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Meeting Date: September 8, 2020     

Department:   Building, By-law, Planning and Waste Management 

Report No.:  BBP-2020-74 

Submitted by:  Tim Williams, Senior Planner  

Approved by:    Matthew Stephenson, Director of Building, Planning & Waste Services 

                           Fred Tranquilli, Chief Administrative Officer / Clerk 
 
SUBJECT:   430 Head Street - 5004881 Ontario Ltd. c/o Ken Peters and Brian Linker   

 

RECOMMENDATION:  
 
THAT: the subject report for 39T-SC CDM 2001 and ZBA6-2020 be received for information. 
 

PURPOSE 

The purpose of the subject condominium and zoning by-law amendment applications is to facilitate the 

development of a 20-unit residential plan of condominium. 

 

SUMMARY HIGHLIGHTS 

 This is an information report which provides background for the statutory public meeting 

and seeks comments from the public and Council before a recommendation report is 

presented to Council. 

 The application proposes to permit the construction of a 20-unit residential condominium 

development with a single private road access off of Head Street North. 

 The application proposes to rezone the lands from ‘Low Density Residential (R1) zone’ to a 

site-specific ‘Medium Density Residential (R2-#) zone’ and ‘Open Space (OS) zone’ in order 

to recognize the proposed development standards (lot coverage, and rear yard depth) and 

the location of the storm water facility.   

 Two virtual Open House meetings were held by the applicant/owner with planning staff in 

attendance. Neighbouring residents attended and voiced concerns regarding the proposed 

draft plan of condominium and rezoning relating to traffic impacts, stormwater management, 

lot size, rear yard setbacks, density, types and styles of dwellings and privacy for the 

adjacent neighbours. 

 

STRATEGIC PLAN ALIGNMENT 

This matter is in accord with the following strategic priorities: 
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1) Economic Development: Strathroy-Caradoc will have a diverse tax base and be a place that offers 

a variety of economic opportunities to current and prospective residents and businesses. 

2) Growth Management: Strathroy-Caradoc will be an inclusive community where growth is managed 

to accommodate a range of needs and optimize municipal resources. 

 

BACKGROUND:  

The subject lands are approximately 1.1 ha (2.7 ac) in size and are rectangular in shape with a 35.18 

m lot frontage along Head Street North and a lot depth of 309.24 m.  The subject lands are located on 

the west side of Head Street North between Abagail Street and Pannell Lane within the Settlement 

Area of Strathroy (see location map #1 and #2). 

 

The lands currently contain one single detached dwelling that fronts onto Head Street.  The surrounding 

land uses include predominately residential uses with single and semi-detached dwellings in the 

immediate area and two townhouse sites to the south along Head Street (366 and 384 Head Street 

North).  The rear property boundary is also the municipal boundary between Adelaide-Metcalfe and 

Strathroy-Caradoc.  From a servicing perspective, municipal water and sanitary services are to be 

extended from Head Street North to service the site.   Head Street is a collector road and under the 

jurisdiction of Strathroy-Caradoc. 

  

Draft plan of condominium and zoning by-law amendment applications were made on January 28, 

2020 and deemed complete on February 13, 2020 for the draft plan of condominium application and 

May 8, 2020 for the zoning by-law amendment application. 

 

In addition to the application forms, the submission included the following support documents: 

 Archaeological Assessment Stage 1-2 Timmins Martelle Heritage Consultants Inc. 

 Archaeological Assessment Stage 3 Timmins Martelle Heritage Consultants Inc. 

 Planning Justification Report, Kirkness Consulting Inc.  

 Functional Servicing Report, MTE Consultants Inc. 

 Geotechnical Investigation Report, MTE Consultants Inc. 

 Original Draft Plan of Condominium, dated December 5, 2019, MTE / OLS Ltd.  

 Revised Site Plan, dated June 25, 2020, MTE Ltd. 

 

The current draft plan of condominium (see attachments - Location Map #2 July 2020 Submission 

and Site Plan) includes the following elements: 

 20 building units/lots for single-detached dwellings; 

 The vacant land condominium units have proposed frontages ranging from 14 m to 18.83 m 

and lot areas ranging from 368.8 m2 to 495.6 m2 

 One private road and; 

 One common element block that contains Stormwater Management facilities which includes a 

pond and overland flow routes. 
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 One common element block that contains the landscape buffer between the private road and 

the northerly property line. 

 

Since the original submission (see Location Map #1), in response to comments received by the public 

at the Open Houses and by internal staff and external agencies, the plan has been revised (please see 

attached Location Map 2 and the Site Plan for the revised plan.   The main revisions include: 

 

- The private road now includes a “hammerhead” for vehicle turning whereas previously the plan 

included a cul-de-sac. 

- At the end of the proposed “hammerhead” three (3) visitor parking spaces are proposed 

whereas no visitor parking spaces were originally proposed. 

- The stormwater facility has been revised with the over land flow route being enclosed in a pipe 

extension so that the rear yard swales of units 12 and 13 are reduced. 

- The water and sanitary services have been moved to ensure that in the event of a break in the 

line emergency vehicles will still be able to gain access to the site during the repair. 

- The rear yard setback of the single detached dwellings will be 6 metres instead of the original 

5 metre setback 

- The dwellings will be a single storey in height with a maximum building coverage of 171m2 

(1,840.6 ft2). 

 

In support of the draft plan of condominium, a concurrent zone change application has been filed to 

rezone from ‘Low Density Residential (R1) zone’ to site-specific ‘Medium Density Residential (R2-#) 

zone’ for the units that will contain dwellings, and ‘Open Space (OS) zone’ for the stormwater facility 

in order to facilitate the development.  The applicant is proposing to develop the subject lands in a 

single phase. 

 

POLICY AND REGULATION BACKGROUND 

The subject lands are located within a fully serviced Settlement Area as per the definitions of the 

Provincial Policy Statement (2020) and the County of Middlesex Official Plan. Locally, the lands are 

located within the ‘Residential’ designation of the Strathroy-Caradoc Official Plan and ‘Low Density 

Residential (R1) zone’ of the Strathroy-Caradoc Zoning By-law 43-08. 

 

Provincial Policy Statement 2020 (PPS) 
According to Section 3 of the Planning Act as amended, decisions made by planning authorities shall 
be consistent with the PPS. 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 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. 
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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 avoid the need for their unjustified and/or uneconomical expansion; 

 minimize negative impacts to air quality and climate change, and promote energy efficiency; 

 prepare for the impacts of a changing climate; 

 support active transportation; 

 are transit-supportive, where transit is planned, exists or may be developed;  
 

Policy 1.1.3.6 states that new development taking place in designated growth areas should occur adjacent 

to the existing built-up area and should have a compact form, mix of uses and densities that allow for the 

efficient use of land, infrastructure and public service facilities. 

 

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 4.5.3.3 of the County Official Plan encourages development of a settlement area by plan of 
subdivision, provided such applications meet both County and local Official Plan policies.  
 
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. 
 

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 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 states that low density development (e.g. single unit dwellings, 

two unit dwellings) shall continue to be the dominant form of residential development. Development 

proposals shall be encouraged which: a) create a sense of neighbourhood identity; b) result in attractive 

and distinctive streetscapes; c) incorporate public amenities and safety measures; d) utilize traffic 

calming measures; e) preserve and enhance natural features; f) provide a mix of housing types; g) 



  
 

Page 5 of 23 

 

ensure appropriate and effective buffering from neighbouring non-residential uses; h) minimize total 

road length and road surface within practical considerations for snowplowing, surface drainage and on-

street parking; i) 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 Official Plan directs that residential intensification including infilling in existing 

developed areas is considered desirable to make more efficient use of underutilized lands and 

infrastructure. Proposals shall be evaluated and conditions imposed as necessary to ensure that any 

proposed development is in keeping with the established residential character and constitutes an 

appropriate ‘fit’ in terms of such elements as height, density, lot fabric, building design, dwelling types 

and parking.  Appropriate services shall be capable of being provided. 

 

Strathroy-Caradoc Zoning By-law 43-08  

 

With respect to the Zoning By-law, the site is within the ‘Low Density Residential (R1) Zone’ permitting 

single detached dwellings and secondary suite dwellings.  The applicant has submitted a zone 

amendment application to place the residential lots into a site-specific “Medium Density Residential 

(R2-#) Zone” which includes lot development provisions that reflect the proposed lot configuration and 

required building envelopes.  The chart below illustrates both the current ‘Low Density Residential (R1) 

Zone’ standards, the ‘Medium Density Residential (R2) Zone’ standards and the proposed site-specific 

‘Medium Density Residential (R2-#) zone’ provisions for single-detached dwellings.   

 

 Single Detached 
Dwelling 
Requirements in Low 
Density Residential 
(R1) zone 

Single Detached 
Dwelling Requirements 
in Medium Density 
Residential (R2) zone 

Proposed Single-
Detached 
Condominium (Site 
Specific R2 zone)        
(July 2020) 

(1) Minimum Lot Area 
(per unit) 

Min 460 m2 Min 350 m² Min 368.8 m2 to 495.6 
m2 

(2) Minimum Lot 
Frontage 

Min 15 m Min 12 m Min 14.0 m to 18.83 m 

(3) Front Yard Depth /  
     Exterior Side Yard 
Width 

Min 5 m Min 5 m Min 5 m Front wall and 
6 m to garage 
Min 6 m Exterior side 

(4) Side Yard Width Min 1.2 m Min 1.2 m Min 1.2 m 

(5) Rear Yard Depth Min 8 m Min 8 m Min 6 m 

(6) Maximum Lot 
Coverage 

40% 40% Max 50% 

(7) Landscaped Open 
Space 

40% 30% Min 30% 

 

CONSULTATION 

The application has been circulated to agencies and the public in accordance with the requirements of 

the Planning Act.  
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At the time of writing the subject report, the following comments were received: 

Public Comments 

Open House 

As noted earlier, the applicant hosted two virtual Public Open House sessions on May 20 and 25, 2020.  

Approximately 20 area residents asked questions and articulated concerns with the proposed 

condominium at the Open House.  Minutes for the two meetings were prepared by the applicant and 

are included as attachments to this report.  The comments were generally as follows: 

- Concern that the development has only one access point. 

- Concern that the traffic on Head Street as well as Pannell Lane will increase 

- Concern for pedestrian safety on Pannell Lane given the increased traffic 

- Concern about two-storey height of the new dwellings having an impact on privacy and will result 

in overlook 

- Removal of the existing trees within the rear of the property 

- Expression of interest in wood privacy fence, as high as permissible 

- Concern about the effect the development will have on property values 

- Concern about whether the Stormwater Management Facilities will have capacity for the 

development 

- Concerns over the impact the development will have on the existing drainage in the 

neighourhood 

- Concerns over the use of retaining walls along the rear yards of the proposed lots will have a 

negative appearance from the existing neighbourhood 

- Concern that the development will not have adequate fire truck access and turn-around capacity 

- Concern about the compatibility between the existing neighbourhood and the proposed 

development 

- Concerns of the proposed density and building setbacks especially the side yard to rear yard 

conditions at the rear of the subject lands  

- Concern that the 5 m rear yard setback is not sufficient for the new dwellings 

- Concern about the rear units having an 11 metre lot frontage. 

- Concern about noise and air pollution from the future residents 

- Concern about insufficient parking for visitors 

- Concern about insufficient parking for individual units 

- Location of snow storage 

- Concern about the use of Zoom for the Open House – technology does not allow full participation 

for those who are not comfortable / have access to internet and a computer. 

 

In response to the above noted comments the applicant has modified their plan as follows: 

 

- Increased the rear yard setback from 5 to 6 metres; 

- Decreased the height of the dwellings to 1 storey in height to reduce concerns of privacy 

- Reconfigured the rear units to be in line with units along the south side of the property whereas 

3 of the units were previously perpendicular to the remaining units. 

- The addition of 3 visitor parking spaces whereas previously there were none 
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- Removed the cul-de-sac and replaced it with a hammer-head for turning which will continue to 

meet the requirements of the fire department for truck circulation. 

- A 1.8 m wood privacy fence is proposed along the north boundary of property adjacent to the 

properties fronting on Abigail Street. 

- The storm water management plans have been revised to include a portion of the storm water 

in-pipe to reduce the size of swales in the proposed backyards. 

- Additional lands at the “ends” of the private road have been provided for snow storage.  

 

The Statutory Public Meeting Notice was circulated to residents living within 120 m of the subject 

application on August 11, 2020. Since the open house meetings, an email and letter have been received 

with comments relating to the proposed condominium (attached below) citing concern over the need 

for a sidewalk for accessibility reasons and to separate the vehicle and pedestrian traffic within the 

proposed development.  The applicant has advised that given the low number of vehicle trip anticipated 

to be generated from the site, as well as the proposed speed limit of 20km/h on the private road, it is 

their opinion that pedestrians will be able to traverse the private road safely.  The email also attached 

raised concerns over safety, drainage, aesthetics, garbage collection and traffic. 

 

Department and Agency Comments: 

The Director of Engineering and Public Works advised that there are no concerns from a traffic 

perspective, more specifically the Development Charge Study by Hemson Consulting Ltd. targets Head 

Street for improvements in 2023.  The advancement of this improvement project will depend on the rate 

of development in the secondary planning area to the east (North Meadows) as well as budget 

considerations.  Further, the proposal does not itself trigger the need of the road works on Head Street.  

In addition, the municipal third party review of general engineering matters resulted in comments 

regarding the revised (July 2020) plan.  The comments ranged from revisions to the engineering plans 

to confirming sanitary sewer outlet capacity and existing watermain pressure and flow rates, to 

providing additional details for road construction and culverts.  The applicant intends to address these 

matters once the public meeting has been held and any additional comments from the meeting are 

received.   

The Director of Building, Planning and Waste advised a landscape plan will be required as a condition 

of draft approval.  Updates to the site plan showing the location of the community mail box, directional 

and identification signage for the condominium will be needed.  A final draft plan of condominium will 

need to be prepared to reflect the proposed site plan. 

The County Engineer advised that there is no objection to the Plan of Condominium subject to the 

conditions of approval requiring no underground utilities located under the travelled portion of the 

private road.  The County Engineer has no objection to the rezoning application. 

The Strathroy-Caradoc Fire Chief has no objection to the revised draft plan of condominium or the 

rezoning. 

The St. Clair Region Conservation Authority advised that SCRCA has no comments on the 

condominium or rezoning applications.  
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Enbridge Gas Inc. requested that as a condition of final approval that the owner/developer provide to 

them with the necessary easements and/or agreements required for the provision of gas services for 

the development, in a form satisfactory to them. 

Canada Post advised that they will provide mail delivery service to this development through centralized 

Community Mail Boxes (CMBs) and that it will need to meet Canada Post’s standard specifications. 

 
SUMMARY AND NEXT STEPS 
The intent of the subject report is to provide Council and the public with information regarding the 

proposed development, the relevant policies and regulatory context and to summarize comments 

received by the public and agencies to date.  

A subsequent staff report will be provided, which includes a full policy analysis and responses to 

comments received at the public meeting for the draft plan of condominium and zoning by-law 

amendment, as well as provide recommendations for Council’s consideration.  A notice advising the 

public when Council will consider the matter further will be provided to those people who requested 

notice, provided written or email comments, attended the public meeting, or attended the open house.   

 

The zoning by-law amendment application will receive final consideration by Strathroy Caradoc Council 

at the future Council meeting.  

 

If the draft plan of condominium is recommended by Strathroy Caradoc Council, the condominium 

application will be subject to final consideration by County of Middlesex Council.   

 
FINANCIAL IMPLICATIONS 
None 

ATTACHMENTS  

 Location Map #1 (Original Submission) 

 Location Map #2 (July 2020, Current Submission) 

 Site Plan, dated June 25, 2020 

 Email from Ken Whatmough dated June 12, 2020 

 Letter from K. Michael Grogan dated July 28, 2020 

 Open House Meeting Minutes May 20 and 25, 2020 
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Location Map #1 (Original Submission) 
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Location Map #2 (July 2020 –Current Submission) 
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Site Plan, dated June 25, 2020 
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Email from Ken Whatmough dated June 12, 2020 
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Planner for the Municipality of Strathroy-Caradoc  
52 Frank Street,  
Strathroy, Ontario N7G 2R4  
 
K. Michael Grogan  
156 Abagail Street,  
Strathroy, Ontario N7G 4H4  
 
July 28, 2020  
 
Attention: Planning Department  
Re: Proposed Zoning Bylaw Amendment (ZBA 6-2020)  
430 Head St- Plan 326 Part Lot 2 and 4  
 

There have been two community Zoom meetings regarding this proposed development of twenty 
single-family homes to be built on a 35.76 m (117.32 ft.) wide strip of land. Various concerns have 
been raised by many of the residents of the twenty-five properties that border the site and ten 
proximate properties also in the catchment area. 

The density of the proposed plan has caused concerns ranging from issues of privacy loss, noise and 
air quality (cars and lawn machinery), drainage, traffic and parking, to name a few. For members of 
Council, given direction from the Province encouraging densification of municipal development, 
these might be dismissed as NIMBY concerns that are not consistent with the best interests of the 
community at large. 

Given this background, the glaring inadequacies of the plan being proposed by the developers and 
their team have escaped close scrutiny. 

The plans under consideration would see 20 houses serviced by a single road that would be the 
width of an average residential driveway. When I contacted Project Consultant, Laverne Kirkness, he 
advised “there are no sidewalks planned for” and “this is normal practice for a development of this 
scale”. He further informed me that residents will use the roadway as a shared space between autos 
and pedestrians.  

This is unacceptable.  

Abagail Street, one block to the north, has 21 homes on a two-lane street of normal width with a 
sidewalk, consistent with contemporary development standards. The years-older Pannell Lane, one 
block to the south, is much narrower than Abagail Street and has no sidewalks, presenting hazards to 
both car and pedestrian traffic. Pannell Lane in its current configuration would never be approved if 
proposed today, but even in its current inadequacy would be superior to the tiny, multi-purpose 
access road proposed in this development. 

Safe accessibility for disabled persons is a human right. The provincial government strongly supports 
this, “The Accessibility for Ontarians with Disabilities Act (AODA) is a law that sets out a process for 
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developing and enforcing accessibility standards. ... Implementing and enforcing these standards will 
help us reach our goal of an accessible Ontario by 2025.” 

As a person with progressive multiple sclerosis and a retired Ontario Disability Support Program 
Caseworker who worked in town for over 30 years, I know Strathroy-Caradoc as being proactive in 
implementing and enforcing accessibility standards ranging from curb cuts to access ramps. 

Given my mobility challenges, I could not consider purchasing a home in the proposed development. 
It could potentially be a long way to the safety of a sidewalk depending on how far along the narrow, 
one-way driveway/street/sidewalk that one’s house was located. This would not be a safely walkable 
neighbourhood. It would not be child-friendly, age-friendly or family-friendly 

In an online document posted by the Ministry of Municipal Affairs and Housing titled Infosheet- 
Planning for Intensification, there is a section that addresses planning and design features that 
support intensification. Included in the list of these features are; 

-  wide sidewalks for pedestrian comfort 

-  Mobility-friendly curb cuts 

-  human-scale designs that create active streets and promote physical activity 

This development would satisfy none of these. 
 
Modern, contemporary development standards should not be sacrificed in the interests of 
densification. This flawed, substandard development, if approved and built as proposed, would 
outlive us all. It is important that council gets this right. 
 

Sincerely, 

 

K. Michael Grogan 
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Open House Meeting Minutes May 20 and 25, 2020 
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