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File Numbers: ZBA8-2019

RECOMMENDATION: It is recommended that the application for rezoning be approved.
PURPOSE
The purpose of the subject zoning by-law amendment application is to facilitate the development of a
complex of commercial plaza blocks on the subject lands.
The purpose of this report is to report back to the Council with responses to comments received during
the consultation phase of the application and provide policy analysis and a recommendation to Council
on the application.
SUMMARY HIGHLIGHTS
 The application proposes to introduce uses to the subject land’s Highway Commercial
(C2) Zone that are found in the General Commercial (C1) Zone.
 The application seeks to add the following additional permitted uses – small scale clinics,
professional offices, support offices as well as a private park use to the subject land.
 Staff recommend the site-specific zone also include provisions that recognize zone
deficiencies with the proposed buildings as indicated in the application materials.
 This recommendation report provides the comments from the statutory public meeting
and responses, policy context, provide policy analysis and a recommendation to Council
on the rezoning application.
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BACKGROUND
Subject Lands and Area Context
The subject lands are approximately 4.8 ha
(11.8 ac) in size and made up of two parcels
(96 Carroll Street East and 24605 Saxton
Road). They are located on the east side of
Carroll Street and south side of Saxton Road.
The site is within the Settlement Area of
Strathroy (see location map). The site has
been split into blocks by the owner for phasing
purposes and currently contains two lots, one
fronting on Carroll Street (Blocks A and B)
and two fronting on Saxton Road (Block C
and D). Block D is not part of the application
and as such is not included in the “subject
lands” referred to above. The attached
location Map illustrates the location of
lots/blocks on the subject lands.

Block D

The lands are currently vacant and part of a larger development parcel commonly referred to as
“Strathroy Crossings”. The overall development contains an existing Walmart, Canadian Tire and a
plaza with a number of smaller scale retail uses. The surrounding land uses include:
 To the south and west are commercial uses as well as residential dwellings;
 To the east are residential neighbourhoods; and
 To the north are agricultural lands.
From a servicing perspective, municipal water and sanitary services are available and are intended to
be extended into each of the proposed commercial blocks. The adjacent roads are local and County
roads. Saxton Road is under the jurisdiction of the Municipality of Strathroy-Caradoc. Carroll Street
(County Road #10) and Adelaide Road (County Road #81) are under the jurisdiction of Middlesex
County.
History of Planning Act Applications
The subject lands have been the subject of a number of applications over the years since “Strathroy
Crossings” was originally approved. The following is a list of the applications along with the associated
dates the applications were considered:
- 2012 - Blocks A and B were the subject of a rezoning application in 2012, which resulted in the
property being rezoned to a site specific ‘Highway Commercial (C2-10) zone’ to permit additional
uses including large format retail with a minimum floor area of 464.5 square metres, 5 retail
stores with a minimum of 88 square metres in floor area and a financial institutional with a
minimum floor area of 371.6 square metres.
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-

Spring 2017 - Consent applications (B7/2017 and B8/2017) for easements and severance were
applied for but deferred by the Committee of Adjustment in 2017.
Fall of 2017 - variance approval for Block C is final and binding (A33/17).
Summer of 2018 - Minor Variance applications were submitted for Blocks A, B and C with the
variance applications for Block A and B being placed on hold by the applicant
Site plan approval applications have been submitted for Blocks A and B which have been put on
hold by the applicant. For Block C3 the site plan approval application is under review. For Block
C1 and C2 the site plan approval has been finalized.

In total, 12 Planning Act applications (including the current ZBA application) have been made for the
site however, no buildings have been constructed to date. The applicant has indicated that they will
begin construction on Block C before the end of the summer subject to the zoning by-law amendment
approval.
Current Application
A complete application for Zoning By-law amendment application was made on April 30, 2019 and
deemed complete on May 13, 2019. As noted early, the application is for the subject land and does
not include the corner portion of the 24605 Saxton referred to by the applicant as Block D. In addition
to the application form and fee, the submission included the following support documents:
 Planning Justification Report, dated April 2019
 Planning Justification Report Addendum, dated April 29, 2019
 Architectural Plans dated March 3, 2019
Proposal
The applicant is proposing 9 buildings on the subject lands, 4 buildings on Block A, 2 buildings on Block
B and 3 buildings on Block C, comprised of the following:
 Block A - 5 retail stores, 2 restaurants, 1 office or support office use and a financial institution.
 Block B - 2 restaurants and a bandshell.
 Block C – a combination of clinics and office uses for a total of 15 units.
In total, 27 new units are being proposed with the total proposed gross floor area being 7,732.2 square
metres. The proposal also includes 419 parking spaces.
The applicant has submitted a zoning bylaw amendment application to expand the permitted uses on
the site as well as amend the development standards/requirements for the site. The application more
specifically seeks to add the following uses:
1) “Offices, Professional” with a minimum floor area of 186 square metres (2,002 square feet) per
individual office unit (added to Block A and C);
2) “Support, Offices” added to Blocks A and C;
3) “Private Parks” added to Block B; and
4) “Clinics” with a minimum floor area of 186 square metres (2,002 square feet) per individual clinic
use (added to Block C).
The application is looking to amend the following development standards:
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1) The maximum front yard setback would be extended to 9.5 metres for Block A and 35 metres
for Block C from the required maximum 6 metres in the Zoning By-law;
2) To allow for increase/decrease parking spaces, drive aisles, and loading in the front yard for
Blocks A and C;
3) To reduce the minimum number of cars stacked in a drive-through of a financial institution from
6 to 3 spaces (Block A);
4) Increase the permitted parking coverage from 40% to 53% for Blocks A and C and 47% on Block
B;
5) For Block A, the minimum number of parking spaces will be 108 spaces (excluding drive though
spaces) whereas the by-law requires 118 parking spaces. For Block B, the minimum number of
parking spaces will be 127 spaces whereas the by-law requires 115 parking spaces so the
spaces above the required will be utilized by Block A.
Reason For The Rezoning Application
The applicant (for the owner “SCD”) has noted in the planning justification report and addendum report
that the major commercial node of 16.3 ha (40.1 acres) was established more than 15 years ago and
materialized with the Walmart and Canadian Tire Stores, constructed in about 2003. The LCBO plaza
was built in 2006. Since that time there has not been any development on the larger development area.
The current owner purchased the subject lands in 2017 and since that time, the owners have consulted
staff on several iterations of plans for the site. At this time, the owner is proposing to have a “community”
of smaller commercial centres on the various blocks. The current zoning is highway commercial (C2)
which is a zone category that was created for large format retail uses primarily.
As the proposal
includes the introduction of smaller scale clinic and office uses, a rezoning is required.
The owner retained a real estate marketing company, Colliers International, to lease the proposed
commercial space, utilizing the existing Commercial C2 and C2-10 zoning. Colliers has provided two
letters that can be summarized as follows:
1) The March 5, 2019 letter describes their retainer with the owner and the marketing of the property
for clinic uses in a Class “A” building which they note as not being otherwise available in
Strathroy. It then outlines the need for the zoning to include the “Clinic” use in order for them to
continue with leasing negotiations.
2) The April 2, 2019 letter confirms the leasing efforts that have been undertaken. This letter notes
that traditional retail is evolving resulting in changes to real estate criteria, including the need for;
smaller footprints and increasing acceptance of on-line purchasing; greater online research
reducing the need for larger showrooms; and the need for improved warehousing/ distribution
functionality. The letter continues by outlining changes in the healthcare industry, with patients
looking for healthcare professionals to provide care on their terms regarding location and hours
of availability. They referred to the industry changing from a doctor-centred industry to a patientcentred market. In light of this they are looking for sites that are “housed in retail centers, are
warm and inviting and can even feel like a coffee shop…”
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The applicant has submitted materials to justify the transition from large-scale to small-scale
commercial uses. This justification can be found page 26 of the Planning Justification Report and
includes the following:
1) It is “a logical and rationale land use for the long‐term use of the subject lands that contribute to
sustainable land use planning in having a larger scope of uses within a commercial retail, retail
service and office environment.”;
2) The clinic and office uses should be introduced because there has been substantial growth in
the south of Strathroy with the approximate growth of 1500 people;
3) Retail commercial shopping trends have reduced big box retail store space demand;
4) Big box retail stores have made it difficult for small retail format stores to compete;
5) Commercial suburban zoning approved 15 years ago now requires some refinement and
expansion to facilitate commercial development opportunity for existing designated commercial
lands; and
6) The proposed uses would be compatible with the surrounding uses.
POLICY AND REGULATION AND ANALYSIS
The subject lands are located within a fully serviced Settlement Area as per the definitions of the
Provincial Policy Statement, the County of Middlesex Official Plan and the Strathroy-Caradoc Official
Plan. Locally, the lands are designated ‘Commercial’ pursuant to the Strathroy-Caradoc Official Plan
and Blocks A and B are a site specific ‘Highway Commercial (C2-10) Zone’ and Block C is a ‘Highway
Commercial (C2) Zone’ pursuant to the Strathroy-Caradoc Zoning By-law.
Provincial Policy Statement
Section 3 of the Planning Act requires all decisions made under the Act “shall be consistent with” the
Provincial Policy Statement (PPS). 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 commercial uses. 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, a mix of land uses and densities that allow for the
efficient use of land, infrastructure and public facilities. The PPS is supportive of the creation of
employment uses within fully serviced settlement areas which demonstrate an efficient use of land and
infrastructure as well as promote land use compatibility.
Comment:
o The proposal represents infill of the existing vacant and underutilized parcels of land.
o The subject development represents efficient use of land and will minimize land consumption
and servicing costs in the area.
o The property is located adjacent to existing built up area with residential and other employment
uses.

The following specific PPS policies are relevant to the proposed development and must be considered
when evaluating the subject application.
Page 5 of 13

-

The lands may be considered to be located within a designated growth area within a settlement
area per the definitions of the PPS. The PPS provides direction for development within settlement
areas and notes that the vitality of these areas is important to the long-term economic prosperity of
Ontario’s communities (Section 1.1.3). In addition, Policies 1.1.3.2 and 1.1.3.3 of the PPS
encourage land use patterns within settlement areas that are based on densities and a mix of land
uses that make efficient use of land and resources, and provide for a range of uses and opportunities
for intensification and redevelopment. Existing building stock or areas and the availability of suitable
existing or planned infrastructure must be taken into account.
Comment:
o The subject lands are within the Settlement Area and therefore where the PPS is directing new
development.
o The proposed development expands the types of potential employment uses for the property,
addressing an evolving retail demand which will assist in the vitality of the area and the longterm economic prosperity of the site and the municipality.

-

The PPS gives direction to planning authorities to “promote economic development and
competitiveness by: a) providing for an appropriate mix and range of employment and institutional
uses to meet long-term needs; b) providing opportunities for a diversified economic base, including
maintaining a range and choice of suitable sites for employment uses which support a wide range
of economic activities and ancillary uses and take into account the needs of existing and future
businesses; c) encouraging compact, mixed-use development that incorporates compatible
employment uses to support liveable and resilient communities; and d) ensuring the necessary
infrastructure is provided to support current and projected needs.” (Section 1.3)
Comment:
o The development of the site with professional offices and clinics will provide a wider range of
employment options and additional employment opportunities for the community.
o The proposed employment uses are compatible with the other service and large format retail
commercial uses within the Strathroy Crossings.
o The proposed clinics and professional offices will support the needs of the residents of the
municipality, both within Strathroy as well as Mt. Brydges and the rural area.
o The site will be connected to full municipal services which have capacity to support the current
and projected needs of the site and surrounding area.

-

Section 1.8.1 of the PPS directs that planning authorities support energy conservation and
efficiency, improved air quality, reduced greenhouse gas emissions, and climate change adaptation
through land use and development patterns which focus major employment, commercial and other
travel-intensive land uses on sites which are well served by transit where this exists or is to be
developed, or designing these to facilitate the establishment of transit in the future.
Comment:
o The location is within walking distance of a number of homes which will allow for some of the
local residents within the area to avoid travelling via car to the downtown area where traditionally
clinic and professional offices are found (in the C1 zone). At the same time this location and the
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Official Plan designation is centered around the automobile. The Site is located at the cross
roads of two major county roads which will increase accessibility and efficiency.
County of Middlesex Official Plan
The lands are located within a Settlement Area identified on Schedule ‘A’ of the County of Middlesex
Official Plan (County Official Plan). The County Official Plan provides a regional policy framework
within which development proposals are to be evaluated. This is detailed in Section 1.3 of the County
Official Plan by outlining that the County Official Plan does not address in any great detail those
planning matters which can better be dealt with by the local municipalities. Other related policies are
as follows:
- Section 2.3.8.1 of the County Official Plan states that urban areas provide full municipal services.
Urban Areas have the highest concentration and intensity of land uses in the County. Urban Areas
are the focus for future growth and are expected to accommodate a significant portion of the
projected growth over the planning period. New development, other than infilling, shall be fully
serviced by municipal or communal water and sewage disposal systems.
Comment:
o The property has access to municipal water and sanity services and within the Urban
(Settlement) Area.
o The new development represents the intensification of development on the overall site.
-

Section 3.2.1 of the County Official Plan dictates that growth within the County is generally to be
directed to the County’s Settlement Areas in order to protect Agricultural Areas, protect natural
heritage and promote efficient use of infrastructure services. It is noted that the detailed land use
policies, and particularly those that pertain to development within settlement areas, are provided in
the official plans of the County’s member municipalities. Section 3.2.4.1 of the County Official Plan
provides for a variety of land uses, including commercial uses, to be located in the Urban Areas of
Middlesex.
Comment:
o The lands are located within a Settlement Area identified on Schedule ‘A’ of the County of
Middlesex Official Plan.
o The development proposal will not take any lands from agricultural use.

-

Section 2.3.4 of the County Official Plan states that economic development is an important
component of the County’s Growth Management policy framework and that many long-term goals
and objectives depend on economic activity and the opportunity for residents to live and work in
Middlesex County. The County consequently encourages diversity in its economic base.
Comment:
o The proposed use is expected to generate employment opportunities as well as the opportunity
for County residents work within the County. Existing commercial uses permitted on the site
have not been marketable enough to have the site develop over the last 15 years.
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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 ‘Commercial’
designation of the Strathroy-Caradoc Official Plan.
Section 3.2 contains the general goals and objectives for Strathroy, these goals and objectives shall
guide the planning, development, redevelopment and improvement of the ‘Settlement Area of
Strathroy’. The most relevant objectives include; d) To create a vibrant and diverse downtown core
based on its own unique sense of identity, character and attraction; e) To recognize and support the
role of peripheral commercial areas in accommodating large scale, vehicular-oriented commercial
establishments not suited to the downtown core;
Comment:
o The applicant has noted in the submitted materials in support of the application that the owner
and their representatives have been communicating with potential tenants that are currently
located outside of the local municipality and would not adversely impact the Downtown’s unique
sense of identity.
o It is expected that the majority of the proposed users of the clinic and professional office uses
will be from peripheral residential areas of Strathroy as well as from Mt. Brydges and the
surrounding rural area. The majority of the customers will be primarily travelling via car and
looking for a location that is designed to be car oriented.
The “Commercial” designation policies relevant to the application include the following:
Section 3.3.2 contains the ‘Commercial’ designation policies and dictate that “major concentration of
commercial development outside the Downtown Core in Strathroy lies along Caradoc Street in the
south end of the town. The policy further states that the subject lands are designated for new, large
scale commercial development and references the ‘big box’ commercial development known as
‘Strathroy Crossing’.
Comment:
o The proposal is not a big box development but rather large scale multi-unit buildings that will
allow for medical and professional offices that are individually at a smaller scale. The zoning bylaw amendment has been prepared with minimum gross floor areas for clinics and professional
offices of 2,000 sf (186 sm) with the exception of one clinic unit at 1,500sm (139 sm).
o The current designation does not include minimum unit sizes leaving this level of detail to the
Zoning By-law.
Section 3.3.2.1 outlines the primary permitted uses, and more specifically states “The primary purpose
of areas designated ‘Commercial’ shall be for commercial uses which depend on, or cater to, patrons
arriving by motor vehicle for their existence. Commercial uses are often large in scale with generous
on-site parking. Automotive-related uses are commonplace as well as commercial uses offering drivethrough service. In existing developed commercial areas and in areas along corridors undergoing a
conversion to commercial uses; smaller scale commercial uses may be appropriate. The actual uses
permitted will be set out in various zones in the Zoning By-law.”
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Comment:
o The proposed uses will depend on and cater to patrons arriving by automobile with generous
parking lots and ease of access.
Section 3.3.2.2 contains the policy relating to secondary uses noting that multi-use shopping
centres/malls, residential uses, institutional uses and small scale industrial uses may also be permitted
while commercial is to be the primary use.
Comment:
o The proposed uses are considered primary uses.
Section 3.3.2.3 includes policies related to built form and character of the development. More
specifically, areas designated ‘Commercial’ have traditionally developed in a linear fashion along
certain stretches of arterial roads. New development may occur as individual outlets, as multi-unit
developments or complexes under single or multiple ownership with common parking, entrances and
other features. It is also characterized by ‘big box’ retailers in free-standing buildings with a shared
internal circulation system and on-site parking. In some instances, the areas constitute ‘greenfield’ sites
whereas in others they constitute a conversion of previously developed sites. A minimum size for freestanding retail outlets in areas designated ‘Commercial’ south of Carroll Street may be established in
the Zoning By-law to discourage small retail, specialty outlets -- directing them instead to the ‘Downtown
Core’.
Comment:
o The proposed uses to be added to the permitted uses will not include specialty outlets or retail
but rather is proposing multi-unit, large scale buildings (950sm to 2,200sm in size). The applicant
has referred to it as a community of uses that would include various disciplines operating
individually but function as a larger unaffiliated heath care group or community. The buildings
would be leased to individual tenants and could be reconfigured to suit the size needs of an
individual with the minimum size of 186 sm or 2,000 sf per unit with one unit within the site being
a minimum of 139sm or 1,500sf. The size of the units and scale of the “health care grouping”
makes it distinct from what is offered in the downtown commercial district.
As per Section 3.3.2.4 of the Official Plan Commercial Development proposals are to be guided by the
following principles: a) attractive building and creative site design; b) limited and where appropriate,
signalized or otherwise controlled entrances to minimize turning movements off major roads and to
minimize interference with traffic flow; c) provision of adequate, well designed and convenient off-street
parking and loading dock facilities; d) landscaping to enhance the appearance of the development or
redevelopment and the streetscape; e) provision of adequate buffering and other mitigating measures
to ensure compatibility between the development or redevelopment and adjacent residential areas; f)
controls on the number, size and character of signs to reduce adverse visual impacts; g) stormwater
management measures to accommodate increased runoff.
Comment:
o The proposal includes single storey buildings with significant parapets that will create a human
scale building while still establishing the mass of a commercial space that is expected in an
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automotive oriented Commercial designation and close to the heights of the existing buildings.
The proposed site plans include significant parking, loading facilities, landscaping and enhanced
streetscapes (private and public). All of these details will secured within site plan agreements.
o The proposal does not include any new road access points on to Carroll Street, Saxton Road or
Adelaide Road
o The proposal is not seeking a reduction of landscape strips or setbacks which could reduce the
buffering and compatibility between the development and adjacent residential.
A clinic and professional office use are included in the ‘General Commercial (C1) Zone’. The ‘C1’ zone
is primarily located in the Downtown Core so it is relevant to generally review the policy framework for
the downtown where these two proposed uses are permitted. The following is a review of the relevant
‘Downtown Core’ policies.
The ‘Downtown Core’ designation is generally defined in Section 3.3.1 as the most historic, diverse and
intensive area of land use, buildings and structures in Strathroy. It has a multi-functional role and a
distinct identity including a significant role as the centre of local government. Its centrality, diversity and
nature of uses and activities attracts residents from the entire community, the surrounding area and
beyond. It comprises an ‘inner core’ of concentrated retail businesses and pedestrian activity primarily
along Front Street between Frank Street and Head Street and along Frank Street between Front Street
and Metcalfe Street. An ‘outer core’ lies to the south comprising a relatively larger area of less intensive
development but a far greater variety of land uses. Although historically the dominant retail centre of
the town, its role in this regard has been diminished by peripheral commercial development and by the
proximity of nearby London. The need for revitalization and regeneration is recognized and
opportunities exist for redevelopment, infilling and conversion of residential uses to commercial and
other purposes.
Section 3.3.1.1 and 3.3.1.2 outline the primary and secondary uses which include the following primary
uses; those establishments essentially engaged in the buying and selling of goods and the offering of
services, e.g. retail stores, banks, restaurants, offices, service shops, business and professional offices,
personal service establishments, accommodation and entertainment facilities. With the secondary uses
include institutional and cultural uses; parklands and recreational uses; small-scale, low impact
industrial uses and residential uses catering to a wide variety of lifestyles and needs.
Comments related to the downtown core policies:
o These policies look to encourage protection of retail within downtown area and look to ensure
the continued viability commercial uses in the downtown core.
o Planning staff have worked with the applicants to create uses that are distinct from what would
be available in the downtown environment. The applicant has responded to this by proposing
blocks where clinic and offices would locate within multi-unit buildings that average
approximately 15,000 sf (1398 sm) in size which is rare to find in the downtown core area.
o The proposed zoning by-law amendment also requires a minimum individual unit size of 186 sm
(2,000 sf) with the exception of one unit at 139sm (1,500 sf)
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Changes to the application
Since the information report and statutory meeting the applicant has revised their application to request:
1) A pharmacy - retail use be permitted in the C1/C2 blocks;
2) A decreased rear setback for A block; and
3) An increase front yard setback for Block B and C
CONSULTATION
The application has been circulated to agencies and the public in accordance with the requirements of
the Planning Act.
At the time of writing the subject report, the following comments were received:
Comments from Strathroy-Caradoc Council during Statutory Public meeting
Following the presentations from Planning Staff and the Applicant, a number of Councillors spoke on
the applicant’s request to extend the permitted uses. Their comments included the following:
-

-

-

It is reasonable to have commercial environment evolve after 15 years without any development
on the subject lands. It is time to consider additional uses for the site as the municipality is
“under-commercialized”.
There is a concern that additional uses will have a negative effect on the downtown core by
attracting established clinics and professional office to the subject lands.
It would have been appropriate to have residential above the retail/commercial uses thereby
providing an even wider mix of uses and increasing the variety in the municipal housing stock
and residents would have easier access to the commercial uses existing and proposed within
the Strathroy Crossings Development.
A hotel on the property would be a good use for the site.
Traffic on Saxton is getting to be busy and what would the impact of expanding the permitted
uses be.

Comment:
o It is acknowledged that there is a need to examine the uses permitted on the site as the
commercial environment changes and the “big box retail” market matures. It is planning staff’s
opinion that the proposed expansion of the uses will assist in stimulating commercial activity on
the Strathroy Crossings site. Staff advise that one site still remains in the area for large format
retail store.
o While the applicant has indicated that they have interest in the spaces and have been marketing
to potential tenants from beyond the borders of the municipality there would be nothing to prevent
a clinic or professional office from Strathroy-Caradoc to come to the subject property. In light of
this Staff have also encouraged the applicant to create a “product” that is unique and distinct
from the downtown environment. This was done by creating a minimum floor area for each unit
and continue the automobile-oriented design. This coupled with the medical and office
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cluster/community that is proposed is expected to make it different and distinct from the
downtown core.
o The establishment of residential uses above the retail/commercial uses on the subject lands was
not proposed by the applicant however it is noted that residential is a permitted secondary use
in the Official Plan and apartment dwelling is permitted in the Highway Commercial (C2) zone
when above a permitted commercial use.
o The proposal does not include a hotel use at this time however this is a permitted use in the
Highway Commercial (C2) zone so it could be considered by the owner/applicant.
o In terms of traffic generation, the traffic volumes and patterns of small scale clinics and
professional offices would be consistent with the impacts, or less, of the other currently permitted
uses.
Comments from the Public
Planning Staff have received comments from the public regarding the property and the proposal. More
specifically, area residents noted the following:
-

They are looking for the development to start as soon as possible as they would like to be able
to walk to the future stores.
That the site left vacant can detract from the area.
That the underutilized property still needs to be maintained and won’t be maintained at the same
level as an occupied commercial site.

Comment:
o The construction of new buildings that are occupied will assist in keeping the maintenance of
property to a high quality. The applicant noted in their presentation to Council on June 17, 2019,
that they would be looking to start construction in the Fall of 2019 provided the zoning approval
was in place.

Comments from Staff and Agencies
The Director of Engineering and Public Works advised of no concerns with the rezoning application.
Site plan issues can be dealt with through the site plan control process. More specifically, the applicant
will be required to address; access layout, stormwater management facilities as well as a hydrant flow
test to confirm the private hydrants have appropriate capacity for the proposed development among
other matters.
The Strathroy-Caradoc Fire Chief advised that there are no concerns with the rezoning application.
The County of Middlesex Engineer indicated no comment on the rezoning but may have comments at
the site plan phase regarding entrances/access, grading, and traffic flow depending on the site plan
details.
The Economic Development Officer has advised that they have no concerns with the rezoning.
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The Director of Building / Planning and Waste Services advised that several meetings occurred with
the proponents relating to the sensitivity of the unit sizing as it relates to the downtown core. The
applicant has concurred with both staff and Councils direction to keep the proposed units larger than
1,200 sq. ft.
The St. Clair Region Conservation Authority advised that there are no concerns with the rezoning
application.

SUMMARY
As is required by the Municipality for all new commercial development proposals, the owners will be
required to enter into a site plan control agreement with the municipality to ensure that appropriate
development measures are required. Site plan control is a full review process that addresses issues
such as traffic, noise, land compatibility and attenuation requirements, servicing, and stormwater
management through consultation with related agencies and municipal staff. Site plan approval
applications have been submitted for Blocks A, B and C however amendments to the applications are
expected.
Based on the above analysis and recognizing that the subject proposal is consistent with the Provincial
Policy Statement, in conformity with the County of Middlesex Official Plan, Strathroy Caradoc Official
Plan and represents good planning, it is respectfully recommended:
THAT the application for rezoning be approved,
A zoning by-law amendment has been prepared for Council’s consideration.
FINANCIAL IMPLICATIONS
None
ATTACHMENTS
None
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