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A BACKGROUND

L. Introduction and Purpose

The purpose of this report is to provide a land use planning analysis and rationale in support of the
applications by Carl Kongas and Robert VanHoorn, the owners of 1919566 Ontario lnc., for the approval

of a Zoning By-law amendment and plan of residential subdivision for a 4.02 hectare (10 acre) parcel of
vacant land located at 835-855 Upper Canada Drive. The applications will also be supported by

background studies addressing site servicing, archaeological resources, traffic impact, environmental

site conditions, and noise impact assessment/attenuation associated with Hwy. 40 and nearby

commercial and light industrial uses. The applicants are proposinga 54lot/unit semi-detached dwelling

development that would proceed as soon as possible following the necessary planning and servicing

approvals, clearance of conditions and registration of the subdivision plan.

2. Site Location and Description

The proposed subdivision will be located on the west side of Upper Canada Drive, approximately 300 m.

north of Confederation Line, as shown on Map No.l. The property is bordered by a light

industrial/commercial use (Lamons Canada lnc., a supplier of industrial gaskets and fasteners)to the
south, Hwy. 40 to the west and a stormwater management pond and neighbourhood park to the north.
The Heritage Park residential community extends to the east of Upper Canada Drive. The site, which has

a rectangular shape with a frontage of 225.L m. on Upper Canada Drive and a depth of L77.7 m., is, for
the most part, a flat farm field that has been cultivated for many years. A narrow band of scrub

vegetation including a few small trees that extends along the along the east side of the property. This

vegetation, which does not have any natural heritage significance, will be cleared to accommodate site

development.

Surrounding land uses are predominately single-detached, semi-detached and attached single storey
dwellings on the east side of Upper Canada Drive; and a mix of service commercial, office and light
industrial uses on both sides of Upper Canada Drive south of the subject site. There is a storm water
managefnent pond and a neighbourhood park, Heritage Park, located to the north of the site.
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3. Site Conditions

The subject property has been used as cultivated farmland for over 60 years. A Phase L Environmental
Site Assessment has been undertaken and submitted with the subdivision approval application. The

Study addressed historical uses of the site and surrounding property and any land use practices that may

have impacted the site's environmental condition. Potential risks were assessed through contact with
the appropriate government agencies and the search of records for any known environmental risks

within the surrounding area. Based on the findings of this study, the consultant concluded that, "no
areas of actual and/or potential environmental concern that may be impacting soil and/or groundwater
at the site were identified. As such no additional environmental investigation is warranted at this time."

4. Development Concept

The proposed development concept showing the lot structure for the semi-detached units, the
approximate positioning of the units and the setbacks that will result is shown on Fig. 1. The subdivision
will be developed with full municipal sewer and water services and all of the standard utilities. lt will
feature comparatively large, all brick, single floor, semi-detached homes with double attached garages

and a typical living space of approximately 155 sq. m. (L670 sq. ft.). The lot areas for individual units
will range from 420 sq. m. to 600 sg. ffi., except for the corner lots and pie-shaped lots which will have
significantly larger lot areas. The proposed lot sizes, setbacks, and lot coverages generally conform to
the commonly used zoning regulations for semi-detached dwellings. Exceptions include the increased 15
m. rear yard setback shown for the lots abutting Hwy. 40, as required by the secondary plan for
Development Area 2, and a lot coverage for some of the units abutting the south and north property
lines that is likely to exceed 4Ùo/o.This issue is addressed in Section 8 of this report.

The internal road is arranged in a loop pattern with two connections to Upper Canada Drive, the
northerly of which will align with David Bolduc Street. The road allowance will have a 20 m. width which
is the standard for a local road. The lots on the east side of the internal loop will back onto Upper
Canada Drive.

The proposed type and scale of residential use is consistent with the character of the existing residential
community east of Upper Canada Drive and the road alignments will integrate well with the existing
road network.

As described in the Conceptual Servicing Report prepared by R Dobbin Engineering lnc., the proposed
subdivision would be developed to City strandards with full municipal sanitary, storm and water services
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connecting to the exist¡ng serv¡ce infrastructure on Upper Canada Drive. Stormwater management

measures are proposed to control the quantity and quality of storm water flows from the site which is

within the catchment area of the existing stormwater management pond to the north. Sanitary sewers

would connect to the existing 200 mm diameter sanitary sewer that extends along the east side of
Upper Canada Drive. The availability of capacity within this sewer to accept flows from the proposed

subdivision has been confirmed. The water main system for the subdivision would have two connections

to the existing watermain on Upper Canada Drive to create an efficient looped system. The internal

roadways will have a standard 20 m. road allowance width and 8.5 m. pavement width. The provision of
two road connections to Upper Canada Drive will facilitate traffic flow to and from the subdivision and

allow for alternative routing for emergency vehicles and other traffic should either of the connections

be blocked. The northerly gateway road aligns with David Bolduc Street and is sufficiently separated

from the southerly gateway to avoid interference with the safe and efficient movement of traffic on

Upper Canada Drive.

PLANNING ANALYSIS

5. Provincial Policy Statement

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest that are

related to land use planning and development. The intent of the PPS is to provide for appropriate
development while protecting resources, ensuring public health and safety, and maintaining or
improving the quality of the natural and built environments. Municipal planning decisions, including
subdivision and rezoning approvals, must be consistent with the PPS.

Sect. 1.1- of the PS sets out policies for "Managing and Directing Land Use to Achieve Efficient and

Resilient Development and Land Use Patterns". The proposed subdivision and rezoning would be

consistent with the objectives and policies of this section as they will:

- result in a logical progression of development within Development Area 2;

- contribute to the City's financial well-being;

- make an efficient and cost-effective use of land and existing infrastructure within the City's

settlement area; and,

- help the City to achieve its targeted residential growth.
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The Land Use Compatibility policy 0.2.6l'applies given the proximity of the subject site to Hwy.40. The

policy has been addressed through a noise and vibration impact study and appropriate attenuation
measures, including increased setbacks, construction of a noise wall, and noise attenuating building

components been incorporated into the subdivision design and building plans.

PPS housing policies (1.a) will be met as the proposed development will help the City to meet its
projected housing requirements. The semi-detached dwellings to be built will contribute to the planned

housing mix for Development Area 2 and add to the variety of housing that is likely to be affordable to
moderate income households.

The Sewage, Water and Stormwater policies (1.6.6) will be met as the subdivision will be developed with
full municipal services and stormwater management best practices will be implemented to minimize the
impact of development on the quantity and quality of storm drainage and retention.

The Cultural Heritage and Archaeology polices (2.6) have been addressed through an archaeological

resource assessment which included consultation with local First Nations representatives. No evidence

of archaeological resources was found.

There are no natural heritage or water resources, or natural hazards on or near the site that require the
consideration of the applicable PPS policies for these matters.

City Council's approval of the requested subdivision and rezoning applications would be cons¡stent with
the PPS.

6. County of Lambton Official Plan

The Lambton County Official Plan provides the overall planning policy framework for the Official Plans of
the County's member municipalities. lt provides direction for the implementation of the Provincial Policy

Statement for the management of growth and protection of resources having provincial or regional

significance. The County is the approval authority for local Official Plans which must conform to the
County Official Plan.

The County Official Plan Map 1- Growth Strategy, places the subject site within the "Urban Centre"
designation which is applied to the settlement areas that are intended to be the principal focus of
resídential growth within the County. The City of Sarnia settlement area is the County's primary Urban
Centre and the County Official Plan allocates over half of the projected residential growth over its
twenty year planning period (230 units out of 451 units) to this area. Development within Urban

Centres is to proceed on the basis of full municipal services.

The requested subdivision and rezoning applications will conform to the County Official Plan as the
subject site is located within an Urban Centre and will be developed with full municipalservices. The site
is located outside of the areas shown as significant natural heritage features or water resources on the
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applicable County Official Plan maps and there are no other issues of apparent County interest that
would detract from the proposed subdivision development.

7, City of Sarnia Official Plan

The subject síte is part of the City's "Stable Residential Area" within the delineated Urban Boundary as

shown on the City Structure Plan which is Map 1 of the Official Plan. Map 2, Settlement Boundaries,

shows it as a "Residential Greenfield Area". The Land Use schedule, Map 7, designates the site as "Urban

Residential" within a secondary plan area identified as "Development Area 2" .The land use policies for
Urban Residential areas permit a broad range of housing forms and densities. There are no water
resources, natural heritage resources or natural hazards shown on the applicable Official Plan maps. The

proposed subdivision would conform to the general land use and development policies of the Official

Plan.

The land use and development policies more specifically applicable to the applications for.subdivision

and rezoning approval are set out in the Secondary Plan for Development Area 2 . Schedule "8" of the
secondary plan designates the subject site for "Mixed Residential" land use with a maximum density of 7

units per acre. Permitted residential uses include single detached, semi-detached, multiple-attached and

low-rise apartment dwellings. The proposed semi-detached residential housing, having an approximate

density of 5 units per acre, would be permitted by the secondary plan policies.

From a broader perspective, the proposed development would be consistent with the goals and

objectives for Development Area 2 as it would integrate well with the surrounding community and

contribute to the orderly development of the secondary plan area. The subdivision will make efficient
use of existing municipal infrastructure and contribute to the City's tax base. There are no implications

for water or natural heritage resources and no adverse environmental site conditions have been

identified. The potential for disruptive noise and vibration impacts associated with Hwy. 40 has been

assessed and appropriate attenuation measures are included in the subdivision design and building
construction concepts.

The Residential policies for Development Area 2 encourage the development of a mix of housing types
and densities to accommodate a range of income groups. "Mixed Residential" areas can have densities
of up to L7.5 units per hectare (7 uts/ac.) and mixed residential housing forms, which would include
semi-detached dwellings, are expected to comprise 45%to 50% of the housing created within the
Development Area. The density of the proposed subdivision (L3.4 upha, 5 upa) will comply with these
policies and the housing created will help the City to achieve its intended housing mix for this area.

The policies for Development Area 2 recognize that lands within this area have a moderate to high
potential for archaeological resources and indicate that an archaeological assessment may be required
as a condition of development. An assessment of the subject site has been carried out by Timmins
Martelle, a qualified consultant, and submitted with the applications. The assessment, which included
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an on-site survey, did not find any evidence of archaeological resources. As concluded in the study,

"The Stage 2 assessment did not result in the documentation of archaeological resources. As such, the
subject property should be considered free of archaeological concern and no further assessment work is

recommended."

The transportation policies for Development Area 2 restrict any direct access from the subject site to
Hwy. 40 and require the provision of a minimum 15 m. setback from the highway property line for any

new multiple unit dwellings. A noise and vibration impact assessment may be required for development

applications in close proximity to Hwy. 40 and any identified buffering measures necessary to achieve

compliance with Ministry of the Environment policies and guidelines will be applied. The requested

applications do not propose any direct access to Hwy. 40 and a 15 m. setback from the Hwy. 40

property line has been incorporated into the subdivision design. A noise impact study has been

undertaken by HGC Engineering, a qualified consultant in the fields of acoustics, noise and vibration. The

mitigation measures recommended by the consultant, including the construction of a noise wall along

the impacted property boundaries, various construction techniques and components, and the inclusion

of warning clauses in the subdivision and sales agreements, have been accepted by the applicants and

will be implemented through building plans and subdivision approval conditions. ln summar¡ the noise

study results indicate, "that with suitable noise control measures integrated ¡nto the design of the

buildings and lots, it is feasible to achieve indoor MOECC guideline sound levels from the road traffic
source."

A Traffic lmpact study has been undertaken by Paradigm Transportation Solutions, a qualified

transportation engineering consultant. The consultant forecasts that the proposed subdivision at full
build-out will generate 41 and 54 new trips during the morning and afternoon peak traffic hours. The

study conclusion is that the traffic generated by the proposed development would not result in any

unacceptable service levels for intersections and turning movements. lt recommends that, "the
proposed subdivision development be approved for construction with no requirement for
transportation improvements outside of the subject site". The proposed subdivision would conform to
the secondary plan transportation policies in all respects.

The subdivision will comply with the secondary plan policies which require the provision of full
municipal sewer and water services; roads with curb and gutter, street lights and sidewalks; and all of
the normal utilities. The availability of capacity in the receiving sewers has been confirmed and the
applicants have agreed to a front-ending contribution towards their share of the cost of upgrading the
capacity of a downstream trunk sanitary sewer that will also benefit future development within other
portions of Development Area 2. The subject site is located within the catchment area of an existing
stormwater management pond and the applicants will contribute their share towards the cost of this
facility. Appropriate best management practices have been recommended by the engineering
consultant to achieve compliance with municipal and provincial guidelines for the control of stormwater
quality and quantity.

From a staging of development perspective, approval of the requested subdivision and rezoning would
be timely as it would represent a logical and sequential extension of the Heritage Park community that

6
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will make efficient use of existing municipal infrastructure. lt will also contribute to the supply of
building lots available to local homebuilders and bring the City closer towards its targeted residential

growth allocation of 23O units per year as set out in the Lambton County Official Plan.

The proposed subdivision and rezoning applications comply with City of Sarnia Official Plan policies for
Development Area 2.

B. City of Sarnia Zoning By-law

The greater part of the subject site is currently zoned lnterim Use 1 (lU1). This is a form of pre-

development holding zone that limits permitted uses to lawfully existing uses and buildings. A narrow

band along the south boundary of the site is part of an area zoned Community Commercial 1-18 (CCl-

L8) which permits a range of commercial and service uses including commercial recreation, offices,

personal service shops, restaurants, convenience stores and other small retail businesses. The

commercial zoning on the subject site does not align with the underlying Mixed Residential land use

designation in the Development Area 2 secondary plan. The residential zoning proposed by the

applicants, as described below, would conform.

The applicants are proposing a site specific residential zone that would permit semi-detached dwellings.

As described above, the Official Plan includes semi-detached dwellings as a permitted use of the subject

lands. For the most part the proposed zone regulations, as listed in Table L, are consistent with the
regulations that are prevalent in the various iterations of existing zones that permit semi-detached

dwellings. The requested lot area, lot frontage, front yard setback, side yard setback, building height,

and landscaped open space regulations are typical requirements for conventional semi-detached

subdivisions including those portions of Development Area 2 that have already been developed. There

are two aspects of the proposed regulations that are not standard and therefore necessitate a site

specific zone. One non-standard regulation would be the increased minimum rear yard set back of 15 m.

(7.5 m. is the standard requirement) for the lots abutting the Hwy. 40 property line. The greater setback

from the Hwy. 40 road allowance complies with Official Plan policy and will help to mitigate the
potential adverse noise and vibration impacts associated with Hwy. 40 traffic. The other non-standard

regulation would be an increased lot coverage of 45o/o. The typical lot coverage for semi-detached

dwelling zones in Sarnia is35To, although at least one existing zone (UR 4-12) has a 4O% coverage. The

increased coverage that would occur on some of the proposed lots along the north and south property

lines is primarily attributable to the proposed design concept calling for the construction of one storey

dwellings with an attached double garage for each semi-detached unit. Notwithstanding the increased

coverage on a small port¡on of the lots, the 5 units per acre density of the subdivision will be well below

the designated maximum density of 7 units per acre for this Mixed Use residential area. Given the larger

than standard frontages and low-rise building form, the subdivision will not have a crowded appearance

and an attractive streetscape will be achieved. The attached double garages and double width driveways
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Table No.1 Requested Zoning for 835-855 Upper Canada Drive

Proposed UR4 Site Specific Zone

10.3...

10.3...

Permitted Uses

(1) Semi-detached dwellings.

(2)Accessory uses and buildings.

Site Zone Regulations

(L) Lot Area:

(2) Lot Frontage:

(3) Front Yard Depth:

(4) lnterior Side Yard Width:

(5) Exterior Side Yard Width:

(6) Rear Yard Depth, Lots 19-30:

(7) Rear Yard Depth, Lots L-18, 31-54

(8) Lot Coverage

(9) Heieht

(10) Landscaped Open Space

(minimum)

(minimum)

(minimum)

(minimum)

(minimum)

(minimum)

(minimum)

(maximum)

(maximum)

(minimum)

240 sq. m. per dwelling unit

8.0 m. per unit

6.0 m.

t.2 m.

3.0 m. from a flanking street

15.0 m.

7.5 m.

45Yo ,

10.5 m.

40o/o



will provide ample room for off-street parking for residents and visitors and minimize the amount of on-

street parking that is likely to occur.

The zoning of nearby residential lands to the east, as shown on Map No. 2 , is comparable to the

requested zoning. The UR5-15 zone located south of Heritage Park Drive permits single, semi, multi-

attached, duplex and tri-plex dwellings as well as a limited range of commercial uses. The UR4-12 zone

on the north side of Heritage Park Drive permits semiand multiple attached dwellings. The maximum lot

coverage for this zone is 4O%.The UR L-L5 zone on the east side of Upper Canada Drive permits single

detached dwellings. The maximum lot coverage for a bungalow detached dwelling in this zoneis 4O%.

The zoning of the property adjacent to the south of the proposed subdivision is Community Commercial

L-L8 which permits a range of commercial uses including commercial recreation, convenience uses,

personal service shops, repair and rental establishments, restaurants, financial institutions and offices.

This is the predominant zone applied to the fully developed commercial node in the area of the

Confederation Line/ Upper Canada Drive intersection. The extension of commercial development

further to the north along Upper Canada Drive to include the subject lands would likely result in land use

compatibility issues with existing residential development in Development Area 2 .

There do not appear to be any significant zoning issues associated with the proposed development

9. Land Use Compatibility

The proposed subdivision complies with the policies of the Development Area l secondary plan and will

result in a land use and built form that is similar to and compatible with the character of existing

residential development in the Heritage Park community to the east.

The abutting stormwater management block and neighbourhood parky to the north will provide an

amenity for recreational use by subdivision residents. Appropriate fencing to meet City standards will
prevent encroachments onto the publicly owned space and restrict access to protect the safety and

privacy of privately owned lots in the subdivision. There should not be any compatibility issues between

the residential and open space uses.

The potential compatibility issues associated with adverse noise and vibration impacts from traffic on

Hwy. 40 have been addressed by a qualified consultant and the recommended measures to mitigate

these impacts have been incorporated into the subdivision design. The recommendations can be

included in the City's subdivision approval conditions to ensure their implementation. The provision of a

noise wall along the Hwy. 40 boundary will help to attenuate noise and vibration impacts and provide

substantial screening that will contribute to the privacy and usability of the abutting rear yard amenity

areas. The intended single storey height of the semi-detached dwellings will maximize the effectiveness

of the noise wall.
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The noise study consultant also assessed the stationary noise sources associated with the adjacent light

industrial use and other nearby commercial and light industrial uses to the south. While these uses are

not significant noise, vibration or odour generators, an acoustic barrier is recommended for the lots

along the south boundary of the subdivision. The appropriate fencing will mitigate noise levels to meet

MOECC guidelines, screen the abutting light ¡ndustrial use, and protect the privacy and security of the

rear yard areas for abutting lots in the subdivision.

Most of the commercial uses further to the south along Upper Canada Drive have a low intensity

character that will not give rise to compatibility issues. The one exception is the existing bingo hall which

does generate a significant amount of traffic over short periods before and after scheduled events. Very

little of this traffic will enter or exit to the north via Upper Canada Drive and will have minimal impact on

the proposed subdivision. Traffic impact has been the subject of a study by a qualified transportation

consultant who has concluded that the projected amount of traffic to and from the proposed

subdivision will be well within the volumes anticipated by the secondary plan.

There are no apparent land use compatibility issues that would warrant a refusal or significant

modification of the requested plan of subdivision and rezoning.

C. CONCTUSION

The proposed subdivision and rezoning represent sound and appropriate land use planning for the
following reasons:

The requested planning approvals conform to the Official Plan. The proposed semi-detached

subdivision will implement the policies of the Development Area 2 secondary plan in all

respects.

The proposed semi-detached dwellings will be in keeping with the character of existing
residential development in the Heritage Park community and will be compatible with abutting
land uses.

The proposed subdivision will be developed in full compliance with the applicable City

standards.

The applicants have retained qualified consultants to undertake the required background

studies and, where applicable, have incorporated the study recommendations into the
subdivision design and engineering. lmplementation of the appropriate recommendations can

be ensured through the City's subdivision approval conditions and the required subdivision

approval agreement.

o

a

o

o
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The requested planning approvals will be consistent with the Provincial Policy Statement and

conform to the Lambton County Official Plan.

The proposed subdivision will add to the supply of residential lots available to local home

builders and help the City to achieve its targeted residential growth. The proposed semi-

detached dwellings will contribute to the range of new housing options available to potential

home buyers and will be particularly attractive to empty nester households.

The requested zoning implements the policies of the secondary plan for Development Area 2

and will result in an appropriate and compatible form of residential development.

Regard has been given to Planning Act considerations for the review of a plan of subdivision. The

subdivision is timely and in the publíc interest; the site is suitable for its intended use; adequate

municîpal services are available; the plan conforms to the Official Plan; and, the plan is in

keeping with the character of nearby plans of subdivision.
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