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A  BACKGROUND 

1. Introduction and Purpose 

The purpose of this report is to provide background information and a land use planning rationale in 
support of the application by R4 Developments Ltd. for amendments to the City of Sarnia Official Plan 
and Zoning By-law. The requested amendments would permit the conversion and expansion of the 
former Hyde Park United Church building at 1081 Brenchley Street to rental apartment dwelling units. 
The location and environs of the subject property are shown on the attached Location Map (Map 1) and 
Aerial Photo (Map 2). The applicants intend to develop the property as an affordable housing project 
and have applied for financial assistance under the Investment in Affordable Housing for Ontario     
Program in order to achieve this objective. Under this program, senior government funding is provided 
to partially offset development start-up and construction costs contingent upon the resulting units being 
offered to qualifying lower income households at rents that meet program standards for affordability. 
The applicants anticipate having a recommendation for program approval in place prior to City Council’s 
deliberations on the proposed amendments. The Affordable Housing Program is described more fully in 
Section 4 of this report. 

The sections in the first half of this report provide background information regarding the location, 
applicants, project design concept, site plan and preliminary findings of the associated Traffic and 
Servicing Studies. The structure of the Affordable Housing Program is described as are the current 
applicable provisions of the Official Plan and Zoning By-law. 

The second half of the report outlines the specific amendments being requested and deals with the 
consistency/ conformity of these amendments to the Provincial Policy Statement and the Official Plans 
of the County of Lambton and City of Sarnia. A rationale for the proposed site specific zoning regulations  
and an outline of the proposed measures to consult neighbourhood residents are provided. The 
concluding section of the Report provides a summarized land use planning rationale in support of the 
application. 

The Report may be revised prior to City Council’s consideration of the application to address any 
significant issues that arise during the application review process. 
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2. Applicant and Site Information 
 

The principals of R4 Developments are Kory MacKinnon and Ryan Gervais who are both Sarnia residents. 
Mr. MacKinnon is a developer and owner of rental properties in Sarnia and London, and Mr. Gervais is a 
real estate agent who helps clients buy and sell multi-family investment properties.             

The former High Park United Church property at 1081 Brenchley Street was built in the mid-1950’s and 
expanded in the mid-1960’s. The church was vacated in July of this year and, after failed attempts to 
find a buyer among other church groups, the property was listed for sale and purchased by R4 
Developments in August. The property has a frontage of 21.12 m. on the south side of the street and a 
lot area of 3,819 sq. m. The existing building has a foot print of 595 sq. m. which represents a building 
coverage of 14.12%. The building is set back 13 m. from the front property line, 12.8 m. from the east 
property line, 26.4 m. from the west property line, and 7.7 m. from the rear property line. The paved, U- 
shaped parking area, most of which is located to the west of the church, provides 60 spaces; however, 
only 37 of these spaces, aligned along the west and southwest sides of the buildings are currently 
available for residential parking use. The spaces on the south and east sides of the building are subject 
to a parking lease for use in conjunction with the adjacent commercial property to the south. The 
setback area in front of the church and a portion of the west side yard have been maintained as lawn 
areas comprising a landscaped open space coverage of approximately 30 %. The existing development 
agreement for the property includes the attached site plan (Figure 3).    

Land uses in the surrounding area include predominantly single detached dwellings fronting Woodhaven 
Avenue to the north; a single detached dwelling and low rise apartment buildings to the west; single 
detached, semi-detached and duplex dwellings to the east;  commercial office and service uses fronting 
London Road to the southeast; and single detached dwellings fronting London Road to the southwest. 
The site has short connections to the London Road and Murphy Road arterials and easy access to 
commercial and community services in the London Road corridor. The site is located on a bus route 
(route 4) and is within a short walking distance of the Murphy Road bus transfer station. Germain Park is 
within one kilometer of the site and there is a sizeable public open space area at the nearby High Park 
elementary school/ neighbourhood park campus. 

 

3. Proposed Development 
 

The applicants are intending to convert the existing church building to an apartment dwelling totaling   
32 one bedroom units. Twenty of these units would be created through a renovation within the foot 
print of the existing building including a one floor addition. The applicants are also proposing a potential 
addition to the building located in the north half of the east side yard area. The addition would contain a 
maximum of 12 one bedroom units. It has yet to be determined whether this addition would be built 
concurrent with the renovations to the existing building or undertaken as a second phase to the project, 
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but the intent of the planning applications is that the zoning approval for the project will allow for the 
renovation plus addition. 

Much of the existing building façade and appearance would be retained and changes to the site plan 
would be minimal apart from the proposed addition. The preliminary building floor plans, cross sections 
and site plan are attached (Figures 4-7). 

A Traffic Impact Assessment prepared for the applicants by Paradigm Transportation Solutions 
determined that the proposed development will have a negligible impact on the surrounding road 
network with the addition of 7 trips min the weekday morning peak hour and 10 trips in the weekday 
afternoon peak hour. The consultant also determined that study area intersections will continue to 
operate at acceptable levels of service under post development conditions.  

A Servicing Feasibility Review of the proposed development was undertaken for the applicants by B. M. 
Ross and Associates Limited. The existing sanitary and storm sewer and watermain systems in Brenchley 
Street were assessed to determine their capacity for accommodating the demands associated with a 32 
unit apartment residential use. The consultant’s analysis indicates that existing sanitary sewer system 
sufficient capacity and that there will be an adequate water service through the existing 300 mm 
watermain on Brenchley Street. An existing fire hydrant at the intersection of Brenchley Street and 
Woodhaven Street is available for fire protection purposes. With regard to storm drainage, it was 
determined that the existing storm drain connection to the Brenchley Street storm sewer would be 
adequate if there is no change to the site imperviousness ratio. The renovation of the church building 
would take place within the existing building footprint and the potential addition to the east side of the 
building would be substantially located on an existing paved surface. If the addition does result in a 
small increase to the impervious surface ratio, stormwater management measures can be designed to 
limit flows to pre-development conditions through the site plan approval process. In summary, it is the 
opinion of the consultant that, “the existing municipal sanitary and water infrastructure can 
accommodate then proposed redevelopment project although the private service connections may 
need upgrading, and the municipal storm drainage system should be unaffected provided that post-
development storm runoff is controlled on-site to pre-development conditions.” 

    

4. Affordable Housing Program 
 

The applicants have submitted a proposal to proceed with their project as an affordable housing project 
under the Investment in Affordable Housing for Ontario program. One of the key objectives of this 
program is to improve access to affordable housing that is safe, sound, suitable and sustainable for 
households across Ontario. It provides the Service Manager (SM) for social housing administration and 
program delivery (the County of Lambton is the SM for its member municipalities) with a variety of 
program components to meet local needs and priorities as set out in the County’s Affordable Housing 
Plan, and Housing and Homelessness Strategy. The applicants are intending to proceed under the Rental 
Housing component of the program. 
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The Rental Housing Component is intended to increase the supply of affordable rental housing for 
households on, or eligible to be on, social housing waiting lists. Within the overall estimated allocation 
of affordable units to all types of eligible households, there are specific targets for the provision of units 
for seniors and persons with disabilities. Eligible projects can be either new construction, including 
additions and extensions, or the conversion of non-residential buildings to rental units. Units must be 
modest in terms of size and level of amenities provided as determined by the SM. SM’s are responsible 
for soliciting and selecting rental housing project proposals and recommending selected proposals to 
the Ministry of Municipal Affairs and Housing for approval. The average rents for units must be at or 
below 80% of the CMHC Average Market Rent for the community, for a minimum of 20 years. The 
number of units recommended for approval must align with the allocation of units to the SM as set out 
in its Program Delivery and Fiscal Plan and recommended rental housing projects must have any 
required municipal planning approvals (rezoning, site plan, etc.) in place or well advanced in the 
approvals process.   

 

5. Current Official Plan Designation and Zoning 

The subject site is identified as part of a Stable Residential Area within the City of Sarnia Urban Area as 
depicted on the City of Sarnia Structure Plan. Such areas are expected to “remain stable but not static” 
(Sect. 4.4) and are intended to develop, mature and gradually adapt for residential purposes as the City 
evolves (Sect. 4.4.1). While maintenance and enhancement of existing assets is a City priority in these 
areas (Sect. 4.4), “new development and re-investment is to be achieved by residential development that 
reinforces the prevailing built form standards found in, or planned for each neighbourhood” (Sect.4.4.1). 
This type of change is intended to help the City achieve its residential intensification target, i.e. 40% of 
new residential units to be constructed within the Built Boundary. “Opportunities for intensification of  
lands to create higher residential densities or remove existing obsolete uses is to be done in a manner 
that respects and reinforces existing and planned development patterns and character (Sect. 4.4.1.3). 
The conversion of non-residential buildings to residential use is listed as one of the techniques to 
achieve appropriate intensification.    

The Land Use Schedule of the Official Plan (Map 8),  designates the site as “Urban Residential”. Adjacent 
areas to the north, to the east along Brenchley Street and to the southwest along London Road are also 
designated Urban Residential. To the immediate west the properties developed as low rise apartment 
buildings are designated “Apartment Residential”, and to the southeast the commercial areas along 
London Road are designated “Commercial Centre”. The Urban Residential designation permits low 
density housing types including single and semi-detached dwellings, duplexes, triplexes and 
townhouses, including conversions to such uses. Parks, minor institutions and some small-scale 
commercial uses are also permitted as are legally constructed existing apartment buildings. The 
redevelopment of lands to create higher residential densities or to remove existing obsolete uses is 
encouraged provided such development is compatible with the existing physical character and pattern 
of surrounding development (Sect. 4.4.2.3). Presumably such redevelopment would be limited to the 
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permitted low density residential uses, hence the necessity of an Official Plan amendment for the 
proposed redevelopment project 

City Planning staff have advised the applicants that a re-designation of the site from “Urban Residential” 
to “Apartment Residential” is required. This designation is typically applied to areas where clusters of 
apartment dwellings exist. The land use policies for these areas permit apartment buildings in addition 
to all of the uses permitted in the Urban Residential designation and are intended to improve amenities 
and quality of life while accommodating sensitive infill development (Sect. 4.4.4.1). New apartment 
developments in these areas will be considered where they contribute to efficient development 
patterns that respect neighbourhood character and support quality of life. A development proponent 
must demonstrate that the project will not overtax existing road, sewer and water infrastructure and is 
located near major open space, commercial areas and public transit routes. Other development criteria 
require that: new buildings be located and designed to provide a suitable transition between areas of 
different development intensity; favourable sunlight and wind conditions for surrounding properties and 
the pedestrian environment be maintained; adequate off-street motor vehicle and bicycle parking be 
provided; any rooftop mechanical, garbage storage or other outdoor service areas be screened; and, 
where possible, units that are accessible or adaptable for persons with disabilities be included (Sect. 
4.4.4.2). 

The Housing policies of the Official Plan (Sect. 5.10), support the provision of a full range of housing 
form, tenure and affordability to meet the needs of present and future residents, including those with 
disabilities. “Affordable rental housing” is defined as, “rental housing for which the annual rent: 

i) does not exceed 30% of gross annual household income for low and moderate income 
for rental households (households with incomes in the lowest 60% of income distribution 
for rental households in the County of Lambton); or, 

ii)  is at or below the average market rent for a unit in the County of Lambton. 

The Official Plan sets a target of 25% affordable units for all new housing developments and indicates 
that height and/or density incentives may be used in support of this target. 

Sect. 5.3.2 of the Plan deals with “surplus institutional sites” such as schools and places of worship. 
Alternative uses of such sites in stable residential areas are to be residential in nature and their 
redevelopment must be undertaken in a manner that is compatible with the surrounding 
neighbourhood. Where residential use is not feasible, limited small-scale community service and non-
medical office uses may be considered provided they are contained within the existing building. 

The current zoning of the site, as shown on Map 9, is Urban Residential 2 (UR 2). This zone permits 
single-detached, duplex and semi-detached dwellings; as well as, places of worship, day care centres, 
group homes, schools and women’s shelters.  

The designated Apartment Residential block which partially abuts the west side of the subject site is 
zoned Urban Residential 5 (UR 5) which Planning staff have suggested would be an appropriate zone to 
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request for the proposed conversion of the church property to an apartment residential use. The  
regulations applicable to this zone include: 

- A minimum lot area of 650 sq.m. for the first 3 units plus 100 sq. m. for each additional unit 
(the subject site, having an area 3,819 sq.m. would support a maximum of 34 units); 

- A minimum frontage of 20 m. (the site has a frontage of approx. 65 m.); 
- A minimum front yard depth of 9 m. (the existing building has an approx. set back of 13.5 

m.); 
- Minimum side yards of 5 m. (the west side yard set back is approx. 22 m.; the east side yard 

is approx. 16 m.; if the east addition proceeds an east side yard setback of 5m. would be 
provided); 

- A minimum rear yard depth of 7.5 m. (the rear yard is approx. 8.4 m.); 
- A maximum lot coverage of 35 % (the existing lot coverage is approx. 15.6 %; if the proposed 

addition is built the lot coverage increases to approx. 21.7%); 
- A maximum height of 45 m. (the existing building has an approx. height of 7.7 m.; with the 

added floor the height increases to approx. 10.3 m.); 
- A minimum landscaped open space of 40% (the existing landscaped open space is approx. 

30 %, the proposed addition would result in an slight decrease in landscaped open space to 
approx. 27 %); 

- A minimum of 1.5 parking spaces per unit (there are 37 on-site parking spaces currently 
available to support the residential use; another 16 spaces are subject to a lease that will 
apply for twenty years unless it can re-negotiated; if necessary, it appears that the parking 
areas can be re-configured to increase the parking by 3 spaces, however this would be an 
added development cost and result in a minor loss of landscaped open space; if 37 spaces 
are provided and 32 units are developed the resulting parking ratio would be 1.15 spaces 
per unit). 

As noted above, the proposed development would fall short of the UR 5 regulations with regard to 
landscaped open space and on-site parking. The rezoning request by the applicants is for a site specific 
UR 5 zone that would include two varied regulations, i.e. a 25% landscaped open space requirement and 
a required parking ratio of 1.15 spaces per unit. The rationale for these variances is set out in Section 9 
of this report.   Further to this we would like to add that the current UR5 parking requirement (1.5 
spaces per unit) will be applied to any 2 bedroom units in case the plan changes or government funding 
doesn’t become available. 

 

 

B PLANNING RATIONALE 
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The land use planning merits of the proposed development and related amendments to the Official Plan 
and Zoning By-law have been evaluated with regard to: 

- Consistency of the planning applications with the Provincial Policy Statement; 
- Conformity of the planning applications with the County of Lambton Official Plan; 
- Conformity of the planning applications with the City of Sarnia Official Plan; and, 
- The suitability of the requested zoning. 

Significant considerations include the compatibility of the proposed use with surrounding land uses; the 
potential impact on municipal sewer, water and road infrastructure; and the public interest in the 
provision of affordable housing. 

 

6. Provincial Policy Statement 
 

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest in land 
use planning and development. The intent of the PPS is to provide for appropriate development while 
protecting resources, public health and safety, and the quality of the natural and built environments. 
Municipal Official Plans and Zoning By-laws and amendments to them, must be consistent with the PPS.  

Policies from the PPS that are relevant to the consideration of the proposed Official Plan and Zoning By-
law amendments to allow an apartment development at 1081 Brenchley Street are summarized below.  
The accompanying commentary addresses the consistency of the requested amendments to the PPS.      

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

1.1.1 Healthy, livable and safe communities are sustained by: 
a) Promoting efficient development and land use patterns… 
b) Accommodating an appropriate range and mix residential (including second units, affordable 

housing and housing for older persons)… 
c) Avoiding development and land use patterns which may cause environmental or public health 

and safety concerns; 
d) Promoting cost effective development Patterns and standards to minimize land consumption and 

servicing costs… 

The proposed renovation and expansion of an existing vacant church to a multi-unit residential use  
represents an appropriate adaptive re-use of an older, vacant institutional building. Efficient use will be 
made of available capacity in the existing sewer, water and road infrastructure and the proposed use 
will be a reasonable fit within the existing pattern of mixed housing forms and densities in the 
surrounding area. The proponents’ intent to develop the subject property for affordable housing will 
help to address a well documented need in the community. 
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1.1.3.3 Planning authorities shall identify appropriate locations and promote   opportunities for 
intensification and redevelopment where this can be accommodated taking into account existing 
building stock or areas… and the availability of suitable existing or planned infrastructure and public 
service facilities. 

The conversion of older vacated institutional buildings, such as schools and places of worship, to 
residential use is a common form of redevelopment and intensification in Ontario municipalities. There 
are several successful examples of this in Sarnia including the residential redevelopment of several 
vacated elementary schools and churches. These locations are typically within older, stable residential 
areas where existing infrastructure and community services can be efficiently used, as would be the case 
on Brenchley Street. The redevelopment of the church as an apartment dwelling would be a good fit 
within the surrounding area given the adjacency of the site to existing low rise apartment buildings, 
single and semi-detached dwellings, and an office building. This type of project will help the City to meet 
its target for the intensification of residential uses within its built-up area. 

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing types and 
densities to meet projected requirements of current and future residents …by  

a) establishing and implementing minimum targets for the provision of housing which is affordable                                                                                                                      
to low and moderate income households… 

b) permitting and facilitating … 1)all forms of housing required to meet the social, health and well being 
requirements of current and future residents, including special needs requirements; and 2) all forms of 
residential intensification…;   

c) directing the development of new housing to locations where appropriate levels of infrastructure and 
public service facilities are or will be available to support current and projected needs; 

d) promoting densities for new housing which efficiently use land, resources, infrastructure and public 
service facilities and support the use of active transportation and transit…: and 

e) establishing development standards for residential intensification, redevelopment and new residential 
development which minimize the cost of housing and facilitate compact form, while maintaining 
appropriate levels of public health and safety. 

The redevelopment of the church property for an affordable rental housing project is an appropriate 
form of intensification that will make efficient use of existing sewer, water, and road infrastructure at a 
location that has ready access to public transit and commercial services. The density of the development 
is comparable to the low rise apartment buildings in the adjacent Apartment Residential designation 
and, at a maximum of 32 units, will be less than the number of units that would be allowed under the 
requested UR 5 zoning, based on the lot area of the site. The renovation of the existing church building 
with an additional floor and an eastward extension will result in a unit yield that will help to provide and 
maintain rents at affordable levels. 
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The proposed development and requested planning approvals are consistent with the policies of the 
PPS. 

 

 

7. County of Lambton Official Plan 
 

The Lambton County Official Plan provides a County-wide context for the interpretation and 
implementation of the Provincial Policy Statement. It serves as a policy framework for the preparation 
and content of the Official Plans for the County’s member municipalities and any amendments to local 
Official Plans as well as all municipal decisions on planning applications must conform to it. 

The proposed development conforms to the County OP growth management strategy as it will be 
located within the designated City of Sarnia “Urban Centre” which is intended to accommodate a 
significant portion of the County’s projected residential growth. Urban Centres are expected to contain a 
wide range of residential, institutional, commercial and industrial land uses and development within 
them is to occur on full municipal services. An efficient and compact development form is promoted as a 
means of minimizing land consumption and controlling infrastructure costs. 

 The policies to guide  local planning for the implementation of the County’s growth management 
strategy include a direction (Sect. 3.3.6) that local municipalities consider the housing policies of the 
County OP, “especially Sections 2.3.9 and 2.3.12 when determining the types and designs of housing 
that are promoted and permitted in local official plans and zoning regulations”.  

2.3.9 Future age distribution and the possibility of a decline in the demand for new dwelling units 
towards the end of the planning period… shall be taken into consideration. Medium density and 
apartment development and dwelling unit types and designs that can be readily consolidated with other  
dwelling units or converted to other appropriate uses are encouraged.  

2.3.12 Local municipalities are encouraged to provide opportunities for the intensification of housing. 
Techniques may include permitting second units…, infill lots,…the conversion of existing buildings for 
residential use, the redevelopment of sites not previously used or underutilized for residential purposes, 
and higher densities in new development…It is a goal of this Plan that 20% of new housing units provided 
in the County be provided through intensification and redevelopment.” 

The proposed redevelopment of 1081 Brenchley for an apartment dwelling use is an appropriate form of 
residential intensification that will help to achieve the County’s intensification goal. 

The County OP encourages the provision of affordable housing, which, in the case of rental housing, 
means units with rents that do not exceed 30% of household income. Affordable housing is to be 
integrated with the existing community fabric in such a way as to avoid concentrations of affordable 
housing, minimize disruption, and protect the neighbourhood’s physical character and vitality (Sect. 
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2.4.8). It is a goal of the Plan that affordable housing units amount to 30% of the new housing units 
constructed in the County (Sect 2.4.13). 

The subject site is located in a stable residential area that has an existing mix of dwelling types and 
densities. The development will have a low-rise profile that is in keeping with the scale and massing of 
nearby buildings and the intensity of use that will not be significantly greater than the prior use of the 
property as a church. The addition of a small resident population will make a greater contribution to 
neighborhood vitality than would the conversion of the vacant church building to a non-residential use. 
The project will be developed with full municipal infrastructure and will have ready access to community 
facilities and services. 

The proposed development and requested Official Plan and Zoning By-law changes conform to the 
County Official Plan.     

  

 

8. City of Sarnia Official Plan 
 

The OP intends that the lands in the City identified as Stable Residential Areas, “will remain stable but 
not static”. Therefore, “limited residential intensification may be permitted through contextually 
sensitive techniques and the redevelopment of sites that contain obsolete and incompatible land uses” 
(Sect. 4.4). The Stable Residential Areas policy objectives encourage infill and redevelopment in 
appropriate locations (Sect 4.4.1). Development and redevelopment within stable residential areas is to 
respect and reinforce the physical character of buildings, streetscapes and open space patterns (Sect. 
4.4.1.3). Opportunities for intensification of land use to create higher residential densities or remove 
existing obsolete uses is to be done in a manner that respects and reinforces existing and planned land 
use patterns and neighbourhood character (Sect. 4.4.1.3). 

 The proposed development represents a form of intensification that is appropriate for a neighbourhood 
characterized by a mix of housing forms and densities. The redevelopment of a vacant institutional use 
to a relatively small-scale, low rise apartment dwelling will contribute to neighbourhood vitality by 
bringing new residents into the area. This should be regarded as the type of change that fits within the 
Stable Residential Areas policies of the Official Plan. There are a number of vacated school and church 
sites in the City that have been redesignated and rezoned for residential use. One of the more recent 
and significant instances of an institutional site that was redesignated from Urban Residential to 
Apartment Residential is the approved OPA and rezoning of the former Devine Street elementary school 
site to allow a seniors housing complex. 

 The requested “Apartment Residential” designation is one of the land use designations applied to 
Stable Residential areas. This designation permits the proposed apartment dwelling use (Sect. 4.4.4.1). 
With regard to the applicable development criteria for apartment residential proposals (Sect. 4.4.4.2): 
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- the renovation/redevelopment of the site with a low-rise, comparatively small apartment structure will 
contribute to an efficient development pattern that respects the existing character of the 
neighbourhood which is comprised of a mix of housing forms and densities; 

- the conversion of a vacant institutional building to affordable rental housing, which is in short supply in 
the City, will expand the range of housing choice available to community residents and support quality 
of life; 

- the development proponents, through their engineering and traffic consultants’ reports, have 
demonstrated that the project will not overburden the existing municipal sewer, water and road 
systems;  

- the site is located in close proximity to the London Road commercial corridor; Germain Park is located 
within one kilometer and High Park School/park campus is within a reasonable walking distance; and, 
public transit services are readily accessible as the site is located on a bus route and within a short walk 
to a major transit hub; 

- the existing substantial landscaped front yard setback from Brenchley Street will be maintained and, 
with a finished three storey height of only 10.3 m. (33.8 ft.), the building will be compatible in scale and 
massing with other structures in the area and will not have any adverse impacts on sunlight and wind 
conditions in the adjacent pedestrian environment; 

- the project is similar in scale and intensity of use to existing apartment dwellings to the west and 
provides a reasonable transition to the two storey semi-detached adjacent to the east; 

- the low-rise profile of the building will not result in adverse shadow impacts on adjacent properties. 
The east addition will bring the structure closer to the east property but with a maximum three storey 
height and a minimum required setback of 5 m., the shadow impact on the adjacent property would be 
comparable to the impact of a two single or semi-detached dwelling having a minimum setback of 1.2 
m.; 

- sufficient off-street parking for residents and guests will be provided. A lower standard of 1.15 spaces 
per unit is requested based on the one bedroom unit sizes and affordable housing occupancy (See Sect. 
9 for a more complete rationale); 

- any outdoor service areas, roof-top mechanical installations, garbage storage facilities, etc. will be 
screened in accordance with the City’s site plan approval requirements; and, 

- six of the units to be created in the existing building will be accessible for persons with disabilities. 

It appears that the proposed project will conform to the apartment residential development criteria in 
all respects. 

The City supports the provision of a full range of housing accommodation, in terms of tenure and 
affordability (Sect. 5.10), and the proposed development will help the City to achieve its 25% affordable 
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housing target (Sect. 5.10.1). Furthermore, the City encourages the alternative use of redundant 
institutional uses in stable residential areas for residential purposes provided that the use is compatible 
with the surrounding neighbourhood (Sect. 5.3.2). 

The OP land use compatibility policies (Sect 5.11) seek to limit the potential adverse effects of new 
development on neighbouring properties. Adverse effects are listed as impairment of the natural 
environment, damage to property or to plant or animal life, discomfort or harm to the health of persons, 
impairment of the safety of persons, loss of enjoyment of the normal use of property, and interference 
of the normal conduct of business. The proposed residential development will not generate any noxious 
noise, dust or odour impacts or an intensity of use that would detract from the use and enjoyment of 
adjacent properties. The existing layout of the site will be maintained to the extent possible and the 
visual impact of the renovations and additions should enhance the visual appearance of the property. 
With a maximum of 32 units, all of which will be one bedroom and typically occupied by one and two 
person households, the proposed development will not generate an intensity of use that is uncommon 
in the area or that will be disruptive to surrounding properties. 

The requested amendment to redesignate the subject property for Apartment Residential use, thereby 
allowing its redevelopment as an affordable housing project, conforms to the applicable policies of the 
City of Sarnia Official Plan. 

 

 

9. Zoning Amendment 
 

The proposed development will meet the regulations of the requested UR 5 zone in all but two 
instances. The rationale for the applicants request for reduced site specific off-street parking and 
landscaped open space provisions is as follows:  

i) Parking 

The proposed apartment dwelling will consist of modestly sized, affordable rental one bedroom units. 
These units will be typically occupied by one and two person households very few of which are likely to 
have more than one vehicle and some of which will not have any vehicle. The site is close to public 
transit routes and within walking distance of commercial areas and other supportive services and 
amenities. There are several existing UR5 site specific zones in the city that permit apartment dwellings 
with parking standards of less than 1.5 spaces per unit, including buildings at Derby Lane (UR5.17, 1.12 
spaces per unit); Wellington at Vidal (UR5.24, 1 space per unit); and Maxwell at Front Street (UR5.18, 
1.17 spaces per unit). A number of municipalities, particularly those in the Greater Toronto Area, vary 
their apartment dwelling parking standards according to the number of bedrooms in a unit. For 
example, Burlington, through its 2017 City-wide Parking Standards Review, adopted a standard of 1 
space per one bedroom unit.  
 The Ministry of Municipal Affairs and Housing in its publication “Municipal Tools for Affordable 
Housing” cites a reduction or exemption from parking requirements as a viable supportive measure 
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based not only on the evidence of lesser need but also as a means of reducing development costs. The 
Town of Newmarket in its Parking Standards Background Report for the Area Specific By-law for the 
Urban Centres Secondary Plan, based on its analysis of parking usage data, concluded that, “… RGI units, 
including affordable housing, subsidized housing and co-operative housing, warrant the application of 
lower rates to about half the rate of non-RGI housing units.”      

A parking standard of one space per one bedroom unit plus .15 spaces per unit for visitors should 
provide more than sufficient parking to meet the needs of future residents of the proposed 
development. 

ii) Landscaped Open Space  

The low-rise form of the proposed development, together with the provision of expansive surface 
parking, result in a comparatively low amount of landscaped open space on the site. Most of the 
landscaped area is provided in the substantial front yard setback and the redevelopment will maintain 
this feature. Since the renovation to the existing building is contained within the building footprint and 
the proposed east side addition would be located in an area currently used for parking there will be only 
a minor change to the amount and configuration of the landscaped areas and any existing trees and 
healthy plantings on the site will be retained. The visual character of the building and setback area from 
a streetscape perspective will not be substantially changed. There are existing UR5 site zones that 
permit a less than 40 % landscaped open space and since the existing landscaped areas will be largely 
retained, the requested 25% landscaped open space standard should be regarded as reasonable.   

 

10.   Public Consultation 
 

The applicants will undertake a door-to-door contact with neighbourhood residents  to introduce 
themselves, provide information on the nature of their proposed development, and extend an invitation 
to attend a public meeting to be held in the church. An effort will be made to contact all of the residents 
or property owners on the prescribed mailing list for notice of the application as provided by city staff. 
The meeting will be scheduled for a date two or three weeks after submission of the application and 
well before the Public Meeting of City Council.  

 

C CONCLUSION  
 

The proposed conversion of the property at 1081 Brenchley Street to a low rise apartment dwelling is an 
appropriate form of residential intensification that will maintain neighbourhood character and stability 
while providing a needed addition to the City’s affordable rental housing stock. The location is 
appropriate for an Apartment Residential designation given its adjacency to an existing designated 
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cluster of low rise apartment dwellings and its proximity to supportive commercial and community 
services, major open space and public transit. This adaptive re-use of a vacant institutional building will 
make efficient use of existing sewer, water and road infrastructure and avoid the loss of neighbourhood 
vitality that would result from the presence of an empty building over a prolonged long period. The site 
configuration will not be substantially changed and its visual appearance will be enhanced by renovation 
of the existing building and grounds. 

The Provincial Policy Statement, Lambton County Official Plan and City of Sarnia Official Plan support 
residential intensification within the built-up area of the City where it will be a good fit with surrounding 
uses and adequate infrastructure and community services are in place. The proposed development will 
assist both the County and the City in their efforts to achieve their goals for intensification and the 
provision of affordable housing. There are a number of precedents in the City of the residential 
redevelopment of vacated church and school sites all of which have achieved a level of compatibility 
with their surroundings and have contributed to neighborhood stability. 

The requested site specific zone regulation for off-street parking is appropriate based on the reduced 
demand for parking generated from the occupancy of the affordable rental, one bedroom apartment 
units that will comprise the project. The lower landscaped open space standard reflects the existing site 
configuration which will be largely retained. Enhancements of the existing landscaped open space areas 
can be achieved through the site plan approval process. There are several existing UR5 site zones that 
contain reduced parking and landscaped open space standards and in this instance the requested lower 
standards represent a reasonable allowance that can be made in support of an affordable housing 
project. 

For the above reasons the requested Official Plan and Zoning By-law amendments to permit the 
redevelopment of 1081 Brenchley Street as an affordable rental apartment dwelling should be regarded 
as sound land use planning that will serve the best interests of the City and its residents.   

    

  

      

 

 

 

 

 

 



17 
 

1A – LOCATION MAP 

 

1B – AERIAL PHOTO 
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OFFICIAL PLAN 
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ZONING MAP 
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