
 
330 RICHMOND ST., SUITE #204, CHATHAM, ONTARIO N7M 1P7 

TELEPHONE (519) 354-4351 
TO:  Henry Mehta 
 
FROM:  Storey Samways Planning Ltd. 
 
DATE:  August 8, 2019 (Revised September 12, 2019) 
 
SUBJECT: Planning Justification Report Regarding Proposed 100 Unit Condominium Mixed Use 

Building, 135 Water Street, Sarnia 
 
1.0  GENERAL FILE INFORMATION 
 
Applications:   Applications for Zoning By-law Amendment and Site Plan Control 
 
Applicant:    Henry Mehta 
 
Subject Property: 135 Water Street 

    Part of Lot 8, Block “A”, Registered Plan No. 3 
    City of Sarnia 

 
2.0  INTRODUCTION 
 
The purpose of this report is to determine the appropriateness of a zoning by-law amendment 
application and a site plan application to support the development of a 19-storey mixed use 
commercial / condominium building. The building is proposed to contain a single commercial 
unit along with six levels of interior parking, one level of indoor and terrace amenity areas, and 
12 levels of residential condominium units (100 units).  
 
The subject site is 2,900 sq. m (31,216 sq. ft.) in size and currently contains a 1,024 sq. m 
(10,022 sq. ft.) commercial building (Sarnia Rent-All) which is proposed to be removed.   
 
The proposed development will be reviewed against the applicable Provincial policies, County 
(Lambton) and local (Sarnia) municipal policies.  
 
3.0  BACKGROUND 
 
The subject site containing an existing commercial building is located on the west side of Water 
Street, mid-way between Nelson Street and Maxwell Street. Please refer to the Key Map 
attached as Appendix “A”.  
 
The subject parcel is designated Mixed Use by the Sarnia Official Plan (please refer to Appendix 
“B”) and is zoned General Commercial 3 (GC3) by the Sarnia Zoning By-law (please refer to 
Appendix “C”).  
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Neighbouring Land Uses 
 
Directly to the south is an industrial building containing the Henry T. Ross Substation (Bluewater 
Power); to the west is a private rail line with Front Street, Centennial Park and the St. Clair River 
beyond that; to the north are two nine-storey apartment buildings (Bayview Towers); and to 
the east is the St Joseph's Hospice Resource Centre Of Sarnia Lambton, and a mixture of 
commercial uses. Please refer to the Key Map (Appendix “A”). 
 
4.0  CONSULTATION 
 
In the course of preparing this report, the following activities were undertaken by various 
members of the Baird AE group: 
 

• Discussions and email exchanges with Jordan Fohkens (Planner, City of Sarnia) 
• Pre-Consultation Meeting (January 10, 2019) (Administration representatives, City of 

Sarnia) 
• Proponent-led Public Information Centre (PIC) (July 9, 2019) 

o Note: 27 invitations were mailed (based on 120 m buffer); six people attended – 
all provided favourable comments 

• CN Rail 
• Review of the Provincial Policy Statement (PPS), County of Lambton Official Plan, and 

the City of Sarnia Official Plan and Zoning By-law 
 
Any correspondence and/or permits received to this point from consulting agencies have been, 
or will be, provided to the City as stand-alone documents, filed in conjunction with the Planning 
Act applications. Further, any supporting studies, including, but not limited to, a Traffic Impact 
Assessment, Shadow Study, Stormwater Management Plan and Servicing Study, required by the 
Town will be submitted concurrently with the Planning Act applications. 
 
Note: at the time of writing of this revised Planning Justification Report, through consultation 
with CN Rail, and in review Section 3.8.2 of the Sarnia Zoning By-law, a Noise and Vibration 
Study is being completed, and any mitigation measures, if recommended, will be incorporated 
into the final building design, site plan design and agreement. 
 
5.0  ANALYSIS 
 
5.1 Provincial Policy Statement 2014 (PPS) 
 
The Provincial Policy Statement provides policy direction on matters of provincial interest 
related to land use planning and development. As a key part of Ontario’s policy-led planning 
system, the Provincial Policy Statement sets the policy foundation for regulating the 
development and use of land. It also supports the provincial goal to enhance the quality of life 
for all Ontarians.  
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The Provincial Policy Statement provides for appropriate development while protecting 
resources of provincial interest, public health and safety, and the quality of the natural and built 
environment. The Provincial Policy Statement supports improved land use planning and 
management, which contributes to a more effective and efficient land use planning system…. 
 
As such, when considering and promoting a change in land use it is both important and 
required to consider the Provincial Policy Statement (PPS) to ensure that both the long-term 
interests of the Province, and municipal interests, are met. 
 
In this case there are multiple sections of the PPS which are relevant and these are identified 
below, along with comment. 
 
Part IV: Vision for Ontario’s Land Use Planning System 
 
Efficient development patterns optimize the use of land, resources and public investment in 
infrastructure and public service facilities. These land use patterns promote a mix of housing, 
including affordable housing, employment, recreation, parks and open spaces, and 
transportation choices that increase the use of active transportation and transit before other 
modes of travel…. 
 
Comment: The proposed 100-unit condominium will optimize an under-utilized parcel of land 
without requiring the need of public investment or tax-payer funded upgrades to existing 
infrastructure and service facilities.  
 
1.0 Building Strong Healthy Communities 
 
1.1.1 Healthy, liveable and safe communities are sustained by:  
 

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

 
b)  accommodating an appropriate range and mix of residential (including second units, 

affordable housing and housing for older persons), employment (including industrial 
and commercial), institutional (including places of worship, cemeteries and long-
term care homes), recreation, park and open space, and other uses to meet long-
term needs;  

 
c)  avoiding development and land use patterns which may cause environmental or 

public health and safety concerns;  
 
e)  promoting cost-effective development patterns and standards to minimize land 

consumption and servicing costs;  
  
Comment: re-use of existing, under-utilized land inventory promotes efficient development, 
and in this case, due to the existing servicing infrastructure being able to accommodate the 
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proposed development, the financial well-being of the Province and the Town is not 
compromised. Further to this, the proposed development will generate direct revenue for the 
Town through permitting fees, and property tax and servicing assessments. 
 
The proposed condominium building will also provide a housing option for moderate-income 
residents of Sarnia in an area that is in close proximity to commercial and recreation facilities, 
without causing any environmental or public health and safety concerns. 
 
1.1.3 Settlement Areas 
 
1.1.3.1  Settlement areas shall be the focus of growth and development, and their vitality 

and regeneration shall be promoted.  
 
1.1.3.3  Planning authorities shall identify appropriate locations and promote 

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

 
Intensification and redevelopment shall be directed in accordance with the policies of Section 2: 
Wise Use and Management of Resources and Section 3: Protecting Public Health and Safety. 
 
Comment: as indicated above, the proposal calls to develop an existing underutilized urban 
parcel for multi-unit residential purposes without requiring upgrades to the existing public 
service facilities. It is also an excellent example of intensification. The proposed development 
can be considered appropriate in this location. 
 
1.4 Housing 
 
1.4.3(b) permitting and facilitating: 
 

1.  all forms of housing required to meet the social, health and well-being 
requirements of current and future residents,… 

 
2.  all forms of residential intensification,…, and redevelopment in 

accordance with policy 1.1.3.3; 
 
1.4.3(c) directing the development of new housing towards locations where appropriate 

levels of infrastructure and public service facilities are or will be available to 
support current and projected needs; 

 
1.4.3 (d) promoting densities for new housing which efficiently use land, resources, 

infrastructure and public service facilities, and support the use of active 
transportation and transit in areas where it exists or is to be developed, … 
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Comment: the proposed condominium development both promotes and implements the 
important housing policies found in the PPS through the efficient use of an underutilized parcel 
with access to full municipal servicing and other public service facilities. 
 
1.7 Long-Term Economic Prosperity 
 
1.7.1 (b) optimizing the long-term availability and use of land, resources, infrastructure, 

electricity generation facilities and transmission and distribution systems, and 
public service facilities; 

 
1.7.1(c) maintaining and, where possible, enhancing the vitality and viability of 

downtowns and mainstreets; 
 
Comment: by making use of an existing underutilized parcel (aging and obsolete building), and 
the servicing infrastructure already present, it assists in keeping the settlement area boundary 
as compact as possible ensuring that long-term availability of land and resources is not 
compromised for the long-term benefit of both the City of Sarnia and Province of Ontario. As 
well, the subject lands are located on a main transportation artery and in very close proximity 
to the downtown commercial centre and public park system, thus providing easy and efficient 
access to the services provided in the immediate area.   
 
3.2  Human-made hazards 
 
Section 3.2.1 states: Development on, abutting or adjacent to lands affected by mine 
hazards; oil, gas and salt hazards; or former mineral mining operations, mineral aggregate 
operations or petroleum resource operations may be permitted only if rehabilitation or other 
measures to address and mitigate known or suspected hazards are under way or have been 
completed. 
 
Comment: in review of mapping made available by the Oil, Gas & Salt Resources Library, 
specifically in the Sarnia area, it is noted that no recorded active or abandoned wells exist 
either on the subject, abutting or adjacent parcels.  
 
Comment: the proposed condominium dwelling development conforms to, and implements, 
the relevant policies of the Provincial Policy Statement. Further to this, the proposed 
development does not offend the remaining policies and directions of the Provincial Policy 
Statement. 
 
5.2 County of Lambton Official Plan (LOP) 
 
The subject property is designated Urban Centre by Map 1, Growth Strategy of the County of 
Lambton Official Plan. 
 
Comment: While it can be said that the proposed mixed use condominium building 
development does not offend the LOP, it can also be said that the proposed development 
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supports and implements important housing policies including, but not limited to, Section 
2.3.12 (speaks to residential intensification). Further, the proposed 100 dwelling-unit, 
municipally serviced, condominium development, in my opinion, is a clear example of 
residential intensification within an Urban Centre as it is proposed that the facility be created 
out of one underutilized parcel designated (local OP) to permit the use.  
 
5.3 Sarnia Official Plan (SOP) 
 
 Section 2 Principles for a Vibrant City 
 

2.1  Strengthen the Existing City Structure  
 

o maintain an urban area boundary and reinforce existing land use patterns  
o promote compact development patterns that are integrated and sustainable 

over the long term  
o 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 

o ensure that the City and its residents can pay for the reconstruction and ongoing 
maintenance of infrastructure and services, such as roads, transit, sewers, 
community centres, policing, fire, etc. over the long term  

o incorporate disaster resilience and mitigation into decisions and actions  
o support continuous reinvestment and regeneration in existing communities  
o foster an attractive, dynamic and healthy downtown with a strong waterfront 

connection where people can live, work and play  
 

2.2 Encourage Inclusive and Stable Neighbourhoods  
 

o promote health, social cohesion, civic engagement and citizen participation  
o respect stable areas including residential, agricultural and industrial areas  
o support Sarnia as a complete community that provides a mix of land uses, 

including a balance of housing, shopping, employment, community services 
and parks  

o promote excellence in health care, education, recreational and social services  
o encourage equity, inclusion, information and participation as key building 

blocks in accountable and transparent decision-making, and ensure all 
residents of Sarnia can live and fully participate in their communities  

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

o support housing choices for people in their communities at all stages of their 
lives  

o celebrate cultural diversity and multiculturalism  
o recognize aboriginal interests and improve coordination in decision making with 

aboriginal communities  
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2.3 Enhance the Protection of the Environment  
 

o conserve and nurture ecological diversity for future generations  
o protect, restore, and enhance air, water and soil resources  
o make more efficient use of urban land and existing infrastructure  
o protect natural areas and their ecological functions over the long-term  
o avoid natural hazards to protect public health and safety  
o recognize agricultural areas as working landscapes, and protect farmland for the 

long-term production of food, fibre, and fuel  
o respect drinking water sources, vulnerable aquifers and groundwater recharge 

areas  
o support sustainable development, including green infrastructure and local 

energy systems, that promote fiscal, social and environmental well-being  
o manage municipal waste effectively and safely  

 
2.4  Pursue Economic Retention and Diversification  
 

o support a diversified economic base that helps businesses adapt to changing 
trends and seize new opportunities that enhance all pillars of sustainability  

o retain, promote and enhance economic clusters  
o promote cultural, social and natural assets and activities that support innovation 

and creativity  
o facilitate well-paid, stable, safe and fulfilling employment opportunities for 

people with a range of education and ability levels  
o promote opportunities for citizens to obtain the majority of their goods and 

services in the City  
o promote a sustainable agri-food sector by protecting agricultural resources  
o ensure superior educational and research opportunities in the City  

 
2.5  Implement Good Community Design  
 

o preserve and enhance the unique features of Sarnia  
o strive for design excellence in the public and private realms to ensure attractive 

street proportions, pedestrian friendliness and safety  
o conserve and protect natural and cultural heritage resources, features and 

landscapes  
o promote public safety through environmental design  
o animate streets as people places that support social interaction and physical 

activity  
o preserve significant public views and focal points throughout the city  
o promote arts and culture and support public art that graces public spaces  
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2.6 Improve Accessibility and Connectivity  
 

o ensure equitable access to resources and opportunities regardless of ethnicity, 
income level, age, gender, cultural background, religion or other characteristics  

o support an integrated transportation network that accommodates all means of 
movement including walking, bicycling, transit, vehicles and the transportation 
of goods  

o plan for pedestrian-oriented development that is fully accessible to all  
o ensure a green space network that connects intensification areas, institutions, 

natural heritage, parks and open spaces  
o provide public transit that is an attractive and accessible choice for travel  

 
Comment: As you can see by the bolded text above (writer’s edit), through the location 
and design of the proposed condominium many of the principles which Council has 
adopted to guide in the creation and maintenance a vibrant city are both regarded and 
implemented. These principles, and their underlying focus on long-term environmental, 
social and economic prosperity, are the driving reason behind this development moving 
forward.  

 
 Section 3 City Structure 
 

4.  Growth Area Hierarchy  
 
The downtown is recognized as the highest priority growth area in the City of Sarnia and 
County of Lambton. Centres are higher-order growth areas that together with the 
downtown shall serve as the primary nodes for the City and County, and serve 
surrounding communities. They are intended to be developed primarily as mixed use 
centres and commercial areas with transit-supportive development, and are intended to 
accommodate the highest level of intensification.  

 
Corridors and commercial hubs are lower-order growth areas intended to develop as 
mixed use and commercial areas with viable main streets to serve the daily needs of 
surrounding residential communities… 
 
Comment: the subject parcel is identified as a “corridor” within the Sarnia Official Plan. 
The proposed mixed use building is contemplated and permitted within the corridor 
designation, and its tenants will assist in supporting the existing commercial activities in 
the immediate area. 

 
6.  Intensification Target  

 
Urban areas include built-up areas and greenfield areas. Built-up areas are the 
developed portion of the urban area. Greenfield areas represent the undeveloped area 
between the built-up area and the urban boundary. The built boundary represents the 
limits of the built-up area for the purposes of this Plan.  
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Over the period covered by this Official Plan, a minimum of 40% of all new residential 
units constructed within the City of Sarnia shall be constructed within the built boundary 
as shown on Map 2. The County and City will monitor the number of units constructed 
within and outside the built boundary to ensure conformity with this intensification 
target. 

 
Comment: As the location of the proposed 100-unit condominium lies within the built 
boundary as shown on Map 2, this development will assist the City in meeting the 
identified intensification target. 

 
 Section 4.6.4 Land Use Policies (Mixed Use) 
 

3.  Housing in Mixed Use Areas  
 

Within the mixed use designation, a wide range of housing types are promoted in 
contextually appropriate buildings provided residential uses are directed to the rear or 
the upper floors above commercial uses… 

 
Comment: the proposed condominium building will house a commercial space on the 
ground level, with parking and residential dwelling units on the upper floors. As such, 
the proposed building conforms to this policy. 

 
4.  Mixed Use Development Criteria  

 
All mixed-use development in the City necessitates a design that integrates new and 
existing buildings, as well as building façade treatment. Development shall:  
 

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

Comment: the subject parcel, and such the proposed building, is located in area of other 
high-rise buildings, both residential in the immediate area and commercial in the 
adjacent downtown area. As such, the visual mass of the building will not impact or 
offend the existing character of the immediate area.  

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

Comment: A shadow study has been submitted concurrently with this report. As there 
are existing high-rise buildings abutting this development, as evidenced by the shadow 
study, shadows generated by the new building will not compound any shadow issues 
that currently exist. 
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It should be noted that at the time of writing of this revised Planning Justification 
Report, a revised shadow study, based on comments from Planning Administration, has 
been submitted for review and consideration. 
 

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

Comment: The building is appropriately sited to maintain sunlight and comfortable wind 
conditions. 

 
d) provide an attractive, comfortable and safe pedestrian environment;  
 

Comment: the building design and siting provides an attractive, comfortable and safe 
pedestrian environment. 

 
e) ensure access to schools, parks, community centres, libraries, and childcare;  
 

Comment: access to schools, parks, community centres, libraries and childcare is 
provided. 

 
f) take advantage of nearby transit services;  
 

Comment: Sarnia Transit operates routes and stops nearby the subject property. 
 
g) provide good site access and circulation and an adequate supply of parking, 
including bicycle parking, for residents and visitors;  
 

Comment: onsite parking for the commercial use, as well as the residential units, is 
provided. Bicycle parking is also provided. 

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

Comment: appropriate design and siting of service-related infrastructure has been 
incorporated into the building design. 

 
i) provide indoor and outdoor amenity space for building residents in every 
significant multi-use residential development.  
 

Comment: as per the attached site and building plans, the sixth floor of the building is 
dedicated to amenity space, both indoor and rooftop, and individual balconies servicing 
each dwelling unit, for the tenants. 
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Section 5 Community Development 
 

5.2.1  Guidelines for New Development  
 

1.  Location and Organization  
 

New development shall be located and organized to fit the existing or planned character 
of the neighbourhood or district and shall frame and support adjacent streets, parks and 
open spaces. New buildings shall contribute to a pedestrian-friendly public realm in the 
following ways:  

 
a) buildings shall be located parallel to the street or along the edge of a park or 
open space with a consistent front yard setback. On a corner site, the 
development should be located along both adjacent street frontages;  
b) main building entrances shall be located so that they are clearly visible and 
directly accessible from the public sidewalk;  
c) ground floor uses shall have views into, and where possible, access to, adjacent 
streets, parks and open spaces;  
d) existing mature trees shall be preserved wherever possible and incorporated 
into landscape designs; and  
e) use Crime Prevention Through Environmental Design (CPTED) principles to 
enhance the safety of the community.  

 
Comment: the above requirements, where applicable, have been incorporated into the 
building design and siting. 

 
2.  Massing, Scale and Design  

 
New buildings shall be massed and exterior façades designed to fit harmoniously into the 
existing or planned context. The impact on neighbouring streets, parks, open spaces, and 
properties shall be limited in the following ways:  

 
a) new buildings shall be massed to frame adjacent streets and open spaces in a 
way that respects the existing and/or planned street proportion;  
b) new buildings shall allow for appropriate transitions in scale to neighbouring 
existing or planned buildings;  
c) adequate light and privacy shall be provided for users of the building and for 
users of adjacent buildings and spaces; and  
d) shadowing of and uncomfortable wind conditions on neighbouring streets, 
properties, parks and open spaces caused by the buildings shall be minimized.  

 
Comment: as identified earlier in the report, the building has been designed and sited to 
ensure an efficient use of the available land and to minimize visual and environmental 
impacts on the adjacent properties and neighbourhood. While is it difficult to quantify 
this statement, the fact remains that those that attended the proponent-led Public 
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Information Centre (PIC) did not raise any issues of incompatibility with the surrounding 
neighbourhood, leading to this statement being made. 

 
3.  Parking and Servicing  

 
Vehicle parking, vehicular access, service areas and utilities shall be located and 
organized to minimize their impact on the property and on surrounding properties to 
improve the safety and attractiveness of adjacent streets, parks and open spaces by:  

 
a) using shared service areas where possible, including public and private lanes, 
driveways and service courts to minimize points of conflict;  
b) consolidating and minimizing the width of driveways and curb cuts across the 
public sidewalk;  
c) screening surface parking lots from adjacent streets;  
d) integrating service and utility functions within buildings where possible;  
e) providing underground parking where possible;  
f) limiting surface parking between the front face of the building and public street 
or sidewalk; and  
g) integrating above-ground parking structures, where permitted or appropriate, 
with building design, and have usable space at-grade facing adjacent streets, 
parks and open spaces.  

 
Comment: Of the 125 provided parking spaces, five are located on the exterior, with the 
remainder provided in a combination of interior below grade, at grade and above grade 
locations. Access and routing into, through, and out of the site has been designed to be 
efficient, safe and visually pleasing, while meeting the requirements of the City in terms 
of engineering standards.  

 
4.  Amenity Space  

 
Every significant new multi-residential development will provide indoor and outdoor 
amenity space for residents of the new development. Each resident of such development 
will have access to outdoor amenity spaces such as balconies, terraces, courtyards, 
rooftop gardens and other types of outdoor spaces.  

 
Comment: as identified in the report above, the entire sixth floor (interior and rooftop) 
is devoted to providing amenity space in the form of a common/party room, and gym, 
lounge, games room and kitchen areas, and an outdoor terrace providing both hard 
surfaced and green areas. 

 
5.  Buffering and Screening  

 
In order to minimize the negative effects of development on other land uses, buffering 
and/or screening will be provided wherever conflicts are identified. The City's Zoning By-
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law, site plan agreements and other special agreements will ensure that adequate 
buffering and/or screening is provided as required.  

 
Buffering and/or screening may include one or more of the following measures:  
 

a) the separation of uses and/or buildings by means of greater-than-normal 
setbacks;  
b) restrictions on outside storage of goods, materials or equipment;  
c) restrictions on parking facilities;  
d) restrictions on loading facilities in industrial or commercial areas;  
e) restrictions on the location and type of outdoor lighting equipment, including 
the direction of illumination;  
f) the installation of fences, walls and earth berms to create a visual barrier; and  
g) vegetative screens and other forms of landscaping.  

 
Comment: the above requirements have been incorporated into the building design and 
site plan where required by the Zoning By-law and/or Administration requests. 

 
7.  Urban Design Briefs  

 
For new development or redevelopment, the submission of an Urban Design Brief shall 
be required to demonstrate consistency with the design policies of this Plan to the 
satisfaction of the City. 

 
Comment: All applicable Urban Design Brief items identified to be required during the 
Pre-consultation meeting have been addressed and incorporated into this report. 

 
 Section 6.2.2 City Systems (Stormwater Management) 
 

6.  Stormwater Management Report  
 

Urban development interferes with the natural movement of water in the hydrologic 
cycle. Decreased infiltration of rainfall and snowmelt leads to increased stormwater 
runoff.  

 
The objective of a Stormwater Management Report is to evaluate the effects of a 
proposed development on the stormwater and drainage system, and to recommend how 
to manage rainwater and snowmelt within a proposed development. Stormwater 
Management Reports shall, to the satisfaction of the City:  

 
a) identify the water quality and quantity impacts of the change in stormwater 
runoff on existing infrastructure and watercourses caused by a proposed 
development;  
b) assess any potential impacts on local and regional flooding;  
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c) identify improvements to municipal infrastructure required to support the 
proposed development;  
d) determine mitigation measures to minimize any negative impacts of the 
development on surface and groundwater features, water quality, the drainage 
system, and the natural environment; and  
e) identify opportunities for on-site water storage, infiltration, and pre-treatment 
control facilities and features in development and redevelopment sites.  

 
The City may require that the stormwater management report submitted by an applicant 
be subject to peer review. The applicant shall reimburse the City for costs of such peer 
review. 

  
Comment: a Stormwater Management Report has been prepared by a licensed engineer 
and will be submitted concurrently with this report. Its findings have been incorporated 
into the site plan where appropriate.  

 
6.4.3  Parking Facilities  

 
The overprovision of parking and the creation of areas dominated by parking 
infrastructure can have a negative impact on the pedestrian environment and transit 
ridership, as well as providing an incentive for single-occupant vehicle use. An effective 
parking management strategy should provide a range of parking options suited to 
different users while acknowledging that the ultimate goal is a reduction in overall auto 
use and an increase in more active, shared forms of transportation.  

 
1. Parking Standards  

 
The Zoning By-law shall establish minimum and maximum off-street parking standards 
for all appropriate land uses and forms of development. These minimum parking 
standards will be related to the amount of traffic generated by individual uses. 

 
Comment: as per the Zoning By-law, a ratio of 1.5 spaces per dwelling unit is required 
(150 spaces) however it is proposed that a reduction in this ratio to 1.22 spaces per 
dwelling unit be permitted (122 spaces). Further, for the commercial use, the By-law 
requires 1 space per 20 sq. m of floor area (three spaces), which is provided. 

 
It is noted that based on the targeted market (retired singles and couples) for the condo 
units, it is anticipated that most units will only require parking for a single car. As well, 
each unit shall be allotted one parking space as part of the sales agreement (100 units / 
parking spaces). The remaining provided parking spaces will act as visitor and resident 
overflow spaces. It should be noted that a slight deficiency in required visitor parking 
spaces is observed, and this is addressed in the zoning discussion below. 

 
It is further anticipated, due to the close proximity of the Centennial Park recreation 
facility, as well as the Front Street and downtown commercial areas (both within 
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reasonable walking distance), that some residents will not have a vehicle, thereby 
reducing the strain on the parking situation. 

 
5.  Pedestrian and Bicycle Facilities  

 
New development and redevelopment shall ensure the safe and convenient movement 
of pedestrians through site design, building orientation, and the on-site and off-site 
provision of pedestrian and cycling facilities. Pedestrian amenities such as appropriate 
sidewalk widths, benches and other forms of street furniture, and protection from the 
sun and rain using trees, canopies and arcade designs, are encouraged. Wider sidewalks 
shall be considered in areas of high pedestrian volumes, such as within growth areas and 
near major institutions.  

 
Multi-unit residential and mixed-use buildings shall require secure, long-term indoor 
bicycle parking for residents in addition to a smaller amount of short-term visitor bicycle 
parking. Long-term bicycle parking should be easily accessible to encourage regular 
bicycle use while protecting residents’ property from both visitors and other residents in 
the building. Other forms of development shall be encouraged to provide short-term 
visitor bicycle parking and bicycle storage facilities.  
 

 Bicycle parking standards shall be implemented through the Zoning By-law. 
 

Comment: indoor bicycle parking is provided on the first floor (parking garage) and is 
available to both residents’ long-term use and visitors’ short-term use.  

 
 5.4  Zoning By-Law 
 

As described earlier in this report, the subject parcel is currently zoned General Commercial 
3 (GC3) which permits the proposed mixed use commercial/residential building. Please refer 
to Appendix “C”. Throughout the design and siting of the proposed building every attempt 
has been made to meet or exceed the GC3 Zone performance standards. However, in order 
to maximize efficiencies in design and servicing, it is proposed that a number of the 
required performance standards be adjusted to permit the structure as designed. As such it 
is proposed that the zoning by-law be amended to: 
 
• permit a commercial use on the ground floor of the multiple use  apartment dwelling 

with an interior footprint of 59 sq. m 
 

Comment: in order to accommodate the proposed below-grade, at-grade and above-grade 
parking spaces, and to accommodate the common spaces at ground level and common-
spaces design it is not possible to provide a ground floor consisting of all commercial space. 
Although it is not articulated in the zoning by-law, it is my opinion that the requirement to 
provide entire ground floor coverage with a commercial use(s) is to ensure both a physical 
and social separation between the commercial and residential uses. In this case, the 
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residential component of the building does not occur until the 6th floor, thereby providing 
the separation intended. 

 
• reduce the lot area per unit required to accommodate a 100-unit multiple use 

apartment dwelling from 5050 sq. m to 2900 sq. m  
 

Comment: the minimum lot area per unit is designed to ensure adequate exterior space for 
parking and amenity space for tenants and visitors. As per the discussion on parking below, 
and the fact that the landscaped open space requirement is met, the reduction in minimum 
lot area per unit is appropriate. 

 
• increase the maximum permitted lot coverage for an apartment-type dwelling from 35% 

to 40% 
 

Comment: in the case of an apartment-type dwelling, the maximum lot coverage 
percentage is generally lower than for low-density type dwellings to allow for adequate lot 
area to accommodate the parking for the higher density use. However in this case, the 
parking (for the most part) is provided within the building footprint, thereby reducing the 
exterior parking land area requirements. It should be noted that although the proposed lot 
coverage is increased, the provided landscaped open space meets the by-law requirement 
of 40%. 
 
• Remove the requirement for a 3 m Planting Strip (3.20(2)(a)(d)) along the northerly side 

lot line, and reduce the 3 m Planting Strip requirement along the front lot line to 1 m. 
 

Comment: planting strips are generally designed to provide a visual and physical buffer 
between hard surfaced (parking & aisle ways) features on one lot and an abutting lot 
containing a more sensitive (residential) use and/or street line. In this case, the abutting 
residential use to the north is an existing high-rise development that is set back from the 
proposed new condominium, with a green space separation already existing between the 
existing and new predominantly residential uses. 

 
Along the front property line, the proposed 1 m planting strip, together with a grass and 
treed boulevard strip that exists between the actual travelled roadway and proposed 
parking area, effectively provides the visual and physical barrier that the strip is designed to 
provide. 

 
• Increase the maximum permitted building height from 45 m to 60 m 
 
Comment: The increased 15m building height will allow one addition level of residential 
units, along with one level of associated parking for those units. Based on this increased 
height, and in review of the Shadow Study, the visual impact and ground level impact of the 
additional height is negligible. It is felt that the additional height will allow for the greatest 
use of the property from an intensification perspective without causing undue negative 
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affect the local servicing and traffic infrastructure, thereby assisting to implement important 
Provincial, County and local policies. 

 
• Decrease the minimum required rear yard depth from 10 m to 3.5 m 
• Decrease the minimum required side yard depth from  21 m (6 m plus ¼ building height) 

to 2.7 m (south side) and 6.4 m (north side) 
 
Comment: the subject parcel is irregular in shape (width and depth) in that none of the 
corners intersect at right angles to each other. As such it is not possible to site the proposed 
building in compliance with the side and rear yard setback requirements. 
 
That said, in speaking with the architect, the reduced setbacks will not impact on the ability 
to construct the building, or to maintain it in the future. Further, there are at least seven 
other examples of high-rise buildings located on the Front Street corridor, between 
Cromwell Street in the downtown sector to the south, and Nelson Street to the north. From 
an aerial review of these developments it appears that these also have been constructed 
with reduced setback requirements. 
 
Affecting many of these other high-rise buildings on Front Street, and also this new 
proposed building, is an existing rail line that runs parallel to Front Street between the 
street and these buildings. In discussion with Administration it was reported that a 
combined 50 foot horizontal / vertical setback to the closest residential unit was required. 
For this building the closest residential unit (7th floor) maintains a roughly 10 foot horizontal 
and a 70 foot vertical setback thereby meeting this requirement. Also, due to the proximity 
of the rail line, the developer had a Noise and Vibration Study prepared by a qualified 
professional, the result indicating that any noise and vibration issues can be mitigated 
through the implementation of the building design. 
 
• decrease the required residential parking from 1.5 spaces per dwelling unit to 1.22 

spaces per dwelling unit 
• decrease the required visitor parking spaces from 25 to 21 parking spaces 

 
Comment: as previously discussed earlier in the report (Sarnia Official Plan – Parking), as per 
the Zoning By-law, a ratio of 1.5 spaces per dwelling unit is required (150 spaces) however it 
is proposed that a reduction in this ratio to 1.22 spaces per dwelling unit be permitted (122 
spaces). Further, for the commercial use, the By-law requires 1 space per 20 sq. m of floor 
area (three spaces), which is provided. 

 
It is noted that based on the targeted market (retired singles and couples) for the condo 
units, it is anticipated that most units will only require parking for a single car. As well, each 
unit shall be allotted one parking space as part of the sales agreement (100 units / parking 
spaces). The remaining provided parking spaces will act as visitor and resident overflow 
spaces.  
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It is further anticipated, due to the close proximity of the Centennial Park recreation facility, 
as well as the Front Street and downtown commercial areas (both within reasonable 
walking distance), that some residents will not have a vehicle, thereby reducing the strain 
on the parking situation. 
 
As such, it can be stated that the reduction in required parking spaces is both reasonable 
and appropriate. 

 
Comment: the driving force behind this development in this location is the strength and clarity 
of the existing Provincial, County and Sarnia policies which promote redevelopment of 
underutilized parcel and intensification of residential use within built areas without the need to 
upgrade existing servicing infrastructure. Aside from these redevelopment and intensification 
policies, Sarnia Council provided a very clear direction for the future success and sustainability 
of the City when it adopted the Official Plan, namely the Principles of a Vibrant City found in 
Section 2, which this development clearly adheres to and implements. 
 
It is my view that the implementation of the important high-level policies that this development 
provides, at all levels, far outweigh the site-specific adjustments to the existing zone 
performance standards noted above. In allowing these adjustments it is further my view that 
no offence to the Official Plan, or to the greater Sarnia community, is made. 
 
Therefore, it is my opinion that the zoning by-law amendment to permit the development is 
appropriate and represents good planning. 
 
5.5 Site Plan  
 
The proposed site plan, attached as Appendix “D”, details the proposed 19-storey, mixed use 
commercial/residential building, containing one commercial unit and 100 residential 
condominium units, on a total site area of 2,900 sq. m (31,216 sq. ft.).  
 
It should be noted as per the attached site plan: 
 

• 125 parking spaces are provided (five exterior; 120 interior) 
• Eight dedicated bicycle storage spaces are provided (interior) 
• One Loading Zone parking space is provided  
• An appropriate fire route is provided 
• Garbage collection and storage is provided in the building 
• Landscaped open space is maximized to the greatest extent possible 

6.0 CONCLUSION 
 
Based on the above analysis of Provincial, County and municipal policies, it is my opinion that 
the proposed 19-storey mixed use commercial/residential building conforms to, and 
implements important Provincial, County and municipal policies surrounding housing and 
intensification in identified settlement areas. 
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In conclusion the proposed mixed use commercial and residential condominium development 
represents sound planning for the reasons contained within this report. 
 
 
Prepared by:       Reviewed by: 
 
         
          ___________________________ 
David French, BA, CPT     Tom Storey, M.Sc., MCIP, RPP 
Storey Samways Planning Ltd.         Storey Samways Planning Ltd.  
 
 
Attachments: 
 
Appendix “A” – Key Map 
Appendix “B” – Sarnia Official Plan Map Schedule 1 
Appendix “C” – Sarnia Zoning By-Law Map Schedule Excerpt 
Appendix “D” – Site Plan 
 
  



135 Water Street Condos, Sarnia 
Planning Justification Report 
 
 

Page 20 of 23 
 

Appendix “A” – Key Map 
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Appendix “B” – Sarnia Official Plan Map Schedule 1 
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Appendix “C” – Sarnia Zoning By-law Map Schedule Excerpt 
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Appendix “D” – Site Plan 
 

 


	1.0  GENERAL FILE INFORMATION
	Directly to the south is an industrial building containing the Henry T. Ross Substation (Bluewater Power); to the west is a private rail line with Front Street, Centennial Park and the St. Clair River beyond that; to the north are two nine-storey apar...

