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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.
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 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.
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
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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.
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.
- 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.
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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 band shell.
• 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:
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-thru of a financial institution from 6 to
3 spaces (Block A);
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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. Before Council, 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; 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…”
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 PJR 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;
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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 BACKGROUND
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. The following specific PPS policies are relevant
to the proposed development and must be considered when evaluating the subject application.
-

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.

-

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)
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-

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.

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 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.
-

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.

-

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.

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
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role of peripheral commercial areas in accommodating large scale, vehicular-oriented commercial
establishments not suited to the downtown core;
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’.
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 drive-through 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.”
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.
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 multiunit 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 free-standing 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’.
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.
Page 7 of 9

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.
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:
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.
At the time of writing this report no comments have been received from the public.
NEXT STEPS
A subsequent report will be provided, which will include a full policy analysis, responses to comments
received at the public meeting, and recommendation(s) for Council’s consideration.
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.
SUMMARY
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. Staff recommend the following:
THAT the subject report for ZBA 08-2019 be received for Council’s information.
FINANCIAL IMPLICATIONS
None
ATTACHMENTS
Location Map
Preliminary Site Plans (Blocks A, B and C)
Planning Justification Report
Addendum Planning Justification Report
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Location Map - Full Extent
ZBA 8-2019: Kirkness Consulting for Joel Goheen of 2102603 Ontario Inc
Strahroy Crossings: 96 Carroll Street E & 24605 Saxton Road, Strathroy
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PLANNING JUSTIFICATION REPORT
In support of a Zoning By‐law Amendment for an expanded range of permitted
uses, by 2102603 ONTARIO INC. (Strathroy Crossing Developments) located in
STRATHROY CROSSING commercial centre, on Site A at 96 Carroll Street East AND
on Site C, at 24605 Saxton Road, Strathroy, Municipality of Strathroy Caradoc,
County of Middlesex, Ontario.

April
2019
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1.0 Introduction
The following document is a land use PLANNING JUSTIFICATION REPORT in support of a
proposal to expand the range of PERMITTED USES through an application for an amendment to
the Zoning Bylaw in the Municipality of Strathroy-Caradoc. Specifically, the range of uses being
requested comprises clinics and professional office space with smaller minimum floor areas and
would apply to a portion of the total Strathroy Crossing Developments (SCD) land holding –
known as Sites A and C. The proposed rezoning expansion is explained in Sections 5.2 and
5.3. The summary and conclusions are explained in Section 7.0.
The subject land is owned by 2102603 ONTARIO INC. – referred to as Strathroy Crossing
Developments (SCD) in this Report. The SCD lands are located in the southerly central area of
the Town of Strathroy, at 24605 Saxton Road, west side, between Carroll Street East to the
north and Twin Elms residential park to the south. It is part of the commercial node named
Strathroy Crossing all located east of Adelaide Road (Hwy 81), the main southerly entrance into
the settlement area (Town) of Strathroy.

Existing
Plaza
Skyline
LCBO
Dollarama

Walmart

SiteA

Sites C
and D

RONA lands

Canadian Tire

Other lands
owned by
2102603
ONTARIO INC.
(aka Strathroy
Crossing
Developments )

Figure 1 – Location Plan showing generally in the yellow boundary the lands of Site A (96 Carrol Street East) ,
and C and D (24605 Saxton Road) . The red boundary shows other SCD owned commercial lands. Site D is a
proposed condominium apartment building pursuant to a separate planning application. The red oval shows the
entire Strathroy Crossing commercial node of 16.3 ha (40.1 acres). (base map source: Middlesex Maps 2017).
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Figure 2 – the original site plan conceived in early 2000s. Some would contend that the Plan
features excessive parking and critical of being a “sea of asphalt” for the commerical space.
The “big box” format has not materialized as expected, as the RONA lands remain vacant and
undeveloped and other lands orignally owned by Mady have now been acquied by Strathroy
Crossing Developments – some 15 years later.

The major commercial node of 16.3 (40.1 acres) was established more than 15 years ago and
materialized with the Walmart and Canadian Tire Stores, constructed in about 2003. See Figure 2
above. Later, in 2006 the LCBO plaza was built. No further development has occurred over the last 13
years, a significant amount of time, leaving the large tract of land vacant and undeveloped. SCD bought
its 5.7 ha portion in 2017 after encouraging discussions with the Municipality. SCD has divided their
holdings into 4 development sites, known as Site A, B, C and D, to be developed with one or more
buildings on each. Throughout 2018 SCD has designed, and now proposes, a “community” of smaller
commercial centres on the various Sites. Part of Site C has received Site Plan Approval and has a

Council approved Development Agreement registered on title. SCD has retained a real estate
marketing company to lease the proposed commercial space, utilizing the existing Commercial
C2 and C2-10 zoning. SCD is finding that certain adjustments to the zoning are necessary to
enable full leasing and these are discussed in Section 5.0.
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Colliers International real estate firm is retained by SCD to market the commercial lands and
buildings. Colliers has brought new marketing information and verified land use planning and
market considerations set out in this Report. Colliers has provided two letters of information
which are referenced in this Report and contained in the Appendix.
The proposed rezoning application herein is supported by this Report which presents a land use
planning analysis and rationale for the broader zoning proposal. The report demonstrates that
the Zoning Bylaw Amendment application is in keeping with Provincial and Municipal land use
planning policies, are suitable for the subject lands, and would be compatible with
neighbouring land uses.

2.0 Commercial Development Trends in general and in Strathroy
The Strathroy Crossing Commercial node is very large and because of 13 years of no growth or
further development of the commercial node, one might ask the following.
IS THE EXISTING COMMERCIAL DEVELOPMENT PERFORMING SUCCESSFULLY and WHY HAS
THE COMMERCIAL NODE NOT HAVE BEEN BUILT OUT OVER THE LAST 13 YEARS?
From observation and discussion with owners it would appear that the existing “BIG BOX”
stores, being Walmart and CTC, are successful commercial enterprises. In particular, Walmart
sales are doing very well with its recent pilot project of introducing groceries into its “small
market” locations. However, the LCBO plaza (Skyline) has some vacancies with the recent
closing of the Ardenes retail store.
Current real estate leasing advice is that the market for small retail formats, in the small market
suburban centres such as Strathroy, has diminished over the last 13 years.
There are several reasons for the commercial nodes not developing further or “building out”,
and these are as follows:
1. On-line shopping has taken its toll on the demand for big box stores where actual retail
store space is not required for retail businesses to function successfully. Zellers, Target
and Sears are three noted examples of big box retailers not surviving in the market place
across Canada.
2. Competition of Big Box Retail: Specifically, in this commercial node the closure of
Ardenes ladies apparel is an indication that small format RETAIL STORES have difficulty
competing with the large big box retailers next store such as Walmart and CTC. Online
shopping likely also plays into this closure trend.
3. Restrictive Zoning: The existing C2 zoning is restrictive and does not permit the
following uses:
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clinics,
professional offices of less than 930 m2 (10,000 sq. ft.) in gross floor area (gfa),
financial institutions.
a limited range of “retail stores” comprising GENERAL RETAIL STORES (defined
as small food stores) with a maximum floor area of 186 m2, and LARGE FORMAT
RETAIL STORES which are required to be a minimum of 930 m2 gfa. Many other
“retail stores” are defined by actual “uses” and described in the Zoning Bylaw,
but not permitted in the C2 zone. The greater range of specifically described
USES are permitted within the Commercial C1 zone which has been applied to
the Downtown only, all within the Zoning Bylaw of Strathroy.

These “urban planning” limitations are based on a perceived need to protect and preserve the
economic viability of Downtown business community. These protective considerations are set
out in the Official Plan. However, they focus on RETAIL STORES only. However, the Zoning
Bylaw is surprisingly more restrictive and limits additional USES, such as PROFESSIONAL OFFICE
USES by minimum floor space, and does not permit CLINICS or FINANCIAL INSTITUTIONS in any
size or form.
Some exceptions on “restrictions” are noted here. There has been some limited recognition of
these restrictions on a site by site basis as part of the Strathroy Crossing commercial node.
Zoning has been broadened on a portion of that lands with the C2-10 zone (comprises SCD Sites
A and B) permitting financial institution (which may include a drive-through), retail stores
(including all retail stores defined elsewhere in this By-law) and all other permitted uses of the
C2 zone but again, with limitations as follows:
i)
Maximum floor area for Large Format Retail Store 464.5 m2;
ii)
Maximum number of Retail Store units - 5;
iii)
Minimum floor area for per Retail Store - 88 m2;
iv)
Maximum number of Financial Institutions -1;
v)
Minimum floor area for Financial Institution - 371.6 m2.

It is also noted that the LCBO plaza (Skyline) has a special C2-2 zoning which in addition to the
permitted uses listed,


Retail Store (maximum 5 units) with a minimum floor area of 88 m² are permitted.



There are 10 other exceptions of special provisions in the Zoning Bylaw, throughout
the Town of Strathroy, that are site specific and permit one or more of the following:
retail stores,
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 financial institutions,
 professional offices and clinics.
One conclusion, is that the Municipality has shown some broader consideration and perhaps
realizes that Permitted Uses in Zones can appropriately overlap , through “exceptions” to the
general commercial zoning structure of the Bylaw, on a site-by-site basis. And it is anticipated
in the future that if commercial development is to occur in the south, further similar zoning
considerations will be needed.

3.0 Growth and development in the south of Strathroy
Substantial growth has taken place over the last 10 years in the south end of the original Town
of Strathroy with such developments as:
a) South Grove Meadows (Collins Way) – comprising 200 single detached dwellings
and approximately 100 townhouses, generating a population of about 900 people.
b) Kensington Village – (Urban Signature Homes) – comprising approximately 100
single detached homes, generating a population of about 300 people.
c) Ellor Street – comprising approximately 100 one-storey attached residences catering
to retirement living, generating a population of approximately 200 people.
d) Twin Elms – comprising modular home retirement living has expanded throughout
the last 5 years with approximately 60 dwelling units, generating a population of
approximately 100 people.
In conclusion, the residential population growth has brought about 1500 people to the south
end of Strathroy. It is now at a point that providing additional commercial services is feasible
and appropriate for the convenience of the residents in the south end.

4.0 Site Description and Context
AREA CONTEXT - The total land holding by 2102603 ONTARIO INC. is 5.7 ha (14.1 ac.) and
includes the two properties known as 96 Carroll Street East and 24605 Saxton Road. These two
blocks are part of a much larger commercial area known as Strathroy Crossing that is occupied
by a Canadian Tire Store, Walmart, a LCBO and other retail stores, in a total area of
approximately 16.3 ha (40.1 acres). These lands are connected by a series of private roads and
easements and responsibility for building and maintenance is achieved through a RECIPROCAL
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OPERATING AGREEMENT. See Figures 3 through 10 for an overview of the proposed
commercial development and illustration of the subject and surrounding lands.

Figure 3 above - shows the overall generalized SITE PLAN for almost the entire commercial
node of Strathroy Crossing, Walmart (upper right) and Canadian Tire (lower left). Note the
proposed buildings C 1, C2 and C3 and Site D which is proposed to be 40 unit condominium
building.
Figure 4 below - shows the SITE PLAN for Buildings C1 and C2. This development is zoned
Highway commercial – C2 and site plan approved with a registered Development Agreement.
Building of these two commercial buildings is expected to begin in mid-2019. It comprises 2one storey commercial buildings each of 1236.3 m2 = 13,300 sq. ft. in area with 101 parking
spaces and access to Saxton via a common driveway along the north side. Minor Variance was
granted in 2017 to permit parking in the front yard along Saxton Road.
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Figure 5 below - shows the SITE PLAN for C3. This development is zoned Highway commercial –
C2 and site plan approval application is in process, anticipating approval and a Development
Agreement in late Spring. It comprises a one storey professional office building of 2267 m2 =
24,400 sq. ft. in area with 95 parking spaces and access between buildings C1 and C2 as well as
Site D. The typical unit area is 279 m2 = 3000 sq. ft. in area. Site development is expected to
begin in mid-2019, in conjunction with buildings C1 and C2 above.
It is noted that the parking area
from the site plans is of an area =
11418 m2 on a combined site area
of 22347 m2 which yields a 52%
coverage.

All of the above lands are
designated COMMERICAL in the
Strathroy – Caradoc Official Plan.
All the above lands are zoned
HIGHWAY COMMERCIAL – C2 in the
Strathroy – Caradoc Zoning Bylaw.
Residential developments nearby
are proposed and are being developed in the south end of Strathroy such as, on Ellor Street and
Saxton Road near the Caradoc Sands golf course. Strathroy Crossing and the other commercial
buildings and lands constitute the single largest commercial node in Strathroy, outside the
Downtown Core. Figure 5 and 6 show the vacant lands as they are today.
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Figure 6 below – Photo viewing southerly across the subject vacant and cleared site, showing
Twin Elms Home Park of white buildings in background, with coniferous hedgerow along
boundary.

Figure 7 below – Photo viewing north easterly across the subject vacant and cleared site,
showing Walmart in background.

Surrounding land use: The subject lands are largely surrounded by agricultural and residential
land uses – see photos in Figures 8 thru 12.
 To the north and west of the subject lands are commercial with a Walmart and Canadian
Tire store and vacant lands all zoned COMMERICAL – C2 and variations.
 To the east are residential developing lands
 To the south of the subject lands is the Twin Elms residential land use and zone
RESIENTIAL – R4.
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Figure 8 – viewing easterly along private road Walmart from existing Strathroy Crossing plaza.

Figure 9 – viewing easterly across Rona lands to the subject site (left) and Twin Elms (right) .

Figure 10 – viewing southerly the CTC store from existing LCBO plaza and Rona lands in foreground.
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Figure 11 – photo viewing northerly from centre of commercial node showing other
commercial lands owned by 2102603 Ontario Inc. being Site A and B. Carroll Street East is in
background and Walmart parking lot is to the right.

5.0 Expansion of Zoning Proposal
Over the last two years, SCD has retained Colliers International to find tenants and negotiate
leases for the commercial space utilizing the existing HIGHWAY COMMERICAL C2 ZONING. The
market demand for commercial space at this location is well understood. This section describes
the expansion of the zoning in detail toward the end of the section. The zoning expansion
request is built on an analysis of the EXISTING C2 ZONING, and then compares it to other
Commercial Zones in the Strathroy Caradoc Zoning Bylaw, SPECIFICALLY the Commercial Zone
C1 in PART A below, Commercial Zone C3 in PART B below , and identifies exceptions in
Commercial Zone C2 that permits uses by exception, from the C1 and C3 zones, in PART C
below.

5.1 Existing zoning and analysis: The existing zoning is Commercial C2 which sets a
purpose and permits the following (bolded words relate to the need for rezoning):
PURPOSE & INTENT: The Highway Commercial (C2) Zone applies to lands situated in Strathroy
and Mount Brydges which are designated 'Commercial' in the Official Plan. Within the C2 zone, a
range of commercial uses are permitted which are essentially engaged in the buying and selling of
goods and services and the offering of services. The C2 Zone is primarily intended for commercial
uses that serve the travelling public as well as other automobile-orientated commercial uses.
Restrictions on retail uses in the C2 Zone (i.e. minimum floor area restrictions) are intended to
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avoid conflict with the Downtown areas. Lands in the C2 Zone are required to accommodate all
parking on-site. Because of their close proximity to residential areas, lands in the C2 Zone are
sited to encourage the ease of pedestrian use.

The following shall be on the only permitted uses and buildings in the C2 Zone:
(1) Agricultural Service Establishment
(2) Agricultural Supply Establishment
(3) Arena / Hall
(4) Car Wash
(5) Custom Workshop
(6) Day Care Centre
(7) Day Care Centre, Adult
(8) Drive-through Facilities
(9) Dry Cleaning Establishment
(10) Dwelling, Apartment
(11) Dwelling Unit
(12) Food Service Vehicle
(13) Garage, Public
(14) Garden Centre
(15) Gas Station
(16) Hotel
(17) Laundry Establishment
(18) Motor Vehicle Sales Establishment
(19) Office, Professional (exceeding 930 m² of gross floor area) shall mean a building, or part
thereof, in which a personal professional service is performed or consultation given, and
includes the offices of a lawyer, an architect, a surveyor, an engineer, a chartered accountant,
travel agent, insurance agent, real estate agent, a branch of government (including agencies,
boards, commissions and other government services) or the headquarters (regional or branch
office) of a business, but does not include a personal service establishment, a clinic, a
veterinary clinic or any adult entertainment establishment as defined by this by-law.
(20) Outside Display and Sales Area
(21) Personal Care Establishment
(22) Place of Entertainment
(23) Recreation Facilities (exceeding 930 m² of gross floor area)
(24) Restaurant
(25) Restaurant, Drive-in and Take out
(26) Retail Store, Brewing
(27) Retail Store, General - shall mean a retail food store, confectionery, delicatessen,
grocery store or groceteria having a gross floor area of 186 m² or less, where a variety of
both household and grocery items are offered for sale, primarily to serve the daily needs
of people, and may include the rental of videos, an automated banking machine and / or
depots for such items as film, laundry or dry cleaning, and an area devoted to food
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preparation for consumption on or off premises, provided the gross floor area for the sale
of food preparation does not exceed 10% of the gross floor area to a maximum of 30 m
(28) Retail Store, Large Format - shall mean a building or part thereof, consisting of a
minimum gross floor area of 930 m² used for the retail sale of goods, wares, merchandise,
and may include accessory eating establishments, and includes all retail stores defined
elsewhere in this by-law subject to meeting the minimum area requirement of 930 m², but
shall not include a bulk storage and sales establishment or factory outlet as defined by this
By-law.
(29) Service Shop
(30) Shopping Centre- shall mean a building or group of buildings designed, erected and
managed as a unit and which building or buildings are designed to function as a unit
accommodating a minimum of 5 separate and independent commercial uses.
Also, “commercial use” is defined - shall mean lands, buildings or structures designed, used or
intended for the purposes of buying or selling commodities and supplying services for profit or
intended for profit.
(31) Taxi Service
(32) Veterinary Clinic
The following provisions apply in the C2 Zone:
(1) Parking
a) No parking shall be permitted within the front or exterior yard of a lot.
b) Parking shall not more than 40% of the area of a lot.
c) No parking, aisle, or driveway is permitted between a building and the street line.
d) Parking shall be set back a minimum of 2 m from an exterior lot line.

Comparison to other commercial zones : The proposed zoning is based on the marketing
experience of leasing the commercial space described earlier and a review of the Zoning Bylaw
to reveal the broader range of zoning permitted elsewhere in the Town.
PART A: From a review of the GENERAL COMMERICAL – C1 ZONE in the Zoning Bylaw the
following is noted:
1.

The PURPOSE & INTENT states:

The General Commercial (C1) Zone applies to lands situated in Strathroy and designated 'Downtown
Core’ in the Official Plan………….. The intent of this zone is to recognise the primacy of the downtown
core in its role as the commercial, social and cultural centre of the community is serves. Within the C1
zone, a wide range of commercial uses are permitted which are essentially engaged in the buying and
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selling of goods and services and the offering of services. Due to the compact nature of downtown
cores and the desirability of maintaining it as such, minimum yard setbacks are not generally required
unless the lands abut a residential zone. To ensure commercial uses retain a prominent location at
'street level', residential uses are restricted to locations above the first floor in commercial buildings.

2. Permitted uses are very broad ranging and Office, Professional uses are permitted with no
minimal floor area restrictions;
3. A broad range of retail stores are permitted and defined including - NOTE THE SPECIFICITY!
Retail Store, Book & Music
Retail Store, Brewing
Retail Store, Arts & Crafts
Retail Store, Duplication
Retail Store, Florist
Retail Store, Food
Retail, General
Retail Store, Gifts & Novelty
Retail Store, Hardware
Retail Store, Home Appliances
Retail Store, Home Decoration
Retail Store, Home Furnishings
Retail Store, Jewellery
Retail Store, Large Format
Retail Store, Liquor, Beer & Wine
Retail Store, Pet
Retail Store, Pharmacy
Retail Store
Retail Store, Antique
Retail Store, Apparel & Accessories
Retail Store, Thrift / Charity
Retail Store, Video Rental
Shopping Centre
4. “Clinic”, is a permitted use and -- shall mean a building or structure designed, used or
intended for the purposes of medical or dental practice and, without limiting the generality of
the foregoing, may include the offices or consulting rooms of members of the health care
profession.
5. Individual medical or dental offices or any related medical office uses are not defined or
described as a permitted use.

6. “Office, Support”, is NOT a permitted use, and shall mean a building, or part thereof, in which
technical, professional or consulting services are performed to directly serve industrial uses, and
includes the offices of supporting engineering, technological, and construction services directly
and solely related to industrial uses and an industrial training facility for manufacturing,
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assembly, processing or repair skills, but does not include personal service establishment, a
clinic, a veterinary clinic, or professional office as defined by this by-law

PART B: From a review of the NEIGHBOURHOOD COMMERCIAL ZONE – C3 ZONE in the Zoning
Bylaw the following is noted:
1. PURPOSE & INTENT: The Neighbourhood Commercial (C3) Zone applies to lands situated
exclusively in Strathroy and designated 'Residential' in the Official Plan. Within the C3 Zone,
small scale neighbourhood type commercial uses of a convenience nature are permitted where
a mix of uses is considered desirable and otherwise compatible with the character of existing
residential development.

2. The following shall be on the only permitted uses and buildings in the C3 Zone: (1) Clinic (2) Day
Care Centre (3) Day Care Centre, Adult (4) Dry Cleaning Establishment (5) Dwelling Unit (6) Gas
Station (7) Laundry Establishment (8) Personal Care Establishment (9) Restaurant (10) Retail
Store, General (11) Retail Store, Video Rental (12) Shopping Centre

3. SPECIAL PROVISIONS : The following provisions shall apply in the C3 Zone: ………….
(2) Maximum Floor Area …. Notwithstanding the other provisions of this By-law no commercial
use shall exceed 186 m² of gross floor area………
4) Parking ………… the following provisions shall apply:
a) no parking is permitted within the front or exterior yard on a lot.
b) Parking shall cover a maximum of 50% of the lot.
c) Parking shall be set back from an exterior side lot line 1 m.

4. EXCEPTIONS to the permitted uses have occurred on two specific sites as follows:
a)

C3-2 (201 Metcalfe Street West) Permitted Uses: In addition to the permitted uses listed
in Subsection 12.2, the following uses shall be permitted uses in the C3-2 Zone: i) Office,
Professional
b) C3-4 (370 Albert Street) a) Defined Area: Permitted Uses: In addition to the permitted
uses listed in Subsection 12.2, the following uses shall be permitted uses in the C3-4 Zone:
i) Office, Professional.

It is noted that Professional Offices are permitted on two sites and would appear to limited to
not exceed 186 m2 in floor area as per the regulation in section 12.4 (2).
FINDINGS from Part A and B above
1. The preamble of the C1 zone seems to site policy that is more preserving of the
Downtown than the policy framework of the Official Plan states.
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2. The C1 zone is very detailed and specific setting out each individual type retail store.
3. Council has provided sufficient exceptions to the C1 and C3 zones that show flexibility
on a site by site basis.

PART C: From a review of the HIGHWAY COMMERCIAL ZONE – C2 ZONE in the Zoning Bylaw the
two EXCEPTIONS to the permitted uses have occurred on two specific sites as follows:
1.

C-4 (Southdale Plaza) -Permitted Uses: In addition to the permitted uses listed in Subsection
11.2, the following uses shall be permitted in the C2-4 Zone: i) Retail Store (maximum 6 units) ii)
Office, Professional (maximum 2 units) iii) Clinic (maximum 1)

2. C2-6 (83 Metcalfe Street East)-- Permitted Use: Clinic
3.

C2-8 (101 Metcalfe Street East) Permitted Uses: office, professional, dwelling, single detached.

FINDINGS from Part C and the C2 zone
1. Council has provided sufficient exceptions to the C2 zone that show flexibility on a site
by site basis.
2. The proposed zoning relies mostly on large retail format stores.
3. The C2 zone restricts the range of PERMITTED USES more than the policy framework
provides for.

5.2 Proposed Zoning: Based on the above analysis, the following additional uses are being
requested through formal application for amendment to the zoning bylaw to apply to Sites A
and C, specifically buildings A1, A2, C1, C2 and C3, of the proposed SCD commercial
development, such that the special provision would read as follows.
______________________________________________________________________________
“On the Site A at 96 Carrol Street East, and Site C, at 24605 Saxton Road, the following
applies, notwithstanding to and in addition to the C2 permitted uses and regulations:
1. CLINICS ** - the minimum floor area of an individual office use shall be 186 m2 – 2000
sq. ft., except that one clinic use may be 139 m2 (1500 sq. ft.)
2. SUPPORT, OFFICES – no minimum floor area. (this is a defined USE and is not permitted
in C1 zone).
3. OFFICES, PROFESSIONAL - the minimum floor area of an individual office use shall be
186 m2 – 2000 sq. ft.
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4. Notwithstanding section 11.4(1) parking, aisles, driveways and loading areas shall be
permitted within the front yard of a lot.
5. Parking coverage shall not be more than 52% of the area of a lot.

______________________________________________________________________________
** - proposed tenants within the CLINIC USE based on Colliers International work to date,
comprise:
•
•
•
•
•

•

A chiropractor with a 3000 sq. ft. office
A dentist with a 2000 sq. ft. office
A podiatrist with a 1500 sq. ft. office
A medical doctor with a 2000 sq. ft. office
An optometry offices with 2000 sq. ft.
A pharmacy of 3000 sq. ft.
Flexibility of having 1570 sq. ft. of additional clinic type uses.

More detail on the operating aspects of the clinic uses was requested to show the larger scale and
related and complementary use nature of the proposed clinic uses. The following has been provided
and should be read assuming generalizations.
The chiropractor office of 3000 sq. ft. would have two or three chiropractors and 4 patients in the
waiting room, and, of course, more in treatment rooms. This is a proven business in London and other
cities – that wants to locate in Strathroy. They are quite unlikely to come to SC unless they can have
quality space at this location. The medical and dentist offices of 2000 sq. ft. each, would have two
dentists and supporting hygienists and assistants, and again have 4 patients in waiting room with as
many as 4 patients in chairs getting treatment. The podiatrist is actually a smaller office of 1500 sq. ft.
and is one doctor with assistant that could be dealing with two patients at any one time and perhaps 2
in the waiting room. The optometry is office of 2000 sq. ft. and is one optometrist with assistant and
optician that could be dealing with two patients at any one time and perhaps 2 in the waiting room.

5.3 PLANNING RATIONALE for the Proposed Zoning:
A: The CLINIC USE TENANTS are known and require the following in consideration of where
they want to locate and carry on their business/profession:
1. The clustering of complementary and related uses which leads to a successful leasing
strategy and even more important, serves a major public interest of convenience to area
residents.
2. Class A quality building space which is difficult to find in any one consolidated
Downtown location. See Collier’s letter dated March 5, 2019, attached in Appendix.
3. The scale of the CLINIC use is significantly larger and requires a large site that is difficult
to find in the Downtown.
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4. The related group of uses require a high quality, high exposure, close to market location
and consolidated building spaces.
Additional points to help evaluate the zoning amendment proposal:
5. New tenants are not being acquired from Downtown. They would be all NEW to
Strathroy.
6. There is significant residential development and growth (approximately 1500 residents)
in the south of the Town of Strathroy and the additional USES would serve the area well.
7. The SCD commercial node requires broader zoning to account for the reduced demand
for retail stores and large format retail stores due to market competition and online
retail sales – as witnessed with the closing of Zellers, Target and Sears Stores, over the
last decade. See Colliers letter dated April 2, 2019.
8. There is precedence of two other specific sites in Strathroy within the C2 zone where
CLINICS have been permitted.
9. SCD is intending to develop what they refer to as a ‘LIFE STYLE” Community where there
patrons can live, work, play, shop and be served with personal services and office uses.
Building C3 and Site D (which is planned o accommodate a 4 storey 40 unit
condominium apartment building) is themed “ CROSSING PARK” as labeled on the
renderings in the Appendix. The Clinic uses and Professional Office uses with a lower
floor area minimum threshold are essential components of this Community.
B:
SUPPORT, OFFICES with no minimum floor area -- is not listed as a PERMITTED USE in
the Downtown - C1 zone), and therefore no competition prevails. However, the kinds of uses
permitted serve industry with technology and training, that is located outside the Downtown as
well. It is not expected that there is a significant demand for space force this type of Office use.
C.
OFFICES, PROFESSIONAL with the minimum floor area of an office unit being 186 m2 –
2000 sq. ft. minimum – reducing it from 929 m2 is based on the Colliers experience of leasing
and advising that the large units are very difficult to rent. In Building C3, the proposed floor
area is 2267 m2 which would mean a maximum of 11 office tenants. The USE with a lower floor
area minimum is necessary to offset the reduced demand for retail space in suburban
commercial centres. There is precedence in 3 sites within the C2 and C3 zones where
PROFESSIONAL OFFICE uses have been permitted, two of which have 186 m2 maximum floor
areas.
D. The PARKING AREA REGULATIONS being modified from 40% coverage to 52% coverage, is
justified on the basis that parking requirements are high for retail commercial ( C1 and C2).
However, the parking is placed within a landscaped setting where the 10% minimum
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landscaped coverage zoning regulation is being exceeded by 3X at 33% coverage. This would
mitigate the “disamenity” of “seas of asphalt”. A Minor Variance was granted for C1 and C2 to
have front yard parking along Saxton Road. It also should be noted that the planning at this
location is based on a “campus” context with a network of shared private roads and accesses
that render different building orientations and site design, than what would be expected on
single sites fronting onto a public street. Therefore, the traditional zoning regulations
employed do not necessarily fit within this context. In addition, viewing the parking lot
coverage for the Walmart, CTC and Skyline development, it would appear that they are all over
50% coverage.
See Figure 12 for the changes needed on the zoning map.
Figure 12 below – Zoning Map excerpt showing the subject site and surrounding commercial
zones with red oval showing the Strathroy Crossing commercial node and the lands to be
rezoned in blue outline.

Vacant lands owned by 2102603 ONTARIO
INC.
and RONA

Existing commercial
plaza with LCBO

Subject lands for Sites A and C,
commercial development to
be rezoned

Walmart

Canadian
Tire
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6.0 Planning Framework and Analysis
A RATIONALE for the requested ZONING EXPANSION has been dealt with in Section 5.3.
However, ZONING must comply with the OFFICIAL PLAN according to the Planning Act.
Therefore it is imperative to turn to the land use planning policy framework.
The proposal is subject to the Middlesex County Official Plan, and the Strathroy Caradoc Official
Plan, as well as the Provincial Policy Statement (PPS) which provides direction to all
Municipalities for land use planning in Ontario. Relevant policies and provisions from the
aforementioned documents that create the planning policy framework for the proposed
development are provided below.

6.1 Strathroy Caradoc Official Plan (SC)
The subject SITES A and C are designated in the SC Official Plan as follows:




SETTLEMENT AREA on Schedule A – STRUCTURE PLAN
COMMERCIAL on Schedule B: LAND USE AND TRANSPORTATION.
There are no features shown on the NATURAL HERITAGE FEATURES - Schedule D or
close to the subject lands.

The Commercial policies are contained in section as follows:
1. In terms of Conformity with the Official Plan, the rezoning application to add the use
conformity would rely on the following polices:
a) One relevant GOAL (section) of the OP is 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;.
b) Section 3.3.1 DOWNTOWN CORE - The Downtown Core constitutes the most historic, diverse
and intensive area of land use, buildings and structures in Strathroy (Figure: 2). It has a multifunctional 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
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opportunities exist for redevelopment, infilling and conversion of residential uses to commercial
and other purposes.
c) 3.3.1.1 PRIMARY USES - To maintain and even enhance its multi-functional role and diversity,
a wide range of uses are permitted in the ‘Downtown Core’ as designated on Schedule ‘B’.
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.
CLINICS ARE NOT LISTED IN THE ABOVE, notwithstanding the list of examples is extensive!
d)The COMMERICAL POLICIES (that apply to SCD ) are the following:
Section 3.3.2 COMMERCIAL - The major concentration of commercial development outside the
Downtown Core in Strathroy lies along Caradoc Street in the south end of the town. …………..
Areas designated for new, large scale commercial development lie south of Carroll Street and
along Adelaide Road. This area includes a recently approved ‘big box’ commercial development
known ‘Strathroy Crossing’, now under construction. …………
3.3.2.1 PRIMARY USES - The primary purpose of areas designated ‘Commercial’ on Schedule ‘B’
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 drive-through
service. ………………….. The actual uses permitted will be set out in various zones in the Zoning Bylaw.
3.3.2.2 SECONDARY USES - Although commercial uses are expected to dominate areas
designated ‘Commercial’, multi-use shopping centres/malls, residential uses, institutional uses
and small scale industrial uses may also be permitted.

3.3.2.3 FORM AND CHARACTER OF DEVELOPMENT - 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. More
recently, development in depth characterized by so called, new format (or big box) retailers in
free-standing buildings with a shared internal circulation system and on-site parking is
increasingly evident. In some instances, the areas constitute ‘greenfield’ sites whereas in others
they constitute a conversion of previously developed sites. A minimum size for free-standing
22

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’.
Response: “Retail outlets” are the single focus of the above policy and there is not mention
of restricting any other use such as CLINICS and PROFESSIONAL OFFICES.

3.3.2.4 CRITERIA FOR DEVELOPMENT - New development and redevelopment in designated
‘Commercial’ areas shall 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.
The BOLDED parts of the above policies are the focus on the evaluating conformity of the
requested additional permitted uses of the rezoning application.
Response: THERE APPEARS TO BE NO POLICIES ABOVE THAT WOULD PROHIBIT THE REZONING
TO ADD the PROPSOED USES TO SITES A and C. It is concluded that in the opinion of the
writer, the proposed zoning expansion proposal would conform to the general principles and
policies of the Official Plan for the Municipality of Strathroy Caradoc .

6.2 County of Middlesex Official Plan
The County of Middlesex is the upper‐tier level of government for the Municipality for Strathroy
Caradoc. The County Official Plan (OP) has three primary land use designations: Agricultural
Areas, Settlement Areas (Urban and Community), and Natural Environmental Areas (Wetlands,
Flood Regulated Watercourse and Associated Floodplain, and Thedford Marsh Floodplain).
Relevant policies are:
1. Section 1.3 of the OP states:
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This Plan recognizes the planning powers and authorities vested in the local municipalities through the
Planning Act and other legislation. The Middlesex County Official Plan does not address in any great
detail those planning matters which can better be dealt with by the local municipalities. Local Official
Plans complement the County Plan by providing more detailed strategies, policies and land use
designations for planning and development at the local level. The County Plan will provide the
framework for this more detailed planning by the local municipalities.

RESPONSE : Strathroy is designated as a SETTLEMENT AREA. The SC Official Plan in the
preceding review and analysis is an example of this greater degree of detail of land use planning
by expanding zoning provisions.
2. Section 2.3.8.1 sets out policies for Urban Areas
“Urban Areas either provide or demonstrate a strong potential to 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. Where there is substantial vacant land between the
built-up area and the Urban Area boundary, the local municipality shall ensure that development
proceeds in a logical, phased manner.”

RESPONSE: The commercial development proposal contributes to the achievement of this
policy as the lands are within a designated Urban Area of Strathroy and full municipal services
are available.
3. Section 4.3 about LOCAL OFFICIAL PLANS state:
……….. Nothing in this Plan shall prevent the local municipalities from adopting more restrictive policies
or standards than those outlined in this Plan. In addition, it is not the intention of this Plan to prevent the
development of areas designated for non-agricultural development in local Official Plans, as of the date
of passing of this Plan.

RESPONSE : The last sentence supports the local Municipality to consider detailed development
and expand zoning on the subject lands.
It is concluded that in the opinion of the writer, the proposed zoning expansion proposal
would conform to the Official Plan for the County of Middlesex.
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6.3 Provincial Policy Statement (PPS)
1. Section 1.1.3.1 states that Settlement Areas shall be the focus of growth and
development and their vitality and regeneration shall be promoted.
RESPONSE: The subject site and the zoning expansion proposal is within the
SETTLEMENT AREA of Strathroy.
2. Section 1.1.3.2 states that land use patterns within settlement areas shall be based on:
 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;
 support active transportation;
3. are transit-supportive, where transit is planned, exists or may be developed ………….. ;
4. Section 1.1.3.6 states that … New development taking place in designated growth areas
should occur adjacent to the existing built-up area and shall have a compact form, mix of
uses and densities that allow for the efficient use of land, infrastructure and public service
facilities.
RESPONSE: The zoning expansion proposal would contribute to the achievement of all of
the above policies (objectives), by virtue of its infilling, intensification context and
diverse range of commercial office uses that would be close to a growing are aof the
Town of Strathroy, cutting down travel times ( to Downtown) and increasing
convenience. .
5. Sections1.6.6.2 pertains to planning for sewage and water services and the preference is
for full municipal services.
RESPONSE: The commercial development would be fully serviced with municipal
services.
6. Section 1.7 about LONG TERM PROSPERITY – should promote opportunities for local
economic development and optimize the long term availability and use of land and
resources.
RESPONSE: The zoning expansion proposal would contribute to this objective, through
employment, housing and commerce.
It is concluded that in the opinion of the writer, the zoning expansion proposal is consistent
with the Provincial Policy Statement.
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7.0 Summary and Conclusion
Based on the aforementioned planning analysis, the ZONING EXPANSION proposal
for Site C has demonstrated:
1) to be 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. This Report has demonstrated that;
a. there has been substantial growth in the south of Strathroy with
approximate growth of 1500 people,
b. retail commercial shopping trends have reduced big box retail store
space demand,
c. big box retail stores have made it difficult for small retail format
stores to compete,
d. commercial suburban zoning approved 15 years ago now requires
some refinement and expansion to facilitate commercial
development opportunity for existing designated commercial lands,
e. Clinics, professional offices, financial institutions and support offices
would greatly help to achieve the refinements in d. above.
Please see the Colliers letter dated April 2, 2019 in Appendix.
2) to be consistent with the PPS;
3) to be in conformity with the County of Middlesex Official Plan;
4) to be in conformity with the general principles of the Strathroy Caradoc Official
Plan;
5) to be in general compliance with the structure and standard regulations of the
Zoning By‐law;
6) to be compatible with surrounding residential and non-residential land uses.
7) to be capable of being serviced with full municipal services
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It is therefore requested that the Municipality of Strathroy Caradoc
support the application for the amendment to the Zoning By‐law, to
permit the proposed zoning expansion.
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Colliers International London Ontario Brokerage
650 Colborne Street, London Ontario N6A 5A1
Main +1 519 438 4300
Toll Free 877 730 6500
Fax +1 519 438 8274
www.colliers.com

Strathroy Crossing Developments
Attn: Joel Goheen

March 5, 2019

We are pleased to market your Class A buildings in Strathroy, providing opportunities for new
tenants that are not available anywhere else in Strathroy.
Concerning the leasing activities of the C1 and C2 plazas, we have developed a “community” of
tenants for these plazas.
They include dental, chiropractic, podiatry, optometry, as well as a pharmacy, fitness, and
health care.
These tenants are coming to Strathroy as a result of your Class A buildings and the plaza
layouts.
Additional zoning to include “Clinic" would allow us to continue with all current leasing
negotiations, as well as enhance the marketability of the entire project.
Sincerely,

Christopher L. Kirwin AACI, SIOR

President | Broker of Record

650 Colborne Street
London, Ontario
Canada N6A 5A1

MAIN
FAX

+1 519 438 4300
+1 519 438 8274

www.collierscanada.com

April 2, 2019
We believe the Planning Justification Report prepared by Kirkness Consulting
accurately represents the efforts of our leasing activity for Strathroy Crossing and
agree that broadening the scope of permitted uses will result in increased tenancy
and patronage of the property.
In our conversations with traditional retail prospects we are typically hearing that
their real estate criteria is tightening up to result in fewer locations, in larger
population bases, and smaller footprints. In part this is because of greater customer
mobility, increasing acceptance of on-line purchasing, greater customer awareness
of brand offerings through electronic advertising (eliminating some of the showroom
function of a storefront), improved warehousing / distribution functionality (storage
rooms can have a smaller footprint with taller racking systems allowed by the higher
ceilings in most modern developments). Retailers can serve the same or more from
fewer locations, while reducing operational expenses by outlet.
Where customers are also changing is in their expectations of treatment within the
healthcare industry. Patients want healthcare professionals to provide care on their
terms regarding location and hours. The Kidney Care Centre at Westmount
Shopping Centre in London is a great example of this. The property is conveniently
located, has terrific parking and does not have the dour atmosphere of a hospital.
Patient mental well-being is a consideration. Instead of it being a doctor-centered
industry, it is now a patient-centered market where not only does the physician have
compassionate bedside manners, but also the nurses, receptionist and the rest of
the office staff. New facilities, housed in retail centers, are warm and inviting and
can even feel like a coffee shop – and the patient response has been positive. In
fact, GlobeSt.com recently reported that “the number of healthcare tenants in retail
locations could nearly double by 2022”. Strathroy Crossing has been considerate
of these requirements when designing their property in a campus style composition
with landscaped pockets throughout.
Time pressed families and seniors, two of the groups of noted growth within
Strathroy, would be well served by the broadening of the permitted uses within
Strathroy Crossing. We do hope that you will support this request.
Sincerely,

Christopher L. Kirwin AACI,

SIOR
President, Broker of Record
Colliers International London Ontario Brokerage

Accelerating success. Real estate advisors with more than 512 offices in more than 61 countries worldwide.
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PLANNING JUSTIFICATION REPORT ADDENDUM
In support of a Zoning By‐law Amendment for an expanded range of permitted
uses, by 2102603 ONTARIO INC. (Strathroy Crossing Developments) located in
STRATHROY CROSSING commercial centre, on Site A at 96 Carroll Street East AND
on Site C, at 24605 Saxton Road, Strathroy, Municipality of Strathroy Caradoc,
County of Middlesex, Ontario.

April 29, 2019

April 29, 2019

Jenn Huff, Planning and Building Manager
Municipality of Strathroy-Caradoc
52 Frank Street
Strathroy, Ontario
N7G 2R4
Re: ADDENDUM REPORT to REVISE the New APPLICATION for an AMENDMENT TO THE
ZONING BYLAW BY 2102603 ONTARIO INC.- at Strathroy Crossing Developments (SCD), for
lands at 96 Carroll Street East and 24605 Saxton Road , known as Sites A and C, between
Saxton Road and Adelaide Road (Hwy 81), Strathroy Ontario.
Dear Jenn:
This is further to the meeting of April 24, 2019 with Tim Williams and Matt Stephenson of your
office. There were a number of matters that I was to respond to in order to clarify the
requested zoning amendment to Sites A and C, and by default, Site B. I have prepared an
ADDENDUM REPORT herein, to respond collectively to these matters and to revise the Planning
Justification report of April 2019. This Addendum also contains the basis for draft zoning bylaw
amendments for the three Sites.
A summary of concluding points made at the meeting are as follows:
1. The target meeting date for the public meeting before Council is June 17, 2019, and
subject to this Addendum Report will be supported by Staff.
2. The technical zoning approach would be to have a separate zone for each of Sites A, B
and C. This means that the C2-10 zone currently applying to Sites A and B would be
replaced, and the C2 zone on Site C would be replaced.
3. The CLINIC USE request from the original Planning Justification Report and the zoning
application is to be deleted from SITE A and apply to Site C only.
4. The parking coverage maximum in the zoning bylaw, section 11.4, is 40% maximum and
for the 2 sites, the parking coverage is more, as is the existing commercial development
of Walmart and Canadian Tire. Therefore the rezoning will need to take this into
account as follows:
a. Site A = 52.3%
b. Site B1 = 46.95% and Site B2 = 41.19%
c. Site C3 = 38.5% (no amendment required) Site C1-C2 = 40% ( SPA approved).
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5. Site A requires zoning regulation adjustments which avoid the need for the Minor
Variances previously applied for, as follows:
a. to permit a 9.5 front yard maximum instead of 6.0 m, notwithstanding section
11.3(2);
b. parking, parking aisles, loading areas and driveways are permitted in the front
yard notwithstanding section 11.4. (1).
c. To decrease the number of drive-thru stacked spaces from 6 spaces to 3 spaces
in front of the financial institution menu board at the bank ATM drive thru on
Unit A2B, – notwithstanding section 4.5 (1) e) of the Zoning Bylaw.
d. To decrease the minimum gross floor area for financial institutions from 371.6
m2 to 285 m2 minimum, notwithstanding section 11.5(10) of the Zoning Bylaw.
The maximum of 5 retail units will be maintained. Our site plan will be re-labelled to
COMMERICAL RETAIL UNITS = CRU as opposed to “retail unit”.
6. Site B rezoning will be clear to permit the proposed private park by permitting “private
park” as defined in the zoning bylaw as follows:
“Park, Private”, shall mean a park not open to the general public, which may be
operated for commercial gain.”

7. Parking standards employed on each site are the most stringent using 1 space per 25 m2
gfa for all retail, office and clinic tenant possibilities. This has managed worse case
scenarios of highest parking demand. ZB parking standards in section 4.23 are as
follows:
For RETAIL – 1 space for 25 m2 gfa
For OFFICE – 1 space for 30 m2 gfa
For CLINIC – 1 space for 40 m2 gfa
For RESTAURANTS – 1 space for 12 m2 gfa
a. Site A – has utilized 1 space per 25 m2 for commercial units, 1 space per 12 m2
for the two freestanding restaurants and 1 space per 230 m2 for the financial
institution. The result is that 116 spaces are required and 108 spaces are
provided. This shortfall has been provided for in the rezoning.
b. Site B – has utilized 1 space per 12 m2 for the three freestanding restaurants.
The result is that 62 spaces are required and 65 spaces are provided.
c. Site C – has utilised 1 space per 25 m2 for commercial units. The result is that
191 spaces are required and 196 spaces are provided.
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8. Site Plans with dimensions and statistics are provided within this Report.
9. Example rendered images of the building and site design are provided within this
Report.
10. We have had no response from Walmart on the vehicular circulation improvements and
we will attempt to complete these discussions at the Site Plan Approval stage for Site A.
We look forward to your review and support. Thank you.
Respectfully,
Kirkness Consulting Inc., Urban and Rural Planning

Per: Laverne Kirkness, ES.RPP.MCIP.
Encl. The basis for draft zoning bylaw amendments for the three Sites.
cc. Tim Williams – County Planner
cc. Joel Goheen – Strathroy Crossing Developments.
cc. Matt Stephenson.- SC

3

BASIS FOR DRAFT ZONING BYLAW AMENDMENTS FOR THE THREE SITES at
Strathroy Crossing, Strathroy ON

Site A: (96 Carroll Street East)
To change zone from C2-10 to C2 - **, with the following provisions
a) Defined Area: C2-** as shown on Schedule ‘B’, Map No. 18 to this By-law.
b) Permitted Uses:
i) Financial Institution (which may include a drive-through)
ii) Retail Store (including all retail stores defined elsewhere in this By-law)
iii) All other permitted uses of the C2 zone
iv) Support, Offices
v) Offices, Professional - the minimum floor area of an individual office use shall be 186 m2 – 2000 sq. ft.

c) Special Provisions:
i) Maximum floor area for Large Format Retail Store 464.5 m2
ii) Maximum number of Retail Store units 5
iii) Minimum floor area for per Retail Store 88 m2
iv) Maximum number of Financial Institutions 1
v) Minimum floor area for Financial Institution 285 m2
vi) To permit a 9.5 m Front Yard setback maximum
vii) To permit parking, parking aisles, loading areas and driveways in the Front Yard
viii) To permit the number of drive-thru stacked spaces to be 3 spaces minimum in front of the financial
institution menu board.
ix) To permit parking area coverage of 53% maximum.
x) To permit a minimum of 108 parking spaces, excluding drive through stacked spaces.
xi) Support, Offices
xi) Offices, Professional - the minimum floor area of an individual office use shall be 186 m2 (2000 sq.
ft.).
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Site B1: (96 Carroll Street East)
To change zone from C2-10 to C2 - **, with the following provisions
a) Defined Area: C2-** as shown on Schedule ‘B’, Map No. 18 to this By-law.
b) Permitted Uses:
i) private parks
ii) all other permitted uses of the C2 zone

c) Special Provisions:
i) To permit parking area coverage of 47 % maximum.

Site C: (24605 Saxton Road)
To change zone from C2 to C2 - **, with the following provisions
a) Defined Area: C2 -** as shown on Schedule ‘B’, Map No. 18 to this By-law.
b) Permitted Uses:
i) Clinics
ii) Support, Offices
iii) Offices, Professional
iv) all other permitted uses of the C2 zone

c) Special Provisions:
i) Clinics - the minimum floor area of an individual office use shall be 186 m2 – 2000 sq. ft., except that
one clinic use may be 139 m2 (1500 sq. ft.)
ii) Support, Offices
iii) Offices, Professional - the minimum floor area of an individual office use shall be 186 m2 – 2000 sq.
ft.
iv) To permit parking, parking aisles, loading areas and driveways in the Front Yard.
(THE END)
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RENDERINGS OF STRATHROY CROSSING COMMERICAL DEVELOPMENT
- April 2019

Viewing Site A, Building A2 – with financial institution drive thru and other
commercial units.

Viewing Site A, showing restaurants in foreground and Building A1 to upper left
and Buidlings A2 upper centre right.

Viewing Site A, Building A1 to the right and restaurant to the left.
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Viewing Site B2 being the private park with bandhell and green space with
permitmeter parking.
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