






Additional Supporting Information for Official Plan and Zoning By-law  
Amendment Applications for 465 and 481 Water Street South, St. Marys 

 
 

Current Planning Summary 

The subject properties are owned by the Corporation of the Town of St. Marys.  In February of 2019, the 
Town approved Official Plan Amendment No. 33 redesignating 481 Water Street South from Recreational 
to Highway Commercial with site specific policies, and Zoning By-law Amendment No. Z132-2019 rezoning 
481 Water Street South from Institutional (I-4) to Highway Commercial (C3-12) with site specific 
provisions. 

 Official Plan Zoning 

465 Water Street South Recreational Extractive Industrial (M3) 

481 Water Street South Highway Commercial Highway Commercial (C3-12) 

 

Purpose and Intent of Applications 

The purpose and intent of the proposed Official Plan and Zoning By-law Amendment Applications is to 
amend the land use permissions for 481 Water South and extend these permissions to approximately 0.25 
hectares of land to be conveyed from 465 Water Street South and merged with 481 Water South (the 
subject lands). 

Proposed Official Plan Amendment 

The Highway Commercial designation with amended site specific policies [Section 3.3.3(f)] would apply to 
the subject lands.  Section 3.3.3(f) with proposed amended policies (in red) are provided below:  

3.3.3 f) Within the lands described as 481 Water Street South, Part of Lots 21 and 35, Thames 
Concession, in the Town of St. Marys, permitted uses are limited to the following: 
• Business or professional office 
• Contractor’s yard or shop 
• Convenience store or variety store 
• Equipment sales and rental business 
• Laboratory or research facility 
• Office 
• Office, business 
• Office, support 
• Private club 
• Production studio (premises used for producing motion pictures, or audio or video 

recordings or transmissions) 
• Repair shop 
• Restaurant 
• Retail store including the sale of cannabis and related products and vitamins 
• Accessory uses, buildings, and structures 

 



Proposed Zoning By-law Amendment 

The Highway Commercial (C3-12) Zone with amended regulations [Section 17.4.12] would apply to the 
subject lands.  Section 17.4.12 with proposed amended regulations (in red) are provided below:  

17.4.12 C3-12 
a) Location: 481 Water Street South, Part of Lots 21 and 35, Thames Concession, Key Map 19 
b) Notwithstanding the provisions of Section 17.1, permitted uses are limited to the following 

on those lands zoned “C3-12”: 
(i) business or professional office; 
(ii) contractor’s yard or shop; 
(iii) convenience store or variety store; 
(iv) equipment sales and rental business; 
(v) laboratory or research facility; 
(vi) office; 
(vii) office, business; 
(viii) office, support; 
(ix) private club; 
(x) production studio; 
(xi) repair shop; 
(xii) restaurant; 
(xiii) retail store including the sale of cannabis and related products and vitamins; 
(xiv) accessory uses, buildings, and structures. 

c) For the purpose of those lands zoned “C3-12”, a production studio means premises used for 
producing motion pictures, or audio or video recordings or transmissions. 

d) Notwithstanding the provisions of Sections 17.2 D, 17.2 E and 17.2 G, the following provisions 
shall apply to those lands zoned “C3-12”: 

(i) Front Yard, Minimum       5 metres 
(ii) Interior Side Yard, Minimum (from east property line)   1.5 metres 
(iii) Rear Yard, Minimum 2.5 metres 

 
With the merger of the lands, a reduced minimum rear yard is no longer required. 
 

Justification 

• The proposed amendments are consistent with the policies of the Provincial Policy Statement.  The 
proposed uses contribute to the Town’s ability to provide for an appropriate mix and range of 
employment uses, and a diversified economic base to meet long-term needs of the community.  The 
proposal contributes to a sense of place by conserving built heritage resources while integrating 
employment uses on the property. 

• As noted in the August 28, 2018 report to Council (DEV 35-2018) regarding the Town’s Official Plan 
review project, the Town is considering the establishment of a new Highway Commercial – Light 
Industrial designation to “support the Town’s goals with respect to economic development” and 
provide “additional opportunities to provide a mix of and range of employment options and a range 
of suitable sites”.  As further noted in the report, “this new designation would be based on the 
Highway Commercial designation and would also permit smaller scale light manufacturing, processing 
and storage/warehouse uses, wholesale establishments, recreational uses, institutional uses, and 
business offices that are compatible with the surrounding neighbourhood. A requirement of this 



designation would be that all uses are located indoors and the designation would only apply to lands 
currently designated Highway Commercial and not abutting residential lands”.  The proposed Highway 
Commercial designation to be applied to this property will allow for a mix of employment uses in 
keeping with the proposed new Highway Commercial – Light Industrial designation. 

• Section 7.17.4 of the Official Plan states, that in considering an amendment to the Official Plan and/or 
implementing Zoning By-laws, Council shall give due consideration to the policies of this Plan as well 
as certain criteria.  The following discussion addresses the criteria in Section 7.17.4. 

a) the need for the proposed use; 
the proposed permitted uses will provide additional opportunities for commercial and industrial 
uses and the redesignation and rezoning of the subject lands will allow for the revitalization of this 
property 

b) the extent to which the existing areas in the proposed designation or categories are developed 
and the nature and adequacy of such existing development in order to determine whether the 
proposed use is premature; 
there are other lands designated Highway Commercial in the Town however, the proposal will 
provide opportunities to use this underutilized property 

c) the compatibility of the proposed use with conforming uses in adjoining areas;  
• The area surrounding the subject property is predominantly zoned for industrial and 

commercial purposes.  There are several properties on the west side of Water Street South 
that are zoned Highway Commercial (C3). 

• Prior to any development of the site, approval of a Site Plan Application will be required to 
ensure the appropriate layout and design of the site including the location of parking areas, 
landscaping and buffering. 

d) the effect of such proposed use on the surrounding area in respect to the minimizing of any 
possible depreciating or deteriorating effect upon adjoining properties;  
see response to c) above 

e) the potential effects of the proposed use on the financial position of the Town; 
no negative effects are anticipated 

f) the potential suitability of the land for such proposed use in terms of environmental 
considerations;  
any potential environmental considerations will be assessed at the site plan approval stage 

g) the location of the area under consideration with respect to the adequacy of the existing and 
proposed road system in relation to the development of such proposed areas and the 
convenience and accessibility of the site for vehicular and pedestrian traffic and the traffic safety 
and parking in relation thereto;  
the existing road system in the area is adequate to accommodate the proposed uses 

h) the adequacy and availability of municipal services and utilities; and, 
existing services and utilities are available to service the property 

i) the adequacy of parks and educational facilities and the location of these facilities. 
not applicable 

 
 
 


