
PLANNING REPORT 
 

TO: PLANNING ADVISORY COMMITTEE 
 
FROM: PLANNING AND DEVELOPMENT 
 
MEETING DATE: TUESDAY, JULY 28, 2026 
 
SUBJECT: DP2026-05 – 215 JAMES A. BRENNAN ROAD 
 CLASS III DEVELOPMENT PERMIT  

 
 
Background: 
 
Property: 215 JAMES A. BRENNAN ROAD 
 
Legal Description:  LEEDS CON 1 PT LOT 13  
    
Official Plan: EMPLOYMENT LANDS 
 
Development Permit: EMPLOYMENT DISTRICT 
 
Lot Coverage: 60% 
 
Purpose and Effect: 
To operate a building contractor’s shop for Songwood Contracting Ltd. and coffee 
roasting in the existing building consisting of 226m2 in the dimensions of 12.3m x 18.4m. 
 
The request includes the construction of an additional L-shaped building to the northeast 
of the existing building for the purpose of a storage building. 
 
Parking will be located along the front of the property, with a delivery area in front of 
each building and an outdoor storage area to the rear of the proposed new building. 
 
Background: 
The proposed change of use converts an existing building formerly used as an 
automotive body shop to a building contractor’s shop in the Employment District of the 
Development Permit By-law.  Additionally a portion of the existing building is to be used 
for coffee roasting production. A new storage building will be located to the north on a 
level area.    
 
The property has frontage along James A Brennan Road, is located across from a 
welding business and backs onto municipal property.  A vacant lot is located on the 
south side and an electrical contractor is located to the north.  The property has one 
vehicular access into the site.  A number of shipping containers on site will be removed 
as an outdoor storage area is proposed to be located to the rear of the new contracting 



storage building which will not be visible from the street.  Existing mature trees are 
located along the rear of the property. 
 
Angled parking spaces will be buffered with trees planted along the front of the property 
and a delivery area has been identified in front of the existing and proposed building.   
 

 
View of the Front of 215 James A. Brennan Road 

 
PROVINCIAL PLANNING STATEMENT: 
The Provincial Planning Statement, 2024 (PPS) provides direction on matters of 
provincial interest pertaining to land use planning and all development proposals must be 
consistent with the policies therein. The full PPS document can be found at 
https://www.ontario.ca/page/provincial-planning-statement-2024.  Policies which repeat 
or are not relevant to the current proposal have been omitted from commentary below.  
 
2.1  Planning for People and Homes 
6.   Planning authorities should support the achievement of complete communities by: 
 a) accommodating an appropriate range and mix of land uses, housing options, 

transportation options with multimodal access, employment, public service 
facilities and other institutional uses, recreation, parks and open space, and other 
uses to meet long-term needs. 

 
2.4 Strategic Growth Areas 
2.4.1 General Policies for Strategic Growth Areas 

1. Planning authorities are encouraged to identify and focus growth and 
development in strategic growth areas. 

2. To support the achievement of complete communities, a range and mix of 
housing options, intensification and more mixed-use development, strategic 
growth areas should be planned: 
a) to accommodate significant population and employment growth; 

 
2.8 Employment 
2.8.1 Supporting a Modern Economy 

1.  Planning authorities shall promote economic development and 
competitiveness by: 

https://www.ontario.ca/page/provincial-planning-statement-2024


 a)  providing for an appropriate mix and range of employment, institutional, 
and broader mixed uses to meet long-term needs; 

 b)  providing opportunities for a diversified economic base; 
 d) encouraging intensification of employment uses and compatible, compact, 

mixed-use development to support the achievement of complete communities; 
 
2.8.2 Employment Areas 

1. Planning authorities shall plan for, protect and preserve employment areas for current 
and future uses, and ensure that the necessary infrastructure is provided to support 
current and projected needs. 

2. Planning authorities shall protect employment areas that are located in proximity to 
major goods movement facilities and corridors, including facilities and corridors 
identified in provincial transportation plans, for the employment area uses that require 
those locations. 

 
3.6 Sewage, Water and Stormwater 
2.  Municipal sewage services and municipal water services are the preferred form of 

servicing for settlement areas to support protection of the environment and minimize 
potential risks to human health and safety. 

 
COMMENT: 
The proposed use is consistent with policies as set out in the Provincial Planning 
Statement supporting a complete community and contributing to employment.    
 
OFFICIAL PLAN: 
Goals and Objectives (3.4.1) Employment Lands 
The goal of the Employment Lands is to support the expansion of the Town’s 
employment base through flexible land use policies which recognize the dynamic nature 
of a changing regional economy. 
 
The objectives of this designation are to: 

1. To provide for commercial and industrial uses which require larger land areas; 
2. To ensure access to efficient transportation links; 
3. To provide commercial and industrial development opportunities which will not 

result in land use conflicts in accordance with Ministry of Environment Guideline 
on Compatibility Between Industrial Facilities and Sensitive Land Uses; 

4. To enhance economic development opportunities within the Town of Gananoque. 
 
Permitted Uses:  
Development within the Employment Lands shall generally take place in the form of an 
industrial, business or commercial park.  The following uses relate to the current 
proposal in the Employment Lands: 

1. Manufacturing and processing 
2. Heavy equipment and recreational vehicle sales and service 
3. Open storage 
4. Service commercial uses ancillary to the above 
5. Other commercial uses appropriate or compatible with an 

industrial/commercial mixed-use area or business park. 
 



Employment Lands Policies (3.4.2.) 
Council through zoning and site plan control shall endeavor to maintain the character 
and scale of the development in the Employment Lands area and to ensure appropriate 
regulatory control.  
 
Site Plan Control shall apply to new or expanded trade and industry uses in order to 
regulate the physical character of development and to ensure compatibility with 
established land uses.  Particular attention will be placed on appropriate buffering of the 
permitted uses from adjacent non-compatible uses as well as ensuring that there is 
sufficient and immediate access to transportation links. 
 
COMMENT: 
The change of use from an automotive body shop to a building contractor’s shop with 
coffee roasting will contribute to a diversified economic base on James A Brennan Road.  
The site will be intensified with the addition of a proposed contracting storage building. 
 
The proposed use and new structure are compatible with the established land uses on 
James A Brennan Road.  The location provides for good access and connectivity to 
Highway 401. 
 
Development Criteria (5.4.4) 
In addition to the policies established for the Employment Lands policy area, general 
development criteria are provided under Section 5.4.4. The following development 
criteria relate to the current proposal: 

• The provision of safe access onto or from a local or Town road  
• Adequate access to, and provision of, off-street parking. 
• Barrier-free access to public and commercial buildings and the designation of 

parking spaces for physically challenged persons. 
• Access and maneuvering of emergency vehicles. 
• The availability of municipal services and the cost of upgrading services. 
• Adequate grade drainage or stormwater management and erosion control. 
• Safety and Security (including lighting, site orientation, and lines of sight). 
• Preservation and protection of street trees, canopies and forest. 

 
COMMENT: 
The proposed new structure will provide for additional storage for the contracting 
operations.  The setback of the new building is consistent with the setback of the existing 
building from the street with the exception of the L shaped addition.  The existing storage 
containers on site will be eliminated and outdoor storage will be provided behind the 
building.  Garbage and recycling will be located to the rear of the existing building. 
 
The existing access into the property from the street will be maintained.  There are no 
sidewalks along James A. Brennan Road.   
 
The proposed use is generally consistent with the Employment Lands policies of the 
Official Plan designation.  
 
Development Criteria will be addressed in the review of the Development Permit By-law. 
 



DEVELOPMENT PERMIT: 
The subject property is designated Employment District within the Development Permit 
By-law. The intent of the Employment District designation is to provide for employment 
opportunities within areas of the Town that provide a wide range of uses and also allow 
complimentary uses for employees and other residents of the Town.  Development 
standards are intended to limit land use conflicts and provide for buffering and screening 
through increased landscape site design requirements. 
 
Section 9.1 Uses 
The proposal includes a change of use from an former automotive body shop to a 
commercial office space and small manufacturing for Songwood Contracting/Haymakers.  
The new use is permitted within the Employment District of the Development Permit By-
law.  
 
Building Contractor’s Shop is defined as a place of business for persons employed in 
building trades such as painting, plumbing, electrical work, masonry, metal working and 
carpentry, or truck, bulldozer, loading and backhoe operating.   
 
A portion of the building is to be used for coffee roasting production and manufacturing is 
permitted in the Employment District in the Development Permit By-law.   
 
Manufacturing Plant is defined as the use of land, buildings or structures for the 
purpose of producing, assembling, making, preparing, inspecting, finishing, treating, 
altering, warehousing or storing or adopting for sale of any goods, substance, article or 
service. 
 
COMMENT 
The use as a Building Contractors’ Shop and Manufacturing are permitted on the 
Employment lands. 
 
In support of the application and the proposed coffee roasting business, the applicant 
submitted documentation for Traffic and Noise, Emissions and Vibration.  The 
submissions were reviewed and it was determined that the proposed use of the building 
would be similar to the previous automotive autobody use.  Staff did not seek formal 
traffic brief or separate noise, emissions and vibration reports.  If the scale of the 
operations changed, formal reports would be required. 
 
Public Works have requested a grading plan to be submitted for review and final 
approval.  This is a condition of approval..  
 

 
Elevation of the Proposed Contracting Storage Building 

 



Section 9.2 Site Provisions 
Section 9.2 of the By-law establishes site requirements for the permitted and 
discretionary uses. The provisions for the proposed site plan and the provisions for the 
accessory greenhouse are as follows: 
 
Provision Required Existing Proposed Storage 

Building 
Lot Area (min.) 743m2 4047m2  
Lot Coverage (max.) 60% 5.6% 

(226m2) 
6.9% (279m2)  
12.5% Total 

Lot Frontage (min.) 18m 60.9m   
Front Yard Setback (min.) 7m 18.1m 8.9m 
Exterior Side Yard Setback (min.) NA  NA  
Interior Side Yard Setback (min.) 3m 6m  11.2m 
Rear Yard Depth (min.) 6m 36m 36m 
Building Height (max.) 15m 4.6m  6.1m 

 
COMMENT: 
The proposed new storage building will meet all requirements of the site provisions.  
Consideration of an increased setback for the new construction was given, however, the 
property provides some challenges with the existing tree line and slope (rear) and ditch 
(side yard). 
 
The new building is proposed to have two loading doors facing the street and a loading 
door in the front L shape portion of the building.  Wall pack lighting will be located at the 
front of the structure.   
 
To provide additional landscaping, the applicant is proposing to install a total of 8 trees 
along the frontage of the site. It was indicated that there will be no modifications to the 
existing services to the site. 
 
Parking and Storage of Vehicles (3.32)  
The By-law indicates that for a Manufacturing use the required number of parking spaces 
for this use is 1 space per 95 m2 (1,022.6 ft2) of gross floor area and 1 space per every 3 
employees per shift.  The existing building consists of 226 m2 and the proposed building 
consists of 279 m2 for a total of 505m2.  A total of 7 parking spaces are required.   
 
COMMENT: 
The site plan provides for seven (7) spaces including one (1) barrier free parking space 
at the front entrance.  A delivery area is provided in front of each building.   
 
CIRCULATION TO AGENCIES 
Circulation to all property owners within 120m of the site and the prescribed agencies 
(comments received to date): 
 
CAO No comments. 

Chief Building Official  

CRCA  No comments or concerns. 

School Boards: CDSBEO and UCDSB  



Utilities:  Bell Canada/Canada Post/ 
Cogeco/Enbridge Gas/ Eastern Ontario 
Power/Hydro One (OPG) 

Enbridge – no objection.  Enbridge has the right to amend 
or remove development conditions. 

EMS:  Fire/LG Paramedic/Police   

Southeast Public Health No objection providing the coffee roasting manufacturing 
business completes the steps and complies with the Ontario 
Food Premises legislation. 

Public Works, Water/Sewer Utilities  

St. Lawrence Parks Commission/MTO/ 
Other Commenting Agencies 

MTO – No land development review required. 

Neighbourhood:  
Posting and 120m Circulation 

No comments received from the public. 

 
Staff have no objection to DP2026-05 Songwood Contracting Ltd. – 215 James A. 
Brennan Road, to operate a proposed contractor office and coffee roasting in an existing 
building consisting of 226m2 and construct a new contracting storage building consisting 
of 279m2 on the property subject to the following: 
 

• A grading and drainage plan to be submitted to the satisfaction of the Public 
Works Department;  

• The Owner comply with the Ontario Food Premises legislation to the satisfaction 
of the Southeast Public Health Unit; 

• The Owner enter into a Development Permit Agreement within one year of the 
Notice of Decision or the approval may lapse; and 

• All costs associated with fulfilling the conditions of this decision are borne by the 
Owner. 
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____________________________________________________________________ 
Trudy Gravel, Assistant Planner 
  
____________________________________________________________________ 
Brenda Guy, Manager of Planning and Development  



 
 



 
NOTICE OF MEETING 

Proposed Class III Development Permit  
 

Planning Advisory Committee for the Town of Gananoque will hold a Meeting on TUESDAY, JULY 28, 2026 at 6:00 P.M. 
in the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 King Street East, Gananoque to provide recommendations 
to Council on the concurrent applications below. 
 
AND FURTHER TAKE NOTICE that the Council for the Corporation of the Town of Gananoque will hold a Public Meeting 
on WEDNESDAY, AUGUST 12, 2026 at 5:00 P.M. at the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 King 
Street East, Gananoque to consider the following applications: 

*The TOLL-FREE PHONE NUMBER and ACCESS CODE will be found on the meeting agenda, posted to the 
Town website at https://www.gananoque.ca/town-hall/meetings prior to the meeting. 
 
File No. DP2026-05                             APPLICANT & OWNER: Songwood Contracting Ltd. 

                                                              
The property municipally and legally described as 

215 JAMES A. BRENNAN ROAD  
LEEDS CON 1 PT LOT 13 Town of Gananoque 

 
has applied to the Town of Gananoque for a Development Permit for a 

OPERATE A BUILDING CONTRACTOR’S SHOP AND MANUFACTURING PLANT FOR THE 
PURPOSES OF COFFEE ROASTING TO AN EXSITING BUILDING AND CONSTRUCT A NEW 

STORAGE BUILDING ON THE SUBJECT LANDS.  
 

Additional information in relation to the proposed development permit is available for inspection on the Town 
website at https://www.gananoque.ca/town-hall/meetings, by emailing assistantplanner@gananoque.ca or by 
calling Trudy Gravel, Assistant Planner at 613-382-2149 ext. 1129. 
 
If you wish to provide comment or input you may do so at the public meeting or in writing prior to the meeting.   
Note:  Only the applicant of a development permit has a right to appeal a decision or non-decision on an 
application to the Ontario Land Tribunal where the application meets the requirements established through the 
official plan and development permit by-law. 
 

 

 
 
 

 
 

DATED this 2ND day JULY, 2026 
 

 

 
 

Brenda Guy 
Manager of Planning and Development 

 
 

 
 

https://www.gananoque.ca/town-hall/meetings
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SITE PLAN  

 





















Employment Lands Employment District
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