STAFF REPORT
PLANNING DEPARTMENT

To:

Rick McCracken, Chairman and Members of the Committee of Adjustment

From: Erin Besch, Planner
Reviewed by: Tim Williams, Senior Planner
Date: December 5, 2019
Re:

Minor Variance Application A32/19
222108 Troops Road, Municipality of Strathroy-Caradoc
Kristi M. Sargeant-Kerr for Linda Trbizan

Recommendation:
It is recommended that the application be approved.
Purpose:
The purpose of the application is to seek relief from Section 18.3(1) of the Zoning By-law
that requires a minimum lot area of 40 ha (98.8 ac) for lots in the ‘General Agricultural (A1)
Zone’, whereas the application proposes a lot area of 5.482 ha (13.546 ac). Staff
recommend a lot area of 5.4 ha (13.3 ac) for the purposes of rounding.
The application will satisfy a condition of Consent B30-2019 that conditionally severed a
1,250 m² (0.31 ac) portion of the subject lands (22108 Troops Road) to be merged with
the adjacent property, being 21618 Adelaide Road. Condition #5 states that 22108 Troops
Road be subject to a minor variance to recognize the deficient lot area created by the lot
addition.
Background (see Location Map):
The subject lands are located on the east side of Troops Road, just north of Adelaide Road
(County Road 81). The property is directly adjacent to the Highway 402 corridor to the
north.
The subject lands are 5.6 ha (13.86 ac) in size and contain an existing single detached
dwelling. Portions of the lands have been identified as ‘significant woodland’ within the
Middlesex Natural Heritage Study (2014) and the north corner of the property falls within
the regulated area of the Upper Thames River Conservation Authority (UTRCA). The
majority of the property is in agricultural production. Surrounding land uses are
predominantly agricultural in nature.
The lands are connected to municipal water services and contain a private septic system.
Troops Road is classified as a ‘local road’ under the jurisdiction of Strathroy-Caradoc.
Adelaide Road (County Road 81) is classified an ‘arterial road’ under the jurisdiction of the
County of Middlesex.
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Committee will recall the purpose of Consent B30-2019 was to convey a portion of the
subject property containing a Bell cell tower to merge with the adjacent lands (known
municipally as 21618 Adelaide Road), as the tower is currently accessed from this
property by way of an easement.
Staff note that once B30-2019 has been finalized, the subject lands will be 5.482 ha
(13.546 ac) in size. Although originally undersized, Section 4.19(2.1) of the Zoning By-law
identifies that existing lots with less than the required lot area may be used, and buildings
and structures erected, for the purpose specified in the zone in which they are situated
and is deemed to “conform” to the Zoning By-law. As consent B30-2019 removes this
deemed conformity, the subject property must apply for a minor variance to acknowledge
the deficient lot area.
Policy and Regulation Background:
The subject lands are located within the ‘Agricultural’ designation on Schedule ‘A’ of the
County Official Plan, the ‘Agricultural’ designation of the Strathroy-Caradoc Official Plan
and within the ‘General Agricultural (A1) Zone’ of the Zoning By-law.
Policy 5.3.1.6 of the Strathroy-Caradoc Official Plan states the following:
The splitting of prime agricultural land into smaller parcels shall generally be
discouraged. Where the splitting of prime agricultural land is proposed, the owner
shall demonstrate that the resulting smaller parcels would have no detrimental
impact on agricultural productivity, operating efficiency and future farming options.
In considering such applications, the Municipality shall also have regard to:
a) the need to discourage the unwarranted fragmentation of farmland;
b) the agricultural capability of the land;
c) the type of agricultural activity engaged in and proposed to be engaged in;
d) whether both the severed and retained parcels are sufficiently large to permit
flexibility in farming in order to meet changing market conditions;
e) whether both the severed and retained parcels are suitable for the type of
agriculture in the Municipality and the size of both parcels is appropriate to the
type of agriculture proposed;
f) the requirements of the Planning Act;
g) the minimum farm parcel size as established in the Zoning By-law;
h) the criteria for the division of farm parcels in the County Official Plan.
The ‘General Agricultural (A1) Zone’ of the Strathroy-Caradoc Zoning By-law requires a
minimum lot area of 40 ha (100 ac).
Consultation:
The application has been circulated to agencies and area landowners according to the
provisions of the Planning Act.
The Director of Building / Planning and Waste Services advised of no concerns.
The Director of Engineering & Public Works advised of no concerns on the application.
The Upper Thames River Conservation Authority indicated no objection to the application,
and advised that any future works within the Regulation Limit would require a CA permit.
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Analysis:
Section 45 of the Planning Act allows a municipality to grant a minor variance to a zoning
by-law based on four tests, as follows:
1.

Is the variance considered minor in nature? YES
The interpretation of what is considered minor is not necessarily based on the
extent to which the zoning by-law is varied, but rather, may also be based on the
impact and effect of the proposed variance. It is the opinion of staff that the impact
of the requested relief can be considered minor, as there will be no physical
changes to the subject lands and the same amount of land will continue to be
utilized for agricultural crop production.

2.

Is the variance an appropriate use of the land? YES
The variance is desirable for the appropriate use of the land as it recognizes an
existing undersized agricultural parcel of land. The variance is required to fulfill the
conditions of a severance application granted conditionally by the Committee in
August 2019. The variance will help facilitate the conveyance of a portion of the
subject property to be merged with the adjacent property.

3.

Does the variance maintain the intent of the official plan? YES
Planning staff are of the opinion that the intent of the Official Plan is met as the
subject lands will continue to operate as before, specifically those lands in crop
production, and the reduced lot area will not affect the viability of the parcel for
agricultural operations.

4.

Does the variance maintain the intent of the zoning by-law? YES
The intent of requiring a minimum lot size of 40 ha (98.8 ac) for ‘General
Agricultural (A1) Zone’ parcels of land is to ensure that adequate farm sizes are
maintained and to prevent the creation of small, unprofitable and potentially
unusable agricultural parcels. Although the subject lands do not meet the minimum
lot size requirement for its current zoning, the applicant has informed staff that the
portion of the property that is being conveyed and merged with the adjacent
property is not actively part of the farming operation. As such, the agricultural
viability is being maintained and can be considered a viable agricultural parcel of
land.
Staff are satisfied that recognizing the undersized agricultural parcel of land is
appropriate in this circumstance and are of the opinion that the variance would not
have any detrimental impacts on surrounding uses or set any precedence for
creating smaller agricultural parcels of land in the future. Therefore, it is the opinion
of staff that the intent of the Zoning By-law is maintained.
In summary, it is staff’s opinion that the application meets the four tests of the
Planning Act required in order to grant a minor variance.

Conclusion:
Based on the above analysis, it is recommended that the application for relief from Section
18.3(1) to permit a minimum lot area of 5.4 ha (13.3 ac) in order to satisfy condition #5 of
Consent B30-2019 be approved.
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Location Map:
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NOTICE OF PUBLIC HEARING
Kristi M. SargeantKerr for Linda
Trbizan
22108 Troops Road
Mount Brydges
Application for Minor
Variance
File No. A32-2019

Purpose and Effect
An application for minor variance has been submitted by the applicants and will be heard
before the Strathroy-Caradoc Committee of Adjustment. The purpose of the application
is to seek relief from Section 18.3(1) of the Strathroy-Caradoc Zoning By-law to permit a
lot area of 5.482 ha (13.55 ac), whereas a minimum lot area of 40 ha (100 ac) is required
in the ‘A1’ zone. The application will satisfy a condition of Consent B30/19, which was
approved by the Committee of Adjustment on August 1, 2019. The subject property falls
within the ‘Agricultural’ designation of the Strathroy-Caradoc Official Plan, and within the
‘General Agricultural (A1) Zone’ of the Zoning By-law.
The subject property is located on the east side of Troops Road, just north of Adelaide
Road (County Road 81). The land may be legally described as Part of Lot 22, Range 1
North; and more specifically Part 2 of RP 33R13048 (geographic Township of Caradoc),
Municipality of Strathroy-Caradoc. See attached Location Map.
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PUBLIC HEARING
December 5, 2019
5:30 pm
Council Chambers
Town Hall
52 Frank Street
Strathroy
The applicant, or any authorized
person, appointed in writing and
acting on behalf of the applicant,
must attend this Hearing.
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.

o
o

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

If you do not attend and are not represented at this Public Hearing the Committee may
proceed in your absence. If you wish to be notified of the decision of the Strathroy-Caradoc
Committee of Adjustment in respect of this application you must submit a written request
to Eva Baker, Acting Secretary-Treasurer. This will also entitle you to be advised of a
possible Local Planning Tribunal appeal process. Even if you are the successful party you
should request a copy of the decision since the Strathroy-Caradoc Committee of
Adjustment decision may be appealed to the Local Planning Tribunal by the applicant or
another member of the public.
To appeal the decision to the Local Planning Appeal Tribunal, send a letter to Eva Baker,
Acting Secretary-Treasurer outlining the reasons for the appeal. For information on the
appeal process visit the Local Planning Appeal Website at www.lpasc.ca. You must enclose
the appeal fee of $300.00 for each application appealed, paid by cheque, made payable to
the Ontario Minister of Finance.
If a person or public body that files an appeal of a decision of the Strathroy-Caradoc
Committee of Adjustment in respect of the proposed consent does not make written
submission to the Committee before it gives or refuses to give a provisional consent, the
Local Planning Appeal Tribunal may dismiss the appeal.
Signed written submissions will be received by the Acting Secretary-Treasurer prior to the
Hearing and such written submissions will be available for inspection by any interested
party.
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