4.3 NATURAL HERITAGE 

Clean air, soil and water and abundant trees, parks and open spaces support human health and 
attract people to live, work and invest in the City. Since settlement in the 1800s, extensive 
areas of Sarnia's natural environment have been diminished through clearing, drainage and 
development. The remaining natural environment therefore takes on a greater significance for 
the health and integrity of the ecosystem. 

Heightened public awareness, increased stewardship and strong municipal leadership are 
essential for the protection of the natural environment. Through the application of the policies of 
this Plan, the City will endeavour to ensure that future actions maintain and improve the natural 
environment of the City. 

4.3.1 General Policies 

1. Natural Heritage System 

30 

The City's natural heritage system consists of core natural areas, linkages, landforms and 
functions that together are recognized as essential to the maintenance of biological and 
geological diversity, natural functions, viable species population and ecosystem 
connectivity. The natural heritage system generally follows floodplains and woodlands, 
and their associated ecological functions. 

The City's natural heritage elements are identified on Map 5 and include: natural areas, 
natural hazards, their hydrological and ecological functions and linkages. Integrated 
management can contribute to ecosystem health, protect public health and safety and 
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CHAPTER 4: LAND USE DESIGNATIONS 

improve community well-being. Development shall generally be directed away from the 
natural heritage system. 

2. Natural Heritage Objectives 
It is the intent of this Plan to protect the City's natural heritage resources by: 
a) using watershed boundaries as the ecologically meaningful scale for planning; 
b) recognizing ecosystem services that benefit current and future generations; 
c) identifying natural areas, natural hazards and their ecological functions for long-term 

protection; 
d) protecting species at risk and their significant habitats; 
e) implementing a systems approach that ensures connectivity between and among 

natural heritage features and areas, and surface water and groundwater features to 
maintain ecological and hydrological functions; 

f) protecting, maintaining, enhancing and restoring the natural heritage system to the 
greatest extent feasible; 

g) providing clear mechanisms for assessing the potential immediate and long term 
impacts of development, site alteration and other activities on the natural heritage 
system; 

h) fostering appreciation and local stewardship of the natural heritage system; and 
i) supporting the ongoing monitoring and management of the natural heritage 

system to ensure its long term health. 
i) 

3. Watershed Planning 
The City is located within the jurisdiction of the St. Clair Region Conservation Authority 
and within three watersheds: 
• Perch Creek; 
• Cow Creek; and 
• St. Clair River Tributaries 

Watershed and sub-watershed planning integrate water management, environmental 
management and land use planning on an ecosystem basis. The City will participate in 
watershed and sub-watershed studies in co-operation with the Conservation Authority, the 
County, adjacent municipalities, community groups and other agencies. Relevant findings 
of watershed planning may be implemented through amendment to this Plan and/or the 
Zoning By-law. 

4. Natural Heritage Linkages and Restoration 
Linkages within the natural heritage system accommodate the spread of plants and 
movement of animals, thus reducing system fragmentation and isolation, supporting 
biodiversity conservation and improving the long-term viability of ecological systems. 
Existing linkages shall be protected. 

Any tree preservation, reforestation or naturalization measures required as part of a 
development process should enhance natural cores, corridors, and improve linkages. 
Natural heritage enhancements may include reforestation, buffer strips, restoration of tall
grass prairie coverages, lot line tree plantings and conservation easements. 

5. Huron Shore Flyway 
The Huron Shore Flyway is a migration route for many species of birds. The Flyway is 
generally located north of Michigan Avenue/Line with several natural features and areas 
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that should be protected as resting and staging areas for migratory birds and popular 
areas for observing birds. This Plan recognizes and supports the protection and 
enhancement of the Huron Shore Flyway. 

6. Accessibility within the Natural Heritage System 
To create a comprehensive network or recreational trails, the establishment of walking 
and bicycling routes along natural corridors within the urban area is encouraged, provided 
it can be demonstrated that there will no negative impact of these trails on natural features 
and function. This Plan supports the continued maintenance and enhancement of the 
Howard Watson Nature Trail for use as a walking and bicycling path linking various areas 
of the City. 

7. Community Stewardship of Natural Heritage 
Education, stewardship and collaboration are essential to achieving a sustained healthy 
natural environment over the long term. The City shall provide leadership and employ 
best management practices with respect to its operations and land management. The 
City will also work with the St. Clair Region Conservation Authority, the County, Council 
Committees and community groups to promote a healthy environment. The City supports 
new and ongoing community initiatives and voluntary land stewardship programs that 
contribute to the understanding, health and protection of the City's natural heritage. 

8. Private Ownership of Natural Heritage Features 
Except at the discretion of the owner, portions of the natural heritage system that are 
privately owned are not open to the general public. The preservation and management of 
the natural heritage system can be accomplished through stewardship, partnerships, land 
trusts, conservation easements, acquisitions or conveyance of land to the City, public 
agency or land trust, and implementing by-laws. 

9. Blackwell District 
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The Blackwell District shown on Map 5 is a low-lying geological depression once marked 
by a lake and marsh system that was drained and improved for agricultural purposes 
between 1859 and 1912. 

Despite drainage improvements, the Blackwell District is subject to environmental 
constraints such as flood-susceptible areas, alluvial soils and perched water tables, and is 
a major floodplain because its elevation is similar to that of Lake Huron. This lack of slope 
restricts effective drainage. 

The size and scale of the Blackwell District make it a unique geographical feature of the 
City. 

Much of the Blackwell District is impacted by natural hazards as defined by Provincial 
policy. These lands are subject to flooding under a 1 :100 frequency event. The District 
also contains high-quality agricultural soil and has long been recognized as a productive 
agricultural area. 

Together, the urban areas and prime agricultural area of the Blackwell District must be 
managed in a manner that recognizes and protects natural resources and hazards. While 
development is generally directed away from natural hazards, the area's location and 
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prime agricultural soil resource provide unique opportunities to support near-urban 
agriculture and an integrated urban-rural food system over the long-term. 

4.3.2 Natural Hazards 

Structures and property within floodplains, slopes and valleys, unstable land and 
shorelines may be susceptible to damage from processes such as flooding, erosion, slope 
failure and dynamic beaches. These processes become natural hazards when people 
and property are located in areas where they occur. 

Prevention of harm is best accomplished by directing development away from natural 
hazards. 

Development is not permitted in areas where the risk is the greatest, such as unstable 
beaches, slopes and within floodways. In other areas designated as natural hazards, 
development may be possible where effects and risk to public safety can be safely 
managed and mitigated by protective works to prevent impacts on ecological/littoral 
functions, property damage and potential loss of life. The City recognizes that the cost of 
maintaining protection works often requires on-going expensive maintenance and long
term capital investment commitments. 

1. Natural Hazards 
Development shall avoid natural hazards. Natural hazards are areas with environmental 
constraints designated on Map 6 including: 
• flooding, erosion and dynamic beach hazards related to the Great Lakes System; 
• flooding and erosion hazards related to rivers and streams; 
• hazardous sites with unstable soils (marine clay soils, organic soils); and 
• areas in which the water table is high. 

2. General Policies 
No alteration to a watercourse and no placing or removal of any fill of any kind whether 
originating on the site or elsewhere shall be permitted in lands designated as natural 
hazards unless such action is approved by the City or where fill regulations apply. The 
Conservation Authority Regulation text governs the extent of the Regulation where 
mapping is in dispute. The City may enact a Site Alteration By-Law under the authority of 
the Municipal Act to regulate such actions. 

For any construction proposed within a natural hazard, the proponent must obtain written 
permission from the St. Clair Region Conservation Authority before the City will issue a 
building permit. 

If buildings and structures that have been destroyed by fire or unusual circumstances, 
including natural disasters (not including flooding or erosion), are reconstructed, they must 
be flood-proofed to the regulatory flood elevation level or to the greatest extent possible. 

In areas where engineered flood lines have not been determined, the development 
proponent may be required to conduct a technical study to determine the extent of the 
floodplain. The cost of required studies, and any peer review, shall be borne by the 
development proponent. 
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The creation of lots, parts of which extend into flood-susceptible areas, may be permitted 
provided that no buildings, structures or outdoor storage are located on any portion of the 
lot within the one-zone floodplain policy area or the floodway of a two-zone floodplain 
policy area. Hazardous lands will be zoned accordingly and/or registered on title and non
compatible uses enforced. 

3. Natural Hazards Associated with the Great Lakes System 
Within the City, the Great Lakes System includes Lake Huron and the St. Clair River and 
their associated shorelines, dynamic beaches, and flooding and erosion susceptible 
areas. Within these areas, sand and sediment are constantly moving, and water levels, 
wind, soil type, degree of slope, rainfall, storms, dunes, bank stability and vegetation vary. 

Erosion and flooding are natural processes that are essential to the ecological balance of 
large reaches of shoreline. The principal goals of shoreline management are to protect 
ecological functions, prevent risks to human life, and minimize property damage. The City 
shall implement shoreline protection measures consistent with these objectives on a 
phased basis as the need arises and as funding can be made available. 

3.1 Lake Huron Shoreline 
These policies apply to lands along the Lake Huron Shoreline that are susceptible to 
flooding, erosion and dynamic beach hazards according to the Shoreline Management 
Plan prepared by the St. Clair Region Conservation Authority (SCRCA). Shoreline 
Management Area 1 is the high hazard area and Shoreline Management Area 2 is the 
medium hazard area. The Shoreline Management Plan contains an accurate illustration of 
the Shoreline Management Area (SMA) boundaries and shall be identified in the Zoning 
By-law. The Shoreline Management Areas were introduced in the 1992 SCRCA SMP and 
brought forward as updated SM P's. SMA's serve to assist in the implementation of 
technical standards prepared by MNR and SCRCA's Shoreline Development Guidelines. 

For sites within 75 metres of Lake Huron which lie below the flood elevation of 179.2 
metres CGD (Canadian Geodetic Datum), the required minimum elevation of any 
openings to new buildings shall be 179.2 metres CGD along with any additional 
floodproofing. It will be the responsibility of the proponent of any new development within 
this area to determine the 179.2 metres CGD flood elevation on the subject property. 

The shoreline development policies applicable to the Shoreline Management Areas are 
summarized in the following chart: 

Development Activity Shoreline Management Area 1 Shoreline Management Area 2 

repairs/maintenance (no permitted permitted 
intensification of use) 
interior alterations (no permitted permitted 
intensification of use) 
dwelling additions not permitted 30% addition permitted under the 

following conditions: no 
encroachment into Shoreline 
Management Area 1; and flooding, 
erosion and/or dynamic beach 
hazards are appropriately 
addressed (1 )(2) 
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rebuilding of dwelling not permitted not permitted 
destroyed by flooding and/or 
erosion 

new dwellings not permitted not permitted in dynamic beach 
hazard areas; otherwise permitted 
on condition that flooding and/or 
erosion hazards are appropriately 
addressed 2 

accessory buildings and not permitted not permitted in dynamic beach 
hazard areas; otherwise permitted 
on condition that flooding and/or 
erosion hazards are appropriately 
addressed 2) 

swimming pools 

septic systems not permitted permitted on condition that flooding, 
erosion and/or dynamic beach 
hazards are appropriately 
addressed 2 

boardwalks and/or stairs not permitted in flooding hazard; 
otherwise permitted on condition 
that erosion and/or dynamic 
beach hazards are appropriately 
addressed (2) 

permitted on condition that flooding, 
erosion and/or dynamic beach 
hazards are appropriately 
addressed (2) 

decks not permitted in flooding and/or 
dynamic beach hazard; may be 
permitted in erosion hazard 
provided hazards are 
a ro riatel addressed 2 

permitted - provided that flooding, 
erosion and/or dynamic beach 
hazards are appropriately 
addressed (2) 

shoreline protection permitted on condition that works are approved by the St. Clair Region 

creation of lot(s) ie. 
severance, subdivisions 
lot consolidation 
technical severances 

Conservation Authori ro nes not erm itted. 

NOTE: (1) Additions are expressed as a percentage of the ground floor area of the dwelling 
existing on the date of adoption of this Plan. 

(2) Addressing flooding, erosion and/or dynamic beach hazards in conjunction with the 
development or redevelopment of a shoreline property can take the form of 
structural or non-structural measures, or a combination of these measures meant to 
reduce potential damages. These measures may include {but are not limited to) 
moveable dwelling designs, dwelling relocation, bluff stabilization measures, 
protection works, drainage, and beach nourishment. Where protection works are 
proposed to address the hazards, these works must meet established standards 
and procedures. 

(3) The creation of lots that extend into Shoreline Management Areas 1 and 2 may be 
permitted provided that new buildings and structures conform with applicable 
requirements. Hazardous lands will be zoned accordingly and/or registered on title 
and non-compatible uses enforced. 
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3.2 St. Clair River Shoreline 
For the St. Clair River shoreline, the Province has determined the 1:100 year flood 
elevation level shall be 178.0 metres CGD as these lands are less susceptible to wave 
uprush than lands on the Lake Huron shoreline. For sites near the St. Clair River, the 
required minimum elevation of any openings to new buildings shall be 178.3 metres CGD 
along with appropriate floodproofing. 

For sites bordering the St. Clair River that have no shoreline protection, any new habitable 
building shall have a minimum setback of 15 metres from the top of the shoreline bank 
unless identified in an appropriate profressional study following established standards and 
approved by SCRCA and the City. Additions to existing habitable buildings having less 
than the required setback from the top of the shoreline bank along the St. Clair River are 
permitted provided that the addition does not reduce the existing setback. Development 
within the hazard on the St. Clair River can occur provided the hazard is safely addressed 
following established standards. 

Minor land filling and modifications to the configuration of the shoreline shall be permitted 
for the purpose of stabilizing slopes and shorelines, creating or enhancing aquatic habitat, 
naturalizing the shoreline, improving water quality, or providing public access to the 
water's edge where appropriate. 

4. River and Stream Floodplains 
Floodplains are the areas, usually lowlands adjoining a watercourse that have been or 
may be subject to flooding hazards. The City's floodplains consist of "one-zone floodplain 
policy areas" and "two-zone floodplain policy areas" as identified on Map 6. 

The regulatory flood standard for the Perch Creek watershed is based upon the 1 :100-
year frequency based flood. 

The regulatory flood standard for the Cow Creek and St. Clair River Tributary watersheds 
are based on a storm centred event; that being the Hurricane Hazel storm that occurred in 
1954. 

4.1 One-Zone Floodplain Policy Areas 
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In these areas, the entire flooding hazard limit defines the floodway. The one-zone 
concept is the preferred approach for the management of flooding hazards as it provides 
the most cost-effective means of minimizing potential threats to life and risks of property 
damage and social disruption. 

Within one-zone floodplain policy areas, no buildings or structures are permitted except for 
those necessary for flood and/or erosion control. The construction of new public roads, or 
new structures necessary for conservation, public recreation, utilities or agricultural 
purposes may be permitted provided they do not affect flood flows. 

Minor expansions or alterations to lawfully existing buildings and structures may be 
permitted provided that: 
a) no new dwelling units are created; 
b) no new floor space, including basements, is created below the regulatory flood 

elevation; and 
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c) all mechanical and electrical services are floodproofed to the regulatory flood 
elevation level. 

4.2 Two-Zone Floodplain Policy Areas 
Two-zone floodplain policy areas divide floodplains into two zones: 

a) Floodway the contiguous inner portion of a floodplain required for the safe passage 
of flood flows where flood depths and/or velocities are considered to be such that they 
pose a potential threat to life and/or property damage. 

b) Flood fringe: the outer portion of the floodplain between the floodway and the flooding 
hazard limit. Flood depth and velocity are generally less severe than in the floodway. 

The two-zone approach is not the preferred method of floodplain management. While 
development may be adequately flood-proofed over the short term, continuous 
maintenance and upkeep would be required to ensure protection works and local services 
remain effective. 

Within an approved two-zone floodplain policy area, development within the floodway shall 
be restricted to minor expansions or alterations of existing buildings as set out in one zone 
floodplain policy areas. 

Development within the flood fringe shall be restricted to infilling, redevelopment or 
replacement of existing buildings or structures, and minor additions or alterations to 
existing buildings, provided the following conditions are met: 
a) written permission is issued by the St. Clair Region Conservation Authority on the 

basis that no adverse effects on the hydraulic characteristics of flood flows will occur; 
no hazards will be aggravated and no adverse environmental impacts will result; 

b) all development is suitably flood-proofed to the regulatory flood elevation level as 
determined by and to the satisfaction of the St. Clair Region Conservation Authority 
and the City of Sarnia; 

c) all habitable floor space is constructed at or above the regulatory flood elevation level; 
d) all essential building services (i.e. electrical, telephone, heating etc.) are constructed 

at or above, or are protected, to the regulatory flood elevation level; 
e) no uninhabitable floor space is created below the regulatory flood elevation where 

there is the possibility of its conversion to habitable floor space; 
f) the proposed use is not an institutional use, essential emergency service, or operation 

related to the disposal, manufacture, treatment or storage of hazardous substances; 
g) safe access is maintained for the maintenance and repair of protection works during 

limes of flooding; and 
h) safe vehicular and pedestrian movement for all new habitable buildings is guaranteed 

in order that safe access/evacuation is ensured. The St. Clair Region Conservation 
Authority shall determine what is considered safe access, based on flood depth and 
velocity factors. 

The City may consider applying the two-zone concept to portions of the floodplain where it 
can be demonstrated that 'flood fringe' areas can be safely developed with no adverse 
impacts. Consideration of the two-zone concept may only be initiated by a planning 
authority. 
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Applying the two-zone concept requires considerable review and is to be applied on a 
reach/watershed/subwatershed basis. In accordance with Provincial technical guidelines, 
the City, in consultation with the St. Clair Region Conservation Authority and Ministry of 
Natural Resources, shall assess the suitability of applying the concept including (but not 
limited to) the following factors: 
• historic and projected frequency of flooding; 
• the physical characteristics of the valley; 
• the impacts of proposed development (including flood levels at the site and upstream, 

and flood levels downstream; 
• feasibility and costs offlood-proofing; 
• constraints to the provision of services; 
• access points; and 
• existing land uses and the potential for changes to those land uses. 

Prior to approval, Council shall be satisfied that no adverse impacts will result and that the 
City maintains the long-term administrative and financial capability to effectively manage 
the identified two-zone floodplain policy area in perpetuity. 

The proponents of any development in a designated flood fringe shall prepare a protective 
works and emergency plan prepared prior to permitting conditional development. All 
communal protective works identified through a two-zone analysis shall be owned, 
operated and maintained by the City. 

4.3 Protective Works and Emergency Planning 
Past approvals have resulted in urban development located within natural hazards. A 
flood protection management plan shall be prepared by the City for each existing two
zone floodplain policy area to ensure the following: 
a) the life cycle costs of protection works are identified and infrastructure kept in a state 

of good repair; 
b) climate change impacts are considered and new works are built as necessary to 

protect from the regulatory flood event over the long-term; 
c) safe access must be ensured for the repair of protection works during times of 

flooding; 
d) effective coordination with Provincial, County and City emergency planning; 
e) back-up electrical systems are maintained in a state of readiness and good repair; 
f) existing institutional uses, such as schools and homes for the aged, can be safely 

accessed/evacuated during times of flooding; and 
g) best management practices are used in the floodproofing of development. 

5. Erosion Hazards 
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Erosion is a natural process in all rivers, streams and coastal shorelines of the Great 
Lakes. The rate of erosion may be accelerated by flooding and increased runoff 
associated with changing land uses in the watershed. Slope failures can damage homes 
or highways and can be fatal to humans and wildlife. In most cases, damage is 
exacerbated by human modification to the slope. Slope failures can be triggered by 
atmospheric processes (heavy rainfall), geological processes (earth tremors, freeze-thaw 
cycles), human modification or a combination of the above. 

Development adjacent to steep slopes or watercourse valleys must be set back from the 
toe erosion allowance plus stable top-of-bank. This erosion setback will be determined by 
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the proponent in consultation with the City of Sarnia and the St. Clair Region Conservation 
Authority or a provincial authority. The required development setback will reflect the 
degree, severity and extent of the erosion hazard. A standard setback may be included in 
the implementing Zoning By-Law. 

Where slope stabilization, development or redevelopment is proposed near the top-of
bank of a major watercourse or significant slope, the proponent will consult with the City of 
Sarnia and the St. Clair Region Conservation Authority regarding the need for 
geotechnical or engineering studies. Outside regulated areas, the City may consult with 
the St. Clair Region Conservation Authority at its own discretion. The City will reserve the 
right to require geotechnical and/or engineering studies and/or works from development 
proponents. 

4.3.3 Natural Areas 

Environmental features provide social, ecological, and economic benefits, and contribute 
to overall quality of life by maintaining air, land and water quality, as well as by providing 
biological diversity. Natural features identified as natural areas form part of a larger 
system, and shall be protected from development with a view to enhancing the entire 
ecosystem. Uses such as conservation, forestry, wildlife areas and passive recreation are 
permitted. 

Definitions 

Adjacent lands: lands contiguous to a specific natural heritage feature or area where it is 
likely that development or site alteration would have a negative impact on the feature or 
area. 

Areas of natural and scientific interest (ANSls): areas of land and water containing 
natural landscapes or features that have been identified as having life science or earth 
science values related to protection, scientific study or education. The Ontario Ministry of 
Natural Resources identifies and confirms ANSls as being provincially, regionally or locally 
significant in accordance with the ANSI identification and confirmation procedure. 

Ecological function: the natural processes, products or services that living and non-living 
environments provide or perform within or between species, ecosystems and landscapes. 
These may include biological, physical and socio-economic interactions. 

Fish habitat: spawning grounds and nursery, rearing, food supply, and migration areas 
on which fish depend directly or indirectly in order to carry out their life processes, as 
defined in the Fisheries Act. Fish includes fish, shellfish, crustaceans and marine animals, 
at all stages of their life cycle. 

Significant: ecologically important in terms of features, functions, representation or 
amount and contribution to the quality and diversity of an identifiable geographic area or 
natural heritage system. 

Significant Habitat of Endangered Species and Threatened Species: the habitat of a 
species that is listed as "endangered" or "threatened" on the Ministry of Natural Resources 
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(MNR) official Species at Risk list, as updated and amended. MNR identifies such habitat 
by delineating, describing, reviewing and approving the work of others. 

Wetlands: lands that are seasonally or permanently covered by shallow water, as well as 
lands where the water table is close to the surface, and where the presence of abundant 
water has caused the formation of hydric soils and has favoured the dominance of either 
hydrophytic plants or water-tolerant plants. 

Significant wetlands include both provincially and locally significant wetlands identified by 
the Ontario Ministry of Natural Resources (MNR) using the Ontario Wetland Evaluation 
System (OWES) Southern Manual for evaluating wetlands. MNR is the approval authority 
for wetland evaluations and determines the level of significance. 

Wildlife Habitat: areas where plants, animals and other organisms live, and find 
adequate amounts of food, water, shelter and space to sustain their populations. Specific 
wildlife habitats of concern may include areas where species concentrate at a vulnerable 
point in their annual or life cycle, and areas that are important to migratory or non
migratory species. 

Significant wildlife habitat include seasonal concentration areas, rare vegetation 
communities or specialized habitats for wildlife (such as a tall grass prairie), habitats of 
species of conservation concern excluding the habitats of endangered species and 
threatened species, and animal movement corridors. 

Woodlands: treed areas that provide environmental and economic benefits to private 
landowners and the general public, such as erosion prevention, hydrological and nutrient 
cycling, clean air, the long-term storage of carbon, provision of wildlife habitat, outdoor 
recreational opportunities and the sustainable harvest of a wide range of woodland 
products. 

Significant Woodlands are identified by the County of Lambton in accordance with the 
Provincial Natural Heritage Reference Manual and include woodlands 2 hectares or 
larger; and smaller woodlands having a minimum size of 0.5 hectares and located within 
150 metres of another natural heritage feature, 120 metres of two or more other natural 
heritage features, within a surface water feature, above a groundwater feature, within 750 
metres of a surface water feature, being of economic or social value, having native forest 
species that have declined significantly, or unique in terms of species composition, cover 
type, age or structure. 

Valley/ands: a natural area that occurs in a valley or other landform depression that has 
water flowing through or standing for some period of the year. Significant valley/ands 
include land with a slope of 10% or greater, and undeveloped areas within the regulatory 
floodplain and erosion hazard areas identified by the SCRCA. 

1. Types of Natural Areas 
Natural Areas shown on Map 5 consist of: 
• provincially significant wetlands; 
• locally significant wetlands; 
• fish habitat; 
• significant habitat of endangered species and threatened species; 
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• significant woodlands; 
• significant valley/ands; 
• significant wildlife habitat; 
• areas of natural and scientific interest (ANS ls); and 
• other areas identified by Council, including nature reserves and prairie grasslands. 

Where two or more types of natural areas overlap, the policies that provide the most 
protection shall apply. If there is a discrepancy between the maps and the policies, the 
policies shall prevail. 

The location of the habitat of endangered species and threatened species is considered to 
be sensitive information, thus is not available to the general public, and must be 
determined through consultation with the Ministry of Natural Resources. 

Natural areas shall be zoned in the implementing Zoning By-law. 

2. Permitted Uses in Natural Areas 
Permitted uses in natural areas include conservation, forestry, fish and wildlife areas, 
passive recreation, low impact scientific and educational activities, and restoration 
activities, subject to the policies of this Plan. Permitted uses will be set out in the Zoning 
By-law. If a development proposal for permitted uses has the potential to result in a 
negative impact to natural areas, the proponent may be required to conduct an 
Environmental Impact Study (EIS). 

This Plan recognizes that the primary role of the Bright's Grove Sewage Lagoons, shown 
on Map 5, is as a municipal waste water treatment facility and its role as natural areas is 
secondary. 

3. 'Type A' Protection 
Areas of greatest significance are categorized as 'Type A' natural areas. These include 
provincially significant wetlands, locally significant wetlands, fish habitat and significant 
habitat of endangered species and threatened species. Development and site alteration 
are not permitted in "Type A" natural areas as it is intended that they remain in their 
natural state. 

All development applications shall be screened against known or probable locations of 
habitat of endangered species and threatened species. Where a known or probable 
location of habitat of endangered species and threatened species is identified on or is in 
close proximity to the subject lands, the development proponent shall consult with the 
Ontario Ministry of Natural Resources to confirm the identification and determine whether 
specific technical studies may be required. 

All permanent and intermittent streams, watercourses, lakes, wetlands and ponds, other 
than artificial off-stream ponds, are deemed to be fish habitat and are identified as surface 
water features on Map 5. If it can be demonstrated to the satisfaction of the City of Sarnia 
and St. Clair Region Conservation Authority that a feature does not constitute fish habitat 
(e.g. through an Environmental Impact Study), it may be removed from Map 5. 
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4. 'Type B' Protection 
'Type B' Natural Areas are essential components of the City's natural environment and 

include: 
• lands adjacent to 'Type A' features; 
• significant woodlands; 
• significant valley/ands; 
• significant wildlife habitat; 
• areas of natural and scientific interest (ANSls ); and 
• other areas identified by Council. 

Development shall be directed away from natural areas. However, in certain instances 
development and site alteration may be permitted in 'Type B' natural areas provided that 
such development or site alteration does not negatively impact natural features or their 
ecological functions. The City will consider development and site alteration provided that: 
a) an accepted Environmental Impact Study or an Environmental Assessment 

demonstrates that the proposal will not have a negative impact on the natural heritage 
features or ecological functions for which the area is identified; 

b) no alternative location exists that is outside of the natural area designation; 
c) the affected area is not a wetland, floodplain, hazardous area (e.g. unstable slopes, 

soils or sinkholes); 
d) groundwater will be protected, particularly in vulnerable areas; 
e) the St. Clair Region Conservation Authority, and other appropriate agencies, shall be 

consulted; and 
f) the development is not severed from the holding on which ii is located. 

Development in "Type B" natural areas is conditional on natural environment 
enhancements such as forest improvement, reforestation, linkages, stewardship 
agreements and conservation agreements. 

5. Boundary Confirmation and Feature Evaluation 
The City recognizes that natural features change over time and that it may be necessary 
to update natural areas designations to recognize these changes. Where insufficient 
information exists on the presence and significance of natural areas, development 
applicants shall be required to conduct an Environmental Impact Study (EIS). The 
appropriate level of protection shall be given to identified natural areas in accordance with 
the policies of this Plan. Any additional natural areas that are identified from lime to time 
may be added to Map 5 without amendment to this Plan. 

The boundaries of natural areas and adjacent lands shall be accurately surveyed and 
illustrated on all plans submitted in support of development and site alteration 
applications. Such boundary interpretations, and any minor refinements to the boundaries, 
may be made without an amendment to this Plan. 

Any unauthorized development or site alteration of a natural area shall not be recognized 
as a new existing condition, and such alteration or removal shall not constitute a basis for 
redesignation. Restoration of any disturbed area shall be required to the satisfaction of 
the City. 

6. Lands Adjacent to Natural Areas 
Lands adjacent to significant natural features shall be protected from incompatible 
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development. The proponent of any development or site alteration within 120 metres of 
natural areas may be required to undertake an Environmental Impact Study to assess the 
impact of a proposed development or site alteration. 

An Environmental Impact Study is required where development or site alteration may 
cause degradation that threatens the health and integrity of the natural features or 
ecological functions of the area. See Section 4.3.3 for Environmental Impact Study 
requirements. 

Development on lands adjacent to natural areas will be approved only where the 
ecological functions of the adjacent lands have been evaluated and it has been 
demonstrated that there will be no negative impacts on the natural features or their 
ecological functions. 

The Zoning By-law may use an overlay and/or a holding symbol (H) in these areas. 

7. Watercourses 
The City recognizes that the health of aquatic communities and fish habitat is an indicator 
of a healthy environment. Development and site alteration shall not adversely affect 
watercourses. Development along watercourses shall be planned to ensure that harmful 
alteration, disruption and destruction of fish habitat is avoided. The following principles 
apply to any development along a watercourse in the City of Sarnia: 
a) natural vegetation and other suitable erosion control methods should be introduced 

and maintained on the banks of watercourses; 
b) construction of tile outlets shall not contribute to erosion along watercourses; 
c) trees shall be planted or other buffer measures installed where appropriate to protect 

watercourse banks and enhance the ecological corridor role of watercourses; 
d) interim measures to protect the watercourse from erosion and sedimentation during 

construction shall be implemented; and 
e) an appropriate setback for all development from the top of the bank of watercourses 

shall be required to prevent erosion, improve water quality, enhance wildlife corridors 
and protect fish habitat, in addition to protecting the development from flooding and 
slope instability. 

The Zoning By-law shall establish setbacks from watercourses to minimize the effect of 
development and site alteration. 

8. Fish Habitat 
The City may permit development near or adjacent to fish habitat where it is demonstrated 
to the satisfaction of the Department of Fisheries and Oceans (DFO), its designate and/or 
the City that the proposal will not harmfully alter, disrupt or destroy fish habitat. The goal is 
no net loss of the productive capacity of fish habitat. 

Development proponents may be required to conduct an Environmental Impact Study to 
determine appropriate buffer zones, opportunities for near-site habitat replacement, off
site habitat replacement or on-site increased habitat capacity to the satisfaction of DFO, 
its designate and the City. 

If it is determined by DFO, its designate and the City that any development would cause 
negative impacts, such development and site alteration may be prohibited. 
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Any development conditions identified through an Environmental Impact Study must be 
implemented by the development proponent to the satisfaction of DFO, its designate and 
the City. 

9. Environmental Impact Studies 

44 

An Environmental Impact Study is an objective, science-based study, prepared by a 
qualified expert, which assesses the potential impacts of proposed development or site 
alteration on the natural environment, and provides measures to ensure no negative 
impacts on the natural heritage system, natural areas or their ecological functions. The 
level of detail will vary, depending on the characteristics of the site and the proposed 
development. 

Any Environmental Impact Study shall be conducted in two phases: 

Phase 1 evaluations examine and assess the suitability for the proposed development of 
the site and adjacent lands, including an inventory and assessment of the following: 
a) vegetation communities, and terrestrial natural habitat features and functions 

including wetlands, trees, flora and fauna, and wildlife habitat; 
b) water catchment areas, known watercourses, and hydrologic features and functions; 
c) physical features, soils and landforms; 
d) riparian zones or buffer areas and functions, and 
e) aquatic habitat features and functions. 

Phase 1 evaluations must be reviewed and approved by the City and appropriate 
agencies, before Phase 2 can be initiated. 

Phase 2 evaluations shall identify and assess the impacts of a proposed development, 
both during construction and after completion, on natural heritage features and functions. 
Methods and measures for the mitigation of potential environmental effects shall be 
identified, and the measures that will be used to mitigate negative impacts and the 
effectiveness of these measures will be specified. Where possible, negative impacts will 
be avoided rather than mitigated, and proposals may need to be modified. Monitoring and 
further mitigation may be required. Any measures that will be undertaken to improve 
natural heritage features and functions shall be described, including measures to 
compensate for lost features or functions and enhancements to the natural heritage 
system. 

Applicants shall discuss with appropriate City and agency staff the purpose, scope and 
content of an Environmental Impact Study before commencing the study. The 
Environmental Impact Study should be prepared early in the planning process to ensure 
that the constraints and opportunities associated with natural heritage on or near the site 
are known and can inform the review. City and agency staff will provide input into the 
terms of reference. 

The City will review each Environmental Impact Study to determine whether it is complete. 
The City may commission a qualified expert to carry out a peer review at the applicant's 
expense, and may request the applicant to provide additional information. Public input and 
review should also be integrated into the process to ensure that all issues have been 
adequately addressed and that the assessment is complete and technically accurate. 
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The completion of an Environmental Impact Study does not guarantee that development 
proposals will be approved. 

10. Severances in Natural Areas 
Lot creation in natural areas is discouraged. Severances may be permitted only for: 
a) the conveyance of land to public bodies or agencies engaged in the protection, 

reestablishment and management of the natural environment; and 
b) for minor lot boundary adjustments. 

4.4 STABLE RESIDENTIAL AREAS 

Residential areas are essential components of the City. In addition to residences, they include 
schools, parks, places of worship, and community centres. Over the long-term, stable 
residential areas will remain stable but not static. While some stable residential areas are being 
developed or are planned to develop as new residential neighbourhoods, existing older areas 
may need to be strengthened to ensure a better quality of life for residents. There may be gaps 
in facilities and services, buildings may need to be upgraded, or residents may face hardships, 
social vulnerability or difficulty accessing essentials such as healthy foods. Strategies and 
specific measures may be needed to address these issues. 

The maintenance and enhancement of existing assets is a priority of this Plan. Limited 
residential intensification may be permitted through contextually sensitive techniques and the 
redevelopment of sites that contain obsolete and incompatible land uses. Intensification of land 
adjacent to stable residential areas will be carefully controlled so that existing and future 
neighbourhoods are protected from negative impacts. 

4.4.1 General Policies 

1. Stable Residential Areas Objectives 
The lands identified as stable residential areas on Map 1 represent the areas that provide 
for existing and future stable residential communities. 

Stable residential areas are to be developed and be maintained as physically stable areas 
that may mature and adapt gradually for residential purposes as the City evolves. New 
development and reinvestment is to achieved by residential development that reinforces 
the prevailing built form standards found in, or planned for, each neighbourhood. In 
support of these goals, the City shall: 
a) support the improvement and renewal of all neighbourhoods; 
b) encourage the maintenance and rehabilitation of existing housing stock as the 

preferred form of providing housing in these areas; 
c) prevent the encroachment of commercial and industrial uses into stable residential 

areas; 
e) support the relocation of existing incompatible uses out of stable residential areas; 
f) encourage infill and redevelopment in appropriate locations; 
g) ensure any permitted development proceeds in such a manner so as not to impose a 

financial burden on the City or municipal taxpayers; and 
h) enforce standards to ensure that all properties are well maintained and in compliance 

with housing, building, and health codes. 
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3. Adult Entertainment Establishments 
Adult entertainment establishments shall be permitted only on lands designated heavy 
industrial and light industrial that are at least 120 metres away from any lands designated 
and/or zoned for residential or open space purposes. 

In such areas, adult entertainment establishment uses shall be considered only on the 
basis of individual applications to amend the Zoning By-law in accordance with the 
following additional locational criteria: 
a) any building erected or altered for use as an adult entertainment establishment shall 

not be permitted on a site that abuts Vidal Street, London Road/Line, Indian Road, 
Murphy Road, Exmouth Street, Mitton Street, Wellington Street, Front Street or 
Christina Street; and 

b) any adult entertainment establishment shall not be permitted on any lot that has a lot 
line located within 320 metres of any other lot occupied by an existing adult 
entertainment establishment use. 

5.12 NATURAL ENVIRONMENT 

A healthy and clean natural environment is essential for human health, well-being, and for the 
integrity and proper functioning of ecosystems. All decisions, whether public or individual, 
impact on the quality and condition of the City's natural environment. Together with all 
applicable policies of this Plan, this section provides policy guidance to recognize and protect 
environmental quality, and improve natural environment functions. 

1. Natural Environment 
The City shall develop and implement an Urban Forestry Management Plan to ensure the 
proper management and long-term health of the City's urban and rural trees and 
vegetation, including strategies for education, stewardship initiatives and partnerships. 

The City will incorporate best management practices for municipal buildings, property, and 
roads, in order to reduce the amount of contaminants entering the environment through 
activities such as street cleaning, snow removal, and weed control. 

2. Woodlands Management 

108 

Woodland habitat loss is one of the most serious threats to biological diversity. While 
Environment Canada recommends that 30% of a watershed should be in forest cover, 
only 14.9% of the watershed of the St. Clair Tributaries is forest cover. The Cow and 
Perch Creek watersheds have only 8.9%. 

The City encourages improved forest cover through increased urban canopy cover and 
strategic restoration efforts that support existing natural areas, including hedgerows, and 
that minimize any loss of existing agricultural land used for crops or as pasture. 

In support of woodlands protection and sustainable management practices, the City may 
consider implementing relevant sections of the Forestry Act, the Woodlands Improvement 
Act, the Municipal Act, and any other relevant legislation. 
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3. Reforestation Requirements 
Where natural areas forest cover and/or naturalized areas are permitted to be removed in 
accordance with the policies of this Plan, they are to be replaced as a condition of any 
development approval in accordance with the following: 
a) in prime agricultural areas and employment areas, any proposed development or site 

alteration shall require reforestation of at a minimum, an equivalent area of land, 
b) in any other designations, restoration of forest cover shall be required at a rate of 

twice the area removed; 
c) preference will be given in the following order of priority: reforestation at the same 

site; adjacent to a designated natural areas; and/or within natural hazards; and 
d) any reforestation should consist of indigenous species, and shall be maintained by 

the proponent to the free-to-grow stage; long term management of these 
replacement trees shall comply with the County of Lambton Woodlands Conservation 
By-law. 

Council may consider the reduction or re-allocation of development densities in order to 
preserve existing woodlots and mature trees, and other natural areas and features which 
are not identified within the natural areas designation of this Plan. 

4. Urban Canopy 
Urban trees provide shade, privacy, and wildlife habitat, help clean air and water, cool 
homes and parking lots, and beautify parks and streets. A healthy urban canopy 
contributes to environmental stability and resiliency, and ensures a better quality of life. 
The City shall ensure the proper management and long-term health of the City's trees by: 
a) developing and implementing an Urban Forest Management Plan 
b) protecting, preserving and planting street trees within road rights-of-ways, including 

during reconstruction, utility projects and regular maintenance; 
c) ensuring new tree plantings and landscaping, including street trees, are an integral 

part of any development approval process; 
d) encouraging private landowners to protect and preserve trees located on private 

property; 
e) supporting native species recovery and naturalization on both private and public 

lands; 
f) controlling and eradicating invasive species that are destructive to forest health; and 
g) improving the resilience of the urban canopy through diversity of tree species, 

structure and age class. 

5. Tree Preservation Plans 
The proponent of any proposal for development or site alteration may be required to 
submit a Tree Preservation Plan, prepared by a qualified expert, to the satisfaction of the 
City. The City recognizes that not all trees can and should be preserved. Trees that are 
structurally unstable, in poor health, or an undesirable species may be candidates for 
removal. 

A Tree Preservation Plan shall: 
a) contain an inventory of existing trees, health, and size; 
b) indicate the impact of development on existing trees and the wildlife habitat that they 

provide; 
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c) indicate measures necessary to reduce the negative effects of development, including 
the identification of opportunities to restore tree and woodland health through pruning, 
transplanting, replanting and landscaping; 

d) identify all trees to be removed and all trees to be preserved; 
e) indicate a plan for the replacement of all removed trees with suitable quality stock, 

preferably of indigenous species and the maintenance of replacement trees to a free
to-grow stage; 

f) be included in the development agreement; and 
g) incorporate the requirements of any applicable Environmental Impact Study. 

6. Restoration 
In many instances, human activities have degraded the natural environment. The effects 
are continued and cumulative, and few high-quality aquatic and terrestrial ecosystems 
remain. To avoid restoration efforts that are well-intentioned but ineffective, restoration 
strategies shall: 
a) begin with a watershed analysis; 
b) provide a broad range of benefits to terrestrial, riparian and aquatic ecosystems; 
c) address the causes of degradation, rather than the symptoms; 
d) have a well-defined project life span and understanding of expected benefits over 

time; 
e) be self-sustaining once completed, requiring minimum maintenance or operation; 
f) contribute to restoring historical composition and biodiversity; and 
g) link isolated habitat units. 

7. Shorelines 

110 

The Lake Huron and St. Clair River shorelines provide essential ecological functions, 
improve citizen quality of life, and are recognized as vital tourist destinations. The goal of 
the City is to protect, enhance and restore the quality of shorelines and to improve public 
access to the Lake and River. All development, existing and proposed, is encouraged to 
minimize negative impacts and improve the natural conditions of shorelines through 
stewardship and community partnerships. 
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SECTION 7 

URBAN RESIDENTIAL 1 ZONE (UR1) 

Permitted Uses 
Zone Regulations 
Site and Area Specific Regulations 
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7 .1 Permitted Uses 

7.2 

Accessory uses and buildings. 
Churches. 
Day care centres. 
Group homes. 
Lawfully existing dwellings and dwelling conversions. 
Schools. 
Single detached dwellings. 
Women's shelters. 

Zone Regulations 
(4112010) 

7.2.1 Single Detached Dwellings and Women's Shelters 

(1) Lot Area: 

(2) Lot Frontage: 

(3) Front Yard Depth: 

(4) Side Yard W idths: 

(minimum) 460m2 

(minimum) 15m 

(minimum) - Sm 
- i .5m on an arterial street 

(minimum) - 1.2m minimum (one side) 
- 2.4m minimum (other side) 

provided, however, that where 
there is an attached garage or 
carport, the minimum side yard 
width (each side) shall be 1.2m 
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(5) Rear Yard Depth: 

(6) Lot Coverage: 

(7) Height: 

(minimum) 7.5m, except that for lots which 
abut Lake Huron, the minimum 
rear yard setback shall be 
determined in accordance w ith 
Section 3.40 (2) of this By-law 

(maximum) - 35% 
- 40% for bungalow dwellings 

(maximum) 12m 

(8) Landscaped Open Space: (minimum) 40% 

(9) Special Provisions for Women's Shelters: (41/2010) 

(a) a women's shelter in the UR1 zone shall comprise a single detached 
dwelling. 

Churches and Schools 

(1) Lot Area: (minimum) 700m2 

(2) Lot Frontage: (minimum) 23m 

(3) Front Yard Depth: (minimum) 9m 

(4) Side Yard Widths: (minimum) Gm (each side) 

(5) Rear Yard Depth: (minimum) 7.5m 

(6) Lot Coverage: (maximum) 35% 

(7) Height: (maximum) 12m 

(8) Landscaped Open Space (minimum) 30% 

' . • 
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7.2.3 Day Care Centres 

(1) Lot Area: (minimum) 500m2 

(2) Lot Frontage: (minimum) 15m 

(3) Front Yard Depth: (minimum) Sm 

(4) Side Yards: (minimum) 3m (each side) 

(5) Rear Yard Depth: (minimum) 7.5m 

(6) Lot Coverage: (maximum) 35% 

(7) Height (maximum) 12m 

(1) Landscaped Open Space: (minimum) 30% 

7.2.4 Lawfully Existing Dwellings and Dwelling Conversions 

(1) The respective regulations set out in Sections 7.2.1 and 8.2.2 shall apply. 

7.2.5 Group Homes 
(4112010) 

(1) The regulations set out in Section 3.16 shall apply. 
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Industrial Zone and Waterfront Zone. 

(4) Accessory Buildings 

Accessory buildings are permitted in accordance with Section 3.1 of this By
law. 

(5) Parking Areas 

Parking is permitted in yards in accordance with Section 3.37 of this By-law. 

(6) Loading Areas 

Loading areas are permitted in yards in accordance with Section 3.22 of this 
By-law. 

(7) Open Storage Areas 

Open storage areas are permitted in yards in accordance with Section 3.34 of 
this By-law. 

3.39 Separation from Sewage Lagoons 

Notwithstanding any provisions of this By-law to the contrary, no new dwellings shall 
be constructed within 100.0m of any sewage lagoon. 

3.40 Shoreline Regulations 

(1) St. Clair River Shoreline Regulations 

(a) For the St. Clair shoreline in Sarnia, the Ministry of Natural Resources 
has determined the 1:100 year flood level to be 178.0m CGD. This 
178.0m contour shall be the flood elevation for lands along the St. Clair 
River. For lots within SO.Om of the St. Clair River, or SO.Om of the St. 
Clair River 178.0m floodline contour, the required minimum elevation 
of any openings to new buildings shall be 178.3m. No development 
should be permitted within the 3.0m setback from the current St. Clair 
River top of bank. 

(b) For lots bordering the St. Clair River that have no shoreline erosion 
protection, a new habitable building will be required to have a minimum 
setback of 15.0m. Additions to existing habitable buildings have less 
than the required setback from the top of the shoreline bank along the 
St. Clair River are permitted provided that the addition does not reduce 
the existing setback. 

\ ,. . 
• 
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(2) Lake Huron Shoreline Management Area Regulations 

(a) To recognize the severity of the hazard on shoreline lands, the Lake 
Huron shoreline is divided into a High Hazard or Medium Hazard 
Areas. The High Hazard Area is identified as Shoreline Management 
Area 1 and the Medium Hazard Area is identified as Shoreline 
Management Area 2. 

Lake Huron Shoreline Management Areas 1 and 2 are shown on 
Zoning Map Parts 1 to 10 (inclusive). The shoreline development 
regulations applicable to these Shoreline Management Areas are 
summarized in the following Table 1 and Subsections 3.40 (2)(i) and 
(ii). 

Table 1 

Development Shoreline Management Shoreline Management 
Type Area 1 Area 2 

repairs/maintenance to dwellings permitted permitted 

interior alterations to dwellings permitted permitted 

dwelling additions (1) 25% addition permitted 50% addition permitted 
provided no further provided no encroachment into 
encroachment lakeward and Shoreline Management Area 1 and 
flooding and/or erosion hazards provided that flooding and/or 
are appropriately addressed (2) erosion hazards are appropriately 

addressed (2) 

unattached garages not permitted permitted - provided that flooding 
and/or erosion hazards are 
appropriately addressed (2) 

septic systems not permitted permitted - provided that flooding 
and/or erosion hazards are 
appropriately addressed (2) 

new dwellings not permitted permitted - provided that dwellings 
should only be built within Shoreline 
Management Area 2 if it is not 
feasible or practical to build a 
dwelling landward of Shoreline 
Management Area 2 and provided 
that flooding and/or erosion hazards 
are appropriately .iddressed (2) 
(1 SfJllCJ(}~) 

rebuild ing of dwelling destroyed permitted - provided that permitted - provided that flooding 
by forces other than flooding flooding and/or erosion hazards and/or erosion hc1zards are 
and/or erosion are appropriately addressed (2) appropriately addressed (2) 

multi-lot severances and not permitted not permitted 
subdivisions 

infilling severances not permitted permitted - provided that flooding 
and/or erosion hazards are 
appropriately addressed (2) 

decks not connected to a permitted not closer than 3m to permitted 
dwelling the top of bank 
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NOTES 
1. Additions are expressed as a percentage of the ground floor area of the dwelling existing on the date 

of adoption of this By-law. 

2. Addressing the flooding and/or erosion hazards in conjunction with the development or 
redevelopment of a shoreline property can take the form of structural or non-structural measures, or a 
combination of these measures meant to reduce potential damages. These measures may include 
(but are not limited to) moveable dwelling designs, dwelling relocation, bluff stabilization measures, 
protection works, drainage, and beach nourishment. Where protection works are proposed as a 
means to address the hazards, these works should meet established standards and procedures. 

i) Lake Huron Shoreline Management Area 1 

Shoreline Management Area 1 is defined as the area of the shoreline 
between the water's edge and a line defined by the 100 year flood 
level to be 178.0m CGD plus a 15.0m allowance for wave uprush and 
other water related hazards. This is the flood hazard limit as defined 
by Provincial standards (see Illustration A). 
Generally, no development, with the exception of those designed, used 
or intended for flood or erosion control purposes, or as identified in the 
Shoreline Development Regulations in Table 1 shall be erected in 
Shoreline Management Area 1. 

ii) Lake Huron Shoreline Management Area 2 

From Canatara Park to Blackwell Sideroad Shoreline Management 
Area 2 is defined as the area between Shoreline Area 1 and a line 
defined by the 100 year flood level plus a 30.0m erosion allowance 
(see Illustration A). This is the erosion hazard limit as defined by 
Provincial standards for low bluff and beach areas. The 30.0m erosion 
allowance recognizes uncertainties associated with natural shoreline 
processes and the performance of protection works. Dwellings and 
structures constructed landward of Shoreline Area 2 will not rely on 
protection works to prevent erosion and damage to the building. 

From Blackwell Sideroad to Cow Creek, Shoreline Area 2 is defined by 
a 30.0m erosion allowance measured from the top of the bluff/bank 
(see illustration B). This is the erosion hazard limit as defined by 
Provincial standards for moderately high bluff areas. 

Within the Cow Creek to City Limits area, Shoreline Area 2 is defined 
by the Flood Hazard Limit plus a 30.0m erosion allowance (see 
Illustration C). In this area, the bluff is lower with a fairly stable beach 
created by the Cow Creek retaining walls. 

Development within Shoreline Management Area 2 shall be carried out 
in accordance with the regulations in Table 1. 

(b) Notwithstanding any provisions of this By-law to the contrary, lands within 
75.0m of the shoreline bank of Lake Huron shall also be subject to the 
following special provisions: 
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i) Any opening in a new building or in an addition to an existing building 
shall have a minimum elevation of 179.2m CGD. It will be the 
responsibility of the proponent of any new development within the area 
to determine the 179.2m CGD flood elevation on the subject property; 

ii) Subsurface sewer systems shall be set back a minimum of 30.0m from 
the shoreline bank; and 

iii) Notwithstanding Clause (2) above, where a qualified professional 
engineer has certified that a lot has effective shoreline erosion 
protection, any new subsurface sewer system on that lot may be set 
back a minimum of 20.0m, from the shoreline bank. 
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ILLUSTRATION A 
Shoreline Management Areas 1 and 2 
Canatara Park to Blackwell Sideroad 

30 m erosion allowance 

Shorerrne Area 1 Shoreline 
~uprush} Area2 

100 year flood level + ~ 
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ILLUSTRATION B 
Shoreline Management Areas 1 and 2 

Blackwell Sideroad to Cow Creek 

Erosion Hazard Limit 
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Shoreline /wa 1 
(Flood Hazard Umlt) 
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ILLUSTRATION C 
Shoreline Management Areas 1 and 2 

Cow Creek to Easterly City Limits 

Flood Hazard Limit 30 m erosion allowance 
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From the Planning Act 

Section 51 - Plan of subdivision approvals 

Subsection 51(17) 

Contents 
(17) The applicant shall provide the approval authority with the prescribed 

information and material and as many copies as may be required by the approval 
authority of a draft plan of the proposed subdivision drawn to scale and showing, 

(a) the boundaries of the land proposed to be subdivided, certified by an Ontario 
land surveyor; 

(b) the locations, widths and names of the proposed highways within the proposed 
subdivision and of existing highways on which the proposed subdivision abuts; 

(c) on a small key plan, on a scale of not less than one centimetre to 100 metres, all 
of the land adjacent to the proposed subdivision that is owned by the applicant or 
in which the applicant has an interest, every subdivision adjacent to the proposed 
subdivision and the relationship of the boundaries of the land to be subdivided to 
the boundaries of the township lot or other original grant of which the land forms 
the whole or part; 

(d) the purpose for which the proposed lots are to be used; 

(e) the existing uses of all adjoining lands; 

(f) the approximate dimensions and layout of the proposed lots; 

(f.1) if any affordable housing units are being proposed, the shape and dimensions 
of each proposed affordable housing unit and the approximate location of each 
proposed affordable housing unit in relation to other proposed residential units; 

(g) natural and artificial features such as buildings or other structures or 
installations, railways, highways, watercourses, drainage ditches, wetlands and 
wooded areas within or adjacent to the land proposed to be subdivided; 

(h) the availability and nature of domestic water supplies; 

(i) the nature and porosity of the soil; 

U) existing contours or elevations as may be required to determine the grade of the 
highways and the drainage of the land proposed to be subdivided; 

(k) the municipal services available or to be available to the land proposed to be 
subdivided; and 

(I) the nature and extent of any restrictions affecting the land proposed to be 
subdivided, including restrictive covenants or easements. 1994, c. 23, s. 30; 
1996, C. 4, s. 28 (3); 2016, C. 25, Sch ed. 4, s. 8 (1 ). 
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URBAN RESIDENTIAL 1 ZONE (UR1) 

Permitted Uses 
Zone Regulations 
Site and Area Specific Regulations 
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7 .1 Permitted Uses 

Accessory uses and buildings. 
Churches. 
Day care centres. 
Group homes. 
Lawfully existing dwellings and dwelling conversions. 
Schools. 
Single detached dwellings. 
Women's shelters. 

7 .2 Zone Regulations 

7.2.1 
(41/2010) 

Single Detached Dwellings and Women's Shelters 

(1) Lot Area: 

(2) Lot Frontage: 

(3) Front Yard Depth: 

(4) Side Yard Widths: 

(minimum) 460m 2 

(minimum) 15m 

(minimum) - Gm 
- 7.5m on an arterial street 

(minimum) - 1.2m minimum (one side) 
- 2.4m minimum (other side) 

provided, however, that where 
there is an attached garage or 
carport, the minimum side yard 
width (each side) shall be 1.2m 
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7.2.3 Day Care Centres 

(1) Lot Area: (minimum) 500m2 

(2) Lot Frontage: (minimum) 15m 

(3) Front Yard Depth : (minimum) Gm 

(4) Side Yards: (minimum) 3m (each side) 

(5) Rear Yard Depth : (minimum) 7.5m 

(6) Lot Coverage: (maximum) 35% 

(7) Height (maximum) 12m 

(1) Landscaped Open Space: (min imum) 30% 

7.2.4 Lawfully Existing Dwellings and Dwelling Conversions 

(1) The respective regulations set out in Sections 7 .2 .1 and 8.2.2 shall apply. 

7.2.5 Group Homes 

(1) The regulations set out in Section 3.16 shall apply. 
(41/2010) 
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(2) Lake Huron Shoreline Management Area Regulations 

(a) To recognize the severity of the hazard on shoreline lands, the Lake 
Huron shoreline is divided into a High Hazard or Medium Hazard 
Areas. The High Hazard Area is identified as Shoreline Management 
Area 1 and the Medium Hazard Area is identified as Shoreline 
Management Area 2. 

Lake Huron Shoreline Management Areas 1 and 2 are shown on 
Zoning Map Parts 1 to 10 (inclusive). The shoreline development 
regulations applicable to these Shoreline Management Areas are 
summarized in the following Table 1 and Subsections 3.40 (2)(i) and 
(ii). 

Table 1 

Development Shoreline Management Shoreline Management 
Type Area 1 Area 2 

repairs/maintenance to dwellings permitted permitted 

interior alterations to dwellings permitted permitted 

dwelling add itions ( 1) 25% addition permitted 50% addition permitted 
provided no further provided no encroachment into 
encroachment lakeward and Shoreline Management Area 1 and 
flooding and/or erosion hazards provided that flooding and/or 
are appropriately addressed (2) erosion hazards are appropriately 

addressed (2) 

unattached garages not permitted permitted - provided that flooding 
and/or erosion hazards are 
appropriately addressed (2) 

septic systems not permitted permitted - provided that flooding 
and/or erosion hazards are 
appropriately addressed (2) 

new dwellings not permitted permitted - provided that dwellings 
should only be built within Shoreline 
Management Area 2 if it is not 
feasible or practical to build a 
dwelling landward of Shoreline 
Management Area 2 and provided 
that flooding and/or erosion hazards 
are appropriately addressed (2) 
(139/2002) 

rebuilding of dwelling destroyed permitted - provided that permitted - provided that fl ooding 
by forces other than flooding flooding and/or erosion hazards and/or erosion hazards are 
and/or erosion are appropriately addressed (2) appropriately addressed (2) 

multi-lot severances and not permitted not permitted 
subdivisions 

infilling severances not permitted permitted - provided that flooding 
and/or erosion hazards are 
appropriately addressed (2) 

decks not connected to a permitted not closer than 3m to permitted 
dwelling the top of bank 



3 - 48 Part I: Section 3 - General Regulations - Zoning By-law 

i) Any opening in a new building or in an addition to an existing building 
shall have a minimum elevation of 179.2m CGD. It will be the 
responsibility of the proponent of any new development within the area 
to determine the 179.2m CGD flood elevation on the subject property; 

ii) Subsurface sewer systems shall be set back a minimum of 30.0m from 
the shoreline bank; and 

iii) Notwithstanding Clause (2) above, where a qualified professional 
engineer has certified that a lot has effective shoreline erosion 
protection, any new subsurface sewer system on that lot may be set 
back a minimum of 20.0m, from the shoreline bank. 



From the Planning Act 

Section 51 - Plan of subdivision approvals 

Subsection 51(17) 

Contents 
(17) The applicant shall provide the approval authority with the prescribed 

information and material and as many copies as may be required by the approval 
authority of a draft plan of the proposed subdivision drawn to scale and showing, 

(a) the boundaries of the land proposed to be subdivided, certified by an Ontario 
land surveyor; 

(b) the locations, widths and names of the proposed highways within the proposed 
subdivision and of existing highways on which the proposed subdivision abuts; 

(c) on a small key plan, on a scale of not less than one centimetre to 100 metres, all 
of the land adjacent to the proposed subdivision that is owned by the applicant or 
in which the applicant has an interest, every subdivision adjacent to the proposed 
subdivision and the relationship of the boundaries of the land to be subdivided to 
the boundaries of the township lot or other original grant of which the land forms 
the whole or part; 

(d) the purpose for which the proposed lots are to be used; 

(e) the existing uses of all adjoining lands; 

(f) the approximate dimensions and layout of the proposed lots; 

(f.1) if any affordable housing units are being proposed, the shape and dimensions 
of each proposed affordable housing unit and the approximate location of each 
proposed affordable housing unit in relation to other proposed residential units; 

(g) natural and artificial features such as buildings or other structures or 
installations, railways, highways, watercourses, drainage ditches, wetlands and 
wooded areas within or adjacent to the land proposed to be subdivided; 

(h) the availability and nature of domestic water supplies; 

(i) the nature and porosity of the soil; 

U) existing contours or elevations as may be required to determine the grade of the 
highways and the drainage of the land proposed to be subdivided; 

(k) the municipal services available or to be available to the land proposed to be 
subdivided; and 

(I) the nature and extent of any restrictions affecting the land proposed to be 
subdivided, including restrictive covenants or easements. 1994, c. 23, s. 30; 
1996, c. 4, s. 28 (3); 2016, c. 25, Sch ed. 4, s. 8 (1 ). 
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The locations of existing underground utilities are shown in an
approximate way only and have not been independently verified
by the owner or its representative.  The contractor shall determine
the exact location of all existing utilities before commencing work
and agrees to be fully responsible for any damages which might
be occasioned by the contractor's failure to exactly locate and
preserve any and all underground utilities.
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e ng i n e e r i ng b e t t e r co m m u n i t i e s

Goderich Mount Forest Sarnia

Tudor Close W Extension

Wicks Construction &
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(Sarnia)

Overall Plan

B.M. Elev. = 181.151
Nail and flagged in south face of hydro pole

Geo. Ref: N 4763352.372, E 387563.539
NAD 83 ZONE 17N

B.M. Elev. = 181.461
Nail and flagged in North face of hydro light pole 

Geo. Ref: N 4763104.727, E387616.987
NAD 83 ZONE 17N
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along East edge of property
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2 04/18 Lot 5,6 Bldg Envelopes moved beyond Erosion Hazard
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