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STRATHROY-CARADO(

URBAN OPPORTUNITY - RURAL HOSPITALITY

T COUNCIL REPORT

Meeting Date: March 17, 2025

Department: Building, By-law and Planning

Report No.: BBP-2025-18

Submitted by: Tim Williams, Manager of Planning, County of Middlesex
Reviewed by: Jake DeRidder, Senior Development Coordinator
Approved by: Rob Browning, Chief Administrative Officer

SUBJECT: Application for Zoning By-law Amendment

Block 278 and Part of Block 279 Plan 33M-619
Owner: Fieldcrest Ltd. (c/o Mohamed Abuhajar)

RECOMMENDATION: THAT: Report BBP-18-2025 regarding ZBA 1-2024 be received for
information, and further;

THAT: the rezoning application, ZBA 1-2024, which would rezone the lands part of the lands
legally known as Block 278 and Part of Block 279 Plan 33M-619, Strathroy from “Open Space
(OS) zone” to site specific ‘High Density Residential (R3-25-H-1-H-5) as amended by staff, be
approved, and further;

THAT: By-law No. 21-25 be referred to the Consideration of By-laws Section of the Agenda for
adoption.

SUMMARY HIGHLIGHTS

e The application proposes to develop 16 block townhouse development with a total of 120
dwelling units with private driveways and access to Willis Avenue and Newton Crescent.

e The application for zoning by-law amendment seeks to amend the zoning by-law for the
subject lands from “Open Space (OS) zone” to a site specific “High Density (R3-25-H-1-
H-5) zone”. The site-specific zone provisions would recognize the proposed increased
density, increased lot coverage, reduced landscape open space, garage/driveway width
increase, reduced front-yard setback and reduced rear setback.

e The statutory public meeting was held on November 4, 2024. The comments were limited
to those on Council and related to long dead-end private roads, variety of housing types,
density does not provide outdoor amenity area, and the distribution of visitor parking
spaces.

PURPOSE:

Staff Report No.: BBP-2025-18
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The purpose of the subject zoning by-law amendment application is to facilitate the development of the
property with 120 multiple unit dwellings (townhouses back-to-back) FR-25 and the evaluation report
provides background for planning staff’'s recommendation.

SITE CONTEXT:

The site is approximately 3.1 ha (7.63 ac) e ———

in size and is located in the southeast Block 190, Ficicreet Subdvsion. Block 76 I3MarD
portion of Strathroy and north of Carroll
Street East. The plan of subdivision is
registered but only partially developed.
The subject parcel has frontage on Willis
Avenue which in turn connects to Carroll
Street East in the south and to the west
connects to Abbott Street and ultimately
Queen Street. Secondary access is from
Newton Circle which connects to Willis
Avenue through Davis Terrace is also
proposed.

These lands are currently designated in

Legend

the Off|c|a| P|an as Residentia| They Lands to be rezoned from 'Open Space (OS) Zone' to 'High Density
) Residential (R3-#) Zone'

were zoned Open Space as they were [ zone Boundary

Parcels

originally designed as a school block and
park for the overall subdivision. The
Thames Valley District School Board has
since expressed they have no need for
this school block. The proposal moves the park from the Block 279 to Block 278 along Willis Avenue.
The lands are currently vacant with some preliminary site alteration occurring over the past few years
to construct the stormwater management facility. Surrounding land uses include primarily residential to
the west, railway tracks to the north with industrial further north. To the south is the remaining residential
subdivision and then agricultural land to the south of that.

From a servicing perspective, municipal water and sanitary services are to be constructed as the holds
on the remaining subdivision phases are lifted.

PROPOSAL SUMMARY:

Following the public meeting the applicant submitted a revised plan to respond to comments from
various sources of input. The plan has resulted in a re-routing of the private road in the northern portion
of the site. It is still a long dead-end driveway (approximately 100 m) that needs to be addressed at site
plan stage. The revisions to the plan result in an increase to the unit count from 118 to 120 townhouse
units. The proposal will continue to have the following features:
1) On private roads, with access to Willis Avenue and Newton Circle;
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2) 18 visitor parking spaces;

3) 6360 m2 of amenity open space throughout the development;

4) An earthen berm along the CN railway and no dwelling units will be within 30 m of the railway;
This will require the details of the berm to be provided at site plan approval stage as such a hold
provision it included in the zoning for noise and vibration (see also CN comments).

5) The parkland continues to be provided “in front” of the development along Willis Avenue; and

6) The current plan for the townhouse development continues to rely on the subdivision wide
stormwater management facility. However, specific details about the stormwater retention
techniques for the development will need to be addressed at site plan application stage.

The purpose of the subject zoning by-law application is to facilitate the development.
The site plan is included as an attachment to this report as well.

Current Plan
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TECHNICAL DISCUSSION:

Staff and the applicant have worked through a number of issues during the pre-consultation and
application process and they include:

1) Reconfiguring the public parkland to provide better visibility and access from a public street.
2) Reconfiguring the units on site to address Newton Street.

3) Reconfiguring the driveway network to provide two public street access points for the
development.

4) Reconfiguring the site to provide access to the Stormwater Management Facility that is not
through the proposed condominium.

The proposal submitted still contains a few remaining items that need to be addressed. The July 2024
revised proposal was circulated, some commenting agencies have yet to provide comments however
the comments below will either need to be addressed prior to bringing the item back to Council or
potentially addressed by Council.
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1) 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 for this specific block which will need to be details (currently included with the
subdivision as a whole).

Response: Engineering staff have received information that confirm capacity and while they will
require details with the site plan submission, at a high level the plan can work.

2) CN Rail has raised the need for a safety berm for noise and derailments as well as vibration
report out lining the mitigation measures for the houses. The applicant is proposing a hold to be
placed on the subject lands for the details to be dealt with at site plan stage.

Response: A hold for site plan approval and subdivision agreement is proposed.

3) CN Rail has raised concerns with the stormwater outlet of the subdivision through to Queen
Street.
Response: Staff has provided an update to CN in terms of the works that have been completed
recently to improve the drainage and that the proposed development is part of an existing
subdivision that already has secured the outlet. CN is no longer raising this as an issue.

4) Additional information regarding any impact on the adjacent High / York Street Industrial area is
needed to address the PPS 2024 policy requiring development to confirm no or minimum impact
on employment areas within 300 metres of a development.

Response: The applicant has provided additional information about the nature of the industrial
uses will not be hindered by the establishment of these residential uses.

All technical comments are detailed in Attachment 4 below.

CONSULTATION

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. The public meeting was held on November 6, 2024.

The comments were limited to those on Council and related to long dead-end private roads, variety of
housing types, density does not provide outdoor amenity area, and the distribution of visitor parking
spaces.

PLANNING CONSIDERATION:

The subject lands are located within a fully serviced Settlement Area as per the definitions of the
Provincial Planning Statement and the County of Middlesex Official Plan. The lands are designated
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“‘Residential” under the Strathroy-Caradoc Official Plan. The subject lands are within the Open Space
(OS) zone.

Further detail is found the Planning Background, provided in Attachment 6 below.

PLANNING ANALYSIS:

Planning staff have reviewed the applications and find that it is consistent with the Provincial Planning
Statement 2024, conforms with the County of Middlesex Official Plan as well the Strathroy-Caradoc
Official Plan. The following section will review the reasons for this opinion:

Comments on Consistency with the Provincial Planning Statement 2024

The proposal is located within a designated growth area of a settlement area, on lands identified for
residential development within the Strathroy-Caradoc Official Plan.

The residential dwellings will be fully serviced and provide for the efficient use of existing
infrastructure and public service facilities.

The proposal has attributes of an infill development that has been within the settlement boundary
for many years and is an appropriate location for development and is a good use of a former school
site.

Given the above, it is staff's opinion that the application is consistent with the Provincial Planning
Statement.

Comments on the Conformity with the County of Middlesex Official Plan

As noted above the property is within a designated growth area of a settlement area and will be fully
serviced and provides for the efficient use of infrastructure and public service facilities.

The development will be compact and will utilize lands within the settlement area in a manner that
will increase the variety of housing types in this neighbourhood.

The proposed multiple dwelling unit and townhouse buildings will be a built form that will be
complementary with the surrounding dwellings and is situated so that it will transition and integrate
well into the surround area.

The proposal provides two access points the policy (section 2.4.2.2 I)) requires two access points.

The applicant’s designed is supportable by staff. These details will be secured during the site plan

process.

The proposal results in the orderly development of this underutilized property.

Given the above, it is staff’s opinion that the application conforms with the County Official Plan.

Comments on Conformity to the 2008 Strathroy-Caradoc Official Plan

e The proposal is located within a settlement area, within the Strathroy-Caradoc Official Plan.
e The proposal will be fully serviced as the subdivision is extended to this property and provides
for the efficient use of infrastructure and public service facilities. Engineering consultants have
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confirmed municipal service (water, sanitary and storm) capacity to engineering staff's
satisfaction. It is noted that Stormwater will be directed to subdivision stormwater management
facility which will be secured at site plan.

As noted above, the development proposes a housing type that is in demand in Strathroy, as
such the development will fill a need. It will also provide more units within the housing continuum.
The proposed layout represents an efficient use of lands, further it represents intensification of
development.

The proposal is not “affordable” units however the units are not overly large dwellings making
them more attainable and another part of housing continuum.

The proposed development is comprised of standard and back to back townhouses and are
subject to the medium density development policies. The developmentis located on Willis which
a collector road which feeds to Carroll Street, a major arterial and in line with the policy
requirements.

Section 3.3.4.13 includes the subject lands as within a special policy area to develop a
secondary plan to establish a framework or concept for subsequent planning approvals such as
plans of subdivision, plans of condominium, road patterns and public land acquisitions. However,
the development proposal is within an existing plan of subdivision. Given this is already within
a plan of subdivision and a change in direction for the development of the property rather than
a green field site with no prior approvals it is reasonable to consider this policy not applicable to
this site/proposal.

As noted in the background, OPA 14 has been appealed to the Ontario Land Tribunal and while it was
noted in the policy section of this report that it has no legal implications on this application, it is worth
noting that the application would be in conformity with the new policies.

Given the above, it is staff's opinion that the application for Zoning By-law Amendment conforms to the
Strathroy-Caradoc Official Plan.

Comments on Amendments to the Strathroy-Caradoc Zoning by-law

The applicants are proposing the highest density residential zone category however there are still
some deviations to the zoning development standards because the by-law did not contemplate this
dwelling unit design (back to back townhouses). The following deviations to the development
standard provisions are proposed and along with analysis.

1)

2)

Minimum Lot Area required 210 m2 per unit whereas 117 to 137 m2 per unit for conventional
lots and 96 m2 per unit for back-to-back units. Some of the units are back to back townhouses
resulting in no backyards so this is an issue of missing amenity area for the units. There is also
efficiency use of the lands which has reduced the area surrounding the dwellings. As
discussed earlier how the applicant is proposing an area of common amenity that is well in
excess of the zone requirements which makes up for any reduction in private amenity area.

Minimum Front Yard and Exterior Side yard of 4.5 m is required whereas 2.7 to 3 m s

proposed. This is a reduction in the setback but this is only to a portion of the front wall of the
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building and the driveways will have a depth of 6 m. This reduced setback will still allow the
front yard to function and given the development is primarily on private road is reasonable to
provide a different design of development.

3) Minimum Rear yard setback of 9m is required whereas the proposed includes 4.5m to 6 m for
conventional units and 0 m for the back to back units. As with the lot areas it is reasonable to
have smaller backyards when the majority of “outdoor” space is found in common amenity
areas.

4) Maximum Lot Coverage permitted is 45% whereas the proposal is for a lot coverage of 51% to
62%. This goes together with the reduced setbacks as they leave less area surrounding the
building. As part of intensification this issue can occur, and this is why site plan approval is so
important to appropriate development of the lot.

5) Minimum Landscaped Open Space 30% is required whereas the back-to-back units will have
14%. This situation is the same as item four — lot coverage.

6) Attached garage width and setback maximum 40% width and 6 m setback whereas 43% width
and 5.6 m setback is proposed. With a narrow lot, providing a viable garage is more difficult.
The proposal is seeking to have a setback reduction that matches the minimum parking space
length. Staff are cautious about this as it would mean a vehicle such as a pick-up truck can be
longer than 5.6 m.

FINANCIAL IMPLICATIONS
This application would have a positive impact on assessment growth and tax revenues over the current
vacant parcel. The amount of increase 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 along Adelaide Road (i.e. sidewalks, lighting, sanitary service).
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.

Ultimately, upon the substantial completion of the development, the municipality will assume all
infrastructure found on municipal streets (in this case that would be the sidewalk), as new assets that
will require a commitment for future maintenance. As this development will remain under private
ownership, the Municipality will not be assuming the internal streets and infrastructure.
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STRATEGIC PLAN ALIGNMENT
This matter is in accord with the following strategic priorities:

1)

2)

3)

Economic Development: 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.

Growth Management: Strathroy-Caradoc will be an inclusive community where growth is
managed to accommodate a range of needs and optimize municipal resources.

Destination Building: Strathroy-Caradoc will provide distinct experiences that celebrate its past
and future by prioritizing innovative new ideas that set the community apatrt.

SUMMARY AND NEXT STEPS

Based on the above analysis, staff are supportive of the proposed rezoning as it is considered to be
consistent with the Provincial Planning Statement, in conformity with the County of Middlesex Official
Plan, Strathroy Caradoc Official Plan and represents good planning.

A zoning by-law amendment has been prepared for Council’s consideration.

ALTERNATIVE(S) TO THE RECOMMENDATION:
Planning Staff have provided their recommendation however there are alternative options to this

recommendation:

1.

THAT: the subject report BBP-2025-18 for ZBA 1-2024 be received for information and the
application for Zoning By-law Amendment be deferred sine die.;

. THAT: the subject report BBP-2025-18 for ZBA 1-2024 be received for information and the

application for Zoning By-law Amendment be denied.; OR

THAT: the subject report BBP-2025-18 for ZBA 1-2024 be received for information.
AND THAT: Council to provide alternate direction.

ATTACHMENTS:

Attachment No. 1 — Location Map

Attachment No. 2 — Site Plan Current and Site Plan at Public Meeting
Attachment No. 3 — Application Summary

Attachment No. 4 — Technical Comments

Attachment No. 5 — Public Consultation details

Attachment No. 6 — Planning Policy Background

Attachment No. 7 — Site Statistics & Planning Summary

Attachment No. 8 — Notice of Public Meeting
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Attachment 1: Location Map

Location Map - Full Extent
STRATHROY-CARADOC ZBA 1-2024: Fieldcrest Ltd. (c/o Mohamend Abuhajar)
"\ Block 190, Fieldcrest Subdivision, Block 278-33M619
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Attachment 2: Site Plan — Current Plan
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| Site Plan
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Attachment 3: Application Summary

In addition to the application forms, the submission included the following support documents:
e Site Plan, prepared by Incon. dated on July 17, 2024;
e Planning Justification Report, dated December 2023 and revised July, 2024 by MHBC Planning
Limited;
e Stormwater Management Report dated August 6, 2021 revised June 13, 2024, by LDS
Consultants Inc.; and
e Watermain Distribution Report dated June 18, 2024, by MTE Consultants Inc.

Zoning By-law amendment application was received on February, 2024, deemed incomplete on March
20, 2024. The revised submission included the watermain distribution and additional site plan details
as such the application was deemed complete on October 10, 2024.

On December 11, 2024, a revised submission was filed that included:
e Planning Justification Letter, dated December 11, 2024; and
e Site Plan dated October 21, 2024.

Attachment 4: Technical Comments

County Safety and Standards Officer advised on several conditions of approval relating to street
naming, addressing and communications that will be required for the draft plan of subdivision. This can
be addressed at site plan approval.

Canada Post advised that they are looking for community mailboxes to the provided to their standard
during the site plan process. This can be addressed at site plan approval.

Director of Community Services advised that the parkland reconfiguration is better than the previous
parkland configuration, in light of this no comments on the rezoning.

Engineering and Public Works advised that:

e A sanitary servicing report will need to be provided and reviewed by the municipality as part of
the zoning by-law amendment.

e The water distribution report and SWM report are for the subdivision and not specifically for
subject property. Although the reports do speak to the block, it may be easier to have a servicing
brief prepared for only the block. For example, there’s no servicing concept plans provided for
the block. The supplied information that has been submitted to date is sufficient for engineering
to be satisfied with the proposal from a high level.

e The stormwater pond will be reviewed and approved as part of the subdivision approval, not the
block.

¢ The internal road by units 188 and 97 is quite long and may be a concern for emergency services
however these details can be worked out at the site plan stage.
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e Visitor parking isn’t spread out or centralized, details can be worked out during the site plan
stage. The parking continues to be in centralized as such the site plan process will need to look
and amendments to this configuration.

e Addition detailed servicing design will be required at site plan and condominium approval if the
rezoning is successful.

Planning staff advised that the applicant is requesting a reduction in the front and rear yard setbacks
leaves very little outside space for the future residents and this is reason for the proposed minimum
15% minimum landscape open space for some of the units where 30% is the minimum in the zoning
bylaw. The proposed development is proposing over 53m2 common amenity space where 20 m2
is required in the zoning by-law.

The proposal has a density of 44.3 units per ha including the open spaces include the CN barrier
so net of the berm would be considered high density and careful consideration of the site plan details
(landscaping, parking configuration, turning circles, fire hydrants, etc) will be important to the
success of this development. The proposal has elements of an infill development, which requires
increased sensitivity to the future adjacent residential dwellings. The current proposal includes a
number of features that will need to be refined during the site plan process such as landscape
buffers, length of private roads that are dead end streets and alike. The site plan process will
continue to be an important part of making this a successful development.

The new PPS 2024 requires evaluation of the any development 300 m from an employment area.
On the north side of the CN Rail line is the High/ York industrial area. The proposed site is between
90m to 300 m away from the closest industrial building. The applicant has provided commentary
that the development will not infringe on the surround industrial on the impacts of this development
on the adjacent industrial operations and staff feel that this is satisfactory.

CN Railway has advised it is noted that the subject site is adjacent to CN’s Main Line. Development
of sensitive uses in proximity to railway operations cultivates an environment in which land use
incompatibility issues are exacerbated. CN’s objective regarding developments in proximity to
railway operations is to mitigate railway-oriented impacts such as noise, vibration, and safety
hazards, to ensure that the quality of life of the future development’s residents and users is not
negatively affected. CN, in collaboration with Railway Association of Canada and the Federation of
Canadian Municipalities, developed the Guidelines for New Development in Proximity to Railway
Operations in order to promote proper planning around railway operations. The Guidelines can be
found at https://www.proximityissues.ca.

CN requests for the implementation of the following criteria as conditions of application approval:

e Safety setback of principal buildings from the railway rights-of-way to be a minimum of 30 metres
in conjunction with a safety berm. The safety berm shall be adjoining and parallel to the railway
rights-of-way with returns at the ends, 2.5 meters above grade at the property line, with side
slopes not steeper than 2.5to 1.
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e The Owner shall install and maintain a chain link fence of minimum 1.83 meter height along the
mutual property line.

e A minimum 30 metres setback is required for vehicular property access points from at-grade
railway crossings.

e The Owner shall engage a consultant to undertake an analysis of noise. Subject to the review
of the noise report, CN may consider other measures recommended by an approved Noise
Consultant.

e Ground-borne vibration transmission to be evaluated in a report through site testing to determine
if dwellings within 75 meters of the railway rights-of-way will be impacted by vibration conditions
in excess of 0.14 mm/sec RMS between 4 Hz and 200 Hz. The monitoring system should be
capable of measuring frequencies between 4 Hz and 200 Hz, +3 dB with an RMS averaging time
constant of 1 second. If in excess, isolation measures will be required to ensure living areas do
not exceed 0.14 mm/sec RMS on and above the first floor of the dwelling.

e The following clause should be inserted in all development agreements, offers to purchase, and
agreements of Purchase and Sale or Lease of each dwelling unit within 300m of the railway
right-of-way:

“Warning: Canadian National Railway Company or its assigns or successors in interest has or have a
rights-of-way within 300 metres from the land the subject hereof. There may be alterations to or
expansions of the railway facilities on such rights-of-way in the future including the possibility that the
railway or its assigns or successors as aforesaid may expand its operations, which expansion may
affect the living environment of the residents in the vicinity, notwithstanding the inclusion of any noise
and vibration attenuating measures in the design of the development and individual dwelling(s). CNR
will not be responsible for any complaints or claims arising from use of such facilities and/or operations
on, over or under the aforesaid rights-of-way.”

This can be addressed at site plan approval.

e The storm water management facility must be designed to control storm water runoff to pre-
development conditions including the duration and volume of the flow and accordingly have no
impacts on CN right of way, including ditches, culverts and tracks. Any proposed alterations to
the existing drainage pattern affecting railway property must receive prior concurrence from CNR
and be substantiated by a drainage report to the satisfaction of the Railway. Additional
information was supplied and CN staff agreed that this has been addressed.

e The Owner shall through restrictive covenants to be registered on title and all agreements of
purchase and sale or lease provide notice to the public that the safety berm, fencing and
noise/vibration isolation measures implemented are not to be tampered with or altered and
further that the Owner shall have sole responsibility for and shall maintain these measures to
the satisfaction of CN. This can be addressed at site plan approval.
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e The Owner shall enter into an Agreement with CN stipulating how CN's concerns will be resolved
and will pay CN's reasonable costs in preparing and negotiating the agreement. This can be
addressed at site plan approval.

e The Owner shall be required to grant CN an environmental easement for operational noise and
vibration emissions, registered against the subject property in favour of CN. This can be
addressed at site plan approval.

CN anticipates the opportunity to review a detailed site plan, a Noise and Vibration study and a storm
water management report taking into consideration FCM/RAC development guidelines.

In order to ensure the safety of railway operations, CN’s operations and infrastructure are not to be
impaired or affected by any construction works or any other works. Additionally, any work performed
on CN'’s property must be arranged through a work permit.

Further to this after reviewing the Stormwater Management Report, CN has determined that the
surface waters should not be directed along CN right of way because these ditches are not well
maintained (see images below). Since they are not well maintained, they will not perform
adequately for their purpose and the post and pre flows could increase within CN right of way. The
water surface should be redirected towards the storm sewers in the streets to not adversely affect
CN right of way and its operations.

Attachment No. 5 — Public Consultation details

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 October 10, 2024.

Attachment No. 6 — Planning Policy Background

POLICY AND REGULATION BACKGROUND

The subject lands are located within a fully serviced Settlement Area as per the definitions of the
Provincial Planning Statement and the County of Middlesex Official Plan. The lands are designated
“‘Residential” under the Strathroy-Caradoc Official Plan and within the ‘Open Space (OS) Zone’
pursuant to the Strathroy-Caradoc Zoning By-law.

Planning Act
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.
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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 Planning Statement (2024)
The PPS provides policy direction on matters of provincial interest related to land use planning and
development.

Section 2.2.1. Planning authorities shall provide for an appropriate range and mix of housing options
and densities to meet projected needs of current and future residents.

Section 2.3.1.1 indicates that Settlement areas should be the focus of growth and development. Within
settlement area, growth should be focused is.

Section 2.3.1.2 outlines the need for settlement areas should be based on densities and a mix of land
uses which efficiently use land and resources as well as optimize existing and planned infrastructure
and public service facilities;

Section 2.9.1 municipalities should plan to reduce greenhouse gas emissions.

Section 3.1.1 Infrastructure and public service facilities shall be provided in an efficient manner while
accommodating projected needs. Further that they are financially viable over their life cycle, leverage
the capacity of development proponents, and are available to meet current and projected needs.

Section 3.6.1 Planning for sewage and water services shall accommodate forecasted growth in a timely
manner that promotes the efficient use and optimization of existing municipal sewage services and
municipal water services and existing private communal sewage services and private communal water
services.

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. The Minister has approved
Amendment No. 3 to the County official plan on July 7, 2023. The purpose of the Amendment was 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 below review of policy includes the newly approved Official Plan policies.

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

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

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 F: Land Use & Transportation Plan, respectively. The Strathroy Caradoc
Official Plan has also been updated through OPA 14 and received approval from County in December
of 2023. It has been appealed by one party and as such is not in full force and effect. The purpose of
Official Plan Amendment 14 is 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 Planning Statement (PPS), and reflect
changing community needs for the next 25-years. The changes in OPA 14 reflect the direction of
Council so while they are not in force 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. The residential intensification and redevelopment is 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 2.4.6 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 does not require the compatibility of the
development, be only complementary with the neighbouring development.

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.

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

Section 3.3.4.6 further details the policies related to 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 and adds adequate parking, recreational
facilities, active transportation, visual interest, and safety.

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
With respect to the Zoning By-law Amendment, the applicant has submitted a zone change application
to rezone the property to be within the Strathroy-Caradoc zoning by-law and within a site specific ‘High
Density Residential (R3-25-H-1-1H-5) Zone’

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 H-1 holding provision ensures the orderly
development of the lands, the “H-1" symbol shall not be removed until a noise report is filed with the
municipality and a site plan agreement for the subject lands has been entered into with and to the
satisfaction of the Municipality addressing the issues identified under Section 41 of the Planning Act
which includes the noise and vibration mitigation measures.

The ‘R3’ zone is intended for lands within Strathroy that are designated ‘Residential’ in the Strathroy-
Caradoc Official Plan and permits a range of higher density residential uses, such as multiple unit
dwellings, apartment buildings, townhouses, long term care facilities. The following chart identifies the
zoning provision applicable to the R3 zone as well as the zoning statistics for the proposal. Bold
numbers below indicate provisions that do not meet the zoning standards.

Provision High Density Proposed
Residential
(R3) Zone
(Townhouses)
Lot Frontage (min) 6 m per unit 6.7 m (interior units)
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6.8 m (exterior units)

Lot Area (min)

210 m?2 per unit (24,780
m2)

137 m2 (Conventional Units)
117 m2 (Units 6 to 17)

(61 uph) 97 m2 (Back-to-Back Units)

Front Yard Depth (min) 45m 3.0 m from a Public Road (Newton
Circle)
3.0 m from a Private Road (all other
uUnits))
4.5m from a Private Road (Units 1-4, and
21-81)

Centre Line of Road|38m N/A

Setback (min)

Side Yard Width (min) 2m 2.3 m Unit 111 others 3 m

0 m (Common Wall)

0 m (Common Wall)

Rear Yard Depth (min)

9m

6.0 m (Conventional Units, 1 to 5, 21-32
and 75 -81)
4.5 m (Units 6 to 20, 82 -120)

0 m (Back to Back Units)

Lot Coverage (max) 45% 44% (Conventional Units 1-5, 21-32, 75-
81))
51% (Units 6 to 20 82-120)
62% (Back to Back Units)

Landscaped Open Space | 30% 40% (Conventional Units 1-5, 21-32, 75-81)

(min)

30% (Conventional Units 11-20)
34% (Conventional Units 6-10, 82-120)
14% (Back to Back Units)

Outdoor Common Amenity
Area (min)

20 m? per unit (2,360 m?)

54m? per unit (6,368.2 m?)

Attached Garage

43.3%

* Maximum Width 40% 5.6 m from private road (Units 6 to 10
* Front/Exterior Side and 82-120)

Yard Lot Setback 6m 7.0 m from private road (Units 1-5)

* Rear/Interior Side Lot 7.1 m from private road (all other units)
Yard Setback 1.2m N/A (common wall)

Parking Coverage (max) | 25% 16% (Conventional Units 1-10, 21-32,75-

81)

19% (Conventional Units 11-20, 82-120)
23% (Back-to-Back Units)

4% (Comment Element)

Parking

1.5 parking spaces per
unit —tenant = 177

0.15 parking spaces per
unit- visitor = 18

240 spaces (Resident)
18 spaces (Visitor)

Parking aisle width

7.3m

6.7m
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Attachment No. 7 — Notice of Completion / Notice of Public Meeting

STRATHROY-CARADO

"N  NOTICE OF APPLICATION AND PUBLIC MEETING

APPLICATION FOR ZONING BY-LAW AMENDMENT

APPLICATION NO.: ZBA1-2024
APPLICANT/AGENT: Fieldcrest Ltd. (c/o Mohamend Abuhajar)

SUBJECT LANDS
Block 190, Fieldcrest Subdivision, Block 278-33M619

Purpose and Effect

An application Zoning Amendment has been submitted by the owner of the property. The lands are
approximately 3.09 ha (7.6 ac) in size and are designated ‘Residential’ in the Official Plan. The
application proposes to rezoning of the property Open Space to permit additional residential dwellings.
The proposal includes the conversion of the former school site as well as part of SWM/Park block to
townhouse development (see attached). The proposal includes 118 dwelling units and repositioning
the parkland to adjacent to Willis Avenue. The proposal would be develcped as a condominium. The
rezoning application proposes to re-zone the land from ‘Open Space (OS) zone’ to site specific ‘High
Density Residential (R3-#) zone’.

PUBLIC MEETING

Date: November 4, 2024

Time: 6:00 pm

Location: Hybrid Public Hearing (ZOOM and in person-52 Frank Street, Strathroy, 2" floor Council
Chambers)

How to Participate in the Public Meeting:

1) Submit written comments to the Clerk at clerk@strathroy-caradoc.ca or by mail to: 52 Frank Street
Strathroy, Ontario N7G 2R4. Please note communications are part of the public record that will be
provided to council and made available to the general public, pursuant to the Planning Act and the
Municipal Freedom of Information and Protection and Privacy Act.

2) Speak to council by attending the meeting in person OR through ZOOM video or phone. Pre-
registration is required by emailing planning@strathroy-caradoc.ca or by calling 519-245-1070 ext. 210.
Leave your name, phone number, method you wish to participate in the meeting, as well as the
application file number or address of the property you are calling about. Staff will return your call and
provide participation details.

3) View the meeting online at www.strathroy-caradoc.ca/meetings. The livestream will begin at 6pm.
No pre-registration is required.

If you wish to be notified of the decision of the Municipality of Strathroy-Caradoc on the proposed zoning
by-law amendment, you must make a written request to the Clerk at clerk@strathroy-caradoc.ca / 52
Frank Street, Strathroy, ON N7G 2R4. Should you require additional information relating to the proposed
rezoning please contact Tim Williams, Manager of Planning by phone at: 519-930-1007 or by email at:
twilliams@middlesex.ca.

Notice of Complete:

Per Section 34 of the Planning Act, information and material required under the Act have been provided and the
zoning by-law amendment application is hereby considered complete.

www.strathroy-caradoc.ca
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STRATHROY-CARADO

WW“"C NOTICE OF APPLICATION AND PUBLIC MEETING

The applicant, or any authorized person, appointed in writing and acting on behalf of the applicant, must attend
this Meeting. If you are aware of any persons affected by this application who have not received a copy of this
notice, it would be appreciated if you would so advise them.

If a person or public body would otherwise have an ability to appeal the decision of (reference to council and
name of municipality, or name of planning board or approval authority, as the case may be) to the Ontario Land
Tribunal but the person or public body does not make oral submissions at a public meeting or make written
submissions to (name of municipality or planning board) before the by-law is passed, the person or public body is
not entitled to appeal the decision.

If a person or public body does not make oral submissions at a public meeting, or make written submissions to
(name of municipality or planning board) before the by-law is passed, 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 do so.

Notwithstanding the above, subsection 34(19) of the Planning Act defines the parties that are eligible to appeal
the decision to the Ontario Land Tribunal.Pursuant to Section 1.0.1 of the Planning Act and in accordance with
Section 32(e) of the Municipal Freedom of Information and Protection of Privacy Act, it is a policy of the
Municipality of Strathroy-Caradoc to make all planning applications and supporting material, including signed
written submissions regarding the application and received by the Clerk, available to the public.

DATED: October 10*, 2024

3 Location Map - Full Extent

ZBA 1-2024: Fieldcrest Ltd. (c/o Mohamend Abuhajar)
Block 190, Fieldcrest Subdivision, Block 278-33M619
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www.strathroy-caradoc.ca
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