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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-2025-23

Submitted by: Tim Williams, Manager of Planning

Reviewed BYy: Jake DeRidder, Senior Development Coordinator

Approved by: Rob Browning, Chief Administrative Officer

SUBJECT: Application for Zoning By-law Amendment (ZBA-19-2024)

450 Head Street North, Strathroy
Owner: 2430680 Ontario Ltd. (Tyler Damen)

RECOMMENDATION:
THAT: Report BBP-2025-23 regarding rezoning application ZBA 19-2024 for 450 Head Street
North be received for information.

SUMMARY HIGHLIGHTS

The application is facilitating the construction of 8 townhouse units.

The applicant is proposing to rezone from the ‘Low Density Residential (R1) Zone’ to a
site-specific ‘Medium Density Residential (R2-#) Zone’ to permit 8 units of the multiple
unit dwelling type.

The site-specific ‘R2-# Zone’ would recognize the proposed eight (8) dwelling units,
whereas 6 dwelling units are permitted.

This report provides background information and the public meeting is designed to gather
information from the area community and Council.

Comments of concern have been received from members of the community as a result of
the notice of public meeting being provided. The concerns include: the access point of
Abagail Street; the proposed density; not matching the character of the neighbourhood;
and impact on the streetscape.

BACKGROUND:

The subject lands are located on the northwest corner of Head Street and Abagail Street and are
approximately 2231.7 m? (0.55 ac) in size with approximately 36.609 m (120.1 ft) of frontage on Head
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Street. The Abagail Street frontage has 60.96 m (200 ft). The property contains a single detached
dwelling which will be removed.

The subject zone change application proposes to re-zone the lands to be within the ‘Medium Density
Residential (R2) Zone’ this would permit the multiple unit dwellings.

The property is connected to municipal water and sanitary services, and access will be from Abagail
Street once the two building blocks are constructed. Both Head and Abagail streets are classified as a
‘local road’ under the jurisdiction of the Municipality of Strathroy-Caradoc.

Surrounding land uses are predominantly residential in nature and includes primarily singles, with a few
semi-detached dwellings in the vicinity.

POLICY AND REGULATION BACKGROUND:

The Provincial Planning Statement, Middlesex County Official Plan, and Strathroy-Caradoc Official Plan
all encourage intensification in designated settlement areas, provided the development is compatible
with the surrounding area and represents an orderly and efficient use of land and infrastructure.

Provincial Planning Statement 2024
The subject lands are located within a ‘Settlement Area’ according to the 2024 Provincial Planning
Statement (PPS).

The PPS encourages lands use patterns with settlement areas that are based on densities and a mix
of land uses that (s.2.2.1):
e Efficiently use land and resources;
e Are appropriate for, and efficiently use, the infrastructure and public service facilities which are
planned or available and avoids the need for their unjustified or uneconomical expansion;
e Provides for a range of uses and opportunities for intensification and redevelopment taking into
account existing building stock or areas; and,
e The availability of suitable existing or planned infrastructure.

Section 3.6. provides 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.

County of Middlesex Official Plan, 2023
The subject lands are located within the Strathroy Settlement Area according to the Middlesex County
Official Plan.

Section 2.3 contains the County’s growth management framework which directs that the majority of
growth is to occur in designated settlement areas. The intent of the growth management framework is

to make efficient use of existing infrastructure. The goal of the County Plan is that future development
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within settlement areas proceed on the basis of full municipal services. The County Official Plan also
encourages a wide variety of housing by type, size, and tenure achieved in part by way of intensification
and redevelopment of vacant or otherwise underutilized lands.

Section 2.4.5 discusses the servicing hierarchy similar to those discussed in the PPS. Specifically, the
County encourages new development to proceed based on full municipal services.

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.

Section 4.5.3.3 of the County Official Plan encourages development of a settlement area by plan of
subdivision, provided such applications meet both County and local Official Plan policies.

Strathroy-Caradoc Official Plan
The subject lands are within the designated Settlement Area of Strathroy. The property is designated
‘Residential’ on Schedule ‘B’ of the Official Plan.

The Strathroy-Caradoc Official Plan has also been updated through OPA 14 and received approval
from the 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.

The Strathroy-Caradoc Official Plan states that development is within the ‘Residential’ designation is
primarily used for residential purposes including a range of housing types and densities from single unit
dwellings to high-rise apartment buildings (Section 3.3.4.1).

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 further encourages more attainable
and affordable housing options.

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 can accommodate the
development. Where residential intensification is proposed, it shall keep with the character of the area
and not adversely affect neighbourhood stability. OPA 14 policy continues to support intensification
where it is compatible with the surrounding community.
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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.

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
predominantly residential nature, such as neighbourhood parks. OPA 14 expanded this policy to include
a need to connect to existing or proposed trail networks and consider climate change mitigation and
adaptation. Along with this promoting integration and accessibility of community uses, including parks
and open space.

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
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 now focuses on general
development designs regardless of the density however continues to incorporate these items.

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 necessatry, 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 amended this policy to specifically note 15% of development in urban
settlement areas will occur by way of intensification.

Strathroy-Caradoc Zoning By-law
The property is currently zoned ‘Low Density Residential (R1) Zone’ according to the Strathroy-Caradoc
Zoning By-law.

Section 4.23(1)(20f) requires 1.5 parking spaces per multiple unit dwelling.
The ‘R1’ zone permits single detached dwellings, secondary suites and Type 1 Group Homes.

The ‘Medium Density Residential (R2) zone permits single detached, semi-detached, townhouse and
multi-unit dwellings and the following chart provides a highlight of the development standards:

Provision R2 Zone (Multi Unit) Proposed
Permitted Uses - 6 Multiple Unit Dwellings | 8 Multiple Unit Dwellings
(among other uses)
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Minimum Lot Frontage 20m 36.6 m
Lot Area per unit 130 m? (x8) = 1040 m? 2231.7 m?
Front Yard Setback 5m 5.01m
Exterior Yard Setback 5m 5m
Interior Yard Setback 2m 5m
Rear Yard Setback 8m 11.17m
Lot Coverage 40% 26.2%
Landscape Open Space 30% 53.9 %
Parking Coverage 20 % 19.9%
Parking Spaces 1.5 space per unit 13 spaces
(1.5 sp * 8 units) = 12 spaces
Parking setbacks 2m from side yard +2m
Parking Location Not exterior side yard or front | Internal
yard
Outdoor Common Amenity Area | 20 m2 per unit = 160 m? 514 m?
CONSULTATION:

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 February 24, 2025.

At the time of writing the subject report, following comments/concerns had been raised by the public.
- The proposal will out of scale and character of the neighbourhood.
- The streetscape will be impacted by the development.
- The driveway is accessing Abagail Street rather than Head Street. The position of the resident
was that this driveway should access Head St.

The following department and agency comments were received:

Department and Agency Comments

Engineering and Public Works have advised that the development is not required to go through site
plan as its less than 10 dwelling units, but it will be required to go through the site alteration process
where engineering staff will review the servicing, grading and stormwater design of the site in more
detail.

St. Clair Region Conservation Authority have advised no portion of the subject property is regulated by
the Conservation Authority under Ontario Regulation 41/24. As such SCRCA has no comments
regarding the zoning by-law amendment application.
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Canada Post has advised that they have reviewed the proposal for the above noted Development
Application and has determined that the project adheres to the multi-unit policy and will be serviced by
developer/owner installed Lock Box Assembly.

Bluewater Recycling Association has advised that they have no comments at this time.

Building Department has advised that all buildings require adequate water supply for firefighting; it is
recommended that this be reviewed when considering the site and access design. Building permits are
required. At permit application stage, please reach out to the building department for application
submission requirements.

Safety and Standards Officer has advised that after reviewing the application and the drawings attached
to this application that the existing address of 450 Head Street be eliminated and removed from the
County mapping system and any other regular application attached to that 911 property address and 2
new municipal 911 property addresses be proposed for the development, one for each new building
that will be housing 4 units per building and that is sequential in existing 911 addressing for Abagalil
Street. The two proposed 911 property addresses are to be submitted to the Municipality of Strathroy-
Caradoc in consultation with the County of Middlesex for approval. If the two proposed 911 property
addresses are approved, they are to be posted temporarily and permanently to municipal standards
during all stages of construction so they are maintained, visible and unobstructed so emergency
responders can easily identify the municipal 911 property address when responding from either
direction from the road allowance on Abagail Street. That proposed unit numbering for each building is
to be submitted to the Municipality of Strathroy-Caradoc in consultation with the County of Middlesex
for approval. If approved the unit numbers when the construction is to a point where they can be
installed temporarily and permanently during certain stages of construction shall be maintained, visible
and unobstructed so emergency responders can easily identify the unit numbers when entering the
interior of the building. That way finding signs be installed in the interior of each entrance to each
building housing the 4 units indicating unit locations. The way finding sign design is to be submitted to
the Municipality of Strathroy-Caradoc in consultation with the County of Middlesex for approval before
being installed. That 911 infrastructure be in place prior to final occupancy being approved. That all 911
municipal addressing and unit numbering be in place permanently before final occupancy is approved.

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.
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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.

STRATEGIC PLAN ALIGNMENT:
This matter is in accord with the following strategic priorities:

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.

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.

SUMMARY:

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 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.

ALTERNATIVE(S) TO THE RECOMMENDATION:

Planning Staff have provided their recommendations, however there are alternative options to this
recommendation:

1. THAT: the subject report BBP-2025-23 for ZBA 19-2024 be received for information and the
application for Zoning By-law Amendment be deferred sine die.;

2. THAT: the subject report BBP-2025-23 for ZBA 19-2024 be received for information and the
application for Zoning By-law Amendment be denied with reasons Council direction; OR

3. THAT: the subject report BBP-2025-23 for ZBA 19-2024 be received for information.

AND THAT: Council to approve the zoning by-law amendment application and direct staff to
bring forward a draft zoning by-law amendment to Council’'s April 22, 2025
meeting.
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4. THAT: the subject report BBP-2025-23 for ZBA 19-2024 be received for information.
AND THAT: Council provide alternate direction.

ATTACHMENTS:

Location Map
Site Plan
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Location Map

Location Map - Full Extent
,d‘h_ ZBA 19-2024: 450 Head Street North
SEENTEIOYENEROC Owner: 2430680 Ontario Ltd. (Tyler Damen)
W Agent: Ashley Podolinsky c/o McKenzie Lake Lawyers LLP
PLAN 326 PT PARK LOT 3 RP 33R12186 PT PART 1
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Site Plan
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