
The Town invites and encourages people with disabilities to attend and voice their comments in relation 
to accessibility related reports.  For those who are unable to attend, the Town encourages the use of the 

Customer Feedback Form found on the Accessibility Page on the Town’s website. 
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The Corporation of the Town of  

 
 

PLANNING ADVISORY/COMMITTEE OF ADJUSTMENT/ 
PROPERTY STANDARDS COMMITTEE AGENDA 

On January 27, 2026 @ 6:00 PM 
In-Person in the Town Hall Council Chambers, 30 King Street East, Gananoque 

(parking on-site via Garden Street) 
and via Teleconference/Video Conference using information below: 

Teleconference Toll Free Number – 1-833-311-4101, Access Code: 2634 977 7688 
Video Conference Link: Click Here: 

 Attachment 

1. Call Meeting to Order  

2. Adoption of the Agenda Motion 

3. Disclosure of Pecuniary Interest & General Nature Thereof  

4. Approval of Minutes  

 • Minutes of December 9, 2025  Motion 

5. 
Public Question/Comments (only addressing items on the agenda) 
*Note:  Members of the public are permitted to speak to Planning Act 
applications under Reports/New Business at the time of discussion. 

 

6. Unfinished Business – None   

7. Reports/New Business   

 DEVELOPMENT PERMIT APPLICATIONS  

 DP2025-17 580 King Street East – Veterinary Clinic - Otis Properties 
Limited – Class III Motion 

 DP2025-19 215 Stone Street South – Private School – Holbik – 
Class III Motion 

8. Correspondence/Other – None  

9. Next Regular Meeting – Tuesday, February 24, 2026 at 6:00 
PM 

 

10. Questions From the Media  

11. Adjournment Motion 

 

https://townofgananoque.webex.com/townofgananoque/j.php?MTID=ma17c54cb705ce25dcb4fb98eb50f8500
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The Corporation of the Town of 

 

PLANNING ADVISORY/COMMITTEE OF ADJUSTMENT/PROPERTY 
STANDARDS COMMITTEE MEETING MINUTES 

 
Tuesday, December 9, 2025 @ 6:00 PM 

In Person and Via Webex Teleconference Meeting 
COMMITTEE MEMBERS PRESENT STAFF PRESENT 

Chair: Councillor Colin Brown Brenda Guy, Mgr of Plan/Dev 
Members: Councillor Anne-Marie Koiner Trudy Gravel, Asst. Planner 

 Brian Brooks  
 Lynda Garrah  
 Emery Groen  
 Neil McCarney  

 Kathy Warren  
Regrets: Jana Miller  

  
 
 
 
 
 
 
 
 
 
 
 

1.  Call Meeting to Order 

 Chair Colin Brown called the meeting to order at 6:00 PM 

2.  Adoption of the Agenda 

 PAC-COA-PSC Motion #2025-39 
Moved by: Neil McCarney  Seconded by: Brian Brooks 
BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF 
ADJUSTMENT/ PROPERTY STANDARDS COMMITTEE ADOPT THE AGENDA 
DATED DECEMBER 9, 2025. 

- CARRIED 
3.  Disclosure of Pecuniary Interest & General Nature Thereof –  

Councillor Anne-Marie Koiner – Disclosed for 145 River Street as it is in proximity to 
her residence.   
Kathy Warren - Disclosed for 145 River Street as it is in proximity to her residence.   

4.  Adoption of Minutes 

 PAC-COA-PSC Motion #2025-40 
Moved by:  Neil McCarney  Seconded by: Emery Groen  
BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE/COMMITTEE OF 
ADJUSTMENT/ PROPERTY STANDARDS COMMITTEE ADOPT THE MINUTES 
DATED OCTOBER 28, 2025.  

- CARRIED 
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5.  Public Question/Comments – None 
6.  Unfinished Business – None 
7.  Reports/New Business 

 DEVELOPMENT PERMIT APPLICATION 
DP2025-18 – 295 Oak Street – Class II Development Permit - Amendment 
Owner Jordan Morelli was in attendance. 
 
DP2024-16 was approved in August of 2024 for the development of a two storey 
apartment building.  Approvals included relief in lane/aisle width, parking width, 
exterior side yard (4.5m to 3.58m) and site triangle.   
 
Development Permit application DP2025-18 is to seek further relief for the exterior 
side yard (unopen Oak Street) setback from 3.58m to 2.93m.  The request is to 
accommodate for an increase in the size of the mechanical rooms as a result of the 
applications for building permit.  No other changes are proposed to the overall site 
plan. 
 
Committee members noted the need for residential units with varied bedroom sizes 
and numbers.  The members were supportive of the request for the application. 
 
PAC-COA-PSC Motion #2025-41 – DP2025-18 – 295 Oak Street  
Moved by: Kathy Warren  Seconded by:   Neil McCarney  
 
BE IT RESOLVED THAT PLANNING ADVISORY recommends that they have no 
objection to application DP2025-18 (Morelli) at 295 Oak Street for the approved 
two-storey apartment building with additional relief to the exterior side yard setback 
of 3.58m to 2.39m.  All other conditions under DP2024-16 shall apply. 

- CARRIED 
 

 DP2025-16 – 77 Pine Street – Class III Development Permit  
Eric Riddell and associate of Shoalts and Zaback were in attendance. 
 
Development Permit application DP2025-16 is seeking approval for two additions to 
an existing single storey commercial building at 77 Pine Street.  A single storey 
addition (16.1m2) is proposed at the northwest corner and a two storey addition 
(61.1m2) at the southwest corner of the building providing additional space for the 
dental clinic.   
 
The applicants have considered the surrounding area providing exterior cladding 
that compliment the cultural heritage.  The entire parking lot will be reconfigured on 
both sides of the building.  Given the requirement for parking is 18 and 20 spaces 
are being provided, Staff recommend that parking space #9 be removed as it is not 
functional.   
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An Archeological Study was required as the lands are adjacent a known historical 
property being the Blockhouse to the west in proximity to the Gananoque River.  
Completion of the Phase 1 is unable to be completed until the Spring 2026.  This is 
a condition of moving forward. 
 
Eric Ridell spoke to the project and indicated that they are proposing to make 
improvements to the existing building to make it more functional and to make the 
façade improvements to suite the neighbourhood.  Improvements will also be made 
to the site. 
 
The Committee members were supportive of the improvements to the building 
including the exterior treatment, site and the parking area.   
 
No comments were received from the public.   
 

 PAC-COA-PSC Motion #2025-42 – DP2025-16 – 77 Pine Street  
Moved by: Councillor Koiner  Seconded by:   Kathy Warren  
 
BE IT RESOLVED THAT PLANNING ADVISORY recommends to Council that they 
have no objection to Development Permit DP2025-16 (772663 Ontario Limited) at 
77 Pine Street to construct two additions to the existing building subject to the 
following conditions: 

• Owner obtain approvals from Public Works/Utilities Department for water 
and sewer services in accordance with the Urban Service Requirements; 

• Owner obtain approvals from Public Works/Utilities for compliance with the 
Backflow Prevention program; 

• Owner submit and meet all requirements of the Archeological Assessment 
as per the Ministry before land development can proceed.  

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

• The Owner fulfill all conditions within one year of this approval or the 
application will lapse. 
 

- CARRIED 
 

 Councillor Anne-Marie Koiner Kathy Warren left the meeting at 6:23 pm. 
 

 OFFICIAL PLAN AMENDMENT & DEVELOPMENT PERMIT APPLICATION 
OPA8-25 & DP2025-13 145 River Street Class III Development Permit 
 
Applicant Bethanie Matthews was in attendance at the meeting. 
 
The revised Official Plan Amendment OPA8-25 has been requested to redesignate 
the lands from Residential to Residential Exception for the use of a Private 
Community Fitness Facility with no accessory uses.  The existing commercial 
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building currently enjoys legal non-conforming status and is operating as a flea 
market on the weekends and holidays.  Two additions are being proposed on the 
site.  A revised planning rationale was submitted which noted that the property is 
well-suited to the proposed use and should not be compared to fitness centre 
chains.  The use of the building and site in a residential designation is required to 
be considered including the suitability of the site and how it fits into the existing 
residential neighbourhood.   
 
The revised application DP2025-13 is seeking to redesignate the lands from the 
Residential to Residential Exception.  A Stormwater Report and Servicing Plans 
were submitted in support of the applications.   
 
Staff provided an overview of the applications before the committee including the 
policies that the Town have in place for the review of Planning Act applications.  In 
review of the proposed amendments, the impact of the proposed change is 
required to be further reviewed to ensure that the fitness facility has no accessory 
uses, the activities of the building are not outside the building, no outside storage is 
permitted and lighting, noise and traffic for the site are addressed.   
 
It is the opinion that the request before the Committee is difficult to support for the 
change of use of a Private Community Fitness Facility, including the proposed 
addition, as the use and building design are not consistent with the intent of the 
residential designation.  The planning policy documents are about the lands and 
not the individuals making the application.  Should the Committee approve the 
application to Council there are a number of conditions that will be required for the 
property. 
 
Bethanie Matthews spoke to the application as it pertains to Section 3.2.1 being the 
goals and objectives of Planning Sustainable Residential Neighbourhoods and the 
goals for schools, community facilities and local commercial uses in a residential 
neighbourhood. 
 
Committee members noted that the project will provide a service to the community, 
the building and site will be accessible, the facility is located in a safe location, the 
use will service groups, the new facility will be working with the service groups, 
canoe club, youth while making use of an existing structure which is an economic 
plus to the community.  It was felt that this was an opportunity to repurpose the 
existing building.  Recommendations were made as to how to construct the future 
addition in the rear of the building to fit in with the existing residential 
neighbourhood with recommendations for the style and colours of the addition.  A 
committee member inquired as to whether staff had received any opposition to the 
project and staff had indicated that none were received.  A resident had asked how 
car headlights from the site would be addressed. 
 
A Committee member spoke to the role of the Planning Advisory Committee and 
the review of planning applications as they pertain to the Official Plan and 
Development Permit By-law.  It was felt that the proposed fitness facility would be a 



Planning Advisory Committee/Committee of Adjustment/Property Standards Committee Minutes 
Tuesday, December 9, 2025 

Page 5 of 7 
 

more extensive model than the large chains.  Gananoque has limited residential 
infill lands and could not support the applications. 
 
Bill Alton of Brock Street inquired as to why there had been so much regrading of 
the property a few years ago and why the applicant is now required to undertake 
further work to the site.  Staff noted that any work to the site would be subject to the 
Fill and Alteration By-law administered by Public Works.  As the applications are a 
change of use to the property, the property is subject to the requirements of the 
Development Permit By-law as it pertains to parking, landscaping, servicing and 
site works.   
 
PAC-COA-PSC Motion #2025-43 – OPA8-25 – 145 River Street  
Moved by: Neil McCarney  Seconded by: Brian Brooks 
 
THAT PLANNING ADVISORY COMMITTEE recommends to Council that that they 
have no objections to the  redesignation of the property at 145 River Street (OPA8-
2025) to a site-specific designation with restrictive controls on the permitted use, 
maximum building size, and enhanced landscaping to help maintain the residential 
character of the neighbourhood. 

The following shall apply to an Official Plan: 

- The subject lands (OPA8-2025) on Schedule B Residential Policy Area of 
the Official Plan be designated Residential Exception and the following shall 
apply: 

o Site specific - Local Commercial shall be permitted on the subject 
lands and restricted to a Private Community Fitness Facility with no 
accessory uses. 

o No activities related to the business are permitted outside the 
parameters of the building.   

o No outside storage shall be permitted. 
o No backlit, flashing, illuminated signage. 

- CARRIED 
 
 
PAC-COA-PSC Motion #2025-44 – DP2025-13 – 145 River Street  
Moved by: Emery Groen  Seconded by: Neil McCarney 
 

BE IT RESOLVED THAT PLANNING ADVISORY COMMITTEE recommends to 
Council that that they have no objections to the  redesignation of the property at 
145 River Street (DP2025-13) to a site-specific designation with restrictive 
controls on the permitted use, maximum building size, and enhanced 
landscaping to help maintain the residential character of the neighbourhood. 

The following shall apply to the Development Permit: 
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• The subject lands (DP2025-13) within the Development Permit By-law be 
designated Residential Exception and the following shall apply: 

o Private Community Fitness Facility shall mean “a privately owned and 
operated facility that offers recreational opportunities including a 
fitness centre exclusively to its membership or non-profit 
organizations within the community” 

o Residential Exception R-XX, Special Conditions in the agreement and 
Notes on the site plan include: 
 The use be identified as a Discretionary Use, specific to the 

subject property. 
 No outside storage shall be permitted. 
 No activities related to the business are permitted outside the 

parameters of the building.   
 No backlit, flashing, illuminated signage. 

 
• Site plan shall be amended to reflect: 

o 1.5m paved apron be incorporated at the entrance of the property. 
o Area along north side of property shall be landscaped, not mulched.  

All other areas not utilized for the building or parking shall be 
landscaped. 

o Tree types be identified with a minimum 70mm caliper. 
o Parking lot lighting. 
• Elevation plan shall be amended to reflect façade materials and 

colours that complement the residential area not the existing building, 
including but not limited to architectural features such as size of 
windows, awnings or canopies. 

• All final plans be submitted and approved to the satisfaction of the 
Town and CRCA;  

• The owner satisfy all requirements with regards to stormwater 
management to the satisfaction of the Town and the CRCA; 

• The Development Permit is subject to the Official Plan Amendment 
approval and appeals being exhausted; 

• All costs associated with fulfilling the conditions of this decision are 
borne by the owner, and; 

• The owner enters into an agreement with the Town within one (1) 
year of approval.  

- CARRIED 
 

8.  Correspondence/Other – None 
9.  Next Regular Meeting:  Tuesday, January 27, 2026 @ 6:00 pm 
10.  Questions From the Media – None 
11.  Adjournment 

 PAC-COA-PSC Motion #2025-45 
Moved by: Neil McCarney  Seconded by: Brian Brooks 
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BE IT RESOLVED THAT PAC/COA/PSC ADJOURN THE TUESDAY, DECEMBER 
9TH 2025 MEETING AT 7:05 PM.    

                                                              - CARRIED 
 
 
__________________________________ 
Colin Brown, Chair 

 
________________________________ 
Brenda Guy, Committee Secretary  

 



PLANNING REPORT 
 

TO: PLANNING ADVISORY COMMITTEE 
 
FROM: PLANNING AND DEVELOPMENT 
 
MEETING DATE: TUESDAY, JANUARY 27, 2026 
 
SUBJECT: DP2025-17 – 580 KING STREET EAST 
 CLASS III DEVELOPMENT PERMIT  

 
 
Background: 
 
Property: 580 KING STREET EAST 
 
Legal Description: CON 1 PT LOT 15 FORMER LEEDS; PLAN 86 
    
Official Plan: HIGHWAY COMMERCIAL 
 
Development Permit: PROGRESSIVE COMMERCIAL DISTRICT 
 
Lot Coverage: 60% 
 
Purpose and Effect: 
The applicant is seeking a change of use to convert the existing retail building to a 
veterinary clinic at 580 King Street East.  The building consists of 349m2 and a proposed 
addition will be constructed to the west consisting of 141m2. 
 
 
Background: 
The site was previously used for retail purposes (formerly the Beer Store).  The Beer 
Store operated out of the existing building and site for a number of years.   
 
The site is surrounded by a gas station west of the property and Lions Parkette east of 
the subject property.  Existing residential uses are located to the north of the site and 
commercial uses across King Street East.   
 
A Site Plan, Landscaping Plan and Servicing Report including Stormwater Management 
was received in support of the Development Permit application which will be addressed 
throughout the report. 
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View looking north at the property  

 
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 (including schools and associated child care 
facilities, long-term care facilities, places of worship and cemeteries), 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: 

 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, including 
maintaining a range and choice of suitable sites for employment uses which 
support a wide range of economic activities and ancillary uses, and take into 
account the needs of existing and future businesses; 

 

https://www.ontario.ca/page/provincial-planning-statement-2024
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COMMENT: 
The new veterinary clinic contributes to a diversified economic base enhancing King 
Street East with the change of use and addition for the development of a new 
commercial use while providing for employment.   
 
The proposed use is consistent with policies as set out in the Provincial Planning 
Statement supporting a complete community.  
 
OFFICIAL PLAN: 
3.3 WHERE WE DO BUSINESS - PLANNING OUR COMMERCIAL LANDS 
 
3.3.1 Goals and Objectives 
Goal: Provide a supportive land use policy framework which reduces constraints 
for commercial development while ensuring that existing and future commercial 
uses will contribute to the Gananoque’s small town character. 
 
Two commercial designations are identified in the Town:  General Commercial and 
Highway Commercial. 
 
3.3.2.2. Highway Commercial Policy Area 
3.3.2.2.1 Permitted Uses 
The Highway Commercial Policy Area is intended for large format retail and service 
commercial development intended to serve the Town, the region and the traveling public.  
The designation will permit a diverse range of land uses including general retail stores, 
grocery stores; commercial lodging; automotive sales and services and gas stations. 
 
3.3.2.2.2 Highway Commercial Policies 
Highway Commercial development or redevelopment shall occur in a manner which 
minimizes potential off-site impacts on adjacent residential neighbourhoods or other 
sensitive land uses through buffering and screening.   
 
The Highway Commercial designation also serves as an important commercial gateway 
to the Town and as such Council may undertake the preparation of design guidelines to 
address the potential for entry features, streetscape designs, signage, lighting, 
landscaping and architecture. 
 
4.0 Making it Work – Our Infrastructures  
Infrastructure refers to the construction and maintenance of roads, bridges, structures 
and railway lines required for transportation services, the physical supply and distribution 
of water, the collection and treatment of waste water and the management of storm 
water, the collection and disposal of solid waste. 
 
COMMENT: 
The proposed development meets the permitted uses of the Highway Commercial 
policies of the Official Plan supporting service commercial development to serve the 
Town, region and traveling public.  The objectives within the Official Plan include 
supporting a diverse range of commercial use, encourage the maintenance and 
improvement of existing buildings while enhancing the character of the different 
commercial designations. 
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The Veterinary Clinic makes use of the redevelopment of the existing building and it is 
expected to have no further impact on the  residential uses to the north (or behind the 
building) as access and parking remains to be located along King Street East. 
 
A Site Servicing Report, addressing Stormwater Management of the site, was submitted 
and reviewed by Public Works.  Public Works have noted that the existing 100 mm 
sanitary service is undersized relative to the current Town standards for commercial 
development.  A condition of approval will be that it be upgraded to a 150 mm 
connection.  The Stormwater Management was reviewed and favourable by Jewell 
Engineering. 
 
The site provisions for the new building are regulated through the Development Permit 
By-law and application. 
 
DEVELOPMENT PERMIT: 
The subject property is designated Progressive Commercial District within the 
Development Permit By-law. The intent of the Progressive Commercial District 
designation is to provide for opportunities that link the Traditional Core with the Gateway 
Commercial designation.  The area enjoys both traditional and modern built structures 
and it is desirable to integrate the character to provide for an interesting streetscape. 
 
The current proposal of a Veterinary Clinic is a permitted use as a clinic in the 
Progressive Commercial District.   
 
Section 7.2 Site Provisions 
Section 7.2 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 
veterinary clinic are as follows: 
 
Provision Required Existing Proposed 
Lot Area (min.) 464 m2 2,046.32 m2  
Lot Coverage (max.) 60% 17.4% 24% (incl add) 
Lot Frontage (min.) 15m 42.3m   
Front Yard Setback (min.) 7m 29.8m  n/c 
Exterior Side Yard Setback (min.) 4.5m n/a  
Interior Side Yard Setback (min.) 1.2m 1.82m 1.91m (incl add) 
Rear Yard Depth (min.) 6m 1.53m existing n/c 
Building Height (max.) 12m 4.88m   5.6m (incl add) 

 
Section 7.5 Design Criteria Progressive Commercial Designation 
Design criteria is set out for the progressive Commercial Designation in the areas of 
landscape buffering, streetscape, building.  When changes are being made to a building 
the streetscape is more important than the individual building.  How the building looks, 
materials, finishes are intended to fit in and complement the surrounding buildings.   
 
To the foregoing, the following apply to this application: 

• 3m landscape strip between commercial and residential uses. 
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• Improvement to streetscape with landscaping to a depth of 5m including trees, 
lighting, street furniture and sidewalks 

• New work should be complementary in appearance to the original.  
• Buildings should be orientated towards the street and parking provided in the rear 

or side of building.   
• Buffers shall consist of plant material screens to create a more natural looking 

landscape.  Not less than 50% of the landscaped area shall consist of natural 
plantings of grass, lawns, trees, shrubs and flowers.   

• Street trees are to be provided wherever possible.   
 

The following elements of Progressive Commercial Design Criteria apply: 
• Directional emphasis is to be maintained along the streetscape. 
• Accessible access, ramps and railings. 
• Site Furnishings such as light fixtures, park benches, waste receptacles and street 

signage shall be in accordance with municipal standards. 
 
COMMENT: 
The proposed use of an animal clinic is permitted within the designation. 
 
One entrance/exit access will be located from King Street East to the west.  The existing  
entrance/exit at the east side of the property will be closed allowing for additional 
landscaping to the site.  Two barrier free parking spaces with depressed curbing will be 
located near the entrance with a total of 22 parking spaces.  A loading space will be 
located in front of the proposed addition near the entrance into the property.  A walkway 
is proposed along the front of the building and an existing sidewalk, with an extension 
across the closed access, will be located along King Street East.   
 
The redevelopment is within an important commercial gateway to the Town, additional 
landscaping will be provided along King Street, along the eastern interior lot line and in 
front of the building addition.   
 
Additional landscaping will be provided along the front of the property along King Street 
East and along the property interior property lines.  A privacy fence will be located along 
the western interior lot line to restrict access to the adjacent property and a chain-link 
fenced area will be located to the rear of the proposed addition.  An existing loading area 
will be removed at the front of the existing building.   
 
The southern elevation of the building has incorporated design elements which include a 
number of canopies above the windows with a variety of material choices and finishes 
with detail to contribute to complementing the streetscape along King Street.  The east, 
west and north sides of the building will have metal siding.  As the building is set back to 
the rear of the lot, the exterior finishes will not be prominent along the east, west and 
north sides of the building.  Extensive landscaping will be provided in the front yard along 
King Street East with landscape plantings in the eastern interior side yard and in front of 
the addition.   
 
The applicant has indicated that garbage will be contained within the building. Snow 
storage has not been identified on the plan and will be required to be removed from the 
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site unless it has been identified on the Site Plan drawing.  There will be no outside 
storage, sales and display on the property. 
 
The existing sign in the front yard will be used for the new veterinary clinic with lower 
plantings to surround the sign.   
 
GENERAL PROVISIONS Section 3.0 
The following provisions apply to the proposal: 
 
Section 3.23 Illumination 
Illumination of buildings and grounds shall be permitted provided that: 

• Illumination shall not cause direct or indirect glare on a street that may interfere 
with traffic or pedestrian safety. 

• Illumination shall not consist of a colour or be designed or located that it may be 
confused with traffic signals. 

• Illumination shall not cause direct or indirect glare on adjacent properties. 
 
COMMENT: 
A light standard is proposed in the southeast corner of the property along King Street 
East.  Additional lighting will be located on the exterior of the building at the front, west 
side and the rear near the loading space. All lighting on the property will be required to 
be dark sky compliant and particularly consider the residential in the rear yard.   
 
Section 3.24 Landscaped Open Space 
In a Commercial designation any portion in the front yard not used for any other 
permitted use shall be exclusively devoted to landscaped open space.  Where 
landscaping is required as a buffer, such landscaping shall be continuous except for 
lanes, driveways, aisles or walkways which provide access to the lot. 
 
COMMENT: 
Landscape plantings will be provided in the front yard along King Street East with 
landscape plantings in the eastern interior side yard and in front of the addition.  The 
plantings include 4 deciduous trees, coniferous and deciduous shrubs and perennials. 
 
Delineation between the adjacent property is being implemented with a combination of 
fencing, trees and sod. 
 
The design criteria (Section 7.5m) as noted above provides that landscaping adjacent 
residential uses is to be 3m.  It is noted that the existing building is 1.53m from the rear 
yard and this area for landscaping is not achievable.  The new addition will not further 
impact the rear yard setback. 
 
Section 3.26 Loading Requirements 
One loading space is required if the floor area exceeds 250 m2 but not more than 1000 
m2 with a size 14m x 3.5m and vertical clearance of 4.5m.  Access to the loading space 
shall be by means of a driveway at least 3.5m wide for one way traffic and 6.0m wide for 
two way traffic. 
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COMMENT: 
A loading space is proposed that complies with the size requirements of the by-law, 
however, it encroaches into the required turning movements of the site. 
 
Staff note that typical deliveries for the clinic are undertaken by smaller trucks (not 
transport trucks) and municipalities have amended by-laws to seek a size of 10m as 
opposed to 14m. 
 
Section 3.32 Parking and Storage of Vehicles 
The parking space requirement for a clinic is 6 parking spaces per doctor.  A standard 
parking space is 2.7m x 6m.   
 
Each barrier-free parking space shall be 2.7m x 6m with an aisle of 1.5m between and 
one each side of barrier-free parking space at a ratio of 1/20.   
 
Section 3.32 Access 
Ingress and egress directly to and from every parking space shall be by means of a 
driveway, lane or aisle having a width of 6m where designed for two-way vehicular 
circulation.   
 
COMMENT: 
The applicant has indicated that there will be 3 doctors at the clinic requiring 18 spaces 
and two barrier free spaces.  The requirement is 20 parking space on site, however, the 
plan is proposing 22.  Accessible spaces include depressed curbing from the spaces to 
the sidewalk in close proximity to the building.  Proper aisle width for two-way access is 
compliant with the bylaw. 
 
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 No comments. A detailed review will be provided during the 
building permit application review process. 

CRCA  No comments or concerns. 

School Boards: CDSBEO and UCDSB  

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

 

EMS:  Fire/LG Paramedic/Police  

Public Works, Water/Sewer Utilities Public Works – comments are incorporated within the report  

Southeast Public Health Unit  

Neighbourhood:  
Posting and 120m Circulation 

No comments were received from the public at the time of 
the writing of the report. 
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Staff have no objection to DP2025-17 Otis Properties Ltd.  – 580 King Street East, for a 
change of use to convert the existing building from retail to an animal clinic including the 
addition of a 141m2 subject to the following conditions:   
 

• All final plans to be submitted and approved by the Town prior to registration of 
the agreement on title, 

• Clearance be obtained and submitted to Planning and Development for sanitary 
pipe upgrades and the municipal backflow by-law from Public Works. 

• All registered Site Plan Agreements be removed and replaced with the new  
Development Permit Agreement, 

• 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. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

AP
PR

O
VA

L                
____________________________________________________________________ 
Trudy Gravel, Assistant Planner 
  
____________________________________________________________________ 
Brenda Guy, Manager of Planning and Development  
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Attachment 1 

Site Plan 

 
  



DP2025-17 – 580 King Street East 
Page 10 

 
 

Attachment 2 
Landscape Plan 

 

 
 

Attachment 3 
South Elevation Facing King Street East 

 



 
NOTICE OF MEETING 

Proposed Class III Development Permit 
 

TAKE NOTICE that the Planning Advisory Committee/Committee of Adjustment for the Town of Gananoque 
will hold a Meeting on TUESDAY, JANUARY 27 TH, 2026 at 6:00 P.M. via TELECONFERENCE* and IN-
PERSON in the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 KING STREET EAST to consider 
following application.  
 
AND TAKE FURTHER NOTICE that the Council for the Corporation of the Town of Gananoque will hold a 
Public Meeting on WEDNESDAY, FEBRUARY 4TH, 2026 at 5:00 P.M. via TELECONFERENCE* and IN-
PERSON in the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 KING STREET EAST to consider the 
application.  
*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-hallpublic-meetings/planning-advisory-committee-meeting-
january-27-2026 prior to the meeting. 
File No. DP2025-17           OWNER: Otis Properties Ltd. 

  APPLICANT: Full Speed Builders 
         

The property municipally and legally described as 
580 KING STREET EAST 

CON 1 PT LOT 15 FORM LEEDS; PLAN 86 GAN R ES  
 

has applied to the Town of Gananoque for a Development Permit 
FOR A CHANGE OF USE TO CONVERT THE EXISTING BUILDING FROM RETAIL TO A 

VETERINARY CLINIC AND CONSTRUCT A 141M2 ADDITION   
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 23RD day DECEMBER, 2025 
 

 

 
 

Brenda Guy 
Manager of Planning and Development 

 
 

https://www.gananoque.ca/town-hallpublic-meetings/planning-advisory-committee-meeting-january-27-2026
https://www.gananoque.ca/town-hallpublic-meetings/planning-advisory-committee-meeting-january-27-2026
https://www.gananoque.ca/town-hall/meetings
mailto:assistantplanner@gananoque.ca
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GENERAL NOTES:
1. THE ORIGINAL TOPOGRAPHY AND GROUND ELEVATIONS, SERVICING AND SURVEY DATA SHOWN ON THIS PLAN ARE SUPPLIED FOR INFORMATION PURPOSES ONLY.  IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR

TO VERIFY THE ACCURACY OF ALL INFORMATION OBTAINED FROM THESE PLANS.  ALL DIMENSIONS AND INVERTS MUST BE VERIFIED PRIOR TO CONSTRUCTION. IF THERE IS ANY DISCREPANCY THE CONTRACTOR IS TO
NOTIFY THE ENGINEER PROMPTLY.

2. ALL ELEVATIONS ARE GEODETIC AND UTILIZE METRIC UNITS UNLESS OTHERWISE NOTED.
3. THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE EXACT LOCATION, SIZE, MATERIAL AND ELEVATIONS OF ALL EXISTING UTILITIES PRIOR TO COMMENCING CONSTRUCTION.  PROTECT AND ASSUME ALL

RESPONSIBILITY FOR EXISTING UTILITIES WHETHER OR NOT SHOWN ON THE DRAWINGS.  IF THERE ARE ANY DISCREPANCIES THE CONTRACTOR IS TO NOTIFY THE ENGINEER PROMPTLY.  GAS, HYDRO, CABLE, TELEPHONE,
OR ANY OTHER UTILITY THAT MAY EXIST ON SITE MUST BE LOCATED BY ITS OWN UTILITIES AND VERIFIED.

4. ALL UNDERGROUND SERVICES, MATERIALS AND INSTALLATIONS TO BE IN ACCORDANCE WITH ONTARIO PROVINCIAL STANDARDS AND SPECIFICATIONS UNLESS OTHERWISE STATED (OPSS).

5. ALL DISTURBED AREAS TO BE RESTORED TO ORIGINAL CONDITION OR BETTER UNLESS OTHERWISE SPECIFIED.  ANY GRASSED AREAS DISTURBED ARE TO BE REINSTATED WITH MINIMUM 100mm TOPSOIL AND SEED. ROAD
CUTS TO BE REINSTATED WITH TOPSOIL AND SEED.

6. THE CONTRACTOR IS RESPONSIBLE FOR ALL LAYOUT FOR CONSTRUCTION PURPOSES.
7. TREES DESIGNATED BY THE ENGINEER MUST BE PROTECTED AND MAINTAINED DURING CONSTRUCTION AS PER OPSD 220.010

8. CONTRACTOR TO OBTAIN AND PAY FOR ALL NECESSARY PERMITS FROM THE COUNTY, MUNICIPALITY AND/OR CONSERVATION AUTHORITY PRIOR TO COMMENCING CONSTRUCTION.

9. CONTRACTOR TO PROVIDE SHOP DRAWINGS FOR REVIEW AND APPROVAL.

10. HOT MIX, HOT LAID ASPHALT CONCRETE AS PER OPSS 1150. MIX DESIGNS SHALL CONTAIN A MINIMUM OF 5.4% ASPHALT CEMENT WITH A PERFORMANCE GRADE OF PG58-34 AND 3.5% AIR VOIDS.

11. ALL SIDE WALKS SHALL BE A MIN OF 1.5M WIDTH OR AS SPECIFIED AND CONSTRUCTED AS PER OPSD 310.010.
12. ALL SIDEWALKS ADJACENT TO ASPHALT PAVING TO HAVE MINIMUM 150mm BURIED FACE

13. PAINT LINES FOR STANDARD PARKING SPACES TO BE CAN/CGSB-1.74-2001, ALKYD TRAFFIC PAINT, PAVEMENT SURFACE TO BE DRY, FREE FROM WEAR, FROST, ICE, DUST, OIL, GREASE AND OTHER FOREIGN MATERIALS
PRIOR TO PAINTING. PAINT LINES TO BE UNIFORM COLOUR AND DENSITY WITH SHARP EDGES. PROTECT PAVEMENT MARKINGS UNTIL DRY.

14. ALL SIGNS INSTALLED AS PER ONTARIO TRAFFIC MANUAL BOOK 5 AND MUNICIPALITY STANDARDS.
15. GRADES TO MATCH ADJACENT PROPERTIES AT PROPERTY LINE.

16. SLOPES IN LANDSCAPED AREAS SHALL NOT EXCEED 3:1 (3 HORIZONTAL TO 1 VERTICAL).

17. BEDDING SHALL BE A MINIMUM 150MM OF GRANULAR "A", COMPACTED TO MINIMUM 98% STANDARD PROCTOR DRY DENSITY.  CLEAR STONE BEDDING SHALL NOT BE PERMITTED.

18. SUB-BEDDING, IF REQUIRED SHALL BE AS PER THE DIRECTION OF GEOTECHNICAL ENGINEER
19. BACKFILL TO AT LEAST 300mm ABOVE TOP OF PIPE WITH GRANULAR "A".

20. TO MINIMIZE DIFFERENTIAL FROST HEAVING, TRENCH BACKFILL (FROM PAVEMENT SUBGRADE TO 2 METRES BELOW FINISHED GRADE) SHALL MATCH EXISTING SOIL CONDITIONS.

21. EXTERIOR LIGHT FIXTURES TO BE NIGHT SKY COMPLIANT WITH NO LIGHT SPILLING OFF PROPERTY.
22. GARBAGE AND REFUSE TO BE STORED INTERNALLY WITHIN BUILDING.
ENVIRONMENTAL
23. EROSION AND SEDIMENT CONTROLS SHALL BE INSTALLED PRIOR TO CONSTRUCTION AND MONITORED AND MAINTAINED BY THE CONTRACTOR UNTIL COMPLETION. THE TEMPORARY SEDIMENT AND EROSION

CONTROL MEASURES MUST BE REMOVED ONCE THE SITE HAS BEEN STABILIZED AND SITE WORKS COMPLETED.
24. REGARDLESS OF SITE SPECIFIC ITEMS DETAILED ON THE PLANS, THE CONTRACTOR SHALL INSTALL EROSION CONTROL MEASURES TO SUIT THE PROPOSED WORK METHODS TO CONTROL SEDIMENT FROM

RUNNING OFF THE SITE OR INTO WATER BEARING FEATURES PRIOR TO ANY DISTURBANCE.  FOLLOWING CONSTRUCTION, DISTURBED AREAS, AS WELL AS PROPOSED GRASSED AND VEGETATED SURFACES SHALL
BE REINSTATED.

25. IN THE EVENT THAT HUMAN REMAINS ARE ENCOUNTERED DURING CONSTRUCTION, THE MINISTRY OF CITIZENSHIP, CULTURE AND RECREATION SHALL BE NOTIFIED IMMEDIATELY AND THE REGISTRAR OR DEPUTY
REGISTRAR OF THE CEMETERIES REGULATION UNIT OF THE MINISTRY OF CONSUMER AND COMMERCIAL RELATIONS (416) 362-8392, SHALL BE NOTIFIED IMMEDIATELY.

26. IN THE EVENT THAT BURIED ARCHEOLOGICAL REMAINS ARE FOUND DURING CONSTRUCTION ACTIVITIES, THE MINISTRY OF CITIZENSHIP, CULTURE AND RECREATION SHALL BE NOTIFIED IMMEDIATELY.
27. WHILE UNDERTAKING CLEARING, DEMOLITION, EXCAVATION OR CONSTRUCTION THE OWNER AND THEIR CONTRACTORS SHALL BE VIGILANT FOR THE POTENTIAL PRESENCE OF UNDERGROUND FUEL TANKS,

CONTAMINATED SOIL OR GROUNDWATER, BURIED WASTE OR ABANDONED WATER WELLS.  IF ANY OF THE ABOVE ARE ENCOUNTERED OR SUSPECTED, THE OWNER SHALL ENSURE THAT:
27.A. THE TOWN OF GANANOQUE'S ENVIRONMENT DEPARTMENT IS TO BE ADVISED THAT CONTAMINANTS OR WASTES HAVE BEEN DISCOVERED OR ARE SUSPECTED.
27.B. ANY SOIL OR GROUNDWATER CONTAMINATION ENCOUNTERED IS REMEDIATED TO APPLICABLE STANDARDS AS DEFINED WITHIN O.REG 153/04 OR AS REVISED;
27.C. ANY WASTES GENERATED BY SITE CLEAN-UPS ARE MANAGED IN ACCORDANCE WITH APPLICABLE LAWS AND STANDARDS;

27.D. ANY ABANDONED FUEL TANKS ENCOUNTERED ARE DECOMMISSIONED IN ACCORDANCE WITH APPLICABLE LAWS AND STANDARDS;
27.E. ANY UNUSED WATER WELLS (DRILLED OR DUG) ARE PROPERLY ABANDONED IN ACCORDANCE WITH ONTARIO REGULATIONS 903 - WELLS OR AS ADVISED;
27.F. IF IT APPEARS LIKELY THAT CONTAMINATION EXTENDS BEYOND THE BOUNDARIES OF THE SUBJECT PROPERTY, THE OWNER NOTIFIES THE LOCAL OFFICE OF THE MINISTRY OF ENVIRONMENT AND THE TOWN

OF GANANOQUE'S ENVIRONMENT DEPARTMENT;
27.G. CONSTRUCTION WASTES ARE NOT TO BE BURIED WITHIN THE PROPERTY THAT IS THE SUBJECT OF THIS AGREEMENT, AND
27.H. THE OWNER AND THEIR CONTRACTORS REPORT ALL SPILLS TO THE MINISTRY OF THE ENVIRONMENT'S SPILLS ACTION CENTRE (1-800-268-6060) AND TO THE MUNICIPALITY FORTHWITH.

STORM
28. ALL TEMPORARY SEDIMENT AND EROSION CONTROL MEASURES SHALL BE INSTALLED PRIOR TO CONSTRUCTION.  CONTRACTOR TO MAINTAIN SILT FENCE.
29. CATCH BASIN TO BE AS PER OPSD 705.010. DISHED GRATE AS PER OPSD 400.010.
30. CBMH'S TO BE AS PER OPSD 701.010. DISHED GRATE AS PER OPSD 400.010.

31. INSULATE ALL SEWERS/SERVICES THAT HAVE LESS THAN 1.5M OF COVER WITH THERMAL INSULATION.

32. STORM SEWERS TO BE FLUSHED AND CCTV STUDY COMPLETED.
33. LEAK TESTING SHALL BE AS PER OPSS AND TOWN OF GANANOQUE STANDARDS.

ELECTRICAL AND COMMUNICATIONS
34. ALL ELECTRICAL AND COMMUNICATION DUCTS TO HAVE A MIN OF  150mm OF SAND BEDDING AND COVER AS PER DETAIL.
35. MINIMUM OF 600mm COVER MUST BE PROVIDED ON ALL SERVICES.

Otis Properties Limited

ASPHALT GRADE: PG-58-34

COMPACTED TO 98% SPMDD

COMPACTED TO 98% SPMDD MIN. 150mm GRANULAR 'A'

MIN. 300mm GRANULAR 'B'
TYPE II

50mm HL3

LIGHT DUTY PAVEMENT 4
C-2

12/22/2025

Josh Lombard
JCL Stamp



REV # DATEISSUANCE

GENERAL NOTES
All dimensions are in millimetres unless noted otherwise. Do not scale the
drawings.

The contractor shall review and be aware of all existing and proposed services
and utilities. The contractor is responsible for having all underground services and
utility lines staked by each agency having jurisdiction prior to commencing work.

It is the responsibility of the contractor to  verify all existing and proposed grading
and conditions on the project and immediately report any discrepancies to the
consultant before proceeding with any work.

The contractor shall not leave any holes open overnight.

The Contractor shall throughly clean areas surrounding the construction zone at
the end of each work day. The area surrounding the construction zone shall be
kept clean and useable by others.

Contractor to make good any and all damages outside of the development
area that may occur as a result of construction at no extra cost.
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CODE QTY BOTANICAL NAME COMMON NAME SIZE CONT.

DECIDUOUS TREES
AI 2 ACER X FREEMANII 'AUTUMN BLAZE' AUTUMN BLAZE (JEFFERSRED) MAPLE 60MM CAL. B&B
SRI 2 SYRINGA RETICULATA 'IVORY SILK' IVORY SILK JAPANESE TREE LILAC 60MM CAL. B&B

4 SUBTOTAL:

BROADLEAF EVERGREEN
Ic 24 ILEX GLABRA 'CHAMZIN' NORDIC™ INKBERRY HOLLY 3 GAL. POT

24 SUBTOTAL:

CONIFEROUS SHRUBS
pms 21 PINUS MUGO 'SLOWMOUND' SLOWMOUND MUGO PINE 1 GAL. POT
tmd 10 TAXUS X MEDIA 'DENSIFORMIS' DENSE YEW 1 GAL. POT

31 SUBTOTAL:

DECIDUOUS SHRUBS
sja 31 SPIRAEA JAPONICA 'ANTHONY WATERER' ANTHONY WATERER JAPANESE SPIREA 3 GAL. POT

31 SUBTOTAL:

PERENNIALS
hsd 13 HEMEROCALLIS X 'STELLA DE ORO' STELLA DE ORO DAYLILY 1 GAL. POT

13 SUBTOTAL:

PLANT SCHEDULE

1:100
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The contractor shall review and be aware of all existing and proposed services
and utilities. The contractor is responsible for having all underground services and
utility lines staked by each agency having jurisdiction prior to commencing work.

It is the responsibility of the contractor to  verify all existing and proposed grading
and conditions on the project and immediately report any discrepancies to the
consultant before proceeding with any work.

The contractor shall not leave any holes open overnight.

The Contractor shall throughly clean areas surrounding the construction zone at
the end of each work day. The area surrounding the construction zone shall be
kept clean and useable by others.

Contractor to make good any and all damages outside of the development
area that may occur as a result of construction at no extra cost.
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PROPOSED SHRUB BED

PROPOSED DECIDUOUS TREE

SODDED AREASOD

CONCRETE SIDEWALKCSW

1.5M CHAIN LINK FENCEx

1.8M WOOD PRIVACY FENCE

TYPICAL DETAIL

CONCRETE PAVING 5
LD1

TYPICAL DETAIL

1.5M CHAIN LINK FENCE 6
LD1

TYPICAL DETAIL

DECIDUOUS TREE PLANTING2
LD1

TYPICAL DETAIL

SHRUB PLANTING3
LD1

TYPICAL DETAIL

PERENNIAL PLANTING4
LD1

TYPICAL DETAIL

1.8M WOOD PRIVACY FENCE 7
LD1
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ALL UNTREATED SURFACES,
EXPOSED DUE TO CUTTING
AND/OR BORING, SHALL BE
THOROUGHLY SOAKED WITH A
WOOD PRESERVATIVE THAT
CORRESPONDS TO THE INITIAL
PRE-TREATMENT. CCA-BASED OR
ACZA-BASED TREATMENTS ARE
UNACCEPTABLE.

ALL WOOD MEMBERS TO BE
PRESSURE TREATED PINE.  ALL
PRESSURE TREATED LUMBER SHALL
BE PRE-TREATED WITH ALKALINE
COPPER QUATERNARY (ACQ) OR
COPPER AZOLE (CA). TIMBERS
TREATED WITH CHROMATED
COPPER ARSENATE (CCA) OR
AMMONIACAL COPPER ZINC
ARSENATE (ACZA) WILL BE
REJECTED.

NOTES:
1.

2.

FASTEN ALL WOOD MEMBERS
SECURELY WITH GALVANIZED
SPIRAL NAILS UNLESS NOTED
OTHERWISE.

3.

38MM X 75MM X 75MM SUPPORT
BRACKET, GALVANIZED FINISH - ONE ON
EACH SIDE, BOTH TOP AND BOTTOM
RAILS

2480

18
00

12
00

 M
IN

.
300

70
0

COMPACTED SUBGRADE TO

50 X 150MM BOTTOM TRIM

300MM DIA. SONOTUBE FORMED
CONCRETE FOOTING TO 30 MPA;
1200MM DEEP MIN.

98% S.P.D.

FINISHED GRADE
50MM MAX. GAP

150 X 150MM WOOD POST 

50 X 150MM TOP RAIL
25MM CHAMFER

25 X 150MM VERTICAL BOARDS,
50MM OVERLAP (TYP)

PLAN

150X150 POST

50X150 TOP CAP
50X150 TOP/BOTTOM RAIL

SECTION

50 X 150MM BOTTOM RAIL VERTICAL

50MM X 150MM TRIM BOARD

ELEVATION

LANDSCAPE SPECIFICATIONS:

ALL PLANTING BEDS ARE TO BE CONTINUOUS, AND EXCAVATED TO A MINIMUM DEPTH OF 450MM
UNLESS NOTED OTHERWISE.  PLANTING BEDS ARE TO BE FILLED WITH A SOIL MIXTURE COMPOSED
OF SIX (6) PARTS SAND LOAM, TWO (2) PARTS WELL ROTTED MANURE, AND ONE (1) PART PEAT
MOSS, IN ADDITION TO THE FERTILIZERS SPECIFIED ABOVE.

ALL BEDS ARE TO BE COVERED WITH A 75MM DEPTH OF CLEAN, SHREDDED PINE BARK MULCH.
GUYING AND STAKING OF TREES SHALL CONFORM TO THE PLANTING DETAILS.  WRAP ALL
DECIDUOUS TREES AS PER THE SPECIFICATIONS OF THE ONTARIO LANDSCAPE CONTRACTORS
ASSOCIATION.

ALL PLANT MATERIAL SHALL CONFORM TO THE STANDARDS OF THE CANADIAN NURSERY TRADES
ASSOCIATION.  ALL PLANT MATERIAL IS TO BE CLAY GROWN STOCK.  INSTALL ALL PLANT MATERIAL
AS SHOWN ON THE PLANTING PLAN AND DETAILS.  USE ONLY VIABLE NURSERY STOCK GROWN IN
STRICT ACCORDANCE WITH PROPER HORTICULTURAL PRACTICES WHICH IS FREE FROM DAMAGE,
PESTS, AND DISEASE.

UNLESS SOIL TESTS SUGGEST OTHERWISE, FERTILIZER SHALL BE APPLIED AS FOLLOWS:
SODDED AREAS: 11-8-4 (11% NITROGEN, 8% PHOSPHOROUS, 4% POTASH) AT 4.5 KG/M2.
PLANTING BEDS: 7-7-7 (7% NITROGEN, 7% PHOSPHOROUS, 7% POTASH) AT 0.12 KG/M3, AND BONE
MEAL AT 0.58 KG/M3 OF PLANTING SOIL MIXTURE AS OUTLINED BELOW.

ALL SOD SHALL CONFORM TO THE STANDARDS OF THE NURSERY SOD GROWERS ASSOCIATION OF
ONTARIO.  ALL SODDED AREAS SHALL BE PREPARED WITH A MINIMUM OF 100MM OF TOPSOIL AND
SODDED WITH #1 BLUEGRASS - FESCUE NURSERY SOD.

THE CONTRACTOR WILL OBSERVE PROPER MAINTENANCE PROCEDURES FOR ALL NEWLY
CONSTRUCTED LANDSCAPE WORK AS PER SECTION 1E (MAINTENANCE WORK) OF LANDSCAPE
ONTARIO'S SPECIFICATIONS.  UNLESS OTHERWISE NOTED, THIS WILL APPLY DURING THE
CONSTRUCTION PERIOD ONLY.  THE CONTRACTOR SHALL MAINTAIN ALL PLANTING AND SODDING
UNTIL FINAL ACCEPTANCE IS GRANTED BY THE LANDSCAPE ARCHITECT.

THE CONTRACTOR WILL BE RESPONSIBLE FOR THE PROTECTION OF ALL PLANT MATERIAL FROM
DAMAGES RESULTING FROM WINTER CONDITIONS AS WELL AS RODENTS DURING THE WARRANTY
PERIOD.  APPLY "SKOOT" RODENT DETERRENT FORMULA (OR APPROVED EQUAL) TO ALL
CONIFEROUS TREES AND ALL SHRUBS IN LATE OCTOBER AS PER MANUFACTURER'S DIRECTIONS.

THE CONTRACTOR SHALL PROVIDE A FULL ONE YEAR GUARANTEE (OR TWO YEARS IF REQUIRED BY
THE MUNICIPALITY OR OWNER) ON ALL LANDSCAPE WORKS, BEGINNING ON THE DATE THAT FINAL
ACCEPTANCE IS GRANTED BY THE LANDSCAPE ARCHITECT.

LANDSCAPE SPECIFICATIONS1
N.T.SLD1

50mm MULCH AS SPECIFIED

REMOVE PLANTS FROM CONTAINERS
WITHOUT BREAKING ROOT BALL

SCARIFY SURFACE OF SUBSOIL AT
SIDES AND BOTTOM OF BED TO
A DEPTH OF 100mm PRIOR TO
PLANTING

PLANTING SOIL MIXTURE AS
SPECIFIED. MIN. DIMENSIONS AROUND
ROOT BALL TO BE 150mm.
BACKFILL SOIL TO BE TAMPED
FIRMLY INTO PLACE TO ELIMINATE
AIR POCKETS AND PREVENT
SETTLEMENT.  WATER SOIL MIXTURE
IMMEDIATELY AFTER PLANTING.

FOR PLANTING ADJACENT TO HARD
SURFACES, LEAVE 25mm CLEAR

FINISHED GRADE

300 MIN.

COMPACTED OR
UNDISTURBED SUBGRADE

PERENNIAL PLANTING4
LD1

DECIDUOUS TREE PLANTING2
N.T.SLD1

SHRUB PLANTING3
N.T.SLD1

NOTE:
ALL PLANTING BEDS ARE TO BE A MINIMUM
OF 1.2m WIDE.

O.C. - AS PER PLAN

75mm MULCH AS SPECIFIED

B&B - REMOVE TOP 1/3 OF BURLAP
POTTED - REMOVE POT

100mm DEPTH SOIL SAUCER

SCARIFY SURFACE OF SUBSOIL AT SIDES AND
BOTTOM OF BED PRIOR TO PLANTING

PLANTING SOIL MIXTURE AS SPECIFIED.
MINIMUM DIMENSIONS AROUND ROOT BALL
TO BE 150mm.  BACKFILL SOIL TO BE TAMPED
FIRMLY INTO PLACE TO ELIMINATE AIR
POCKETS AND PREVENT SETTLEMENT.  WATER
SOIL MIXTURE IMMEDIATELY AFTER PLANTING.

FOR PLANTING ADJACENT TO HARD
SURFACES, LEAVE 25mm CLEAR

FINISHED GRADE

SET SHRUB AT GRADE ORIGINALLY
GROWN IN NURSERY (WITH ALLOWANCE
FOR SETTLING)

PRUNE PLANTS A MINIMUM AMOUNT TO
REMOVE DEAD OR DAMAGED MEMBERS
MAINTAIN THE NATURAL CHARACTER AND
SHAPE OF THE PLANT SPECIES

UNDISTURBED SUBGRADE

FILTER FABRIC OVER 150mm PEAGRAVEL.

75mm MULCH AS SPECIFIED.

COMPLETION OF WARRANTY PERIOD.
NOTE: T-RAILS TO BE REMOVED AT

PRUNE PLANTS TO REMOVE DEAD OR
INJURED MEMBERS ONLY.  MAINTAIN THE
NATURAL CHARACTER AND SHAPE OF
THE SPECIES.  DO NOT CUT A LEADER
BRANCH.

FOR TREES UNDER 70mm CAL.  USE 2
SUPPORT STAKES.  FOR LARGER TREES
USE 3 SUPPORT STAKES. REMOVE
GUYWIRES AND TREE STAKES AT END OF
WARRANTY PERIOD.

SCARIFY BOTTOM AND SIDES OF TREE
PIT.

PLANTING SOIL MIXTURE AS SPECIFIED.
PROVIDE MINIMUM OF 300mm SOIL
AROUND ROOT BALL.  BACKFILL SOIL TO
BE TAMPED FIRMLY IN PLACE TO
ELIMINATE AIR POCKETS AND PREVENT
SETTLEMENT.

CUT AND REMOVE BURLAP AND ROPE
FROM TOP 1/3 OF ROOT BALL.  WHEN TREE
IS SUPPLIED IN WIRE BASKET, CUT BASKET
COMPLETELY, AND REMOVE ALL
NON-BIODEGRADABLE WRAPPINGS FROM
ROOT BALL.

MAINTAIN ORIGINAL GRADE AT TREE BASE
OR SET SLIGHTLY HIGHER TO ALLOW FOR
SETTLEMENT.  FORM SAUCER AROUND
ROOT BALL WITH PLANTING SOIL.  FOR
TREES PLANTED ON HILLSIDES, LEAVE
LOWER SIDE OF PLANTING PIT OPEN TO
ALLOW FOR DRAINAGE.

LOOP GUYWIRES AROUND MAIN STEM
ABOVE SECOND BRANCH.  ATTACH
GUYWIRES TO STEEL T-RAIL STAKES.
STAKES TO EXTEND 600mm BELOW
BOTTOM OF TREE PIT AND BE PLACED
SO AS NOT TO DAMAGE THE TREE OR
ROOT SYSTEM.  WIRE TO BE ENCASED
IN 12mm DIA. BLACK RUBBER HOSE
WHERE IN CONTACT WITH TREE.

CONTROL JOINT DETAIL

EXPANSION JOINT DETAIL

13
0

10

SECTION ON GRADE

13
0

25

5

13
0

PROVIDE CONTROL JOINTS @ 1500mm OR
AS SHOWN ON DRAWINGS

PROVIDE EXPANSION JOINTS @ 6000mm
O.C. (MAX.), AT CHANGE IN MATERIALS, AT
STRUCTURES OR AS SHOWN ON DRAWINGS

POLYSULPHIDE JOINT SEALANT AS SPECIFIED
OVER CLOSED CELL PVC FOAM BACKUP
ROD

POURED CONCRETE PAVING

BITUMINOUS FIBRE

TOOLED EDGE

POURED CONCRETE PAVING

25mm DEEP SAWCUT

COMPACTED SUBGRADE TO 98% STANDARD
PROCTOR DENSITY

150mm GRANULAR 'A' COMPACTED TO 98%
STANDARD PROCTOR DENSITY

BROOM FINISHED POURED CONCRETE, 30
MPa MIN. IN 28 DAYS

100X FILTER FABRIC BY TERRAFIX OR
APPROVED EQUAL
19mm CLEAR GRAVEL DRAINAGE COURSE

15
0

mi
n.

FOR TYPICAL CONCRETE
PAVING AT BUILDING APRON
REFER TO ARCHITECTURAL
DRAWINGS.

CONCRETE PAVING5
LD1

1524

1200

356 305

3.00 M (10'-0") MAX.

89 O.D. TERMINAL POST 
INSTALLED AT ALL ENDS, CORNERS,
STRAININGS AND GATES.

60 LINE POSTS.

178 COUPLINGS.  
43 O.D. TOP RAIL,
LENGTHS VARY.

CHAINLINK FABRIC 
REFER TO NOTE.

STRETCHER BAR BANDS 300 O.C.
6 X 19 MINIMUM

43 O.D. BRACE RAILS TO BE 
INSTALLED AT ALL ENDS, STRAINING
AREAS AND STEEP TOPOGRAPHY.

STRETCHER BAR  5 X 19 
MINIMUM

SINGLE STRAND 5 (6 GAUGE)
TENSION WIRE SECURED BY 
MALLEABLE IRON TURNBUCKLE.

MAXIMUM 75 CLEARANCE

3. ALL DIMENSIONS ARE IN METRES AND MILLIMETRES.

1.  

NOTES

PROCESS NOTE BELOW.
HAVE CAPS.  SEE ELECTROSTATIC
89 I.D. CAP SIZE -ALL POSTS TO 

CHAINLINK FABRIC TO BE BLACK VINYL COATED, WOVEN MESH SIZE 38mm, FABRIC HEIGHT 1.5M, CONSTRUCTED WITH
3.5 (9 GAUGE) GALVANIZED WIRE COATED WITH BLACK VINYL,  FASTENED TO TOP RAIL, BRACE RAIL, LINE POST,
STRETCHER BAR AND TENSION WIRE WITH 3.5 (9 GAUGE) GALVANIZED (AND PAINTED BLACK) WIRE 450 (18") O.C.
ALL FENCE COMPONENTS OTHER THAN VINYL COATED CHAINLINK FABRIC SHALL BE PAINT TREATED WITH ONE COAT
STERLING RED PRIMER #1734, FOLLOWED BY ONE COAT STERLING SEMI-GLOSS BLACK ENAMEL #3813, BY
ELECTROSTATIC PROCESS.

2.  

1.5M CHAIN LINK FENCE6
LD1

POURED DOME CONCRETE FOOTINGS TO
BE 25 MPa TEST, MIN. 28 DAYS. BOTTOM
OF FOOTINGS TO BE 50 WIDER THAN TOP
OF FOOTING.

1.8M WOOD PRIVACY FENCE7
LD1

REV # DATEISSUANCE

GENERAL NOTES
All dimensions are in millimetres unless noted otherwise. Do not scale the
drawings.

The contractor shall review and be aware of all existing and proposed services
and utilities. The contractor is responsible for having all underground services and
utility lines staked by each agency having jurisdiction prior to commencing work.

It is the responsibility of the contractor to  verify all existing and proposed grading
and conditions on the project and immediately report any discrepancies to the
consultant before proceeding with any work.

The contractor shall not leave any holes open overnight.

The Contractor shall throughly clean areas surrounding the construction zone at
the end of each work day. The area surrounding the construction zone shall be
kept clean and useable by others.

Contractor to make good any and all damages outside of the development
area that may occur as a result of construction at no extra cost.
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1.0 Introduction 
 

Full Speed Builders have been retained by Otis Properties (Client) to prepare the Stormwater 

Management & Servicing Brief for a Site Plan Control Application for a proposed 141m2 building addition 

at 580 King St E, Gananoque. 

The purpose of this report is to determine the servicing requirements for the proposed building addition 

in accordance with guidelines provided by the Town of Gananoque, Cataraqui Region Conservation 

Authority, and the Ministry of Environment, Conservation, and Parks. The report will address the water, 

sanitary, and stormwater requirements for the development, ensuring that the existing and proposed 

services are adequate for the site.  

2.0 Site Description  
 

The subject site is located at 580 King Street East. The approximately 0.2-hectare site currently has one 

349m2 retail building with surface parking. The site slopes from northwest, at the rear of the property, 

to southeast along King Street East. 

 

 

        

 

SUBJECT SITE 

 

 

 

 

 

 

 

 

Figure 1: Site Location 
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3.0 Proposed Development 
  

Proposed development of the subject property consists of the construction of a 141m2 single storey 

addition and expansion and reconfiguration of the existing parking lot. The building has existing water 

and sanitary connections to municipal services.  

4.0 Sanitary Sewer 
 

The existing building is serviced with a 100mm diameter sanitary service. The service connects to an 

existing 300mm diameter sanitary main along King Street East. 

The sanitary flow from the site was calculated to be 0.13L/s. Calculations assume a commercial average 

flow rate of 28,000 L/hectare per day with a peak factor of 1.5 and an infiltration allowance of 

0.14L/sec/hectare. The existing sanitary service has sufficient capacity to service the existing building 

and proposed addition. 

 

5.0 Water Servicing 
 

The existing commercial building is serviced with a 19mm diameter copper water service. The service 

connects to the existing 200mm water main along King Street East. The existing water service will be 

sufficient to service the existing building and proposed addition 

Required fire flow for a new building is calculated in accordance with the Fire Protection Underwriters 

Survey (FUS) – Water Supply for Public Fire Protection – 2020. The required fire flow is based on floor 

area, separation distance from other buildings, fire suppression systems, type of construction and 

building content type. 

The proposed building addition will be constructed as ordinary construction. FUS describes ordinary 

construction as ‘exterior walls are of masonry construction (or other approved material) with a minimum 

1-hour fire resistance rating but where other elements such as interior walls, arches, floors, and/or roof 

do not have a minimum 1 hour fire resistance rating.’ 

The required fire flows are calculated in Appendix A. The minimum fire flow was calculated to be 87 

liters per second at 70 psi.  

Hydrants are rated in accordance with the Ontario Fire Code as per the following criteria. 
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* AA+ is a non-standard classification that assists fire departments in identifying hydrants and mains that are capable of 

providing higher flow rates. 

The existing hydrant located across King St E. is colour coded Blue indicating a Class AA rating. Class AA 

hydrants are capable of providing 95 L/s, greater than the required fire flow of 87 L/s. 

6.0 Utilities  

6.1 Hydro 
Electrical service is provided by Eastern Ontario Power. The existing building is currently service 

overhead from a pole located along Talbot Place. The existing service location will remain in place. 

7.0 Stormwater Management 

7.1 Design Criteria 
To determine existing and proposed runoff rates the Rational Method was utilized. In order to delineate 

drainage areas existing topographic survey information and the proposed grading plan were utilized. 

Runoff calculations are derived using the Rational Method: 

𝑄 = 2.78𝐶𝐼𝐴 (𝐿/𝑠) 

Where:  Q = Runoff Rate (l/s) 

C = Runoff coefficient 

  I = Rainfall intensity (mm/hr) 

  A = Drainage Area (hectares) 

The following coefficients were used to develop an average C for each area 

Roofs/Concrete/Asphalt 0.90 

Gravel 0.90 

Landscaped 0.25 
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Rainfall intensities were derived from the Ministry of Transportation’s (MTO) Intensity-Duration-

Frequency curves. A minimum time of concentration of 15 minutes will be used. The IDF curve can be 

found in Appendix B. 

7.2 Existing Drainage 
 

The existing site is divided into four drainage areas. Pre-Development Area P-1 encompasses the 

landscaped area to the west of existing building; this area sheet flows to the west and onto the 

neighbouring gas station property.  

Pre-Development area P-2 encompasses the existing building, the flow on the roof is directed towards 

roof drains which outlet at the rear of the building and sheet flow onto the neighbouring residential 

property to the northwest.  

Post-Development Area P-3 encompasses the loading dock and the landscaped area north of the 

building; this area sheet flows towards a catch basin in the loading dock. There is a pipe from the loading 

dock into the existing building where it is assumed it flows into a sump pit and is ultimately pumped into 

the sanitary sewer. 

Post-Development Area P-4 encompasses the existing parking lot. This area sheet flows towards King 

Street East and ultimately into a municipal catch basin at the south site entrance. 

Existing drainage areas can be found in Appendix C. 

7.3 Post-Development Drainage 
The site will be regraded to ensure minimal off-site flow. Stormwater will be directed towards onsite 

stormwater infrastructure. 

Post Development Area A-1 will encompass the landscaped area to the west of the proposed addition. 

This area contains a majority of the pre-Development area P-1. Due to grading constraints this area will 

be graded to direct runoff towards the neighbouring property. 

Post Development Area A-2 will encompass the proposed and existing building. The existing buildings 

internal roof drain plumbing will be rerouted to divert water towards the addition. The roof drains on 

the proposed building will outlet underground and into PR-CBMH-1. 

Post Development Area A-3 will encompass the new parking lot. The parking lot with be graded to direct 

runoff towards catch basins. The runoff will be piped underground and outlet into the municipal catch 

basin along King Street East. 

Post Development Area A-4 will encompass the landscaped area between the new parking lot and King 

Street East. Runoff will be directed towards the roadway. 

Post Development Area A-5 will encompass the site entrance along King Street East; the driveway will be 

graded to direct runoff towards the existing catch basin along King Street East. 

Post-Development drainage areas can be found in Appendix C.  
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7.4 Temporary Sediment and Erosion Control 
During Construction the risk of contamination by sediment to the stormwater receiver increases. 

Temporary sediment and erosion control measures will be implemented before construction and remain 

in place until construction and reinstatement of the lands are completed. 

Suitable areas shall be designated and agreed upon for the disposal of any accumulated sediment or 

other debris or disposed of in accordance with OPSS 180. 

In accordance with OPSD 219.110, light duty silt fence will be placed around the construction area. The 

sediment and erosion control measures will be inspected periodically and maintained during 

construction by the Contractor. These measures will be removed up completion of the permanent 

quality control devices and establishment of vegetation. 

All areas disturbed by construction are to be reinstated as soon as possible. Damage to existing 

vegetated areas is to be minimized by fencing the work area to maintain constructions activities to pre-

defined areas.  

Stockpiles of excavated material or stockpiled granular are to be located to minimize the possibility of 

runoff beyond the construction zone. Silt fences will be required to contain runoff from stockpiles. 

8.0 Conclusions 
 

Based on the information provided above it is determined that the existing services will be able to 

service the proposed building addition. The existing water and sanitary services can remain in place and 

are adequately sized for the project.  

A stormwater management plan was developed to direct runoff to catch basins with an underground 

pipe network before it outlets into the existing municipal catch basin along King Street East. Since the 

runoff rate will not be significantly increased with the proposed addition and parking lot, no quantity 

control measures are required.  

Prepared by: 

Full Speed Builders Limited 

 

 

 

 

Daniel Fox              Josh Lombard, M. Eng., P.Eng. 

Josh Lombard
JCL Stamp



 

 

 

 

 

 

 

 

 

 

 

 

Appendix A 

Servicing Calculation Sheets 



Fire Flow Design Sheet
Project: Commercial Addition

Location: 580 King St E., Gananoque, ON

467 1

1 0

467 0.25

-0.15

*Fire Underwriters Survey Water Supply for Public Fire Protection (2020)

Where: RFF = Required Fire Flow (Litres per min.)

C = Construction Coefficient

A = Total Effective Floor Area (m2)

RFF Before Reduction 4754 lpm

Total Change 10.00%

Total Required Fire Flow 5230 lpm

87.2 l/s

Building Footprint (m2)

Number of Storeys

Total Floor Area (m2) (A)

Construction Type (C):

Fire Supression System

Distance from Other 

Buildings (m)

Content Type

Ordinary 

No Supression

0m to 3m

Limited Combustable



        MANHOLE INCREMENTAL AREA CONTRIBUTING S S q Peak Flow S Infiltration Q SIZE SLOPE

AREA  

(m
2
)

WETTED 

PERIMETE

R

HYDRAULIC 

RADIUS CAPACITY Q/Qfull VELOCITY LENGTH FALL

LOCATION FROM TO Catchment Area (ha)

Population 

Density (pp/ha) Population

AREAS

Population P(1000) (L/cap/day) (L/s) AREA (ha) (L/s) (L/s) (mm) (%) (L/s) (m/s) (m) (m)

580 King St E BLDG MAIN 1 0.20 - - S1 - - 5734.4 1.500 0.10 0.20 0.03 0.13 100 2.00% 0.0079 0.3142 0.0250 7.31 0.02 0.93 44 0.880

Designed By: PROJECT:

Mannings n = 0.0130
Average Daily Flow (q)= 28000 L/ha/day (MOE Guidelines)

Infiltration Rate (I) = 0.14 L/s/ha (MOE Sanitary Sewers Design Criteria) Checked By: LOCATION:

Dwg. Reference: Project Number:

C-2 Oct. 9, 2025

DESIGN PARAMETER

D.F. Commercial Building Addition

J.L. 580 King Street East, Gananoque
Date:

Sanitary Sewer Calculation Sheet 

                      DRAINAGE AREA DESCRIPTION SANITARY FLOWS PIPE DATA

Peak 

Factor 

M



 1:2 YEAR STORM
Project: Full Speed Office

Location: 16788 Highway 7, Perth
Client: Full Speed Builders

LOCATION

Catchment 
Areas

Area
(m2)

Building 
Area (m2) C

Asphalt & 
Gravel Area 

(m2) C

Landscaped 
Area (m2) C Average C C x A (m2) 

Time of 
Concentration

I
 (mm/hr)

Peak Flow
 (L/s)

A-1 266.95 0 0.90 0 0.90 266.95 0.25 0.25 66.7375 15 55.1 1
A-2 397.14 349.12 0.90 0 0.90 48.02 0.25 0.82 326.213 15 55.1 5
A-3 288.34 0 0.90 111.07 0.90 177.27 0.25 0.50 144.2805 15 55.1 2
A-4 1095.5 0 0.90 947.07 0.90 148.39 0.25 0.81 889.4605 15 55.1 14

LOCATION

Catchment 
Areas

Area
(m2)

Building 
Area (m2) C

Asphalt & 
Gravel Area 

(m2) C

Landscaped 
Area (m2) C Average C C x A (m2) 

Time of 
Concentration

I
 (mm/hr)

Peak Flow
 (L/s)

A-1 189 0 0.90 0 0.90 189 0.25 0.25 47.25 15 55.1 1
A-2 502 502 0.90 0 0.90 0 0.25 0.90 451.8 15 55.1 7
A-3 1171 0 0.90 972 0.90 199 0.25 0.79 924.55 15 55.1 14
A-4 123.3 0 0.90 0 0.90 123.3 0.25 0.25 30.825 15 55.1 0
A-5 62.3 0 0.90 62.3 0.90 0 0.25 0.90 56.07 15 55.1 1

POST-DEVELOPMENT

PRE-DEVELOPMENT
AREAS DESIGN FLOW

TOTAL 22

AREAS DESIGN FLOW

TOTAL 23



 1:2 YEAR STORM
Project: Full Speed Office

Location: 16788 Highway 7, Perth
Client: Full Speed Builders

TIME
5

10
15
30
60

(mm/hr)  (L/s)  (L/s) STORAGE RATE (L/s) (m3)
STORAGE REQUIREMENTS

73.1 26 22 4 2
118.4 42 22 20 6

34 12 22 -10 -18
55.1 19 22 -3 -2

21 7 22 -15 -53



 1:5 YEAR STORM
Project: Full Speed Office

Location: 16788 Highway 7, Perth
Client: Full Speed Builders

LOCATION

Catchment 
Areas

Area
(m2)

Building 
Area (m2) C

Asphalt & 
Gravel Area 

(m2) C

Landscaped 
Area (m2) C Average C C x A (m2) 

Time of 
Concentration

I
 (mm/hr)

Peak Flow
 (L/s)

A-1 266.95 0 0.90 0 0.90 266.95 0.25 0.25 66.7375 15 72.8 1
A-2 397.14 349.12 0.90 0 0.90 48.02 0.25 0.82 326.213 15 72.8 7
A-3 288.34 0 0.90 111.07 0.90 177.27 0.25 0.50 144.2805 15 72.8 3
A-4 1095.5 0 0.90 947.07 0.90 148.39 0.25 0.81 889.4605 15 72.8 18

LOCATION

Catchment 
Areas

Area
(m2)

Building 
Area (m2) C

Asphalt & 
Gravel Area 

(m2) C

Landscaped 
Area (m2) C Average C C x A (m2) 

Time of 
Concentration

I
 (mm/hr)

Peak Flow
 (L/s)

A-1 189 0 0.90 0 0.90 189 0.25 0.25 47.25 15 72.8 1
A-2 502 502 0.90 0 0.90 0 0.25 0.90 451.8 15 72.8 9
A-3 1171 0 0.90 972 0.90 199 0.25 0.79 924.55 15 72.8 19
A-4 123.3 0 0.90 0 0.90 123.3 0.25 0.25 30.825 15 72.8 1
A-5 62.3 0 0.90 62.3 0.90 0 0.25 0.90 56.07 15 72.8 1

AREAS DESIGN FLOW

TOTAL 31

POST-DEVELOPMENT

PRE-DEVELOPMENT
AREAS DESIGN FLOW

TOTAL 29



 1:5 YEAR STORM
Project: Full Speed Office

Location: 16788 Highway 7, Perth
Client: Full Speed Builders

TIME
5

10
15
30
60 27.7 10 29 -19 -69

72.8 26 29 -3 -3
44.9 16 29 -13 -24

156.5 55 29 26 8
96.5 34 29 5 3

STORAGE REQUIREMENTS
(mm/hr)  (L/s)  (L/s) STORAGE RATE (L/s) (m3)



 1:100 YEAR STORM
Project: Full Speed Office

Location: 16788 Highway 7, Perth
Client: Full Speed Builders

LOCATION

Catchment 
Areas

Area
(m2)

Building 
Area (m2) C

Asphalt & 
Gravel Area 

(m2) C

Landscaped 
Area (m2) C Average C C x A (m2) 

Time of 
Concentration

I
 (mm/hr)

Peak Flow
 (L/s)

A-1 266.95 0 0.90 0 0.90 266.95 0.25 0.25 66.7375 15 121 2
A-2 397.14 349.12 0.90 0 0.90 48.02 0.25 0.82 326.213 15 121 11
A-3 288.34 0 0.90 111.07 0.90 177.27 0.25 0.50 144.2805 15 121 5
A-4 1095.5 0 0.90 947.07 0.90 148.39 0.25 0.81 889.4605 15 121 30

LOCATION

Catchment 
Areas

Area
(m2)

Building 
Area (m2) C

Asphalt & 
Gravel Area 

(m2) C

Landscaped 
Area (m2) C Average C C x A (m2) 

Time of 
Concentration

I
 (mm/hr)

Peak Flow
 (L/s)

A-1 189 0 0.90 0 0.90 189 0.25 0.25 47.25 15 121 2
A-2 502 502 0.90 0 0.90 0 0.25 0.90 451.8 15 121 15
A-3 1171 0 0.90 972 0.90 199 0.25 0.79 924.55 15 121 31
A-4 123.3 0 0.90 0 0.90 123.3 0.25 0.25 30.825 15 121 1
A-5 62.3 0 0.90 62.3 0.90 0 0.25 0.90 56.07 15 121 2

AREAS DESIGN FLOW

TOTAL 51

POST-DEVELOPMENT

PRE-DEVELOPMENT
AREAS DESIGN FLOW

TOTAL 48



 1:100 YEAR STORM
Project: Full Speed Office

Location: 16788 Highway 7, Perth
Client: Full Speed Builders

TIME
5

10
15
30
60 46 16 48 -32 -115

121 43 48 -5 -5
74.6 26 48 -22 -39

260.4 92 48 44 13
160.6 56 48 8 5

STORAGE REQUIREMENTS
(mm/hr)  (L/s)  (L/s) STORAGE RATE (L/s) (m3)



STREET CONTRIBUTING C AC S Tc I Q Size Slope AREA  (m
2
) WETTED HYDRAULIC Capacity Q/Qfull Velocity Length FALL

From To No Ha AREAS AC (min.) (mm/hr) (L/s) (mm) (%) (L/s) (m/s) (m) (m)

580 King St East PR-CB-1 PR-CBMH 1 0.082 0.90 0.074 0.074 20.0 70 14.48 200 1.00% 0.0314 0.6283 0.0500 32.8 0.442 1.04 18.8 0.19

BUILDING PR-CBMH 1 0.049 0.90 0.044 0.044 20.0 70 8.61 200 2.00% 0.0314 0.6283 0.0500 46.4 0.186 1.48 13.3 0.27

PR-CBMH 1 EX-CB 0.181 0.90 0.163 0.163 20.2 70 31.74 200 1.50% 0.0314 0.6283 0.0500 40.2 0.790 1.28 22 0.33

Designed By: PROJECT:

Commercial Building Addition

Mannings n = 0.013

Q = 2.78CiA

Q= Peak Flow in Litres per second (L/s) Checked By: LOCATION:
A = Area in Hectares (ha)

i = Rainfall Intensity in Millimeters per hour (mm/hr) 580 King St East, Gananoque

  [i= 998.071/(TC+6.053)^0.814] 5 YEAR

  [i=1735.688/(TC+6.014)^0.820] 100 YEAR Dwg. Reference: Project Number: Date:

C-1 F1336 27-Oct-25

D.F.

J.L.

DESIGN PARAMETER

5-Year Storm Sewer Calculation Sheet

      AREASTRUCTURE

PIPE DATARUNOFF DATA



 

 

 

 

 

 

 

 

 

 

 

 

Appendix B 

MTO IDF Data 



  

Active coordinate
44° 20' 15" N, 76° 9' 15" W (44.337500,-76.154167)

Retrieved: Tue, 22 Jul 2025 14:33:02 GMT

Location summary
These are the locations in the selection.

IDF Curve: 44° 20' 15" N, 76° 9' 15" W (44.337500,-76.154167)

Results
An IDF curve was found.

Coordinate: 44.337500, -76.154167
IDF curve year: 2025

Map data ©2025 Google Report a map error

100-yr
50-yr
25-yr
10-yr
5-yr
2-yr

5 10 50 100 500 1,000 5,000
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https://www.google.com/maps/@44.336704,-76.1537493,8z/data=!10m1!1e1!12b1?source=apiv3&rapsrc=apiv3
https://maps.google.com/maps?ll=44.336704,-76.153749&z=8&t=m&hl=en-US&gl=US&mapclient=apiv3
https://maps.google.com/maps?ll=44.336704,-76.153749&z=8&t=m&hl=en-US&gl=US&mapclient=apiv3


Coefficient summary

IDF Curve: 44° 20' 15" N, 76° 9' 15" W (44.337500,-76.154167)

Retrieved: Tue, 22 Jul 2025 14:33:02 GMT

Data year: 2010
IDF curve year: 2025

Statistics

Rainfall intensity (mm hr-1)

Duration 5-min 10-min 15-min 30-min 1-hr 2-hr 6-hr 12-hr 24-hr

2-yr 118.4 73.1 55.1 34.0 21.0 13.0 6.1 3.7 2.3

5-yr 156.5 96.5 72.8 44.9 27.7 17.1 8.0 4.9 3.0

10-yr 182.1 112.3 84.6 52.2 32.2 19.9 9.3 5.7 3.5

25-yr 213.9 131.9 99.4 61.3 37.8 23.3 10.9 6.7 4.1

50-yr 237.1 146.2 110.2 68.0 41.9 25.9 12.0 7.4 4.6

100-yr 260.4 160.6 121.0 74.6 46.0 28.4 13.2 8.2 5.0

Rainfall depth (mm)

Duration 5-min 10-min 15-min 30-min 1-hr 2-hr 6-hr 12-hr 24-hr

2-yr 9.9 12.2 13.8 17.0 21.0 26.0 36.6 44.4 55.2

5-yr 13.0 16.1 18.2 22.4 27.7 34.2 48.0 58.8 72.0

10-yr 15.2 18.7 21.1 26.1 32.2 39.8 55.8 68.4 84.0

25-yr 17.8 22.0 24.9 30.6 37.8 46.6 65.4 80.4 98.4

50-yr 19.8 24.4 27.6 34.0 41.9 51.8 72.0 88.8 110.4

100-yr 21.7 26.8 30.3 37.3 46.0 56.8 79.2 98.4 120.0

Terms of Use
You agree to the Terms of Use of this site by reviewing, using, or interpreting these data.

Ontario Ministry of Transportation | Terms and Conditions | About
Last Modified: September 2016

https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=2&ext=fcst&year1=2025
https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=2&ext=fcst&year1=2025
https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=2&ext=fcst&year1=2025
https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=5&ext=fcst&year1=2025
https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=5&ext=fcst&year1=2025
https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=5&ext=fcst&year1=2025
https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=10&ext=fcst&year1=2025
https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=10&ext=fcst&year1=2025
https://idfcurves.mto.gov.on.ca/results_out.shtml?coords=44.3375,-76.154167&rt=10&ext=fcst&year1=2025
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11. ALL SIDE WALKS SHALL BE A MIN OF 1.5M WIDTH OR AS SPECIFIED AND CONSTRUCTED AS PER OPSD 310.010.
12. ALL SIDEWALKS ADJACENT TO ASPHALT PAVING TO HAVE MINIMUM 150mm BURIED FACE

13. PAINT LINES FOR STANDARD PARKING SPACES TO BE CAN/CGSB-1.74-2001, ALKYD TRAFFIC PAINT, PAVEMENT SURFACE TO BE DRY, FREE FROM WEAR, FROST, ICE, DUST, OIL, GREASE AND OTHER FOREIGN MATERIALS
PRIOR TO PAINTING. PAINT LINES TO BE UNIFORM COLOUR AND DENSITY WITH SHARP EDGES. PROTECT PAVEMENT MARKINGS UNTIL DRY.

14. ALL SIGNS INSTALLED AS PER ONTARIO TRAFFIC MANUAL BOOK 5 AND MUNICIPALITY STANDARDS.
15. GRADES TO MATCH ADJACENT PROPERTIES AT PROPERTY LINE.

16. SLOPES IN LANDSCAPED AREAS SHALL NOT EXCEED 3:1 (3 HORIZONTAL TO 1 VERTICAL).

17. BEDDING SHALL BE A MINIMUM 150MM OF GRANULAR "A", COMPACTED TO MINIMUM 98% STANDARD PROCTOR DRY DENSITY.  CLEAR STONE BEDDING SHALL NOT BE PERMITTED.

18. SUB-BEDDING, IF REQUIRED SHALL BE AS PER THE DIRECTION OF GEOTECHNICAL ENGINEER
19. BACKFILL TO AT LEAST 300mm ABOVE TOP OF PIPE WITH GRANULAR "A".

20. TO MINIMIZE DIFFERENTIAL FROST HEAVING, TRENCH BACKFILL (FROM PAVEMENT SUBGRADE TO 2 METRES BELOW FINISHED GRADE) SHALL MATCH EXISTING SOIL CONDITIONS.

21. EXTERIOR LIGHT FIXTURES TO BE NIGHT SKY COMPLIANT WITH NO LIGHT SPILLING OFF PROPERTY.
22. GARBAGE AND REFUSE TO BE STORED INTERNALLY WITHIN BUILDING.
ENVIRONMENTAL
23. EROSION AND SEDIMENT CONTROLS SHALL BE INSTALLED PRIOR TO CONSTRUCTION AND MONITORED AND MAINTAINED BY THE CONTRACTOR UNTIL COMPLETION. THE TEMPORARY SEDIMENT AND EROSION

CONTROL MEASURES MUST BE REMOVED ONCE THE SITE HAS BEEN STABILIZED AND SITE WORKS COMPLETED.
24. REGARDLESS OF SITE SPECIFIC ITEMS DETAILED ON THE PLANS, THE CONTRACTOR SHALL INSTALL EROSION CONTROL MEASURES TO SUIT THE PROPOSED WORK METHODS TO CONTROL SEDIMENT FROM

RUNNING OFF THE SITE OR INTO WATER BEARING FEATURES PRIOR TO ANY DISTURBANCE.  FOLLOWING CONSTRUCTION, DISTURBED AREAS, AS WELL AS PROPOSED GRASSED AND VEGETATED SURFACES SHALL
BE REINSTATED.

25. IN THE EVENT THAT HUMAN REMAINS ARE ENCOUNTERED DURING CONSTRUCTION, THE MINISTRY OF CITIZENSHIP, CULTURE AND RECREATION SHALL BE NOTIFIED IMMEDIATELY AND THE REGISTRAR OR DEPUTY
REGISTRAR OF THE CEMETERIES REGULATION UNIT OF THE MINISTRY OF CONSUMER AND COMMERCIAL RELATIONS (416) 362-8392, SHALL BE NOTIFIED IMMEDIATELY.

26. IN THE EVENT THAT BURIED ARCHEOLOGICAL REMAINS ARE FOUND DURING CONSTRUCTION ACTIVITIES, THE MINISTRY OF CITIZENSHIP, CULTURE AND RECREATION SHALL BE NOTIFIED IMMEDIATELY.
27. WHILE UNDERTAKING CLEARING, DEMOLITION, EXCAVATION OR CONSTRUCTION THE OWNER AND THEIR CONTRACTORS SHALL BE VIGILANT FOR THE POTENTIAL PRESENCE OF UNDERGROUND FUEL TANKS,

CONTAMINATED SOIL OR GROUNDWATER, BURIED WASTE OR ABANDONED WATER WELLS.  IF ANY OF THE ABOVE ARE ENCOUNTERED OR SUSPECTED, THE OWNER SHALL ENSURE THAT:
27.A. THE TOWN OF GANANOQUE'S ENVIRONMENT DEPARTMENT IS TO BE ADVISED THAT CONTAMINANTS OR WASTES HAVE BEEN DISCOVERED OR ARE SUSPECTED.
27.B. ANY SOIL OR GROUNDWATER CONTAMINATION ENCOUNTERED IS REMEDIATED TO APPLICABLE STANDARDS AS DEFINED WITHIN O.REG 153/04 OR AS REVISED;
27.C. ANY WASTES GENERATED BY SITE CLEAN-UPS ARE MANAGED IN ACCORDANCE WITH APPLICABLE LAWS AND STANDARDS;

27.D. ANY ABANDONED FUEL TANKS ENCOUNTERED ARE DECOMMISSIONED IN ACCORDANCE WITH APPLICABLE LAWS AND STANDARDS;
27.E. ANY UNUSED WATER WELLS (DRILLED OR DUG) ARE PROPERLY ABANDONED IN ACCORDANCE WITH ONTARIO REGULATIONS 903 - WELLS OR AS ADVISED;
27.F. IF IT APPEARS LIKELY THAT CONTAMINATION EXTENDS BEYOND THE BOUNDARIES OF THE SUBJECT PROPERTY, THE OWNER NOTIFIES THE LOCAL OFFICE OF THE MINISTRY OF ENVIRONMENT AND THE TOWN

OF GANANOQUE'S ENVIRONMENT DEPARTMENT;
27.G. CONSTRUCTION WASTES ARE NOT TO BE BURIED WITHIN THE PROPERTY THAT IS THE SUBJECT OF THIS AGREEMENT, AND
27.H. THE OWNER AND THEIR CONTRACTORS REPORT ALL SPILLS TO THE MINISTRY OF THE ENVIRONMENT'S SPILLS ACTION CENTRE (1-800-268-6060) AND TO THE MUNICIPALITY FORTHWITH.

STORM
28. ALL TEMPORARY SEDIMENT AND EROSION CONTROL MEASURES SHALL BE INSTALLED PRIOR TO CONSTRUCTION.  CONTRACTOR TO MAINTAIN SILT FENCE.
29. CATCH BASIN TO BE AS PER OPSD 705.010. DISHED GRATE AS PER OPSD 400.010.
30. CBMH'S TO BE AS PER OPSD 701.010. DISHED GRATE AS PER OPSD 400.010.

31. INSULATE ALL SEWERS/SERVICES THAT HAVE LESS THAN 1.5M OF COVER WITH THERMAL INSULATION.

32. STORM SEWERS TO BE FLUSHED AND CCTV STUDY COMPLETED.
33. LEAK TESTING SHALL BE AS PER OPSS AND TOWN OF GANANOQUE STANDARDS.

ELECTRICAL AND COMMUNICATIONS
34. ALL ELECTRICAL AND COMMUNICATION DUCTS TO HAVE A MIN OF  150mm OF SAND BEDDING AND COVER AS PER DETAIL.
35. MINIMUM OF 600mm COVER MUST BE PROVIDED ON ALL SERVICES.

Otis Properties Limited

ASPHALT GRADE: PG-58-34

COMPACTED TO 98% SPMDD

COMPACTED TO 98% SPMDD MIN. 150mm GRANULAR 'A'

MIN. 300mm GRANULAR 'B'
TYPE II

50mm HL3

LIGHT DUTY PAVEMENT 4
C-2

12/22/2025

Josh Lombard
JCL Stamp



PLANNING REPORT 
 

TO: PLANNING ADVISORY COMMITTEE 
 
FROM: PLANNING AND DEVELOPMENT 
 
MEETING DATE: TUESDAY, JANUARY 27, 2026 
 
SUBJECT: DP2025-19 – 215 STONE STREET SOUTH (HOLBIK) 
 CLASS III DEVELOPMENT PERMIT  

 
Background: 
 
Property: 215 STONE STREET SOUTH 
 
Legal Description:  PLAN 86 LOT 81 LOT 82 GAN; RIVER ES 

    
Official Plan: RESIDENTIAL  
 
Development Permit: TRADITIONAL RESIDENTIAL SPECIAL EXCEPTION R-X7 
 
Lot Coverage: 35%  
 
Purpose and Effect: 
The Applicant is requesting to operate a private school for 3 year period within the 
building at 215 Stone Street South.  The private school is planned to be developed in two 
phases.   
 
Bus pick up and drop off is proposed to be located along Stone Street South adjacent 
the front entrance into the building.  A fully fenced play area will be located in the rear 
yard.  No further uses or additions are proposed on the site. 
 
Background: 
The property of 215 Stone Street South is located at the corner of Stone Street South 
and Sydenham Street and abuts Cedar Alley.  The property is situated across from two 
churches to the north and west and residential properties to the east and south.   
 
According to MPAC records the existing building is a single detached dwelling consisting 
of 5,186 ft2 built in 1890.  An existing detached garage is located along Sydenham 
Street. 
 
The property was subject to a Zoning By-law amendment (By-law 2005-19) permitted a 
clinic by not-for-profit institutions authorized by the province.  The clinic has been closed 
for a number of years.  The lands are designated R-X7. 
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Front view of 215 Stone Street South  Access to the rear of the building onto Sydenham Street 
 
 
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-policy-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 (including schools and associated child care 
facilities, long-term care facilities, place of worship and cemeteries). 

 
2.2  Settlement Areas and Settlement Area Boundary Expansions 
2.3.1  General Policies for Settlement Areas 
1. Settlement areas shall be the focus of growth and development.   
 
2.8 Employment  
2.8.1 Supporting a Modern Economy 
1. Planning authorities shall promote economic development and competitiveness by: 
d) encouraging intensification of employment uses and compatible, compact, mixed-use 
development to support the achievement of complete communities  
 
Complete communities: means places such as mixed-use neighbourhoods or other 
areas within cities, towns, and settlement areas that offer and support opportunities for 
equitable access to many necessities for daily living for people of all ages and abilities, 
including an appropriate mix of jobs, a full range of housing, transportation options, 
public service facilities, local stores and services. Complete communities are inclusive 
and may take different shapes and forms appropriate to their contexts to meet the 
diverse needs of their populations. 
 
The proposal is in keeping with the residential polices of the Provincial Planning 
Statement.  The use of the existing building for the use of a private school within the 
settlement area provides a service to the residents for daily living. 
 
 

https://www.ontario.ca/page/provincial-policy-statement-2020
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OFFICIAL PLAN: 
The subject property is designated Residential within the Official Plan.  
 
Goals and Objectives (3.2.1) 
The goal of the Residential designation is to “promote a balanced supply of housing to 
meet the present and future social and economic needs of all segments of the 
community while providing opportunities to develop new residential uses in mixed use 
buildings as well as non-residential neighbourhood components such as schools, 
community facilities, places of worship, parks and local commercial uses”. 
 
3.2.2.3 Non-residential Uses 
Local commercial uses such as small local retail plazas and convenience stores, 
schools, places of worship and community facilities are permitted in the Residential 
Policy Area.  Existing non-residential uses shall be zoned in the implementing zoning by-
law. All new non-residential uses shall be subject to a zoning by-law amendment as well 
as site plan control. Proposed non residential uses shall be reviewed to ensure 
compatibility with the existing residential neighborhood. Proponents shall provide 
sufficient evidence to ensure that new development will not result in increased 
neighborhood traffic, noise or other emissions and will contribute to quality of life for local 
residents. In all cases the scale and architectural design of any new development shall 
be consistent with the local neighborhood.  
 
3.2.2.4 Compatibility  
Ensure that all new development, including infill residential development in existing 
neighbourhoods, maintains or enhances the surrounding area and is compatible with 
respect to built form, scale, urban design, intensity of use and streetscape. 
 
3.2.2.6 Servicing 
It is the long-term intent that all development in the municipality be on full municipal 
water and wastewater services. 
 
3.2.2.9 Access  
Development shall be permitted only where safe, convenient access to a public road is 
available to ensure ready accessibility for school buses, ambulances, fire trucks, and 
other essential service vehicles. 
 
4.1.1 Infrastructure 
A goal of the plan for ‘our infrastructures” as being to ensure that efficient infrastructure 
services will be provided by the appropriate level of government or the private sector in a 
cost effective manner which recognizes development priorities and which ensures the 
protection of our environment. Further, water, waste water and stormwater will be 
managed in a fiscally and environmental responsible manner. 
 
5.4.4 Development Criteria 
The following development criteria (applicable to any new development or 
redevelopment) is summarized as follows:   

• 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, 
• Access and maneuvering of emergency vehicles to public and private properties, 
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• Adequate grade drainage or storm water management and erosion control, 
• The preservation and protection, whenever possible, of street trees, street tree 

canopies and the urban forest, and 
• Safety and Security (including lighting, site orientation, and lines of sight). 

 
COMMENT: 
The application is consistent with the objectives of the Residential designation in 
permitting a range of activities to include a school. 
 
The Development Permit will address the site specific requirements and development 
criteria.  
 
DEVELOPMENT PERMIT: 
The subject property is designated Traditional Residential Special Exception R-X7 (for a 
clinic) within the Development Permit By-law.  The Traditional Residential designation 
provides for various residential uses including a private school.  A private school is 
identified as a discretionary use.   
 
Discretionary Uses – 5.2.3 
All discretionary uses shall be subject to the Class III Development Permit approval 
system.   

 
COMMENT:  
The request for the Development Permit is temporary (3 years) and there are no physical 
changes to the building itself.  No other uses (residential or site specific clinic) will be 
permitted within the building.  A private school is identified as a discretionary use in the 
Traditional Residential designation.  The applicant is proposing to operate a private 
school regulated by the Ministry of Education under the name Thousand Islands 
Montessori Inc. 
 
The applicant has proposed to develop the school in two phases.  Phase 1 will occupy a 
classroom on the first floor and offices for the instructors on the second floor.  Phase 2 
will include a second classroom on the third floor.   
 
Site Provisions (5.2.1) 
Site Provision Requirements Existing/Proposed 
Lot Area 464m2 1351m2  
Lot Coverage (maximum) 35% 21%  
Lot Frontage 15m 36.58 m (Sydenham St) 
Front Yard Setback 6m  0.62m existing 

(Sydenham St) 
Exterior Yard Setback 4.5m 7m (Stone Street S) 
Exterior Yard Setback 4.5m 2.845m (Cedar Alley) 
Interior Side Yard (south) 1.2m 4.4m 
Rear Yard Depth 7.5m 21.9m 
Building Height (max) 11m existing 
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The front yard setback on Sydenham Street is non-compliant, however, it would enjoy 
legal non-conforming as it is existing and according to records the structure has existed 
since the 1890s. 
 
GENERAL PROVISIONS SECTION 3.0 
Parking and Storage of Vehicles (3.32)  

• A standard parking space is 2.7m x 6m.   
• 2 parking spaces per classroom and contained within the property limits 
• The proposal includes a total of 4 parking spaces (including 1 in garage) 

 

 
Existing Single Car Garage accessed by Sydenham St.  Rear of Garage and Fenced Play Area 
 
COMMENT: 
The property is a corner lot with driveway access from Sydenham Street and a proposed 
parking area on Cedar Alley.  Consideration of accessible parking was undertaken, 
however, the parking area adjacent the ramp (Sydenham Street) to the building does not 
physically provide proper access with the existing structures.  Providing accessible 
parking on Cedar Alley is not conducive as there is no proper pathway to the building.  
Given this application is being sought on a temporary basis (3 year), Staff considered 
minimal changes to the overall site. 
 
A fenced play yard will be established in the rear/side of the building which will be 
accessible from the building.  Existing pedestrian access to the sidewalks and 
landscaping will be maintained.   
 
Pick-up and drop-off by the school bus is proposed to be located at the entrance of the 
building along Stone Street South adjacent the existing sidewalk.  The applicant has 
indicated that parents will be assigned specific staggered arrival and departure times for 
the children which will occur within a designated loading zone.  Garbage will be located 
within the existing garage.   
 
Public Works have indicated that they do not support the use of Stone Street South for 
the purpose of a drop-off and pick-up and have requested that a Traffic Impact Brief 
(TIB) be submitted.  The Traffic Impact Brief will address how the drop-off/pick-up 
operations will not result in adverse impacts to traffic operations, safety or roadway 
capacity on Stone Street South.  The proposed location is within a designated No 
Parking zone; a loading zone would require an amendment to the Traffic and Parking By-
law.  The concern is raised with parent drop off and pick up at this location and the 
impact it will have for traffic on Stone Street South. 
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CIRCULATION TO AGENCIES   
Circulation of 120 m to adjacent property owners and prescribed agencies (comments received 
to date):    
 
CAO  

Clerk  

Chief Building Official As per Division C, Article 1.2.2 of the Ontario Building 
Code, a general review by both an architect and a 
professional engineer is required to be provided for 
this use. 

CRCA   

School Boards: CDSBEO/UCDSB  

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

 

EMS:  Fire/LG Paramedic/Police Fire Dept. – No objections 

Public Works, Water/Sewer Utilities Comments were incorporated into the report  
W/S Utilities – Backflow prevention survey and device 
are required and a lead sampling program under O. 
Reg 243/07 – Schools, Private Schools and Child Care 
Centres must be followed. 

St. Lawrence Parks Commission/ 
MTO/ Southeast Public Health Unit 

 

Neighbourhood:  
Posting and 120m Circulation 

Inquiries were received from three residents who were 
provided with additional information. 

 
The applicant had previously indicated that she is an AMI Montessori instructor and will 
be operating a certified Montessori approved program.  The applicant and instructors are 
subject to the requirements of the Ministry of Education. 
 
Staff have no objection to DP2025-19 (Holbik) at 215 Stone Street S specifically for a 
private school and related offices for a period of 3 years from the date of decision, 
provided all necessary requirements are met by the Ministry of Education and Ontario 
Building Code and the following conditions are met;  
 

• All final plans to be submitted and approved by the Town prior to registration of 
the agreement on title, 

• Clearance be obtained and submitted to Planning and Development for school 
bus drop off/pick up, loading and unloading and the municipal backflow by-law to 
the satisfaction of Public Works, 

• No illuminated or backlit signage is permitted, 
• 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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Attachment 1 

Site Plan 
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Trudy Gravel, Assistant Planner 
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Brenda Guy, Manager of Planning and Development  



 
REVISED NOTICE OF MEETING 

Proposed Class III Development Permit 
 

TAKE NOTICE that the Planning Advisory Committee/Committee of Adjustment for the Town of Gananoque 
will hold a Meeting on TUESDAY, JANUARY 27, 2026 at 6:00 P.M. via TELECONFERENCE* and IN-
PERSON in the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 KING STREET EAST to consider 
following application.  
 
AND TAKE FURTHER NOTICE that the Council for the Corporation of the Town of Gananoque will hold a 
Public Meeting on WEDNESDAY, FEBRUARY 4, 2026 at 5:00 P.M. via TELECONFERENCE* and IN-
PERSON in the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 KING STREET EAST to consider the 
application.  
 
*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-hallpublic-meetings/planning-advisory-committee-meeting-
january-27-2026 prior to the meeting. 
File No. DP2025-19    APPLICANT: TATIANA HOLBIK 
    OWNER: NIKOLAOS GIANNAKOURAS  
 

The property municipally and legally described as 
215 STONE STREET SOUTH  

PLAN 86 LOT 81 LOT 82 GAN; RIVER ES Town of Gananoque 
 

has applied to the Town of Gananoque for a Development Permit for 
A PRIVATE SCHOOL PROVIDING CHILDREN’S CARE ON A TEMPORARY BASIS (3 YEAR) 

 
Additional information in relation to the proposed development permit is available for inspection at the Town 
Hall Administration Offices located at 30 King Street East, Gananoque, ON, on the Town website at 
https://www.gananoque.ca/town-hall/meetings, by emailing assistantplanner@gananoque.ca or by calling 
Trudy Gravel 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 13th day of JANUARY 2026 
 

 
___________________________________ 

Brenda Guy 
Manager of Planning and Development 

bguy@gananoque.ca 
613-382-2149 ext. 1126 

https://www.gananoque.ca/town-hallpublic-meetings/planning-advisory-committee-meeting-january-27-2026
https://www.gananoque.ca/town-hallpublic-meetings/planning-advisory-committee-meeting-january-27-2026
https://www.gananoque.ca/town-hall/meetings
mailto:assistantplanner@gananoque.ca


                                

 
Proposed Plan 
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Proposed Bus drop 
off/ pick up Fully Fenced Play Area 



 

APPLICATION FOR DEVELOPMENT PERMIT APPROVAL 
Section 70.2 of the Planning Act, RSO 1990, as amended 

 

This application form MUST be accompanied with all the submission requirements in order to be considered a 
complete application.  Incomplete applications will not be processed until all information is provided.  
 
A Pre-consultation meeting with Planning and Development staff is REQUIRED PRIOR TO SUBMISSION of this 
application. At that time, approval stream and submission requirements will be determined.  ALL applications 
require the following: 

 
ALL applications require the following: 

 Complete application form signed including declaration of applicant* 
 Proof of ownership, deed of property or offer to purchase and sale* 
 Legal survey and/or Building Location Survey for the subject property* 
 If the development is for commercial and/or employment, multi-residential – One (1) large scale paper 

copy of all plans shall be submitted along with one set of reduced 11” x 17” of all plans and your electronic 
copy.  Plans are to be in a standard scale format (1:250 1:500) 

 Application fee as outlined in the pre-consultation form payable to the Town of Gananoque* 
 Deposit fee as outlined in the pre-consultation form payable to the Town of Gananoque* 
 Fees payable to the Cataraqui Region Conservation Authority, if applicable.  Contact the CRCA for more 

information. 
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