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GENERAL NOTE: 
All projections and forecast results presented should be regarded as indicative and not 
necessarily precise measurements. They are based on information known up to this 
point in time and are subject to changes in project timelines, refinements, market   
conditions, methodology and approvals.  
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INTRODUCTION 
OVERVIEW 
Sol-Arch Inc. Planning + Architecture (“Sol-Arch”) has been retained by Cantam Group 
Ltd. (“the applicant”) to provide planning support and advisory services regarding a 
redevelopment proposal at 1273-1289 London Road, in the City of Sarnia. (“the subject 
site”)  
 
This Planning Rationale and Urban Design Brief has been prepared in support of an 
Official Plan Amendment, Zoning By-law and Site Plan Approval applications in 
accordance with requirements and parameters of the City of Sarnia. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure1. Location within the City 

 Subject Site 
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THE PROJECT AREA 
 
SURROUNDING AREA 
The subject site is located slightly east of the geographic middle of the City of Sarnia 
along an east / west arterial roadway. (London Road) 
The subject site is contained within Census Canada tract geographic code #0102.02.   
Nearby to the site area are the following land uses and prominent structures: 
• To the EAST,  

large scale single storey commercial/wholesale, retail facilities and various  other 
business services. 
 

• To the WEST, 
Afton Drive ROW and large scale single storey commercial/wholesale retail     
facilities and low and medium density residential southerly along Afton Drive.  
 

• To the NORTH,  
large scale single storey commercial/wholesale retail facilities, various other 
business services the Watson Nature Trail and residential beyond. 
 

• To the SOUTH 
A drainage channel / open space with connecting trail, Hydro electric facility and 
road access and existing planned low-rise residential subdivision 

 
The subject site is in close proximity to a public trail, community centre and arena 
facility.  Several other public parks and facilities are nearby including other nearby 
opportunities for active and passive recreation.  
 
The subject site is reasonably well serviced by community services and facilities that 
support the health, safety and well being of local and future residents.  Additionally, 
once completed the project is capable of offering leasable space suitable for use by 
community service providers.  
 
The site is in the immediate proximity to a unique mix of commercial, institutional, 
residential and recreational uses 
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Figure 2. Neighbourhood Aerial 
 
EXISTING DEVELOPMENT 
 
The site contains 4 existing structures.    
Three of these buildings are auto oriented pad format restaurant buildings fronting onto 
London Road as well as a larger restaurant/warehouse building further inset behind 
1273 London road.  There are three road access locations two from Afton Drive and one 
from London Road.  Other than the parking and landscape areas associated to the 
buildings the remainder being a  significant portion of the site is undeveloped.  A 
roadway partially built to municipal standards extends south from London Road 
approximately 80M into the site. 
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Existing Site Statistics 
MUNICIPAL ADDRESS BUILDING USE BUILDING AREA 

(sq.m) 
# OF 

STOREYS 
1273 London Road Restaurant 447.66 1 

1283 London Road Restaurant 707.76 1 

1289 London Road Restaurant 252.89 1 

1273 Rear London Road Warehouse/Restaurant 2,381.53 2 

 Total 3 789.84  

 
The site currently contains a small number of trees primarily in the east and south 
sections of the unbuilt sections of the site. Additionally, some trees are existing   within 
the Afton Dr. ROW 
The site is not contained within a Heritage Conservation District. 
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PAST PLANNING APPROVAL 
 
The development of the site has occurred in phases over the past 20 odd years.  
 
The initial development of the site involved municipal addresses 1273 & 1289 London 
Road, as well as the structure to the rear of 1273 London Road. Both properties were 
developed as Restaurant uses. 
 
In 2008, a Site Plan Approval Application was submitted as per Phase II (Plans are 
amended to this report). Phase II developed 1283 London Road as a Restaurant Use. 
The development of 1283 London Road involved a series of easement for services that 
are still in place today. 
 
The 2008 application added  the new building at 1283 London Road as well as creating 
additional shared parking available to both 1273 & 1283 London Road. 
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SITE DESCRIPTION  
 
The subject site is an irregular shaped parcel of land located having street frontage on 
the south side of London Road and flankage onto Afton Avenue.   The municipal  
address is 1273 to 1289 and is comprised of one property being 38,559.74 square 
metres (S.M.) or 3.8559 hectares (Ha.).   Alternatively, this equates to 415,052.7 square 
feet (S.F) or 9.5283 acres.   The site and is generally flat in topography.  
 
The site currently contains a small number of trees primarily in the east and south 
sections of the unbuilt sections of the site. Additionally, some trees are existing   within 
the Afton Dr. ROW 
The site is not contained within a Heritage Conservation District. 
The site has the following approximate measurements: 

- Northern boundary along London Rd. of 162.5 m. (533.1 ft.) and approx. 80 m. 
(262.5 ft.) further along the southern boundaries of 1295 &1307 London Rd. 

- southerly along Part 10, 25R-5658 on Afton Dr. 28.792 m. (590.77 ft.) and further 
along the Bissel MacArthur Drain of approx. 228.929 m. (751.08 ft.) 

- western boundary south along Afton Dr. of 180.068 m. (590.77 feet) and 31.368 
m. (102.9 ft.) Along the east boundary of 1245 Afton Dr. 

- an easterly boundary along adjoining 1295 London Rd. of 85.56 m (280.71ft.) 
and   further southerly 44.934 m. (147.42 ft.) 
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Figure 3. Topographic Survey of Existing Property (credit to Nisbet, Robertson OLS) 
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THE DEVELOPMENT PROJECT 
 
PROPOSED SITE DESIGN  
The applicant is proposing to redevelop the currently under-utilized site into a mixed-use 
development.   In addition to the existing commercial uses previously described above 
along London Road, 3 new are proposed at the rear.   
The proposal requires the removal of the previously mentions Commercial/Warehouse.  
The proposal is for the following: 

Proposed Site Stats 
Coverage 10.29%   
Municipal Address Building Footprint (sq.m)   
1273 London Road 447.66 sq.m 
1283 London Road 707.76 sq.m 
1289 London Road 252.89 sq.m 
Building A 853.01 sq.m 
Building B 853.01 sq.m 
Building C 853.01 sq.m 
TOTAL 3967.34 sq.m 
Proposed Setbacks (m)     
  Building A   
  Front Setback 55.12 
  South Setback 118.55 
  East Setback 100.42 
  West Setback 22.02 
  Building B   
  Front Setback 100.71 
  South Setback 65.14 
  East Setback 103.92 
  West Setback 22.02 
  Building C   
  Front Setback 117.94 
  South Setback 52.84 
  East Setback 49.52 
  West Setback 81.02 
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The proposed new buildings feature a single built form - 9 storeys and 30.5m in height. 
The municipal curb cuts will be utilized on the Afton Road frontage for vehicular access.   
The proposed site will request a site specific By-law to permit a mixed-use 
commercial/retail with Student Housing. 

 
Figure 4. Proposed Site Plan. (Credit to Cantam Group Ltd.) 
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2) CONTRACTORS MUST CHECK AND VERIFY ALL DIMENSIONS AND
CONDITIONS OF THE PROJECT AND MUST REPORT ANY DISCREPANCIES
TO THE DESIGNER BEFORE PROCEEDING WITH CONSTRUCTION.
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PROPOSED BUILDING DESIGN 
The residential component (buildings A through C) will offer the following. 

 
BUILDING 

NAME 
TOTAL 
BEDS 

TOTAL # OF UNITS  UNIT BREAKDOWN 

Building ‘A’ 280 72 8 – 3 Bedroom Units 
64 – 4 Bedroom Units 

Building ‘B’ 315 81 9 – 3 Bedroom Units 
72 – 4 Bedroom Units 

Building ‘C’ 315 81 9 – 3 Bedroom Units 
72 – 4 Bedroom Units 

TOTALS 910 234 26 – 3 Bedroom Units 
208 – 4 Bedroom Units 

 
 
 
 
 
 
 
 
 

BUILDING PROPOSED 
BUILDING 

FOOTPRINT 

# OF 
STOREYS 

BUILDING 
HEIGHT 

USE 

Building ‘A’ 853.01 sq.m 9 30.5m Commercial/Retail 853.01 
sq.m – Ground floor 

280 Beds – Floors 2-9 
Building ‘B’ 853.01 sq.m 9 30.5m 315 Beds – Floors 1-9 

Building ‘C’ 853.01 sq.m 9 30.5m 315 Beds – Floors 1-9 

   TOTALS 910 Beds 
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Figure 5. Proposed Typical Floor Plan (Credit to Cantam Group Ltd.) 
 
Impacts upon the existing commercial uses fronting the property are minimized and the 
majority of the work is at the rear section of the property. Loading and access to the 
existing commercial restaurant buildings will not be substantially altered. 
 
Elevations will have a high quality consistent look and vocabulary yielding an attractive 
and prominent finished project. 
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Figure 6. Proposed Typical Front Elevation (Credit to Cantam Group Ltd.) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GENERAL NOTES:

1) ALL DRAWINGS AND DESIGNS ARE COPYRIGHTED AND PROPERTY OF
CANTAM GROUP LIMITED AND CANNOT BE REPRODUCED EXCEPT WITH
SPECIFIC WRITTEN CONSENT FROM THE DESIGNER.

2) CONTRACTORS MUST CHECK AND VERIFY ALL DIMENSIONS AND
CONDITIONS OF THE PROJECT AND MUST REPORT ANY DISCREPANCIES
TO THE DESIGNER BEFORE PROCEEDING WITH CONSTRUCTION.

3) DO NOT SCALE DRAWINGS.

DRAWING NO.

NO. YYYY/MM/DDDESCRIPTIONS

DRAWING:

PROPOSED 9-STOREY MIXED-USE
BUILDINGS FOR COMMERCIAL AND
STUDENT RESIDENCE

PROJECT:

1273-1289 LONDON ROAD, SARNIA, ON

SITE:

CANTAM
Group Ltd.

2.#00+0)��	��$7+.&+0)��%1057.6#065
����6#25%166�41#&��70+6�������6141061��10�/�:��0�
6'.�����Ä���Ä������Ä��(#:�����Ä���Ä����©

 C
O

PY
R

IG
H

T

PROJECT COORDINATOR:

R1 2017 / 11 / 17ISSUED FOR REVIEW

R2 2019 / 12 / 18ISSUED FOR REVIEW

BUILDING ELEVATION

SPA

DRN BY: LS

SCALE: AS SHOWN

DATE:NOV. 17, 2017

CHK BY: MB



 

 

Sol-Arch

301 Keewatin Avenue Toronto, Ont. M4P-2A4 Tel:416-884-3446 Email:solarch@sympatico .ca

PROPOSED LANDSCAPE AND AMENITY AREAS 
The project will investment in the public realm and private realm utilizing a continuous 
ground plane of streetscape treatments including: 

- Sidewalks  
- Tree plantings  
- Street furnishings.  
- Hard landscaping 
- Soft landscaping 

The proposal provides for an indoor amenity space on each floor level of Building (s) A, 
B and C. Existing exterir landscaped open space exists along the rear of building B.    
 
The proximity of the property to the Watson Trail and open space to the south will aid to 
address the provision of exterior amenity spaces. 
 
Direct access from the proposed project will be provided to the Watson Trail located on 
the south portion of the property. A realignment of the existing drainage feature on the 
property is proposed. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

Sol-Arch

301 Keewatin Avenue Toronto, Ont. M4P-2A4 Tel:416-884-3446 Email:solarch@sympatico .ca

PROPOSED VEHICULAR ACCESS  
Currently, Vehicular access to the site is located at two driveways along Afton Drive and 
a signalized double private entrance at London Road. The development project 
proposes to maintain access at the existing signalized entrance at London Road -   the 
road is built generally built to municipal standards. The existing two curb cuts along 
Afton Road are proposed as entrances. In total there are three vehicular accesses 
proposed to the site 
Internal vehicular circulation will be oriented with minimal disruption to existing 
commercial operations.  Access to new buildings and parking has been located in a 
logical circulation pattern. It is proposed that a section of the former Afton Drive be   
amalgamated into the project area and be occupied by Building ‘C’. 
 
As per the site plan below, the hatched portion of the surface parking area will be used 
exclusively for the restaurant uses that front on London Road with the remaining spaces 
available to the Student Housing. 
 
The development proposes a westbound left turn signal phase at the London 
Road/Unnamed Rd intersection. 
 

 
Figure 7.  Proposed Site Plan (Credit to Cantam Group Ltd.) 
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PROPOSED PARKING 
The proposal shall propose 435 vehicle spaces to meet the requirements of the 
proposed development. The zoning By-law requires 1 space/4 beds in a Student 
Housing Building. The breakdown is as follows. 
 

MUNICIPAL ADDRESS BUILDING USE PARKING PROVIDED 

1273 London Road Commercial 
157 

1283 London Road Commercial 
1289 London Road Commercial 34 

Building ‘A’ Student Housing  
244 Building ‘B’ Student Housing  

Building ‘C’ Student Housing  
 TOTAL 435 

 
The residential student housing  proposes 12 Handicapped Accessible Spaces. 
 
The restaurant uses will maintain the 8 Handicapped Accessible Spaces available 
today. 
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PROPOSED BICYCLE ACCESS AND PARKING 
Bicycle access to the site is proposed at the several double driveways along the 
municipal roadways in addition to the continuation and linkage of the Watson Nature 
Trail.  Bicycle parking will be provided in the basement of each building. 
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PROPOSED LOADING ACCESS  
 
The three restaurant properties that front onto London Road will maintain their loading 
spaces as well as garbage collection pads. 
 
For the proposed Buildings A, B and C each will have an interior garbage collection and 
recycling room. A site manager will collect the garbage for pickup at a proposed loading 
space ai the south-west corner of Building ‘B’ 
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PLANNING POLICY ANALYSIS AND CONTEXT  
 
PROVINCIAL POLICY STATEMENT (2014) 
The in-force Provincial Policy Statement (PPS) came into effect April 30, 2014.   Under 
the 2014 PPS, municipal decisions affecting planning matters “shall be consistent with” 
the policy statement under the Act.    
The policies of the PPS guide upper and lower tier municipalities to achieve strong 
communities that use land efficiently, protect the environment and public safety, are 
healthy and livable and facilitate growth. 
 
The following outlines how the proposal responds to the key planning objectives and 
policies with respect to economic development, residential intensification, growth 
management and urban design principles. 
 
Section 1.1 highlights the need to sustain healthy, livable and safe communities by 
promoting efficient development and land use patterns, providing a range of residential, 
employment (including commercial) and open space uses, avoiding development which 
may cause public health, environmental or safety concerns,promoting development 
standards that are cost-effective and minimize land consumption, and ensuring 
necessary infrastructure and public service facilities are or will be available to meet 
current and projected needs.   
 
Section 1.1.2 directs municipalities to make sufficient land available through  
intensification and redevelopment to accommodate a range and mix of housing for up to 
20 years.  
 
Section 1.1.3 addresses growth and regeneration in settlement areas and directs land 
use patterns to achieve a density and mix of uses that appropriately uses land, 
resources, infrastructure and public services facilities (planned or available) and avoid 
the need for unjustified and uneconomical expansion.   As well, a range of uses and 
opportunities for intensification and redevelopment shall be identified and promoted, 
taking into account existing building stock and areas and the availability of existing or 
planned infrastructure and public service facilities.  Planning authorities shall establish 
and implement minimum targets for such intensification and redevelopment. 
 
Section 1.4 of the PPS considers housing provision and directs that a range of housing 
types and densities be provided to meet the requirements of current and future 
residents of the regional market area, including maintaining the ability to accommodate 
residential growth for a minimum of 10 years through residential intensification and 
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redevelopment.   The PPS encourages an appropriate range of housing types and    
densities by ensuring housing forms meets the social, health and well-being 
requirements of current and future residents, facilitating all forms of residential 
intensification and redevelopment and directing new housing to locations where an   
appropriate level of infrastructure and public standards that minimize the cost of housing 
and facilitate compact form and encourages densities that efficiently use land, 
resources, infrastructure, public service facilities and support alternative transportation 
modes and public transit. 
Healthy and active communities are promoted through safe public streets and spaces 
that facilitate pedestrian movement and provide for a full range and equitable 
distribution of recreation infrastructure, including transportation systems, be efficiently 
and that land use patterns, uses and density support viable choices for public transit 
and other alternative transportation modes. Achieving compact development form 
(nodes and corridors), a mix of uses and promoting the use of public transit is 
recognized in Section 1.8 as supporting energy-efficiently and air-quality  initiatives. 
 
 
Section 1.7 of the PPS promotes economic prosperity by encouraging the long-term 
availability of land, resources, infrastructure and public service facilities. 
 

The proposal is consistent with the above policies of Section 1 of the PPS 
by proposing efficient and compact development in a form that responds to 
the regeneration and intensification policy objectives and better utilizes 
existing land, infrastructure and public transit.   The proposal provides for 
an effective form of infilling at a density that is complementary to the 
surrounding land uses, provides improved student housing options that 
further contribute to the long-term growth and economic initiatives of the 
Province of Ontario.  
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COUNTY OF LAMBTON OFFICIAL PLAN 
The Lambton County Official Plan was adopted by the council of the County of Lambton 
on September 6, 2017 and subsequently approved by the Province on March 21, 2018, 
as amended.    
 
The Official Plan provides a framework for managing anticipated growth in the region to 
2031 in order to build strong, prosperous communities.  It is intended to guide decisions 
on various issues including transportation, land use planning and housing in order to 
promote and protect economic prosperity in the region.   The Official Plan reflects and 
builds upon other government initiatives such as the 2014 Provincial Policy Statement 
(P.P.S.) and The  Planning Act. 
 
The County Official Plan notes the importance of a diverse economy and directs growth 
to built-up areas where infrastructure exists, in order to avoid urban sprawl and its 
adverse impacts on the natural environment. The vision for the Plan is founded on the 
principles of building compact, vibrant and complete communities, planning and 
managing growth to support a strong a competitive economy, protecting and enhancing 
valuable natural resources of land, air and water, optimizing the use of existing and new 
infrastructure, supporting compact, efficient form, recognizing the diversity of 
communities in the County; and promoting collaboration among all sectors, government, 
private, non-profit and residents to achieve the vision. 
 
The following outlines how the proposal specifically responds to the key planning 
objectives and policies with respect to economic development, residential 
intensification, growth management and urban design principles. 
 
Section 2.1 - Improving Quality of Life 
 The subject proposal will positively contribute to the planning and 
 development objectives outlined in sub-sections 2.1.4 through 2.1.9 and 
 2.1.24 by creating new public spaces, growth opportunities and 
 accessibility to under-utilized public link ages ensuring a safe and 
 attractive streetscape where none had previously existed.  
 
Section 2.3 - Housing 

The subject proposal will help to contribute to meet the County growth and           
population projections/forecasts delineated in policies 2.3.1 to 2.3.3.    
 
The proposal will satisfy policies 2.3.4 through 2.3.12 by adding housing in 
a form, tenure, typology and size which considers the local demographics 
and leverages    intensification opportunities to create new affordable 
student rental apartments in close proximity to hubs, cultural nodes, 
education facilities and existing transit. 
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Section 2.4 - Affordable Housing 
The development proposal will create new affordable housing specifically 
supporting almost all policies of this section especially 2.4.8, 2.4.9, 2.4.10 
and 2.4.11. 

 
Section 2.7 - Climate Change 
 The affordable housing created by the development proposal is compact in 
 built form, within a node and promotes active transportation with 
 shortened commutes and transit usage specifically supporting policy 
 2.7.1. 
 
 An updated stormwater management system for the entire site will aid 
 satisfaction  of policy 2.73.  
 
Section 2.8 - Sustainability 
 The development proposal will incorporate building and landscape 
 elements that are sympathetic to the sustainability goals of policy section 
 2.8.  
 
Section 3.1 to 3.3 - Growth 
 The subject proposal will positively contribute to the growth and 
 development objectives of these sections. 
 
Section 5.5 - Locations for Economic Development 
 The subject proposal will in general terms will contribute to create, protect 
 and improve the viability, economic activity and employment within the 
 local area and the County. 
 
Section 7.2 - Transit Network 
 The development adds residential population growth and likely transit 
 users in a location of existing transit services enabling better transit cost 
 effectiveness and modal split. 
 
Section 7.3 - Cycling and Walking Trails 
 The site planning within the development connects the Howard Watson 
 Nature Trail through the site linking the north side of the trail across the 
 proposed new signalized intersection of relocated Afton Drive and London 
 Drive to the natural heritage system and open space/parkland further 
 southward. This fulfills numerous policy objectives of this section to the 
 benefit of new and existing residents to facilitate active and alternative 
 transportation for safe, comfortable travel for pedestrians and cyclists. 
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Section 7.10 - Water and Sanitary, Storm Sewers 
 The development adds residential population growth in a location of 
 existing services enabling cost effective service delivery and improvement 
 of existing treatment systems. 
 
Section 7.11 - Waste Management 
 The development will comply to waste generation and disposal policies. 
 
The proposed development positively implements the policies of the County of Lambton 
Official Plan as outlined above. 
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CITY OF Sarnia: OFFICIAL PLAN 
This proposal is subject to the policies of the City of Sarnia Official Plan (“Official Plan”).  
The 2014 Official Plan is in effect as of June 2014 with an Office Consolidation in July 
2016. 
 
LAND USE DESIGNATION 
The Land Use Plan (Map 8) designates the subject site as “Commercial Centre”.  The 
following outlines how the proposal responds to the key planning objectives and policies 
with respect to economic development, residential intensification, growth management 
and urban design principles. 

 
 
 
 
 
 
 
 
 
 
 

Figure 8. City of Sarnia Official Plan Land Use Designations - Map 8 
Section 4.5 - Parks and Open Space 
The City Parkland MAP of the Official Plan depicts parklands in the area surrounding 
the subject site. Depicts a good availability of green spaces and parks within close 
proximity to the development site, 

This development proposal does not add publicly dedicated parklands but 
will add publicly dedicated open space.   It can and will provide significant 
enhancements to the public and local residents. 
These include:  
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o Watson Nature Trail extension. 
o active and passive recreational opportunities. 
o extensive tree plantings and greening.  
o new and enhanced publicly accessible privately-owned open spaces, 
o Cash in lieu of dedicated parkland 
o the project will add green infrastructure and tree canopy to a site and 

a portion of the City that has a lack of vegetated cover due to the 
undeveloped commercial nature of the land uses. 
 

The applicant through the course of approvals will work with the City to 
review its’ options to address parkland dedication through a combination 
of cash-in-lieu, and the potential for the provision of publicly accessible 
privately owned open space. 

 
 Through site connectivity will be maximized and enhanced while cognizant 
 of the  existing site constraints in adjoining land uses.  These investments 
 will create a  new public realm in this area, which did not previously exist, 
 and aid in connecting the existing North/South sections of this  City of 

Figure 9. Sarnia Official Plan City Parkland Map 
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Section 4.6 - Mainstreets and Commercial Areas 
A definition of a “Mainstreams and Commercial Area” is as follows: 
 The City maintains existing and planned mixed-use and commercial areas of 
 varying forms and functions.  Each of these mainstreets and commercial areas is 
 different in character, and potential to grow, and scale. Some reflect historic 
 main streets, while others redevelopment. While these areas are expected 
 to retain a commercial character, this Plan supports housing in locations that 
 do not undermine large scale retail opportunities.   Renewal and regeneration of 
 mainstreams and commercial areas is encouraged in a manner that introduces 
 strategic mixed-use flexibility and improves integration with surrounding 
 neighbourhoods. Context-sensitive development is a key aspect of ensuring 
 appropriate growth. Respecting adjacent stable areas, improving the public 
 realm providing adequate parking and maintaining commercial functions at street 
 level are essential  aspects of ensuring that mainstreams and commercial areas 
 are renewed, vibrant and accessible. It is anticipated that automobile traffic will 
 remain important; however, it is the intent of this plan to develop mainstreams and 
 commercial areas in a manner that will support transit and active 
 transportation over the long term. 
 
 The proposed development will introduce new student housing dwellings  
 to an  area that has been undergoing some changes as a result of 
 economic, cultural forces, shifting jobs and services to other sectors 
 and locations. 
 
 The proposed development embraces the move away from single-use 
 districts and fosters the mixing of urban activities to meet the changing 
 economic conditions of the future and create an increasingly vibrant City. 

The proposal positively contributes to the creation of strong, well-defined 
complete neighbourhoods that makes better use of existing infrastructure, 
reduces automobile dependency, is of high quality, provides for a full 
range of housing opportunities, increases housing in mixed use 
environments, improves the competitive position of Sarnia’s economy, 
respects and enhances the existing character of neighbourhoods, 
streetscapes and open space patterns. 

 The project will contribute a significant amount of both temporary 
 construction jobs and permanent full-time employment. 
 
Section 4.6.1 - General Policies 
The proposal complies to policy objectives in 4.6.1.1 in the following manner : 
 4.6.1.1 d) by creating a concentration / mix of uses at the site location, 
 4.6.1.1 e) by establishing linkages to adjacent land uses with supporting  
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 infrastructure and open space connections; i.e.  extension of Watson   
 Trail. 
 4.6.1.1 f),by limiting impacts on adjacent uses; i.e. appropriate    
 setbacks/buffers, 
 4.6.1.1 g) creates a function as a location for social interaction; i.e    
 addition of student rentals create new potential for social and    
 cultural opportunities.  
 
The development site is partially contained within an area affected by regulations  
related to Ont. Reg. 177/06 for the existing watercourse to the south and as such 
the St. Clair Region Conservation Authority will be consulted.  
 
Section 4.6.3 - Commercial Centre designation 
 The proposal complies to policy objectives in 4.6.3 in the following manner; 
 4.6.3 b) and 4.6.3 3) encourages mixed-use development, in appropriate   
 locations, that support a range of housing types in medium and high-  
 density buildings; 
 
 The proposal complies to the criteria in 4.6.3.4 a), b), and c) by ensuring a 
 primarily commercial function of the overall site without adversely 
 impacting the function and amenity of city-wide and nearby  
 shopping districts,  The proposal is in an area of sufficient transportation 
 capacity and connectivity and will be able to accommodate traffic and 
 volumes generated and by proposing appropriate  intensification that better 
 utilizes existing infrastructure in close proximity to a transit thereby 
 reducing auto mobile dependency, increasing ridership and modal split 
 along the transit corridor while providing improved housing choices along 
 this street corridor. 
 
Section 5.2.1 - Guidelines for New Development 
 The proposal adheres to Location and Organization criteria in 5.2.1.1 by: 
 a) locating  buildings at consistent setbacks along street / open   
 space edges, 
  b) locating new building entrances to be visible and accessible to   
 public sidewalks (where possible), 
  c) locating new building ground floor uses to have views and access  
 to public streets, parks and open space (where possible), 
  d) retaining existing on-site mature trees (where possible) 
  e) virtue of its’ design the project will be CPTED enhanced. 
 
 The proposal adheres to Massing, Scale and Design criteria in 5.2.1.2 by: 
  a) massing new buildings to frame streets and open space edges, 
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  b) locating new buildings at an appropriate scale in height and   
 density to transition from existing neighbourhoods, 
 c) locating new buildings to provide adequate light and privacy for   
 users, as well as adjacent users, 
  d) minimizing negative shadow and wind effects on streets, open   
 spaces and existing users, 
 
 The proposal adheres to Parking and Servicing criteria in 5.2.1.3 by:  
  
  a) creating shared service areas (where possible) to minimize    
 conflicts, 
  b) minimizing access locations and numbers across public    
 sidewalks, thereby reducing potential pedestrian/vehicle conflicts; 
  c) providing appropriate screen to parking areas from adjacent   
 streets,  
 d) providing interior garbage and utility services where possible, 
  e) not applicable, 
  f) limiting the amount of surface parking directly between the front   
  face of the building and the street, i.e. Bldg. A and C. 
  g) not applicable, 
 
 
 The proposal will adhere to Amenity Space criteria in 5.2.1.4 by creating 
 indoor amenity areas such as student lounges and workrooms and by 
 creating outdoor amenity areas for BBQing and patios. 
 
 The proposal adheres to Buffering and Screening criteria in 5.2.1.5 by: 
  
  a) providing adequate setbacks and building separation, 
  b) providing locations for storage, materials or equipment,  
  c) providing appropriate parking areas, 
  d) carefully locating interior garbage, loading and utility facilities, 
  e) carefully locating exterior illumination, 
  f) carefully locating fences and berms (where appropriate), 
  g) carefully locating landscaped berms (where appropriate), 
 
 The proposal will adhere to Light Pollution criteria in 5.2.1.6 by directing 
 exterior, artificial lighting downward and shielded and  the use of motion 
 sensors (where appropriate) 
 
 The proposal adheres to Urban Design Brief criteria in 5.2.1.7 by 
 demonstrating the adherence to the above criteria and policies. 



 

 

Sol-Arch

301 Keewatin Avenue Toronto, Ont. M4P-2A4 Tel:416-884-3446 Email:solarch@sympatico .ca

 
Section 5.2.2 - Public Realm 
 
 The proposal will adhere to Public Realm Improvement criteria in 5.2.2.1 by: 
  
  a) providing appropriate design elements to boulevards and    
 sidewalks, 
  b) designing coordinated landscape improvements to affects proper  
 transitions from public to private realms,  
  c) providing canopies/awnings for weather protection (where    
 possible), 
  d) providing landscaped open spaces within the development    
 project, 
  e) providing landscaping along parking areas and open spaces   
 within the development project to define street edges and screen   
 parking (where appropriate), 
  f) carefully locating pedestrian routes and trees for safety with   
 parking lots, 
  g) not applicable, 
 
Section 5.10 - Housing 
 
 The development will contain a significant amount of residential rental 
 supply targeted to a student population.  The format for the project  
 contains a range of housing forms, types and densities. New, single family, 
 low density format residential is not proposed. 
 
 Such accommodation is in short supply and meets the needs of present 
 and future residents including those with disabilities.  The provision of 
 such facilities will aid in reaching the 25% targets set out in the Official 
 Plan for affordable housing as per criteria within section 5.10.1.  
 
 The proposal provides for residential uses at street level in Building B and 
 C which does comply with Official Plan policies however the 4 other 
 buildings do not and will  require approval of a site-specific Official Plan 
 policy to allow the residential stand-alone designation.  
 
 
Section 5.11 - Land Use Compatibility 
  
 The development is not predicted to cause adverse effects to existing 
 nearby commercial and residential neighbouring properties however the 
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 use of appropriate setbacks, buffers and fencing will prevent and minimize    
 any potential impacts. 
 
Section 7.7 - Implementation 
 
 Although, the proposal is already providing significant public benefits such 
 as a publicly dedicated roadway and trail extension it will not require height 
 or density beyond those specified in the zoning By-law and will be 
 consistent with the objectives and development policies of the Official Plan 
 therefore provisions for additional community benefits as per criteria in 
 Section 7.2.8 of the Official plan and Section 37 of the Planning Act are not 
 required or anticipated. 
 
 The Official Plan designates the entire City of Sarnia as a Site Plan Control 
 Area. The proponent will submit an application for Site Plan Approval. 
 Through this process the proposal can achieve a desirable built form, site 
 details, fulfill conditions and appropriate performance standards without 
 creating adverse impacts and meeting various regulatory policy objectives 
 thereby comping to the requirements within section 7.2.9.   
 The project will be subject to the Development Charges By-law in 
 accordance to the Planning Act and comply with section 7.2.10 of the 
 Official Plan. 
 As per section 7.3 the project will require an amendment to be initiated by 
 the proponent for the consideration of Council.  The amendment will 
 specific request the approval of residential uses in a stand alone building 
 format.  (Residential uses are allowed above commercial).   
 
 It is asserted that such an amendment is: 
 a) consistent to the general intent of the Sarnia Official Plan; 
 b) conforming to the County's Official Plan and the Provincial Policy 
 Statement;   
 c) needed and justified in light of accepted planning principles; 
 d) appropriate since the public will have an opportunity for adequate 
 participation 
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CITY OF Sarnia ZONING BY-LAW 
The city-wide Zoning By-law for the City of Sarnia, being By-law 85 of 2002, as 
amended, and enacted by City Council is the By-law in force and effect for the subject 
site (“the By-law”).   The current zoning allows for Commercial Centre 1 Zone (CC1) 
denoted in Part II: Section 15.   The property is depicted on Schedule "A" Zoning Map 
Parts 47. 

The proposed Zoning By-law Amendment provides for appropriate 
development standards that are consistent with Municipal, County and 
Provincial policies and   recognize site-specific opportunities of the site 
and surrounding area. 

 
A rezoning of the lands will be required to implement the proposal, 
performance standards and various policies consistent with the Official 
Plan to facilitate add the residential segment of the proposal into a Site 
specific Zoning By-law. 
 
A DRAFT Zoning By-law amendment is appended to this report. 
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GUIDELINES AND STANDARDS  
 
The development site is not subject to any area-specific or building typology specific 
design guidelines; however, the Official Plan and Zoning By-law provides for specific 
performance related criteria and direction for various feature based standards to which 
the project complies to. 
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SUPPORTING STUDIES  
 
The following studies and reports are identified to be submitted as part of the planning 
application submitted to the City of Sarnia, accordingly, these will summarize an outline 
of how the proposal responds to relevant planning objectives, technical criteria, bylaws 
and policies.   Refer to each     individual study for specific detailed information and 
recommendations. 
 
 
TRANSPORTATION IMPACT STUDY 
This study investigates the demands generated by the proposal in context to the 
existing and future transportation network conditions within the surrounding area.   A 
TIS is appended to this report. 
 
SERVICING FEASIBILITY STUDY 
This study will provide review, assessment and modelling evidence which demonstrates 
that the existing sanitary sewer system has sufficient capacity that the existing water-
main system has sufficient flow and pressure and that the existing storm sewer system 
has sufficient capacity to accommodate the proposal.  As well as outlining any new 
works required to adequately support the project. 
 
STORM WATER MANAGEMENT REPORT  
This study provides a review and analysis to confirm that storm drainage from the  
subject site will be designed to meet or exceed the City’s current requirement. 
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PLANNING SUMMARY STATEMENT 
The proposal will provide for grade related commercial uses and residential uses 
(student rental) in this under-utilized site but well serviced section of the City.  An 
existing area that will see growth and transition over the next 3 to 10 years    significant 
changes will occur to the area and neighbourhood of which the subject site will be only 
a minor contributor in the long term. The site design and building design responds to the 
site conditions and opportunities, including framing the street edge, addressing the 
corner condition and street vista.  The proposal constitutes an appropriate 
redevelopment of the subject site that will achieve    important residential intensification 
and regeneration objectives of the City and Province, including the following: 
 
 
PROVINCIAL POLICY STATEMENT:  
The proposal: 
 - provides for efficient use of existing under-utilized land, infrastructure 
 and resources; 
 - achieves intensification of housing, with a desirable mix of dwelling 
 options; 
 - will contribute to a pedestrian friendly streetscape environment;  
 - will contribute to the population growth targets and intensification 
 objectives. 
 
COUNTY of LAMBTON OFFICIAL PLAN 
The proposal: 
 - generally, conforms to the policies with respect to growth and built form, 
 economic  
 development and housing intensification; 

- provides a range and mix of residential units and retail uses within a 
mixed-use environment;   
- supports alternative modes of transportation, including walking, cycling 
and transit; 

 
CITY of SARNIA OFFICIAL PLAN 
The proposal: 
 - generally conforms to the policies with respect to growth and built form, 
 economic  
 development and housing intensification; 

- provides a range and mix of residential units and retail uses within a 
mixed-use environment;   
- supports alternative modes of transportation, including walking, cycling 
and transit; 
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- introduces ground floor residential and retail uses and entrances along 
the street that will animate and strengthen the pedestrian-level experience 
and enhance streetscape character at this location; 
- provides a high quality of architecture and urban design that will enhance 
the streetscape and create visual interest in this neighbourhood. 

 - the proposal will create/support many temporary construction jobs and a 
 host of full/part time permanent jobs. 
 
Having regard for the prevailing planning policies of the Province, County and the City 
the proposal at 1273-1289 London Road in City of Sarnia, County of Lambton 
represents good planning. 
 

 
 
_______________________________ 
Jonathan Benczkowski, RRP, MCIP 
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Appendices 
 
 



















 

 

City of Sarnia Draft Zoning By-law Amendment (May 27, 2020) 
 

CITY OF SARNIA 
 

BY-LAW No. ~-20~ 
 

To amend Zoning By-law No. 85 of 2002, as amended, with respect to the lands municipally 
known as 1273 - 1289 London Road 
 
Whereas authority is given to the Council of a municipality by Section 34 of the Planning Act, R.S.O. 1990, c.P. 
13, as amended, to pass this By-law; and 
 
Whereas Council of the City of Sarnia, at its meeting on _____________, 2019, determined to amend the City 
of Sarnia Zoning By-law No. 85 of 2002 with respect to lands known 1273 - 1289 London Road 
The Council of the City of Sarnia enacts: 
 

1. The lands subject to this By-law are outlined by heavy black lines on Diagram 1 attached to this By-
law.  

 
2. The words highlighted in bold type in this By-law have the meaning provided in Zoning By-law 85 of 

2002. 
 

3.  Zoning By-law No. 85 of 2002, as amended, is further amended by adding the lands shown by heavy 
black lines on Diagram 2 (attached to this By-law) on Map 47 in the Zoning By-law Schedule A Map 
Parts, and applying the following site specific provision to these lands:  CC1-xxxx 

 
4. Zoning By-law No. 85 of 2002,, as amended, is further amended by adding to Part II: Section 15 

Exception (CC1-xxxx): 
 
Exception CC1-xxxx 
 
The lands, or portion thereof as noted below, are subject to the following Site Specific Provisions, Prevailing 
By-laws and Prevailing Sections.  
Site Specific Provisions:  
(A) Despite any provisions of By-law No. 85 of 2002 to the contrary, STUDENT RESIDENCE will be a 
permitted use in addition to all uses permitted as set out in Section 15.1.  
(B) Despite Part I: Section 3.37 (2)(a)  parking for STUDENT RESIDENCE will be provided at a  rate of 0.2 
spaces/bed 
(C) Despite Part II: Section 15.2.1 
 (6) Height:    maximum permitted 30.5m (9 Storeys) 
 
 
 
ENACTED AND PASSED this _____ day of _________________, 2020. 
 
 
 
            
Mike Bradley       Dianne Gould-Brown 
Mayor        City Clerk 
 
 
 
 
(Seal of The City)  
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