NOTICE OF PUBLIC HEARING
Municipally
Initiated
Molnar Industrial
Park
Application for Rezoning
File No. ZBA 13- 2019
Location Map

Purpose and Effect
The Municipality has initiated an application to rezone (File #ZBA 13-2019) an area within
the Molnar Industrial Park being Con 2 SER Part of Lot 23 (see key map and location
map). The lands comprise approximately 19.85 ha (49 acres) of land and are designated
‘Industrial’ in the Official Plan and with the ‘Future Development (FD) zone’ in the Zoning
By-law.
The purpose and effect of the zoning by-law amendment application is to amend zone
category to ‘General Industrial (M2) Zone’. The M2 zone permits a wide range of industrial
uses as well as certain secondary commercial uses which are considered compatible with
industrial areas or share similar attributes with the industrial uses they are accessory to.

How Can I Get Involved?
o
o

Inset Ma

Attend the Public Hearing
Send comments to:
Eva Baker, Development Services Coordinator
ebaker@strathroy-caradoc.ca 519-245-1105 x234
52 Frank Street Strathroy, Ontario N7G 2R4

Per Section 34(10.4) of the Planning Act, information and material required under
subsection 10.1 and 10.2 of the Act have been provided and the zoning application is
hereby considered complete.

PUBLIC HEARING
September 16,
2019
6:00 pm
Council Chambers
Town Hall
52 Frank Street

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 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
Jennifer Huff at jhuff@strathroy-caradoc.ca / 52 Frank Street, Strathroy, ON N7G
2R4
If a person or public body would otherwise have an ability to appeal the decision of
the Municipality of Strathroy-Caradoc to the Local Planning Appeal Tribunal but
the person does not make oral submissions at the public meeting or make written
submissions to the Municipality of Strathroy-Caradoc 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 the Municipality of Strathroy-Caradoc before the bylaw is passed, the person or public body may not be added as a party to the hearing
of an appeal before the Local Planning Appeal Tribunal unless, in the opinion of the
Tribunal, there are reasonable grounds to do so.
Should you require additional information relating to the proposed rezoning, or
should you wish to make a written submission regarding the rezoning please contact
Tim Williams by phone at: 519-930-1007; by email at: twilliams@middlesex.ca; or
by visiting the Municipal Office at 52 Frank Street, Strathroy.
Dated: August 22, 2019

www.strathroy-caradoc.ca

Location Map - Full Extent
ZBA 13-2019: Municipality of Strathroy-Caradoc
South of Wright Street, Molnar Industrial Park, Strathroy
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COUNCIL REPORT
Meeting Date:

September 16, 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:

ZBA 13-2109
Wright Street - CON 2 SER PT LOT 23,
(Geographic Town of Strathroy)
799 and 879 Wright Street
Municipally Initiated Rezoning Application

RECOMMENDATION:

It is recommended that the application for rezoning be
approved.

PURPOSE
A zone change application has been submitted to rezone the subject lands from ‘Future
Development (FD) zone’ to ‘General Industrial (M2) zone’. The purpose of the application
is to rezone the properties to allow a wide range of industrial uses are permitted as well
as certain secondary commercial uses which are considered compatible with industrial
areas or share similar attributes with the industrial uses they are accessory to.
SUMMARY HIGHLIGHTS
 The application seeks to rezone the lands to ‘General Industrial (M2) Zone’.


Staff have not identified objections with the application.



Staff recommend rezoning the lands from ‘Future Development (FD) zone’ to
‘General Industrial (M2) Zone’.

BACKGROUND
The subject lands are comprised of 8 properties owned by Municipality of StrathroyCaradoc and the rear portion of the property municipally known as 799 Wright Street
owned by Bonduelle Ontario Inc.. The subject lands are located within the Molnar
Industrial Park on the south side of Wright Street and west of Adair Boulevard in Strathroy.
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The Location Map attached shows the location of the subject lands. It is noted that the
lot fabric in the location map has not been updated to reflect the recent surveys.
The subject lands currently contain no buildings and have a total area of 19.85 ha (49
acres) with approximately 305 m (1000.65 ft) of frontage along Wright Street. The subject
lands have access to full services along Wright Street. The subject lands were part of an
earlier consent completed by the Municipality as permitted by the Planning Act in support
of a previous proposal for solar panels that resulted in the creation of the 8 lots. 799
Wright Street was part of a recent land swap that resulted in a portion of the east side of
property being conveyed to the municipality and a portion of land along the south side
being conveyed from the municipality to 799 Wright Street. The land swap is intended to
facilitate the north extension of Agnes Drive to proceed in a straighter connection up to
Wright Street.
The adjacent land uses are industrial in nature and in varying stages of development to
the north, west, and east. Beyond this to the north is Highway 402 which is the settlement
area boundary and the municipal boundary with the Township of Adelaide Metcalfe. To
the south of the subject lands are vacant lands that are also within the ‘Future
Development (FD) zone’ and further south is a residential subdivision with approximately
50 lots. A Significant Woodlot is located directly adjacent to the southwest side of the
subject lands. The south east portion of the site is located within the Conservation
Authority Regulation Area. Both the Significant Woodlot and the Conservation Authority
Regulation Area are shown on the Location Map attached to this report.
Wright Street is classified as a ‘local’ street under the jurisdiction of the Municipality of
Strathroy-Caradoc.
POLICY AND REGULATION BACKGROUND
The lands are located within a ‘Settlement Area’ as defined by the 2014 Provincial Policy
Statement and County. The lands are located within the ‘Industrial’ designation on
Schedule “B” Land Use and Transportation Plan and within the Molnar Industrial Park –
Secondary Plan area on Schedule “C” Special Study Areas of the Strathroy-Caradoc
Official Plan. The subject lands are located within the ‘Future Development (FD) Zone’
of the Strathroy-Caradoc Zoning By-law. The subject zone change application proposes
to rezone the subject lands from ‘Future Development (FD) Zone’ to ‘General Industrial
(M2) Zone’. The remaining portion of the property at 799 Wright Street is zoned ‘General
Industrial (M2) Zone’.
The Provincial Policy Statement, the County Official Plan and the Strathroy-Caradoc
Official Plan all support 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.
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Section 3.3.3.1 of the Strathroy-Caradoc Official Plan (SCOP) provides direction on
primary uses within areas designated ‘Industrial’. More specifically the industrial uses
include manufacturing, assembling and processing of goods or materials; repairing and
recycling; warehousing and distribution of goods; truck terminals and building/
construction contractors. Section 3.3.3.2 of the SCOP allows for secondary uses that
would include uses that would not undermine the viability of the area for industrial
purposes or conflict with industrial uses. They include; a) commercial uses which are not
generally suited to designated ‘Commercial’ areas; b) commercial uses which have
characteristics or functional requirements similar to industrial uses or which are otherwise
considered suited to ‘Industrial’ areas; c) commercial uses which serve the needs of
industrial uses or those employed in the ‘Industrial’ area; d) uses accessory or incidental
to industrial uses; e) certain recreational and institutional uses. The actual uses permitted
shall be set out in the zones in the Zoning By-law.
Schedule ‘C’ of the SCOP outlines ‘Special Study Areas’, more specifically Section
3.3.3.4 identifies portions of the Molnar Industrial Park as an area that may have a
secondary plan undertaken to ensure that the lands are developed in an orderly and
environmentally sound manner. Accordingly, this section of the Official Plan requires
development proposals to be evaluated based on a number of factors, such as the need
for the extension of municipal services, stormwater management, the creation of
attractive and distinctive visual character along Highway 402 as well as
standards/guidelines for design and site plan.
Section 3.3.7.4 of the Strathroy-Caradoc Official Plan states that development may be
permitted adjacent to a ‘Significant Woodland’ (50 m) where it is demonstrated that there
will be no negative impacts on the woodlands or the ecological functions for which it was
identified. Further, Section 7.5.3.2 of the Official Plan indicates that ecological study
components may be determined in consultation with the applicable Conservation
Authority (St. Clair Region Conservation Authority in this case).
Southern and eastern portions of the lands are within the Conservation Authority
Regulation area. The southern portion of the lands are adjacent to an area that is within
the Significant Woodlands area (both 2006 and 2014 studies).
With respect to zoning, the subject lands are located within the ‘Future Development (FD)
Zone’ of the Strathroy-Caradoc Zoning By-law. The ‘FD’ zone permits agricultural,
existing uses and forestry use. The intent of this zone category is to ensure development
proceeds in an orderly and comprehensive fashion only above noted uses are permitted
on the subject lands until such time as comprehensive development plans are advanced.
The subject rezoning application proposes to rezone the lands from ‘Future Development
(FD) Zone’ to the ‘General Industrial (M2) zone’. The ‘M2’ zone permits a wide range of
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industrial uses as well as certain secondary commercial uses which are considered
compatible with industrial areas or share similar attributes with the industrial uses they
are accessory to.
CONSULTATION
Notices have been circulated to agencies, as well as property owners and sign has
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 Building, Planning and Waste Management advised that the Department
is supportive of the application, noting that the re-zoning of the land will assist in the
sale of municipal land for new industrial uses.
The St. Clair Region Conservation Authority (SCRCA) advised they would not require a
Development Assessment Report for the zoning amendment. They provided the
following advisory comments:
a) Tree clearing on the property, in the area identified as woodland, should be
avoided from March 25 to August 25, as per the Migratory Bird Convention Act.
b) That a setback of 7.5 metres from the top of bank of the municipal drains are
provided for new development.
c) Written permission from the Conservation Authority under Ontario Regulation
171/06 will be required for any development within the regulated area.
The Director of Engineering and Public Works advised that the Department has no
comments.
No concerns or comments have been received by the public at the time of writing this
report.
ANALYSIS
It is staff’s opinion that the application is consistent with the PPS as the proposed General
Industrial (M2) zoned land are located within a fully serviced settlement area and will be
developed on full services. Further, the proposed ‘M2’ zone is within the area already
and represents a compatible land use within the Molnar Industrial Park which includes a
wide range of industrial uses as well as, under specific conditions, limited associated
commercial uses.
The application is consistent with the policies of the County of Middlesex Official Plan as
it will facilitate the development of a new industrial use in a fully serviced settlement area
that is intended to be the focus of growth and development.
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Section 3.3.3.4 of the Strathroy-Caradoc Official Plan identifies that the preparation of a
secondary plan may be undertaken. It is planning staff’s opinion that given the lot fabric
has already been created and the proposed rezoning is implementing the existing
approvals, there is not a need to prepare a secondary plan prior to this rezoning
application moving forward to Council.
The subject lands have access to services and can accommodate an employment use in
the form permitted by the ‘General Industrial (M2) zone’. The individual sites will be
developed on a lot by lot basis and the developments will be required meet the zone
requirements and further secured through the site plan approval process. The Site Plan
approval process will ensure all financial and design matters are dealt with and an
agreement is in place with the Municipality prior to development proceeding on the lands.
Recognizing that the subject lands are located in an industrial area, the ‘M2’ zone
permitted use list represents land uses best suited for the exisitng industrial area. The
subject application is not seeking any amendments to the development standards or uses
within the ‘General Industrial (M2) zone’. The local Conservation Authority recommended
that there be a minimum of 7.5 metres from top of bank of municipal drains less than 4.5
metres wide. As this provision/requirement is found in the parent zoning by-law and is
applicable to this site, the proposed ZBA does not propose to alter this.
The local Conservation Authority has advised that as the natural heritage feature is 2.8
ha in size, it does not meet the minimum size criteria of 4 ha to trigger the requirement
for a Development Assessment Report.
Therefore, given the above, staff recommend that the subject zoning by-law amendment
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
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