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Meeting Date: August 6, 2024     

Department:  Building, By-law, and Planning 

Report No.:  BBP-2024-77 

Submitted by: Tim Williams, Manager of Planning  

Approved by:  Jennifer Huff, Director of Building, Bylaw and Planning 

   Trisha McKibbin, Chief Administrative Officer 

 

SUBJECT:  Application for Zoning By-law Amendment (ZBA 6-2024)                                                                                  
Applicant: Simona Rasanu, Strik, Baldinelli, Moniz Ltd.                     
Owner: Canyon Ridge Construction Ltd   

 

 
RECOMMENDATION: THAT: the subject report BBP-2024-77 for Zoning By-law Amendment be 
received for information                              
 

EXECUTIVE SUMMARY:   

 This is an information report that provides background for the statutory public meeting 

and seeks comments from the public and Council.  The proposal may then be amended, 

or additional information provide to address comments before a planning evaluation 

report is presented to Council. 

 The current proposal is requesting a zoning by-law amendment to rezone the property 

from Low Density Residential (R1) zone to site specific Medium Density Residential (R2-

#) zone. 

 The proposal includes six, 2 storey townhouse dwelling units.  The single access for the 

development is from Dewan Street with parking for all units behind the proposed 

townhouse dwellings.  The plan includes 11 parking spaces for tenants and visitor 

parking.   

 A public open house was held on June 4, 2024. 

 The municipality has received comments from the public expressing concern regarding 

this application.  Concerns relate to the quality of existing Dewan Street, increased traffic, 

parking (on site and off site), adverse impact on the adjacent homes, capacity under 

existing service infrastructure.  Public comments on this application are included in this 

report as an attachment. 
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 In response to comments received at the open house, the applicant has submitted a 

revised site plan that made a number of adjustments, one of which is to increase the 

amount of parking on site from 7 to 11.  

 The Planning Department has received public comments that will need to be addressed 

and is continuing to receive comments on the application from agencies and departments 

and will request the applicant address any outstanding information / details prior to 

coming back to Council with a recommendation. 

 

PURPOSE: 

The purpose of the subject information report is to provide Council and the public background 

information on the proposed zoning by-law amendment application (ZBA) to accompany the scheduled 

public meeting on the August 6, 2024, Council Meeting.  The public meeting seeks to collect comments 

from the public and Council.  The proposal may then be amended, or additional information provided 

by the applicant to address comments before a planning evaluation report is presented to Council. 

 

SITE CONTEXT:   

The lands are municipally 

known as 564 Dewan Street, 

Strathroy and are 

approximately 2,255.1 m2 

(0.56 ac) in size with 

approximately 21.336 metres 

of frontage along Dewan 

Street. The lands are currently 

used for residential purposes 

and contain a dwelling on the 

parcel.  The property is located 

on the west side of Dewan 

Street. 

 

These lands are currently 

designated for residential 

development and are zoned 

(R1) for residential uses.   

 

The lands have municipal water, sanitary and storm services located along Dewan Street.   Dewan 

Street is a local road under the jurisdiction of the municipality.   

 

PROPOSAL SUMMARY:   

The purpose of the subject zoning by-law application is to facilitate the development of six townhouse 

dwelling units on a private driveway.  The proposal includes a single access from Dewan Street to 

eleven parking spaces for tenants and visitors.  The Dewan Street frontage will include the private 

driveway as well as the side of the end unit of the townhouse that will be designed to have the 



  
 

Page 3 of 36 

 

appearance of a main front wall of the townhouse facing the street. The rear portion of the lands are 

subject to regulation by the St. Clair Region Conservation Authority.  Prior to the submission of the 

application, the applicants have modified their plan to address comments from the Conservation 

Authority and have moved the building envelope outside of the flood regulated area.  Since the public 

open house, the applicants have made further adjustments to the plan. 

 

On July 4, 2024, the applicant submitted a revised application that amended the parking area to 

increase the parking spaces from 7 to 11 spaces.  With the increase in parking area some of the parking 

spaces are now located within the Conservation Authority’s regulated area. The building setback has 

been modified to be setback from Dewan Street 4.5m whereas it was previously 4.3 m in some of the 

documents. The last change is to request a Medium Density (R2) zone whereas originally a High 

Density (R3) zone was required.  The site-specific zoning details are found below in the Planning 

Considerations section. 

 

The owner has not yet determined if this development will be privately held, and the units will be rented, 

or if it will be a condominium with unit owners. It was raised that the units may be part of a condominium 

and then still rented out, which would be beyond the developer's control. 

 

The ZBA was received on April 4, 2024, and deemed complete on May 3, 2024.  Full details on the 

application material submitted can be found in Attachment 3 below.   

 

The current site plan is shown below and is included as Attachment 2 to this report below. 

 

TECHNICAL DISCUSSION: 

Staff and the applicant have worked through a few issues during the pre-consultation process however 

the proposal submitted still contains a few remaining outstanding items that need to be addressed. The 

July 4th revised proposal was circulated on July 14th and there are some commenting agencies that 

have yet to provide comments. These comments (below and those still to come) will either need to be 

addressed prior to bringing the item back to Council or potentially addressed by Council. 

1) The Planning Act requires access to services (sanitary, water and stormwater) to be confirmed 

at the Zoning By-Law amendment stage.  

 The engineering department has requested further information on the water and sanitary 

service capacity and the proposed usage in response to the Provincial changes that allow up 

to 3 units per townhouse dwelling. It is understood that specific details can be worked out 

during detailed design, however, there still needs to be an understanding of the proposed 

system at the time of rezoning.  

 The engineering department has requested further information on the proposed stormwater 

management strategy. All development sites require a stormwater management outlet 

however with the submission material this is not been identified on this site. 
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2) Engineering staff need to have a high-level understanding where services will be located on the 

site.  More specifically, staff require confirmation that the municipal services can be 

accommodated outside the driveway. 

 

3) The Dewan Street right-of-way (ROW) is less than the local road 20 m standards which is 

undersized at approximately 15 metres and may be widened in the future, and therefore 

buildings should be setback to accommodate this widening which could be approximately 2 to 

3 metres. 

 

4) Noise report has been peer reviewed by the municipality’s consultant, and they have no 

comments on the conclusions. 

 

5) The fire department has requested more information about the proximity of an existing fire 

hydrant relative to the proposed new townhouses and possibly the requirement for the 

development to provide an additional fire hydrant depending on the distance.  

6) Waste management has provided a comment that on site pick up is not possible and raised a 

concern that they may not be able to collect garbage from the curb given the unique one side of 

the road pick up for this neighbourhood and will need additional information to confirm service. 

7) The Conservation Authority has reviewed the revised plans and note that while not the 

preference parking in the regulated area they note that it is possible provided certain items area 

addressed through a permission on Ontario Regulation 41/24.  As well, additional information 

about final stormwater management plan, perviousness for the parking area and safe ingress 

and egress from the parking area during flood conditions are being requested.   

All technical comments are detailed in Attachment 4 below. 

PUBLIC CONSULTATION SUMMARY:  

Public Open House 

 

A Virtual Neighbourhood Open House was held on June 4, 2024. There were members of the public 

and Council who attended the meeting as well as staff to observe. The concerns and comments raised 

during the Open House meeting are summarized as follows: 

 

1) There were concerns primarily related to the development of a property that is on a dead-end 

street. This street issue was split into a number of sub-issues: 

a) Increased future traffic on Dewan Street in general and that it may lead to further degradation 

of the street pavement; 

b) Increased demand on Dewan Street during construction leading to degradation of the street 

pavement; and 

c) That the new homes will result in on-street parking on Dewan St and surrounding roads, all 

of which have narrow pavement profile and may interfere with traffic. 

2) The impact of private driveway lighting on the rear yards of the adjacent homes. 
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3) The lack of fencing proposed along the perimeter of the subject site. 

4) There were other concerns about capacity of the municipal servicing on the street and 

connecting streets out to the main trunk services. 

5) The proposed zoning (at the time of the open house) was High Density Residential (R3), and 

the owner should be seeking a zone that is more in line with the neighbourhood. 

6) On site parking and associated snow storage locations impact the stormwater infiltration and 

flooding potential.   

 

The minutes of the Open House, as compiled by the applicant, are included as Attachment #5B to this 

report.  

 

Following the public open house, the municipality received a letter from an area resident outlining the 

concerns of the community with the application which included the signatures of many residents in the 

area.   

 

All public comments, including the letter with signatures, received by the time this report was written is 

provided as Attachment #5A to the report below.    

 

Statutory Notice Requirements 

 

The application has been circulated to agencies and the public in accordance with the requirements of 

the Planning Act. This included the circulation of the Notice of Public Meeting (which also served as 

the Notice of Complete Application and Notice of Application for the zoning by-law amendment) which 

included details of the application, a copy of the site plan, and a location map. 

 

On July 11, 2024, the Notice of Public Meeting was circulated to property owners within 120 metres of 

the subject property, a sign was posted on the property as well as circulated agencies and departments.  

 

The Notice of Public Meeting is provided as Attachment #7 to the report below. 

 

PLANNING CONSIDERATION:  

The subject lands are located within a fully serviced Settlement Area as per the definitions of the 

Provincial Policy Statement and the County of Middlesex Official Plan.  The lands are designated 

“Residential” under the Strathroy-Caradoc Official Plan. The subject lands are within the Low Density 

Residential (R1) zone.  

 

The application as recently revised, is requesting the zoning change from Low Density Residential (R1) 

zone to Medium Density Residential (R2) zone with site specific exceptions.  These exceptions are 

requested as follows: 

1) Front yard setback of 4.5 m is proposed whereas; 5.0 m is required, 

2) Parking Coverage of 26% is proposed whereas; maximum of 20% permitted, 

3) Parking aisle width is proposed to be a minimum of 6.5 m whereas; 7.3 m is required 

4) Lot Frontage of 21.336m is existing whereas: 48 m is required; 
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5) No type ‘B’ parking space is proposed whereas one is required. 

 

Further details on the relevant PPS, OP policies, as well as details of requested zoning by-law 

amendment are found at Attachment # 6 Planning Policy Background. 

 

FINANCIAL IMPLICATIONS: 

This application would have a positive impact on assessment growth and tax revenues.  The amount 

of growth is dependent on the assessed value of the dwellings on the properties which review is 

completed by the Municipal Property Assessment Corporation (MPAC).  Financial services will work 

with Planning Staff to collect any required security deposits / bonds related to the potential 

development.  

The Municipality will also receive Development Charges as per the most recent Development Charge 

By-law and subsequent indexing / phasing.  This would be offset by increased costs associated with 

maintaining any new assets assumed.  Upon building permit issuance, Finance will help calculate the 

development charges, subject to any credits or exemptions, if they arise at that time.  

The Municipality will also receive building permit fees as per the most recent Building Fees and Charges 

By-law.  The amount of building permit fees collected will be determined upon the refinement of the 

building plans during preparation of the permit application.  

As this development will remain under private ownership, the Municipality will not assume the internal 

streets and infrastructure  

With respect to Dewan Street upgrades, there are no capital funds committed to this project at this time, 

nor has it been identified as a DC eligible capital project in the existing Development Charge by-laws.  

Consideration of adding it to a future capital project could rely on the results of the Road Needs Study 

(being completed in 2024), potential cost sharing with the developer or, potentially, the developer front 

ending the costs.   

STRATEGIC PLAN ALIGNMENT: 

This matter is in accord with the following strategic priorities: 

1) Economic Development, Industry, and Jobs: Strathroy-Caradoc will have a diverse tax base and 

be a place that offers a variety of economic opportunities to current and prospective residents 

and businesses. 

 

2) Community Well-being and Quality of Life: Residents of all ages in Strathroy-Caradoc will have 

access to community amenities and activities that are accessible and support active lifestyles 

and wellbeing.  

 

3) Managing the Challenges of Growth for the Municipal Organization: Strathroy-Caradoc will be 

an inclusive community where growth is managed to accommodate a range of needs and 

optimize municipal resources. We are committed to maintaining operational efficiency and 

economies of scale through these times of change. 
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SUMMARY AND NEXT STEPS 

The intent of the subject report is to provide Council and the public with information regarding the 

proposed development, the relevant policies and regulatory context, and to summarize comments 

received by the public and agencies to date.  

 

A subsequent report will be provided and will include a full policy analysis and responses to comments 

received related to the ZBA application. The ZBA will receive a final decision by Strathroy-Caradoc 

Council at that meeting with an appeal period to follow.  

 

ATTACHMENTS: 

Attachment No. 1  –  Location Map 

Attachment No. 2  –  Site Plan 

Attachment No. 3  –  Application Summary 

Attachment No. 4  –  Technical Comments 

Attachment No. 5  –  Public Consultation details  

Attachment No. 5a –  Public Comments 

Attachment No. 5b –  Open House Minutes 

Attachment No. 6  –  Planning Policy Background  

Attachment No. 7  –  Notice of Public Meeting 
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Attachment 1: Location Map 
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Attachment 2: Site Plan  
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Attachment 3: Application Summary 

 

In addition to the application forms, the submission included the following support documents: 

 Site Plan, dated July 3, 2024, by SBM Ltd.; 

 Survey, January 14, 2024, by AGM Ltd.; 

 Floor Plans and Elevations, dated December 20, 2023, by SBM Ltd.; 

 Servicing Feasibility Study, dated February 6, 2024, by SBM Ltd.;  

 Noise Impact Brief, dated March 5, 2024, by akoustik engineering limited; and 

 Planning Justification Report dated April 1, 2024, by SBM Ltd. 

 

The application was submitted, and payment received on April 4, 2024, the application was deemed 

complete on May 3, 2024, the open house was held on June 4th.  Revised plans were submitted on 

July 4th and public meeting is scheduled for August 6, 2024.  A report to Council evaluating the 

application will follow.  The Planning Act sets out a 90 timeline for zoning by-law amendment 

applications.    

Considering recent changes to the Planning Act that clarified that planning refunds apply only to 

applications that were submitted before Bill 185 came into force (being June 6, 2024), the application 

remains subject to the requirement to refund planning fees if application timelines are not met.   

Accordingly, when a decision is not made within 90 days (July 3rd in this case) the applicant would 

receive a refund for part of the application fees (50% of the fee 0 to 59 days beyond the July 3 date, 

75% of the fee 60 to 119 days beyond the July 3 date and 100% for applications 120 days beyond the 

July 3 date). 
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Attachment 4: Technical Comments 

 

St. Clair Region Conservation Authority (SCRCA) recommends that the following items be addressed: 
1) Submit the final stormwater management plan, showing that the stormwater quantity and 

quality are maintained post-development to pre-development levels; 

a. Submit further details on LID features (i.e. soak away pits, swales, etc.) and how they will be 
designed to mitigate upstream, downstream or on-site flooding impacts; 

2) Submit a report to the satisfaction of the SCRCA and Municipality, which addresses the 

change in perviousness proposed for the parking area, outlines any proposed grading changes 

and demonstrates that there will be no adverse effects on flooding and erosion upstream or 

downstream or at the site; 

a. The report should demonstrate how flood storage will be recovered on-site for the area 

where parking is proposed in the floodplain; 

3) Submit design details showing that the parking area is to be designed for safe ingress and 

egress under regulatory flood conditions, and that an emergency plan is prepared 

 

Additionally, SCRCA recommends that the Natural Environment Overlay remains over the western 

portion of the subject property. Any future development and/or site alteration within the regulated area 

will require written permission from the Conservation Authority under Ontario Regulation 41/24.  

 

 

Safety and Standards Officer has advised that: 

 

1) That the development retains the 911 municipal property address of 564 Dewan Street and that 

each townhouse be given a unit number and those proposed unit numbers be submitted to the 

Municipality of Strathroy-Caradoc in consultation with the County of Middlesex for approval. This 

shall include temporary and permanent address signage being posted at that road allowance 

and on /at each unit during all stages of the construction of the residence so emergency 

responders can easily identify the 911 Municipal address from the public and private road 

allowance. The applicant has confirmed that they would comply with this request. 

2) Once the building of the units is nearing completion and before occupancy is given that the unit 

numbers be clearly posted permanently to municipal approval in the same location at each of 

the units front and rear (if applicable) access door. While not specifically a zoning comment, the 

applicant has confirmed that they would comply with this request. 

3) That a “NO EXIT” sign be posted at the entrance to the development to give notice to emergency 

responders can identify there is no exit. This sign is to be installed and maintained by the 

registered landowner. While not specifically a zoning comment, the applicant has confirmed that 

they would comply with this request and included it on the site plan drawing. 

 

Bluewater Recycling Association advised that the Association does not support or oppose the 

proposal, but we believe the developer should be informed that in this format, municipal waste 

collection service will not be possible on property, and it is questionable if enough space [along the 
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frontage] is available on Dewan Street to provide the service. If private service is offered, it will have 

to be incorporated in the future design.  

 

Fire Service has advised that: 

 Closest existing Fire Hydrant is past property on a dead-end road, please identify alternative 

hydrants before this proposed address. 

 We have identified a Fire Hydrant at 525 Dewan and one at 4 Ross Court (both are in excess of 

125 M to the front of 564 Dewan), the fire department has requested more information about the 

proximity of an existing fire hydrant relative to the proposed new townhouses and possibly the 

requirement for the development to provide an additional fire hydrant depending on the distance. 

 

Municipal Engineering Comments: 

 Operations division of Public Works and Engineering has confirmed that they have not had any 

issues recently but many years ago, they did have some blockages within the pipe. Further sections 

of the pipe system are from 1953.  

 Servicing study needs to consider provincial changes that allows up to 3 units per dwelling.  

 Need further details on the proposed stormwater management strategy. Understanding specific 

details can be worked out during detailed design, there still needs to be an understanding of the 

proposed system at the time or rezoning. The municipality of Strathroy-Caradoc requires that all 

sites have a stormwater management outlet which is not being proposed on this site. 

 Need a high-level understanding where services will be located on the site. For example, are 

services able to be accommodated outside the driveway? 

 Show the radius of the entrance off Dewan Street as it appears it could impact the neighbour’s 

driveway to the north. 

 The ROW for Dewan is undersized and may be widened in the future, building should be setback 

to accommodate this widening. 

 Noise report was peer reviewed by the municipality’s consultant, and they have no comments on 

analysis and conclusions. 

 

Director of Community Services advised that the parkland required is 5% for residential developments 

however given the size of the dedication it is more appropriate for this development to provide a cash 

in lieu of parkland. 

 

Director of Planning and Building advised that the Strathroy-Caradoc Strategic Plan (or the SCOP) 

includes the support for the provision of attainable housing options. The dwelling type proposed as part 

of this application will help address the need in Strathroy for a more diversified housing stock.  As well, 

while staff are pleased that the applicant has included additional parking spaces to address concerns 

raised about insufficient parking, additional information is still required as noted in the comments above 

prior to the application coming back to Council for a decision.   
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Attachment No. 5 – Public Consultation details 

 

As part of the official plan amendment and rezoning by-law amendment applications an open house 

and public meeting are to be held. The open house was held on June 4, 2024.  This report is prepared 

to be alongside the public meeting held on July 11, 2024. 

 

Open House 

The virtual public open house was held be the applicants with members of the applicant team, the 

public, municipal Councillor, and staff. 

 

The comments related to a number of topics, from privacy, adverse impacts (noise, lighting, 

infrastructure capacity, construction dust and odour), natural hazard (flooding) impacts, traffic, road 

safety, and site plan details.  Since this time a detailed letter has been submitted to the municipality 

and which has been included below that outlines concerns and comments. It is noteworthy, that the 

letter was prepared with input from 35 area property owners and signed by a number of the property 

owners on Dewan Street and the surrounding area. These items will be addressed comprehensively in 

an evaluation report that will be prepared to for Council when they are to make a decision.  The minutes 

for the meeting are found following the above noted letter. 

 

Statutory Public Meeting 

The application has been circulated to agencies and the public in accordance with the requirements of 

the Planning Act. This included the circulation of the Notice of Public Meeting to property owners within 

120 metres of the subject application on July 11, 2024, as well as a sign posted on the Dewan Street 

frontage. 
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Attachment #5A Public Comments 
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Attachment #5B Open House - Meeting Minutes
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Attachment No. 6 – Planning Policy Background 

The subject lands are within the designated Settlement Area of Strathroy. The Provincial Policy 

Statement (PPS), the Middlesex County Official Plan, and the Strathroy-Caradoc Official Plan all 

encourage intensification in settlement areas on full municipal services, provided the development is 

compatible with the surrounding area and represents an orderly and efficient use of land and 

infrastructure. 

 

Planning Act 

 

Under Section 2 of the Planning Act, there are several criteria that a development must meet that 

addresses public interest.  The list includes but is not limited to, the orderly development of safe and 

healthy communities; the accessibility for persons with disabilities to all facilities, services and matters 

to which this Act applies; the adequate provision of a full range of housing, including affordable housing; 

the adequate provision of employment opportunities; the protection of public health and safety; the 

appropriate location of growth and development; the promotion of development that is designed to be 

sustainable, to support public transit and to be oriented to pedestrians; the promotion of built form that, 

is well-designed, encourages a sense of place, and provides for public spaces that are of high quality, 

safe, accessible, attractive and vibrant. 

 

Under Section 3 of the Planning Act, where a municipality is exercising its authority affecting a planning 

matter, such decisions, “shall be consistent with” all policy statements issued under the Act. 

 

Section 36 (1) of the Planning Act, provides for Council to pass a holding symbol “H” in conjunction with 

any use designation to limit the uses on the property until such time in the future as the holding symbol 

is removed by amendment to the by-law. 

 

Provincial Policy Statement (2020) 

 

The PPS provides policy direction on matters of provincial interest related to land use planning and 

development.  

 

Section 1.1.1 establishes that healthy, liveable, and safe communities are sustained by accommodating 

an appropriate range and mix of residential housing (including additional units, affordable housing, and 

housing for older persons) to meet long-term needs and promotes cost-effective development that 

minimizes land consumption and servicing costs. 

 

Section 1.1.3.1 states that settlement areas will be the focus of growth. Land use patterns within 

settlement areas shall be based on: 

 Densities and a mix of land uses which are appropriate for, and efficiently use, the infrastructure 

and public service facilities which are planning or available; 

 Support active transportation; 

 Efficiently use land and resources; and, 
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 A range of uses and opportunities for intensification and redevelopment in accordance with the 

criteria of Policy 1.1.3.3, where this can be accommodated. 

 

Section 1.4 and 1.5 of the PPS identifies that planning authorities shall provide for an appropriate range 

and mix of housing types and densities to meet projected requirements of current and future residents 

as well as promoting the creation of healthy, active communities by encouraging pedestrian 

connections. 

 

Section 1.6.6 of the PPS outlines the hierarchy for sewage and water services and establishes that 

municipal water and sewage services are the preferred form of servicing for development areas to 

support protection of the environment and minimize potential risks to human health and safety. 

 

Section 1.7 of the PPS speaks to the long-term economic prosperity which includes the encouragement 

of residential uses that respond to the dynamic market-based needs and provide housing options.  

 

Section 3.1.1 of the PPS outlines that development should be directed away from hazard lands and 

flood plains which would be impacted by flooding and erosion hazards.  

 

Middlesex County Official Plan (2023 Update) 

 

The subject lands are designated ‘Settlement Areas (Urban and Community)’ according to Schedule A: 

Land Use, as contained within the County of Middlesex Official Plan. 

 

Section 2.3.7 of the Middlesex County Official Plan identifies that the County encourages a wide variety 

of housing by type, size, and tenure to meet projected demographic needs and market requirements of 

current and future residents of the County, and further, that the County will support intensification and 

redevelopment within settlement areas where an appropriate level of services are, or will be, available 

to service the lands, and further, that 15 percent of all development occur by intensification and 

redevelopment. 

 

Section 2.4.2.2 of the MCOP indicates in subsection f) that the development should encourage safe, 

convenient, and visually appealing pedestrian and cycling infrastructure for all ages and abilities. 

Section h) and i) identifies the need for an engineer’s report for developments that are likely to generate 

traffic and any improvements be paid for by the developer.  Subsection l) requires that all new 

residential developments provide a minimum of two access points to the existing road network.  

Exceptions to this policy shall be considered if the proposed street pattern is approved by the local 

Municipality, emergency service provider(s), and the County Engineer. 

 

Section 2.4.5 states that the County shall encourage development on municipal water and sanitary 

systems. 
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Section 3.2.2 directs that settlement areas shall development in a manner that is phased, compact, and 

does not result in a strip pattern of development. Further, development is to complement the positive 

elements of the existing built form in an effort to preserve the historic character of the area. 

 

Strathroy-Caradoc Official Plan 

 

The subject lands are designated ‘Settlement Area’ and ‘Residential’ according to Schedule A: 

Structure Plan and Schedule B: Land Use & Transportation Plan, respectively.  The Strathroy Caradoc 

Official Plan has been updated through OPA 14 in 2022 and then received approval from County 

however it was appealed and therefore not in effect at this time. The purpose of this Amendment is also 

to update the Official Plan to ensure that the land use planning policies are current, reflect Provincial 

legislation and policy, have regard for matters of Provincial interest and any guideline documents, are 

consistent with the Provincial Policy Statement (PPS), and reflect changing community needs for the 

next 25-years. The changes in OPA 14 to the Residential designation do not materially change the 

impact of the policies applicable to this application. An additional note relating to each of the policies 

below has been included to provide detail to some of the changes as a result of OPA 14. 

 

Section 2.4.1 encourages the provision of a wide variety of housing types with greater densities within 

the settlement area.  Residential intensification and redevelopment are encouraged where compatible 

with existing development and infrastructure is appropriate. OPA 14 encourages development 

intensification where amenities are available rather than being compatible with existing development. 

 

Section 2.4.4 encourages the municipality to partner with other levels of government to ensure 

adequate supply of housing is available for those in social and economic need.  OPA 14 now includes 

this in a shared housing policy but still includes this intent of supply for all residents. 

 

Section 2.4.6 establishes that residential intensification shall be encouraged in settlement areas where 

it is complementary to, and compatible with, the nature, scale, design, and general character of 

neighbouring development, and where municipal services and facilities are capable of accommodating 

the development. Where residential intensification is proposed, it shall keep with the character of the 

area and not adversely affect neighbourhood stability.  OPA 14 continues the complementary reference 

and removes compatible with phrase from the policy. 

 

Section 2.4.8 of the SCOP outlines the importance of housing affordability and meeting the social, 
health and well-being of current and future residents.  OPA 14 continues this intent. 
 

Section 3.2 outlines the goal of maintaining adequate supply of housing, more specifically dwelling 

types, tenure, and affordability.  The section also has the objective to maintain the essential qualities 

of privacy, quiet enjoyment, public health and safety, and land use compatibility in residential areas. 

OPA 14 has modified this to focus on land use compatibility in neighbourhoods but continues this intent. 

 

Section 3.3.4 provides policies for lands designated ‘Residential’ and identifies that primary uses 

include residential purposes including a range of housing types and densities from single detached 
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dwellings to high-rise apartment buildings. Secondary uses may be permitted that are complementary 

to, and compatible with the area, serve the neighbourhood needs, and do not detract from the 

predominantly residential nature, such as neighbourhood parks. OPA 14 does not substantial modify 

this direction. 

 

Section 3.3.4.5 further details the policies related to the medium density development.  “Medium density 

development (e.g. walk-up apartments and townhouses) shall be encouraged on lands that have 

access onto an arterial or collector road.  Development on local streets shall be permitted within close 

proximity to intersections with arterial or collector roads and providing vehicular conflicts are minimized. 

The height, density, arrangement and design of buildings and structures shall complement and not 

adversely impact neighbouring lower density residential development.” OPA 14 modifies this section to 

relate the development to density rather than number of storeys or use. Based on the updated policies 

this development could be considered ‘low density’ (townhouses and less than 31 units per hectare).   

 

Residential intensification within Strathroy is specifically addressed in Section 3.3.4.7, which identifies 

that residential intensification in existing developed areas is considered desirable to make efficient use 

of underutilized lands and infrastructure.  This is subject to evaluation and conditions, as necessary, to 

ensure that the development is in keeping with the established residential character and is appropriate 

in terms of height, lot fabric, building design, dwelling types, and parking, and where appropriate 

services are available. OPA 14 focuses on having 15% of development to be in the form of residential 

intensification and mix of housing options. 

 

Strathroy-Caradoc Zoning By-Law No. 43-08 

 

The property is currently within the Low Density Residential (R1) zone and the proposal is to rezone 

the property to Medium Density Residential (R2-#).  

 

Section 3.3 of the zoning by-law outlines different holding provisions limit the use of the land until such 

time as the conditions of the hold is/are lifted.  The application currently is not proposing any holding 

provisions however Planning staff will review this once all comments have been received. 

 

The ‘R2’ zone is intended for lands that are designated ‘Residential’ in the Strathroy-Caradoc Official 

Plan and permits a range of medium density residential uses, such as multiple unit dwellings (maximum 

of 6 units), single detached dwellings, semi-detached dwellings, linked dwellings, townhouses 

(maximum of 6 units).  

 

The following chart identifies the zoning provision applicable to the R2 zone as well as the zoning 

statistics for the proposed townhouses. Bold numbers below indicate provisions that do not meet the 

zoning standards. The application is not requesting and site-specific development provisions currently. 
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Provision Medium Density Residential 

(R2) Zone 

Proposed 

Use multiple unit dwellings (maximum 
of 6 units), single detached 
dwellings, semi-detached 
dwellings, linked dwellings, 
townhouses (maximum of 6 units) 

Townhouse Dwellings 

Lot Frontage (min) 8 m per unit each unit appears to be 

greater than 8m wide however 

the frontage of the property is 

21.336 m. 

Lot Area (min) 250 m² per unit (1,500 m2) 
townhouses 
 

376 m2 per unit (2,255.1 m2) or 

26.6 uph 

Front Yard Depth (min) 5 m 4.5 m 

Side Yard Width (min) 2 m 3.0 m and 8.0 m 

Rear Yard Depth (min) 9 m 63.9 m 

Encroachment decks and 
porches 

2.5 m None proposed 

Lot Coverage (max) 45% 15.8% 

Landscaped Open Space 

(min) 

30% 58.2% 

Outdoor Common Amenity 

Area (min) 

20 m2 per unit (120 m2) +120m2 

Parking Coverage (max) 20% 26% 

Parking to location None in front or exterior side yards No spaces in the front yard 

Parking, aisle, or driveway  Not permitted between building 

and street line 

None proposed 

Parking 1.5 parking spaces per unit –

tenant = 9 sp 

visitor spaces only required with 10 

or more units 

Proposed = 11 sp 

 

Res Visitor= 0 sp 

Building Height 15 m  ~8.0 m 

Accessible Parking 2 Type ‘A’ 3.4 m by 5.4 

2 Type ‘B’ 2.4 m by 5.4 

Type ‘A’ provided 

Type ‘B’ not provided 

Parking Space Dimension 2.6 m by 5.4 m  2.7 m by 5.5m 

Parking aisle width 

(adjacent to visitor parking 

spaces width) 

7.3m 6.5 m 
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Attachment No. 7 – Notice of Application/ Notice of Public Meeting 
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