NOTICE OF PUBLIC HEARING
Dorothy Molnar

Purpose and Effect

125 Metcalfe Street
West

The Municipality is in receipt of an application to rezone (File #ZBA 16-2019) 125
Metcalfe Street West (see key map and location map). The lands comprise
approximately 4,921.68 sm (1.22 ac) of land and are designated ‘Downtown Core’ in the
Official Plan and with the ‘Future Development (FD) zone’ in the Zoning By-law.

Application for Rezoning

The purpose and effect of the zoning by-law amendment application is to temporarily
allow for commercial uses including but not limited to offices, support offices, retail store
and dog grooming facility uses on the subject lands. The temporary rezoning would be
a period of two years.

File No. ZBA 16- 2019
Location Map

How Can I Get Involved?
o
o

Inset Ma
p

p

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

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.

Attend the Public Hearing
Send comments to:
Eva Baker, Development Services Coordinator
ebaker@strathroy-caradoc.ca 519-245-1105 x 234
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.

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 Eva
Baker at ebaker@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 15, 2019

www.strathroy-caradoc.ca
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COUNCIL REPORT
Meeting date:

September 16, 2019

Department:

Building and Planning

Prepared by:

Tim Williams, Senior Planner

Reviewed by:

Matthew Stephenson, Director, Building/Waste Services
Greg McClinchey, Chief Administrative Officer

SUBJECT:

Dorothy Molnar
125 Metcalfe Street West, Strathroy
(Geographic Town of Strathroy)
Re-Zoning File No. ZBA16-2019

RECOMMENDATION: It is recommended that the application for rezoning be approved.
PURPOSE
The purpose of the subject zone change is to permit the existing non-residential building to be occupied
by a commercial business on the subject lands for a temporary period of time. The applicants are
looking to lease the building for commercial purpose on the property on a temporary basis until they
create a plan for the future of the property. The commercial businesses would only operate until the
two-year period has elapse.
SUMMARY HIGHLIGHTS
 The application seeks to rezone the lands to site-specific ‘Future Development (FD-4-T)
zone’ to allow for a select list of uses found in the General Commercial (C1) zone.


The owner is looking to lease the existing build for a maximum of two years.



Staff have not identified concerns or objections with the application.



Staff recommend the rezoning to site-specific ‘Future Development (FD-4-T)’ for a period
of two years.

BACKGROUND
The subject lands comprise approximately 0.49 ha (1.22 ac) of land located on the north side of
Metcalfe Street East which is south of the CN Railway corridor in Strathroy. The lands that would be
subject to the rezoning would be the triangular portion of the lot facing Metcalfe Street which is
approximately 964.3sm in area and includes a brick building having a floor area of approximately 67
sm (720 sf). Surrounding the site is a mix of commercial and residential uses. Directly to the northeast
is a car wash that partially uses the subject lands for access to the automatic car wash bay. On the
south side of Metcalfe has commercial uses with residential uses further south and to the west.
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The site has frontage on Metcalfe Street East and Richmond Street. Metcalfe is classified as a ‘Arterial’
road under the jurisdiction of the County of Middlesex and Richmond Street is classified as a ‘local’
street under the jurisdiction of the Municipality of Strathroy-Caradoc.
The applicant is proposing to utilize the existing building for commercial uses. They had previously
used the existing building for commercial uses however the building has not been used for more than
2 years so the existing use provisions in the zoning would not apply. The applicant is not proposing
any alterations to the exterior of the building. There may be minor internal alterations to accommodate
the end user. The applicant is proposing to permit the following uses: Office, Professional; Personal
Care Establishment; Retail Store, Book & Music; Retail Store, Arts & Crafts; Retail Store, Duplication;
Retail Store, Florist; Retail Store, Food; Retail Store, Gifts & Novelty; Retail Store, Home Decoration;
Retail Store, Jewellery; Personal Service Establishment; Retail Store, Antique; Retail Store, Apparel &
Accessories; and, Pet Grooming Establishment
POLICY AND REGULATION BACKGROUND
The subject lands are within a Settlement Area under the PPS, County Official Plan and StrathroyCaradoc Official Plan. The subject lands are located on lands designated ‘Downtown Core’ within the
Strathroy-Caradoc Official Plan. The subject lands are located within the ‘Future Development (FD)
Zone’ of the Strathroy-Caradoc Zoning By-law. The location of the subject lands is shown on the
Location Map, attached below.
The Strathroy-Caradoc Official Plan states that the ‘Downtown Core’ designation 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. (Section 3.3.1). The ‘Downtown Core’ designation (Section 3.3.1.1) permits the
following primary uses to maintain and even enhance its multi-functional role and diversity, a wide range
of uses. Primary uses include 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.
Section 7.4.5.2 of the Official Plan includes the criteria for evaluating a temporary use proposal. The
following is the list of criteria:
a) compatibility with adjacent and surrounding uses;
b) effect on possible and probable future uses in the area;
c) land use and development sensitive areas as set out in Section 6 of the Official Plan (for example Natural Heritage and flood plains);
d) availability of adequate and approved services where required;
e) satisfactory and approved vehicular access to a public road of reasonable construction and
maintenance; and,
f) satisfactory assurances that the land will be returned to its previous state and all buildings and
structures removed (where deemed appropriate) upon the lapsing of the period stipulated in the by-law
or upon the lapsing of any extension period that may be granted.
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Section 39 of the Planning Act provides Council the ability to approve uses that are not otherwise
permitted by the Zoning By-law for a maximum period of three (3) years. The proposal is a temporary
use for 2 years.
The property is within the ‘Future Development (FD) Zone’. The Future Development Zone applies to
undeveloped lands in Municipality, where, to ensure future development occurs in an orderly fashion
only existing uses are permitted on the subject lands until such time as comprehensive development
plans are submitted to the Municipality. When specific development proposals are submitted and
approved in principle by the Municipality, re-zoning to the appropriate zone will be required. The
proposed uses would all have a parking rate of 1 parking space per 30sm.
The property was used for commercial purposes in the past however the uses were discontinued for
more than two years (24 months) so the legal non-conforming status cannot be applied and Section
4.19(7) states, “Where a non-conforming use has been discontinued for a period of 24-months or
longer, the property, building or structure may only be used for a use that conforms to this By-law”.
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 County of Middlesex Engineer indicated no comment on the rezoning.
The Director of Engineering and Public Works advised they have no objection.
No concerns or comments have been received by the public at the time of writing this report.
ANALYSIS
It is the opinion of staff that the application is consistent with the PPS and conforms to the policies of
the County of Middlesex Official Plan.
The Strathroy-Caradoc Official Plan included criteria for temporary use by-laws. In response to the
criteria the following opinion is provided:
a) The proposed uses are compatible with adjacent and surrounding uses;
b) The uses will be limited to the existing building (with the exception of parking) so it will not impact
any possible and probable future uses in the area;
c) The proposal will not propose any new buildings or structures so there will not be any impact on
sensitive areas;
d) The existing building was built with adequate services; e) the existing vehicular access to a public
road has been constructed; and
f) Any construction/renovation would be minimal and limited to tenant internal alteration. Given no
external works are proposed the site will not need to be returned to its previous state upon the lapsing
of the period stipulated in the by-law.
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The proposed uses require a minimum of 2 parking spaces based on the parking requirements in the
zoning by-law and the size of the existing building. The existing parking area, while not marked, does
provide for more than 2 spaces. So no outdoor alterations would be required.
The application to permit the above noted uses on a temporary basis, are found to meet the criteria in
the Strathroy Official Plan. The proposed uses will also not require more parking than what can be
accommodated between the street and the building. For these reasons, the application is consistent
with the policies of the local and County Official Plan.
Given the above, staff are supportive of the proposed rezoning of the subject lands to permit the specific
commercial uses noted above on the subject lands for a temporary period of time, in this case not to
exceed two (2) years.
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
ATTACHMENT
Location Map
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