COUNCIL REPORT
Meeting Date:

June 17, 2019

Department:

Building and Planning

Prepared By:

Tim Williams, Senior Planner

Submitted By:

Matthew Stephenson, Director, Building/Waste Services

Reviewed By:

Greg McClinchey, Chief Administrative Officer

Subject:

Manuel Michael Medeiros
196 Caradoc Street South, (Geographic Town of Strathroy)
Re-Zoning File No. ZBA6-2019

RECOMMENDATION: It is recommended that the application for rezoning be approved.
PURPOSE
A zone change application has been submitted to satisfy a condition of consent approval respecting
consent application File No. B9-2019. The purpose of the consent application is to create one additional
residential building lot along Caradoc Street South. The zoning application seeks to rezone the lands
from ‘Low Density Residential (R1) Zone’ to ‘Medium Density Residential (R2) Zone’.
SUMMARY HIGHLIGHTS
• The application is intended to fulfill a condition of consent approval (File No. B9-2019).
• The application seeks to rezone the lands to ‘Medium Density Residential (R2) Zone’.
• Staff have not identified concerns or objections with the application.
• Staff recommend rezoning the lands to ‘Medium Density Residential (R2)’.
BACKGROUND
The subject lands are located northwest of Erie Street southeast of High Street West on the southwest
side Caradoc Street South. The subject lands are a through lot with frontage on Caradoc Street and
Princess Street. The applicant is proposing to sever the property to create two through lots with
frontage on Princess and Caradoc Streets. Caradoc Street is classified as a ‘Arterial’ road under the
jurisdiction of the County of Middlesex and Princess Street is classified as a ‘local’ street under the
jurisdiction of the Municipality of Strathroy-Caradoc.
The subject lands previously contained a single detached dwelling which has been removed as well as
the existing garage which remains. The subject lands have a total area of 864 m2 (9,300 ft2) of
residential land with 20.5 m (67.3 ft) of frontage along Caradoc Street South. The subject lands have
access to full services along Caradoc Street and Princess Street. Application B9/19 more specifically
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seeks to sever a 10.25 m lot with a lot area of 363.57 sm (excluding ROW and “1 foot” reserve). The
retained lot will consist of a 392.76 sm lot (excluding ROW and “1 foot” reserve) with 10.25 m (see
Location Map 2). The application also includes Parts 3 and 6 for a road widening and “1-foot reserve”
(Parts 2 and 5) along Caradoc Street.
Surrounding land uses are primarily residential with commercial uses along Caradoc Street.
The site is zoned ‘Low Density Residential (R1)’ in the Strathroy-Caradoc Zoning By-law. The ‘R1’ zone
permits single detached dwellings and secondary suites. The subject zone change application
proposes to rezone the subject lands to ‘Medium Density Residential (R2) Zone’ to accommodate the
proposed semi-detached dwellings.
On June 6, 2019 the Committee of Adjustment heard and approved (with conditions) the consent
application B9/2019. The purpose of the consent application was to create one additional residential
building lot along Caradoc Street South. The rezoning seeks to permit the semi-detached dwelling
which would be located across the two lots.
POLICY AND REGULATION BACKGROUND
The subject lands are within a Settlement Area. The Provincial Policy Statement (PPS), the 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. The lands are designated
‘Residential’ in the Strathroy-Caradoc Official Plan and zoned ‘Low Density Residential (R1)’ in the
Strathroy-Caradoc Zoning By-law.
Provincial Policy Statement
The PPS identifies settlement areas as the primary focus of growth on full-services and supports the
development of lands for a full range of housing types and densities. The PPS states that new
development taking place in designated growth areas should occur adjacent to the existing built up
area and shall have compact form, mix of land uses and densities that allow for the efficient use of land,
infrastructure and public facilities.
Further, Policy 1.1.3.2 and 1.1.3.3 of the PPS encourages lands use patterns within settlement areas
that are based on densities and a mix of land uses that:
•
Efficiently use land and resources;
•
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; and
•
Provides for a range of uses and opportunities for intensification and redevelopment, taking into
account existing building stock or areas and the availability of suitable existing or planned
infrastructure.
Policy 1.5 of the PPS promotes the creation of healthy, active communities by encouraging pedestrian
connections, publicly-accessible built and natural recreational settings including parklands, open
spaces areas, trails and linkages.
Page 2 of 7

County of Middlesex Official Plan
The lands are located within a Settlement Area identified on Schedule ‘A’ of the County of Middlesex
Official Plan.
Section 2.3 of the County Official Plan 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 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 4.5.3. of the County Official Plan encourages development within a settlement area, provided
such application meet both County Official Plan policies; including but not limited to:
•
appropriate roads access;
•
appropriate building setback;
•
no substantial change of traffic;
•
the lots shall have adequate size for the intended use, having regard for the topography of the
land, the siting of proposed buildings, services and points of access; and
•
adequate level of service.
Strathroy-Caradoc Official Plan
The subject lands are located within the Settlement boundaries of Strathroy on Schedule ‘A’ - Structure
Plan to the Strathroy-Caradoc Official Plan. More specifically, Schedule ‘B’ – Land Use &
Transportation Plan for the Settlement Area of Strathroy identifies the lands as being within the
‘Residential’ designation of the Strathroy-Caradoc Official Plan.
The Strathroy-Caradoc Official Plan states that development within the ‘Residential’ designation shall
be 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). As per Section 3.3.4.3 of the Official Plan
Low Density Development proposals (e.g. single unit dwellings and two unit dwellings) are to be
encouraged to include the following features: create a sense of neighbourhood identity; result in
attractive and distinctive streetscapes; incorporate public amenities and safety measures; utilize traffic
calming measures; preserve and enhance natural features; provide a mix of housing types; ensure
appropriate and effective buffering from neighbouring non-residential uses; minimize total road length
and road surface within practical considerations for snowplowing; surface drainage and on-street
parking; and, maximize energy saving criteria such as southern exposure for solar gain and landscaping
and to minimize the adverse effects of winds.
Section 3.3.4.7 of the Strathroy-Caradoc Official Plan states that residential intensification, including
infilling, is considered desirable to make more efficient use of underutilized lands and infrastructure. It
further requires infilling proposals to be evaluated and conditions imposed as necessary, to ensure that
any proposed development is in keeping with the established residential character and constitutes an
Page 3 of 7

appropriate ‘fit’ in terms of such elements as height, density, lot fabric, building design, dwelling types
and parking.
Strathroy-Caradoc Zoning By-law
The site is located within the ‘Low Density Residential (R1) Zone’ in the Strathroy-Caradoc Zoning Bylaw. The ‘R1’ zone permits single detached dwellings. With respect to the Zoning By-law, the ‘R1’ zone
requires the following lot development provisions: a minimum lot area of 460 m², a minimum lot frontage
of 15 m, a side yard width of 1.2 m, a rear yard depth of 8 m, a maximum lot coverage of 40% and
minimum landscaped open space of 40%. The property is also subject to the general provisions in the
zoning by-law that require a front yard depth to be the average depth of the two adjacent homes.
The applicant has submitted an application for zoning by-law amendment to allow for the development
of semi-detached dwellings with respect to the Zoning By-law. The requested zone change is from ‘R1’
to the ‘R2’ zone. The ‘R2’ zone permits linked, multi-unit, semi-detached, single detached, townhouses
and Type 1 group homes. For a semi-detached dwelling the ‘R2’ zone requires the following lot
development provisions - per unit: a minimum lot area of 300 m², a minimum lot frontage of 10 m, a
side yard width of 1.2 m, a rear yard depth of 8 m, and a maximum lot coverage of 40% and minimum
landscaped open space of 30%. The general provisions of the by-law require the front yard depth is
the average depth of the two adjacent homes.
CONSULTATION
Notices have been circulated to agencies, as well as property owners and signs have been posted on
the site in accordance with the requirements of the Planning Act. At the time this report was completed,
the following comments were received:
The Director of Engineering & Public Works advised that the Department has no objection to a proposed
rezoning to permit semi-detached dwellings. The proposed development will require service
connections. The consent approval heard on June 6, 2019 included conditions which require the
development to connect to the full municipal services.
The St. Clair Region Conservation Authority (SCRCA) advised they have no concerns with the rezoning
application.
The Strathroy-Caradoc Fire Chief advised he has no concerns with the rezoning application.
The County Engineer advised that he has no concerns with the rezoning application. The proposed
developed will have access from Princess Street. The consent approval heard on June 6, 2019
included conditions which require the development to have vehicular access from Princess Street.
No concerns or comments have been received by the public at the time of writing this report.

Page 4 of 7

ANALYSIS
It is the opinion of staff that the application is consistent with the PPS as the use is located within a
settlement area and is on full municipal services. Further, the application will represent, a residential
infill of the site. The proposal of semi-detached lots fronting along the Caradoc Street and vehicular
access on Princess Street provides for the orderly development of the lot that will efficiently make use
of land and infrastructure and continue the streetscape and building line that has been established
along Caradoc Street.
The application conforms to the policies of the County of Middlesex Official Plan as it will facilitate the
development of a medium intensity residential land use. On lands that are serviced within a Settlement
Area, an area that is intended to be the focus of growth and development.
The application conforms to the Strathroy-Caradoc Official Plan as the rezoning of the subject lands
will result in a range of housing types and densities located within Strathroy. With respect to the
compatibility of the proposal, it is noted that the area around the subject lands there are other lots in
the area with similar densities and built form.
Given the above, staff recommend that the subject zone change application be approved.
SUMMARY
Based on the above analysis, staff recommend the following:
THAT the application for rezoning be approved, as the application would be: consistent with the
Provincial Policy Statement; conforms to the Official Plans of both the County and Municipality; and
constitutes good planning.
A zoning amendment by-law has been prepared for Council’s consideration.
FINANCIAL IMPLICATIONS
None
ATTACHMENTS
Location Map
Site Plan
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