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Monteith Brown Planning Consultants (“MBPC”) has been retained by the Bright’s Grove 
Golf Club (hereafter, “BGGC”), to assist with applications for planning approvals to facilitate the 
future development of an integrated golf course community on the northern portion of the existing 
golf course. Through the Pre-Application Consultation process, it has been identified that 
applications for a Zoning By-Law Amendment, Draft Plans of Subdivision and Condominium and 
Site Plan are necessary. A conceptual Site Plan has been prepared and analyzed with this 
submission but the final Site Plan application will follow.  City staff also indicated that an Official 
Plan Amendment to the City of Sarnia’s 2014 Official Plan may be required, but the Planning 
Analysis in this report demonstrates that an Official Plan Amendment is not necessary to permit 
the proposed development (see Section 7.4 of this report).  
The evaluation of the proposed Zoning By-law Amendment, Draft Plan of Subdivision, Draft Plan 
of Condominium, Site Plan and relevant planning approvals are covered in this report, having regard 
for the Provincial Policy Statement 2014, the County of Lambton Official Plan, New County of 
Lambton Official Plan (under appeal), the City of Sarnia Official Plan, and the City of Sarnia Zoning 
By-Law No. 85 of 2002.  
An Urban Design Brief has been integrated into this Planning Justification Report to support 
applications for planning approvals to facilitate the aforementioned development. This document 
intends to provide a clear design vision for the creation of an attractive, high quality lifestyle 
community along the City of Sarnia’s lakefront corridor and within walking distance to a community 
commercial center. The proposed development will weave together the existing urban fabric 
comprised of low density residential neighbourhoods to the east and west of the existing golf course 
to form a cohesive, vibrant community ideally situated along the shoreline of Lake Huron.  
 

Figure 1 - Aerial Photograph of Subject Lands in Sarnia 

 
Source: Google Earth, 2017 
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1.1 Subject Lands 
The subject lands comprise the Bright’s Grove Golf Club (“BGGC”), located at 1992 Estella Street 
in the Bright’s Grove community along the shore of Lake Huron, in northeast Sarnia. 
The BGCC is a 9-hole, par-3 golf course with a total area of approximately 12.31 ha (30.4 acres), 
with Cow Creek flowing across the lands to Lake Huron. Access to the site is currently provided by 
Estella Street to the north with pedestrian access provided to the southern portion of the BGGC via 
three moveable footbridges which cross over Cow Creek and bound at the south by Lakeshore 
Road.  The Stoney Creek Estates community is situated to the east, Kenwick Park is to the north, 
and single detached homes are to the west of the subject lands. 
The topography of the golf course is relatively flat, with the exception of landscaped knolls and 
Cow Creek, which form part of the golf course layout. There is 6.49 Ha of land north of Cow Creek 
and 5.82 Ha of land south of the creek. Mature vegetation, including some large trees are dispersed 
throughout the golf course (See: View 1 & 2). While there is approximately 446m (1,463ft) of 
frontage on the north side of Lakeshore Road, no access to the golf course currently exists from 
Lakeshore Road. Instead, access to the golf course is provided from Estella Street at the north end 
of the site.  
 

Figure 2 – View of Bright’s Grove Golf Course  

 
Source: Google Earth, April 2016 
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View 1 - Looking North from Cow Creek towards North Portion of Subject Lands 

 
Source: MBPC, April 2014 
 
The lands subject to the proposed redevelopment comprise approximately 4.5 ha (11.1 acres) of 
the northern portion of the BGGC, north of Cow Creek, and the remaining approximately 7.87 ha 
(19.4 acres) are proposed to be retained for the re-aligned golf course. The portion of the subject 
lands to be developed have a north-south depth of approximately 230m (754ft) and an east-west 
width of approximately 201m (660ft) and are irregular in shape, with frontages onto Estella Street, 
Robert Street, Marion Avenue, and James Street.  
 

View 2 - Looking North from Lakeshore Road towards Subject Lands 

 
 

View 3 - Looking South from Estella and Jubilee Street towards Subject Lands 

 
Source: Google Street View, July 2016 
 
The existing clubhouse and parking lot are located on the northern portion of subject lands, 
accessed from the Estella Street entrance (see View 3). There is a maintenance building located 
approximately 30m southeast of the existing clubhouse, with access provided from Robert Street. 
These buildings and parking lot are proposed to be redeveloped at a location south of Cow Creek. 
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1.2 Pre-Consultation Meeting 
There have been 3 pre-consultation meetings with the City of Sarnia since the project vision was 
introduced several years ago. The first pre-consultation meeting with the municipality was held in 
August 2013 to discuss redevelopment of the Bright’s Grove Golf Course. The applicant’s project 
team, St. Clair Region Conservation Authority (SCRCA), County of Lambton and City of Sarnia 
planning staff attended.  
A second Pre-Consultation meeting was held in February 2015 which indicated the Bright’s Grove 
sewage lagoons must be upgraded to service the proposed development and further Archaeological 
studies are needed. Since that time, the required technical studies, applications and amendments 
to Official Plan and Zoning By-Law were completed and approved to permit residential development 
on the north portion of the subject lands. 
The third Pre-Consultation meeting was held on May 22, 2018 to discuss minor changes to the 
development vision by reducing the type of and number of units. The remaining applications 
required to facilitate the proposed development include a Zoning By-Law Amendment, Draft Plan 
of Subdivision, Draft Plan of Condominium and Site Plan Approval. 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.  See Appendix 1 
In support of the required Planning Applications the following Studies and Reports are required as 
part of the complete application, most previously submitted in support of the Zoning By-Law and 
Official Plan Amendments: 

1. Cow Creek Floodline Mapping, 
2. Geotechnical Assessments, 
3. Tree inventory and Assessment Summary , 
4. Species at Risk screening, 
5. Barn Swallow investigation, 
6. Phase 1 and 2 Environmental Assessments, 
7. Traffic Impact Study, 
8. Servicing Studies,  
9. Archaeological Assessments, and  
10.  Planning Rationale 
11.  Urban Design Brief 
 

The length of time invested into this proposed development is due to the timing of the upgrades 
to the Bright’s Grove sewage lagoons and the various technical studies require a good measure of 
time to prepare while working on an operational golf course such as the archaeological study. 
A Planning Rationale and Urban Design Brief are provided in Section 7 of this report and the 
technical studies have been completed and summarized in this report as well as added to the 
Appendices.  
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1.3 Public Consultation 
At the time of authoring this report, three public consultation meetings about the proposed 
redevelopment of the Bright’s Grove Golf Course have been held. The first was held in September 
2015 at Huron Oaks Golf Course and concerns were expressed regarding the potential increase in 
traffic, and the ability of the street network to handle the potential increase in traffic. In response 
it was noted that a Transportation Impact Study had been completed and had determined that no 
transportation network improvements are required as a result of the proposed development. It was 
noted that the potential traffic generated by the new residential dwellings directed to the residential 
streets north, east, and west of the development, will be offset by the removal of traffic travelling 
through the community to the golf course. In the conceptual site plan, visitors will be able to access 
the golf course directly from Lakeshore Road.  
A number of comments were provided regarding the suitability of the site for development from 
an environmental and geotechnical perspective. The proponent ensured the attendees that they 
were in consultation with the conservation authority, and that studies were being undertaken to 
assess the risk due to flooding, and requirements to mitigate any potential flood risk. In addition, 
environmental studies were being undertaken to ensure that there was no negative ecological 
impacts resulting from the development. The studies completed to date had ruled out further 
residential development on the southern portion of the golf course, as these lands are within the 
floodway. 
The Statutory public meeting for the Official Plan and Zoning By-Law amendments was held on 
October 2, 2017 counting as the second public consultation which had minimal attendance. 
The Third was a Public Information Meeting held at Huron Oaks Golf Course on June 12, 2018 
regarding the redevelopment plans. The meeting outlined the development vision and changes 
that have occurred to the proposed development since it started. Residents identified several 
concerns regarding the proposed development at the meeting, including the following: 

1. Traffic control measures, particularly regarding the access from the subdivision onto James 
Street 
Many residents expressed concerns about the new connection from the proposed 
condominium development to James Street in the draft plan of subdivision, citing increased 
traffic and concerns about the layout of the intersection. Residents were also concerned 
about the methodology Paradigm Transportation Solutions Ltd. used to conduct the Traffic 
Impact Study (TIS), as residents did not see any lines for measuring traffic counts.  
In response, MBPC stated that the James Street access is intended to be used as a 
secondary access point to the condominium development, with the main access point at 
Estella Street. Without the secondary access onto James Street, the subdivision will be 
inaccessible if the Estella entrance is blocked. It is not possible to create an access point 
from Lakeshore Road due to the floodplain. A 0.03 Ha block has been dedicated for 
widening James Street to improve the layout and sightlines at the intersection. The City 
had WSP peer-review the traffic study, although WSP did not review the methodology, 
only the study findings. MBPC relied on the traffic consultants’ work and methodology 
choices. 

2. Access to West through John Street 
That access is blocked by existing buildings and in previous consultation meeting with City 
staff have directed access away from this location. 
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3. Property maintenance on the golf course 
MBPC indicated that they would advise the owners to maintain the property and advised 
residents to contact the City’s by-law enforcement office with their concerns.  

4. Stormwater and sanitary services control and drainage 
Residents indicated that they were concerned that the proposed development may 
exacerbate existing stormwater drainage issues on Thelma Avenue. MBPC stated that 
hydraulic engineering studies have determined that pre-development and post-
development stormwater flow will remain the same. Storm sewers, non-pervious collection 
areas, and oil grit separators will be incorporated into the development to retain water and 
then release it into Cow Creek. Existing sewers will transport waste to the upgraded 
lagoons. The City’s engineer will need to approve all sanitary services plans, and the 
Ministry of Environment must approve the drainage design.   

5. Green Street Pump Station (PS) 
Residents asked if the development would be placed on hold until the Green Street PS is 
updated, as it is currently over capacity. MBPC indicated that the City did not mention 
updates to the Green Street PS at pre-consultation meetings. A follow-up email from the 
City indicated that the City is about to begin construction of a new Waterworks Road PS 
which will reduce the load on the Green Street PS.  

See Appendix 2 for sign in sheets and comments from the Public Consultation meeting. 
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The subject lands are located near the south shore of Lake Huron in the north east end of Sarnia, 
known as Bright’s Grove between Old Lakeshore Road and Lakeshore Road. The adjacent land 
uses near the subject lands will be discussed in greater detail below. 
 

2.1 Adjacent Land Uses 
The residential community of Bright’s Grove surrounds the subject lands to the west, north and 
east. Permitted land uses are colour-coded in Figure 3 below, with yellow areas representing Single 
Detached Housing, and grey areas representing Agricultural uses on the south side of Lakeshore 
Road and Green representing parks and open space. 
 

Figure 3– Aerial Photograph of Surrounding Area 

Source: MBPC & Google Earth, June 2016 
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North 
The lands adjacent to the north are now owned by the applicant and include 2 single detached 
dwellings known as 2751 and 2753 Jubilee Street. The lot frontages are approximately 26m wide 
each and roughly 19.8m deep. The properties were recently purchased by the applicant who does 
not plan to include them in the proposed redevelopment at this time.  
The house at 2751 Jubilee Street is a one storey single-detached dwelling with a roughly 100m² 
dwelling footprint. The house at 2753 Jubilee Street is two storeys in height, with a roughly 132m² 
dwelling footprint. A driveway from Robert Street provides access to 2753 Jubilee Street. Neither 
property has a garage. 
 

View 4 – Viewing South from Jubilee Street 

Source: Google Street View, July 2014 
 
Kenwick Park, a 1.7 ha (4.1 acres) Municipal Park, is located approximately 30m north of the 
northern boundary of the subject lands. The park is located on the north side of Jubilee Street, and 
features a variety of recreational amenities, including tennis courts, a basketball court, a covered 
picnic area, and playground equipment.  
Sarnia Transit Bus #15 (“Bright’s Grove”) makes several eastbound stops north of the site at 
Hamilton Rd. and Waterworks Rd., Waterworks Rd. and John St., and north of Kenwick Park on 
Old Lakeshore Rd. The bus loops through Bright’s Grove and connects with the transit hub at 
Lambton Mall in central Sarnia. Lake Huron and the associated public beach areas are located 
further north of Kenwick Park and Old Lakeshore Road. 
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View 5 - Viewing North towards Kenwick Park and Lake Huron from Jubilee Street 

Source: Google Street View, July 2014 
 
Townhouse units are located to the northwest of the subject lands on the south side of Old 
Lakeshore Road. There are roughly 10 dwellings units in total, interspersed with a few single 
detached houses. Skeeter Barlow’s Bar and Grill, a popular local restaurant, is located within 
walking distance of the subject lands, approximately 300m (984ft) to the northwest.   
 

View 6 – Aerial Photo of Adjacent Lands to the North

 
Source: Google Earth, April 2016 
 

 

Kenwick Park 
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View 7 – Viewing East from Thelma Ave. at the Townhouses 

Source: Google Earth, April 2016 
 

West 
Bright’s Grove and Lakeshore Plazas, the primary commercial centres for Bright’s Grove, are located 
approximately 400 metres (1,312 ft) southwest of the subject lands at the intersection of Lakeshore 
Road and Waterworks Road (see View 8). These lands are designated “Community Commercial” 
on Schedule ‘A’ to the City of Sarnia Official Plan and feature a variety of retail and service 
opportunities, including but not limited to: a Foodland grocery store, Shopper’s Drug Mart, Home 
Hardware, Tim Horton’s, Scotia Bank, and a Canada Post office. There is a westbound stop for 
Sarnia Transit Bus #15 (“Bright’s Grove”), which provides transit service to downtown, located in 
front of the Shoppers Drug Mart.  
 

View 8 - Looking North from Lakeshore Road at the Lakeshore Plaza 

 
Source: Google Street View, Sept. 2014  

South 
The lands to the south of the BGGC and south of Lakeshore Road are located outside of the Urban 
Growth Boundary for the City of Sarnia. These lands are primarily used for field crop agricultural 
purposes (see View 9). The Howard Watson Nature Trail, a sixteen-kilometre multi-use trail, is 
located on the south side of Lakeshore Road within walking distance of the subject lands. The trail 
extends into central Sarnia. The Bright’s Grove Sewage Lagoons are located approximately 500m 
(1,640ft) southeast of the subject lands, on the south side of Lakeshore Road. 
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View 9 - Looking South from Lakeshore Road at Farmland and Multi Use Trail 
 

 
Source: Google Street View, Sept. 2016  

East 
The community to the east is comprised of single-detached houses along Yonge Street and Marisa 
Court. Both Yonge Street and Marisa Court end in cul-de-sacs, with houses backing onto the creek 
to the south. The applicant recently severed 3 residential building lots which front onto Yonge 
Street from the subject lands. The frontages are approximately 15m (49.2 ft) wide on Yonge Street, 
with a depth of 32m (105 ft). See View 10 of the vacant lot next to the existing dwellings on Yonge 
Street. 
 

View 10 – Viewing south on Yonge Street of boundary with Subject Lands. 
 

 
Source: Google Street View, Sept. 2016  
 



        Monteith Brown         Planning Justification Report and Urban Design Brief 
Planning Consultants      The Groves Active Lifestyle Community 
 

October 2018                                                                                                                 Page 14 of 62 

 
The new Groves Active Lifestyle Community is envisioned as a residential community with dwellings 
suitable for different target markets including young families, older adults, and seniors who enjoy 
active lifestyles.  
The proposal will provide residential infill and intensification through the redevelopment of under-
utilized golf course lands in a manner that promotes active and healthy living, as the subject lands 
are within walking distance of neighbourhood commercial and recreational uses. As illustrated on 
Figure 4, the development vision for the BGGC contemplates the future re-alignment of the existing 
9-hole, par-3 golf course onto the southern portion of the land holdings, and the construction of a 
private residential community on private streets, with freehold dwellings that seamlessly integrate 
with the existing built form and road network of the surrounding neighbourhood. Development of 
the site as a vacant land condominium allows for the efficient use of land north of the floodway, 
as well as the provision of grounds maintenance and other services. Specifically, the proposed 
residential infill redevelopment includes: 

• Subdivision for approximately 8 single-detached dwelling units with access from Estella 
Street and Robert Street along the northern edge of the property; 

• Vacant Land condominium for approximately 64 single-detached dwelling units with access 
from Estella Street and James Street across the middle and northeastern portions of the 
site; 

• A road widening dedication along Lakeshore Road; 
• The provision of on-site amenity areas, pedestrian pathways and linkages, additional on-

site visitor parking, as well as secondary / emergency access  
• The re-development of the existing golf course onto the southern as an executive par 3 

portion of the BGGC lands, including an alternative clubhouse location in the southeastern 
corner of the site with a new parking area and access from Lakeshore Road; and 

• Pedestrian pathways through the proposed development which will offer easy access for 
the Bright’s Grove community to the realigned golf course. 

The development vision has been shared with staff through the Pre-Application Consultation 
process and with the public at the information session in 2015 as well on June 12, 2018. Feedback 
received based on staff’s review have been addressed in the latest iteration of the concept plan, 
including the proposal to maintain a public right-of-way between the proposed extensions of Robert 
Street and Estella Street. In addition, the ultimate design of the redeveloped golf course will be in 
accordance with the SCRCA’s golf course design criteria, as identified through during the Pre-
Application Consultation meeting.  
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Figure 4 – Rendering of Proposed Residential Development 

 
 
Source: MBPC, October 2018  
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3.1 Land Use Justification 
The proposed development includes two different types of housing (free-hold single detached 
dwellings and single detached dwellings in a vacant land condominium) which cater to different 
types of residents. Free-hold dwellings provide more private outdoor space, and the condominium 
houses provide a range of housing sizes, and freedom from yard maintenance tasks.  
Bright’s Grove and Sarnia are expected to see an increase in the population of older adults and 
seniors over the next couple of decades, and the area is already home to a number of communities 
that cater to this population. While not specifically targeted at seniors and adults, the Groves 
Residential Community is expected to attract a number of residents from this demographic.  

There are several key demographic trends which support the long-term growth for active lifestyle 
communities. To address these trends, the Canada Mortgage and Housing Corporation (“CMHC”) 
produced a 5-volume comprehensive guide to older adult and lifestyle housing. Entitled Housing 
for Older Canadians, the Definitive Guide to the Over-55 Market, the research is intended to serve 
as a guide to successfully develop housing for older adults and seniors. Some of the key 
demographic trends identified through the research include: 

• The baby boomer generation will continue to form a large proportion of the total 
population;  

• The generation now entering retirement age is, on average, wealthier, better educated, 
and more active than previous generations of retirees; and, 

• Older adults and seniors are looking to “age in place” by living independently in the 
mainstream housing market and without institutionalized health care for as long as 
possible.   

Independent living and active lifestyle accommodations are an important component of the housing 
spectrum for older adults and seniors. These accommodations are typically targeted towards older 
adults who require minimal or no assistance with their daily living needs. These types of housing 
products often take the form of adult lifestyle communities that may combine housing with 
recreational amenities such as golf courses, hiking trails, club houses or tennis courts, and may 
include a range of housing types from single-detached units to multi-storey apartment buildings. 
Active lifestyle community development represents a significant opportunity to attract and retain a 
growing market segment in the Bright’s Grove neighbourhood. 

There are only a few communities within this region of Southwestern Ontario that offer independent 
lifestyle living for older adults and seniors. The south shore of Lake Huron near Bright’s Grove is 
attractive location for golf course residential communities, as it is already home to two such 
communities: The Enclave at Huron Oaks in Bright’s Grove (approximately 2km southwest of the 
subject lands), and The Residences of Sawmill Creek in Camlachie (approximately 6.5km east of 
the subject lands). 

The Enclave at Huron Oaks is comprised of 58 lots located within the Huron Oaks Golf Course also 
owned by the applicant and caters to a higher end housing. It is a “lifestyle community providing 
carefree living in a comfortable and secure environment with snow removal and grass 
maintenance”. There are limited opportunities for further residential development on the Huron 
Oaks Golf Course.  

The Residences at Sawmill Creek is comprised of approximately 35 lots located on the 10th hole of 
the golf course. The lifestyle community offers residents golf course memberships and easy access 
to amenities, such as the pool and clubhouse restaurant. The Residences are located outside of 
the City of Sarnia, and do not provide the same level of access to city services.  
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The Bright’s Grove Golf Course is one of the last remaining areas that has the potential to 
accommodate an active lifestyle community in and around the City of Sarnia on the south shore of 
Lake Huron. Kenwick Park and the beaches along Lake Huron are only a block north of the 
development. The nearby Bright’s Grove Retail Plaza provides easy access to groceries and other 
goods and services to the community. The proposed development is located near a Sarnia Transit 
bus route, which provides access to the rest of the city via stops at Kenwick Park and the retail 
plaza. 

 

 
Numerous technical and background have been completed on the subject lands. These studies are 
listed in chronological order and include;  

 Tree Inventory and Assessment Summary prepared by Natural Resource Solutions Inc. 
[NRSI] (dated February 5, 2014). See Appendix 5 

 Cow Creek Floodline Mapping prepared by Greck and Associates Ltd. (dated May 2014 & 
revised with SCRCA comments August 2014). See Appendix 3A 

 Species at Risk Screening prepared by NRSI (dated October 20, 2014). See Appendix 6A 

 Slope Assessment and Meander Belt Review prepared by exp Services Inc. (dated 
November 3, 2014). See Appendix 4A 

 Barn Swallow investigation prepared by NRSI (dated April 13, 2015). See Appendix 6B 

 Transportation Impact Study prepared by Paradigm Transportation Solutions Ltd. (dated 
August 2015). See Appendix 8A 

 Conceptual Servicing Summary prepared by TW Gray (dated August 26, 2015). See 
Appendix 9 

 Phase 1 Environmental Site Assessment prepared by exp Services Inc. (dated Dec. 2, 
2015). See Appendix 7A 

 Phase 2 Environmental Site Assessment prepared by exp Services Inc. (dated January 28, 
2016). See Appendix 7B 

 Stage 1-2 Archaeological Assessment prepared by AECOM (dated February 2016) 

 Zoning By-Law Amendment on Yonge Street to rezoning small area from IU1 to UR1 zone 
[via By-Law No. 112 of 2016] (dated September 12, 2016). 

 Stage 3 Archaeological Assessment prepared by AECOM (dated May 8, 2017) 

 Severance of 3 residential building lots on Yonge Street B14, B15, B16 /2016 (approved 
August 24, 2017). 

 Official Plan Amendment No. 4 to re-designate a portion of the subject lands north of Cow 
Creek [via By-Law 120 of 2017] (notice of decision January 22, 2018) 

 Zoning By-Law Amendment to Zoning By-Law 85 of 2002 for rezoning a portion of lands 
north of Cow Creek from Major Open Space to Urban Residential [via By-Law No. 121 of 
2017] (passed October 23, 2017). 

 Stage 4 Archaeological Assessment for AgHn-11 (Location 3) prepared by AECOM (May 
2018) and letter from Ministry of Tourism Culture and Sport accepting the report into the 
registry of archaeological reports (dated Aug. 7 2018). See Appendix 10C 
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 Stage 4 Archaeological Assessment for AgHn-9 (Location 1) prepared by AECOM (July 
2018) and letter from Ministry of Tourism Culture and Sport accepting the report into the 
registry of archaeological reports (dated Oct. 3 2018). See Appendix 10A 

 Stage 4 Archaeological Assessment for AgHn-10 (Location 2) prepared by AECOM (July 
2018) and letter from Ministry of Tourism Culture and Sport accepting the report into the 
registry of archaeological reports (dated Oct. 3 2018). See Appendix 10B 

 

4.1 Cow Creek Floodline Mapping 
Greck and Associates Limited prepared the ‘Cow Creek Floodline Mapping Report’ in August 2014 
to develop an up-to-date floodline map for the subject property. According to the new mapping, a 
portion of the proposed development will be located within the flood fringe. Greck’s report noted 
that development within the flood fringe could be permitted provided the following conditions are 
satisfied: 

1. Site is adequately dry flood proofed, 
2. No increase in flood hazard conditions to others, and 
3. Safe site ingress and egress is provided. 

 
As the entire flood fringe area is proposed for urban development, the report recommended that 
development within the flood fringe be at a minimum of 0.3m above the regional storm flood 
elevation. The placement of fill is not expected to impact upstream or adjacent lands, and a 
hydraulic model examination conducted as part of the report found that the partial filling of the 
flood fringe would result in less than a 0.8% increase in peak flow, which translates to a change 
of a few millimeters in flood elevation. 

The report also noted that the flood fringe lies at an elevation of approximately 180m, which is 
similar to the historical regulated flood elevation proposed by the SCRCA. In the event of a worst 
case flood scenario with a maximum flood depth of 0.3m and the maximum velocity of 1.0m/s, 
there would be low flood plain risk for humans under existing conditions. See Appendix 3A 

Recommendations 
Based on the work completed in compiling Greck’s report, it was recommended that: 

• The work completed by this study be reviewed and approved by the SCRCA to establish 
the regulatory flood elevation and floodline for the BGGC property. 

• The approved floodline mapping should be accompanied by the SCRCA appropriate two 
zone policies for the BGGC property. 

• Development plans within the flood hazard regulated area should be reviewed by a 
qualified water resources engineer to ensure they conform to SCRCA policies as they 
related to flood hazard policies. 

• Development should be allowed to proceed subject to the approval of the SCRCA with 
floodproofing in the flood fringe elevation to a minimum free board height of 0.3m above 
the established regulatory flood elevation. 

• In light of the floodline mapping completed, the BGGC and SCRCA should consider the 
following: 

• Examine solutions to accommodate moderate changes to the floodline to optimize 
development opportunities while preventing increased risks due to flooding (e.g. cut and 
fill balance). 

• That the development constraint imposed by the floodway, flood fringe and/or floodline be 
overlaid with other site constraints such as erosion hazards and environmental 



        Monteith Brown         Planning Justification Report and Urban Design Brief 
Planning Consultants      The Groves Active Lifestyle Community 

 

October 2018                                                                                                                Page 19 of 62 

considerations associated with Cow Creek to identify the greatest site development 
constraints.  

The SCRCA reviewed Greck’s Cow Creek Floodline Mapping report and approved the regulatory 
flood elevation and floodline for the BGGC property, and the appropriate two zone floodplain 
policies. See letter from the Conservation Authority dated July 2014. See Appendix 3B. 

 

4.2 Geotechnical Slope & Meander Belt Investigation 
Exp Services Inc. conducted a Geotechnical Slope Assessment and Meander Belt Review in 
December 2015 to assess the physical conditions of the slopes, Cow Creek and surrounding area 
located near the southern boundary of the proposed development lands. The results of the 
investigation are used to provide comments on slope stability, meander belt limits, and 
recommendations on erosion hazard limits.  
Findings from the Slope Stability Analysis conducted for this study were generated from three 
locations indicated as cross section A, B, and C along the study area’s existing slope profile.  
Erosion Hazard Limit for a Confined System 
It is recommended that a Toe Erosion Allowance, Stable Slope Allowance, and Access Allowance 
be established for the study area as it is noted that Cow Creek appears to satisfy the criteria for a 
confined river or stream channel and should be reviewed as such. Thus, the study applied a Toe 
Allowance of 8m for cross section C of the slope based on: 

• The toe of slope being located <15m from the edge of the water course, 
• Evidence of some minor erosion along the slope face, and the condition of the soil 

encountered within the boreholes, and 
• The toe of slope at cross sections A and B are 50m or more away from the edge of water 

course, hence no toe erosion allowance has been applied to these cross sections. 
A Slope Stability Analysis was also conducted for the three cross sections and found the average 
inclination along the existing slope profiles at cross sections A and B to range between 3H:1V to 
5H:1V, which is considered stable and suitable. The average inclination along cross section C is 
found to be about 2.4H:1V. Based on the soil conditions encountered during the field investigation 
and based on the results of the computerized stability analysis, the investigation report applied a 
stable slope line of 3.0H:1V to cross section C as the suitable inclination.  
Furthermore, the study recommended a distance of 6m for the Erosion Access Allowance be 
provided on the table land throughout the property along the slope. No permanent structures 
should be constructed within the 6m of the Erosion Access Allowance. See Appendix 4A 
Recommendations 
Exp Services Inc. recommended that: 

• Soils from any excavation should be removed from the slope area. Excavated soils should 
not be placed over the table land near the crest of slope, unless the soil is placed as 
engineered structural fill.  

• Any buildings and permanent structures associated with the proposed site development 
must be located outside of the Erosion Hazard Limit. 

• The site should be graded such that surface water is directed away from the slope, to limit 
the amount of uncontrolled surface water flow over the face of the slope, which can 
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contribute to surficial erosion damage to the slope surface. If it is necessary to outlet this 
water from the table land down the slope it should be collected and taken down the slope 
in a controlled channel or solid pipe. Where required, suitably designed outlets including 
such measures as rodent screens etc. should be incorporated. 

• Water from downspouts and perimeter weeping tile etc. must also be collected in a 
controlled manner and re-directed away from the slope. 

• Vegetation on the slope should be maintained. A program of plantation where appropriate, 
including deciduous trees and deep-rooted vegetation is preferred. 

A response letter to SCRCA comments was prepared by Exp Services in June 2018 providing 
additional information regarding the slope and Meander belt review on site which is a confined 
river and stream system with a visibly evident channel. See Appendix 4B. 
 

4.3 Tree Inventory Report 
Natural Resource Solutions Inc. (“NRSI”) compiled a tree report in February 2014 by inventorying 
and tagging a total of 181 trees within the subject property. The report found that the majority of 
trees inventoried are in fair condition with a medium potential for structural failure. However, the 
ash trees are heavily infested with emerald ash borer and are in very poor condition or are already 
dead. NSRI recommended that the ash trees be considered for removal. NRSI noted that the trees 
in poor and very poor condition on site may provide maternity roost sites for certain Species at 
Risk, including the little brown bat. See Appendix 5 
 

4.4 Species at Risk Screening and Barn Swallow Investigation 
In October 2014, NRSI completed a screening for Species at Risk (“SAR”) within the BGGC premise 
and did not observe any SAR potentially occurring on the subject site based on habitat 
requirements. See Appendix 6A  
As a result of the field visit conducted in December 2013, an additional barn swallow nest search 
was conducted in April 2015. No nests were found on the property. It was noted that the large 
shed at the north end of the property could be removed without harm to barn swallows. See 
Appendix 6B. 
Based on guidance received from the Ministry of Natural Resources and Forestry, the trees located 
on the site do not constitute bat habitat. As such they can be removed without impact to bats and 
birds between September 1 and April 30. 
 

4.5 Environmental Site Assessment  
Exp Services Inc. conducted a Phase I and Phase II Environmental Site Assessment (ESA) in 
December 2015 and January 2016 respectively. The Phase I ESA consisted of a systematic 
qualitative process to assess the environmental condition of the subject lands based on their 
historical and current uses. The Phase I ESA found three areas of potential environmental concern: 
two gasoline and diesel tanks on the south side of the existing maintenance building; potential fill 
material on site of unknown quality, and potential asbestos-containing materials and lead in the 
buildings on-site. Exp assessed that the potential environmental risks for the fuel tanks and fill 
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materials were low and noted that painted surfaces in the building were generally in good condition. 
See Appendix 7A. 
The Phase II ESA found that all soil and groundwater samples were within Table 3 Site Condition 
Standards criteria for Residential/Parkland Property use in accordance with the Ministry of the 
Environment and Climate Change standards. The investigation did not reveal any conditions that 
are perceived as risks to human health or the environment. See Appendix 7B 
 

4.6 Traffic Impact Study 
Paradigm Transportation Solutions Ltd. completed a Traffic Impact Study in August 2015 which 
estimated the expected traffic impact that the proposed development would have on the 
transportation network. See Appendix 8A 
The residential redevelopment is proposed to have 3 road connections at: the south end of Estella 
Street, the south end of Robert Street; and at the corner of James Street East and Marion Avenue. 
In addition, a new driveway is anticipated to be created on the north side of Lakeshore Road, 
approximately 600m east of Waterworks Road, to provide access to the relocated club house for 
the Golf Course.  
The study addressed the anticipated traffic impact at the following intersections: 

• Lakeshore Road and Waterworks Road; 
• Jubilee Street and Estella Street; 
• Jubilee Street and Robert Street; 
• Jubilee Street and James Street East; 
• Old Lakeshore Road and Mandaumin Road; and 
• Lake Shore Road and (proposed) Golf Course Driveway. 

All of the intersections investigated within the study area are forecast to operate at a Level of 
Service B, during both the AM and PM peak hour. As a result, no transportation network 
improvements are required as a result of the proposed development. 
At the request of the City, WSP peer-reviewed the Traffic Impact Study in October 2017. Their 
review was based on the received TIS report and did not include a review of the computer models 
used for the analysis or the site plan. WSP recommended that a complete site access review be 
conducted and included as part of the traffic assessment, as the analysis did not include the 
intersection with access to the corner of James Street East and Marion Avenue. See Appendix 8B 
Paradigm responded to the comments from the peer-review in January 2018, stating that the 
intersection of James Street and Marion Avenue is not currently an intersection, but rather a turn 
in the road. Paradigm believes that this location is ideal for the proposed three-legged intersection 
from a sight distance perspective, as vehicles would be able to see a sufficient distance along both 
James Street and Marion Avenue. The forecasted 2025 traffic volumes for the intersection of James 
Street and Marion Avenue were based upon previously collected counts at the intersection of James 
Street East and Jubilee Street, immediately to the north. Paradigm stated that minimal delays will 
be experienced at this intersection, assuming that the proposed private roadway will operate under 
stop control, with free-flowing traffic on James Street and Marion Avenue (same as existing 
operations). Therefore, the proposed location of this access is not anticipated to have any adverse 
impacts upon the surrounding road network. Paradigm stated that there are no concerns with 
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access spacing or sightlines at any of the proposed development accesses. Individual dwelling 
accesses will be addressed within the site plan process.  See Appendix 8C 
 

4.7 Preliminary Servicing Options 
A conceptual servicing report and plan has been prepared by BM Ross which complies with the 
recommendations of the Cow Creek Floodline Mapping and Supplementary Geotechnical 
Assessment by Greck and Associates.  
 
Road Cross Sections 
The proposed public road Right of Way that connects Estella Street to Robert Street is proposed 
as a typical 20.117m wide cross section with 8.5m of asphalt. See Figure 5 below. 
 

Figure 5 – Typical Public Road Cross Section 

Source: BM Ross, October 2018 
 
The proposed private road within the condominium development has 7m of asphalt complying with 
the City of Sarnia’s Site Plan Guidelines with mountable curb and gutter providing 7.42m from 
gutter to gutter. There is approximately 6.5m to the front of dwellings allowing for a typical 
servicing corridor. 
 
Water 
The proposed water service layout for the subject lands connects into two points of supply with 
one connection on Estella Street (150mm dia) and the other primary water connection from James 
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Street (300mm dia). The proposed 150mm dia watermain located within the public right of way 
will be owned and operated by the City of Sarnia. The extension into the condominium development 
from this second connection point will be provided with a water meter and black flow preventer in 
a precast concrete chamber to isolate the private system from the municipal system. Water 
servicing the Condominium block will be owned and operated by the Condominium Corporation 
with bulk meters for the City to read and send water bills. A total of four fire hydrants are proposed 
within the Condominium development. 
 
Sanitary 
James Street has a 525mm dia sanitary sewer for gravity sewers to connect with for the proposed 
development’s waste water collection which flows easterly by gravity to Marion Avenue to the 
existing Green Street municipal terminal sewage pumping station and discharges to the Bright’s 
Grove Sewage Lagoons recently upgraded for more capacity. The 8 free hold lots on the proposed 
Estella Road crescent will connect to a new 200mm dia sanitary sewer in the new road and then 
connect to the existing 525mm dia sewer on Jubilee Street. Individual units will be provided with 
150mm diameter PVC sanitary service connections. 
 
Storm Drainage 
BM Ross has prepared a Conceptual Servicing Report which outlines how gravity sewers are 
proposed to carry the stormwater flows from north to south out-letting to Cow Creek. The site’s 
small area is 0.07% of the overall Cow Creek catchment area and the development is considered 
to have a negligible impact on the Cow Creek flood lines and flow rates and therefore quantity 
control of storm runoff is not required for the development.  
Individual 150mm storm service connections and rear yard catch basins and sump pumps are 
proposed for individual units with major overland flows to follow the road network and outlet 
through the green space provided between units 15 & 16 on the Draft Plan of Condominium. 
An oil and grit interceptor will be installed on the outlet pipe to catch suspended sediments, oils 
and floatable debris to improve the runoff quality before discharging to Cow Creek.  
The outfall shall be provided with rip rap erosion protection and the condominium corporation must 
monitor the storm system to check for blockages and maintain it in working order.  
See Appendix 9  
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Figure 6 – Preliminary Overall Servicing Concept 
                           
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: BM Ross, October 2018 
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4.8 Archaeological Assessments  
Through the Zoning By-law Amendment (No 5-2017-85 of 2002), City Staff placed a holding 
provision on the subject lands for Archaeological clearance from the Ministry of Tourism, Culture 
and Sport (MTCS) so no grading or other soil disturbance shall take place prior to a clearance letter 
issued to the City of Sarnia from the MTCS.  

 
Stage 1 and 2 Archaeological Assessments 
AECOM completed a Stage 1-2 Archaeological Assessment of the Bright’s Grove Golf Course north 
of Cow Creek in February 2016 which identified three pre-contact First National archaeological sites 
registered with the MTCS as Cow Creek 1 (AgHn-9), Cow Creek 2 (AgHn-10), and Cow Creek 3 
(AgHn-11).  All were recommended for a Stage 3 site-specific Archaeological Assessment. See 
Figure 7 below for the archaeological site locations. 
 

Figure 7 – Archaeological Assessment Locations 

 
Source: AECOM Archaeological Assessments, February 2016 
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Site-Specific Stage 3 Archaeological Assessments 
The site specific assessments for Stage 3 Archaeological were completed for the Cow Creek site 
Locations 1, 2 and 3 in the spring of 2016 and determined they contain cultural heritage value 
and/or interest as it represents Woodland period occupation. 
Archaeological assessment Stage 3 of Location 1 resulted in the recovery of 102 pieces of pre-
contact First Nation material, 23 intrusive pieces of 19th century material, and 18 faunal remains 
over an area measuring approximately 30 m north-south by 35 m east-west. Based on the findings 
of the Stage 3 archaeological assessment, AECOM determined that Cow Creek 1 (AgHn-9) fulfilled 
the criteria for a Stage 4 mitigation of development impacts. 
The subsequent Stage 3 archaeological assessment resulted in the recovery of 87 pieces of pre-
contact First Nation material over an area measuring approximately 25 m north-south by 15 m 
east-west. Based on the findings of the Stage 3 archaeological assessment, AECOM determined 
that Cow Creek 2 (AgHn-10) fulfilled the criteria for a Stage 4 mitigation of development impacts. 
The Stage 3 archaeological assessment of Cow Creek 3 (AgHn-11) was determined to represent a 
pre-contact First Nation archaeological site comprised of 63 pieces of pre-contact First Nation 
material. The recovered pre-contact First Nation artifacts consisted of 37 pieces of chipping 
detritus, 17 pieces of pre-contact ceramic and one retouched flake. Based on these findings, Cow 
Creek 3 (AgHn-11) was considered to retain cultural heritage value and/or interest and fulfills the 
criteria for a Stage 4 mitigation of development impacts.  
Stage 4 mitigation of development impacts are required for each. Avoidance and protection of the 
site are the preferred options. However, through discussions with the property owner, this was 
determined to not be a feasible option.  
 
Site-Specific Stage 4 Archaeological Assessment 
AECOM prepared site specific Stage 4 archaeological assessments of Cow Creek for Locations 1, 2 
& 3 and excavated the subject lands and removed any artifacts within the study area. A summary 
of each is below. 
Cow Creek 1 (AgHn-9)  
A total of 354 excavated units and four subsurface cultural features generated approximately seven 
five pound bags of pre-contact lithic and ceramic cultural material. Cow Creek 1 (AgHn-9) has been 
completely removed by excavation and no longer exists in the ground; all archaeological concerns 
related to the site have been addressed. There are no further archaeological concerns for the 
proposed development and no further archaeological work is required. See Appendix 10A 
Cow Creek 2 (AgHn-10) 
A total of 283 units were excavated which yielded approximately three five pound bags of cultural 
material including pre-contact lithic and pottery, and a small amount of 19th century Euro-Canadian 
material. Cow Creek 2 (AgHn-10) has been completely removed by excavation and no longer exists 
in the ground and all archaeological concerns related to the site have been addressed. There are 
no further archaeological concerns regarding impacts to Cow Creek 2 (AgHn-10) by the proposed 
development and no further archaeological work is required. See Appendix 10B 
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Cow Creek 3 (AgHn-11) 
The artifacts recovered from Cow Creek 3 (AgHn-11) represent a small temporary camp/hamlet 
site occupied during the Middle to Late Woodland period (400 BC-1550 AD) and demonstrates 
evidence of both Western Basin and Iroquoian occupation. The area could have been used as a 
temporary hunting or gathering space outside of the villages. 
A small sample of bottle glass and ceramic ware types that were recovered were dated to the early 
to late 19th century. Given the minimal amount of 19th century material recovered, it has been 
concluded that the 19th century artifacts were introduced from a site located elsewhere as a result 
of the varying land uses of the property over time, including 19th and 20th century agricultural 
activities and the modern construction of the golf course. 
Cow Creek 3 (AgHn-11) has been completely removed by excavation and no longer exists in the 
ground. All archaeological concerns related to Cow Creek 3 (AgHn-11) have been addressed. There 
are no further archaeological concerns regarding impacts to Cow Creek 3 (AgHn-11) by the 
proposed development and no further archaeological work is required. See Appendix 10C 
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The following section will review the existing planning policy framework associate with the Bright’s 
Grove Golf Course lands. 
 

5.1 County of Lambton Official Plan 
The subject lands are designated as part of Sarnia’s ‘Urban Centre’ with a portion of the site within 
the underlay of ‘Primary Natural Heritage Corridor’ as identified on Map 1 – Growth Strategy in the 
County of Lambton Official Plan. The subject lands are also identified as part of the “Primary 
Corridor” associated with the Cow Creek on Map 2 – Natural Heritage System in the County of 
Lambton Official Plan. 
 

5.2 County of Lambton Official Plan Update (Under Appeal) 
The County of Lambton adopted a new County of Lambton Official Plan in 2017, which the Province 
approved in March 2018. The Plan is currently under appeal, and therefore no portions of the new 
County Official Plan are yet in effect. In the new Plan, the subject lands are designated as Urban 
Centre on Map 1 – Growth Strategy without any Primary Natural Corridor underlay. 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.  See Figure 8 
 

Figure 8 – Excerpt from DRAFT County Official Plan Map 1 – Growth Strategy 

 

  
Source: County of Lambton Official Plan, Map 1, August 2017 
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Lands 

Legend 
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A portion of the subject lands which correspond to the Cow Creek floodway are identified as a 
primary corridor in Map 2 – Natural Heritage System. Section 8.1.5 recognizes that the boundaries 
of Natural Heritage System features identified in Map 2 are approximate for both urban and rural 
locations, and therefore the corridor boundary will be more specifically defined in the local official 
plan and zoning by-law to reflect the natural hazards and natural heritage features that exist along 
the corridors. See Figure 9 
 

Figure 9 – Excerpt from DRAFT County Official Plan Map 2 – Natural Heritage Systems 

 
 

 
Source: County of Lambton Official Plan, Map 2, July 2017 
The Natural Heritage policies specified in Section 8 classify Primary Corridors as part of Group C of 
Natural Heritage System Features. Section 8.1.2 directs that the development of lands will be 
generally directed away from the natural heritage system and/or subject to such evaluations and 
conditions as required by the Natural Heritage policies. Further, Section 8.2.2 states that 
development within the Group C features described in the introduction to Chapter 8 will be subject 
to such provisions as contained in the local Official Plans. 
As will be discussed below in Section 5 and Section 7, the lands proposed for development are 
located inside the Settlement Area Boundary and are consistent with the two-zone floodplain 
policies in the local Official Plan. As such, the proposed development is consistent with policies in 
the County of Lambton Official Plan update.  

Subject 
Lands 

Legend  
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5.3 City of Sarnia Official Plan 
The City of Sarnia 5-Year Review Official Plan came into effect as the City of Sarnia’s Official Plan 
(“OP”) on July 15th, 2016. The northern portion of the subject lands (where the proposed 
development will be located) are designated as a ‘Stable Residential Area’, and the southern portion 
(where the golf course is located) are designated as ‘Parks and Open Space’ and ‘Natural Heritage 
System’. See Figure 10 
Amendment No. 4 to the City of Sarnia’s Official Plan adopted via By-Law 120 of 2017 changed a 
portion of lands north of Cow Creek from Major Open Space to Urban Residential on January 22, 
2018.  Studies provided for this application assisted with the modification of the flood lines 
associated with Cow Creek which affect the development limits on the subject lands.  
 

Figure 10 – Excerpt from Official Plan Amendment No. 4 to City of Sarnia Official Plan 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: City of Sarnia Official Plan OPA 4, 2017 
The solid grey area represents the OPA No. 4 lands, where the land use changed from Major Open 
Space to Urban Residential. The evenly spaced line hatch represents the Natural Hazard area. 
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There is a small area designated as ‘Natural Areas’ in the southwest corner of the site. Section 
4.5.4 sets out the policies for the Open Space designation which permits private open spaces 
including golf courses, cemeteries, and other specialised uses and facilities for recreational 
opportunities.  
The objective of Parks and Open Spaces is to provide a range of passive and active recreational 
activities for all ages, to preserve and enhance the natural features of the City’s environment and 
to ensure that active recreational uses and passive conservation activities are in balance with the 
natural environment.  
As mentioned in the Pre Consultation meeting with the City of Sarnia, an Official Plan amendment 
was thought to be required by City staff noting that policies restrict development within the flood 
fringe area to infilling, redevelopment.   
Policy 4.3.2. in the Natural Hazards section, subsection 4.2 which states the Two-zone floodplain 
policy areas divide floodplains into two zones: 

a) Floodway: the contiguous inner portion of a floodplain required for the safe passage of 
flood flows where flood depths and/or velocities are considered to be such that they pose 
a potential threat to life and/or property damage. 
b) Flood fringe: the outer portion of the floodplain between the floodway and the flooding 
hazard limit. Flood depth and velocity are generally less severe than in the floodway. 

The two-zone approach is not the preferred method of floodplain management. While development 
may be adequately flood-proofed over the short term, continuous maintenance and upkeep would 
be required to ensure protection works and local services remain effective. 
Within an approved two-zone floodplain policy area, development within the floodway shall be 
restricted to minor expansions or alterations of existing buildings as set out in one zone floodplain 
policy areas. 
Development w ithin the flood fringe shall be restricted to infill ing, redevelopment or 
replacement of existing buildings or structures, and minor additions or alterations to existing 
buildings, provided the following conditions are met: 

a) written permission is issued by the St. Clair Region Conservation Authority on the basis 
that no adverse effects on the hydraulic characteristics of flood flows will occur; no hazards 
will be aggravated and no adverse environmental impacts will result; 
b) all development is suitably flood-proofed to the regulatory flood elevation level as 
determined by and to the satisfaction of the St. Clair Region Conservation Authority and 
the City of Sarnia; 
c) all habitable floor space is constructed at or above the regulatory flood elevation level; 
d) all essential building services (i.e. electrical, telephone, heating etc.) are constructed at 
or above, or are protected, to the regulatory flood elevation level; 
e) no uninhabitable floor space is created below the regulatory flood elevation where there 
is the possibility of its conversion to habitable floor space; 
f) the proposed use is not an institutional use, essential emergency service, or operation 
related to the disposal, manufacture, treatment or storage of hazardous substances; 
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g) safe access is maintained for the maintenance and repair of protection works during 
times of flooding; and 
h) safe vehicular and pedestrian movement for all new habitable buildings is guaranteed 
in order that safe access/evacuation is ensured. The St. Clair Region Conservation Authority 
shall determine what is considered safe access, based on flood depth and velocity factors. 

The policies for ‘Stable Residential Areas’ are set out in section 4.4 of the City of Sarnia Official 
Plan. Stable residential areas are to be developed and be maintained as physically stable areas that 
may mature and adapt gradually for residential purposes as the City evolves. New development 
and reinvestment is to be achieved by residential development that reinforces the prevailing built 
form standards found in, or planned for, each neighbourhood. One of the goals within the Stable 
Residential Area is to encourage infill and redevelopment in appropriate locations. 
It is noted that the proposed development is considered an infill development as it is surrounded 
on three sides by an existing residential neighbourhood. See Figure 11 
 

Figure 11 – Excerpt from City of Sarnia Official Plan - Map 1 City Structure Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: City of Sarnia Official Plan, Map 1 City Structure Plan, 2014 
Section 4.4.2 sets out the policies for the Urban Residential designation which permits low-density 
housing types, such as single and semi-detached dwellings, group homes, duplexes, triplexes and 
townhouses, including building conversions to such uses. Further, No. 3 in Section 4.4.2 sets out 
the development criteria for large sites within the Urban Residential designation which encourage 
the redevelopment of lands to create higher residential densities or to remove existing obsolete 
uses provided that such redevelopment is compatible with the existing physical character and 
pattern of surrounding development. As is discussed in Section 8.4, the proposed development 
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continues the physical character and pattern of development of the surrounding residential areas 
to the north, east and west of the subject lands. 
Permitted uses in the Natural Area in the southwest corner of the property are set out in Section 
4.3.3 No. 2 and include conservation, forestry, fish and wildlife areas, passive recreation, low 
impact scientific and educational activities, and restoration activities, subject to the policies of this 
Plan. This portion of the site is currently a wooded area backing on to Cow Creek, and the proposed 
re-alignment of the golf course will not encroach on this area. 
On Map 2 – Settlement Boundaries of the OP identifies the subject lands as part of the Residential 
Greenfield Areas inside the Urban Growth Boundary. See Figure 12  

 
Figure 12– Excerpt from City of Sarnia Official Plan - Map 2 Settlement Boundaries 

 
Source: City of Sarnia Official Plan, Map 2 Settlement Boundaries, 2014 
The policies regarding the development of residential greenfield areas are set out in Section 5.2.3, 
which state that once a decision has been made to develop an area as a new neighbourhood, a 
residential greenfield area or a large redevelopment within the built-up area, a comprehensive 
planning framework is generally required. The requirements for the comprehensive framework are 
identified in No. 1-4 of section 5.2.3, but include: indicating how the proposal supports city-wide 
goals, providing consideration for sound neighbourhood design, integrating with adjacent land 
uses, and providing consideration for the interface between urban and agricultural lands.  
The section goes on to indicate that a secondary plan in accordance with Section 7.2(12): 
Secondary Plans should be prepared, in consultation with the community for: a) large areas of 
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vacant or underused land that would benefit from comprehensive planning to enable suitable 
development or redevelopment; b) areas targeted for major public or private investment; c) areas 
in which development is occurring, or proposed, at a scale, intensity or character that necessitates 
reconsideration or reconfiguration of local streets, block plans, public works, open space or other 
public services or facilities; and d) other growth areas identified in provisions of this Plan, such as 
the downtown, centres, employment areas, selected corridors and commercial hubs. 
It is argued that a Secondary Plan is not necessary for the proposed development as the 
developable land area is limited in size and in one ownership. The area has already been developed 
and the subject lands are considered redevelopment. In addition, they are not located in the 
downtown or employment areas or commercial hubs and servicing and transportation are place. 
The Appropriate planning solution be addressed through a Plan of Subdivision. 
Map 6 – Natural Hazards identifies the southern portion of the subject lands as part of the flood 
hazard and a ‘Two Zone Policy Area’. See Figure 13  

 
Figure 13 – Excerpt from City of Sarnia - Map 6 Natural Hazards 

 
Source: City of Sarnia Official Plan, Map 6  
Subsection 4.2 in Section 4.3.2 of the OP sets out policies for two areas: the floodway, and the 
flood fringe. 
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The flood fringe is defined as the outer portion of the floodplain between the floodway and the 
flooding hazard limit. Further, development within the flood fringe shall be restricted to infilling, 
redevelopment or replacement of existing buildings or structures, and minor additions or alterations 
to existing buildings, provided certain conditions are met. 
Based on the above, the proposed development is supportive of the general intent and purpose of 
the Official Plan. For further analysis, see Section 7.4. 
 

5.4 City of Sarnia Zoning By-Law No. 85 of 2002 
The subject lands are zoned with a number of designations that permit a variety of residential 
development densities, including 2 versions of the Urban Residential 1 (UR1) zone and an Urban 
Residential 4 (UR4) zone with holdings (H). The remaining land is zoned Major Open Space 1 zone 
(MOS1) to accommodate the golf course realignment. See Figure 14 
The previous zoning amendment (No 5-2017-85 of 2002) from the applicant in on the subject lands 
was approved as applied for at Council’s direction, however, the special provisions originally 
requested for the Condominium dwellings were not included in the final approval.  
The City of Sarnia’s UR1 zone permits single detached dwellings, places of worship, schools, day 
care centres, group homes, women’s shelters and accessory uses and buildings. The minimum lot 
area is 460m² with 15m frontage, front yard depth of 6m, side yard width of 1.2m on both side 
with attached garage, and 7.5m rear yard depth. See Table 1  
The UR4 zone permits apartment dwellings containing not more than 12 dwelling units, places of 
worship, converted dwellings, duplex dwellings, group homes, homes for the aged, multiple 
attached dwellings, retirement homes, rooming or boarding houses, semi-detached dwellings, 
single detached dwellings and women’s shelters. The zone regulations for multiple attached 
dwellings are minimum lot area of 300m² for each unit, 30m lot frontage, 9m front yard depth, 3m 
side yards, 7.5m rear yards with maximum lot coverage of 30% and building height of 12m. 
The Holding symbol ‘H’ on the zones prohibits development on the subject lands until such time 
that:  

i) the City, the County of Lambton and the St. Clair Region Conservation Authority, advise 
that traffic, flooding and erosion concerns are addressed or can be addressed through the plan 
of subdivision and condominium processes to their satisfaction; and 
ii) That the lands are assessed for the presence of archaeological resources prior to 
development. The proponent shall carry out an archaeological resource assessment of the entire 
subject property or identified part thereof and mitigate, through avoidance or documentation, 
adverse impacts to any significant archaeological resources found, to the satisfaction of the 
Ministry of Tourism, Culture and Sport, and the City of Sarnia. No grading or other soil 
disturbance shall take place on the subject property prior to the issuance of a letter of clearance 
by the City of Sarnia.  

Within the MOS1 zone, permitted uses include golf courses, public and private parks, commercial 
recreation establishments, social and service clubs, parking lots and structures, libraries, 
conservation uses, as well as community centres, refreshment establishments, gardening and 
nurseries, botanical gardens, cemeteries, crematoria and lawfully existing dwellings. The maximum 
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building height is 10m, lot coverage is 10% and the front, side and rear yard depth is 7.5m 
minimum. 
Section 3.27 Natural Hazard regulation details how a Two Zone floodplain policy exists for the Cow 
Creek floodplain area north of Lakeshore Road.  The Two Zone concept includes a floodway area 
and floodfringe area (those lands that encroach to a maximum depth of 0.3m into the floodplain).  
Generally, development is prohibited within the floodway area and development within the 
floodfringe area must be floodproofed to the Regulatory floodline elevation. 
 

Figure 14 - City of Sarnia Zoning By-Law 85 of 2002 
 

 
Source: City of Sarnia Website, Zoning By-Law, October 2018 

Subject 
Lands 
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Table 1 –Existing Residential Zones 
 

                                             
Zone Regulations 

UR1 Zone                             
Single Detached Dwellings 

 

UR4 Zone  
Multiple attached 

dwellings 
 

Lot Area (minimum) 460m2 300m2  for each unit 
Lot Frontage 

(minimum) 
15m 30m 

Front Yard Depth 
(minimum) 

6m 9m 

Side Yard Width 
(minimum) 

1.2m each side where there is 
an attached garage or 2.4m on 

one side 

3m 

Rear Yard Depth 
(minimum) 

7.5m 7.5m 

Lot Coverage 
(maximum) 

35%                                    
40% bungalow dwellings 

30% 

Height (maximum) 12m 12m 
Landscape Open Space  40% 40% 

 
The existing zoning was prepared in anticipation of the inclusion of townhouses in the design. Since 
the Zoning By-law Amendment passed, the proposed townhouses have been removed in response 
to earlier public input on density and form and replaced with single detached dwellings in the form 
of condominium. Therefore, the Zoning By-law must be amended to allow for single-detached 
dwellings in the area currently zoned as UR4.  
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The proposed planning approvals which are required to permit the development concept include a 
Zoning By-Law Amendment to permit all single detached dwellings; a Draft Plan of Subdivision to 
divide the land; a Draft Plan of Vacant Land Condominium and Site Plan Approval.  
 

6.1 Proposed Zoning By-Law Amendment 
A Zoning By-Law Amendment is proposed to change the residential development lands FROM 
Urban Residential 1 & Urban Residential 4 (UR1, UR4) zones with holding provisions TO Urban 
Residential 1-* (UR1-*). The proposed amendments will allow for one Condominium rather than 
two with single detached development and remove the holding provisions satisfied by the 
completed technical studies. See Figure 15 
The requested special provisions for the UR1-* zone would allow for a reduced rear yard from 7.5m 
to 6m and allow the front yard depth of the block to have a 4m setback to main building from 
street line instead of 6m. The units which are located less than 6m to a public street line are Unit 
1 adjacent to Estella Street and Unit 32 adjacent to James Street. Once divided into individual 
vacant land condominium units via Draft Plan of Condominium, the area of the smallest 
condominium lot is 375m², the frontage is 13m and building coverage is anticipated to be 50% per 
community lot. Note: requested special provisions in red, * represents next number available in 
Zoning By-Law.  

Table 2 – Proposed Zoning By-Law Amendment Table 
 

Zone Regulations UR1 UR1-* Zone 

Permitted Uses Single Detached Dwelling Single Detached Dwellings on 
Community Lots 

Lot Area (minimum) 460m2 3.755 Ha parcel                                    
375m2 condo lot 

Lot Frontage (minimum) 15m 23m across Estella Street                 
13m condo lot 

Front Yard Depth 
(minimum) 

6m 
7.5m on Arterial Street 

6m to attached garage 
4m to dwelling                  

Side Yard Width 
(minimum) 

1.2m each side where there is 
an attached garage 

1.2m each side where there is 
an attached garage 

Rear Yard Depth  (min.) 7.5m 6.0m 
Lot Coverage 

(maximum) 
35%                                      

40% bungalow 
35% coverage of parcel                                      
50% on each condo lot 

Height (maximum) 12m 12m 
Landscape Open Space 

(minimum) 
40% 50% 

General Provisions   
Parking 1 per unit 1 per unit 

Visitor Parking 2 spaces for every 10 required 2 spaces for every 10 required 
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Furthermore, the extent of the proposed flood fringe and floodway are requested through this 
Zoning Amendment application to reflect the Greck Report on Map 10 of the City of Sarnia Zoning 
By-law.  
 

Figure 15: Proposed Zoning By-Law Amendment Sketch  
 

 
 
 

Source: MBPC, October 2018 
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In addition, a Zoning Amendment is proposed for General Provisions Section 3.27 to add: 
“ii) Bright’s Grove Golf Course Residential Development  
Redevelopment of the Bright’s Grove Golf Course south of Jubilee Street, east of Thelma 
Avenue, west of Yonge Street and north of Cow Creek included a study completed by Greck & 
Associates, 2014 which revised the floodway and flood fringe. All residential development is 
directed outside of the floodway. The flood fringe as identified on Zoning Map 10 requires 
development to be dry passive flood proofed to 180.3 metres. No habitable area, or area which 
could be converted to habitable area, shall be permitted below this elevation. All essential 
building services (i.e. electrical, telephone, heating etc.) are to be constructed at or above, or 
are protected, to this elevation.” 

The technical studies prepared on the subject lands have satisfied the holding provisions to be 
lifted for:  

i) the City, the County of Lambton and the St. Clair Region Conservation Authority, advise 
that traffic, flooding and erosion concerns are addressed or can be addressed through the plan 
of subdivision and condominium processes to their satisfaction; and 
ii) That the lands are assessed for the presence of archaeological resources prior to 
development. The proponent shall carry out an archaeological resource assessment of the entire 
subject property or identified part thereof and mitigate, through avoidance or documentation, 
adverse impacts to any significant archaeological resources found, to the satisfaction of the 
Ministry of Tourism, Culture and Sport, and the City of Sarnia. No grading or other soil 
disturbance shall take place on the subject property prior to the issuance of a letter of clearance 
by the City of Sarnia.  

Removal of the holding provisions on site is requested through the Zoning Amendment application. 
 

6.2 Proposed Draft Plan of Subdivision 
The proposed Draft Plan of Subdivision is for the entire 12.5 Ha of the subject lands and includes 
the following features: 

• 1 block for public road connection in the form of a crescent; 
• 8 residential building lots for single detached dwellings on public road; 
• 1 block for vacant land condominium in the form of single detached dwellings; 
• 2 blocks for golf course redevelopment; 
• 1 block for road widening on Lakeshore Road; 
• 1 block for 0.3m reserve on Lakeshore Road; and 
• 1 block for road widening on James Street. 

The proposed Draft Plan of Subdivision divides the golf course lands into two different types of 
development. The first type establishes a built street edge for access and frontage for 8 single 
detached lots on a public right of way, with frontage for a larger condominium block to the south. 
The proposed units within the larger block will be created through the Site Plan and Condominium 
approval process for 64 single detached units on a private road with access from Estella and James 
Street. For Draft Plan of Subdivision and Table 2 for details and See Figure 16.  
The proposed public road will extend south from Estella Street then turn east towards Robert 
Street, where the road bends back north to Jubilee Street. Dead end portions of both Estella and 
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Robert Street are proposed to connect to each other after the removal of the golf course Club 
House. Due to the curvature of the proposed road, a minimal area of 343m² of land within the 
municipal Rights-of-Way are required to form the frontage of the outer lots in the proposed 
subdivision. See Table 4  
The configuration of the road in this location provides for 8 single detached residential building lots 
on a public road with 15m frontages and 30.7m lot depths creating lot area of 460m². Existing 
zoning for this area is UR1(H) which permits 15m wide lots with 460m². Rear yards are 7.5m, side 
yards are 1.2m and height is 12m maximum. 
Small triangular areas remaining outside the proposed development. These portions of the Right 
of Way should be dedicated to the adjacent land owners at 1991 Estella Street and 2003 James 
Street. Since there are no existing addresses on Robert Street, the name should be deleted and 
the crescent take on Estella Street as the future crescent shaped road.  
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Figure 16 – Proposed Draft Plan of Subdivision 
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Table 3 – Draft Plan of Subdivision Land Use Schedule 
Lots and 
Blocks 

Proposed Use Existing 
Zone 

Land 
Area 

% of 
Land 

Lots 1 to 8 Single Detached Dwellings UR1(H) 0.40 Ha 3.3% 
Block 9 Single Detached Dwellings in 

Vacant Land Condominium 
UR4(H) and 

UR1(H) 
3.75 Ha 30.5% 

Blocks 10 & 11 Golf Course & Cow Creek MOS1 7.87 Ha 64% 
Blocks 12 -15 Roads, widenings and Reserves vary 

 
0.28 Ha 2.2% 

TOTALS 12.3 Ha 100% 

Proposed Land Swaps 
The proposed public road in the subdivision connects two 20m wide dead end roads to each other 
for better circulation and access. Small portions of land within the existing municipal road allowance 
for Estella and Robert Streets should be swapped or dedicated to the land owners adjacent to the 
space by creating property lines perpendicular to the curvature in the proposed crescent shaped 
road.  Parcels will be created through Plan of Survey and finalized for dedication or transfer as 
needed. See Figure 17  

Figure 17 –Exterior and Interior Land Division Figure 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 
Source: Monteith Brown Planning Consultants, Aug. 2018 
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Table 4 lists the areas and details of each parcel to be created through the Draft Plan of Subdivision 
around the Estella and Robert Street crescent road Right of Way. 

 
Table 4 –Exterior and Interior Land Division Table 

 
Parcel 

No. 
Proposed Use Ownership Dedicate to Area 

Parcel A Front yard extension to 
existing dwelling 

Municipal 
(portion of 

Estella Street) 

1991 Estella Street 37m² 

Parcel B Front yard inclusion to 
attached dwelling 
development 

Municipal 
(portion of 

Estella Street) 

Block 9 on 
proposed Draft 

Plan 

14m² 

Parcel C Front yard inclusion to 
proposed Single Detached 
Dwellings on Estella Street 
extension 

Municipal 
(portion of 

Robert Street) 

Lot 7 on proposed 
Draft Plan 

 

69m² 

Parcel D Front yard inclusion to 
proposed Single Detached 
Dwellings on Estella Street 
extension 

Municipal 
(portion of 

Robert Street) 

Lot 8 on proposed 
Draft Plan 

 

169m² 

Parcel E Side yard extension to 
existing dwelling 

Municipal 
(portion of 

Robert Street) 

2003 James Street 39m² 

Parcel F Side yard extension to 
existing dwelling 

Municipal 
(portion of 

James Street) 

2003 James Street 6m² 

Parcel G Front yard inclusion to 
single detached condo 
development 

Municipal 
(portion of 

James Street) 

Block 12 on 
proposed Draft 

Plan 

7m² 

TOTALS in bold – (added to subject lands 260m²) totals 341m² 

 

A road widening of approximately 3m is required on Lakeshore Road along the south edge of the 
subject lands which is provided for in Block 13, leaving the remaining Blocks 10 & 11 with 7.8 Ha 
for the realigned golf course and development of a Club House, which will be accessed from 
Lakeshore Road.  A 1 foot reserve (Block 12) will limit the future access location to the east side, 
away from any possible flooding associated with the Cow Creek crossing. 

 
 

 
 
 



        Monteith Brown         Planning Justification Report and Urban Design Brief  
Planning Consultants      The Groves Active Lifestyle Community 
 

 

October 2018                                                                                                                 Page 45 of 62 

6.3 Proposed Draft Plan of Condominium  
The Draft Plan of Vacant Land Condominium is proposed for Block 9 of the Draft Plan of Subdivision 
and includes the following features: 

• 64 residential building lots for single-detached dwellings on private roads; 
• 0.78 Ha of common element that includes several areas of open space for landscaping and 

visitor parking; 
The proposed Draft Plan of Condominium divides 3.75 ha of the golf course lands into 64 residential 
building lots for single-detached vacant land condominiums on private roads. The proposed density 
is 18 unit per Hectare and access is provided via Estella Street and James Street, with Estella Street 
intended to be the main access point. Lot frontages range from 13 metres (42.6 ft) to 16 metres 
(52.5 ft) and lot depths are mostly 29.1m (95.5 ft). See Figure 19 
The width of the private access road is 8.08m measured from back of curb to back of curb which 
provides 7m of asphalt surface. Services and infrastructure in the front yards will be located within 
a 4.1m wide easement for all lots.  
Figure 18 provides an example of a road cross-section for the proposed development, beginning 
and ending at the front yard building setbacks on either side of the street. The private roads in the 
proposed development will be 7 metres (22.96 ft) wide, with a 2% grade slope down to the 
mountable curb and gutter on either side. The condo common element limit will be 8.08 metres 
(26.51 ft) wide, and the servicing limit will be 16.08 metres (52.75 ft) wide. The roads will be 
constructed with a 40 mm asphalt surface and a 50 mm asphalt base, with 150 mm of Granular ‘A’ 
and 250 mm of Granular ‘B’ Type II below. Stormwater runoff will drain from the gutters into 
perforated 150mm subdrains on either side of the street, which will then drain into the storm sewer 
located 5.6 metres from the front yard building setback below the street. Transformers will be 
located above-ground before the curb stop and sanitary clean-out line, with joint trenches for 
Hydro, Bell, cable, and gas buried below the transformers. Watermains and sanitary sewers will 
also be buried underneath the roads, with the sanitary sewer located 5.6 metres from the front 
yard building setback, and the watermain located 3.6 metres from the front yard building setback.  
A servicing easement will be located along the front yards of the condominium units roughly 4.1m 
behind the back of curb to allow for hydro, water, and gas lines.  
 

Figure 18 – Proposed Private Road Cross Section 

 
Source: BM Ross, October 2018  
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Figure 19 – Proposed Draft Plan of Condominium 
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6.4 Proposed Site Plan  
According to City of Sarnia By-law Number 17 or 1991, all lands within the City of Sarnia are 
designated as a Site Plan Control Area. The proposed site plan includes all of the features required 
by the City of Sarnia’s Site Plan Approval Policy Guidelines and Standards, including but not limited 
to: a key map, property boundaries, street lines, slopes, floodway, regulatory floodlines, drainage 
easement, proposed building footprints, existing trees, site data table, and adjacent streets. The 
site plan includes 64 lots for single-detached vacant lot condominium dwellings. See Figure 20 
The requested special provisions in the UR1-* zone are as follows: 
 

Table 5: Proposed UR1-* Regulations if Zoning Amendment Approved 
 

Zoning Regulations UR1-* Site Plan 
Lot Area (minimum) 460m² 3.75 Ha site                          

375m²/ condo lot 
Lot Frontage (minimum) 15m on Public Road                      

13m for condo unit 
23m on Estella Street 

13m condo unit 
Front Yard Depth (minimum) 4 m to main building 

 
4 m to main building for units 

1 & 32.         

6 m to garage 6m to garage 
Side Yard Depth (minimum) 1.2 m 1.2m 
Rear Yard Depth (minimum) 6.0 m 6.0m 
Lot Coverage (maximum) 50% 40% Bungalow 

49% / condo lot 
Height (maximum) 12 m 12m 

 
Landscape Open Space 
(minimum) 

40% 40% 

Parking (minimum) 1 per unit (single detached 
dwelling) 

2 per unit 

Visitor Parking (minimum) 2 spaces for every 10 required 
= 13 required 

15 provided 
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Figure 20 - Conceptual Site Plan 
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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) 

• Provide an appropriate range and mix of housing types and densities (Policy 1.4.1) 
• Municipal sewage services and municipal water services are the preferred form of 

servicing for settlement areas.  Intensification and redevelopment within settlement 
areas on existing municipal sewage services and municipal water services should be 
promoted, wherever feasible. (Policy 1.6.6.2)       

• Permit development and site alternation on adjacent lands to significant natural heritage 
features where the ecological function of the adjacent lands has been evaluated and it 
has been demonstrated that there will be no negative impacts on the natural features 
or on their ecological functions. (Policy 2.1.8) 

• 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. (Policy 2.6.2)           

• Direct development to areas outside of hazardous lands adjacent to river, stream, and 
small inland lake systems which are impacted by flooding hazards and/or erosion 
hazards. (Policy 3.1.1) 

• Where the two zone concept for flood plains is applied, development and site alteration 
may be permitted in the flood fringe, subject to appropriate floodproofing to the flooding 
hazard elevation or another flooding hazard standard approved by the Minister of 
Natural Resources. (Policy 3.1.6)     

• Further to policy 3.1.6, and except as prohibited in policies 3.1.2 and 3.1.5, 
development and site alteration may be permitted in those portions of hazardous lands 
and hazardous sites where the effects and risk to public safety are minor, could be 
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mitigated in accordance with provincial standards, and where all of the following are 
demonstrated and achieved:  

• development and site alteration is carried out in accordance with flood proofing 
standards, protection works standards, and access standards; 

• vehicles and people have a way of safely entering and exiting the area during times of 
flooding, erosion and other emergencies; 

• new hazards are not created and existing hazards are not aggravated; and 
• no adverse environmental impacts will result. (Policy  3.1.7) 

The proposed planning amendments will facilitate residential intensification through the 
redevelopment of the under-utilized Golf Course site. This is consistent with the definitions in the 
PPS for “intensification”, which means:  

The development of a property, site or area at a higher density than currently exists through:  
a) Redevelopment, including the reuse of brownfield sites;  
b) The development of vacant and/or underutilized lots within previously developed areas; 
c) Infill development; and 
d) The expansion or conversion of existing buildings. 
‘Redevelopment’, which means: 
The creation of new units, uses or lots on previously developed land in existing communities, 
including brownfield sites. 

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

7.2 County of Lambton Official Plan 
As the subject lands are located within the Sarnia Urban Settlement Area, the proposed development 
and necessary amendments are consistent with the County of Lambton Official Plan. 

 

7.3 Draft County of Lambton Official Plan Update 
The lands proposed for development are located inside the Settlement Area Boundary and are 
consistent with the two-zone floodplain policies in the local Official Plan. As such, the proposed 
development is consistent with the policies in the County of Lambton Official Plan update. 

 

7.4 City of Sarnia Official Plan 
The proposed development has been designed to enhance pedestrian and vehicular connectivity 
between the subject lands and surrounding neighbourhoods; Provide a range of lot sizes to 
accommodate a variety of incomes and household types, and lifestyle preferences; Integrate the 
proposed dwellings with the Bright’s Grove neighbourhood through building massing and orientation 
that is consistent with adjacent dwellings; and Provide high quality living by protecting the Cow 
Creek natural corridor through limiting residential development to the northern portion of the subject 
lands.  
The northern portion of the subject lands are identified as ‘Stable Residential Area’ on Map 1 – City 
Structure Plan in the City of Sarnia Official Plan. Although the land is designated ‘Urban Residential’, 
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staff noted that the Natural Hazard policies restrict development within the flood fringe area. 
According to Policy 4.3.2, subsection 4.2, “Development within the flood fringe shall be restricted to 
infilling, redevelopment, or replacement of existing buildings or structures, and minor additions or 
alterations to existing buildings”. However, a site-specific policy change is not necessary to permit 
development, as the development proposal conforms to this policy.  
The City of Sarnia’s Official Plan does not provide a definition for ‘infill’ or ‘redevelopment’. The 
Provincial Policy Statement includes “infill development” within their definition of “intensification”. 
According to the PPS and the definition above.  
The Bright’s Grove Golf Course redevelopment is an example of infill, as the subject lands will be 
developed at a higher density than currently exists. Therefore, an Official Plan Amendment is not 
required.  
Furthermore, Greck and Associates Ltd. noted that development within the flood fringe could be 
permitted provided the following conditions are satisfied: 

1. Site is adequately dry flood proofed, 
2. No increase in flood hazard conditions to others, and 
3. Safe site ingress and egress is provided. 

Greck and Associates Ltd. recommended that development should be allowed to proceed subject to 
the approval of the SCRCA, with floodproofing in the flood fringe elevation to a minimum free board 
height of 0.3m above the established regulatory flood elevation. The development complies with 
the City of Sarnia’s Official Plan policies for development within the flood fringe, and developers will 
follow Greck’s recommendations to mitigate flood risk. Therefore, no Official Plan Amendment is 
necessary. 
 

7.5 Urban Design Brief 
The intent of this Urban Design Brief is to analyze the site and its context within the surrounding 
neighbourhood, identify key issues and opportunities, and provide guidance on design solutions, 
having regard for the City of Sarnia Official Plan. 
 
Land Use Context 
The subject lands form part of the BGGC and are known municipally as 1992 Estella Street in the 
Bright’s Grove area of the City of Sarnia. Generally, the BGGC is located north of Lakeshore Road 
(County Road 7), east of Waterworks Road, west of Stoney Creek Drive, and south of Kenwick Park. 
Cow Creek bisects the course into a northern portion and a southern portion. Access between the 
northern portion and the southern portion of the BGGC is provided via two moveable footbridges 
which cross over Cow Creek.  
The topography of the golf course is relatively flat, with the exception of landscaped knolls which 
form part of the golf course layout. Mature vegetation, including some large trees, is dispersed 
throughout the golf course. While there is approximately 446 m (1,463 ft) of frontage on the north 
side of Lakeshore Road, no access to the golf course currently exists from this road. Instead, access 
to the golf course is provided from Estella Street.  
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The subject lands have a north-south depth of approximate 487 m (1,598 ft) and an east-west width 
of approximately 201 m (660 ft). The subject lands are irregular in shape, with frontages onto Estella 
Street, John Street, Hamilton Street and James Street. There is also approximately 47 m of frontage 
onto the west side of Yonge Street and approximately 250 m of frontage onto the north side of Cow 
Creek.  
The existing clubhouse and parking lot are located on the northern portion of subject lands, with an 
entrance from Estella Street. In addition, there is a maintenance building located approximately 30 
m southeast of the existing clubhouse, with access provided from Robert Street.     
 
Adjacent Lands and Neighbourhood Context 
A number of single detached dwellings (mostly in the form of post-war bungalows) and a ‘Crabbies’ 
restaurant is located immediately north of the subject lands. The restaurant is one of many amenities 
servicing the Bright’s Grove community. The 1.7 ha (4.1 acre) Kenwick on the Lake municipal park 
is located approximately 30 m north of the northern boundary of the subject lands, on the north 
side of Jubilee Street. The park features a variety of recreational amenities, including tennis courts, 
a basketball court, a covered picnic area, and playground equipment. There is a stop for Sarnia 
Transit Bus #15 (“Bright’s Grove”) located on the northern boundary of Kenwick Park. This bus 
travels along Old Lakeshore Road and connects with the transit hub at Lambton Mall. A small cluster 
of townhouse dwellings exists approximately 100 m to the northwest of the subject lands.  
To the east and west, the subject lands abut single detached dwellings that include a mix of post-
war bungalows and two-storey suburban homes with driveways and/or detached garages. Mature 
landscaping and an absence of sidewalks characterizes the streetscape of this residential 
neighbourhood, with painted wooden siding, double-hung window, and faux window shutters being 
a common theme for the dwellings’ façades.  
To the south, the subject lands abut Lakeshore Road, which is an Arterial County Road under the 
City’s current Official Plan. Lands to the south of Lakeshore Road are used primarily for field crop 
agricultural purposes. These lands are also located outside of the Sarnia Settlement Area boundary. 
The Howard Watson Trail, a 16 km multi-use trail, is also located on the south side of Lakeshore 
Road and is within walking distance of the subject lands. Bright’s Grove is a highly sought after 
location in the City of Sarnia. See Figure 21 
 
 
 
 
 
 
 
 
 
 
 



        Monteith Brown         Planning Justification Report and Urban Design Brief  
Planning Consultants      The Groves Active Lifestyle Community 
 

 

October 2018                                                                                                                 Page 53 of 62 

Figure 21 – Site Spatial Analysis Plan 

 
Source: Monteith Brown Planning Consultants, September 2018 
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Regional Context 
The BGGC is located near the northeast corner of Sarnia’s municipal boundary, within the City’s 
Urban Growth Boundary. It is within walking distance to Lake Huron, to the north. Bright’s Grove 
Plaza, a local commercial center at the eastern portion of the corridor, is located approximately 400 
m west of the subject lands. The Plaza contains numerous restaurants, a Shoppers Drug Mart, a 
Foodland grocery, and a Canada Post office, among other retail and commercial amenities. Bright’s 
Grove Public School, an elementary public school for kindergarten to grade 8 students, is located 
approximately 860 m from the western boundary of the subject lands. The BGGC’s proximity to the 
aforementioned amenities to the north and west, and a major transportation corridor to the south, 
position it as an ideal location for a lifestyle community. Moreover, the creation of additional 
dwellings in the Bright’s Grove community will also provide a consumer base to sustain local 
commercial establishments.  
The proposed development will be located within the northern portion of the subject lands, thereby 
facilitating the formation of a continuous lakefront corridor along the northern coastline of Lake 
Huron. This corridor is bounded to the north by the shores of Lake Huron and by Lakeshore Road 
to the south. Lakeshore Road is a 30.5 m Arterial County Road, characterized by traditional and 
post-war suburban dwellings located along the Road. It spans east-west along the entirety of the 
northern boundary of Sarnia and it is within the City’s Urban Growth Boundary. See Figure 22 
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Figure 22 – Regional Spatial Analysis Plan 

 
Source: Monteith Brown Planning Consultants, September 2018 
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Development Vision 
The development vision for the BGGC is intended to provide a residential infill and intensification 
through the redevelopment of under-utilized golf course lands in a manner that promotes active 
and healthy living within walking distance of neighbourhood commercial and recreational uses. As 
illustrated in the development vision, the BGGC contemplates the future re-alignment of the existing 
9-hole, par-3 golf course onto the southern portion of the land holding, and the construction of a 
private residential community on private streets and freehold dwellings that seamlessly integrate 
with the existing built form and road network of the surrounding neighbourhood. Specifically, the 
proposed residential infill redevelopment includes: 

• A subdivision for approximately 8 single-detached freehold dwelling units with access 
from Estella Street and Robert Street; 

• Vacant Land condominiums for approximately 64 single-detached dwelling units with 
access from Estella Street and James Street; and 

• The provision of on-site amenity areas, pedestrian pathways and linkages, additional 
on-site visitor parking, as well as secondary / emergency access. 

The proposed development will provide for single-storey, one and a half storey, and potentially two-
storey single detached dwellings with double-car garages. The proposed building widths are 
between 10.7 to 13.7 metres (35 to 45 feet), with an average building depth of 17 metres (56 feet). 
The style and colors of the proposed dwellings will reflect the late 20th century/early 21st century 
suburban character of the existing surrounding neighbourhood. See Figure 23 for examples 

Figure 23 – Example Elevations of Condominium Dwellings  
 

 



        Monteith Brown         Planning Justification Report and Urban Design Brief  
Planning Consultants      The Groves Active Lifestyle Community 
 

 

October 2018                                                                                                                 Page 57 of 62 

Design Goals and Objectives 
The proposed development envisions the creation of a high-quality lifestyle community in the 
Bright’s Grove neighbourhood that is well connected to various amenities and conducive to healthy 
living. Once completed, the Groves community will be seamlessly integrated into the adjacent 
neighbourhood through pedestrian linkages to the east and west, and through the re-aligned 9-hole 
golf course to the south. It will provide those wishing to settle in the Bright’s Grove community with 
a range of housing options situated between green spaces to the north and south, facilitating a 
healthy and active lifestyle for residents of all ages.  
To achieve this vision, the proposed conceptual development has been designed to: 

• Enhance pedestrian and vehicular connectivity between the subject lands and 
surrounding neighbourhoods; 

• Provide a range of lot sizes to accommodate a variety of incomes and household types, 
and lifestyle preferences; 

• Integrate the proposed dwellings with the Bright’s Grove neighbourhood through 
building massing and orientation that is consistent with adjacent dwellings 

• Provide high quality living by protecting the Cow Creek natural corridor through limiting 
residential development to the northern portion of the subject lands; 

• Promote an active, healthy lifestyle by integrating the Groves community with the re-
aligned 9-hole golf course, and by providing convenient access to Kenwick Park to the 
north 

The following principles were used to guide the visioning and design of the conceptual development 
plan: 

• Elevate the quality of life for residents of the Bright’s Grove neighbourhood through the 
provision of high quality recreation amenities and residential dwellings; 

• Integrate with the surrounding neighbourhood through compatible building density, 
massing, and site connectivity; and 

• Diversify the City’s housing options to accommodate residents of all ages. 
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Figure 24 – Proposed Development Vision 
 

 
Source: Monteith Brown Planning Consultants, October 2018 

 
Urban Design Policy Context 
Relevant Policies 
The City of Sarnia does not currently have any Urban Design Guidelines in place. Instead, this 
section will demonstrate how the design of the proposed development conforms to the City of 
Sarnia’s OP, specifically through the following policies: 
2.1 Strengthen the Existing City Structure 
 Maintain an urban area boundary and reinforce existing land use patterns 

The proposed development is located within the Sarnia Urban Centre (according to the 
County of Lambton Official Plan) and within a designated Stable Residential Area (City of 
Sarnia Official Plan). The proposed development consists of single-detached dwellings, 
which is consistent with the surrounding residential area.  

 Promote compact development patterns that are integrated and sustainable over the long term 
The proposed development is located within a designated Stable Residential Area. The 
development of the site as vacant land condominiums allows for the efficient use of the land 
north of the floodway. Private roads will connect seamlessly to the surrounding 
neighborhood’s road network. Engineering studies have shown that flood risks to the 
development can be successfully mitigated.  
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 Direct growth to appropriate designations in urban areas, including a network of centres and 
corridors, to support all residential neighbourhoods, agricultural land, natural areas, and the 
efficient use of existing infrastructure and services 

The proposed development will make efficient use of existing municipal infrastructure and 
services, including access points on James Street and Estella Street, water and sanitary 
services, and public transit. The development will be located on 4.5 ha of underutilized land 
on the northern portion of the BGGC, within a residential neighbourhood. 

 Support continuous reinvestment and regeneration in existing communities 
The Bright’s Grove Golf Course is one of the last remaining areas with the potential to 
provide an active lifestyle community in and around the City of Sarnia on the south shore 
of Lake Huron. The Groves Active Lifestyle Community represents a unique opportunity to 
attract new residents to Sarnia and retain existing residents. The variety of housing types 
offer different options for families. 
Bright’s Grove and Sarnia are expected to see an increase in the population of older adults 
and seniors over the next few decades. The area is already home to a number of 
communities that cater to this population. The proposed development is not specifically 
targeted at seniors and older adults, but it is expected to attract a number of residents from 
this demographic. 

2.2 Encourage Inclusive and Stable Neighbourhoods 
 Support Sarnia as a complete community that provides a mix of land uses, including a balance 

of housing, shopping, employment, community services and parks 
The proposed development will support existing shopping, recreation, community services, 
and parks. The vacant land condominiums provide an alternative housing option for 
residents who wish to live in single-detached housing without having to worry about yard 
work. 

 Ensure that residents have safe, stimulating, and inviting surroundings, and live comfortably 
and securely in the city 

The site has easy access to the Bright’s Grove Golf Course, as well as other nearby golf 
courses. Kenwick Park and the beaches along Lake Huron are only a block north of the 
development. The nearby Bright’s Grove Retail Plaza provides easy access to groceries and 
other goods and services to the community. The proposed development also has access to 
the Sarnia Transit bus system, which provides access to the rest of the city, via stops at 
Kenwick Park and the retail plaza. 

2.3 Enhance the Protection of the Environment 
 Make more efficient use of urban land and existing infrastructure. 

The proposed development is located within an existing residential neighbourhood on 
underutilized land. Bright’s Grove has sufficient servicing infrastructure to support the 
development, as they recently completed extensive lagoon and pumping station upgrades.  

 Protect natural areas and their ecological functions over the long-term 
The subject lands are located within a “Primary Natural Heritage Corridor” as identified on 
Map 1 to the County OP. According to Section 8.1.5 of the draft County OP, boundaries of 
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Natural Heritage System features are approximate for both urban and rural locations, and 
therefore the corridor boundary will be more specifically defined in the local official plan and 
zoning by-law to reflect the natural hazards and natural heritage features that exist along 
the corridors. According to the City OP, there is a small area designated as ‘Natural Areas’ 
in the southwest corner of the site, where the golf course is located as a permitted use.  
A Tree Inventory Report was compiled by Natural Resource Solutions Inc. in February 2014 
found that the ash trees are heavily infested with emerald ash borer and are in very poor 
condition or are already dead. The ash trees are thus recommended to be considered for 
removal. 

 Avoid natural hazards to protect public health and safety 
The southern portion of the proposed development is located within the flood fringe. 
However, development may be permitted within the flood fringe if the site is adequately dry 
flood proofed, there is no increase in flood hazard conditions to others, and safe site ingress 
and egress is provided. A Floodline Mapping report recommended that development within 
the flood fringe be at a minimum of 0.3m above the regional storm flood elevation to 
mitigate flood risk. Furthermore, a Phase II ESA investigation did not reveal any conditions 
on the subject lands that are perceived as risks to human health or the environment. 

 Respect drinking water sources, vulnerable aquifers and groundwater recharge areas 
According to a Phase II Environmental Assessment conducted by exp Services, the site is 
not considered to be a sensitive site, and groundwater is considered to be non-potable.  

2.5 Implement Good Community Design 
 Strive for design excellence in the public and private realms to ensure attractive street 

proportions, pedestrian friendliness and safety 
The proposed development will provide high-quality housing that is accessible by foot and 
by car. Dwellings will be street-oriented.  

 Conserve and protect natural and cultural heritage resources, features and landscapes 
The proposed development will not encroach onto the natural heritage feature along Cow 
Creek. The proposed development is located in an area designated for residential 
development. Cultural Heritage Resources preserved through archaeological undertaking. 

2.6 Improve Accessibility and Connectivity 
 Plan for pedestrian-oriented development that is fully accessible to all 

The only existing sidewalks in the surrounding neighbourhood are located along the north 
side of Marion Avenue. The proposed development does not include sidewalks, but it is 
anticipated that there will be minimal vehicular traffic within the proposed development. 

 Ensure a green space network that connects intensification areas, institutions, natural heritage, 
parks, and open spaces 

The proposed development will provide pedestrian access to Kenwick Park, and the Bright’s 
Grove Beach. Pedestrian pathways through the proposed development will offer easy access 
for the Bright’s Grove community and The Howard Watson Nature Trail. 
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The proposed development envisions the creation of an infill residential community which provides 
active lifestyle accommodations in a variety of dwellings types which cater to multiple target markets 
including young families, older adults and seniors. The development proposes the redevelopment 
of underutilized land and the redesign of the golf course with an effort to increase the membership 
viability of the club. The proposal provides easy pedestrian access to the re-aligned Par-3 Bright’s 
Grove Golf Course for use by the local community, as well as a new entrance and parking area on 
Lakeshore Road. 

Based on this analysis, the proposed Zoning By-Law Amendment, Draft Plan of Subdivision, Draft 
Plan of Condominium and Conceptual Site Plan are consistent with the Provincial Policy Statement, 
in conformity with the County of Lambton Official Plan, The City of Sarnia Official Plan and maintain 
the general intent and purpose of the City of Sarnia Zoning By-Law.  

 

Respectfully Submitted,  

 

MONTEITH BROWN PLANNING CONSULTANTS 
 
 

___________________________   ________________________              
Benita Senkevics,                Jay McGuffin, MCIP, RPP 
Senior Design Technician     Vice President, Principal Planner 
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