
 
NOTICE OF PUBLIC MEETING (PREVIOUSLY DEFERRED) 

Proposed Official Plan Amendment and Class III Development Permit 
 

 

TAKE NOTICE THAT the Town is in receipt of a complete application for a proposed Official Plan Amendment, pursuant to 
Section 21 and a Development Permit pursuant to Section 70.2 of the Planning Act, R.S.O. 1990. 
 
Planning Advisory Committee for the Town of Gananoque will hold a Meeting on TUESDAY, DECEMBER 9, 2025 at 6:00 P.M. 
in the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 King Street East, Gananoque to provide recommendations to 
Council on the concurrent applications below. 
 
AND FURTHER TAKE NOTICE that the Council for the Corporation of the Town of Gananoque will hold a Public Meeting on 
TUESDAY, DECEMBER 16, 2025 at 5:00 P.M. at the TOWN OF GANANOQUE COUNCIL CHAMBERS, 30 King Street East, 
Gananoque to consider the following applications: 

*The TOLL-FREE PHONE NUMBER and ACCESS CODE will be found on the meeting agenda, posted to the Town 
website at https://www.gananoque.ca/town-hall/meetings prior to the meeting. 
 
File No. OPA8-25/DP2025-13    OWNER: AGNES & HARRIE TIEKEN  

    APPLICANT: BETHANIE MATTHEWS 
 

The property municipally and legally described as 
145 RIVER STREET  

PLAN 86 PT LOT 476 PT LOT;477 PT LOT 478 PT LOT 479 RP;28R8089 PART 1  
TOWN OF GANANOQUE 

 
has applied to the Town of Gananoque for an Official Plan Amendment (File No. OPA8-25) from 

RESIDENTIAL TO RESIDENTIAL EXCEPTION DESIGNATION 
TO PERMIT A FITNESS AND RECREATION FACILITY  

 

AND       

has applied to the Town of Gananoque for a Development Permit (File No. DP2025-13) to 
REDESIGNATE THE PROPERTY FROM RESIDENTIAL TO RESIDENTIAL EXCEPTION (R-XX) TO PERMIT A 

FITNESS AND RECREATION FACILITY 
 

Note:  Applications OPA8-25 and DP2025-13 are concurrent.  DP2025-13 will be a condition for final approval of 
Official Plan Amendment application OPA8-25 

 
Additional information in relation to the proposed Official Plan Amendment and Development Permit is available in-person for 
inspection between 8:30am - 4:30pm at the Town of Gananoque, 30 King Street East, Gananoque Ontario or on the Town website at 
https://www.gananoque.ca/town-hall/meetings, or by emailing assistantplanner@gananoque.ca or by calling Trudy Gravel 613-382-
2149 ext. 1129. 
 
Official Plan 
If a person or public body does not make oral submissions at a public meeting or make written submissions to the Town before the 
proposed Official Plan is adopted, the person or public body is not entitled to appeal the decision of the Town to the Ontario Land 
Tribunal.  
 
If a person or public body does not make oral submissions at a public meeting or make written submissions to the Town before the 
proposed Official Plan is adopted, the person or public body may not be added as a party to the hearing of an appeal before the 
Ontario Land Tribunal, unless in the opinion of the Tribunal, there are reasonable grounds to add the person or public body as a party. 
If you wish to be notified of the decision of the Corporation of the Town of Gananoque in respect to this proposed Official Plan 
Amendment and related amendments, you must make a written request to the Clerk for the Town of Gananoque, 30 King Street East, 
Gananoque, Ontario  K7G 1E9, or by email to clerk@gananoque.ca.  
 
Development Permit By-law 
If you wish to provide comment or input in respect of the proposed Development Permit 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 14th day of NOVEMBER 2025 

 
Brenda Guy 
Manager of Planning and Development 
bguy@gananoque.ca 
613-382-2149 Ext.1126 

https://www.gananoque.ca/town-hall/meetings
mailto:assistantplanner@gananoque.ca
mailto:clerk@gananoque.ca
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1. CONTRACTOR TO VERIFY ALL DIMENSIONS PRIOR
TO START OF CONSTRUCTION.

2. ALL WORK TO BE DONE IN ACCORDANCE WITH
THE 2024 ONTARIO BUILDING CODE.

3. THE CONTRACTOR SHALL REPORT ANY
DISCREPANCIES FROM THESE PLANS TO THE
DESIGNER FOR REVIEW AND/OR APPROVAL.

4. THE CONTRACTOR IS RESPONSIBLE FOR THE
SAFEGUARDING AND LOCATING OF EXISTING
UTILITIES AND STRUCTURES ON SITE.

5. INSTALL PRE-MANUFACTURED COMPONENTS AS
PER THE MANUFACTURES RECOMMENDATIONS
AND SPECIFICATIONS.

6. WHERE NOT NOTED ON DRAWINGS, SPACING ON
FRAMING MEMBERS TO BE TO THE LATEST
EDITION OF THE ONTARIO BUILDING CODE.

7. ALL WOOD FRAMING LUMBER SHALL BE
GRADE-STAMPED AS SPF No.2 OR BETTER WITH
A MOISTURE CONTENT OF 19% OR LESS AT TIME
OF CONSTRUCTION.

8. CONSULT WINDOW AND/OR DOOR SUPPLIER FOR
THE REQUIRED ROUGH OPENING SIZES PRIOR TO
START OF CONSTRUCTION.

9. HEATING, COOLING, PLUMBING AND ELECTRICAL
DESIGN SERVICES SHALL BE  SUPPLIED BY
OTHERS & INSTALLATION SHALL BE AS PER THE
ONTARIO BUILDING CODE.

10. ALL FINISH SPECIFICATIONS TO BE APPROVED BY
OWNER

11. SHOP DRAWINGS TO BE PROVIDED BY
MANUFACTURER FOR REVIEW.
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AND SPECIFICATIONS.

6. WHERE NOT NOTED ON DRAWINGS, SPACING ON
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1. CONTRACTOR TO VERIFY ALL DIMENSIONS PRIOR
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1.0 Introduction and Purpose of this Planning 
Rationale 
This document serves as an Planning Rationale prepared in support of an application for a 
Official Plan Amendment and Development Permit (Zoning) Amendment to introduce a 
Residential Designation, site-specific discretionary use— Fitness and Recreation Centre 
(the “Proposed Centre”)—at 145 River St, Gananoque, Ontario. 

This rationale is submitted subsequent to an earlier application that proposed a General 
Commercial rezoning. While staff and the Planning Committee were strongly supportive of the 
proposed business activities and recognized the site’s suitability for a recreation facility, there 
was a clear directive to maintain the existing Residential Zoning designation. 

The purpose of this new application and rationale is to respond directly to this feedback by 
demonstrating that the proposed use can be permitted as a site-specific exception to the 



 

residential zone, thereby fulfilling the following critical planning objectives without 
necessitating a full commercial designation. It aligns with the objectives outlined in the Town’s 
Official Plan and Zoning By-law by fostering community well-being, promoting active living, 
enhancing land-use compatibility, and revitalizing an underutilized site. 

The subsequent application has site-plans, stormwater reports, elevation drawings and the 
Cataroquoi Conservation Authority have already submitted comments on the proposed centre 
and additions, all which are still valid for this application. 

An Official Plan Amendment and Development Permit (Zoning) Amendment is proposed 
to change the site from Residential – legal non-conforming (flea market) to a 
Residential – Exception to allow a fitness and recreation center. 

Gan Fitness is an established local business dedicated to improving the holistic health and 
wellness of the Gananoque community. We are far more than a traditional fitness facility; we 
operate as a vital piece of local social infrastructure—a Community Health Hub—that 
currently delivers critical services despite significant operational challenges. 

Gan Fitness is not to be equated with the large, impersonal, high-volume fitness chains 
typically found in regional power centers. Our proposal represents a model of local 
commercial use that functions as a piece of essential social infrastructure, deeply 
complementing the surrounding residential neighborhood. 

Despite our current location being on the second story of an industrial building, down a 
dead-end road lacking sidewalks or streetlights, we have fostered an inclusive and robust 
community presence: 

●​ Serving Diverse Demographics: We currently offer dedicated fitness classes for adults, 
specialized sport-specific training for local youth teams, and essential fitness 
programs tailored for older adults. 

●​ Essential Developmental Services Support: We actively partner with and provide a 
supportive space for developmental service groups, including Ventures Group Home 
and Community Living. We offer a safe location for these organizations to bring their 
clients and provide specialized training and support to facilitate their engagement in 
physical activity, ensuring these vulnerable residents remain active and supported 
right here in Gananoque. 

●​ Community Engagement & Economic Showcasing: Beyond our facility walls, we 
proudly run yearly community-wide events, such as the Amazing Race Gananoque. 
This event is designed to showcase the community, drive local engagement, and 
highlight many of the town's local businesses. 

 

The proposed relocation and new facility are driven by the vision to create a permanent, 



 

inclusive, and highly accessible location to expand our role as a health hub: 

●​ Expanded Recreational Opportunities: The new space will allow us to introduce 
dedicated structured and drop-in recreation, including popular activities like 
basketball, volleyball, and pickleball, transforming the facility into a recreational 
resource for all ages. 

●​ Strategic Youth Development Partnerships: We will partner directly with local youth 
organizations, such as the Canoe Club, basketball and soccer clubs and youth hockey 
teams, providing them with a dedicated, safe, indoor space to conduct on and 
off-season strength training and skill development. 

●​ Addressing Local Childcare Gaps: We will offer affordable summer youth fitness 
programs scheduled before and after local day camps. This structured offering is 
specifically designed to help local families manage childcare issues and transition 
schedules during the summer months. 

●​ Health and Fitness Programming: We will continue to expand our offering of fitness 
programs and specialized classes (Yoga, Pilates, Personal Training) to meet the full 
spectrum of community wellness needs, ensuring Gananoque residents do not have to 
travel out of town for high-quality health resources. 

The new location will not only resolve the accessibility and safety issues of our current 
industrial site but will dramatically increase our capacity to deliver these essential, 
community-specific social services, solidifying Gan Fitness as a cornerstone of public health 
and social connection in the residential area. 

In essence, the proposed Gan Fitness is an essential local service whose operational scale 
and specialized programming are directly tailored to meet the social, health, and economic 
needs of its immediate community, making it the ideal form of local commercial use for this 
site. 

 

2.0 Site and Context Overview 
 

The site at 145 River St is uniquely positioned to serve as a local amenity anchor for the 
surrounding residential area. 

Detail Description 

Municipal Address 145 River St, Gananoque, ON 



 

Official Plan Designation Residential 

Proposed Official Plan Designation  Residential Exception 

Existing Development Permit (Zoning) Residential (Flea Market enjoys legal 
non-confirming) 

Proposed Development Permit (Zoning) Residential Exception to permit Fitness and 
Recreation Centre, Community Oriented 

Site Character Located in a predominantly residential area 
with neighbourhood commercial uses to 
the south (Bed and Breakfast) and open 
space uses to the east and north. 

  

  

The proposed development will consist of two additions to the existing one-storey commercial 
building and the establishment of a fitness and recreation centre in the adaptively reused 
space. As noted by Staff at the Planning Advisory Meeting on October 28th, 2025: “Staff 
appreciate that this specific property given the size, the existing building and flexibility 
for an addition, provides for an ideal building for the proposed use.” 

 

3.0 Policy Justification: Conformity with the 
Gananoque Official Plan 
The proposal is assessed under the Official Plan's Residential Designation and is designed to 
leverage the Plan's guiding principles for healthy community development. 

3.1 Overarching Vision and Guiding Principles (OP Section 2.0) 

OP Section & Principle Rationale for Conformity (The Proposed 
Centre) 

2.1 Our Vision is to preserve and enhance The low-impact, one-storey building 



 

the Town’s unique “small town” heritage, 
preserve our historic and environmental 
character, and provide a high quality of life 
through a sustainable development pattern. 

maintains the existing character of the 
building and neighbourhood. Reuse of the 
existing commercial site demonstrates 
efficient and sustainable land-use 
planning. The gym is consistent with other 
health and well-being uses in the area 
(e.g., Gananoque Canoe Club across the 
river). 

2.2 (2) The waterfront will be maintained and 
improved as a community focal point and 
will be enhanced through balanced, 
sustainable public and private development 
which creates an attractive, accessible and 
useable waterfront for both local residents 
and visitors. 

Set back approx 56 meters from the 
Gananoque River. It supports recreational 
amenity by connecting to the Gananoque 
Trails and River access, promoting walking, 
running, kayaking, and biking for residents. 

2.2 (4) While striving to maintain historical, 
architectural character and uniqueness, we 
are committed to intensifying and enhancing 
the quality of our residential neighborhoods 
through a range of housing options, 
densities, and transitions from adjoining 
land uses   

Site changes are concentrated on the 
eastern portion of the site, furthest from 
residential uses. A 3-meter landscape 
buffer will be provided along the southern 
lot line to ensure appropriate transition. 

2.2 (7) We are committed to increasing the 
diversity of arts, cultural and recreational 
opportunities. 

The proposed Gan Fitness directly 
supports this by providing inclusive, 
year-round fitness and social 
opportunities. It features design elements 
(no stairs/multiple levels) for accessibility, 
particularly for seniors, and offers 
much-needed youth programming. 

2.2 (8) We will protect our natural 
environment.   

The proposed development is adequately 
separated from the Gananoque River, 
protecting the natural environment. The 
proposed stormwater management 
measures will ensure no negative impacts 
to groundwater or surface water. The 
proposed development represents the 
adaptive reuse and modest expansion of 
the existing building, minimizing land 



 

consumption, and thereby protecting the 
environment.   

2.3 1. Future development shall occur in the 
Town’s Settlement area. The Town shall 
ensure that development makes efficient use 
of land and resources for the purposes of 
economical service and infrastructure 
provision, freight supportive and active 
transportation, efficient energy promotion, 
and climate change mitigation and 
adaptation.   

2 Future development shall be 
encouraged within the built up area. The 
Town shall endeavor to set minimum targets 
for intensification and redevelopment within 
the built up area.   

4. It is the intent of this Plan to 
achieve an increase in the density and 
intensity of land use through the use of 
compact form, a mix of land uses, and 
redevelopment or re-use of existing vacant 
or underutilized buildings and properties. 
This intensification is encouraged in the 
Settlement Area in accordance with the 
policies of this Plan. In particular, 
intensification is encouraged on sites: a. that 
are no longer viable for the purpose for 
which they were intended such as former 
commercial, industrial and institutional sites; 
b. where the present use in maintained and 
the additional of residential uses can be 
achieved in a safe and complementary 
manner; and c. with suitable existing or 
planned infrastructure and public service 
facilities.  

 

The development is within the Town’s 
Settlement Area. Repurposing an existing 
structure significantly reduces the carbon 
footprint compared to new construction 
and supports the Town's goal for 
intensification and re-use of underutilized 
buildings. 

For the expansion, incorporate 
energy-efficient lighting, modern HVAC 
systems, and water-saving features, 
aligning the project with contemporary 
sustainability standards. 

 

 



 

 

3.2 Residential Designation Policies (OP Section 3.2) 
 

OP Section & Policy Rationale for Conformity 
(Non-Residential Component) 

3.2.1  Goal: 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. 

The facility meets the present and future 
social and economic needs by serving a 
diverse cross-section (seniors, youth, 
families). It functions as an essential 
non-residential neighbourhood component 
that supports local economic activity. 

3.2 (4)  Ensure that residential 
intensification, infilling and redevelopment 
within existing neighbourhoods is 
compatible with existing and planned 
character;  

The fact that the building is already 
commercial means that a non-residential 
use is part of the established and existing 
character of the surrounding residential 
area. The neighborhood has already 
adjusted to a commercial presence here. 
Residential intensification guidelines 
encourage services and amenities that 
support residents within walking distance, 
and a fitness and recreation center 
provides a valuable local 
community-oriented service that promotes 
that residents work, live and play close to 
home.  

3.2 (7) Promote the design of complete 
streets to reduce the need to drive and 
encourage walking,cycling, and active 
transportation;  

The site is directly beside the Gananoque 
Trail System, strongly encouraging 
members to walk, cycle, or use other 
non-automotive forms of transportation. 

3.2 (8) Permit a range of activities in 
residential areas including home-based 

The proposed Gan Fitness is designed to 
operate as an essential community 



 

businesses, local commercial, bed and 
breakfasts, Heritage Tourist Inn group 
homes, churches, schools, community 
facilities and open space.  

resource, reducing isolation for seniors, 
providing safe recreational space for youth, 
and retaining local economic 
activity.Through collaboration, such as with 
seniors’ groups, the facility will offer tailored 
fitness and recreation—including group 
classes, indoor pickleball, and dedicated 
space for local walk or kayak clubs—to 
reduce isolation and support active aging. 
Simultaneously, it will provide a 
much-needed recreational space for youth 
to engage in physical activity, sport, and 
mental wellness through dedicated 
programming and organized drop-in 
sessions. Crucially, the addition of a new, 
high-quality fitness facility strengthens 
Gananoque’s attractiveness to new 
residents and visitors. As prospective 
homeowners and renters increasingly seek 
communities that prioritize health, wellness, 
and quality of life, the Centre provides a 
significant amenity. This local presence 
reduces the necessity for current residents 
to commute to Kingston or Brockville for 
their exercise needs, thereby retaining both 
economic activity and vital community 
relationships within Gananoque. By serving 
a diverse cross-section of residents, 
including seniors, rehabilitation clients, and 
families, the facility ensures a 
multi-generational improvement in quality 
of life.  

3.2.2.1 Permitted Uses:   

Uses which complement residential 
neighbourhoods are also permitted, subject 
to the Development Permit By-law. These 
include home-based businesses or home 
industry uses, institutional uses such as 
schools, nursing homes, group homes and 
churches, open space uses such as parks 
and community centres, neighbourhood 

Gan Fitness fundamentally will complement 
a residential neighborhood by acting as a 
health-focused community hub that 
enhances the quality of life, sustainability, 
and economic value of the area.  

Gan Fitness is fundamentally distinct from 
the large, corporate-owned fitness chains 
often associated with regional commercial 



 

commercial uses such as convenience 
stores, licensed daycares and bed and 
breakfast establishments.  

centers. Our model functions as a true 
piece of local commercial, social 
infrastructure that is essential to the 
immediate residential neighborhood, rather 
than an amenity attracting regional traffic. 

Key Differentiating Factors: 

●​ Tailored to the Local Community 
(Scale and Retention): Unlike 
high-volume chain gyms that rely on 
oversubscription and high attrition, 
Gan Fitness is sized specifically to 
serve the population of Gananoque. 
Our business relies on member 
retention and fostering a supportive, 
less intimidating environment, not 
volume sales. This results in fewer 
peak-hour pressures and a more 
stable, predictable operational 
tempo that is compatible with a 
residential setting. 

●​ Personalized, Relational Service: Our 
staff and trainers are neighbors and 
community members. This ensures a 
level of personalized attention and 
accountability that is impossible in 
an impersonal, large-scale franchise. 
We are positioned to offer 
specialized programs—such as 
focused fitness for seniors, 
accessible youth training, and 
unique local classes—that cater 
directly to the specific public health 
needs of this community. 

-​ Deep Community Inclusion: 
We are positioned to offer 
dedicated, accessible fitness 
opportunities for group 
homes and developmental 
service groups, such as 
Community Living or 



 

Ventures Group Homes. This 
commitment ensures that 
vulnerable residents receive 
necessary recreational 
services locally, preventing 
the need for costly and 
inconvenient travel to larger 
municipalities like Kingston 
or Brockville. 

-​ Family and Youth Support: To 
directly address local family 
needs, we will offer 
structured youth fitness 
programs, camps, and 
activities before and after 
school hours. This serves as 
a vital component of 
childcare support for local 
families and instills lifelong 
health habits in the town's 
youth. 

-​ Fostering Social Cohesion: 
Gan Fitness will act as a true 
community hub by hosting 
teen and adult recreational 
opportunities, including 
organized leagues and 
drop-in times for popular 
activities like basketball, 
volleyball, and pickleball. This 
diversification of offerings 
creates organic social 
connections, reduces 
isolation, and makes the 
facility an attractive venue 
for multi-generational 
community activity. 

●​ Improves Resident Health and 
Wellness: It provides the 
necessary infrastructure for 
physical activity, which is a key 
component of public health. 



 

Easy, local, access encourages 
residents—particularly seniors, 
youth, and families—to stay 
active.  

●​ Supports Walkability and Active 
Transportation: Placing a gym 
within or adjacent to a 
residential area drastically 
reduces reliance on private 
vehicles for daily needs, 
encouraging walking or biking, 
which is key to creating a 
complete, sustainable 
community.  

●​ Enhances Property Value and 
Attractiveness: Proximity to 
high-quality amenities, 
especially those centered on 
health and lifestyle, is a major 
factor for prospective residents, 
increasing demand and 
stabilizing/boosting local 
property values.  

●​ Retains Local Spending: By 
offering a needed service locally, 
it prevents residents from 
traveling to other municipalities 
(like Kingston or Brockville) for 
exercise, directly keeping 
spending and economic activity 
within the town.  

In essence, a well-planned gym functions 
as an essential piece of social infrastructure 
that supports municipal policy goals related 
to health, sustainability, and economic 
growth, making it a perfect fit for a 
residential area.  

3.2.2.2 Non-Residential Uses- Local 
commercial uses such as small local retail 
plazas and convenience stores, schools, 

Given the site’s existing commercial use, 
the proposed change represents a 



 

places of worship and community facilities 
are permitted in the Residential Policy Area. 
Existing non-residential uses shall be 
designated in the Development Permit 
By-Law. All new non-residential uses shall be 
subject to a Development Permit By-Law . 
Proposed nonresidential uses shall be 
reviewed to ensure compatibility with the 
existing and planned character, scale and 
adequate servicing. 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.   

continuation rather than an intensification 
of activity. The anticipated traffic 
generation from a gym of this scale would 
be modest, particularly when compared to 
the peak, weekend operations of the flea 
market.  
Parking can be effectively managed within 
the site’s capacity, and noise levels from 
indoor fitness activities will be negligible to 
adjacent properties. Also, moving the gym 
closer to the interior of the Town from its 
current location, will encourage members 
to walk or use alternative, non-automotive 
forms of transportation.  

 

3.2.2.3 Waterfront Residential Development 
Residential development along the 
waterfront is permitted within the Residential 
Policy Area provided that waterfront 
development meets all relevant policies of 
this plan, including Lowertown Policies, 
Rural and Open Space policies, and Natural 
and Human Made Hazard Policies, as well as 
the provisions of the implementing 
Development Permit By-Lawhigh water mark 
Development Permit By-Law.   

  

 

The Cataraqui Conservation Authority 
provided comments with regards to natural 
hazards under O.Reg 41/24. The CRCA does 
not object to the application.   

 

Development Criteria (Section 5.4.4 OP) 
The proposed Gan Fitness redevelopment satisfies all relevant criteria outlined in Section 5.4.4 
of the Official Plan, confirming the compatibility and appropriateness of the proposal for the 
site. 

I. Access, Infrastructure, and Safety 

Criteria Compliance and Justification 



 

1. Provision of Safe 
Access 

Access is provided from River Street, identified as a local collector road 
on Schedule H of the OP. 

2. Adequate 
Off-Street Parking 

21 on-site parking spaces are provided, including two barrier-free 
space, located to the side and rear of the existing building, accessed 
from River Street. 

3. Barrier-Free 
Access 

Two barrier-free parking space is designated as required by the 
Development Permit By-law. Building additions will comply with the 
Ontario Building Code for full accessibility. 

4. Emergency 
Vehicle Access 

The proposed site layout meets all minimum standards to ensure the 
safe and efficient maneuvering of emergency vehicles for public and 
private property protection. 

5. Availability of 
Municipal Services 

No changes or upgrading to municipal services (water, sewer, fire, 
police, roads) are required for the building, thereby minimizing 
unnecessary infrastructure costs for the Town. 

16. Physical 
Suitability of the 
Land 

The site is physically suitable, offering adequate lot area and 
topography, sufficient access to River Street, municipal services, and 
adequate off-site parking to support the proposed commercial sports 
and recreation establishment. 

II. Environmental, Stormwater, and Heritage Protection 

Criteria Compliance and Justification 

6. Adequate 
Drainage/Stormwater 
Management 

The Stormwater Management Report confirms that 
adequate drainage, stormwater management, and erosion 
control measures are planned or present on the site. 



 

11. Protection of the 
Environment 

The project avoids air, soil, or water pollution through the 
adaptive reuse of an existing commercial building. The SWM 
Report confirms no adverse impact on the Gananoque River 
will result. 

12. Preservation of Trees The subject site does not currently contain trees. The 
proposal enhances the site by planning the addition of six 50 
mm caliper maple trees along the north lot line and River 
Street frontage. 

14. Protection of Natural 
Resource Values 

The development is sufficiently set back approximately $56  
metres from the Gananoque River and will not pose adverse 
impacts to groundwater or surface water, preserving the 
natural heritage value of the watershed. 

15. Conserving Cultural 
Heritage Resources 

No cultural heritage resources are identified on or in 
proximity to the site as confirmed by the Town’s Municipal 
Register. 

III. Aesthetic, Landscaping, and Safety Enhancements 

Criteria Compliance and Justification 

8. Landscaping, 
Privacy, and 
Setbacks 

The 56 m setback from the Gananoque River, coupled with proposed 
landscaping and the French drain, ensures adequate separation from 
natural features and development constraints (noise/vibration). 

9. Adequate Exterior 
Lighting 

Sufficient exterior lighting will be provided for both the building and 
the parking area to enhance safety and usability after dark. 

10. Control of Signs Any on-site signage will be scaled appropriately to be in character 



 

and Advertising with the intended use and surrounding neighborhood. 

17. Safety and 
Security Criteria 

The development incorporates sufficient lighting, clear signage, and 
clear lines of sight. The adaptive reuse and complementary mix of 
uses (commercial, residential, open space) are appropriately located. 
Pedestrian routes will be provided within the site to ensure 
accessibility and safety near the building and parking areas. 

 

 
4.0 Compatibility and Site Analysis 
 

This section analyzes the site-specific measures taken to ensure the commercial use operates 
harmoniously within the surrounding Residential neighbourhood. 

4.1 Land Use and Aesthetic Compatibility 
 
●​ Controlled Use: The site-specific zoning will permit only a Fitness and Recreation 

Centre, avoiding the possibility of higher-impact commercial uses, thereby providing 
regulatory certainty to the neighbourhood. 

●​ Scale and Massing: The building maintains its low, single-storey profile, respecting the 
scale of the surrounding residential buildings. 

●​ Built Form Transition: The most significant changes (additions) are concentrated on the 
eastern portion of the site, furthest from the residential properties to the south. 

 

4.2 Transportation, Parking, and Access 
 

●​ Traffic Generation: Traffic is expected to be lower than the former flea market, with 
demand spread throughout the day, minimizing peak congestion. 

●​ Parking Provision: The site will provide adequate on-site parking for the proposed 
additions. 21 spaces, including 2 barrier-free parking spaces are included. This capacity 
will be sufficient to accommodate staggered member use. 

●​ Active Transportation: Direct proximity to the Gananoque Trail System is a major 
mitigating factor, promoting active transportation and reducing reliance on vehicular trips 



 

. 

 

4.3 Environmental and Operational Mitigation 
 

Concern Mitigation Measure  

Waterfront Protection The approx 56 meter setback from the 
Gananoque River and a dedicated 
stormwater management plan ensure 
compliance with Conservation Authority 
requirements. 

Noise All high-impact activities will occur within 
the fully enclosed, insulated building. All 
mechanical equipment will meet Municipal 
Noise By-law requirements. 

Light Pollution All exterior lighting will be full cut-off 
(down-lit) and fully shielded to prevent 
light spillage onto adjacent residential 
properties. 

Hours of Operation The site-specific zoning will cap daily hours 
of operation (e.g., 5:00 AM – 930 PM) to 
limit late-night traffic and activity in the 
residential area. 

Landscaping A 3-meter wide landscape buffer with 
evergreen and deciduous plants will be 
implemented along the southern property 
line to screen and provide transition to the 
residential neighborhood. 

 

 

 



 

5.0 Development Permit (Zoning)  
​
 

Provision 
Category 

Requireme
nt​
(single 
detached)  

Requir
ement
s 
(Duple
x) 

Apartment  PROPOSAL  

1. Lot Area 
(minimum) 

464 sq m  557 
sq m 

930 sq m  2640 sq m  

2. Lot 
Coverage 
(maximum
) 

35% 35% 35% 24%  

3. Lot 
Frontage 
(minimum) 

15 metres 18m 24 m  55.9m 

4. Front 
Yard 
Setback 
(minimum) 

6.0 m 6 m 6m 0m  

5. Exterior 
Side Yard 
Setback 
(minimum) 

4.5 m 4,5 m 4.5m 0m  



 

6. Interior 
Side Yard 
(minimum) 

1.2 m 1.2m 1.2m  20.1 m  

7. Rear 
Yard 
Depth 
(minimum) 

7.5 m 7.5m 6.5m 56m 

8. Building 
Height 
(maximum
) 

11.0 m 11.0 m 20 m  9.6m  

 

 

 

 

Site Planning and Justification for Zoning Amendments 
The proposed Gan Fitness redevelopment is being handled in a technically sound manner that 
respects the site's history while significantly improving its overall aesthetic and functionality. 
Crucially, the following three zoning amendments are technical in nature and are required 
primarily to recognize the existing footprint of the building and the current condition of the 
site. 

1. Minimum Setback Amendments (Front and Interior Side Yards) 

Amendment 
Request 

Required 
Setback 
(Residential) 

Existing 
Condition 

Justification and Proposal 



 

Front Yard 
Setback (River 
Street) 

6m 0 m  The amendment recognizes the existing 
0-metre setback of the current 
building. It allows for a small addition to 
the front of the building to establish a 
proper, accessible new entrance. This is 
a technical amendment to permit the 
building's continued use and necessary 
accessibility improvements. 

Interior Side 
Yard Setback 
(North Lot Line) 

1.2 m 0 m The amendment recognizes the existing 
0-metre setback from the north lot line. 
It will allow for a necessary addition to 
the rear of the building (away from 
River Street) for improved operational 
space. This is a technical amendment to 
allow the building's continued location 
and functional expansion. 

    

2. Landscaped Open Space Reduction Justification 
The proposed design uses significantly less coverage than the zoning maximum, ensuring 
the facility remains low-density with ample space for parking, buffering, and landscaping, 
thereby preventing the site from appearing crowded or overbuilt.It is requested to recognize 
the existing condition of the site, where a portion of the front yard along River Street and the 
eastern area (near the Gananoque River) is currently gravelled, rather than landscaped open 
space. 

●​ Recognition of Existing Condition: This amendment is purely to recognize the existing 
gravelled condition of the site. It does not permit the expansion of any existing 
non-landscaped area, nor does it require the removal of any existing vegetation, as 
none is currently present. 

●​ Stormwater Management: The accompanying Stormwater Management Report 
confirms that the implementation of recommended measures, including the installation 
of a French drain in the eastern portion of the site, will ensure stormwater flows are 
maintained to pre-development levels. This negates any potential adverse effects of the 
gravelled area on runoff. 

●​ Aesthetic Impact: The front yard extending toward the Gananoque River is located to 



 

the rear of the existing commercial building, meaning impacts on neighborhood 
character are not anticipated. 

3. Proposed Site Improvements (Net Benefit) 
The redevelopment incorporates significant improvements that result in a net benefit to the 
streetscape and the residential neighborhood: 

●​ Net Increase in Landscaping: A 3-metre wide landscape strip is proposed along the 
south lot line, resulting in a net increase in landscaped open space on the overall site. 

●​ Enhanced Streetscape: Six 50 mm caliper maple trees are proposed for planting—two 
along the River Street frontage and four along the north property line adjacent to the 
Waterfront Trail—to ensure an attractive and green streetscape. 

●​ Parking Provision: 21 on-site parking spaces are proposed, including two barrier-free 
spaces, which will be appropriately located east of the proposed addition. 

●​ Pedestrian Safety: A concrete pedestrian walkway is proposed along the south side of 
the building, providing a separated, safe path of travel from the accessible parking area 
to the main entrance. 

 

6.0 Conclusion  
Summary of Justification 

This Planning Rationale has demonstrated conclusively that the application for a site-specific 
discretionary use for the Community-Oriented, Fitness and Recreation Centre at 145 River 
Street represents an ideal planning solution for the Town of Gananoque. 

The proposal achieves full conformity with the Town's Official Plan objectives for health, 
efficiency, and community well-being, all while respecting the Committee's direction to 
maintain the underlying Residential Zoning fabric. The comprehensive compatibility 
controls—including the commitment to 24% lot coverage (well below the 35% maximum), the 
provision of 21 on-site parking spaces, and the proposed net increase in landscaping—ensure 
the use will be low-impact and seamlessly integrated into the neighborhood. 

By adaptively reusing a functionally-obsolete commercial building, Gan Fitness will: 

●​ Function as a vital Community Health Hub, not a generic commercial gym, offering 
specialized, inclusive programs for seniors, youth, and developmental service groups. 

●​ Support municipal sustainability goals by promoting walkability and active 
transportation through its interior location. 

●​ Deliver lasting economic, health, and social benefits to the Town, filling the void left by 
past recreational facility closures and ensuring local spending remains in Gananoque. 



 

The proposed rezoning to allow a gym at 145 River Street represents a thoughtful, well-aligned, 
and community-enhancing use of the site. It meets all key planning criteria related to land-use 
compatibility, accessibility, efficient use of existing services, and direct support for community 
well-being. This project is a necessary and highly desirable investment in the social 
infrastructure of the neighborhood. 
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