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Monteith Brown Planning Consultants (“MBPC”) has been retained by the G Five Inc. (“GFive”), 
owners of the former Sarnia General Hospital to assist with applications for planning approvals to 
facilitate the re-development of the former Sarnia General Hospital lands, known municipally as 
327 George Street and 200 Mitton Street, in Sarnia, Ontario (See Figure 1).  

The former Sarnia General Hospital had sat vacant on the site since 2012 when Bluewater Health 
moved out of the building. GFive recently purchased the property from the City of Sarnia 
envisioning a redevelopment of the site which incorporates commercial, medical office, and crisis 
care facility uses along George Street as well as the development of several single detached 
houses along Essex Street and Bright Streets.  

The purpose of this report is to evaluate the merits of the proposed development and relevant 
planning approvals, having regard for the Provincial Policy Statement 2014, the County of 
Lambton Official Plan, the City of Sarnia Official Plan, and the City of Sarnia Zoning By-Law No. 
85 of 2002. Through the Pre-Application Consultation process, it was identified that applications 
for an Official Plan Amendment, Zoning By-Law Amendment, and Site Plan Approval are 
necessary. 

 – Aerial Photograph of Subject Lands in Sarnia, ON Figure 1

 
Source: Google Earth, 2017 
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1.1 Subject Lands 
The subject lands are divided into two parcels separated by George Street known municipally as 
327 George Street and 220 Mitton Street. 220 Mitton Street (the “northern block”) has an area of 
approximately 1.9 ha (4.6 ac) and occupies the majority of the block bounded by George Street to 
south, Mitton Street North to the west, Essex Street to the north, and MacKenzie Street North to 
the east. The parcel occupies the entire block with the exception of one single detached dwelling, 
known municipally as 215 Essex Street, near the northeast corner of the block. 327 George Street 
(the “southern block”) has an area of approximately 0.9 ha (2.2 ac) comprises the majority of the 
block bounded by George Street to the north, MacKenzie Street North to the east, Bright Street 
to the south, and Mitton Street North to the west. The parcel occupies the entire block with the 
exception of two single detached houses fronting on to Bright Street (156 and 202 Bright Street), 
the Emergency Medical Services (EMS) Station, and an auto shop (Mike’s Small Engine Repair at 
194 Mitton Street North).  

 – View of Former Sarnia General Hospital from Mitton St and George St Figure 2
Intersection 

 
Source: Google Street View, Sept 2017 

The subject lands were the former home of the Sarnia General Hospital, originally developed in 
the 1890s, which was vacated by Bluewater Health in January 2012 when they consolidated 
operations into one location a couple blocks away at Russell Street North and London Road. Since 
then the property has sat vacant and become an eyesore as the buildings fell into disrepair and 
were vandalized. GFive purchased the property from the City in 2017 and is currently undertaking 
an asbestos abatement and demolition of the buildings to prepare the site for development.  

The northern block contains the main building of the former hospital as well as the former Nurses’ 
Residence, both of which are in the process of being demolished. The southern block contains a 
one storey building that previously housed the Lambton County Health Unit and Hospital 
Records Building which is proposed to be retained and repurposed as a commercial / medical 
office building. The southern block also includes a commercial building near the corner of Mitton 
Street and George Street. 
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 – View  of the North Block of the Subject Lands (right) and EMS Station (left) Figure 3

 
Source: Google Street View, August 2009 

 – View of Commercial Building (right) and Former Hospital Records Building Figure 4
(left) 

 
Source: Google Street View, September 2017 

 View of Existing Adjacent Dwelling and Former Nurses’ Residence on Essex St. Figure 5

 
Source: Google Street View, 2016 
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1.2 Pre-Consultation Meeting 
Two Pre-Consultation Meetings were held between the proponent, their agents, and City staff. 
The first meeting was held between the proponents and the City on September 27, 2017 and 
focused on the southern block, 327 George Street. Staff indicated that they expected the 
proponent to return for another pre-application meeting when the proposal had been finalized 
(See Appendix 1).  

Following MBPC’s retention by GFive, a follow up pre-application meeting was held on February 
21st, 2018 to discuss the development vision for the entire subject lands, both 220 Mitton Street 
and 327 George Street (See Appendix 2).  

Staff indicated that the following Planning Applications would be required: 

1. Official Plan Amendment – to permit the commercial uses on the subject lands 
2. Zoning By-Law Amendment – to allow the proposed uses and establish appropriate site-

zone regulations, including permitted uses, building setbacks, parking requirements, 
building height etc. 

3.  Plan of Subdivision or Consent to Sever 
4.  Site Plan Control 

In support of the required Planning Applications the following supporting Studies and Reports 
will be required as part of the applications: 

1.  Planning Rationale 
2.  Urban Design Brief 
3.  Phase I Environmental Site Assessment (ESA) 
4.  Servicing Feasibility Study 
6.  Transportation Impact Study 

The requested Planning Rationale and Urban Design Brief will be provided in this report in Section 
7.4. A Phase 1 Environmental Site Assessment, Functional Servicing Report, and Transportation 
Impact Study have also been completed, and their results are summarized in this report. 

It was indicated that a Stormwater Management Report and a Full Servicing Study would be 
required as part of an application for Site Plan Approval.  

1.3 Public Consultation 
The redevelopment of the former Sarnia General Hospital lands was subject to considerable 
public consultation and input through the public Request for Proposal process undertaken by the 
City of Sarnia to sell the property. A summary of the feedback received through this process is 
provided below and the report prepared for council is attached in Appendix 3.  

Two stakeholder sessions were held in February 2017 regarding the proposed sale of the former 
Sarnia General Hospital lands. Attendees at the meetings were asked to share their suggestions 
and thoughts on the potential development of the site.  

A majority of attendees wished to see something happen to the site, and that the current hospital 
be demolished, to make way for new uses as there had been inaction for too long. Stake holders 
prioritized demolishing the building first, followed by seeing action on the site, finding uses based 
on community need, and ensuring the safety and security of the site. 

Possible new uses that meet community needs were identified including seniors’ housing, 
accessible housing, mid-rise but not high rise development that is within the character of the 
neighbourhood, new opportunities for business, a detox centre, medical uses, a nursing home.  
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There was a strong desire to clean up the site and remove the derelict buildings. It was also 
identified that redevelopment of the site would reduce the urban blight, bring residents and 
workers back downtown, and stabilize the community. Specifically, the redevelopment of the site 
would help enhance the Mitton Street Corridor and Village located south of the site, as well as 
support health services available at the Bluewater Health hospital on London Road. 

The proponents have already moved to obtain demolition permits and have begun the abatement 
and demolition of the former hospital and nurses’ residence to ensure that the site is cleaned up 
as soon as possible. The amendments proposed in this report will begin the next steps of 
redeveloping the site with active uses that serve the needs of the community. 

 
The subject lands are located in central Sarnia, several blocks east of the downtown commercial 
area (See Figure 8). The adjacent land uses near the subject lands will be discussed in greater 
detail below. 

2.1 Adjacent Land Uses 
The adjacent land uses around the subject lands will be discussed in the sections below. 

East 
The land uses to the east of the subject lands are primarily low rise residential single detached 
dwellings with several commercial and small institutional uses. The Lambton Emergency Medical 
Services Station No. 01 abuts the eastern edge of the south block of the subject lands at the 
corner of George Street and MacKenzie Street North. A physician’s office is located adjacent to 
the subject lands at the northeast corner of MacKenzie St. N. and George St (See Figure 6). The 
Lambton Shrine Club is located on Essex Street a block east of the subject lands. Further to the 
east on Russell Street North is the Little Friends Child & Family Development Centre and Hanna 
Memorial Public School. North east of the subject lands at the corner of Russell Street North and 
London Road, is newly expanded Bluewater Health – Sarnia Hospital. 

 – View Looking East from George St. and MacKenzie St. at the Physician’s Office Figure 6

 
Source: Google Streetview 
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South 
South of the subject lands is primarily residential with the exception of the Mitton Street corridor, 
which is mixed use with many commercial businesses (See Figure 7 and Figure 9). There are two 
residential dwellings, the EMS station, and an auto shop located on the block with the southern 
portion of the subject lands. Mike’s Small Engine Repair Shop is located at the northeast corner of 
Bright St. and Mitton St. with a single detached house located immediately to the east on Bright 
St. The other single detached dwelling is located to the south of the EMS Station at the northwest 
corner of Bright St. and MacKenzie St. N. 

 – Residential Dwellings South of the Subject Lands on Bright Street Figure 7

 
Source: Google Street View, September 2014 
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 – Location of Subject Lands in Sarnia Figure 8

 
Source: Monteith Brown Planning Consultants, 2018
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With the exception of the properties fronting on to Mitton Street, the blocks south of the subject 
lands are primarily occupied by single detached dwellings. Mitton Street south of the subject 
lands has many commercial businesses including cafes, small retail stores, personal services, and 
office uses interspersed among some residential dwellings. The Mitton Village Shopping Area is 
centred around the intersection of Mitton Street and Wellington Street and provides the local 
community with many retail, food, restaurants, and cafes.  

 

 – View looking North on Mitton Street with Subject Lands in Background Figure 9

 
Source: Google Street View, September 2014 

 

West 
To the west, the subject lands are bounded by the Mitton Street commercial corridor which 
includes a medical office building at the northwest corner of George St. and Mitton St, and 
several dwellings that have been converted into medical offices. The southwest corner of the 
intersection is occupied by a mixed use building with several commercial uses on the ground floor 
and apartments on the second floor. The surrounding areas to the west include many single 
detached residential dwellings with several higher density, commercial, and community uses 
interspersed throughout the area. A seven storey apartment building is located one block east of 
the subject lands, as well as the Lochiel Kiwanis Community Centre and a funeral home. 
Approximately 450 m west of the subject lands begins the downtown commercial area to the west 
of Brock Street North.  
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 – Looking West at Adjacent Mixed Use Building and Office Building Figure 10

 
Source: Google Street View 

 

North 
North of the subject lands is primarily residential in nature, comprised primarily of single 
detached dwellings. Medical offices occupy both the two storey commercial building and 
converted residential dwelling at the northeast and northwest corners of the George Street and 
Essex Street intersection (See Figure 11). Further north is the River City Vineyard, a church and 
community centre which offers many outreach services including a community garden, food bank, 
free clothing store, and free meals. Approximately 330 metres north of the subject lands is London 
Road, a major east-west thoroughfare through the city and into the downtown. The recently 
expanded Bluewater Health Hospital as well as several apartment buildings are located on 
London Road several blocks north of the subject lands.  

 – View Looking North at Adjacent Medical Office and River City Vineyard Figure 11

 
Source: Google Street View 
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The following section will describe the redevelopment vision for the former Sarnia General 
Hospital Lands. The development vision proposes the redevelopment of the former Sarnia 
General Hospital lands into a commercial, medical, and residential campus comprised of three 
existing and proposed medical office / commercial buildings, and a proposed Crisis Care Facility. 
Ten (10) new residential dwellings are also proposed along the frontage of Essex Street and Bright 
Street. An existing commercial building at the southeast corner of Mitton Street and George is 
also proposed to be retained for commercial purposes. The vision for both the north and south 
blocks of the subject lands will be discussed in greater detail below. 

3.1 North Block 
The north block, which previously contained the main building of the Sarnia General Hospital and 
the Nurses Residence, will be redeveloped with commercial / medical office buildings located at 
the northeast corner of George St. and Mitton St., and the northwest corner of George St. and 
MacKenzie St. The northern portion of the north block, will be redeveloped as 8 new residential 
dwellings adjacent to the west of the one existing residential dwelling on the block.  

The proponent is in discussions with Bluewater Health regarding the development of a Crisis Care 
Facility on the eastern portion of the north block. This site is proposed to be 2 acres in size with a 
25,000 square foot single storey building. The lot is proposed to have a healing garden, courtyard 
and other landscaped open spaces for residents as well as provide approximately 55 parking 
spaces. The building will be located at the northwest corner of George Street and MacKenzie 
Street, with parking located to the west in the central portion of the block. 

The western portion of the north block will be redeveloped as a commercial / medical office 
building up to two storeys in height. Tenants for the building are still to be determined. The 
building is proposed to be located at the northeast corner of the site to frame the intersection. 
The proposed building will complement the office, commercial and mixed use buildings that 
occupy the other corners of the intersection. The northwest corner and central areas of the block 
are proposed to be used as parking for the building.  

8 new single detached dwellings are proposed for the northern portion of the site along Essex 
Street adjacent to the existing dwelling which abuts the subject lands. These dwellings will 
continue the existing rhythm and pattern of development that is common along Essex Street and 
in the surrounding residential areas. 

3.2 South Block 
The development vision for the southern portion of the subject lands includes the retention and 
repurposing of the commercial building at the corner of George Street and Mitton Street and the 
former Hospital Records Building. The former Hospital Records Building is proposed to be 
retained as a medical office building. In addition, a new medical office building is proposed for the 
eastern portion on the south block adjacent to the existing EMS Dispatch Centre. Tenants for 
both the retained and the new buildings are still to be finalized. 

The southeastern corner of the subject lands, south of the EMS Dispatch Centre, is proposed to be 
developed as two (2)  single detached residential dwellings. The dwellings will be located adjacent 
to the existing dwelling at the northwest corner of Bright Street and MacKenzie Street and will 
continue the existing rhythm and pattern of development of the dwellings on the south side of 
Bright Street.  
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 – Preliminary Conceptual Plan Figure 12

 
Source: Monteith Brown Planning Consultants, 2018
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As identified through the Pre-Application Consultation process, a number of technical and 
background studies have been completed to support the present application for an Official Plan 
Amendment and Zoning By-Law Amendment including a: Traffic Impact Assessment, Preliminary 
Site Servicing Report, and Phase 1 Environment Site Assessment. 

4.1 Traffic Impact Study 
An assessment of potential traffic impact of the future development of the former Sarnia General 
Hospital lands was undertaken by F. R. Berry & Associates in March 2018. A comparative 
assessment was undertaken to compare the estimated vehicle trip generation of the previous 
hospital use with the proposed mixed commercial, medical, and residential uses. The analysis was 
divided into two calculations of the traffic for the north and south blocks. 

The traffic for the previous hospital use was based on the estimated 300 beds when the hospital 
was in full operation. Based on 300 beds and the Institute of Transportation Engineers (ITE) Trip 
Generation Manual, the hospital was estimated to have generated approximately 342 trips during 
the AM peak, and 393 trips in the PM peak.  

Traffic estimates for the proposed 8 residential dwellings, 12,750 sq. ft. medical office building 
were estimated based on the ITE Trip General Manual. A ‘crisis care facility’ is not a land use 
defined in the manual. ‘Congregate care facility’ (an independent living facility that provides 
amenities such as meals and social / recreation services and some limited medical services) was 
used as a proxy since it had a comparable description to the proposed use and had a higher trip 
generation rate than other possible proxies. Based on the proposed uses for the north block, 64 
vehicle trips were estimated to be generated in the AM peak period, and 94 trips in the PM peak 
period. 

The development vision for south block is proposed to retain the existing commercial and medical 
office buildings on the western portion of the block. To determine the additional traffic that is 
estimated as a result of the proposed development only the new medical office building and three 
residential dwellings were considered in the comparative analysis. It was estimated that 16 
additional vehicle trips will be generated in the AM peak, and 25 trips in the PM peak.  

Collectively, between the two blocks, the new uses are estimated to generate 80 vehicle trips in 
the AM peak, and 119 trips in the PM peak. This is approximately a third of the traffic previously 
generated by the hospital use, and in conclusion the proposed new uses are anticipated to have a 
significantly lower traffic impact on adjacent streets. 

4.2 Preliminary Site Servicing Report 
MIG Engineering (2011) Ltd. was retained by the property owner to undertake a preliminary 
servicing analysis of the ability provide adequate sewage, water, and stormwater servicing for the 
proposed uses with the existing infrastructure.  

The preliminary servicing report reviews the existing services on the adjacent streets which 
currently service the subject lands. The report uses a peak occupancy of the hospital prior to 2001 
of 350 beds plus 300 to 400 employees. A comparative analysis is undertaken comparing the 
proposed uses with the previous hospital usage to determine if there is sufficient capacity within 
the existing services for the proposed uses. 
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Wastewater Servicing 
The proposed new crisis care facility, medical office buildings, and residential dwellings are 
estimated to generate 58,780 litres of wastewater per day. This is considerably less than the 
estimated 472,500 litres per day that the hospital would have used on average, and “based on this 
comparative assessment there is sufficient capacity in the existing sanitary sewer system”. 

Domestic Water & Firewater 
The proposed uses for the subject lands will have equivalent domestic water demand to the 
wastewater flow rates, both of which are considerably lower than that of the former hospital. 
There are domestic water services available on numerous segments of the streets that abut the 
subject lands. Based on this comparative analysis, there is sufficient capacity in the existing water 
supply system 

Stormwater Management 
The proposed uses will reduce the overall amount of impervious on the subject lands, and 
therefore reduce the storm runoff generated by the site. Additional quality and quality controls 
will be investigated and considered further through the site plan approval process. 

The uses proposed for the site will have a significantly lower impact on the site than the previous 
hospital use. Usage of storm and sanitary sewers and demand for water will be significantly 
reduced from the previous hospital usage.  

MIG Engineering concludes that the site can be adequately serviced by the existing municipal 
infrastructure. 

4.3 Phase I Environmental Site Assessment 
EXP Services Inc. (EXP) was retained by the proponents to complete a Phase I Environmental Site 
Assessment (ESA) on part of the property located at 220 Mitton Street North, and part of the 
property located at 327 George Street. The ESA investigated the lands intended to be redeveloped 
for residential purposes in the north (Part A) and south block (Part B).  

Based on a review of historical aerial photography, historical maps, and other records review, Part 
A of the site was historically occupied for single detached residential uses prior to the expansion 
of the Sarnia General Hospital since at least 1900 when the houses were demolished and a 
portion was redeveloped as part of the hospital building and as a nurses residence building. The 
surrounding areas were historically uses used for residential and commercial uses.  

Based on the Phase 1 ESA findings, the following potential environmental concerns were 
identified: 

• Former Underground Storage Tanks (USTs) which were removed in 2004 and partially 
remediated; 

• The unknown quality of the fill used to backfill the former structures on the site; 

• The presence of former industrial, dry cleaner, and a gasoline service station on the 
adjacent lands. 

Underground Storage Tanks (USTs) were removed in 2004 and the site was partially remediated 
to Ministry of Environment and Climate Change (MOECC) standards from 2004. A portion of the 
site could not be remediated due to the presence of utilities, and it is likely that other areas 
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exceed current MOECC regulatory criteria which was updated in 2011. The potential for 
environmental risk associated with the former USTs is considered moderate to high. 

No test results of the fill used were provided for review through the Phase 1 ESA. EXP suspects 
that some fill material was imported and used in site grading and backfill for the former structures 
on the site which are currently being demolished. The potential for environmental risk associated 
with the unknown fill material is considered moderate. 

The former John Godson Thresher Co. Ltd. Occupied the block to the north of Part A of the site 
and contained a machine and paint shop. Potential leaks or spills from this stite could have 
negatively affected the subject lands. The potential for environmental risk associated with the 
former USTs is considered low. 

From discussions with the proponent it has been indicated that the additional underground 
storage tanks located on the subject lands (as shown on Figure 2 of the ESA) at the southeast 
corner of George Street and Mitton Street have been fully remediated.  

Based on the Phase 1 ESA conclusions, it is recommended that a Limited Phase II ESA is 
undertaken to asses soil and groundwater quality in the area of potential environmental concern.  
This area only includes the northern part of the north block, which is intended to be redeveloped 
for residential purposes.  

 

 
5.1 County of Lambton Official Plan 
The County of Lambton operates under a two-tier planning system, which divides planning 
responsibilities between the County and the local municipalities. The County Official Plan serves 
as the guiding document for local planning authorities. All local Official Plans and planning 
decisions must be in conformity with the County Official Plan (hereafter, “County OP”).  

The subject lands are designated as part of the Sarnia’s Urban Centre as identified on Map 1 to the 
County OP. Section 3.2(1) of the County OP directs that “the majority of growth will be directed to 
Urban Centres and Urban Settlements. The Urban Centre designation at the northwest part of the 
County has the greatest service area and the greatest number of urban uses and employment 
opportunities.”  

The proposed County OP update encourages intensification and efficient use of land within 
Urban Centres in policy 3.2.12, which states that “development in Urban Centres, Urban and 
Secondary Settlements, and the Agricultural Area will promote an efficient and compact land use 
patterns to minimize land consumption, control infrastructure costs, and limit non-farm growth 
pressure in Agricultural Areas.” 

Section 3.3 Local Planning directs local Official Plans to provide specific policies for development 
within urban centres. Policy 3.3(2) states that “policies for the development of Urban Centres and 
Urban Settlements will be as provided by local official plans and/or secondary plans.” 

As the subject lands are located within the Sarnia Urban Settlement Area, no amendments to the 
County OP are necessary. 
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5.2 New County of Lambton Official Plan (Adopted, not yet 
Approved) 

It is noted that the County of Lambton is currently in the process of reviewing and updating its 
Official Plan. In the proposed County OP Update, the subject lands are identified as part of the 
Urban Centre designation related to the City of Sarnia on Map 1 – Growth Strategy. The policies 
related to the County’s growth strategy are set out in Section 3.2, which states that the majority 
of growth will be directed to Urban Centres and Urban Settlements. Further, policy 3.2.1 specifies 
that the “Urban Centre designation at the northwest part of the County (Sarnia and Point Edward) 
has the greatest service area and the greatest number of urban uses and employment 
opportunities.”  

The proposed County OP update encourages intensification and efficient use of land within 
Urban Centres in policy 3.2.12, which states that “development in Urban Centres, Urban and 
Secondary Settlements, and the Agricultural Area will promote an efficient and compact land use 
pattern to minimize land consumption, control infrastructure costs, and limit non-farm growth 
pressure in Agricultural Areas.” 

Section 3.3 Local Planning directs local Official Plans to provide policies for development within 
urban centres. Policy 3.3.1 states that “policies for the development of Urban Centres, Urban 
Settlements, and Secondary Settlements will be as provided by local official plans and/or 
secondary plans.” 

As the subject lands are located within the Sarnia’s Urban Centre designation, the proposed 
development is consistent with the proposed in the County of Lambton Official Plan update. 

 

5.3 City of Sarnia Official Plan 
The subject lands are identified as Corridor on Map 1 - City Structure Plan of the City of Sarnia 
Official Plan (See Figure 13). Corridors are part of the growth areas for the City structure plan. The 
Mitton Street Corridor extends north from the Mitton Village centred around Mitton Street and 
Wellington Street to the subject lands. 

Chapter 3 of the Official Plan directs the majority of growth within the urban area to the growth 
areas identified in Map 1, which are intended to be the focus of development, redevelopment, and 
intensification. Corridors are intended to develop as mixed use and commercial areas with viable 
main streets to serve the needs of surrounding residential communities.   
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 – Excerpt from Sarnia OP’s Map 1 - City Structure Plan Figure 13

 
Source: City of Sarnia Official Plan, Map 1 – City Structure Plan 

 

The subject lands are designated a combination of Urban Residential and Mixed Use on the Land 
Use Plan in Maps 7, 8 and 10 of the Official Plan. The Urban Residential designation is included 
within the Stable Residential Areas of the City, and is intended for lower-scale residential 
neighbourhoods as well as parks, schools, and local institutions. The redevelopment of large sites 
within the urban residential designation is encouraged where such redevelopment is compatible 
with the existing physical character and pattern of surrounding development.  

The portion of the subject lands along Mitton Street and south of George Street, are designated 
as Mixed Use in the City’s Land Use Plan. Section 4.6.4 of the Official Plan outlines that the 
intention of the Mixed Use designation is to: 

a) provide convenience retail, office and service functions to serve the daily and weekly needs 
of surrounding communities and neighbourhoods; and 

b) revitalize existing commercial areas as local focal points for pedestrian activity and transit 
routes. 

The Mixed Use designation permits a variety of retail, employment, and community service uses, 
as well as residential on the upper floors or rear of buildings. The designation permits 
convenience retail uses which serve the surrounding communities and neighbourhoods. The 
Mixed Use designation permits that the convenience retail functions can also be complemented 
with local employment and minor institutional uses, such as offices, medical clinics, personal 
services, and public service providers.  
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 - Excerpt from Sarnia Official Plan Land Use Map Figure 14

 
Source: City of Sarnia Official Plan, Map 7 - Land Use Plan 

 

The subject lands are also included in Site Specific Policy #10, as identified in Map 12-1 Site and 
Area Specific Policies of the City Official Plan. Site Specific Policy #10 identifies that the “parking 
area(s) on these sites may be leased to the Hospital for staff parking” for the ‘Former Sarnia 
General Hospital Lands’ as well as a number of other properties around the Bluewater Health 
hospital. 

To permit the proposed commercial uses including offices and medical clinics, an Official Plan 
amendment will be required to re-designate a portion of the subject lands fronting on to George 
Street from Urban Residential to Mixed Use, and amend the Site and Specific Area Policy 
currently applied to the subject lands to permit additional uses including residential apartment 
buildings, long-term care facilities, nursing homes, and retirement homes.  

5.4 Intensification in Centres and Corridors Study (MBPC, 2011) 
As part of the previous update to the Official Plan the City of Sarnia undertook a review of key 
nodes of activity within the City where intensification, infill, and other redevelopment 
opportunities could be appropriate. The Intensification in Centres and Corridors Study identified 
a number of key policy recommendations including: 

• Establishing Centres and Corridors within the Official Plan to create a policy basis to 
guide their development / redevelopment;  



 Monteith Brown Planning Justification Report and Urban Design Brief 
 Planning Consultants Redevelopment of the Former Sarnia General Hospital Lands 
 

 April 2018  Page 19 of 36 

• The establishment of a Mixed Use land use designation to encourage redevelopment of 
places for residents to “live, work, and play” 

• Respecting established neighbourhoods by directing intensification activities to 
preferred areas 

• Allowing for the adaptive reuse of underutilized or vacant lands, including brownfield 
sites 

The Mitton Street Corridor, along with corridors on Ontario and Wellington Streets, are identified 
in the Study as performing major community and commercial functions in the south end of the 
City. The Mitton Street Corridor is identified as spanning from Wellington Street north to the 
hospital lands.  

 – Mitton Street Corridor, Intensification in Centres and Nodes (MBPC, 2011) Figure 15

 
Source: City of Sarnia & MBPC, Intensification in Centres and Corridors Study, 2011 

The corridor was developed primarily in the 1920s – 1940s and have suffered since due to the 
presence of zoning regulations which discouraged mixed use buildings or development consistent 
with the historic built form patterns. The Bluewater Health lands are considered to be a key 
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anchor for the Mitton Street Corridor along with the node at the intersection of Mitton Street and 
Wellington Street.  

The study identifies that hospital lands are considered to be an anchor for the Mitton Street 
Corridor and should continue to be a destination through its redevelopment. The study 
contemplates two hypothetical redevelopments of the hospital lands as an assisted living facility 
and palliative care facility, along with the retention of commercial uses along Mitton Street. 

The proposed redevelopment of the subject lands for medical related uses including a crisis care 
facility are consistent with this vision of redeveloping the lands as a medical destination which 
will anchor the Mitton Street Corridor. 

5.5 City of Sarnia Zoning By-Law No. 85 of 2002 
The City of Sarnia Zoning By-law zones the subject lands primarily as Interim Use 1, Site Specific 
Regulation 2 (IU1-2) which permits an existing Hospital, offices, medical centres / clinics, 
accessory uses and other legally existing uses. The western portion of the southern block which 
fronts on to Mitton Street is zoned General Commercial 1 (GC1) which permits a wide variety of 
commercial uses including auto repair, service, and sakes establishments, convenience stores, 
crisis care facilities, medical centres / clinics, offices, and retail establishments. 

A Zoning By-Law Amendment will be required to permit the proposed new commercial, medical 
centres, offices, crisis care facility, and residential uses.  

 – Existing Zoning Figure 16

 
Source: City of Sarnia Zoning By-Law Schedule “A” Zoning Map Parts 43, 44, 54, & 55, 2002 
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The purpose of the proposed amendments is to permit the redevelopment for a variety of uses 
including commercial, medical clinics / offices, a crisis care facility, and residential uses. The 
proposed planning approvals which are required to permit the development concept are outlined 
below. 

6.1 Proposed Official Plan Amendment 
An Official Plan Amendment is proposed to amend the Land Use Plan (Maps 7, 8 and 10), and 
amend the Site and Area Specific Policy that applies to the subject lands.  

Land Use Plan 
An amendment is proposed to the Land Use Plan to redesignate the majority of the subject lands 
FROM “Urban Residential” TO “Mixed Use” to facilitate the redevelopment of the site for 
commercial, medical, and medium density residential uses (See Figure 17).  

Site and Area Specific Policy 
An amendment is proposed to the Site and Area Specific Policies in Chapter 9 of the Official Plan 
to permit additional uses within the Mixed Use designation on the subject lands including: 

• Crisis Care Facilities, 

• Long Term Care Facilities / Retirement Homes / Nursing Homes, and  

• Apartment Buildings 
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 – Proposed Official Plan Amendment Sketch Figure 17

 
Source: Monteith Brown Planning Consultants, 2018
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6.2 Proposed Zoning By-Law Amendment  
A Zoning By-Law amendment is required to permit new commercial, medical, and residential uses 
on portions of the subject lands. 

Proposed Amendment to Zoning Map Parts #43 & #54 in Schedule ‘A’ 
In order to permit the proposed uses and heights, a Zoning By-Law Amendment is requested to 
amend the zoning on the site FROM “Interim Use 1 – Site Specific Regulation 2” (IU1-2) TO the 
following zones: 

a) a new site specific “General Commercial 1” Zone (GC1-*) to permit the commercial uses 
and additional height of the proposed buildings along George Street.  

b)  the Urban Residential 1 – Site Specific 1 (UR1-1) zone to permit the proposed single 
detached dwellings with reduced lot area and frontage along Bright Street and Essex 
Street 

General Commercial 1 Zone 
The site specific General Commercial 1 Zone (GC1-*) is proposed to be limited to the following 
uses which are permitted under the GC1 zone: 

• Accessory uses and buildings. 

• Bake shops. 

• Churches. 

• Colleges and universities 

• Commercial recreation establishments. 

• Commercial schools. 

• Community centres. 

• Convenience stores. 

• Crisis care facilities. 

• Day care centres. 

• Existing dwellings. 

• Financial institutions. 

• Group Homes 

• Libraries. 

• Medical centres/clinics. 

• Minor institutions. 

• Museums. 

• Offices. 

• Parking lots and parking structures. 

• Personal service establishments. 

• Pharmacies. 

• Public halls. 

• Residential conversion of an existing 
commercial building. 

• Restaurants, up to 2,000 square feet 

• Retail establishments, up to 5,000 
square feet 

• Schools. 

• Service establishments. 

• Social or service clubs. 

• Studios. 

This removes many uses which are permitted within the GC1 zone, but were deemed to not be 
suitable for the site through the public consultation process undertaken by the City and the 
proponent including: auto sales, service, and repair establishments; flea markets; taxi stands; large 
retail stores and restaurants; theatres; and wholesale establishments. 
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In addition to the above uses permitted within the base General Commercial 1 zone, the following 
uses are proposed to be added to complement the medical focus of the development vision, and 
allow for appropriate residential intensification of the site: 

• Dwelling, Apartment 

• Dwelling, Multiple Use Apartment 

• Long Term Care Facility 

• Nursing Home 

• Retirement Home 

• Residential Care Facility 

Urban Residential 1 Zone 
The residential dwellings envisioned for the site are proposed to be zoned as Urban Residential 1 
Zone – Site Area Specific Regulation 1 (UR1-1) which permits single detached dwellings with a 
reduced Lot Area of 370m2 and a reduced Lot Frontage of 12m. 

The UR-1 zone is the predominant zone for the residential lands located immediately north of the 
subject lands. 
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 – Proposed Zoning By-law Amendment Sketch Figure 18

 
Source: Monteith Brown Planning Consultants, 2018 
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6.3 Future Applications 
To implement the proposed Official Plan AND Zoning By-Law Amendments and create the 
proposed parcels, future applications for Consent to Sever and Site Plan Approval will be 
submitted at a later date.  

 
7.1 Provincial Policy Statement, 2014 
The Provincial Policy Statement (“PPS”) provides policy direction on matters of provincial interest 
related to land use planning and development. Any decision by a planning authority that requires 
approval under the Planning Act, “shall be consistent with” policy statements issued under the 
Act. In brief, the proposed planning amendments are consistent with the policies of the PPS which 
seek to:  

• Direct growth and development to existing settlement areas (Policy 1.1.3.1); 

• Provide for land use patterns within settlement areas that are based on densities and 
a mix of land uses that: 

o efficiently use land and resources,  
o 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; and 

o are transit supportive (Policy 1.1.3.2(a)).    

• Provide a range of uses and opportunities for intensification and redevelopment, 
taking into account existing building stock or areas, and the availability of suitable 
existing or planned infrastructure (Policy 1.1.3.2(b) and Policy 1.1.3.3).  

• Contribute to the achievement of minimum targets for intensification and 
redevelopment within built-up areas (Policy 1.1.3.5) 

The proposed planning amendments will facilitate residential intensification through the 
redevelopment of the under-utilized former Sarnia General Hospital site. This is consistent with 
the PPS definition for “intensification”, which means:  

The development of a property, site or area at a higher density than currently exists through:  
• Redevelopment, including the reuse of brownfield sites;  
• The development of vacant and/or underutilized lots within previously developed 

areas; 
• Infill development; and 
• The expansion or conversion of existing buildings. 

Based on this analysis, the proposed amendments are consistent with the PPS.  

7.2 County of Lambton Official Plan 
The proposed development is consistent with the growth strategy of the County OP, as provided 
in Section 3.2 that directs the majority of growth to Urban Centres and promotes efficient and 
compact land use pattern to minimize land consumption, control infrastructure costs and limit 
non-farm growth pressures in Rural Areas. The subject lands represent a large underutilized site 
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within central Sarnia, which is well serviced by public transit and close to community services. As 
such, the proposal to redevelop the site for commercial, medical, and residential purposes 
represents efficient use of land, infrastructure, and resources within the City of Sarnia.   

Based on this analysis, the proposed Official Plan Amendment conforms to the County of 
Lambton Official Plan. 

7.3 City of Sarnia Official Plan 
The following section will outline the planning rationale for how the proposed amendments 
support the general intent and purpose of the Official Plan. 

As was discussed above the subject lands are located at the north end of the Mitton Street 
‘Corridor’, as identified in the City Structure Plan (Map 1) and are designated as ‘Urban 
Residential’ and ‘Mixed Use’ in the Land Use Plan (Map 7) of the Official Plan. Section 4.6 of the 
Official Plan identifies that ‘Corridors’ are part of the Mainstreet and Commercial Areas of the 
City of Sarnia, and are planned to be developed as mixed use and commercial areas. It is also 
indicated that in addition to the primary commercial character, housing is supported in locations 
that do not undermine large-scale retail opportunities. 

The general policies for Mainstreet and Commercial Areas are provided in Section 4.6.1, which 
includes the following objectives: 

a) provide for a functional mix, balanced representation, and hierarchical organization of 
mixed-use and commercial uses and activities within the City; 

d) allow for the concentration and mix of uses, including residential, institutional, retail, 
office and community services, in appropriate locations in mainstreets and commercial 
areas; 

e) establish linkage policies that connect mixed-use and commercial development with other 
elements of the city structure and with adjacent land uses, supporting infrastructure and 
services, while ensuring convenient access to all modes of transportation; 

f) facilitate development and redevelopment in a manner that limits negative impacts on 
adjacent sensitive uses; and 

g) ensure that mainstreets and commercial areas function as locations for social interaction. 
The proposed development will support these objectives by reimagining what was once a major 
anchor for the Mitton Street Corridor, the Sarnia General Hospital. The proposed commercial, 
medical, and residential uses will continue to serve as an anchor for the Mitton Street commercial 
corridor. The subject lands also represent a large site which has historically been the location of a 
major, intensive, institutional use and as such, the site is a suitable location for the proposed 
commercial and medical uses. 

The proposed commercial and medical office uses are consistent with the permitted uses within 
the Mixed Use designation, as specified in Section 4.6.4. Section 4.6.4 indicates that the following 
uses are permitted within the Mixed Used designation: 

- Convenience retail uses that serve the daily shopping needs of surrounding communities 
and neighbourhoods are recognized as the primary function of corridors and commercial 
hubs. 

- The daily convenience retail function may be complemented by local employment and 
minor institutional uses, including offices, medical clinics, personal services, and public 
service providers. It is the intent of this Plan to promote a wide range of minor 
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employment uses and institutions that serve the weekly and daily needs of surrounding 
communities and neighbourhoods. 

- Within the mixed use designation, a wide range of housing types are promoted in 
contextually appropriate buildings   

As is discussed in the Intensification in Centres and Corridors Study the Sarnia General Hospital 
lands have traditionally acted as an anchor for the Mitton Street Corridor. As such their potential 
revitalization as a commercial and medical hub will serve to complement and enhance the existing 
convenience commercial and other uses along the corridor. In addition to acting as an anchor for 
the Mitton Street Corridor, the proposed medical uses, including doctors’ offices and clinics, will 
serve the surrounding communities and neighbourhoods. Further, due to the sites close proximity 
to the Bluewater Health hospital, the site is ideally suited to serve the additional medical needs of 
visitors and patients at the hospital.  

Section 4.6.4 (4) provides the development criteria for the Mixed Use designation which includes: 

a)  locate and mass new buildings to provide a transition between areas of different intensity 
and scale through means such as providing appropriate setbacks and/or stepping down 
heights, particularly close to lower-scale stable residential area designations; 

b) locate and mass new buildings to limit shadow impacts on adjacent stable residential 
areas, particularly during the spring and fall equinoxes; 

c) locate and mass new buildings to frame the edge of streets and parks to maintain sunlight 
and comfortable wind conditions for pedestrians on adjacent streets, parks and open 
spaces; 

d) provide an attractive, comfortable and safe pedestrian environment; 
e) ensure access to schools, parks, community centres, libraries, and childcare; 
f) take advantage of nearby transit services; 
g) provide good site access and circulation and an adequate supply of parking, including 

bicycle parking, for residents and visitors; 
h) locate and screen service areas, ramps and garbage storage, and rooftop mechanical areas 

to minimize the impacts on adjacent streets and residences; and 
i) provide indoor and outdoor amenity space for building residents in every significant 

multi-use residential development. 
The proposed development meets these development criteria and is compatible with the 
surrounding residential areas. The commercial and medical buildings proposed in the 
development vision are all located along the George Street frontages of the property which 
bisects the centre of the subject lands. This maximizes the separation to existing residential uses, 
and minimizes the impact of shadows, traffic, and noise on adjacent residential uses. 
Furthermore, the proposed uses are considerable less intense, and lower density than the former 
hospital.  

Commercial and medical buildings are proposed for the intersections of George Street and Mitton 
Street North as well as George Street and MacKenzie Street North. This will serve to frame the 
intersections and create active pedestrian oriented streetscapes compared to the current large 
exposed sidewalks adjacent to parking lots. Low density residential uses are proposed for the 
lower order Essex Street and Bright Street as the north and south side of the subject lands. These 
new residential dwellings will continue the existing rhythm and pattern of development within 
the surrounding residential community. 
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The site is in close proximity to the Hanna Memorial Public School, numerous parks including 
Lion’s Park and Germain Park, the Strangway and Lochiel Kiwanic Community Centres, the Little 
Friends Child and Family Development Centre, and the Central Sarnia Library in the downtown.  

The site is serviced by the #4 Maxwell Sarnia Transit Route which connects the site to both the 
downtown core as well as the Murphy Road Terminal. The #4 bus runs from the downtown along 
George Street, before turning on to Mitton Street at the subject lands and heading north to 
London Road.  

The parking for the site is proposed to be primarily located in the middle of the block, screened 
from existing residential uses by the proposed buildings. The parking to be provided on the site is 
proposed to exceed the regulations in the zoning by-law, as will be discussed below in the 
following section. 

Indoor and outdoor amenity spaces are proposed for any building residents including the 
proposed outdoor healing garden in the northeast corner of the subject lands to serve the 
residents of the proposed crisis care facility. 

In addition to the development criteria for Mixed Use areas, the proposed development vision is 
consistent with the criteria for Intensification Adjacent to Stable Residential Areas, as specified in 
section 4.4.1 (4) of the Official Plan: 

The intensification of land within growth areas adjacent to stable residential areas shall be 
carefully controlled to ensure that existing and planned neighbourhoods are protected from 
negative impacts. Development in land use designations adjacent or close to stable 
residential areas shall: 

a) be compatible with the built form and scale of adjacent or nearby stable residential 
areas; 

b) provide a gradual transition of scale and density through the use of setbacks and the 
stepping down of high-rise or mid-rise close to low-rise residences in stable 
residential areas; 

c) maintain adequate light and privacy for residents in stable residential areas; 
d) minimize traffic and parking impacts on adjacent neighbourhood streets; and 
e) add vegetative buffers to reduce noise and provide buffering and screening. 

The built form and scale of the proposed uses is compatible with the nearby stable residential 
areas as the buildings are proposed to be considerably lower height, mass, and density than the 
former hospital. No buildings above three storeys in height are contemplated through the 
proposed amendments, and as such there will be minimal shadow impacts or loss of privacy for 
residents in adjacent residential areas. The proposed development vision for the site locates the 
commercial and medical buildings at intersections and along the central George Street. This will 
serve to screen the parking areas which are primarily proposed to be located centrally within the 
subject lands. On the south block, wooden fencing is proposed to be maintained to screen the 
existing parking areas from the adjacent residential uses to the south. As is indicated on the 
attached conceptual plan, landscaped strips and buffers are proposed along the edges of all 
parking areas between adjacent residential dwellings. Furthermore, the subject lands are located 
within the older central portion of the City of Sarnia, which is home to numerous large mature 
trees. These trees serve to screen and buffer adjacent residential uses and minimize the potential 
shadow impacts from the proposed commercial and medical uses on the subject lands.  
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7.4 Urban Design 
As is specified in Section 5.2.1 (7) of the Sarnia Official Plan, “For new development or 
redevelopment, the submission of an Urban Design Brief shall be required to demonstrate 
consistency with the design policies of this Plan to the satisfaction of the City.” The following 
section will outline how the proposed development meets the design policies set out in the 
Guidelines for New Development in Section 5.2.1 of the Official Plan. 

Location and Organization 
In order to ensure new development fits the existing or planned character of the neighbourhood, 
new buildings are to be located and organized in the following ways ((5.2.1 (1)): 

a) buildings shall be located parallel to the street or along the edge of a park or open space 
with a consistent front yard setback. On a corner site, the development should be located 
along both adjacent street frontages; 

b) main building entrances shall be located so that they are clearly visible and directly 
accessible from the public sidewalk; 

c) ground floor uses shall have views into, and where possible, access to, adjacent streets, 
parks and open spaces; 

d) existing mature trees shall be preserved wherever possible and incorporated into 
landscape designs; and 

e) use Crime Prevention Through Environmental Design (CPTED) principles to enhance the 
safety of the community.  

The proposed development vision includes three new buildings intended for medical uses, 
including as a crisis care facility, as well as 10 new single detached residential dwellings. The two 
proposed new buildings for the medical uses on the north block are proposed to be located in the 
corners of the property adjacent to both street frontages. The proposed new medical use building 
on the south block will be located parallel to George Street and the adjacent lot line with the EMS 
Station. All of the single detached residential dwellings are proposed to be located parallel to 
Essex Street or Bright Street. The medical buildings are all proposed to have a consistent front 
yard setback on George Street. On the south block the proposed setback of the new medical 
building is proposed to have a consistent setback with the existing medical use building to the 
west on the subject lands.  

The ground floor of the buildings will have main entrances accessible from the public sidewalk. 
Where appropriate and possible existing mature trees shall be incorporated into landscape 
designs, and CPTED principles will be followed to ensure public safety. 

Massing, Scale, and Design 
In order to ensure the new development “fits harmoniously into the existing or planned context”, 
buildings shall be masses and exterior facades shall be designed in the following ways ((5.2.1 (2)): 

a)  new buildings shall be massed to frame adjacent streets and open spaces in a way that 
respects the existing and/or planned street proportion; 

b) new buildings shall allow for appropriate transitions in scale to neighbouring existing or 
planned buildings; 

c) adequate light and privacy shall be provided for users of the building and for users of 
adjacent buildings and spaces; and 
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d) shadowing of and uncomfortable wind conditions on neighbouring streets, properties, 
parks and open spaces caused by the buildings shall be minimized. 

The medical buildings proposed on the site are to be between 1 and 3 stories in height which is 
significantly less than the previous hospital building on the site, and is consistent with the former 
nurses’ residence and the records building that is proposed to be retained. The proposed height 
allows for an appropriate transition to the adjacent 1-2 storey residential and commercial uses 
adjacent to the site, and will limit any potential shadow and wind impacts on adjacent properties 
and open spaces. 

 

Parking and Servicing 
In order to any minimize potential impacts on the property and adjacent properties, vehicle 
parking, access, service areas, and utilities shall be located and organized as follows (5.2.1 (3)): 

a) using shared service areas where possible, including public and private lanes, driveways 
and service courts to minimize points of conflict; 

b) consolidating and minimizing the width of driveways and curb cuts across the public 
sidewalk; 

c) screening surface parking lots from adjacent streets; 
d) integrating service and utility functions within buildings where possible; 
e) providing underground parking where possible; 
f) limiting surface parking between the front face of the building and public street or 

sidewalk; and 
g) integrating above-ground parking structures, where permitted or appropriate, with 

building design, and have usable space at-grade facing adjacent streets, parks and open 
spaces. 

Shared service areas and driveways will be used where possible in order to minimize the number 
of driveway cuts across the public sidewalk. Landscaping strips are proposed along the edge of all 
parking areas to screen them from adjacent streets and residential dwellings.  

 

Amenity Space 
As is specified in Section 5.2.1 (4), any multi residential development will provide residents with 
indoor and outdoor amenity spaces. The current proposed design includes a garden in the north 
east corner of the site as well as a courtyard and landscaped open spaces along George Street, 
adjacent to the proposed buildings.  

 

Buffering and Screening 
In order to minimize possible negative effects of development on adjacent land uses, the 
proposed development may incorporate where appropriate the following buffering / screening 
measures: 

a) the separation of uses and/or buildings by means of greater-than-normal setbacks; 
b) restrictions on outside storage of goods, materials or equipment; 
c) restrictions on parking facilities; 
d) restrictions on loading facilities in industrial or commercial areas; 
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e) restrictions on the location and type of outdoor lighting equipment, including the 
direction of illumination; 

f) the installation of fences, walls and earth berms to create a visual barrier; and 
g) vegetative screens and other forms of landscaping. 
 

Restrictions are proposed on the number, types, and sizes of the uses permitted on the site in 
order to minimize any potential land use conflicts. The location and organization of the proposed 
buildings on the site has been done to ensure that sufficient separation is provided to adjacent 
residential houses. No outdoor storage of goods, materials, or equipment are proposed. Loading 
facilities for proposed buildings are to be located at the rear and screened from adjacent streets 
and residential houses. Outdoor lighting on the site will be designed to limit the impact of light 
from the proposed development on adjacent properties. Fences and landscaped vegetative strips 
are proposed to provide a buffer between the proposed commercial / medical use buildings and 
parking areas, the and existing and proposed residential houses. 

Based on the above analysis, the proposed development vision and amendments are consistent 
with the general intent and purpose of the City of Sarnia Official Plan. 

7.5 City of Sarnia Zoning By-Law No. 85 of 2002 
The General Commercial zone proposed for the commercial and medical portions of the subject 
lands will represent a continuation of the GC1 zone that is applied to properties fronting on to 
Mitton Street south of the subject lands. As is discussed in the Intensification in Centre and 
Corridors Study, the former hospital lands are considered part of this corridor and act as an 
anchor for the uses on Mitton Street. 

The site specific General Commercial Zone proposed for the subject lands reflects the mix of uses 
that predominate along Mitton Street, as well as the uses that are in demand within the 
community. The list of uses was refined based on the feedback from the public consultation 
sessions, as well as considering the needs for supplementary medical services to serve visitors to 
the Bluewater Health Sarnia hospital northeast of the subject lands.  

The residential houses along the Essex Street and Bright Street frontages are both proposed to 
continue the Urban Residential 1 – Site Specific Policy 1 Zone that predominates north of the 
subject lands. This site specific zone permits slightly narrower frontages and lot areas than the 
base UR1 zone, which are common in the old establish neighbourhoods within the City core.  

Based on our review and analysis, the proposed amendment is consistent with the general intent 
and purpose of the City of Sarnia Zoning By-Law No. 85 of 2002 by applying the zones which 
predominate the commercial corridor to the south and the residential area to the north of the 
subject lands. 

  



 Monteith Brown Planning Justification Report and Urban Design Brief 
 Planning Consultants Redevelopment of the Former Sarnia General Hospital Lands 
 

 April 2018  Page 33 of 36 

 
The proposed amendments to the City of Sarnia Official Plan and Zoning By-Law seek to permit 
the redevelopment of the former Sarnia General Hospital as a mixed use community hub 
combining commercial, medical, and residential uses. This proposal represents the redevelopment 
and reinvestment of a large, underutilized site within central Sarnia in a way that respects the 
character of the surrounding community. The proposed development will replace the long vacant 
hospital buildings with active uses that complement the surrounding community. The commercial 
uses will act as an anchor for the Mitton Street Corridor and Village and will provide needed 
services to the local community. The site is ideally suited to continue as a medical centre and 
complement the health services provided at the nearby Bluewater Health Sarnia hospital.  

The proposed development has been designed to buffer the development and to minimize the 
potential impact on adjacent residential uses. The buildings proposed are considerably lower 
density than the previous hospital, and have been located and organized so as to minimize the 
impact on adjacent residential uses. Parking areas are primarily contained in the centre of the site, 
with buildings used to frame the intersections on George Street. New residential houses on Bright 
Street and Essex Street will allow for minor residential infilling which complements the adjacent 
residential uses. 

 

Respectfully Submitted,   

 

MONTEITH BROWN PLANNING CONSULTANTS 
 

 

 _______________________________________________   __________________________________________________  
Michael A. R. Clark, MA  Jay McGuffin, MCIP, RPP 
Planner  Vice President, Principal Planner 
 

mclark@mbpc.ca  jmcguffin@mbpc.ca 
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Appendix 1 – Pre-Consultation Meeting Notes (Sept. 27, 2017) 



1 
 

THE CORPORATION OF THE CITY OF SARNIA 
Planning and Building Department 
255 Christina Street N.    PO Box 3018 
Sarnia ON   Canada     N7T 7N2 
519 332-0330 ext. 3290     519 332-0776 (fax) 
519 332-2664 (TTY) 

www.sarnia.ca     planning@sarnia.ca  
 
October 2, 2017 
 
ATTENTION:  Mark Lumley 
 
ADDRESS: 327 George Street 
 
DATE OF MEETING: September 27, 2017 
   
Staff Present: Alan Shaw, Director of Planning, Building and By-law 

Enforcement 
 Margaret Misek-Evans, CAO 
 Tammie Ryall, Manager of Planning 

Max Williams, Planner II 
Eric Hyatt, Planner I 
 

Staff met with Mark Lumley and Alex Jongsma on Wednesday, September 27th 
to discuss the process for rezoning, and re-developing the portion of the 
former Sarnia General Hospital lands south of George Street.  The following 
outlines the planning applications, fees, supporting studies and general 
timelines identified as required based on the following proposal. 

Subject Lands 

The lands are located between Mitton Street and MacKenzie Street, south of 
George Street and north of Bright Street. 

Proposal 

The proposal would result in the creation of 7 new lots, 4 residential and 3 
commercial.  The residential lots would have frontage onto Bright Street and 
a proposed UR1 zoning. A new commercial lot would be created within the 
existing GC1 zone limits in the southeast corner of Mitton Street and George 
Street.  The 2 remaining commercial lots would have frontage on both George 
Street and Bright Street and a proposed GC1 zoning. 

http://www.sarnia.ca/
mailto:planning@sarnia.ca
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Applications 

Based on the proposal outlined above staff determined the following Planning 
Applications are required. 

1. Official Plan Amendment 
2. Zoning By-law Amendment 
3. Plan of Subdivision 
4. Site Plan Control 

Fees (2017) 

1. Official Plan & Zoning Amendment $5,000.00 
2. Plan of Subdivision    $7,500.00 
3. Site Plan Control (based on project value) 

a. Less than $50,000    $2,285.00 
b. $50,000 to $500,000    $3,435.00 
c. Over $500,000     $4,585.00     

4. Study/Report Review Deposit  $2,000.00 

Supporting Studies/Reports 

The following studies and reports will be required to as part of the applications. 

1. Planning Rationale 
2. Urban Design Brief 
3. Phase I Environmental Site Assessment (ESA) 
4. Servicing Feasibility Study 
5. Stormwater Management Report 
6. Transportation Impact Study 

Timelines 

The Official Plan / Zoning By-law Amendments and Plan of Subdivision 
applications would be processed concurrently. The process would generally 
take between 3-6 months before it is considered by Council. The Site Plan 
Control process generally takes between 2-3 months before an Agreement is 
executed.  

Official Plan Amendment 

The majority of the lands are designated Urban Residential in the Official Plan 
with a small portion in the southeast corner of Mitton Street and George Street 
designated as Mixed Use.  The urban residential designation (Section 4.4.2) 
reflects the City’s existing and planned lower scale residential 
neighbourhoods, as well as parks, schools and local institutions. Physical 
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changes to Urban Residential designations must be sensitive, gradual and 
generally ‘fit’ the existing and planned physical character. A key objective of 
the Official Plan is that new development respects and reinforces the general 
physical patterns in stable residential areas.  Based on the proposal presented 
at the meeting, an Official Plan Amendment is required for the commercial 
component. 

Application and Approval Process for Official Plan Amendments 

Zoning By-law Amendment 

A portion of the subject lands are zoned General Commercial 1 (GC1) with the 
remainder zoned Interim Use 1-2 (IU1-2) in Zoning By-law 85 of 2002. This 
zone permits an existing hospital, buildings and uses accessory to the 
permitted uses, existing offices and medical centres clinics and legally existing 
uses. 

A new site-specific XXX zone is required to allow the proposed uses and 
establish appropriate site-zone regulations, including permitted uses, building 
setbacks, parking requirements, building height etc. 

Staff completed a review of the existing approved parking. Based on an initial 
review of the proposal, there may not be sufficient parking on individual lots 
for the commercial development.  Parking calculations are based on use. 
Parking regulations can be found in Section 3.37 of Zoning By-law 85 of 2002. 

Application and Approval Process for Amendments 

Plan of Subdivision 

As the proposal will result in the creation of more than 5 lots (Official Plan, 
Section 7.2.3.1(b)), a plan of subdivision is required.  The provisions of the 
Planning Act relating to subdivision control, including subdivision agreements, 
shall be used by the City to ensure that the land use designations and policies 
of this Plan are complied with, and that a high standard of layout and design 
is maintained in all development. Subdivision agreements shall ensure that 
the provision of funds, services, facilities, and other matters are to the 
satisfaction of the City, the County and other agencies. The applicant shall be 
required to post security with the City to ensure the conditions of the 
subdivision agreement are fulfilled.  

Planning considerations shall have regard to: 

• Provincial guidelines, policies and legislation, including the criteria 
identified in the Planning Act;  

• whether the proposed plan conforms to the policies of the Official Plan; 

http://sarnia.ca/doing-business/property-development/permits-and-applications/official-plan-amendments
http://sarnia.ca/doing-business/property-development/permits-and-applications/zoning-by-law-amendment
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and,  
• whether the proposed plan can be provided with adequate services and 

facilities as required by this Plan. 
 
A plan of subdivision is advantageous to consent application as conditions are 
to be fulfilled within 3 years as opposed to 1 year for consent. 
 
A plan of subdivision prepared by an Ontario Land Surveyor is required. 

 
Application and Approval Process for Plans of Subdivision/Condominium 

Supporting Documents/Studies/Reports 

As part of a complete application for an Official Plan/Zoning By-law and 
Subdivision applications, the applicant shall provide the City with the following 
prescribed information by the Planning Act: 

Concept Plan 

A site/concept plan was submitted as part of the pre-application submission. 
This plan shall include the following information: 

• Extent of the subject lands; 
• Location and number parking spaces provided on-site; 
• Loading areas; 
• Outdoor storage areas; and 
• Amenity Space 

 
Planning Rationale 

A planning rationale provides a clear understanding of the proposal and 
reasons why it should be approved and shall include a description of the 
proposal, overview, major statistics (e.g. height, density, parking) site 
description and surrounding land uses/context/built form and contextual 
impacts.  Also required is a review demonstrating conformity to related 
planning policies (e.g. Provincial Policy Statement, County Official Plan, City 
Official Plan etc.) and justification of how the proposal constitutes good 
planning. A ‘Planning Rationale Terms of Reference’ is attached to this 
document. 

Urban Design Brief 

The Urban Design Brief should demonstrate consistency with the design policies of 
the Official Plan (Section 5.2) of the Official Plan ensuring new development 
enhances the quality of the environment including: 

http://sarnia.ca/doing-business/property-development/permits-and-applications/subdivision-condominium-approval
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• conservation of the natural environment and cultural heritage 
resources;  

• compact urban form in the interests of the efficient use of land and 
services; integration of compatible land uses;  

• linkages and connectivity (pedestrian, cycling, vehicular and transit);  
• longevity of public and private services and facilities; 
• safety and accessibility; 
• consistency in building setbacks and other features, where appropriate; 
• aesthetics; and 
• flexible standards, such as road allowance widths, tree plantings in 

boulevards, and stormwater management practices. 

Phase I Environmental Site Assessment (ESA) 

An environmental site assessment (ESA) involves the study of a property to 
determine if contaminants are present and, if so, the location and 
concentration of these contaminants. In addition, an ESA includes the 
completion of a report documenting the study results. 

Servicing Feasibility Study 

A Servicing Feasibility Study prepared by a qualified Engineer is required that 
demonstrates that the proposed uses and unit count can be supported by 
available water, sewer and stormwater infrastructure. 

Stormwater Management Report 

Please refer to the City’s Design Standards for Stormwater Management -
2017. 

Transportation Impact Study 

A Traffic Impact Study prepared by qualified person to assess traffic impacts 
and any improvements necessary to accommodate travel demands and 
impacts generated by the development.  Any submitted traffic impact study 
will be peer reviewed by a third party at the sole cost of the applicant. 

Site Plan Control Application 

The process examines the design and technical aspects of a proposed 
development to ensure it is attractive and compatible with the surrounding 
area and contributes to the economic, social and environmental vitality of the 
City. Features such as building designs, site access and servicing, waste 
storage, parking, loading and landscaping are reviewed.  

Any mitigation measures identified in the studies submitted with the ZBA 

http://sarnia.ca/documents.asp?DocumentID=1568
http://sarnia.ca/documents.asp?DocumentID=1568
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application shall also be included in the Site Plan Agreement. 

For design considerations please refer to 5.2.1 Guidelines for New 
Development in the Official Plan. 

Application and Approval Process for Site Plan Control 

Additional Comments 

Staff expect the proponent to return for a Pre-Application meeting when the 
proposal has been finalized. 

Unless informed otherwise staff will communicate and provide all future 
correspondence through Mark Lumley at gfiveinc@gmail.com. 

Attachments 

1. Sketch - Applicants Proposal 
2. Terms of Reference – Planning Rationale 
3. Map – Official Plan Designation 
4. Map – Zoning By-law 85 of 2002 

Additional Links 

City of Sarnia Official Plan 

Zoning By-law 85 of 2002 

http://sarnia.ca/doing-business/property-development/permits-and-applications/site-plan-control
mailto:gfiveinc@gmail.com
http://sarnia.ca/doing-business/property-development/planning-documents/official-plan
http://sarnia.ca/doing-business/property-development/planning-documents/zoning-by-law-85-of-2002




Terms of Reference – Planning Rationale 

 
Description 
A Planning Rationale provides a clear understanding of a development 
proposal and reasons why it should be considered and approved. This shall 
be done by demonstrating conformity with related planning policies and 
providing a justification of how the proposal constitutes good planning. 
 
Authority to Request a Planning Rationale:  
Sections 22(4) and (5) of the Planning Act give Council the authority to 
request such other information or material that the authority needs in order 
to evaluate and make a decision on an application. Section 7.4(2) of the 
Official Plan lists the types of reports, including a planning rationale, that 
may be requested by Council in support of a planning application.  
 
Submission Requirements 
A planning rationale shall include the following information: 

1. A planning rationale should be prepared by a qualified planner with 
MCIP, RPP designation or equivalent 

2. Address 
3. Legal description, including any registered easements 
4. Type of application 
5. Purpose of application 
6. Describe local planning context (text and maps), including subject 

land, surrounding area, land use designations, zoning, etc. 
7. Site description: describe existing & proposed site conditions (site 

features, topography/natural features, existing uses) 
8. Describe access (existing and proposed roads, driveways) 
9. Description of the proposal, overview, statistics (e.g. height, 

setbacks, driveways, parking areas, site and contextual 
considerations  

10. Site’s planning history such as previous approvals 
11. Description of relevant Provincial policies, Lambton County Official 

Plan policies and relevant Sarnia Official Plan policies including 
information/rationale as to how and why Official Plan policies are 
being addressed by the proposal 

12. Relevant Zoning By-law information, including areas of compliance 
and non-compliance and why. 

13. A list prepared detailing the potential amendments to the Zoning By-
law 



14. Analysis and opinion as to why the proposal is good planning, 
including issues of impact. 

15. How is the proposed development compatible with surrounding 
development?  

16. How is the proposal consistent with the Planning Act [including the 
criterial listed in subsection 51(24) of the Act] and the Provincial 

Policy Statement (2014) 
17. Explain how the proposal is consistent with the Lambton County and 

Sarnia Official Plan.  
18. Explain how the proposal would conform with the requirements of 

Zoning By-law 85 of 2002.  
19. Explain why the proposal is good planning and should be considered 

for approval. 
20. Summarize the findings of all required supporting studies, such as: 

 Site Servicing Study 
 Noise Impact Study  
 Traffic Impact Study 
 Etc. 

21. Address all points identified in the pre-consultation meeting minutes.  
22. Summary and conclusions.  

 



Essex Street

Bright Street

George Street

Mi
tto

n S
tre

et 
No

rth

Ma
ck

en
zie

 St
ree

t N
or

th

OFFICIAL PLAN DESIGNATIONS

±

0 50 10025 m

LEGEND
Natural Hazards

Agriculture

Airport

Urban Residential

Suburban Residential

Apartment Residential

Private Residential

Institutional

Downtown

Commercial Centre

Mixed Use

Highway Commercial

Heavy Industrial

Light Industrial

Business Park

Parks

Open Space

Natural Area



Essex Street

Bright Street

George Street

Mi
tto

n S
tre

et 
No

rth

Ma
ck

en
zie

 St
ree

t N
or

th

IU1-2

UR2-1

UR1-1

GC1

OC1

UR2-1

OC1

OC1-9

UR2-35
UR3

UR1-29

UR2-1

OC1-7

UR1-4 OC1-6

OC1-8

OC1-10

OC1-11

ZONING MAP

±

0 50 10025 m



 Monteith Brown Planning Justification Report and Urban Design Brief 
 Planning Consultants Redevelopment of the Former Sarnia General Hospital Lands 
 

 April 2018  Page 35 of 36 

Appendix 2 – Pre-Consultation Meeting Notes (Feb. 21, 2018) 



1 of 6 
 

THE CORPORATION OF THE CITY OF SARNIA 
Planning and Building Department 
255 Christina Street N.    PO Box 3018 
Sarnia ON   Canada     N7T 7N2 
519 332-0330 ext. 3290     519 332-0776 (fax) 
519 332-2664 (TTY) 

www.sarnia.ca     planning@sarnia.ca  
 
March 26, 2018 
 
ATTENTION:  Jay McGuffin 
 
ADDRESS: 220 Mitton Street N. and 327 George Street 
 
DATE OF MEETING: February 21, 2018 
   
Staff Present: Alan Shaw, Director of Planning & Building 
 Margaret Misek-Evans, CAO 
 Tammie Ryall, Manager of Planning 

Eric Hyatt, Planner I 
Mike Berkvens, Director of Engineering 
David Jackson, Development Manager 
Jay VanVlymen, Development Technologist 
Ken Barros, Supervisor of Building 
 

Staff met with Jay McGuffin of Monteith Brown Planning Consultants Ltd. and 
Kenn Poore and Marty Raaymakers of GFive Inc. on Wednesday, February 21st 
to discuss the process for rezoning and re-developing the former Sarnia 
General Hospital lands.  The following outlines the planning applications, fees, 
supporting studies and general timelines identified as required based on the 
February 21st discussion and March 19th revised concept plan. 

Subject Lands 

The lands are located east of Mitton Street North, west of MacKenzie Street, 
south of Essex Street and north of Bright Street. The existing EMS facility 
lands at the southwest corner of George Street and MacKenzie Street do not 
form part of the subject lands. 

Proposal 

The proposal (attached) includes a combination of residential and commercial 
uses. The redevelopment would result in the creation of 11 new residential 

http://www.sarnia.ca/
mailto:planning@sarnia.ca
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lots, 8 with frontage onto Essex Street and 3 with frontage on Bright Street. 
Two new commercial lots are proposed on the remainder of the lands north of 
George Street including a proposed 1,185m2 (12,750ft2) two storey medical 
use building fronting onto Mitton Street North and a single storey 2,322m2 
(25,000ft2) crisis care facility at MacKenzie Street. South of George Street the 
creation of two new commercial lots are proposed for the remainder of the 
lands. The proposal for these lands includes the repurposing of the former 
records building and construction of a proposed 580m2 (6,243ft2) medical use 
building on a 7,601m2 (1.87ac) site. 

Applications 

Based on the proposal outlined above staff determined the following Planning 
Applications are required. 

1. Official Plan Amendment 
2. Zoning By-law Amendment 
3. Plan of Subdivision or Consent 
4. Site Plan Control 

Fees (2018) 

1. Official Plan & Zoning Amendment $5,100.00 
2. Plan of Subdivision    $7,650.00 
3. Consent to Sever    $1,325.00 (per created lot) 
4. Site Plan Control (based on project value) 

a. Less than $50,000    $2,325.00 
b. $50,000 to $500,000    $3,500.00 
c. Over $500,000     $4,675.00     

5. Study/Report Review Deposit  $2,000.00 

Supporting Studies/Reports 

1. Planning Rationale 
2. Urban Design Brief 
3. Phase I Environmental Site Assessment (ESA) 
4. Servicing Feasibility Study 
5. Transportation Impact Study 
6. Public Engagement Strategy 

The following studies and reports will be required to as part of the applications. 

Timelines 

The Official Plan / Zoning By-law Amendments and Plan of Subdivision 
applications would be processed concurrently. The process would generally 
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take between 3-6 months before it is considered by Council. The Site Plan 
Control process generally takes between 2-3 months before an Agreement is 
executed.  

Official Plan Amendment 

The majority of the lands are designated Urban Residential in the Official Plan 
with a small portion at the southeast corner of Mitton Street and George Street 
designated as Mixed Use.  The urban residential designation (Section 4.4.2) 
reflects the City’s existing and planned lower scale residential 
neighbourhoods, as well as parks, schools and local institutions. Physical 
changes to Urban Residential designations must be sensitive, gradual and 
generally ‘fit’ the existing and planned physical character. A key objective of 
the Official Plan is that new development respects and reinforces the general 
physical patterns in stable residential areas.  Based on the proposal presented 
at the meeting, an Official Plan Amendment is required for the commercial 
component. 

Application and Approval Process for Official Plan Amendments 

Zoning By-law Amendment 

A portion of the subject lands are zoned General Commercial 1 (GC1) with the 
remainder zoned Interim Use 1-2 (IU1-2) in Zoning By-law 85 of 2002. This 
zone permits an existing hospital, buildings and uses accessory to the 
permitted uses, existing offices and medical centres clinics and legally existing 
uses. 

The applicant is seeking a General Commercial 2 (GC2) zoning to permit the 
proposed uses including a crisis care facility (withdrawal management facility) 
and establish appropriate site-zone regulations, including permitted uses, 
building setbacks, parking requirements, building height etc. 

Application and Approval Process for Zoning By-law Amendments 

Plan of Subdivision 

As the proposal will result in the creation of more than 5 lots (Official Plan, 
Section 7.2.3.1(b)), a plan of subdivision is required.  The provisions of the 
Planning Act relating to subdivision control, including subdivision agreements, 
shall be used by the City to ensure that the land use designations and policies 
of this Plan are complied with, and that a high standard of layout and design 
is maintained in all development. Subdivision agreements shall ensure that 
the provision of funds, services, facilities, and other matters are to the 
satisfaction of the City, the County and other agencies. The applicant shall be 

http://sarnia.ca/doing-business/property-development/permits-and-applications/official-plan-amendments
http://sarnia.ca/doing-business/property-development/permits-and-applications/zoning-by-law-amendment
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required to post security with the City to ensure the conditions of the 
subdivision agreement are fulfilled.  

Planning considerations shall have regard to: 

• Provincial guidelines, policies and legislation, including the criteria 
identified in the Planning Act;  

• whether the proposed plan conforms to the policies of the Official Plan; 
and,  

• whether the proposed plan can be provided with adequate services and 
facilities as required by this Plan. 

 
A plan of subdivision is advantageous to consent application as conditions are 
to be fulfilled within 3 years as opposed to 1 year for consent. 
 
A plan of subdivision prepared by an Ontario Land Surveyor would be required. 

 
Application and Approval Process for Plans of Subdivision/Condominium 

Consent 

The applicant indicated they may wish to develop the site in phases and may 
opt to create lots by way of consent. 

Application and Approval Process for Consent to Sever 

Supporting Documents/Studies/Reports 

As part of a complete application for an Official Plan/Zoning By-law and 
Subdivision applications, the applicant shall provide the City with the following 
prescribed information by the Planning Act: 

Concept Plan 

A site/concept plan was submitted as part of the pre-application submission. 
This plan shall include the following information: 

• Extent of the subject lands; 
• Location and number parking spaces provided on-site; 
• Loading areas; 
• Outdoor storage areas; and 
• Amenity Space 

 
Planning Rationale 

A planning rationale provides a clear understanding of the proposal and 
reasons why it should be approved and shall include a description of the 
proposal, overview, major statistics (e.g. height, density, parking) site 

http://sarnia.ca/doing-business/property-development/permits-and-applications/subdivision-condominium-approval
http://sarnia.ca/doing-business/property-development/permits-and-applications/consent-to-sever
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description and surrounding land uses/context/built form and contextual 
impacts.  Also required is a review demonstrating conformity to related 
planning policies (e.g. Provincial Policy Statement, County Official Plan, City 
Official Plan etc.) and justification of how the proposal constitutes good 
planning. A ‘Planning Rationale Terms of Reference’ is attached to this 
document. 

Urban Design Brief 

The Urban Design Brief should demonstrate consistency with the design policies of 
the Official Plan (Section 5.2) of the Official Plan ensuring new development 
enhances the quality of the environment including: 

• conservation of the natural environment and cultural heritage 
resources;  

• compact urban form in the interests of the efficient use of land and 
services; integration of compatible land uses;  

• linkages and connectivity (pedestrian, cycling, vehicular and transit);  
• longevity of public and private services and facilities; 
• safety and accessibility; 
• consistency in building setbacks and other features, where appropriate; 
• aesthetics; and 
• flexible standards, such as road allowance widths, tree plantings in 

boulevards, and stormwater management practices. 

Phase I Environmental Site Assessment (ESA) 

An environmental site assessment (ESA) involves the study of a property to 
determine if contaminants are present and, if so, the location and 
concentration of these contaminants. In addition, an ESA includes the 
completion of a report documenting the study results. 

Servicing Feasibility Study 

A high-level letter from an Engineer confirming that the servicing demands for 
the proposed development will not exceed what was required for the hospital.   
 
A full servicing feasibility study will be required as part of the site plan control 
application. 

Transportation Impact Study 

A high-level letter from a Traffic Engineer confirming that traffic volumes of 
the proposed application will not increase from the previous hospital use. 
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A full Transportation Impact Study will be required as part of the site plan 
control application. 

Public Engagement Strategy 

Ontario Regulation 543/06 requires the applicant to submit a proposed 
strategy for consulting with the public with respect to Official Plan amendment 
requests. A public engagement strategy needs to be submitted as part of this 
application. Section 7.5 of the Official Plan reiterates the importance of public 
participation when developing, implementing and evaluating the plan. 

Site Plan Control Application 

The process examines the design and technical aspects of a proposed 
development to ensure it is attractive and compatible with the surrounding 
area and contributes to the economic, social and environmental vitality of the 
City. Features such as building designs, site access and servicing, waste 
storage, parking, loading and landscaping are reviewed.  

Any mitigation measures identified in the studies submitted with the ZBA 
application shall also be included in the Site Plan Agreement. 

For design considerations please refer to 5.2.1 Guidelines for New 
Development in the Official Plan. 

Application and Approval Process for Site Plan Control 

Additional Comments 

1. A full stormwater management report will be required as part of the site 
plan control application. Please refer to the City’s Design Standards for 
Stormwater Management -2017. 

2. A storm sewer will be required on Essex Street for the proposed 8 
residential lots. The City may look to partner with the storm sewer 
project to reconstruct Essex Street. 

3. Any unused driveways and municipal services to be abandoned 
according to City of Sarnia Standards.  This is to be shown on the site 
plan drawings.   

Attachments 

1. Concept Plan - Applicants Proposal 
2. Terms of Reference – Planning Rationale 

Additional Links 

City of Sarnia Official Plan 

Zoning By-law 85 of 2002 

http://sarnia.ca/doing-business/property-development/permits-and-applications/site-plan-control
http://sarnia.ca/documents.asp?DocumentID=1568
http://sarnia.ca/documents.asp?DocumentID=1568
http://sarnia.ca/doing-business/property-development/planning-documents/official-plan
http://sarnia.ca/doing-business/property-development/planning-documents/zoning-by-law-85-of-2002
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Appendix 3 – Stakeholder Consultation Summary, Bryan Boyle & 
Associates (February 28,  2017) 



TO : 

FROM: 

DATE: 

THE CORPORATION OF THE CITY OF SARNIA 
People Serving People 

PLANNING AND BUILDING DEPARTMENT 

NON-AGENDA REPORT 

Members of Sarnia City Council 

Alan Shaw, Director of Planning and Building 

March 9, 2017 

SUBJECT: Sarnia General Hospital Update 

On February 28, 2017 the City of Sarnia conducted its second stakeholders 
meeting for the RFP for the Former Sarnia General Hospital (SGH). The 
event was held at the Lambton College Event Centre and had over 50 
stakeholders in attendance. 

Bryan Boyle and Associates was engaged to conduct both stakeholders 
sessions (February 1st and 28th) for the purpose of soliciting input from all 
interested stakeholders relating to the merits, challenges and potential key 
actions for the redevelopment of the former SGH site. The goal of these 
sessions was to identify key points relating to the issues to allow decision 
makers to make the best possible decisions as we move forward with the 
redevelopment of this site. Attached is the final report provided by Mr. 
Boyle summarizing the input received at the February 28 session. 

In addition to Mr. Boyle's report, the City received several emails from 
individual members of the public. As written submissions were not 
conducive to the stakeholders consultation format, they have not been 
included in the findings of Mr. Boyle's report. Staff has attached these e
mails so that Council may have consideration for all comments received at 
the time of this report. These e-mails be made available to potential 
bidders. 

The cost for Mr. Boyle's services has been absorbed by the Planning 
Department and will not result in any additional costs above the approved 
budget. Total fees for Mr. Boyle's service are $6,000.00, which includes 
facilitation, site rental and the production of his two reports. 

Attachments: SGH Stakeholders Report Meeting #2, SGH Public E-mails 
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Relating to Redevelopment of the 
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Executive Summary 

On February 28, over 50 stakeholders with an interest in the redevelopment of the former 
Sarnia General Hospital site met at the Lambton College Event Centre in Sarnia for an 
interactive consultation workshop facilitated by Bryan Boyle. Stakeholders present included 
property owners close to the site, potential developers, elected politicians, interested 
citizens and the press. 

The purpose of the session was to solicit valuable input from all interested stakeholders 
relating to merits, challenges and potential key actions for the redevelopment of the former 
General Hospitai property. 

The approach was to identify many of the key points relating to the issues to allow decision 

makers to make the best possible decisions. 

Bryan Boyle set the stage for the event and shared some of the findings from the previous 
stakeholder consultation on February 1 at the Lochiel Kiwanis Centre. 

Participants were asked to share the first one or two words that come to mind when they hear 
"redevelopment of the former General Hospital property". Their responses were clustered 
into the following themes: demolition, other suggested actions, timelines, financial 
implications, merits and personal feelings. 

Participants identified the merits or positives that exist for redevelopment of the former 
General Hospital property. They prioritized these merits to indicate which are the strongest or 
have the most potential to be built upon to ensure effective redevelopment of the former 
General Hospital property. In prioritized order these merits include: 

15t: New Uses Meet Community Needs 
2"d: Resolves Current Site Issues 
3rd: Potential Property Tax Income 
4th : Pride in Community 
5th: Central Location 

Participants were also asked to identify what challenges exist for redevelopment of the former 
General Hospital property. They prioritized these challenges based on those that they feel are 
the most critical to address to ensure effective redevelopment of the former General Hospital 
property. The prioritized challenges include: 

Bryan Boyle & Associates 
FACILITATING YOUR FUTURE 
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1st: Challenges of Decision-Making 
2nd: Financial Implications of the Project 
3rd : Current Safety and Illegal Activity at the Site 
4th: Environmental Concerns 
5th : Value of Surrounding Property 
6th: Zoning 

There are many actions that could help ensure a strong and viable solution to the issues 
relating to redevelopment of the former General Hospital property. These actions are 
designed to build on the merits, reduce or eliminate the challenges as well as avoid the 
consequences of inaction that participants identified at the February 1st meeting at the 
Lochiel Centre. 

Clustered by prioritized themes, these actions include: 

1st: Demolish Existing Buildings on Site 
2nd: Motivate City Council and Staff to Action 
3rd: Create New Uses Based on Community Needs 
4th: Resolve RFP Bid Issues 
5th: Offer Incentives 
6th : Ensure Safety and Security of the Site 
ih: Plan Logistical Steps 
gth: Engage Stakeholders for Input 

Bryan Boyle reminded the participants of an age-old adage: "If it is to be, it is up to me". 

4 

He suggested to the participants in the room that they are all in a position to help ensure a 
strong and vibrant redevelopment of the former General Hospital property. As a result, many 
proactive individual personal commitments were shared by participants. 

Stakeholders were very engaged in the consultation. There was a broad range of diverse 

opinions expressed at the meeting and participants showed respect for opinions that varied 

from their own. 

Bryan Boyle & Associates 
FACILITATING YOUR FUTURE 

Page 9 of 85 



Stakeholder Consultation Workshop 
Relating to Redevelopment of the Former Sarnia General Hospital Site 

Lambton College Event Centre, Sarnia, Ontario 
February 28, 2017 Facilitated by Bryan Boyle 

Purpose of the Session 

To solicit valuable input from all interested stakeholders relating to merits, challenges and 
potential key actions for the redevelopment of the former General Hospital property 

Throughout this report whenever two or more participants (or in the cases of the table 
discussion groups - number of groups) offered the same or very similar comments they are 
noted with an "x" and the number, i.e. (x3) 

Current Perceptions 

Participants were asked to share the first one or two words that come to mind when they hear 
"redevelopment of the former General Hospital property". 

Demolition 

• Tear it down (x6) 

• Take it down; it is beyond refurbishing 

• Tear the building down and replace it 

• Remove all buildings on the site 

Other Suggested Actions 

• Get on with it 

• Start 
• Stop wasting money on security and upkeep 

• Make a decision to do something 
• Seize the opportunity 
• Promises broken 
• Hopefully not a missed opportunity 

• Planning 
• Backtracked on official plan 
• Disregard for zoning 

• Ya, right 

• Just do it! 

Bryan Boyle & Associates 
FACIL!LATJNG_ YOIJ_Ji FUTU~f 
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Timelines 

• Overdue (x2) 
• About time 

• Time 
• Still ongoing 
• Deja vu 

Financial Implications 

• Cost 
• How much will it cost to redevelop? 
• Tear down costs 
• Lost revenue 

Merits 
• Redevelopment of downtown 
• Respect for the integrity of the neighborhood 
• Neighborhood respect and values 

Personal Feelings 

• Joyful 
• Excited 
• Hopeful 
• Fearful 

Participants were asked to identify the merits or positives that exist for redevelopment of 
the former General Hospital property. 

These may be strengths (any factors or conditions that are considered positive and over which 
we have some control, e.g., skills, expertise, involvement, etc.) or opportunities (any factors or 
conditions that are considered positive, over which we have little or no control but may be 
seized by ourselves or others, e.g., demographics, markets, funding, political timing, etc.) 

6 

To prioritize these merits each participant was encouraged to allocate points to the merits that 
they feel are the strongest or have the most potential to be built upon to ensure effective 
redevelopment of the former General Hospital property. 

Rank Merits (Theme Groups) 
1st New Uses Meet Community Needs 

2nd Resolves Current Site Issues 
3rd Potential Property Tax Income 
4th Pride in Community 

5th Central Location 

Total Score 

1050 
820 

740 
690 
585 

Bryan Boyle & Associates 
FAOL/fAT/NG YOUR FUTURE 
-~~~~ -~ ~h ; n-• - ~ 
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The individual merits that were identified by participants and clustered to create these themes 
are shown below in the same order of priority as the table of merits above. 

1. New Uses Meet Community Needs 

• Fulfills a need for the community 
• Seniors apartment 

• Housing for handicapped 
• Higher density within character of the neighborhood 
• Mid but not high-rise 
• Housing that fits in the neighborhood 

• New opportunities for business 

• Detox center 
• Compatible residential housing 

• Turn the building into a seniors' complex 
• Recreational facility 

• Medical offices 
• Nursing home 
• Housing to bring people back downtown 

• Support for local schools and businesses 
• Encourages development of other similar properties in Sarnia 

• Living and working space for creative workers 
• Oxygen is available in the East building 

• All questions are answered so anything is possible now 

• Benefit to the public for various uses 

2. Resolves Current Site Issues 

• Eliminates the taxpayers having to pay security and maintenance costs (x2) 
• Makes money rather than costs money 
• Eliminates current safety issues and illegal activity 
• Helps make community safe again 
• Project could start sooner 
• Eliminates non-productive use of space 

3. Potential Property Tax Income 
• Generates new tax revenues (xS) 
• Sustainable tax revenue 

• Potential to make money 
• Makes money rather than costs money 

Bryan Boyle & Associates 
FACiliTATING YOUR FUTURE --- --·- .,.._ 
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4. Pride in Community 

• Reduces urban blight in the neighborhood (x2) 
• Cleans up the city 

• Stabilizes the neighborhood 
• Strong established neighborhood with people who care about neighbors 

• Keeps Sarnia moving forward 

• Pride and renewed energy in the neighborhood 
• Pride in our neighborhood 

• Neighborhood harmony 

5. Central Location 

• Central city location (x3) 

• Central location close to downtown 
• Redevelopment of the core 
• Reduce urban sprawl 

• Close and walkable to the waterfront in and active living 
• Proximity to hospital for walk ability to employment and access to health services 

• Close to culture of downtown and the Mitton Village 
• Infilling 

• Enhances Mitton Village 

Participants were also asked to identify what challenges exist for redevelopment of the 
former General Hospital property"? 

8 

These may be either weaknesses (any factors or conditions that are considered negative and 
over which we have some control, e.g., inactivity, lack of direction, lack of stakeholder support, 
etc.) or threats (any factors or conditions that could negatively impact us, over which we have 
little or no control, e.g., political environment, municipal, provincial or national conditions, etc.) 

To prioritize these challenges, each participant was encouraged to allocate points to the 
challenges that they feel are the most critical to address to ensure effective redevelopment of 
the former General Hospital property. 

Rank Challenges (Theme Groups) 

1st Challenges of Decision-Making 

2nd Financial Implications of the Project 
3rd Current Safety and Illegal Activity at the Site 
4tn Environmental Concerns 
s'h Value of Surrounding Property 
6th Zoning 

Total Score 

955 
945 

545 
540 

500 

395 

Bryan Boyle & Associates 
FACiliTATING YOUR FUTURE 
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The individual challenges that were identified by participants and clustered to create these 
themes are shown below in the same order of priority as the table of challenges above. 

1. Challenges of Decision-Making 
• Political will 

• Politics 

• Inertia 

• Community unable to agree 

• Create a "get it done" vibe 

• A community too anxious for any ideal solution 

• Developer accountability, e.g. Devine St. School 

• Public apathy 

• Cumbersome RFP process 

• Limited responses to RFP 

2. Financial Implications of the Project 
• Cost of demolition (x3) 

• Funding should come from the City/County/Provincial/Federal governments (x2) 

• Funding for decommissioning (x2) 

• Cost (x2) 
• Cost of demolition to the desired density for redevelopment 

• Costs to the city 

• Cost challenge 

• The money 

• lack of funding from all sources 

• Development incentives 

3. Current Safety and Illegal Activity at the Site 
• Site control and policing 

• Persistent illegal activity 

• Asbestos removal 

• Tear down and removal of existing building 

4. Environmental Concerns 
• Contaminants, e.g. mould, asbestos, PCBs, etc. 

• Environmental concerns 

• Environmental cleanup 

Bryan Boyle & Associates 
FA((LJTATING YOUR FUTURE 

Page 14 of 85 

9 



5. Value of Surrounding Property 
• Urban blight 
• Decline of values based on continuing abandonment 

• Potential threat to neighborhood 

6. Zoning 

• Zoning (x2) 

• Complete development of the site 

• Uses 
• Regulation 
• Anything other than residential will increase the parking problem 

Potential Actions 

There are many actions that could help ensure a strong and viable solution to the issues 
relating to redevelopment of the former General Hospital property. These actions were 
designed to build on the merits, reduce or eliminate the challenges as well as avoiding the 
consequences of inaction that participants identified at the February 1 meeting at the 
Lochiel Centre. 

To prioritize these actions, each participant was encouraged to allocate points to the actions 
that they feel have the most potential to ensure effective redevelopment of the former 
General Hospital property. 

Rank Suggested Actions (Theme Groups) Total Score 

1st Demolish Existing Buildings on Site 1090 
2"d Motivate City Council and Staff to Action 595 
3rd Create New Uses Based on Community Needs 485 
4th Resolve RFP Bid Issues 360 
5th Offer Incentives 335 
6th Ensure Safety and Security of the Site 265 
ih Plan Logistical Steps 255 
gth Engage Stakeholders for Input 250 

10 

Bryan Boyle & Associates 
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The individual actions that were suggested by participants and clustered to create these themes 
are shown below in the same order of priority as the table of actions above. 

1. Demolish Existing Buildings on Site 
• Tear it down (xS) 
• Remove the buildings and amortize the costs (x2) 

• Remove all the buildings 

• Demolish as soon as possible 

• Amortize the cost of tear down over 10 years 
• Finance demolition over long-term 

• Have the military really blow it up 
• Re-approach the province for demolition funding 

2. Motivate City Council and Staff to Action 

• Create a decision and act 
• Create a vision for the site and sell the vision 
• Encourage politicians to refrain from demanding conditions 

• Put it to a vote 
• Council should approve the demolition costs 

• Provide political support for the current official plan 

3. Create New Uses Based on Community Needs 
• Build senior friendly or age friendly housing 
• Build medical facilities 

• Build houses 
• Build homes 

4. Resolve RFP Bid Issues 
• Separate properties for tender (x2) 
• Split the property up to sell 
• Split the buildings at the committee of adjustment 
• Offer a new RFP after the site is cleared 
• RFP to require significant down payment or deposit 

• Complete near-term issuance of the RFP 

5. Offer Incentives 

• Offer incentives to buyers 
• Brownfield the site and make it ready for development 

Bryan Boyle & Associates 
FACiliTATING YOUR FUTURE 
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6. Ensure Safety and Security of the Site 

• Secure the site and turn the power back on 
• Make the site safe and secure and invest in being development ready 

• Repopulate the inner-city 

7. Plan Logistical Steps 

• Create an aggressive marketing strategy 

• Expedite the process and get started 
• Re-energize downtown retail 

• Strongly support the current zoning of low density residential 
• Create a fact sheet for residents relating to planning, Ontario Municipal Board, 

provincial policy, etc. 

8. Engage Stakeholders for Input 

• Contact other communities for repurposing strategies of ideas 
• Talk, discuss, communicates, compromise and decide 

• Get public input re: ideas for site 

• Listen to citizens 

Personal Commitments: "If it is to be, it is up to me!" 

Bryan Boyle reminded the participants of an age-old adage: "If it is to be, it is up to me". 
He suggested to the participants in the room that they are all in a position to help ensure a 
strong and vibrant redevelopment of the former General Hospital property. As a result, the 
following individual personal commitments were shared by participants. 

I will : 
• create a conceptual site plan for proposed ideas for uses 

• create a financial plan to demolish and redevelop the site 

• offer my plan to redevelop the site over 3 to 5 years 

• continue engaging stakeholders for input and help 

• create a community-based cooperative to buy the property 

• talk to other citizens about these meetings encourage more involvement 

• suggest a use solution and lobby the resource holders 

• contact other municipalities for assistance 

• simplify the RFP issue 

• encourage the college system to use the site for Hazmat removal training 

• contact the province (Premier, Minister of Finance) about potential funding 

• help tear the buildings down 

12 

Bryan Boyle & Associates 
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• lobby Council to vote to demolish the buildings with all speed or do not run in 2018 

• lobby Council 

• call our Councillors 

• e-mail city Council 

• call Council to get on the ball as much as necessary 

• ensure that my Councillor is working diligently on this issue 

• educate the elected officials 

• remove City Council from the sale activities 

• change how our democracy works so the people have a say and get to vote on major 

issues 

• run for Councii next term 

Next Steps 

The report from this meeting will be: 

• e-mailed to all stakeholders attending this meeting who provided their e-mail address 
and requested a report 

• available on the City of Sarnia website 

• offered to anyone submitting an RFP bid 

• used by decision makers to help make the best decisions 

Summary of the Consultation Workshop 

Stakeholders were very engaged in the consultation. There was a range of diverse opinions 

expressed at the meeting and participants showed respect for opinions that varied from their 

own. 

13 
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Alan Shaw 

From: 
Sent: 
To: 
Subject: 

Brad Cull is-
Wednesday, March 01, 2017 2:46PM 
sgh 
Sgh opportunities 

To whom it may concern, 

Personally, considering the negative value of the site in its current condition, 
I think the city should borrow, amortizing the cost to remediate the site to a 
green field standard. This would at least help to 1nitigate some of the 
ongoing costs and health and safety concerns. It would also be more 
attractive to potential investlnent, enabling us to at least recapture full 
market value upon the eventual sale of the rehabilitated property. 

The silver lining in this is that we have a opportunity here to redevelop a 
whole city block that could in fact, fortify the area and be the north/east 
anchor of an expanded, secondary urban core. 

I don't believe there's a business case for reverting the site back to aU .R-1 
designation; it just isn't viable and It would be a mistake and a opportunity 
missed to just absorb those costs and not realize the full potential of the site. 

That brings be to my next point; if we accept that low density residential is 
not a realistic option, I wonder if there may be an opportunity to experiment 
with a fonn-based code in this instance? 

Adopting a form based code would incentivize densitication while exerting 
significant controls on the physical form, so not to, overwhelm the street and 
the existing neighbourhood. 

In this way, rather than simply prohibiting what is not allowed, fonn based 
code ensures "place 1naking,u allowing the com1nunity to voice its design 
preferences, building consensus so that the resulting outcome, is desirable, 
c01npletnentary to the existing neighbourhood and ultimately helps to 
strengthen the urban fabric and hnprove quality of life for those who live 
here. 

So there are four parts: 
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-A regulating plan, would entail what kind of building can be built, its 
frontage type along a "required building line, tree and street light lines, as 
well as tninimum parking setbacks. 

-The building envelope standard governs height and fenestration, siting and 
permitted uses. 

-Then Architectural standards, act as a sort of dress code, specifying 
recommend materials and configurations of walls and parapets, doors, 
windows, that all help to achieve a cetiain cohesive aesthetic. 

-Streetscape standards define required elements, green space and preferred 
plant species, transit stops. 

So what you end up with, is a development that compliments and enriches 
the area. 
It turns a liability into a asset, generating higher tax revenues; a mix of 
housing and space for other uses that in turn generates tnore econotnic and 
social capital for the area. The developers knows what is expected of thetn 
in terms of the prescribed standards agreed upon by the community and in 
exchange for complying, the approval process is shortened dramatically and 
the developer is able to build at greater densities and achieve better 
profitability. 

I think this site, if possible, would be a excellent pilot project to engage with 
the comtnunity and explore the tnerits offonn based code and it's potential 
for building a tnore livable cmnmunity. 

If it's untenable or politically unpalatable at this time to explore, then I 
would hope council and staff would see the need for increased density; 
allowing for a mix of uses and housing options to strengthen the revenue 
potential, in order see a return on investment. 

Perhaps, dividing the site into stnaller, "blocks" of various zoning, could 
achieve a similar outcome? 

Thanks for your thne 

Brad cullis. 
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Alan Shaw 

From: 
Sent: 
To: 
Subject: 

Dear Sir/Madam, 

John Fairbairn 
Tuesday, February 14, 2017 9:51 PM 
sgh 
Former Sarnia General Hospital site 

It bewilders me that only a few years ago the former Sarnia General Hospital was in full swing, and now it's 
becoming an eyesore. 

I regularly deal with people with mental health issues and it is becoming more frequent by the week where 
individuals require help and many are formed and escorted to the 3rd floor for further assessment and help. 

The 3rd floor is full to capacity on numerous occasions and with this, regardless of reports, has and will have a long 
term effect on decisions doctors make as there is no room or beds to accommodate patients as so many are getting 
released without the necessary help. 

More and more people are requiring help and need forming/admitting whether through drugs, PTSD or any other 
medical reason. 

Wouldn't it be prudent to utilize the hospital which previously facilitated people in the unit as at some point I can 
foresee the former hospital being at full capacity with patients. 

Over time I can foresee an immense drain on the city budget with the cost impact having a detrimental impact 
resulting in valuable funds being denied to important projects which our city needs. Instead of placing this cost on 
the good people of Sarnia the Provincial Government should be lending a hand with some of the costs. They are the 
first to take our hard earned money away but it's like trying to get blood from a stone when Cities need help. 

Doctors and nurses have to continually assess mental health patients whilst police are required to transport them to 
and fro from hospital wasting money. Instead these patients should receive the appropriate care and allow medical 
staff the time to properly administer detailed assessments and proper medicine to help these patients out. At the 
moment limited space and personnel prevent such measures being carried out to the degree both police and 
medical staff would prefer. 

Thank you and I trust this will be mentioned as an idea at the next meeting on the 28th February 2017 as I may not 
personally be able to attend due to work commitments. 

John Fairbairn. 
Resident of Sarnia 
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Alan Shaw 

From: 
Sent: 
To: 

Cc: 
Subject: 

Susan Mackenzie •• 
Friday, February 03, 2017 9:27AM 
Dave Boushy; Mike Bradley; Andy Bruziewicz; bev.macdougall@county
lambton.on.ca; Brian White; Cindy Scholten; Matt Mitro; michael kelch; 
sarcouncillor@gmail.com 
Katarina Ovens; Max Williams; Alan Shaw; Scott McEachran 
Consequences of Inaction - SGH 

To the Mayor and Members of Council 

City of Sarnia 

Recognizing I had missed the deadline to addres Council on February 6th, I submitted an email to the 
Cleark at 9am on February 2"d, with a special request to be put on the agenda. I am very disappointed that 
Dianne Brown denied my request for a three-minute presentation as the next regular Council meeting is not 
until february 27111

, too late for any action leading up to the next SGH stakeholders' meeting. 

I attended the General Hospital RFP Stakeholders' Input Workshop on February 1st which brought about my 
resolve to address Council. I am providing the details of what would have been my presentation. 

As the Councilors in attendance know, the workshop was informative and stakeholder input was plenty. I 
did however take away a sense of unfinished business as the presentation was geared to the RFP process. I 
do understand the February 28th meeting will cover more ground, but I believe more options require 
attention that will necessitate city staft' to do some exploring before this. 

One of the topics that garnered a lot of feedback was, "the consequences of inaction." In South Samia, we 
live the consequence of inaction every day. It is not new to us. I believe the city should!!!!! isolate the SGH 
site from the bigger picture and revisit the City's Strategic Plan as it relates to the quality oflife in South 
Samia. 

When I tie in the closure of the SCITS site at the end of the 2018 school year, and the upcoming pending 
closure of the London Road Public School- a six-kilometer walking loop, starting at my home, will bring 
me past four closed schools and a closed hospital (map attached). Not to mention the state of Mitton Village. 

My understanding from the February 1st meeting is that it could take upwards of two years to see any action 
at the SGH site. Concerns that stakeholders raised around the consequences of inaction were blight, 
vandalism, decreased home values, quality of life in the surrounding neighbourhoods, and the liability to the 
city if personal injury and death were to occur. Page 22 of 85 



A stakeholder at the meeting asked, "what is Plan B if the site doesn't sell as is?" The answer- "there is no 
Plan B." 

As a stakeholder, I believe we need to have options added to the February 28th meeting agenda and before 
the RFP is tendered. The options involve acting now. I am asking that Council request staff to calculate the 
net tax increase for rate payers to absorb the cost of demolishing the building as soon as possible and 
consider factors that can reduce this increase, such as: 

Since Point Edward residents also used the SGH for decades It would be wise to meet with their council 
to reach an agreement as to what they will contribute to the cost of demolition. 

The cost savings on police and fire calls to the site 

The cost savings on the maintenance of the site over the next two years 

And, the elimination of liability to the city 

I also ask that details on the estimated devaluation of the building caused by the Federal government be 
considered. The citizens of Sarnia can petition the Federal government to kick in their share based on this 
information. No legal entities required by the city. 

By the time an RFP is initiated and through to the sale of the site, which can take up to two years, we could 
potentially recover the demolition costs in that same time frame. There is also a need to look at 
infrastructure funding for demolition that would give the site a marketable green space. 

We need action now to ensure the quality of life in South Sarnia is as fair as it is in the rest of the city. 

Regards 

Susan MacKenzie 
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Alan Shaw 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Follow Up Flag: 
Flag Status: 

Sandie 
Friday, January 13, 2017 7:13PM 
Alan Shaw 
Sarnia General Hospital Site Meeting - February 1, 2017 
Proposal letter in FM Jan 2017147 Jpg 

Follow up 
Flagged 

Dear Mr. Shaw, 

I've just finished speaking with Mike Kelch 
and he suggested I contact you 
personally. He said you would probably be 
chairing the Committee Meeting on 
February 1, 2017. 

I was wondering if you would please send 
me a copy of the Agenda for the February 
1st, 2017 Committee Meeting as I would 
very much like to input my "personal" 
proposal for the Sarnia General Hospital 
site. 

I've written to all City Council members 
and my letter was actually printed in First 
Monday this week. 
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I don't know if you've seen it or not but I 
would like to address it at this upcoming 
meeting. 

I am attaching a copy of my letter that 
was in First Monday for your information. 

I'd also like to add an addendum to my 
letter. 

The monies generated from the City 
owning, and operating a Senior Living 
Facility would not only generate revenue 
for the rest of our lives but for our 
children's and grandchildren's lives. 

This revenue would provide funding to 
complete all current projects as well as 
upgrades to our roads, and drainage. Two 
things this City desperately 
needs to have done. 

With all the rain this past week, I've 
noticed some streets are almost flooded. 
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Thank you for any consideration you may 
make regarding my proposal and thank 
you for taking the time to read it. 

Sincerely, 
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january 2017 

the taxpayers have every right to 
be outraged. 

Oh, and the zoning?.... we still 
don't know. It is, apparently, eas
ier to table a decision than it is to 
make one. 

Sincerely, 
The &wnill Gmn-111 Hulth 

Cllmpw Propii1Jmts 
Charli~ Dally, Altx ]ongmza. 
Mark Lumley, Kmn Poort & 

• ~arty &aymaktrs 

Dear City Council, 
rve just finished reading an arti

cle posted on the Observer online 
site regarding the Sarnia General 
Hospital site. Title qTaxpayers 
right to be outraged over hospital 
property". 

& a taXpayer I would like to say 
I am anything_ BUT outraged. In 
met I am truly grateful that you.. 
City Council didn't sell the prop
erty to those investors. 

As a tax payer I have a few ques
tions and a few suggestions. 

I mdy believe that Councirs 
decision not to sell the Samia 
General Hospital site ·two years 
ago was really very fortunate for 
all of you and for out City. 'For 
that I would like to thank you all. 

I also truly believe that should 
Council take into consideration 
what a great benefit the owner
ship of this property would be to 
the City and how much it would 
benefit Samia taxpayers. 

If the City were to direcdy hire 
(not put out any bidding to other 

First HondlJy 

out of town firms) local asbestos 
workers, who ate experienced in 
asbestos removal it would not 
only create jobs but it would ben
efit the tax base. This proposal 
would he the biggest cax incentive 
this City has ever had or done. 

Also, if the City were to directly 
hire local contractors to build 
a Senior's Living Facility (again 
not put out any bidding to other 
out of town firms) there would 
be more job creation. Therefore 
more money for people to spend 
in town. 

All I can see are the positives 
· of the City of Sarnia being the 
owners of a Senior Living Facil~ 
ity which would create· revenue 
for the rest of our lives as well as 
our children ·and grandchildren·s 
lives. Instead of having some
one else own and operate it and 
pay $500,000.00 a year property 
taX, the City would be generat
ing a revenue of MILLIONS 
OF DOLLARS a year for many, 
many years to come. 

Even with upkeep, staff, etc. it 
would still be a huge money mak
ing opportunity; There could be 
a small Pharmacy on the main 
Boor (which would pay rent for 
that space) as wdl a small clinic 
for the residents (which would 
also pay rent for that space). 
If outside people are willing 

to invest over $15 million dol
lars they are not doing this out 
of the goodness of their hearts 
but because they know what an 
amazing investment this property 

really is. 
As a taxpayer I am not angl) 

that the City has held on to thh 
building and site but very glad 
that you were wise to do so. 

I for one would be more than 
willing to have a tax increase so 
that the City can have this done. 
It has to be worth at least a $20 
million do~lar or even more and 
the payback results will be stag
gering for this City • 

To think that this City will be 
generatirig this kind of revenue 
forever it very appealing to me. 
To know that you, our City 
CQuncil can do this and create 
jobs that will be long lasting and 
permanent is a bonus. 

1 would really appreciate any 
consideration you would give to 
my proposal and what an impact 
it would have for Samia. 

Thank you very much for tak
ing the time to read this. 

Sjncere~ 
Sandi Compagnion 

Satnia~ ON 
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MY AMENDED PROPOSAL FOR THE SARNIA GENERAL HOSPITAL SITE. 

I believe it would be in the best interests of the City of Sarnia to KEEP THE 
SARNIA GENERAL HOSPITAL SITE. 

The reason for this is SIMPLE.  It's owned by the City and the Provincial 
government is urging all municipalities / cities to hire LOCAL contractors, as 
out of town contractors would cost double or more, whereas local 
contractors, builders etc. would not only create jobs but help the economy of 
the City involved. 

This site could and should be used to build a Senior Living Facility.  With all 
the units RENTED OUT NOT SOLD and the rents geared to income.   

The land across the street from the SGH site on George Street could be used 
to build offices for rent for such things as a doctor, dentist, physiotherapy, 
and a pharmacy.  These professions would be easily accessible for 
the people living in the Senior Living Facility and it would also help 
Mitton Village to survive.  We all know that once SCITS is shut down Mitton 
Village won't exist anymore and hundreds of jobs will be lost unless we can 
do something to help this from happening.  I believe building this Senior 
Living Facility is not only going to create a lot of temporary jobs but create 
good full-time jobs and help save Mitton Village. 

Most people in Sarnia watched the implosion of the facility in Marysville, 
MI.  Maybe there is some way of taking the old Sarnia General 
Hospital building down quickly as well. 

Sarnia has the best asbestos removal workers than any other city in 
Ontario.  They have built and worked in our Chemical Valley for years and 
years since the first plant was built there over 60 years ago.  Sarnia has all 
the best trades people, electricians, pipefitters, plumbers, labourers and 
carpenters around.  Any trades needed to build the facility are right here in 
town. There is absolutely no need to go out of town for any trade. 

If the City were to build 200 units, all one floor units with disability access it 
would generate approximately $300K - $500K PER MONTH. 

With this kind of revenue, the costs of keeping the SGH site and building 
the Senior Living Facility would pay for itself in no time.  The revenue 
generated would also allow the City to build an all new drainage system, 
repair all our roads, put more signage around the City especially near 
schools where people have to slow down and maybe even put speed bumps 
just before the stop signs so they have no choice but to slow down.  The list 
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is endless with what could be done with this revenue and it's all to BENEFIT 
THE CITY AND IT'S CITIZENS.  Not to benefit some private individuals, 
especially when these individuals could possibly ask the City for 
approximately $4 MILLION DOLLARS to help them with the remediation. 

For any STAFF OR CITY CONCILLORS TO NOT want to do this, would 
mean only one thing. They have either been TOLD WHAT TO DO or they 
don't CARE about Sarnia or it's citizens who elected them in the first place. 

I have several more ideas for the Senior Living Facility and if Diane Gould-
Brown would put MY AMENDED PROPOSAL on the Agenda I would be more 
than happy to answer any questions they may have. 

Sincerely, 

Sandi Compagnion  



 610 PRINCESS AVENUE 
LONDON, ON  N6B 2B9 

TEL: (519) 686-1300 
FAX: (519) 681-1690 

E-MAIL: mbpc@mbpc.ca  
 
 

 
May 2nd, 2018 
 
Planning and Building Department Our File: 17-1800 
City of Sarnia 
255 Christina Street 
P.O. Box 3018 
Sarnia, Ontario N7T 7N2 
 
Attention  Tammie Ryall, Planning Manager 
 
Reference: Summary of Public Information Meeting – April 17, 2018 
   Redevelopment of Former Sarnia General Hospital 
   Official Plan and Zoning By-Law Amendment Applications 
   220 Mitton Street and 327 George Street, Sarnia   
 
In accordance with the requirements for a complete application, our client GFive Inc., owners of the former 
Sarnia General Hospital (“SGH”) as noted above , were required to host a privately initiated Public Information 
Meeting to introduce their development proposal and the proposed implementing amendments to the City of 
Sarnia Official Plan and Zoning By-Law to the public.  
 
In advance of the meeting our client delivered notice to each residence or business within a block of the two 
(2) SGH Blocks west to College Ave. N. (not on College) and east to just short (4 homes north side of 
Essex St. and the Day Care on the south side) of Russell St. N. and from and including the north side of Maria 
St. to and including the south side of Bright St. including a few homes east of McKenzie St. N. and a few more 
business’s south of Bright St. on Mitton St. N. In all just under 300 Notices were delivered by hand on April 9 
and 10, 2018.  
  
For your review, consideration and inclusion into the public record we offer the following:  
 

1. Invitation to Public Information Meeting 
2. Meeting Participant Sign-In Record (x5 pgs.) 
3. Public Comment Sheets Received (x2 pgs.) 
4. Presentation 
5. Preliminary Concept Plan 
6. Meeting Notes 

 
Further to the input received from this Public Information Meeting, our client provided the City of Sarnia with an 
addendum to the proposed application and Planning Justification Report on Friday April 27, 2018 submitted 
under separate cover which proposed adjustments to the development proposal and requested amendments. 
 
We trust that the enclosed information is satisfactory to address the submission requirements and look 
forward to the timely processing of our clients applications.   If you have any questions regarding this matter or 
require any additional information, please do not hesitate to contact me. 
 
Respectfully Submitted,  
 
MONTEITH BROWN PLANNING CONSULTANTS 
 
 
 
Jay McGuffin,  MCIP, RPP 
Vice President, Principal Planner 
  
/enc 
cc:    GFive Inc. 



Notice of Community Meeting  

For The Former Sarnia General Hospital Properties 

 

Please be advised that GFive Inc. has filed a formal re-zoning application for the former Sarnia 
General Hospital properties. The re-zoning application will be considered in an open City Council 
meeting in the near future. 

In advance of the re-zoning meeting, GFive Inc. is hosting a community meeting to present its 
plans for the property and invites your questions and comments. The meeting will be held at the 
Lochiel Kiwanis Centre on Tuesday April 17th at 6:30 p.m. 

If you are unable to attend either meeting, but would like to provide input, you may contact  

GFive Inc. 
2578 Confederation Line, 
Sarnia, Ontario 
N7T 7H3 
 
gfiveinc@gmail.com 
 
Contact: Kenn Poore, Partner 519-384-8528 
kenn.poore@cushwakeswo.com  
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Sarnia General  
Hospital Lands 
Redevelopment 
Mixed Use Residential / Medical / Commercial 

Official Plan and Zoning By-Law Amendment Applications 
220 Mitton Street North & 327 George Street 
 

Public Information Meeting: April 17, 2018 



Public Information Meeting - Agenda 

 Introductions 

 How Did We Get Here? 

 Where are We Proposing To Go? 
 Development Vision 

 Proposed Official Plan Amendment 

 Proposed Zoning Amendment (Uses Proposed) 

 When Will it Happen? 

 Break-Out Session – One on One discussions at the Boards 

 Photo Source: Sarnia Ontario Heritage Blog 
Photo by John Rochon 2010 



Former Sarnia General Hospital Lands 

 Hospital had existed on the lands since the 1890s 

 Gradually expanded from a site on Mitton Street, to 
occupy two blocks 

 At its peak it had over 300 beds and employed between 
300 and 400 employees 

 The facility closed in 2012 and amalgamated into the 
expanded Bluewater Health Sarnia Hospital at Russell St. 
North and London Road. 

 Since then it has sat vacant and fallen into disrepair 
Photo Source: Sarnia Ontario Heritage Blog 
Collection of John Rochon 



Request for Proposals and Sale of Hospital Lands 

 In February 2017 a Request for Proposals to sell the hospital lands was issued 

 In February 2017 the City also engaged Bryan Boyle & Associates to conduct 
two stakeholder sessions (Feb 1st and 28th, 2017) regarding the future of the 
hospital lands 
 50 people attended the sessions and provided feedback 

 Stakeholders indicated they were tired of waiting and that they wanted action: 
demolish the buildings and redevelop with uses that meet the community’s needs 

 Possible uses that meet community needs included: medical offices, nursing 
homes, seniors complex, detox centre, business opportunities, mid-rise apartments 



Request for Proposals and Sale of Hospital Lands 

 In May 2017, two bids were received, 
however one bid did not provide all required 
information and was not reviewed. 

 July 2017 City Council agreed to sell the 
property to GFive Inc. 

 September 2017 GFive Inc. takes possession 
and begins abatement and demolition of 
the Nursing Residence, Main Hospital 
Building, and other accessory buildings 

 
Photo Source: GFive Inc. 
February 2018 



Official Plan and Zoning By-Law Amendments 

 Based on the Community Input received, GFive Inc. is requesting to amend 
the City of Sarnia Official Plan and Zoning By-Law to permit the 
redevelopment of the site for primarily commercial / medical office uses, 
and several infill residential houses. 

  

 The development proposal includes residential infill housing along Bright 
Street and Essex Street and commercial / medical uses proposed along the 
north and south sides of George Street,  



Preliminary 
Conceptual 
Plan 



North Block 
Preliminary 
Concept 



South Block 
Preliminary 
Concept 



North Block 
Site Pictures 

South East Corner of North Block 
Source: Google Streetview 

North West Corner of North Block 
Source: Google Streetview 

North East Corner of North Block 
Source: Google Streetview 

South West Corner of North Block 
Source: Google Streetview 



North Block 
Site Pictures 

Rendering of Existing Medical Office Building 
Source: GFive Inc. 

Existing Commercial on South Block 
Source: Google Streetview 

Existing Medical Office Building 
Source: Google Streetview 

South East Corner of South Block 
Source: Google Streetview 



City of Sarnia 
Official Plan 
Land Use 



Official Plan Amendment 

 The Official Plan Amendment will re-designate the proposed commercial 
portions of the site FROM Urban Residential TO Mixed Use, and 

 

 The Official Plan Amendment is also proposed to CREATE A NEW Special 
Policy Area to also permit long-term care and medium density residential 
uses in the Mixed Use Designation 



Official Plan 
Amendment 
Sketch 



City of Sarnia 
Zoning By-Law 
Existing Zoning 



Zoning By-Law Amendment 

 The Zoning By-Law Amendment will re-zone the subject lands FROM the 
current Interim Use 1-2 Zone TO a combination of the following zones: 

 
 A new Site Specific General Commercial 1 Zone (GC1-*) to permit the propose 

commercial / medical / medium density residential uses 

 

 Urban Residential 1-1 Zone (UR1-1) to permit residential dwellings along Essex Street 

 

 A new Site Specific Urban Residential 1 Zone (UR1-*) to permit residential dwellings 
along Bright Street 



Zoning By-Law 
Amendment 
Sketch 



Proposed Uses for GC1-* Special Zone: 

 Accessory uses and buildings. 

 Bake shops. 

 Churches. 

 Colleges and universities 

 Commercial recreation establishments. 

 Commercial schools. 

 Community centres. 

 Convenience stores. 

 Crisis care facilities. 

 Day care centres. 

 Dwelling, Apartment 

 Dwelling, Multiple Use Apartment  

 Existing dwellings. 

 Financial institutions. 

 Group Homes 

 Libraries. 

 Long Term Care Facility 

 Medical centres/clinics. 

 Minor institutions. 

 Museums. 

 Nursing Home  

 Offices. 

 Parking lots and parking structures. 

 Personal service establishments. 

 Pharmacies. 

 Public halls. 

 Residential Care Facility  

 Residential conversion of an existing 
commercial building. 

 Restaurants, up to 2,000 square feet 

 Retail establishments, up to 5,000 
square feet 

 Retirement Home  

 Schools. 

 Service establishments. 

 Social or service clubs. 

 Studios. 



Uses Removed from GC1 Zone: 

 Ambulance dispatch facilities. 

 Art galleries. 

 Auditoriums. 

 Automobile repair establishments. 

 Automobile sales establishments. 

 Automobile service stations. 

 Automobile washing establishments. 

 Bingo halls. 

 Bulk retail sales establishments. 

 Bus depots. 

 Call centres. 

 Commercial recreation  
establishments. 

 Convention facilities. 

 Dry cleaning establishments. 

 Farmers' markets. 

 Flea markets. 

 Funeral homes. 

 Gas bars. 

 Hotels or motels. 

 Laundromats. 

 Newspaper and printing 
establishments. 

 Night clubs. 

 Public parks/open space. 

 Repair and rental establishments. 

 Restaurants over 2,000 sq. ft. 

 Retail establishments over 5,000 sq. ft., 
including shopping centres and 
department stores. 

 Taxi stands. 

 Theatres. 

 Wholesale establishments. 

 

 (29 Uses Removed) 



Proposed Urban Residential Zones: 

 

 Proposed UR1-1 and UR1-* zones will permit one Single Detached Residential 
Dwelling per lot 
 

 Allow for reduced lot area and frontage consistent with neighboring homes 



Thank you 

 

 

Thank You 
 

Break-Out Session 
You can provide comments on the provided Comment Cards,  

or by talking with a member of our Team 



Sarnia General Hospital 

Redevelopment 

 
327 George St. 220 Mitton St. N. 

 

 

 
 

Preliminary Conceptual Plan 
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Meeting Notes 
Privately Initiated Public Information Meeting   
Date:  Tuesday April 17/18 
Location:  Kiwanis Lochiel Centre 
Time:  6:30 to 8:00 Pm 
Host:   GFive 
Facilitator: Monteith Brown Planning Consultants    
 
 
Mark Lumley introduced the partnership group of GFive as the proponents of the proposed re-
development of the former General Hospital site then introduced Jay McGuffin from Monteith Brown 
Planning Consultants who laid out the evening’s agenda and facilitated the presentation and open 
discussion.  

Approximately 46 members of the public were in attendance. 

After his introduction, Mr. McGuffin lead the audience through a short presentation which spoke to some 
of the background together with an overview of the preferred development vision and the proposed 
amendments to the Official Plan and Zoning By-Law necessary to implement that vision.  A copy of the 
presentation is enclosed with these notes.  

The following is a synthesized summary of the discussions that occurred as a result of the presentation: 

1. Does G5 have any potential building uses/ interested parties? 
 

A. BWH has a potential interest in locating a Withdrawal Management Facility (WMF) on Site plus 
Habitat for Humanity has shown interest in residential lots.  
 

2. Mike Chopican. Concern expressed about ingress/egress along Essex St. 
  

A. Only for residential lots-private driveways. 
 

3. Mike Chopican; Why is the entire site not residential? That was the “commitment made by the 
City” in 2000 during amalgamation of the hospitals. 

A.    Jay referred to the Boyle Report which specifically listed what the area residents wanted to 
see as part of the redevelopment of the former hospital site and what they didn’t want. This plan 
reflects the recommendations of that public consultation.  

4. Dr Rosenblum expressed that she was thrilled with the progress to date. She referred to the 
opposition on Mitton St 25 years ago to her new offices at the time and that there have been ‘zero 
issues’ as a result of her move to the area. 
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5. A member of the public questioned when this was going to happen?  

A. Mr. McGuffin identified that the city had informed him that Council was scheduled to hold the 
statutory public meeting to consider the applications on May 7, 2018. 

6. An inquiry was made to determine if any Provincial or Federal grants are obtained who gets the 
funds? Will the Federal Government have to approve anything at the Site? 

A.  A representativ4e from G5 identified that as per the Agreement of Purchase and Sale, if any 
funding dollars for the site are received from the Federal Government, hose funds go to the City, 
not G5. 

7. When will construction start? 

A.  Depends on obtaining zoning and then going to the market. 

8. One individual spoke to say that “No one in this room wants a detox centre” 

A. It was explained that there is a proposal for a Medical Facility for persons that want to 
change/improve their lives. It is like a Clinic where appointments have to be made similar to a 
Doctor’s office. Planning required. Not a drop in centre, and not a detox room in a hospital. 

9. A gentlemen then spoke highly of the proposed Withdrawal Management Facility (WMF) and the 
dire community need for it and in particular this location. The gentleman then went on to verbally 
volunteer to donate $5000 toward the new much needed facility. 
 

A. Jay explained that the G5 Site is only shortlisted for consideration of a new WMF and it has NOT 
yet been awarded. The planning process for this Application is a result of analyzing the community 
needs and location, previous uses etc.  
 

10. Mike Chopican expressed concern that the proposed mixed use nature of this development would 
de-stabilize the community, and that Council made a commitment to these lands being residential 
through the 2000 Official Plan for the City. 
 

A. Jay inquired as to what the commitment was that was mentioned and Mr. Chopican replied that it 
was through the 2000 Official Plan when Council designated the hospital lands for residential that 
it was a commitment of Council not to develop these lands for any other purpose. Mr. McGuffin 
responded that the Official Plan is a tool to guide land use and he could not speak to Council’s 
commitment in 2000 but identified that any property owner has a right to make a request for a 
land use change in accordance with the Planning Act, that by designating lands into residential it 
would require any alternative land use to go through a public approval process.  Further Mr. 
McGuffin identified that he did not agree with the opinion regarding impact to a stable residential 
neighbourhood.  In fact Mr. McGuffin identified that he felt this proposal is exactly the opposite.  
The former General Hospital was a Major Regional Health Care facility, it was disruptive to the 
community but also served as a significant node and focal point for the provision of health care 
services to the city and well beyond.  The Hospital, when operational, had impacts associated with 
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its operation 24 hours a day 7 days a week with hundreds of patient beds and hundreds of staff 
coming and going at all times of the day and night, ambulance activity, police and fire activity, 
sirens, emergency room traffic, foot traffic at all times of the day and night, parking to 
accommodate short and long term staff and visitors, to name but a few.  An EMS facility still 
remains on adjacent lands that continues to serve as a disturbance to the neighbourhood and 
would have to be mitigated if the subject lands in that location were developed residentially.  
Further, Mr. McGuffin indicated that the proposal actually Re-Stabilizes the neighbourhood, 
replacing an abandoned land use which became a long-term blight on the landscape that had 
turned into a hazard and an attractant for unwanted activities.  The proposal will in fact will serve 
to increase investment into this community, provide opportunities for employment for its 
neighbours, provide opportunities for service uses for its neighbours and serve to re-establish this 
site as a significant Node at the north end of the Mitton Street commercial corridor.  It is also noted 
that part of the site is already zoned for commercial uses which include a crisis care facility as a 
permitted use and in fact a majority of the commercial zoning along the Mitton Street corridor 
already includes crisis care land uses as of right.  

  
11. Someone commented on ‘beautification’ of the site and possibly adding a bigger residential 

component.  

A. Jay commented that any development on this site would have to go through the City’s Site Plan 
Approval process which include the provision of landscaping, proper parking, access building 
placement, screening, and lighting and as a result any new development will serve as an aesthetic 
enhancement to the community as a result. 

12.  Someone asked about ‘water suppression’ for dust during demolition. 

A.  The Contractor is responsible for dust control and has made arrangements to provide water 
suppression. He will also conduct Air Quality samples if required by governing authorities. 

13. A question was asked about the height that was proposed. 
 

A. Mr. Mcguffin identified that the proposed maximum height was 3 storey’s (10m) 
 

14. Another neighbour expressed very positive feedback about what is proposed and the demolition. 
 

15. John Vollmar expressed very positive feedback on the entire initiative and thanked G5 for ‘stepping 
up to the plate’. 
 

16. Someone asked Mr. McGuffin to review the list of uses that had been removed from the GC zone 
that are normally applicable on the adjacent lands zoned GC1. 

A.  Jay presented the slide that identified the 29 uses that were removed as they were felt to have 
the potential to cause impact to the neighbours based on the input through the previous public 
consultation works completed by the City. 

 



 

Page 4 of 4 
 

17. A comment was made by the public that originally 2 more residential lots were shown at the NE 
corner of Essex and McKenzie. 

A.  With the current coverage and layout for the possible WMF it was decided to include more green 
area by adding a healing garden. 

18. A comment was made by the public that anyone can call the MOE and complain about dust or air 
quality. 

Mr. McGuffin concluded the meeting and offered to discuss any remaining questions with the public 
at the display boards around the room. 

The meeting was adjourned approximately 7:45pm 

 

General.  

46 attendees. Only 3 people spoke specifically against the general rezoning requirements and the 
WMF. 



Sarnia General 
Hospital Lands 
Redevelopment
Mixed Use Residential / Medical / Commercial

Official Plan and Zoning By-Law Amendment Applications

220 Mitton Street North & 327 George Street

Public Information Meeting: April 17, 2018



Public Information Meeting - Agenda

 Introductions

 How Did We Get Here?

 Where are We Proposing To Go?

 Development Vision

 Proposed Official Plan Amendment

 Proposed Zoning Amendment (Uses Proposed)

 When Will it Happen?

 Break-Out Session – One on One discussions at the Boards

Photo Source: Sarnia Ontario Heritage Blog
 Photo by John Rochon 2010



Former Sarnia General Hospital Lands

 Hospital had existed on the lands since the 1890s

 Gradually expanded from a site on Mitton Street, to 
occupy two blocks

 At its peak it had over 300 beds and employed between 
300 and 400 employees

 The facility closed in 2012 and amalgamated into the 
expanded Bluewater Health Sarnia Hospital at Russell St. 
North and London Road.

 Since then it has sat vacant and fallen into disrepair
Photo Source: Sarnia Ontario Heritage Blog
 Collection of John Rochon



Request for Proposals and Sale of Hospital Lands

 In February 2017 a Request for Proposals to sell the hospital lands was issued

 In February 2017 the City also engaged Bryan Boyle & Associates to conduct 
two stakeholder sessions (Feb 1st and 28th, 2017) regarding the future of the 
hospital lands

 50 people attended the sessions and provided feedback

 Stakeholders indicated they were tired of waiting and that they wanted action: 
demolish the buildings and redevelop with uses that meet the community’s needs

 Possible uses that meet community needs included: medical offices, nursing 
homes, seniors complex, detox centre, business opportunities, mid-rise apartments



Request for Proposals and Sale of Hospital Lands

 In May 2017, two bids were received, 
however one bid did not provide all required 
information and was not reviewed.

 July 2017 City Council agreed to sell the 
property to GFive Inc.

 September 2017 GFive Inc. takes possession 
and begins abatement and demolition of 
the Nursing Residence, Main Hospital 
Building, and other accessory buildings

Photo Source: GFive Inc.
February 2018



Official Plan and Zoning By-Law Amendments

 Based on the Community Input received, GFive Inc. is requesting to amend 
the City of Sarnia Official Plan and Zoning By-Law to permit the 
redevelopment of the site for primarily commercial / medical office uses, 
and several infill residential houses.

 The development proposal includes residential infill housing along Bright 
Street and Essex Street and commercial / medical uses proposed along the 
north and south sides of George Street, 
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Plan
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Preliminary
Concept



South Block
Preliminary 
Concept



North Block
Site Pictures

South East Corner of North Block
Source: Google Streetview

North West Corner of North Block
Source: Google Streetview

North East Corner of North Block
Source: Google Streetview

South West Corner of North Block
Source: Google Streetview



North Block
Site Pictures

Rendering of Existing Medical Office Building
Source: GFive Inc.

Existing Commercial on South Block
Source: Google Streetview

Existing Medical Office Building
Source: Google Streetview

South East Corner of South Block
Source: Google Streetview



City of Sarnia 
Official Plan 
Land Use



Official Plan Amendment

 The Official Plan Amendment will re-designate the proposed commercial 
portions of the site FROM Urban Residential TO Mixed Use, and

 The Official Plan Amendment is also proposed to CREATE A NEW Special 
Policy Area to also permit long-term care and medium density residential 
uses in the Mixed Use Designation



Official Plan 
Amendment 
Sketch



City of Sarnia 
Zoning By-Law
Existing Zoning



Zoning By-Law Amendment

 The Zoning By-Law Amendment will re-zone the subject lands FROM the 
current Interim Use 1-2 Zone TO a combination of the following zones:

 A new Site Specific General Commercial 1 Zone (GC1-*) to permit the propose 
commercial / medical / medium density residential uses

 Urban Residential 1-1 Zone (UR1-1) to permit residential dwellings along Essex Street

 A new Site Specific Urban Residential 1 Zone (UR1-*) to permit residential dwellings 
along Bright Street



Zoning By-Law 
Amendment 
Sketch



Proposed Uses for GC1-* Special Zone:

 Accessory uses and buildings.

 Bake shops.

 Churches.

 Colleges and universities

 Commercial recreation establishments.

 Commercial schools.

 Community centres.

 Convenience stores.

 Crisis care facilities.

 Day care centres.

 Dwelling, Apartment

 Dwelling, Multiple Use Apartment 

 Existing dwellings.

 Financial institutions.

 Group Homes

 Libraries.

 Long Term Care Facility

 Medical centres/clinics.

 Minor institutions.

 Museums.

 Nursing Home 

 Offices.

 Parking lots and parking structures.

 Personal service establishments.

 Pharmacies.

 Public halls.

 Residential Care Facility 

 Residential conversion of an existing 
commercial building.

 Restaurants, up to 2,000 square feet

 Retail establishments, up to 5,000 
square feet

 Retirement Home 

 Schools.

 Service establishments.

 Social or service clubs.

 Studios.



Uses Removed from GC1 Zone:

 Ambulance dispatch facilities.

 Art galleries.

 Auditoriums.

 Automobile repair establishments.

 Automobile sales establishments.

 Automobile service stations.

 Automobile washing establishments.

 Bingo halls.

 Bulk retail sales establishments.

 Bus depots.

 Call centres.

 Commercial recreation 
establishments.

 Convention facilities.

 Dry cleaning establishments.

 Farmers' markets.

 Flea markets.

 Funeral homes.

 Gas bars.

 Hotels or motels.

 Laundromats.

 Newspaper and printing 
establishments.

 Night clubs.

 Public parks/open space.

 Repair and rental establishments.

 Restaurants over 2,000 sq. ft.

 Retail establishments over 5,000 sq. ft., 
including shopping centres and 
department stores.

 Taxi stands.

 Theatres.

 Wholesale establishments.

 (29 Uses Removed)



Proposed Urban Residential Zones:

 Proposed UR1-1 and UR1-* zones will permit one Single Detached Residential 
Dwelling per lot

 Allow for reduced lot area and frontage consistent with neighboring homes



Thank you

Thank You

Break-Out Session

You can provide comments on the provided Comment Cards, 

or by talking with a member of our Team
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