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1.0 
INTRODUCTION 
 

1.1 Overview 
 
MHBC has been retained by 1744598 Ontario Limited (Sunripe Markets) to assist with a 
development application to amend the City of Sarnia Official Plan and Zoning By-Law for 
lands addressed as 1115, 1117, 1119, and 1141 Lakeshore Road (which includes the lands 
formerly addressed as 1689 Murphy Road) (Site). The subject lands measure approximately 
1.08 ha (2.68 ac) in area and are situated on the southwest corner of the Lakeshore 
Road/Murphy Road intersection. 
 
The Site is currently developed for a service commercial and retail plaza integrating two 
commercial buildings.  The eastern building (Unit 1) is addressed as 1117 and 1119 Lakeshore 
Road and integrates a retail store and a financial services establishment. Collectively these 
properties encompass approximately 0.16 hectares in area.  The western building (Unit 2) is 
addressed as 1141 Lakeshore Road and contains a Sunripe Market. This property is 
approximately 0.53 ha in area. The 1115 Lakeshore Road property is currently vacant and is 
approximately 0.39 ha.   
 
As discussed in this Report, Sunripe Markets is proposing to redevelop the subject lands. The 
development proposal for the above-referenced lands integrates the following principal 
components:  
 

1. Expansion of the current Sunripe Market westerly onto the adjacent vacant property 
(1115 Lakeshore Road).  This one storey expansion would accommodate approximately 
1,110 m2 of additional floor space; 

 
2. Construction of an attached, one storey retail building on 1115 to 1119 Lakeshore Road 

having approximately 392 m2 of gross floor area (GFA).  The proposal also requires the 
demolition of the commercial units at 1117 and 1119 Lakeshore Road to allow for 
additional parking, as well as the relocation of the three existing retail/service 
commercial tenants to the new addition and  

 
3. Additional parking spaces would also be provided to service the commercial uses on 

the consolidated site. 
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Sunripe Markets is submitting Official Plan Amendment (OPA) and Zoning By-law Amendment 
(ZBA) applications to facilitate implementation of the development proposal.    
 

1.2 Report Framework 
 
This Planning Justification Report includes a detailed description of the subject lands, the 
existing policy framework and the rationale for the proposed OPA and ZBA applications.  The 
Report has been prepared for submission to the City of Sarnia and includes the following 
primary components: 
 

 An introduction and general description of the subject lands, surrounding uses and 
existing conditions to provide an understanding of the locational context; 
 

 A summary of the redevelopment plan, including a review of the intended land use 
and planning permissions;  and 

 
 A review of the existing policy framework (Provincial and City) relating to the proposal 

and an assessment of conformity with the Provincial Policy Statement and the City’s 
Official Plan and Zoning By-law. 

 
As part of this planning analysis, the following documents were reviewed: 
 

 2014 Provincial Policy Statement (PPS); 
 City of Sarnia Official Plan; and 
 City of Sarnia Zoning By-law 85 of 2002. 

 
In addition to a detailed review of these documents, an analysis of the subject lands and the 
surrounding land uses was also conducted as part of the evaluation.   
  

1.3 Planning Applications 
 
A ‘Pre-Application Consultation’ meeting was held on January 30, 2018 to review the 
submission requirements for the development concept.  As an outcome of this consultation, it 
was determined that the following applications are required to implement the proposal: 
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Table 1.0 – Required Planning Applications 
 
Application Approval Authority

Official Plan Amendment (to re-designate the Urban Residential portion 
of the subject lands to Mixed Use) 
 

City of Sarnia 

Zone Change Amendment (to change the UR1 zoning applied to 
southwest portion of the subject lands to a ‘Community Commercial 
Special Provision (COC1-(_))’ Zone and to incorporate the two existing 
COC1-2 and COC-20 zones into this new zone)  
 

City of Sarnia 
 

Site Plan Amendment (future application) 
 

City of Sarnia 
 

 
Additionally, as set out in the associated ‘Record of Pre-Application Consultation’ (dated 
January 31, 2018), the following plans and reports are required in support of the OPA/ZBA 
applications: 
 

 Planning Rationale; 
 Servicing Report; 
 Stormwater Management Report; and 
 Transportation Impact Study 

 
The material itemized above is provided under separate cover as part of this application.  
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2.0 
SITE LOCATION AND 
SURROUNDING LAND USES 
 

2.1 Site Description 
 
The subject lands are addressed 1115, 1117, 1119, and 1141 Lakeshore Road (which includes 
the lands formerly addressed as 1689 Murphy Road) and are located on the southwest corner 
of the Lakeshore Road/Murphy Road intersection. For the purposes of this proposal, these 
properties constitute a single development site.  
 
The Site forms an irregular (‘H’) shape, having approximately 67 m of frontage along 
Lakeshore Road and 119 m of frontage along Murphy Road. Collectively, the site is 
approximately 1.08 ha (2.68 ac) in area.  
 
The Site currently contains a financial services establishment, a retail store, a food market and 
associated parking fields for these uses. The southeastern portion of the Site which is 
designated Urban Residential is currently vacant. The Site is accessed via two full-turn 
vehicular entrances from Lakeshore Road and one full-turn vehicular entrance from Murphy 
Street near the southern perimeter.  
 
Figure 1 illustrates the location of the Site. 
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Figure 1: Location of Subject Lands  

Not to scale  
 

2.2 Surrounding Land Uses 
 
The Site forms part of a mixed use development area in the vicinity of the Lakeshore 
Road/Murphy Road intersection. This development area contains a number of service/retail 
commercial uses that are largely surrounded by low density residential forms. Further, the 
adjacent low density residential area is primarily comprised of single detached dwellings with 
neighbourhood parks interspersed throughout these areas.  
 
The Lakeshore Road and Murphy Road intersection adjacent to the Site provides one traffic 
lane in each direction and a left-turn lane for both corridors. Further, Lakeshore Road and 
Murphy Road are both considered ‘major roads’ pursuant to Map 8 (Land Use Plan) of the 
Official Plan. The subject lands are also located along the Sarnia Transit bus service transit line 
(Route 7). In addition, the Lakeshore Road and Murphy Road sidewalk systems extend along 
the northern and eastern frontages of the Site. 
 
Lands immediately north of the Site at the northwest corner of Lakeshore Road and Murphy 
Road are developed for commercial and office uses and contain a retail store and a dental 

M
ur
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y 
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office. Further to the east, at the northeast corner of Lakeshore Road and Murphy Road, the 
lands are also developed for commercial and office uses. These properties contain retail stores 
and a veterinary clinic. To the east of the Site, at the southeast corner of Lakeshore Road and 
Murphy Road, there is a small convenience commercial establishment and an office building. 
Immediately to the south is low density residential primarily in the form of single-detached 
dwellings. Immediately to the west of the Site is a trailer park residential area.  
 
As noted, the Site is an irregular (‘H’) shape. Situated along Lakeshore Road, between the 
eastern and western portions of the Site is a commercial development which contains a multi-
unit building comprised of service commercial and office uses. Along the western perimeter of 
this property, there is an access easement in favour of the 1141 Lakeshore parcel.  
 
The following table identifies the land uses surrounding the Site.  
 

Table 2.0 – Surrounding Land Uses 
 

Relative Location Existing Land Uses
TO THE NORTH: Lakeshore Road corridor; service/retail commercial uses; single 

detached dwellings; multi-unit residential forms; Lake Huron 
TO THE EAST: Murphy Road corridor; service/retail commercial uses; single detached 

dwellings, Parks (Grace Park, Cathcart/Webster Park, Rutherglen Park) 
TO THE SOUTH: Single detached dwellings 
TO THE WEST: Single detached dwellings; Parks (Connaught Park, Vye Park) 
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3.0   
DESCRIPTION 
OF THE PROPOSAL 
 
 

3.1 Concept Plan 
 
A conceptual site plan (Figure 2) has been prepared to optimize the site for commercial 
purposes. The site design has also been developed with consideration for the comments 
provided by the City at the January 30, 2018 Pre-Consultation meeting as detailed in the 
Meeting Notes dated January 31, 2018.  
 
The following sets out the primary components of the redevelopment proposal: 
 
 The expansion of the current Sunripe Market westerly onto the adjacent vacant 

property (1115 Lakeshore Road).  This one storey expansion would accommodate 
approximately 1,193 m2 of additional floor space; 

 The construction of an attached, one storey retail building on 1115 to 1119 Lakeshore 
Road having approximately 391 m2 of gross floor area; and   

 The removal of the plaza at 1117 and 1119 Lakeshore Road to allow for additional 
parking, as well as the relocation of the three existing retail/service commercial tenants 
to the new addition.  

 Additional parking spaces would also be provided to service the commercial uses on 
the consolidated site. 

 Privacy fencing and a landscaped buffer with a minimum width of 3.0 m will be 
provided along the interface with adjacent residential developments.  This screening 
arrangement will reflect the existing fencing and landscaping provided along the 
property boundary immediately south of the existing grocery store.  

 
The conceptual site plan (concept plan) illustrates the layout, scale, and character of the 
proposed commercial plaza (refer to Figure 2).   
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4.0   
PLANNING ANALYSIS 
 
The OPA/ZBA applications must be assessed in terms of applicable policies set out by the 
Province and City of Sarnia.  The following section outlines how the proposal addresses 
relevant policies from the Provincial Policy Statement and the City of Sarnia Official Plan and 
Zoning By-Law.  
 

4.1 Provincial Policy Statement 
 
The Provincial Policy Statement (PPS) sets the policy foundation for regulating the 
development and use of land.  The 2014 PPS was issued under the authority of Section 3 of the 
Planning Act and came into effect on April 30, 2014, without transitional provisions.   
Accordingly, the 2014 PPS applies to all applications, matters, or proceedings commenced on 
or after the effective date.   
 
Section 3(5) of the Planning Act requires that all decisions affecting planning matters “shall be 
consistent with” policy statements issued under the Act.  Table 3.0 demonstrates how the 
proposed Zoning By-law Amendment is consistent with the provisions of the 2014 PPS.   
 

Table 3.0 – Consistency with Provincial Policies 
 
PPS Policy Response 
1.1.1 Healthy, livable and safe 
communities are sustained by: 

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

b)   accommodating an appropriate 
range and mix of residential 
(including second units, affordable 
housing and housing for older 
persons), employment (including 
industrial and commercial), 
institutional (including places of 

The proposed development will contribute 
to the long term financial well-being of the 
Province of Ontario and the City of Sarnia in 
the form of increased property tax 
assessment and employment opportunities. 
Economic benefits will also be derived from 
construction of the project and the ongoing 
operation of the commercial use.    
 
The proposal represents an efficient 
commercial infill project which will 
accommodate employment uses within an 
existing mixed use node in proximity to an 
arterial corridor and established residential 
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worship, cemeteries and long-term 
care homes), recreational, open 
space and other uses to meet long-
term needs; 

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

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

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

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

districts which will help to meet long term 
needs.  
 
 
The proposed development will not result in 
environmental or public health and safety 
concerns.    
 
Servicing infrastructure is available to meet 
projected needs and to ensure that the 
development proceeds in a cost-effective 
manner.  It is anticipated that existing public 
service facilities will accommodate the 
projected needs of this development. 
 
 

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

The development plan represents an 
intensification of existing commercial lands 
situated within both the City’s Urban 
Boundary and an established, mixed-use 
development area.  Lands in the general 
vicinity of the subject lands are developed 
for residential and commercial purposes.     
 
Implementation of this proposal would 
allow for additional commercial uses and 
space to support the needs of this 
development area, while also providing 
additional employment opportunities for 
area residents.  

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

The subject lands are situated within the 
Urban Boundary of the City of Sarnia and are 
therefore considered part of a Settlement 
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Area, as defined by the PPS. 
1.1.3.2 Land use patterns within 
settlement areas shall be based on: 

a) densities and a mix of land uses 
which: 

1.  efficiently use land and resources;
2. are appropriate for and efficiently 

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

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

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

Redevelopment/intensification of this 
property will promote a more efficient use of 
designated commercial and residential lands 
within the City’s settlement boundary.  
Preliminary investigations by MIG 
Engineering have confirmed that adequate 
servicing infrastructure should be available 
to accommodate the proposed 
development.   
 
Employment generated through the 
construction and operation of this 
commercial project will support existing 
public service programs and facilities within 
the City.   
 
Where practical and appropriate, this infill 
project will incorporate sustainable 
development principles to help minimize 
environmental impacts.   
 
The project integrates with existing public 
facilities which support active transportation 
(e.g., walking, cycling).  The Site is also 
serviced by the Sarnia Transit transportation 
network, with bus routes provided along 
both Murphy Road and Lakeshore Road.  

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

The Site represents an appropriate location 
for intensification and redevelopment given 
that existing infrastructure and public 
service facilities are in place to 
accommodate the proposal.   

1.5.1 Healthy, active communities should 
be promoted by: 
 

a) Planning public streets, spaces and 
facilities to be safe, meet the needs 

Sidewalks have been constructed along the 
Murphy Road and Lakeshore Road frontages 
which will remain in place following site 
redevelopment.  The commercial plaza will 
include direct linkages to the sidewalks and 
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of pedestrians, foster social 
interaction and facilitate active 
transportation and community 
connectivity.  
 

will incorporate internal pedestrian 
connections to the commercial units.  
Bicycle parking will also be provided within 
the Site to support active transportation and 
community connectivity.  

1.6.1 Infrastructure and public service 
facilities shall be provided in a 
coordinated, efficient and cost effective 
manner to accommodate projected 
needs. Planning for infrastructure and 
public service facilities shall be integrated 
with planning for growth so that these 
are available to meet current and 
projected needs. 

As discussed, adequate servicing 
infrastructure should be available to meet 
projected needs.  It is also anticipated that 
the proposed development can be 
accommodated by existing public service 
facilities. 
 

1.6.3 Before consideration is given to 
developing new infrastructure and public 
service facilities: 

a)   the use of existing infrastructure 
and public service facilities should 
be optimized; and 

b) opportunities for adaptive re-use 
should be considered, wherever 
feasible. 

Increasing the intensity of use on the Site 
will support, and help to optimize, existing 
infrastructure and public service facilities.    

1.6.7.1 Transportation systems should be 
provided which are safe, energy efficient, 
facilitate the movement of people and 
goods and are appropriate to address 
projected needs.   
 
1.6.7.2  Efficient use shall be made of 
existing and planned infrastructure, 
including through the use of 
transportation demand strategies, where 
feasible. 
 
1.6.7.4   A land use pattern, density and 
mix of uses should be promoted that 
minimize the length and number of 
vehicle trips and support current and 
future use of transit and active 
transportation. 

The Transportation Impact Study (TIS) 
prepared by IBI Group concluded that the 
existing road network can accommodate the 
proposed development provided the 
recommended remedial measures are 
implemented. 
 
The Site is integrated into the existing 
service area of the public transit system, with 
Sarnia Transit routes in operation along the 
Murphy Road and Lakeshore Road corridors.  
Transit stops are located adjacent to the 
subject lands along these corridors.  
 
The location of the Site relative to residential 
communities, other retail/service 
commercial uses, open space areas and 
Sarnia Transit bus routes will continue to 
encourage patrons to utilize active 
transportation and public transit modes to 
minimize vehicle trips to the subject lands.    
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1.7.1  Long term economic prosperity 
should be supported by: 
 

a) optimizing the long-term 
availability and use of land, 
resources, infrastructure, 
electricity generation facilities and 
transmission and distribution 
systems, and public service 
facilities; 

The proposal would intensify a developing 
commercial plaza that is located in close 
proximity to established residential 
neighbourhoods and existing commercial 
uses.  The subject lands are also supported 
by the arterial road transportation network, 
public transit and active transportation 
facilities.   
 
In effect, implementation of the 
development plan will optimize the use of 
commercially-zoned lands.   Moreover, the 
additional commercial/office space 
associated with this proposal will help meet 
local demands for these types of services.    

1.8.1 Planning authorities shall support 
energy conservation and efficiency, 
improved air quality, reduced 
greenhouse gas emissions, and climate 
change adaptation  through land use  and 
development patterns which: 
 

a) promote compact form and a 
structure of nodes and corridors; 

b) promote the use of active 
transportation and transit in and 
between residential, employment 
(including commercial and 
industrial) and institutional uses 
and other areas; 

e)  improve the mix of employment 
and housing uses to shorten 
commute journeys and decrease 
transportation congestion; 

 

The development plan will expand the 
range of commercial activities within the 
subject lands and will promote a compact 
urban form within a developed mixed use 
node.   
 
The subject lands front an arterial corridor 
which integrates existing residential areas 
and established auto-oriented and 
neighbourhood-oriented commercial sites.  
Implementation of this proposal will (1) help 
to intensify commercial space on the Site 
and (2) will contribute to the functionality 
and efficiency of this commercial node.  
 
The redeveloped commercial plaza will 
include connections to the existing sidewalk 
system and bus stops, respectively providing 
active transportation and transit linkages 
between the Site and residential, 
employment and institutional uses in the 
community. 
 
The proposal will encourage additional 
employment opportunities in close 
proximity to surrounding residential 
neighbourhoods, as well as existing 
commercial enterprises. As discussed, the 
relative location of the subject lands may 
help to minimize the length and frequency 
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of vehicle trips required for shopping and 
employment purposes.   

2.1.1 Natural Features should be 
protected for the long term.  

The subject lands do not contain any known 
natural heritage features.   

2.4.1 Minerals and petroleum resources 
shall be protected for long-term use. 

The subject lands do not contain any known 
mineral or petroleum resources. 

2.5.1 Mineral aggregate resources shall 
be protected for long-term use and, 
where provincial information is available, 
deposits of mineral aggregate resources 
shall be identified. 

The subject lands do not contain any known 
mineral aggregate resources.  

2.6.1 Significant built heritage resources 
and significant cultural heritage 
landscapes shall be conserved. 

The subject lands do not contain any known 
significant built heritage resources or 
cultural heritage landscapes.  

2.6.2 Development and site alteration 
shall not be permitted on lands 
containing archaeological resources or 
areas of archaeological potential unless 
significant archaeological resources have 
been conserved. 

The subject lands do not contain any known 
archaeological resources or areas of 
archaeological potential.   

 
The 2014 Provincial Policy Statement seeks to achieve healthy, livable and safe communities 
by promoting efficient development and land use patterns.  The development plan for the 
subject lands is consistent with the intent and policies of the PPS, given that the project: 
 

 Represents an efficient development form as it seeks to intensify and optimize the use 
of an existing commercial site located within an established mixed use node in close 
proximity to residential neighbourhoods; 

 
 Proposes retail/service commercial uses that: are compatible with the existing 

development context; service the needs of the surrounding community; promote 
compact urban form; provide a pedestrian orientation; encourage active 
transportation; and are supported by the arterial road network and transit services;   

 
 Will not involve construction on lands having known significant environmental, 

cultural heritage, mineral aggregate or petroleum resources; and   
 

 Promotes site redevelopment and intensification that will contribute to the long term 
financial well-being of the Province of Ontario and the City of Sarnia in the form of 
increased property tax assessment and employment opportunities.  

 
In light of these considerations, relevant policies of the 2014 PPS have been satisfied 
and in our opinion the applications are therefore consistent with the PPS.  
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4.2 County of Lambton Official Plan, 1998 
 
4.2.1 Framework  
 
The County of Lambton Official Plan (Lambton Official Plan) was approved by the Minister of 
Municipal Affairs and Housing on December 12, 1997 with modifications, and came into effect 
on January 3, 1998. The County Official Plan (as amended) provides the overall policy direction 
for the County of Lambton and the various settlement areas in relation to land use, 
environmental, social and economic matters.  

The approach and content of the Lambton Official Plan provides a broader context for the 
application and interpretation of the PPS and allows for an additional level of planning policy 
at the local level under the City of Sarnia Official Plan.  Within this structure, the County Official 
Plan provides an overall planning policy framework for the development of detailed local 
planning policies which recognize unique circumstances and goals at the local level.   The 
Minister of Municipal Affairs has also delegated approval authority for lower-tier Official Plans 
and Official Plan Amendments to County Council. 

It should be noted that a new Lambton Official Plan was approved by County Council on 
September 6, 2017, and was approved by the Province on March 21, 2018. However, three 
appeals were submitted to the Ministry of Municipal Affairs which are still outstanding. 
Accordingly, the new Official Plan is not in full force and effect.  

4.2.2 Existing Designation (‘Urban Centre’) and Related Policies 
 
The subject lands are designated ‘Urban Centre’ on Map ‘1’ (Growth Strategy) of the Lambton 
Official Plan (Refer to Figure 3). Section 3.2 (Growth Strategy), Policy 2 states that this 
designation supports a wide range of residential, institutional, commercial and industrial 
activities. Further, development in Urban Centres will promote an efficient and compact land 
use pattern to minimize land consumption, control infrastructure costs, and limit non-farm 
growth pressure in Rural Areas. The proposed commercial development would be consistent 
with the broad planning function of a designated Urban Centre. 
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Figure 3: Lambton Official Plan Map 1 (Excerpt) 

  Map is not to scale  
 
Section 2 (Quality of Life) of the Official Plan establishes a policy direction designed to 
improve the quality of life in the County by fostering strong healthy communities.  Policies in 
this Section also acknowledge the connection between urban form, the natural heritage 
system, the economy, and quality of life to support the community’s resilience. Section 2.1 
sets out a series of policies designed to ensure that communities promote physical, social and 
emotional well-being through supportive environments.  
 
The following policies are relevant to the proposed development: 
 

1. Patterns of development will be established so as to minimize disruption to existing 
residential uses, protect the physical character and vitality of established neighbourhoods 
and communities, and to conserve cultural and natural heritage features and resources. 

 
2. New development will be located to ensure the maximum use of existing and future public 

facilities and services, including education, recreation, health care, social services, and 
physical infrastructure. Areas designated for residential development should be contiguous 
to existing centres and contain a range of commercial and community services. 

 
Pursuant to Section 2, the proposed expansion to the existing Sunripe Market and the 
addition of a new commercial building will help (1) to maintain the physical character of this 
commercial node and (2) to enhance the level of retail/service commercial uses available 
within the node to help meet community needs.  Further, the proposal will intensify an 
existing commercial site which will help to optimize the use of existing and future public 
facilities and services. 
 

Subject Lands 
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Given these considerations and our assessment of the policy framework of the Lambton 
Official Plan, it is our opinion that the proposal is in keeping with the development objectives 
set out in Section 2 and the broader policy direction and provisions of this Plan 
 

4.3 City of Sarnia Official Plan 
 
4.3.1 General Structure  
 
The City of Sarnia Official Plan (Sarnia Official Plan) incorporates a series of general policies 
which set out broad goals for the community, the general development concept for the 
community, and land use policies for specific designations (e.g., Residential Areas, Commercial 
Areas).  The overall goal of this Official Plan is to achieve a healthy community built on social 
responsibility, cultural identity, economic vitality, and environmental excellence.  
 
4.3.2 Existing Designation (‘Urban Residential’ and ‘Mixed Use’) and Related Policies 
 
Under the Sarnia Official Plan, the subject lands are located within a ‘Commercial Hub’ as 
identified on Map 1 (City Structure Plan) (Figure 4), and are designated ‘Urban Residential’ 
and ‘Mixed Use’ on Map 7 (Land Use Plan) (Figure 5). The policy direction for development in 
these designations is set out in Section 4.4.2 and 4.6.4, respectively.   
 
Figure 4: City of Sarnia Official Plan Map 1 (Excerpt) 

Map is not to scale 
 

Subject Lands 
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Figure 5: City of Sarnia Official Plan Map 7 (Excerpt) 

Map is not to scale 
 
On a broader level, the designations applying to the subject lands are subject to Section 4.6 of 
the Official Plan (‘Mainstreets and Commercial Areas’). Mainstreets and commercial areas are 
shown as downtown, centres, corridors and commercial hubs on Map 1, in accordance with 
Section 4.6.1.1 of the Official Plan. Section 4.6 states that renewal and regeneration of 
mainstreets and commercial areas is encouraged in a manner that introduces strategic mixed 
use flexibility and improves integration with surrounding neighbourhoods.  Additionally, it is 
stated in this Section that: 
 

 Context-sensitive development is a key aspect of ensuring appropriate growth;  
 

 Improving the public realm, providing adequate parking and maintaining commercial 
functions at street level are essential to help ensure mainstreets and commercial areas 
are renewed, vibrant and accessible; and 

 
 It is the intent of this Plan to develop mainstreets and commercial areas in a manner 

that will support transit and active transportation over the long term. 
 
In our opinion, the proposed development is consistent with these goals and objectives as it 
will facilitate the renewal of an existing commercial development in a manner that is 
compatible with, and complements, the surrounding stable residential neighbourhoods. The 
proposal will also support transit and active transportation by providing connections to the 
Murphy Road and Lakeshore Road sidewalks (which contain Sarnia Transit bus stops).   
 
 

Subject Lands 
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The more detailed policies associated with the various designations and overlays applying to 
the subject lands are outlined below.  
 
Commercial Hub 
 
Pursuant to Section 3.3 of the Sarnia Official Plan, Commercial Hubs are considered growth 
areas. Accordingly, the majority of growth is to be directed to these areas in a manner that 
focuses intensification in existing mixed use/commercial centres and corridors to ensure that 
infrastructure, transportation and public services are used efficiently. Section 3.4 of the Plan 
prescribes that Commercial Hubs are lower-order growth areas and are intended to develop 
as mixed use and commercial areas with viable main streets to serve the daily needs of 
surrounding residential communities. 
 
The proposed development will direct new commercial growth to a Commercial Hub to help 
optimize the use of existing infrastructure, transportation, and public services are used 
efficiently. 
 
Mixed Use  
 
The majority of the subject lands are designated ‘Mixed Use.’ Only the vacant portion of the 
property in the southwest corner is not currently contained within this designation.   
 
Pursuant of Section 4.6.4 of the Sarnia Official Plan, areas designated ‘Mixed Use’ are 
dominated by community-scale retail commercial and/or office uses that have grouped along 
major streets or have developed in a nodal configuration around specific intersections. The 
subject lands have developed in this manner and forms part of the Murphy Road/Lakeshore 
Road Commercial Hub.   
 
Further, this designation is intended (1) to provide convenience retail, office and service 
functions to serve the needs of the surrounding community and (2) to revitalize existing 
commercial areas as local focal points for pedestrian activity and transit routes.   
 
Section 4.6.4 of the Plan states that permitted uses in the ‘Mixed Use’ designation include 
convenience retail uses that serve the daily shopping needs of surrounding communities and 
neighourhoods. Further, the intent of this designation, as set out under Section 4.6.4.2, is to 
promote a variety of minor employment uses and institutions that provide daily and weekly 
needs of the surrounding communities. Uses such as offices, medical clinics, personal services, 
and public service providers are permitted in this designation.  
 
Section 4.6.4.4 of the Plan outlines development criteria for ‘Mixed Use’ areas.  In our opinion, 
the following relevant criteria are satisfied by the proposed development concept:  
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Development shall: 
 

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; 

 
The location and massing of the proposed development on the subject lands will be 
appropriately setback and screened from neighbouring stable residential areas.  Specifically, a 
setback of 12 m will be provided in the interior side yard along the western perimeter of the 
property.  Additional privacy fencing and landscaping are also proposed along the property 
boundary with existing residential areas to help screen the mass of the structure.  
 

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

 
The positioning and massing of the new buildings will limit shadow impacts, given that the 
proposed commercial units are low-rise and will be setback from adjacent development.  
 

d) provide an attractive, comfortable and safe pedestrian environment; 
 
The proposed development will provide landscaping and pedestrian connections along 
Murphy Road and Lakeshore Road to create a comfortable and safe pedestrian environment.  
 

f)  take advantage of nearby transit services; 
 
Sarnia Transit operates bus routes along both Murphy Road and Lakeshore Road.  Bus stops 
are located in close proximity to the Site.  
 

g) provide good site access and circulation and an adequate supply of parking, including 
bicycle parking, for residents and visitors; 

 
The proposed development will provide good site access and circulation, as well as an 
adequate supply of vehicular and bicycle parking. Existing vehicular accesses to the Site from 
Murphy Road and Lakeshore Road will be maintained.  
 

h)  locate and screen service areas, ramps and garbage storage, and rooftop mechanical 
areas to minimize the impacts on adjacent streets and residences; and 

  
The service and garbage area for the proposed new building will be located near the southern 
limit of the Site and will be largely out of view from Lakeshore Road and Murphy Road.  In 
addition, mechanical areas will be appropriately screened from adjacent streets and 
residences.  
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Urban Residential  
 
The vacant southwestern portion of the Site addressed as 1115 Lakeshore Road is designated 
‘Urban Residential.’   These lands are situated to the rear of the existing commercial plaza 
located at 1119 Lakeshore Road, have limited street access and are generally isolated from the 
surrounding residential neighbourhood.  The Urban Residential designation is also applied to 
adjacent residential development to the south and west of these lands.  
 
Pursuant to Section 4.4.2.1 of the Official Plan, the ‘Urban Residential’ designation applies to 
areas comprised of low-density housing types, such as single and semi-detached dwellings, 
group homes, duplexes, triplexes, and townhouses. Additional permitted uses include parks, 
minor institutions, home occupations, bed and breakfasts, cultural and recreational facilities, 
and small-scale retail, service and office uses, to supplement the needs and services for the 
residential dwellings within the designated area.  
 
In the context of the redevelopment proposal for the Site, the lands in the Urban Residential 
designation are intended to accommodate the Sunripe Market expansion and additional 
parking to service the increased commercial space.  As these lands will be integrated into the 
commercial plaza, it is proposed that these lands be consolidated into the Mixed Use 
designation applying to the balance of the Site.  Adequate buffering and screening measures 
(e.g., privacy fencing, landscaping) will also be implemented to minimize the visual impact of 
the parking field on surrounding properties and residents.  
 
Figure 6 illustrates the Mixed Use designation proposed for the entirety of the subject lands.  
  
Figure 6: City of Sarnia Official Plan Map 7 Proposed Amendment  

Map is not to scale  
 
 

Subject Lands 



 

Planning Justification Report: 1744598 Ontario Limited (Sunripe Markets) 
October 2018 
 

              22

 4.3.3 Conclusion 
  
Given these considerations, in our opinion the redevelopment plan for the Site is consistent 
with the policy direction and provisions of the Mixed Use designation.  In this is regard, the 
proposal supports the intent of this designation to provide small-scale retail, service and office 
uses within a Commercial Hub.  The redevelopment plan will also support a key objective of 
this designation to revitalize the existing commercial site as a local focal point.   
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5.0 
ZONING BY-LAW ANALYSIS 
 

5.1 Current Zoning  
 
Figure 7 illustrates that three zones are currently applied to the subject lands under the Sarnia 
Zoning By-law 85 of 2002.  The ‘Community Commercial (COC1-2)’ Zone is applied to the 
existing commercial plaza and the parking area for the existing food store; the food store is 
zoned ‘Community Commercial (COC1-20)’ and the vacant land designated Urban Residential 
is zoned ‘Urban Residential 1 (UR1)’.  
 
Figure 7: Existing Zoning  

Map is not to scale 
 
 
 
With respect to the Community Commercial zone, the following uses are permitted:  
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 Accessory uses and buildings 
 Animal hospitals (with no outdoor 

kennels) 
 Auditoriums 
 Automobile washing establishments 
 Automobile service stations 
 Bake shops 
 Bingo halls 
 Commercial recreation establishments 

(within buildings) 
 Commercial schools 
 Convenience stores 
 Day care centres 
 Dry cleaning establishments 
 Existing dwellings (92/2008) 
 Financial institutions 
 Gas bars 

 Group Homes. (41/2010) 
 Laundromats 
 Libraries 
 Medical centres/clinics 
 Minor institutions 
 Offices 
 Personal service establishments 
 Pharmacies 
 Public halls 
 Repair and rental establishments 
 Residential conversions of existing 

commercial buildings 
 Restaurants 
 Retail establishments, including 

shopping centres but excluding 
department stores 

 Studios 
 
The C0C1-2 zone variation permits all of the above noted zones except for automobile 
washing establishments and animal hospitals. 
 
The C0C1-20 zone variation permits the existing building to have a 232m2 second storey 
addition onto the westerly half of the building for residential use.  
 
The UR1 zone permits the following uses:  
 
 Accessory uses and buildings 
 Place of Worship 
 Day care centres 
 Group homes 

 

5.2 Zoning Review  
 

 Lawfully existing dwellings and 
dwelling conversions 

 Schools 
 Single detached dwellings 
 Women's shelters 

As a result of the unconventional shape of the subject lands and the multiple zones applied to 
the Site, a Zoning By-law Amendment (ZBA) is proposed to consolidate the proposed 
development under one zone.  
 
Based on our review of the Zoning By-law, the COC1 Zone was identified as the most 
appropriate zone to accommodate the proposed redevelopment.  
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Table 4.0 – Selected Zoning Regulations 
 

  Regulation  Required Proposed 
Lot Area (minimum)  460 m2 10843 m2 
Lot Frontage (minimum)  15 m  67 m 
Front yard Depth 
(minimum)  

12 m  34.4 m 

Side Yard Widths 
(minimum) 

3 m (each side), except that 
where a side lot line abuts 
any Residential Zone, the 
minimum side yard width 
shall be 12 m 

12 m – adjacent to UR1 zone 
to the west  
 
0.5 m – adjacent to separate 
commercial lot fronting 
Lakeshore Road  

Rear Yard Depth (minimum)  3 m, except that where a rear 
lot line abuts any Residential 
Zone, the minimum rear yard 
depth shall be 12 m 

12 m  

Lot Coverage (maximum)  50 %  27.5 % 
Height (maximum)  2 storeys  2 storeys (9.1 m) 
Landscaped Open Space 
(minimum)  

10% 17 % 

Landscaped Strips 
(minimum)  

3m adjacent to a Residential 
Zone 

3 m  

Parking (on-site) 117 Spaces  118 spaces 
 
As illustrated, the proposed building scale and site layout meet a number of the applicable 
regulations.  
 
The only regulation that is not met is the required 3.0 m side yard setback for the internal side 
yard setback. Due to the H shape of the property, the proposed building on the west side of 
the subject lands abuts an internal drive aisle and parking area servicing the adjacent 
commercial building fronting Lakeshore Road.  In our opinion, a reduced setback at this 
location should not conflict with the operations or functionality of the adjacent commercial 
plaza.   
 

5.3 Proposed Zoning   
 
5.3.1 COC1 Zone Special Provision 
 
In light of these considerations, a site-specific COC1 Zone is proposed to accommodate the 
proposed redevelopment plan integrating the following special provisions:  
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- The existing Sunripe Market building is permitted to have a 232 m2 second storey 
addition onto the westerly half of the building for residential use (in accordance with 
the existing COC1-20 zone); and  

- 0.5 m interior side yard setback adjacent to the neighbouring COC1-2 Zone . 
 
Figure 8 illustrates the site-specific ‘COC1-(__)’ Zone proposed for the subject lands. 
 
Figure 8: Proposed Zoning  

Map is not to scale  
 

5.4 Summary   
 
As discussed, the purpose of the rezoning is to consolidate the two Community Commercial 
(COC1) zone variations and the Urban Residential zone applying to the Site into one new 
COC1 zone with certain site-specific exceptions. In our opinion, the proposed zoning will 
appropriately implement the redevelopment plan for the Site for commercial purposes and 
will support the policy direction for the Commercial Hub and Mixed Use designation policies 
of the Official Plan as discussed in Section 4.3 of the Report. 
 
  

COC1-__ 



 

Planning Justification Report: 1744598 Ontario Limited (Sunripe Markets) 
October 2018 
 

              27

6.0 
CONCLUSIONS 
 
In conclusion, the requested Amendments to the Official Plan and Zoning By-law are 
appropriate for the Site and consistent with the framework of planning policy.  This 
assessment is based, in part, on the following considerations: 
 
1. The subject lands are located within the City’s Urban Boundary and are predominately 

zoned, designated and developed for commercial purposes. Sunripe Markets is proposing 
a redevelopment/intensification plan to improve the functionality of the property by 
expanding an existing building and removing and replacing the other building on the 
site.  
 

2. The subject lands are well suited for the proposed redevelopment project given their 
location adjacent to the arterial road system within a Commercial Hub, their proximity to 
the Sarnia Transit bus network, and their proximity to established residential 
neighbourhoods.  

 
3. The proposal represents an appropriate form of development that is compatible with the 

pattern of development in the surrounding area and is supported in the context of the 
Mixed Use designation of the City’s Official Plan. Additionally, the development plan 
supports compact urban form and has consideration for the Commercial Hub principles 
set out in Section 3.3 and 3.4 of the Official Plan.  

 
4. The design elements of the new building and expansion complement the existing 

development context. Accordingly, this project should not generate significant land use 
conflicts with adjacent properties; 

5. Servicing investigations have confirmed that adequate infrastructure is available to 
accommodate the development. It is also anticipated that the development can be 
accommodated by existing public service facilities and the existing road transportation 
network. 

6. The redevelopment proposal is consistent with the Provincial Policy Statement, and 
complies with the goals, objectives and policies of the Official Plan.  

7. The proposal represents good planning. 
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Given the noted considerations and the discussion presented in this Report, it is 
recommended that the City of Sarnia approve the Official Plan Amendment and Zoning By-
law Amendment applications, as proposed. 

 
Respectfully submitted, 
 
MHBC  

 
Scott Allen, MA, RPP     Eric Miles, MPL 
Partner       Planner         
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


