COUNCIL REPORT
Meeting Date:

April 1, 2019

Department:

Building, Planning & Waste Management

Prepared By:

Matthew Stephenson, Director of Building, Planning & Waste Management

Reviewed By:

Greg McClinchey, Chief Administrative Officer

SUBJECT:

Bear Creek Condominium Site Plan Amendment

RECOMMENDATION:

THAT: Council approve the attached site plan amendment for the
creation and development of thirty-two (32) residential units located at
561 Metcalfe St. E.

SUMMARY HIGHLIGHTS
 The subject amendment will facilitate the development of 32 private residential dwellings rather
than the 30 units previously approved.
 The subject lands are currently designated for residential development within the StrathroyCaradoc Official Plan and Zoning Bylaw.
 The lands will be fully serviced and will provide for access off Metcalfe St E parallel to 547
Metcalfe St. E.
BACKGROUND
At Council’s October 16, 2017, meeting, a site plan agreement was approved, and subsequently
entered into with the owners of the Bear Creek Golf Course property. This site plan was for a 30-unit
development on the severed land. In 2018, this property sold to Gold Leaf Properties; these developers
will be familiar with Council as they recently completed a development on Metcalfe Street.
Gold Leaf Properties retained LDS Consulting and through formal discussion with staff completed an
application for amendment to the approved site plan. This amendment included the addition of two units
on the site and an altered layout. There were no other changes made that affected zoning, the fallback
from this was the need to re-examine the storm water management system to address the additional
flows as well as some general non-engineering functions.
These changes were vetted by the Municipal Engineer and subsequently a third-party peer review by
Spriet Associates. Once all parties were satisfied, this new plan was provided to the public through an
informal open house at Strathroy-Caradoc Municipal offices on March 6, 2019.
Resulting from the open house was concerns relating to landscaping, fencing, and the proposed
location of one of the units.
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LDS consultants on behalf of the owner provided an updated site plan and landscape plan making
changes reflecting the comments at the meeting. This included the installation of a 1.8m (6’) board on
board fence along the side yard of the entrance to the development and all of the rear yards of the
properties, which are directly behind the proposed development. In addition, the one unit was re-located
on the site increasing the setback from 4m to 11m from the existing residence.
These updates have been provided to the public with their comments attached including the response
from LDS.
CONSULTATION
Andrea Bezaire has completed the amending agreement with memo attached. Legal, Engineering and
Building & Planning have reviewed and recommend for approval. Spriet Associates have conducted
the peer review of the Engineering relating to storm water and servicing and recommend for approval.
FINANCIAL IMPLICATIONS
There are no financial implications.
ATTACHMENTS


Approved Site Plan



Memo from residents with response from LDS Consulting



Proposed New Site Plan



Amending Agreement

Page 2 of 2

From: Anthony Gubbels <Anthony.Gubbels@ldsconsultants.ca>
Sent: Thursday, March 21, 2019 4:18 PM
To: Matt Stephenson <mstephenson@strathroy-caradoc.ca>
Cc: Joe Van Bree <joevb@mcfltd.ca>
Subject: RE: Bear Creek - Revised Site Plan
Importance: High
Hi Matthew,
I have conversed with Gold Leaf Properties and I have inserted their response below in red text.
Let me know if you have any further comments.
Best regards,
Anthony H. Gubbels, P. Eng.
Principal, Urban Land Engineering

LDS CONSULTANTS INC.
15875 Robins Hill Road, Unit 1
London, Ontario N5V 0A5
Email: anthony.gubbels@LDSconsultants.ca
Office Phone: 226-289-2952 x101
Cell Phone: 519-494-7785

From: vnath2@hotmail.com
Sent: March 21, 2019 12:25
To: mstephenson@strathroy-caradoc.ca
Cc: jvanderheyden@middlesex.ca; brichards@middlesex.ca; twilliams@middlesex.ca;
ftranquilli@strathroy-caradoc.ca
Subject: Re: Bear Creek - Revised Site Plan

Greetings Matthew et al,
We (the neighbours of Metcalfe Street E.) have collectively reviewed the Revised Site Plan (190307)
Project No. 161400185, you recently sent and we appreciate your attempt to address expressed
concerns of the neighbouring community.
After reviewing the revised changes, we have a few comments, questions and concerns that require
clarification. For convenience, we have listed the following separately for ease of reading and attached
an annotated PDF of your site plan. :
1) We appreciate and accept the reasonable offer to place 1.8 metre (high) fencing starting from
the parking lot side of 547 Metcalfe St. East (perhaps starting/extending approximately 6 feet
past the garage-line of 547 Metcalfe St. East, and including a gate to backyard as it is a corner
lot) and continuing up to and including 535 Metcalfe St. E. We request that fences be
constructed of good quality, pressure treated wood (consultation with all neighbours to
determine specific and/or individual requirements will be needed.) This will include removal of
all cedars currently lining the side of 547 Metcalfe. St. East and removal of all current fences
(chain-link or other) according to each individual neighbour’s preference/request. A 1.8 metre

(high) solid board pressure treated privacy fence is proposed to be installed along the
common property line with the four properties (MN 535, 539, 543 and 547) fronting Metcalfe
Street East. The fence will be constructed on the development side of the common property
line and will remain the property of Gold Leaf Properties Inc. The trimming or removal of
vegetation will be restricted to that required to construct the fence. The removal of
vegetation, fences, etc. on private property or the construction of a gate to the backyard of
MN 547 Metcalfe Street East is the responsibility of the individual property owners.
2) Landscaping in the green space between the Metcalfe properties (see black arrow on annotated
site plan attachment) consisting of a variety of trees that provide mostly year-round coverage
(as examples, blue spruce, evergreens, pine, maple). The area identified for tree planting is a
detention area which provides stormwater quantity control. Given that the area will detain
water following rainfall events, plantings in this area is not recommended.
3) We appreciate your attempt to resolve space issues (distance from neighbouring property lines)
by moving Unit 7 to its current place in the revised plan; however this placement also appears
less-than-ideal in terms of view/-sight-lines for some neighbours which will affect, amongst
other things, quality of living. We would like to discuss possible solutions to this problem. One
suggestion {I refer to the Bear Creek Golf and Country Club – Proposed Redevelopment
(Revised) RICOR Engineering, November 17th, 2014.} where an additional 9th unit was placed on
the Northeast end of the former proposed development (see attached annotated site plan –red
arrow). The proposed relocation of Unit 7 from its current location to the area west of Unit 20
is not viable given that there is insufficient room in this location to accommodate an
additional unit. For informational purposes, the minimum building setback from the common
lot line is 2 metres. Even though the previous site plan was in compliance with the zoning
setback, Gold Leaf Properties elected to relocate Unit 7 to the opposite side of the private
street, which in turn results in a building setback of 11 metres in lieu of the required minimum
setback of 2 metres.
4) There does not seem to be any indications of dealing with water run-off (i.e. storm sewers)
between the development and Metcalfe properties and pursuant to this, nor are there any
elevation and gradient indicators shown on the plan. A request for a fire hydrant between
proposed units 6 and 8 (see annotated chart). As mentioned under item 2 above, the area in
question represents a stormwater detention area which will be recessed below the existing
ground surface. Any runoff exceeding the storage capacity of the detention area will flow over
a control weir and into the Open Space lands situated to the west. A fire hydrant in the
location proposed is not warranted.
We look forward to receiving clarification and discussing the above with you and coming to
solutions that are reasonable to all parties.

Sincerely,
Neighbours of Metcalfe St. E

SITE LOCATION

SITE DATA
PROPOSED USE:
ZONE:
REGULATION
MINIMUM
LOT AREA:
MINIMUM
LOT FRONTAGE:
MINIMUM
FRONT YARD:
MINIMUM EXTERIOR
SIDE YARD:
MINIMUM REAR
YARD:
MINIMUM INTERIOR
SIDE YARD:
MINIMUM LANDSCAPED
OPEN SPACE:
MAXIMUM LOT
COVERAGE:

TOWN HOUSE
R3-5
REQUIRED

PROPOSED

210 sq.m.

11403.3 / 33 = 345.5 sq.m.

15 m

17.5 m

4.5 m

7.32 m

2m

2.65 m

6m

6m

2m

3.3 m

30 %

43.38%

45 %

33.09%
(BUILDINGS & REAR PATIOS)

MAXIMUM HEIGHT:

8m

1 STOREY

NUMBER OF UNITS:
-FLOOR AREA - UNITS 1-3 & 28-32
FLOOR AREA - UNITS 4-7
FLOOR AREA - UNITS 8-27

32
125.86 sq.m.
114.30 sq.m.
132.73 sq.m.

PARKING SPACES:

64 + 8 visitor

UNITS SIZES
1 - 3 & 28 - 32
4-6
7 - 27

LEGEND

33' x 54' UNITS
32' x 54' UNITS
32' x 58' UNITS

--

