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1. INTRODUCTION 

Monteith Brown Planning Consultants (‘MBPC’), in collaboration with Dillon Consulting Limited 

(Dillon), has been retained by the Municipality of Strathroy-Caradoc to develop a Secondary Plan 

for the North Meadows Secondary Planning Area. The North Meadows Secondary Planning Area 

is located north of the Sydenham River to the south of Second Street (County Road 33), in the 

northern portion of Strathroy (See Figure 1). 

This Interim Report is prepared and submitted to the Project Executive Committee for its review 

and scrutiny. Based on the constraints and opportunities identified through the technical analysis 

and public consultation, this report serves as a background document for the purposes of 

summarizing the findings and ultimately providing various land use plan options for the North 

Meadows Secondary Planning Area. It forms the basis for examining, as part of the North Meadows 

Secondary Plan, the identification of:  

 areas for low, medium and high density residential purposes, 

 the general road pattern and pedestrian circulation system, 

 areas to be protected and maintained in a natural state or reserved as open space, 

 the need for, location, and size of active / passive parks and school facilities, 

 buffering measures to reduce potential land use conflicts, 

 measures to enhance and improve the quality of life for future residents; and 

 measures to address water, wastewater and drainage infrastructure 

The Municipality of Strathroy-Caradoc (2016 census adjusted population - 21,000) contains a 

geographical area of approximately 27,000 ha (67,000 ac) in the south-central portion of 

Middlesex County. The Municipality comprises an urban-rural mix and is situated approximately 

25 km west of the City of London in southwestern Ontario. 

Strathroy represents the administrative and business centre of the Municipality and features a 

prominent industrial base, also being the location of the surrounding area’s major institutions and 

recreational facilities. It supports the largest resident population of the County. Strathroy has, in 

recent years, built upon and grown its industrial base through the expansion of existing companies 

and the establishment of new ones. Given its location, skilled labour force, the availability of 

serviced industrial land and access to major Canadian and US markets via Highway No. 402, the 

Town continues to represent a desirable location for new industry start-up. 

The Municipality as it exists today was officially formed in 2001 upon the amalgamation of the 

former Town of Strathroy and the former Township of Caradoc. 
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Figure 1 - Location of North Meadows Secondary Planning Area in Strathroy 

 
Sources: Monteith Brown Planning Consultants; Ontario Ministry of Natural resources, Queens Printer; County of Middlesex Teranet Enterprises Inc. and its suppliers; 2019
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 Project Origins 

As noted in the Request For Proposals for North Meadows Secondary Plan (Municipality of 

Strathroy-Caradoc), “over the past three years there has been a significant increase in residential 

building permit activity and interest in developing the town’s remaining vacant residentially-

designated lands”. To this end, the Municipality has established a vision for future growth and 

development in the North Meadows Secondary Planning Area as follows: 

“The North Meadows Secondary Planning Area is intended to provide a well-integrated 

pedestrian-scaled residential community comprising of a range of residential dwelling types and 

densities that includes enhanced streetscaping, urban design and parkland/trail features. 

Further, it will be sensitive to the significant natural features and corridors of the area and 

maintain the unique pedestrian connection between the north end of Strathroy and its 

downtown.” 

 Scope of Work 

As identified in the Request For Proposals for North Meadows Secondary Plan (Municipality of 

Strathroy-Caradoc), a summary of the scope of work involves the following: 

A range of supporting studies and information will need to be completed to address Council’s 

vision for the North Meadows Secondary Planning area, the related PPS, County and Strathroy-

Caradoc Official Plan policies, as well as associated Provincial, Municipal and public agency 

requirements, including, but not limited to: 

a) Public Engagement Strategy 

b) Overall Land Use Planning Justification Report  

c) Infrastructure and Public Service Facilities Assessment, including, 

a. A Transportation and Traffic Impact Study  

b. A Municipal Servicing plan  

c. A Recreation, Trails and Open Space Report 

d) Environmental Features Report 

e) Natural Hazards Report 

f) Design Guidelines Report 

g) Additional studies (as deemed necessary by the consultant) 

h) Approval Documents 
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 Project Objectives 

As identified in the Request For Proposals for North Meadows Secondary Plan (Municipality of 

Strathroy-Caradoc), the project objectives are as follows: 

It is expected that the North Meadows Secondary Plan Area will include the identification of: 

a)  Areas for low, medium and high density residential purposes, 

b)  General road pattern and pedestrian circulation system, 

c)  Areas to be maintained in a natural state or reserved as open space, 

d)  Need for, location, and size of active / passive parks and school facilities, 

e)  Buffering measures to reduce potential land use conflicts, 

f)  Measures to enhance the area under development to improve the quality of life for 

future residents, and 

g)  Measures to address water, wastewater and drainage infrastructure needs, including 

potential for off-site, downstream system capacity needs. 

The Secondary Plan is not intended to result in a detailed development plan, rather it is intended 

to provide a high-level conceptual plan showing the preferred location of infrastructure, parks, 

various residential areas, general street configurations, and parks / trails and open space areas and 

connections.  
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2. STUDY AREA LAND USE INVENTORY 

The existing land uses within the North Meadows Secondary Planning Area and the surrounding 

lands will be discussed below. 

 Secondary Planning Area 

The study area, referred to and identified in the Strathroy-Caradoc Official Plan as the “North 

Meadows Secondary Planning Area”, is located in the northeast quadrant of the Municipality of 

Strathroy-Caradoc, lying generally south of Second Street and north of the Sydenham River at east 

of the end of Thorn Drive (See and Figure 2). The lands were formerly part of an approximately 

566 hectare (1,400 ac) parcel annexed by the former Town of Strathroy from the former Township 

of Adelaide on January 1, 1981. 

The North Meadows Secondary Planning Area, as identified in the Strathroy-Caradoc Official Plan, 

encompasses an area of approximately 108 hectares (268 acres). It is characterized primarily by 

undeveloped fields currently used for agricultural field crops interspersed with low lying areas 

which have generally been left in their natural state. The DeGroot Watercourse and its associated 

vegetation corridor traverses the study area from the northwest corner south to the Sydenham 

River. A second unnamed tributary is located in the southeast portion of the study area which also 

drains south towards the Sydenham River. 

Aside from agricultural uses, the study area contains a mix of low density residential development 

(both on scattered lots and a plan of subdivision under development). These uses are elaborated 

upon in Section 2 of the Report. 
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Figure 2 - Aerial of Secondary Planning Area 

 
Source: Monteith Brown Planning Consultants, 2019
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Three large agricultural parcels constitute the majority of the land within the Secondary Planning 

Area. The westernmost parcel (Joann Van Engelen) is the largest of the three lots comprising an 

area of approximately 71.8 hectares (177 ac) (see Photo 1). The northerly portion of this parcel 

(approximately half) is contained in the Secondary Planning Area and includes a portion of the 

Rotary Memorial Trail along the western boundary of the lot. 

Photo 1 - West Parcel with the Rotary Memorial Trail 

 
Source: Monteith Brown Planning Consultants, 2019 

The DeGroot Watercourse is a tributary of the Sydenham River and meanders through westerly 

parcel in a generally north-south direction (See Photo 2). The associated valley feature along the 

DeGroot Watercourse is relatively flat with steep sides sloping down approximately 5m from the 

adjacent agricultural table lands. 

Photo 2 - Looking East along the DeGroot Watercourse from Rotary Memorial 

Trail 

 

Source: Monteith Brown Planning Consultants, 2019 



 Monteith Brown Interim Report #1 – Draft Background Report and Land Use Options 

 Planning Consultants North Meadows Secondary Plan, Strathroy 

 

 

January 2020  Page 8 of 137 

The middle parcel (1263030 Ontario Ltd. & Vegso Farms Ltd.) comprises an area of approximately 

22.4 hectares (55.3 ac). The middle parcel is divided from the west parcel by an unopened road 

allowance which cuts across the Secondary Planning Area at the intersection of Adair Boulevard 

and Second Street and contains a narrow hedgerow (See Photo 3). 

Photo 3 - Unopened Road Allowance with a Hedge Row Between the Middle and 

west Parcels 

 
Source: Monteith Brown Planning Consultants, 2019 

The easternmost, and smallest, lot (Don & Marilee Campbell) comprises an area of approximately 

17.6 hectares (43.5 ac) (See Photo 4). This is the only one of the large agricultural parcel currently 

occupied by buildings and structures and contains an active livestock operation.  

Photo 4 - Farm Buildings Located on East Parcel 

 
Source: Monteith Brown Planning Consultants, 2019 
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There are a total of eight existing single unit detached dwellings in the area, all on separate lots 

located on the south side of Second Street (County Road No. 33) (See Photo 5). Six of these are in 

the northwest corner of the Secondary Planning Area on the south side of Second Street, while 

the other two dwellings are located between the middle and easterly agricultural parcels.. 

Photo 5 - Existing Residential Dwellings on Second Street 

 
Source: Monteith Brown Planning Consultants, 2019 

A 42-lot plan of subdivision on an area of approximately 6.4 hectares (17.8 ac) is currently 

proposed on the lands exempt from the Secondary Planning Process adjacent to the end of Thorn 

Drive. While exempt from the process, the Secondary Plan will incorporate the draft plan of 

subdivision into all of the planning and servicing considerations afforded to the Secondary 

Planning Area.  

Photo 6 - Looking Northwest at lands Exempt from Secondary Plan 

 
Source: Monteith Brown Planning Consultants, 2019 
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The Rotary Trail meanders through the subject lands, serving as a pedestrian connection between 

downtown Strathroy and the north end (See Photo 7). The trail is an important pedestrian 

connection between north Strathroy and the downtown and is popular with local walkers and 

runners. There are several branches of the trail within the woodlands adjacent to the south and 

west of the Secondary Planning Area. Within the Secondary Planning Area the trail currently runs 

along the western and northern edges of the westerly agricultural parcel (See Photo 1). 

Photo 7 - Trail Head for the Rotary Memorial Trail on Second Street 

 
Source: Monteith Brown Planning Consultants, 2019 

The North Middlesex Secondary Planning Area is characterized by the presence of significant 

natural heritage features, including Significant Woodlands and Provincially Significant Wetlands 

which run through North Meadows along the existing watercourses. The Sydenham River Valley 

forms southern boundary of the Secondary Planning Area.  

Photo 8 – Looking South at the DeGroot Watercourse and Sydenham River Valley 

 
Source: Monteith Brown Planning Consultants, 2019 
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 Adjacent Land Uses 

The northern portion of the Strathroy was historically an agricultural area. There are still some 

existing agricultural uses in the area including a livestock farm on the north side of Second Street 

to the northwest of the Secondary Planning Area (See Photo 9). The farm is designated for 

industrial uses over the long term by the Strathroy-Caradoc Official Plan.  

Photo 9 - Farm Located Northwest of the Secondary Planning Area 

 
Source: Monteith Brown Planning Consultants, 2019 

There are several additional areas of residential development along Second Street further to the 

east of the Secondary Planning Area. These houses are typically characterized as being large estate 

residential lots, which are set back very far from Second Street (See Photo 10) 

Photo 10 - Estate Residential Dwellings to the East on Second Street 

 
Source: Monteith Brown Planning Consultants, 2019 
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With new housing development to the west and the establishment of the Strathroy District 

Collegiate Institute and Holy Cross Catholic Secondary School (See Photo 11), Gemini Sportsplex 

and Providence United Reformed Church (all within the past 20 years), the area is experiencing 

unprecedented growth and opportunity.  

Photo 11 - Combined Public and Catholic High School Adjacent to the Secondary 

Planning Area 

 
Source: Monteith Brown Planning Consultants, 2019 

The Gemini Sportsplex, located immediately north of the high schools,  provides two full size ice 

pads, four soccer fields, and several meeting / multi-purpose rooms (See Photo 12). 

Photo 12 - Gemini Sportsplex to the North of the Secondary Planning Area 

 
Source: Monteith Brown Planning Consultants, 2019 
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Immediately to the west of North Meadows is an area of existing residential development. The 

area is primarily comprised of single detached residential dwellings built over the last several 

decades (See Photo 13). There are several areas still under development including a crescent to 

the south of Thorn Drive as well as North Grove Heights, a subdivision immediately south of 

Second Street (See Photo 14). 

Photo 13 Existing Residential to the West of North Meadows 

  
Source: Monteith Brown Planning Consultants, 2019 

Photo 14 - New Development Continues to the West of the Secondary Planning 

Area  

 
Source: Monteith Brown Planning Consultants, 2019 
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3. DEMOGRAPHICS 

The Municipality of Strathroy-Caradoc is projected to have significant growth over the next 20 

years due to several factors.  The Municipality has easy access to the 400 Series Highways which 

allows easy access to the City of London, Kitchener-Waterloo and the Greater Toronto Area to the 

east; and Sarnia and the international border with the US to the west. Strathroy and Mt. Brydges 

benefit from competitive land and development costs compared to London and other large 

municipalities in Southwestern Ontario. In comparison to these other larger municipalities, 

Strathroy-Caradoc remains an affordable place for young families to purchase a first house, as well 

as for people to downsize and retire to once their children have moved out of the house. Growth 

within the municipality is expected to continue to increase for the foreseeable future as a result of 

these combinations of factors.  

 Municipality of Strathroy-Caradoc Population and Housing 

Projections 

The Municipality of Strathroy-Caradoc is currently undertaking a residential land needs 

assessment in preparation for the upcoming review of the Municipality’s Official Plan. The 

residential land needs assessment is a multi-staged process that will include: 

 projections for the number of people and dwellings that will need to be accommodated 

within the Municipality over the next 20 years; 

 recommendations for the desired mix of various forms and densities of housing;  

 an evaluation of the available land supply that can accommodate residential growth within 

the municipality, taking into consideration constraints on development and the desired 

density of housing; and 

 if it is found that there is a deficit of land available to accommodate the projected growth 

within the municipality, then a future assessment of alternative directions for growth will 

be undertaken as part of the Official Plan review. 

At the time of writing of this report, the Municipality has completed the population and housing 

projections for the Municipality to the year 2036 (Building and Planning, 2019). These projections 

for the entire municipality will be discussed in the sections below as well as projections for the 

number of people and dwellings that are projected to be accommodated within the North 

Meadows Secondary Planning Area.  
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Based on the technical studies completed and discussions with the Municipality, assumptions have 

been made regarding the desired mix of housing forms and densities and estimates for the land 

available for development within the North Meadows Secondary Planning Area. These 

assumptions are subject to review and will be updated through the secondary planning process 

as more information becomes available. 

 Recent Development Activity 

In its projections for population and housing the Municipality has noted that there has been a 

significant acceleration in development acitvity within the Municipality over the past couple of 

years.  Between 2010 and 2014  there was an average of 75 building permits issued per year. 

Starting in 2015 there was a significant  increase in development activity with an averge of 225 

building permits issued each year between 2015 and 2018. This trend has continued in 2019, with 

207 building permits issued as of October 31, 2019. 

Table 1 - Housing Starts in Strathroy-Caradoc 

Year Singles & Semis Row Apartment All 

2010 70 0 4 74 

2011 52 0 6 58 

2012 71 0 6 77 

2013 74 0 5 79 

2014 56 0 29 85 

2015 146 28 42 216 

2016 128 32 46 206 

2017 216 26 53 295 

2018 152 31 0 183 

2019* 120 49 38 207 

* Represents year-to-date as of October 31, 2019 

Source: Municipality of Strathroy Caradoc; Hemson Consulting Ltd. 

The sustained elevated levels of development activity are expected to continue in Strathroy-

Caradoc for the next several year as will be discussed further in the following sections. 
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 Strathroy-Caradoc Population 

Historically the Municipality of Strathroy-Caradoc has grown at just below a 1% average annual 

growth rate from 18,100 people in 1996 to 21,600 in 2016 (See Table 2). 

Table 2 - Historical Population Growth for the Municipality of Strathroy-Caradoc 

 1996 2001 2006 2011 2016* Change Rate 

Population 18,100 19,114 19,977 20,978 21,600 3,500 0.97% 

* 2016 Census population includes a 3.5% adjustment for an estimated census undercount 

Source: Municipality of Strathroy-Caradoc, County of Middlesex 

The Municipality projected that the population of Strathroy-Caradoc will grow by an estimated 

5,990 people from 21,600 in the 2016 Census of Canada to 27,590 in 2036 (See Table 3). This 

represents an average annual growth rate of 1.39% over the 20 year period. This is based on the 

County of Middlesex’s high growth rate projection for the municipality due to the recent and 

unprecedented increase in residential development activity within Mt. Brydges and Strathroy. This 

has resulted in a substantial reduction in the available land supply for residential development at 

a much faster rate than previously anticipated, and has led to local builders advising the 

Municipality that there is a shortage of existing lots available for development.  

Table 3 - Projected Population Growth for the Municipality of Strathroy-Caradoc 

Scenario 2016* 2021 2026 2031 2036 Change Rate 

Low 21,600 22,580 23,600 24,660 25,780 4,180 0.97% 

High 21,600 23,900 25,220 26,460 27,590 5,990 1.39% 

* 2016 Census population includes a 3.5% adjustment for an estimated census undercount 

Source: Municipality of Strathroy-Caradoc, County of Middlesex 

When undertaking the population projections, the County of Middlesex used a variety of methods 

to project population growth over the 20 year period from 2016-2036 including a cohort-survival 

model projection, the population projection undertaken during the recent employment land 

needs assessment for the County, a geometric projection of historical trends, and projections 

provided by the Ontario Ministry of Finance. The geometric continuation of historical trends was 

used for the low scenario for Strathroy-Caradoc and the Ministry of Finance projections were used 

for the high scenario. The cohort-survival model was deemed to accurately predict changes to the 

existing population living in Strathroy-Caradoc, however, it did not sufficiently account for the 

significant in-migration that appears to be occurring within the Municipality. 
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Municipal staff have estimated that approximately 70% of the growth and development will be 

within Strathroy, and 30% of the development will be within Mt. Brydges which would yield 

approximately 4,200 new residents in Strathroy and 1,800 in Mt. Brydges by 2036.  

The Municipality of Strathroy-Caradoc is currently updating the Development Charge Study 

(Hemson Consulting Ltd.) for the Municipality, and updated population projections have been 

completed as part of this study (See Table 4). The projections estimate that the Municipality will 

continue to grow with a gradually declining growth rate, and will have approximately 26,624 

people and 12,472 dwellings in 2036. The Development Charge Study estimates that there will be 

approximately 4,475 new people and 3,494 new dwellings in the Municipality between 2019 and 

2036. 

Table 4 - Population Projections for Development Charge Study 

Year 
Census 

Population 

Population 

Growth 

Growth 

Rate 

Occupied 

Households 

Household 

Growth 

Household 

Size 

2019 22,150 444  8,978 183 2.47 

2020 22,602 453 2.0% 9,185 207 2.46 

2021 23,064 461 2.0% 9,411 226 2.45 

2022 23,313 250 1.1% 9,642 231 2.42 

2023 23,565 252 1.1% 9,879 237 2.39 

2024 23,820 255 1.1% 10,122 243 2.35 

2025 24,077 257 1.1% 10,371 249 2.32 

2026 24,337 260 1.1% 10,573 202 2.3 

2027 24,572 235 1.0% 10,759 186 2.28 

2028 24,809 237 1.0% 10,948 189 2.27 

2029 25,048 239 1.0% 11,141 193 2.25 

2030 25,290 242 1.0% 11,337 196 2.23 

2031 25,534 244 1.0% 11,536 199 2.21 

2032 25,748 214 0.8% 11,717 181 2.2 

2033 25,964 216 0.8% 11,901 184 2.18 

2034 26,182 218 0.8% 12,088 187 2.17 

2035 26,402 220 0.8% 12,278 190 2.15 

2036 26,624 222 0.8% 12,472 194 2.13 

Source: Hemson Consulting Ltd. 
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 Aging Population and Shrinking Household Sizes 

There are several broad trends which are having a significant impact on the need for housing 

within Strathroy, Ontario and Canada. Over the course of the last several generations the 

anticipated life expectancy has increased significantly which has resulted in many people from the 

large baby-boomer generation living much longer (often living alone) and beginning to enter 

retirement now. As people age they require different types of housing and the aging population 

will continue to be a significant driver for smaller dwellings, building types, and services which are 

designed specifically for older populations. 

This trend is apparent in Middlesex County where the Ministry of Finance ( Ontario Ministry of 

Finance, 2019) projects that the portion of the population over the age of 70 is expected to nearly 

double from 11.5% to 20.0% between 2017 and 2041 (See Table 5). Over the same period the 

percent of the population under the age of 10 is expected to fall slightly by approximately 1%, 

while the portion between 10 and 24 is expected to fall slightly by approximately 1.5%. Similar 

decreases are expected within the working age population where those between 25 and 44 are 

expected to fall from 27.6% to 24.9%, while older adults between 45 and 69 are expected to fall 

from 31.9% to 28.6%.  

Table 5 - Middlesex County Percent of Population by Age Groups 

Year 0-9 10-24 25-44 45-69 70+ 

2017 10.6% 18.4% 27.6% 31.9% 11.5% 

2021 10.4% 17.5% 28.6% 30.6% 12.8% 

2026 10.4% 16.9% 28.4% 29.4% 14.9% 

2031 10.2% 16.9% 27.3% 28.3% 17.3% 

2036 9.8% 16.9% 26.1% 27.9% 19.3% 

2041 9.6% 16.9% 24.9% 28.6% 20.0% 

Source: Ministry of Finance 
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In conjunction with the aging population, other trends that have led to a reduction in household 

sizes in recent years and which are expected to continue for the foreseeable future include: 

 families waiting longer to have children and tend to have fewer total children; 

 limited immigration to Strathroy (immigrants tend to have larger families); 

 more single parent households; and 

 seniors tending to stay in their own homes for longer, or move into specifically design 

seniors retirement homes, rather than choosing to live with their children’s families. 

As a result of these trends, the average household size in Strathroy-Caradoc has fallen from 2.8 to 

2.50 persons per dwelling between 1996 and 2016 (See Table 6). 

Table 6 - Strathroy-Caradoc Historic Household Size 

 1996 2001 2006 2011 2016* 

Persons 2.8 2.7 2.6 2.6 2.5 

* 2016 Census population includes a 3.5% adjustment for an estimated census undercount 

Source: Municipality of Strathroy-Caradoc, County of Middlesex 

This trend is expected to continue for the foreseeable future, with the average dwelling size 

expected to continue to fall to 2.17 persons per dwelling by 2036 (See Table 7).  

Table 7 - Strathroy-Caradoc Projected Household Size 

 2016 2021 2026 2031 2036 

Persons 2.50 2.42 2.34 2.25 2.17 

Source: Municipality of Strathroy-Caradoc, 2016 Census of Canada 

The decrease in dwelling size impacts the residential land supply and the amount of land needed 

to accommodate the projected population growth in so far as when household sizes fall, more 

dwellings are required to house the same number of people.  
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Between the 2015 and current draft of the 2019 Development Charge Study the number of persons 

per unit has continued to fall in all dwelling types (See Table 8): 

Table 8 - Persons per Unit by Dwelling Type (2015 & 2019) 

 Singles 

& Semis 

Row & 

Multiples 

Apartments Overall 

2015 3.03 2.44 1.58 2.57 

2019 2.79 2.30 1.45 2.46 

Source: Hemson Consulting Ltd. 

At the time of writing and preparing the background report and supporting technical studies, the 

update to the Development Charge Study is currently in progress, and the projections contained 

within it have not been endorsed by Council. As such, this background report and the supporting 

technical studies have been prepared based on the latest information that has been endorsed by 

council from the 2015 Development Charge Study and Municipality’s population projections. Any 

revisions to the projected growth for the Municipality will be incorporated into the North 

Meadows Secondary Plan. 

 Strathroy-Caradoc Dwellings 

Based on the projections for population growth and household sizes, the County projected that 

Strathroy-Caradoc is expected to require between 3,425 (the “low scenario”) and 4,259 (the “high 

scenario”) new residential dwellings between 2016 and 2036 (See Table 9). Due to the recent 

increase in development activity, the Municipality has identified that the County’s high scenario 

(4,259 new residential dwellings) is the more likely projection for the Municipality. 

Table 9 - Projected Dwellings in Strathroy-Caradoc 

Scenario 2016 2021 2026 2031 2036 Change 

Low 8,455 9,331 10,085 10,960 11,880 3,425 

DC Study 8,294 9,411 10,573 11,536 12,472 4,178 

High 8,455 9,876 10,778 11,760 12,714 4,259 

Source: Municipality of Strathroy-Caradoc; County of Middlesex; Hemson Consulting Ltd. 
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Based on these projections the Municipality anticipates that an average of approximately 212 new 

residential dwellings will be required to be built per year. 

The second and third reports for the residential land needs analysis, which will provide direction 

for the desired mix of various forms and densities of housing within the Municipality, are still in 

progress. Based on discussions with Municipal staff, the following mix of housing forms and 

densities have been assumed, as shown in Table 10: 

Table 10 – Desired Mix of Housing Forms and Densities 

Housing 

Form 

Density 

(u/ha)* 

Density 

(u/ac)* 

% of 

Dwellings 

Household 

Size** 

Low 15 6 65 3.0 

Medium 30 12 25 2.4 

High 62 25 10 1.6 

* units per hectare of residential land including streets, but excluding land for parks, schools, 

 other servicing infrastructure, natural hazards and environment features 

** from 2015 Development Charge Study (Hemson Consulting Ltd., 2015) 

Source: Municipality of Strathroy-Caradoc, Hemson Consulting Ltd., 2015 

 Land Available for Development within North Meadows  

To estimate the number of people and dwellings that can be accommodated within the Secondary 

Planning Area a number of assumptions have been made regarding the land available for 

development based upon the supporting technical studies and discussions with the Municipality.  

1. Based on the recommendations of the Environmental Features and Natural Hazards 

Report (EFR), it has been assumed that no residential development will be permitted 

within the identified significant features or the recommended buffers. Enhanced buffers, 

beyond what is indicated below, may be required in order to allow for a multi-purpose 

trail around the edge of the significant natural features. When calculating the land 

available for development, the following ecological buffers have been assumed around 

natural environment features based on the recommendations of the EFR: 

a. 30m buffer around all wetlands; 

b. 10m buffer around all valleylands; and 

c. 10m buffer around all woodlands. 
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2. Based on the constraints to development that have been identified in the preliminary 

Environmental Features and Natural Hazards Report, it has been identified that there is 

approximately 57.9 ha of land that has been identified has having low environmental 

constraints and is available for development within the North Meadows Secondary 

Planning Area. This estimate excludes the lands exempt from the Secondary Planning 

Process. 

3. Through consultation with the Thames Valley District School Board it has been identified 

that a site for a new elementary school may be required within the Secondary Planning 

Area. For the purposes of this analysis it has been assumed that a 3 hectare elementary 

school site will be required within the Secondary Planning Area until such time as 

confirmation is received from all school boards regarding whether there is a need for a 

school block.  

4. Based on the Municipal Servicing Report, it has been estimated that approximately 1.65 

ha of land will be required for stormwater management facilities and sanitary pumping 

station(s). It has been assumed that one stormwater pond will be required to the west of 

the DeGroot Watercourse and a second pond to the east of the DeGroot Watercourse. It 

has been assumed that a sanitary pumping station will be located in the proposed park 

to the west of the DeGroot Watercourse. 

5. It has been assumed that a 1.0 hectare commercial plaza will be located within the 

Secondary Planning Area to provide retail and services to the local residents and students 

at the adjacent high schools. 

6. Based on the recommendations of the Recreation, Trails, and Open Space Report, it has 

been assumed that approximately 4.6 hectares of parkland will be acquired within the 

Secondary Planning Area.  

Based on the above assumptions, it is assumed that there is approximately 48.1 hectares of 

land available for residential development within the Secondary Planning Area. 

A possible “enhanced buffer” with an additional 3m of width around all natural features to provide 

for a trail outside of the ecological buffers identified in Assumption #1 would require 

approximately 1.1 ha of additional land for the buffers, leaving approximately 47.0 ha of land 

available for residential development. 
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 Projected North Meadows Population and Households 

Based on the preceding assumptions, including the mix of dwelling types, densities, and amount 

of land available for development, it is estimated that the North Meadows Secondary Planning 

Area will be able to accommodate approximately 902 new dwellings with approximately 2,470 new 

residents (See Table 11). Projections for the final Secondary Plan will be updated as required based 

on the latest available data. 

Table 11 - Projected Number of People and Dwellings 

Housing 

Form 

Land 

(Hectares) 

Land 

(Acres) 

# of  

Dwelling Units 

# of 

Persons 

Low 39.2 96.9 588 1,783 

Medium 7.5 18.4 244 546 

High 1.4 3.6 90 141 

Total 48.5 118.9 902 2,470 

Source: Monteith Brown Planning Consultants 

If the “enhanced buffers” with an additional 3m of width are implemented, then it is projected that 

the Secondary Planning Area could accommodate approximately 883 dwellings and 2,420 

residents. 
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4. PLANNING POLICY FRAMEWORK 

The following section will review the legislative and policy framework guiding the creation of the 

North Meadows Secondary Plan. 

 Planning Act 

The Planning Act (1990), and more specifically Section 22(2.1.2), defines a “secondary Plan as 

follows: 

Interpretation, secondary plan 

(2.1.2)  For the purpose of subsection (2.1.1), a secondary plan is a part of an official plan, added 

by way of an amendment, that contains policies and land use designations that apply to multiple 

contiguous parcels of land, but not an entire municipality, and that provides more detailed land 

use policy direction in respect of those parcels than was provided before the amendment. 2017, 

c. 23, Sched. 3, s. 8 (1). 

Similar to an Official Plan Amendment (OPA), there is effectively a two-year moratorium placed on 

applications or requests to amend a secondary plan. 

The Planning Act governs the manner in which a Municipality may amend its Official Plan and 

ultimately seek the approval of the OPA through the approval authority (in this case the County 

of Middlesex). The procedures for public and agency input, circulation and the appeal process are 

all set out in the Act and the onus is on the Municipality to ensure these requirements are satisfied. 

 Building Better Communities and Conserving Watersheds Act, 2017 

Bill 139, the Building Better And Conserving Watersheds Act, received Royal Assent on December 

12, 2017 and was proclaimed on April 3, 2018. The Bill brought in significant changes to the 

Planning Act including the elimination of de novo hearings and limiting the Local Planning Appeal 

Tribunal’s (known as the “LPAT” or formerly the Ontario Municipal Board) authority to overturn a 

decision of a local council or planning authority related to official plans, by-laws and plans of 

subdivision to situations where the decision does not conform or is inconsistent with provincial 

policies or municipal plans. Bill 108, The More Home, More Choices Act, undid many of the 

changes from Bill 139 including reinstating the de novo hearings, and reintroducing the test of 

good land use planning as is discussed further in the following section.  
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One change introduced by Bill 139 and maintained in Bill 108 is a restriction on applications to 

amend new secondary plans for two years, unless permitted by Council. 

 More Homes, More Choices Act, 2019 

The More Homes, More Choices Act received Royal Assent on June 6, 2019 and the majority of its 

changes to the Planning Act and Development Charges Act were proclaimed on September 3rd, 

2019, with the exception of the changes related to the replacement of Section 37 Bonus Zoning 

with a new Community Benefits Charge. 

Community Benefits Charge 

One of the key changes to be brought in by Bill 108 will repeal and replace Section 37 of the 

Planning Act and Section 2 (4) of the Development Charges Act. In place of the previous Section 

37 of the Planning Act, municipalities will be able to pass a Community Benefits Charge By-Law: 

Community benefits charge by-law 

(2) The council of a municipality may by by-law impose community benefits charges against 

land to pay for the capital costs of facilities, services and matters required because of 

development or redevelopment in the area to which the by-law applies. 2019, c. 9, Sched. 12, 

s. 9. 

What charge can be imposed for 

 (3) A community benefits charge may be imposed only with respect to development or 

redevelopment that requires, 

(a) the passing of a zoning by-law or of an amendment to a zoning by-law under section 

34; 

(b) the approval of a minor variance under section 45; 

(c) a conveyance of land to which a by-law passed under subsection 50 (7) applies; 

(d) the approval of a plan of subdivision under section 51; 

(e) a consent under section 53; 

(f) the approval of a description under section 9 of the Condominium Act, 1998; or 

(g) the issuing of a permit under the Building Code Act, 1992 in relation to a building or 

structure. 2019, c. 9, Sched. 12, s. 9. 

Excluded facilities, services and matters 

(5) A community benefits charge may not be imposed with respect to the following: 

1.  Facilities, services or matters associated with any of the services set out in subsection 2 

(4) of the Development Charges Act, 1997. 

2.  Such other facilities, services or matters as are prescribed. 2019, c. 9, Sched. 12, s. 9. 
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Subsection 2 (4) of the Development Charges Act, specifies the services for which development 

charges can be used to pay for: 

What services can be charged for 

(4) A development charge by-law may impose development charges to pay for increased capital 

costs required because of increased needs only for the following services: 

1.  Water supply services, including distribution and treatment services. 

2.  Waste water services, including sewers and treatment services. 

3.  Storm water drainage and control services. 

4.  Services related to a highway as defined in subsection 1 (1) of the Municipal Act, 2001 

or subsection 3 (1) of the City of Toronto Act, 2006, as the case may be. 

5.  Electrical power services. 

6.  Policing services. 

7.  Ambulance services. 

8.  Fire protection services. 

9.  Toronto-York subway extension, as defined in subsection 5.1 (1). 

10. Transit services other than the Toronto-York subway extension. 

11. Waste diversion services. 

12. Other services as prescribed. 2019, c. 9, Sched. 3, s. 2. 

As a result of the changes to the Planning Act and Development Charges Act, municipalities will 

no longer be able to impose Development Charges to cover “soft services” such as parks and 

recreational facilities It is unclear at the moment whether pathways, upon which vehicles such as 

bicycles can travel, are considered a Highway and as a result must be funded through development 

charges as opposed to community benefit charges. 

The new Community Benefits Charge will allow for municipalities to collect charges to fund capital 

costs of facilities, services and matters required because of development or redevelopment for 

services not covered by development charges, up to a prescribed limit. At the time of writing 

details about the implementation of the Community Benefit Charges are still being determined 

and the prescribed limit has not been established by the Ministry. 

While the above-noted changes to the Planning Act have not been formally proclaimed, it will be 

necessary to monitor the legislation to ensure that any and all new requirements pertaining to the 

approval of the Secondary Plan are satisfied. 
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Other Changes to Provincial Legislation 

There were other significant changes to the Planning Act that were proclaimed on September 3rd, 

2019, including: 

 repealing provisions relating to restricting the grounds of appeal (decision to adopt and 

approve an official plan) to inconsistency with a policy statement, non-conformity with or 

conflict with a provincial plan or, in the case of the official plan of a lower-tier municipality, 

non-conformity with the upper-tier municipality’s official plan; 

 shortened timelines for decisions related to official plans, zoning by-laws and plans of 

subdivision (before a right to appeal arises); 

 limitations on third party appeals of plans of subdivision, including appeals of a decision 

on a draft plan or subdivision, lapsing provision or any condition of draft plan approval; 

and 

 the Minister may require a local municipality to adopt or establish a development permit 

system that applies to a specified area or to an area surrounding and including a specified 

location. 

 Provincial Policy Statement, 2014 

The Provincial Policy Statement (“PPS”) is issued under Section 3 of the Planning Act and became 

effective on April 30, 2014. It replaces the earlier 2005 version of document. The PPS represents 

the general planning policy guidelines issued by the Province of Ontario. 

In any matters related to planning and any decisions made by the Council of a municipality under 

the Planning Act, the PPS is quite clear in its mandate: 

“ In respect of the exercise of any authority that affects a planning matter, section 3 of the 

Planning Act requires that decisions affecting planning matters “shall be consistent with” policy 

statements issued under the Act.” 

Of primary consideration in developing the North Meadows Secondary Plan are the PPS policies 

with regard to Settlement Areas. As stated in Section 1.1.3.1:  

1.1.3.1 Settlement areas shall be the focus of growth and development, and their vitality and 

regeneration shall be promoted.  

1.1.3.2 Land use patterns within settlement areas shall be based on:  

a) densities and a mix of land uses which:  

1. efficiently use land and resources;  
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2. 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;  

3. minimize negative impacts to air quality and climate change, and promote 

energy efficiency;  

4. support active transportation;  

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

6. are freight-supportive; and  

b) a range of uses and opportunities for intensification and redevelopment in 

accordance with the criteria in policy 1.1.3.3, where this can be accommodated. 

With respect to providing for an appropriate blend of housing types and densities, municipalities 

are expected to have the ability to accommodate residential growth for a minimum of ten years 

[Section 1.4.1 a)]. Enough serviced land must be available to ensure a minimum three-year supply 

of residential units [Section 1.4.1 b)]. The appropriate mix and density of housing types is to be 

provided to meet the projected requirements by establishing minimum targets for all forms of 

housing and all forms of intensification. New residential development is encouraged where the 

cost of housing is minimized and where a compact form is facilitated [Section 1.4.3]. 

For matters concerning public spaces, recreation, parks, trails and open space, the promotion of 

healthy, active communities are encouraged through public safety, planning for a full range of 

publicly accessible trails and open space areas and minimizing negative impacts on them [Section 

1.1.5] 

Policies with respect to Infrastructure and public service facilities are iterated as follows: 

1.6.1 Infrastructure, electricity generation facilities and transmission and distribution systems, 

and public service facilities shall be provided in a coordinated, efficient and cost-effective manner 

that considers impacts from climate change while accommodating projected needs.  

Planning for infrastructure, electricity generation facilities and transmission and distribution 

systems, and public service facilities shall be coordinated and integrated with land use planning 

so that they are:  

a)  financially viable over their life cycle, which may be demonstrated through asset 

management planning; and 

b) available to meet current and projected needs. 1.6.3 Before consideration is given to 

developing new infrastructure and public service facilities:  
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1.6.4 Infrastructure and public service facilities should be strategically located to support the 

effective and efficient delivery of emergency management services.  

1.6.5 Public service facilities should be co-located in community hubs, where appropriate, to 

promote cost-effectiveness and facilitate service integration, access to transit and active 

transportation. 

Dillon Consulting has prepared a Municipal Serving Report (December 2019) to address the 

requirements for future water servicing, sanitary servicing and stormwater management. Detailed 

servicing plans will be designed and approved as more specific development proposals are 

submitted to the Municipality. 

Natural heritage features will play a prominent role in any future land use concepts given the 

extent and coverage of such features within the study area. Section 2.1.1 of the PPS requires that 

“Natural features and areas shall be protected for the long term”. To address these requirements, 

Dillon Consulting has prepared An Environmental Features and Natural Hazards Report in order 

to determine potential environmental constraints on future development scenarios. Potential 

mitigation measures to minimize or eliminate impacts on the natural features are also addressed. 

For areas where natural hazards have been identified, development is generally prohibited except 

in certain circumstances. 

Provincial Policy Statement Review 

The Government of Ontario is undertaking a review of the Provincial Policy Statement. At the time 

of writing the window for public comment has passed; however, the final changes to the Provincial 

Policy Statement have not been announced. The province released several key proposal details 

previously, including changes to the land supply requirements: 

 Municipalities are required to ensure sufficient land shall be made available to 

accommodate an appropriate range and mix of land uses to meet projected needs for a 

time horizon of up to 25 years (up from 20 years previously); 

 Municipalities are required to increase the supply of land designated and available for 

residential development from a minimum of 10 years to 12 years of projected growth; and 

 Municipalities are still required to maintain a 3 year supply land for residential growth that 

is zoned for development and has servicing capacity, however they Municipalities are now 

permitted to maintain up to 5 years supply of such lands. 

The above-noted changes to the Provincial Policy Statement have not been adopted to-date. It 

will be necessary to monitor further updates related to the review of the Provincial Policy 

Statement to ensure that any and all new requirements pertaining to the approval of the 

Secondary Plan are satisfied. 
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 County of Middlesex Official Plan 

The County of Middlesex Official Plan (2006) was originally adopted on September 9, 1997 and 

approved on December 17, 1997 and then updated in July 2006. The subject lands are situated 

within the designated ‘Urban Settlement Area’ of Strathroy.  The County of Middlesex remains the 

approval authority with respect to the Strathroy-Caradoc Official Plan and any amendments 

thereto, including the approval of Secondary Plans. 

Policies with respect to these designated ‘Settlement’ areas are as follows: 

2.3.8 Settlement Areas 

The local municipality shall have the primary responsibility for detailed planning policy within 

the Settlement Areas, and those locally designated hamlets which form part of the Agricultural 

Area, as shown on Schedule A. Urban Areas and Community Areas shall be the focus for future 

growth including residential, commercial and industrial development. These areas are 

characterized by a range of land uses and have full services or where warranted, partial services, 

as described in Section 2.3.2. Designated Hamlets in Agricultural Areas may accommodate a 

limited amount of the anticipated County growth and development. 

2.3.8.1 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. Proposals to 

expand the boundary of an Urban Area as included in the local Official Plan shall require a 

comprehensive review and may require an amendment to the County Plan if such expansion is 

deemed to alter the County’s Growth Management Strategy. 

Permitted uses in designated ‘Urban’ areas are outlined as follows: 

3.2.4.1 Permitted Uses 

The local official plans shall provide detailed land use policies for the uses permitted in Urban 

Areas. These uses shall include: 

a) A variety of housing types; 

b) Commercial uses; 

c) Industrial uses; 
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d) Community Facilities;3-4 DETAILED LAND USE POLICIES 

e) Natural System elements; 

f) Recreation and Open Space, including active and passive recreation activities; and 

g) Other specific land use designations necessary to reflect the unique needs and character 

of each Urban Area. 

New livestock operations shall not be permitted in Urban Areas. No expansion of existing 

livestock operations shall be permitted beyond the existing requirements of the Minimum 

Distance Separation Formula II. 

On matters related to public participation, the County Official Plan states: 

4.6 PUBLIC PARTICIPATION 

County Council and local municipal Councils shall actively encourage public participation by 

seeking the opinions and the advice of individuals and community and stakeholder groups in 

the on-going task of implementing, monitoring and reviewing this Plan. County Council and the 

local municipal Councils shall ensure that the public is adequately notified and consulted, 

consistent with the following events: 

• during the course of determining the need to review the Official Plan; and 

• during the course of preparing and considering planning policies, studies and strategies 

associated with: 

i) official plan amendments and review processes; 

ii) the development of zoning by-laws; 

iii) issue based studies; 

iv) secondary plans and area studies; 

v) Community Improvement Plans; 

vi) urban design, streetscaping and downtown revitalization plans and guidelines; and 

vii) other matters deemed appropriate. 

Overall and in terms of having any bearing on the preparation of a Secondary Plan, the County 

of Middlesex Official Plan generally has, since its inception, left detailed planning policy in the 

hands of the local municipalities. To the extent that the North Meadows Secondary Plan must 

ultimately be approved by the County, it is acknowledged that the Secondary Plan must be in 

conformity with the County Official Plan as part of the overall planning framework. As 

previously indicated, the County is the approval authority and the Official Plan amendment to 

incorporate the Secondary Plan into the Strathroy-Caradoc Official Plan will ultimately be 

approved by County Council. 
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 Municipality of Strathroy-Caradoc Official Plan  

The Strathroy-Caradoc Official Plan (2019), adopted on April 18, 2006 and approved on July 17, 

2007, replaced the official plans of the Town of Strathroy and the Township of Caradoc (adopted 

in 1975 and 1991 respectively). In early 2015 a comprehensive update to the Official Plan was 

adopted and approved. As of May 2019, 10 amendments to the Official Plan have occurred.  

The North Meadows Secondary Plan lies within the designated ‘Settlement Area’ boundary of 

Strathroy on Schedule ‘A’ to the Official Plan and is identified as a ‘Special Study Area’ on Schedule 

‘C’ (see Figure 3).  

Figure 3 – Excerpt from Strathroy-Caradoc Official Plan Sched. C – Special Policy 

Areas 

 
Source: Municipality of Strathroy-Caradoc Official Plan – Schedule C  

In addition to the general policies applying to lands designated ‘Residential’ on Schedule ‘B’, more 

specific policies apply to the subject lands and provide the underlying basis for preparing a 

Secondary Plan, addressed in the Official Plan as follows: 

3.3.4.13 NORTH MEADOWS, SAULSBURY AND QUEENS SECONDARY PLANS – SPECIAL STUDY 

AREAS 

For the special study areas identified as North Meadows, Saulsbury and Queens Secondary Plans 

on Schedule ‘C’, the preparation of secondary plans shall be undertaken to establish a framework 
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or concept for subsequent planning approvals such as plans of subdivision, plans of 

condominium, road patterns and public land acquisitions. Innovative design concepts (e.g. new 

urbanism, fused grid, mixed use, alternative development standards) shall be encouraged and 

supported where they are demonstrated to be clearly beneficial over traditional development 

concepts. In the case of North Meadows, the Environmental Surface Water Management Plan 

for the Strathroy Annexed Area (CH2M Gore & Storrie Ltd., 2000) shall be considered. Prior to 

preparing the plan, an overall statement shall be prepared and approved which describes the 

intended community/neighbourhood character and design principles to guide the preparation 

of the secondary plan. Among the matters to be considered in the preparation of an actual 

secondary plan shall be: 

a) areas for low, medium and high density residential purposes, 

b) general road pattern and pedestrian circulation system, 

c) areas to be maintained in a natural state or reserved as open space, 

d) need for and location/size of parks and school facilities, 

e) buffering measures to reduce potential and use conflicts, 

f) measures to enhance the area under development to improve the quality of life for future 

residents, 

g) stormwater management. 

3.3.4.14 NORTH OF THE SYDENHAM RIVER – THE ‘ISLAND’ 

North of the Sydenham River and south of Second Street in Part Lot 24, Concession II (as shown 

on Schedule ‘C’), constitutes an area of cleared land virtually surrounded by significant 

woodlands and comprising 7 hectares in size. The feasibility of regeneration of all, or part of, the 

area as a natural area shall be considered prior to any approval being given to development the 

lands for residential purposes. 
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Figure 4 – Excerpt from Strathroy-Caradoc Official Plan Sched. B – Land Use & 

Transportation 

 
Source: Municipality of Strathroy-Caradoc Official Plan – Schedule B 

A substantial portion of the ‘Special Study Area’ coinciding with natural heritage features 

associated with the DeGroot Watercourse and woodland areas is identified as ‘Natural Heritage 

Features’ on Schedule ‘D’ and ‘Hazard Land’ on Schedule ‘K’ to the Official Plan (see Figure 5 and 

Figure 6). The precise limit or boundaries of the hazard lands delineation is to be determined at 

the time of development in accordance with Section 6.1.1.1 of the Official Plan. 
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Figure 5 - Excerpt from Strathroy-Caradoc Official Plan Sched. D – Natural 

Heritage Features 

 
Source: Municipality of Strathroy-Caradoc Official Plan – Schedule D 
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Figure 6 - Excerpt from Strathroy-Caradoc Official Plan Sched. K – Sensitivity 

Areas 

 
Source: Municipality of Strathroy-Caradoc Official Plan – Schedule K 

 Municipality of Strathroy-Caradoc Zoning By-Law 43-08 

The Municipality of Strathroy-Caradoc Zoning By-Law (2019) was adopted on September 2, 2008. 

Zoning in the study area has been applied based on existing and future uses. The largest portions 

are zoned Future Development (FD) and Environmental Protection (EP). 

Where lands are zoned Environmental Protection (EP), no buildings or structures are permitted 

with the exception of those in existence and those required or designed for flood control purposes. 

While the specifics of zoning remain an “unknown” at this point in the planning process, the 

Municipality may wish to give consideration to overlay information as a replacement for EP zoning. 

Zoning is generally considered a precise tool while the limits associated with the boundaries of 

natural features, hazard lands and regulated areas are, at best, imprecise.  

The Future Development (FD) Zone applies to undeveloped lands which await the submission of 

detailed plans and municipal approval prior to proceeding with re-zoning. 

Detailed zoning to be applied in the study area must await the submission and approval of 

development plans. The application of additional zones may ultimately be required depending 
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upon the extent and location of any parklands, open space and stormwater management facilities, 

and various densities of residential development. 

 Development Charges Background Study 

On behalf of the Municipality of Strathroy-Caradoc, Hemson Consulting Ltd. presented the 

Development Charges Background Study in January 2015 as part of the approval process of new 

development charges by-law in compliance with the Development Charges Act, 1997. The study 

sets out the results of the review that determines the development-related net capital costs which 

are attributable to new residential and non-residential development that are forecasted to occur 

in the Municipality. The purpose of implementing development charges to fund capital projects 

related to development in Strathroy-Caradoc is to allow new developments to pay for its capital 

requirements and to provide new fiscally responsible services required by the resulting growth. 

In determining the development charges for the municipality, the following analyses were 

included: a forecast of the amount, type and location of housing units, population and non-

residential development anticipated; the average capital service levels provided over the past 10 

years in the Municipality; a review of future capital projects; an examination of the long-term 

capital and operating costs for the capital infrastructure required for each service. The services 

included in the Municipal-wide development charge calculations include, but are not limited to: 

Fire; Police; Indoor Recreation; Park Development and Facilities; Public Works: Buildings and Fleet; 

Cemeteries; Libraries; General Government; and Municipality-Wide Engineering (Roads and 

Related). 

Development forecasts for the 10 year study period, 2015-2024, estimates a population growth 

by 1,469 people and 4,249 people by 2031. Further, population growth in new housing units is 

expected to add 2,556 people over the 10 year period and 6,344 by 2031. 

Between 2015-2024, the Municipality has allocated $12.97 million towards a development-related 

capital program for municipal-wide services and includes the recovery of a variety of municipal 

services; $54.59 million has been allocated for area-specific services. 

Following the Background Study, a new development charges by-law (By-law No. 14-15) was 

adopted on March 2, 2015 in order to implement the recommendations of the Study and continue 

to levy development charges. New development within the North Meadows Secondary Planning 

Area will be subject to development charges and fees to fund the capital cost of services 

constructed within the North Meadows area. 

It is understood that the Development Charges Background Study is currently being updated, and 

is expected to be passed by council in early 2020.  
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 Parks and Recreation Master Plan 

A Parks and Recreation Master Plan for the Municipality of Strathroy Caradoc was completed in 

July 2015. This included a Situational Analysis Report (2015) which summarized the research 

undertaken in the preparation of the Master Plan, including a review of demographics and relevant 

trends, the community consultation program, an inventory analysis, and a service delivery and 

operations review. The final Master Plan (2015) summarized the findings from the Situational 

Analysis and provided recommendations for the provision of Parks and Recreation Services. The 

final Parks and Recreation Master Plan was approved by Strathroy Caradoc Council as a working 

document on July 13th, 2015.   

The Master Plan establishes a policy, strategy and implementation framework to plan, prioritize, 

and build community capacity for future parks and recreation facilities, programs and services in 

the Municipality. The Master Plan identifies which services, programs, and facilities are required, 

where they should be provided, and at what quality, over a 10 to 12 year period. 

Section 2.1 of the Master Plan sets out the Vision Statement as follows: 

Strathroy-Caradoc will have a diverse range of parks and recreation activities and venues that 

contribute to improved health and well-being, facilitate individual participation and 

volunteerism, enrich quality of life and community development, and sustain the integrity of the 

natural environment. 

The findings and recommendations arising from the Parks and Recreational Master Plan is 

summarized in further detail as part of the Recreation, Trails & Open Space Analysis (December 

2019) prepared by Monteith Brown Planning Consultants and submitted under separate cover. 

It is noted that the recommendations of the Parks and Recreation Master Plan were prepared prior 

to the recent increase in growth and development activity experience in Strathroy-Caradoc. As a 

result it is noted that further assessment of the Municipality’s parks and recreation facilities will be 

required to more accurately assess the current and future needs of the community. 
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  Middlesex Natural Heritage System Study 

The Middlesex Natural Heritage Systems Study (2014) was prepared by the Upper Thames River 

Conservation Authority (UTRCA), in conjunction with Middlesex County Conservation Authorities, 

and published in October, 2014. The study provides a landscape level assessment of the County’s 

natural heritage features, systems, and functions. The study builds on the earlier 2003 Middlesex 

Natural Heritage Study, which provides the policy basis to protect and rehabilitate the County’s 

woodland and wetland features and systems. The study area includes the corporate County of 

Middlesex, the City of London and the three First Nations Reserves: Oneida Nation of the Thames, 

Chippewas of the Thames First Nation and Munsee-Delaware First Nation. 

In keeping with these previous studies, the importance of natural heritage systems planning has 

been identified, assessed and considered as it pertains to the North Meadows Secondary Planning 

Area as part of the Environmental Features and Natural Hazards Report (December 2019) and 

submitted under separate cover. 

5. CONSULTATION 

 Communication Plan and Public Awareness Campaign 

An essential component to the success of the North Meadows Secondary Plan as a long-term 

planning strategy rests with the Municipality’s ability to harbour public input and engagement. It 

is essential, therefore, that the public is made aware (and kept aware) of the project undertaking 

and the various ways in which they can participate. 

The involvement of the community in a comprehensive consultation program is a fundamental 

cornerstone of any successful planning study. Those participating in the process have included 

neighbouring residents, landowners within the North Meadows Secondary Planning Area, 

businesses, key stakeholders, municipal staff and Council members. Meaningful and targeted 

consultation serves to guide the planning process through the identification of issues, 

opportunities and prioritization of actions and will also facilitate a level of cooperation and 

integration that is necessary for strategic implementation.   

The keys to successful consultation are achieving broad community involvement in the 

formulation of the issues and goals without creating undue expectations, as well as endorsement 

of the overall strategy by key groups and organizations. Involvement of the public and 

stakeholders is essential to create an interest in the topic areas and any issues which may arise, 
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build momentum and increase overall awareness of the process to complete and implement the 

North Meadows Secondary Plan. 

Developing and circulating information regarding the project at the on-set of the process was 

considered imperative in order to involve the public at an early stage. This was achieved through 

the use of promotional materials including a promotional poster, development of a project 

webpage and narratives, e-blasts, feedback forms provided at the public and stakeholders open 

houses, and an on-line survey which ended August 9, 2019. 

On-going communication with the Project Executive Committee, municipal staff and Council are 

considered a vital component throughout the consultation process in order to “keep the lines of 

communication open.” Media sources which the Municipality availed itself of included the local 

radio station 105.7myFM which broadcasts live from Strathroy and has a large public Facebook 

following. An increased and keen level of public interest (both positive and negative) has been 

observed with recent development proposals particularly in Strathroy and Mount Brydges on the 

myFM Facebook site. To this end, the Municipality utilized various social media platforms to 

introduce the North Meadows Secondary Plan project to the public.  

 Public Open House and Stakeholder Workshop 

A Public Open House and Stakeholder Workshop were held on May 15, 2019 at the Gemini 

Sportsplex at 667 Adair Boulevard, Strathroy. The Stakeholder Workshop was held between 2:00 

pm – 4:00 pm and the Public Open House was held at the same venue between 5:00 pm – 7:00 

pm. Members of Council and municipal staff were invited and encouraged to attend. 

For the Stakeholder Workshop, targeted notification was forwarded to the following organizations 

and agencies (See Appendix 1:): 

 Municipality of Strathroy-Caradoc 

 County of Middlesex 

 Township of Adelaide Metcalfe 

 St. Clair Region Conservation Authority 

 Rotary Club of Strathroy 

 Bear Creek Golf & Country Club 

 Thames Valley District School Board 

 London District Catholic School Board 

 Conseil Scolaire Viamonde 

 Conseil Scolaire Catholique Providence
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Photo 15 - Stakeholder Workshop 

 
Source: Monteith Brown Planning Consultants, 2019 

Included as part of the circulation were property owners and real estate agents with active listings 

in the Strathroy area. The Municipality was encouraged to add others as relevant. 

For the Public Open House, notice was circulated using the Municipality’s website and Facebook 

page, in addition to the posting of notice and distribution to all those within 240 metres (787 ft) 

surrounding the North Meadows Secondary Planning Area (See Appendix 2:). 

Photo 16 - Public Open House 

 
Source: Monteith Brown Planning Consultants, 2019 

Both of the above-noted meeting sessions were conducted using a similar, informal round table 

discussion format. A presentation and overview of the North Meadows Secondary Plan was 
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provided by the consultant, followed by the opportunity for questions. Display boards were 

provided and the public was encouraged to review the materials and provide comments where 

applicable. Break-out sessions were formed and moderated, with discussions taking place over a 

range of topics relevant to the study area and challenges and opportunities regarding future 

development. 

Responses to the questions posed during the Stakeholders Workshop and Public Meeting were 

recorded and tabulated by the Consultant team. A summary of the responses is provided in Table 

12 and Table 13. 
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Table 12 -Stakeholder Workshop Comments 

Category Issues, Concerns & Observations 

Traffic  Push/discourage traffic use by new development on Thorn 

Street; push traffic to Second Street. 

 Restrict truck traffic on Second Street. 

 Concern for Traffic at Adair Boulevard and Second Street, 

especially with buses. 

 Consider roundabout at Second Street intersections to control 

traffic. 

 Second Street and Head Street N intersection is a challenge. 

Roads and sidewalks  Conservation authority would justify the tradeoff with the 

naturalized island with the one street crossing of DeGroot 

Watercourse; island is subject special policy area. 

 Implement Streetlight/Roundabout at Adair Boulevard and 

Second Street intersection. 

Road/Cycling 

Connections 

 Connection near PRC. 

 No connection to south from Adair Boulevard down; local street 

route used. 

 Give consideration to future road connection to Metcalfe from 

Second Street; perhaps through Bear Creek Golf Course. 

 How does the proposed development impact the cycling plan? 

Density  Higher density on Second Street. 

 Transition densities higher in the north. 

Road Upgrades  Request for Head Street upgrade and maintenance. 

 Second Street at County Road requires road improvements. 

Servicing  Examine stormwater management opportunities at south; the 

use of SWM ponds, gulley, natural area (i.e. Degroot 

Watercourse). 

 Sanitary pump station opportunities. 

Streetscape Design  Implement sidewalks (some 2-sides), streetlights, trees. 

 Unity Park (Designforhappiness.ca) – Komoka; draw inspiration 

from the vision and design. 

Subdivision Design  Ensure that a sufficient front yard depth is maintained to keep 

vehicles off the sidewalks.  

 Apply sufficient lot coverage to accommodate rear decks and 

porches. 

Land Use  

(Housing) 

 Provide for a range of housing types (do not limit to single unit 

detached) – Municipality must show that it is interested in 

catering to a wide cross-section of people, not just what the 

markets dictate. 

 Range of uses – low, medium, and high; away from arterials. 

 Provision for higher-density uses; townhouses, semi’s, etc. 

Land Use 

(Open Space) 

 Lands at south to consider park/open space option; small 

playground, dog park/off leash park, greenspace, walking/biking 

trail (boardwalk-style). 
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Category Issues, Concerns & Observations 

Land Use 

(Condominiums) 

 Condominium ownership along natural landscape makes it easier 

to control impacts on natural features as opposed to several 

single dwellings. 

 Condominiums could be structured to have a common element 

(i.e. amenity space) space along the natural environmental 

feature. 

 Concern over the need for nicer apartments, not senior 

condominiums. 

Land Use  

(Affordable Housing) 

 Have interest with developing affordable housing (Design for 

Happiness.ca). 

 Set aside lands for affordable, rental housing to provide a 

balance against new $750,000 homes which will invariably be 

developed – rental options are limited in Strathroy. 

 Affordability can be provided through lot sizes, types of dwelling, 

and tenure form (ownership/rental). 

Land Use 

(Seniors Residence) 

 High demand for seniors – can seniors housing be included? 

 More than 25% of development in Strathroy-Caradoc is 

townhomes, which are marketed to seniors. 

Land Use 

(Commercial) 

 No significant desire for commercial – maybe NSC. 

 Interest proposed for north of Second Street to be used for 

commercial and/or institutional use. 

Other Land Uses  Is there demand for library? 

 School board funding regarding day care facilities has been 

changed; no capital development funding for facilities. 

Buffers  Create a buffer between residential and industrial. 

Trails  Most important; envision trail following natural linkage. 

 Need to consider student use of trail; accessible. 

 Trails to provide “calm-tranquil” environment.  

 Create loops and connect to Rotary. 

 Trails should be along the top of the drain. 

 Implementation of a community track/trail that can be used for 

community fundraising runs/activities. 

 Currently a mix of municipal and Conservation authority 

managed trails. 

Natural Areas  Must retain natural areas for the health and enjoyment of the 

future residence – do not want to see the clear-cut expanses 

which have become the norm west of Byron and in the Komoka-

Kilworth areas. 

 Great opportunities for ravine land vistas, but increased flood 

proneness.  

 Consider using natural buffers as parkland, with trails integrated 

into buffers. 

 Interest in parkland along natural features, with integration of 

parkettes. 

 Passive recreational (i.e. open spaces, playgrounds) 

opportunities along natural areas. 

Culvert  Culvert behind subdivision behind removed. 

 Culvert with the trail will stay. 
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Category Issues, Concerns & Observations 

Recreational Facilities  Outdoor play areas and sporting venues are crucial for well-

being and need to be encouraged. 

Additional Educational 

Facilities 

 There must be provision for a new school site. 

 School Board is doing a review currently of a needs assessment 

to determine needs for an additional school; will know their 

needs by the end of the summer. 

 North Manning Glencoe closing and moving to Strathroy District 

Collegiate Institute. There is potential for school block near high 

school or along natural feature. 7-10 acres of land. 

 Potential to locate in regulated areas. 

Bear Creek Golf 

Course 

 Perceived that Golf course will be reducing to 9 holes. 

 Golf course is very wet and would be challenging to cross with a 

road network. 

Community House  A community apartment. 

Environmental 

Analysis 

 Interest in seeing environmental analysis for large parcels of land 

not piecemeal. 

Growth  Municipality to consider what development is transpiring   

further to the east in Adelaide-Metcalfe. 
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Table 13 - Public Workshop Comments 

Category Issues, Concerns & Observations 

Roads and Sidewalks  Adelaide resident’s concern about roads and sidewalks stopping 

at townline. 

 Pedestrians walking on the road because of the lack of 

sidewalks (along Second Road, Centre Road, etc.), creating 

concern for safety. 

 Implement crosswalks along Second Street, especially for 

student safety. 

 Improvements to the road quality, including maintenance and 

ownership, of Second Street should be examined. 

 All adjacent lands on either side of development are in 

Adelaide-Metcalfe which has caused previous infrastructure 

issues (i.e. road widening of Second Street, Adelaide acquired 

land to widen road but no turning lane, sidewalks, bike lanes, 

curbs). 

 Create paved pathways around the edge of subdivision or along 

Second Street to improve connection and for easier cycling 

opportunities. 

Road Connections  Request for road access to Wright Street to Central Road/ Hwy 

81 to reduce Transport Trucks on Second Street. 

 Consider connecting Adair Boulevard to York Street. 

Transport Truck Traffic   Alternative truck routes out of Wright Street to Hwy 81 so that 

no trucks travel down Second Street and risk student safety. 

 Transport traffic to be re-routed to only be accessing industrial 

area via Centre Street – reduce/restrict residential area 

transport traffic. 

 Provisions should be made for an Adair Street connection to 

Metcalfe Street East to take transport truck traffic pressures off 

Head Street. 

 Concern over increased residential traffic interfacing with 

Industrial Truck Traffic on Second Street. 

Vehicular Traffic  Concern on traffic and speed impact on Head Street and Second 

Street. 

 Implement traffic lights at Second Street intersections (e.g. 

Head Street North and Second Street intersection; Agnes Drive 

and Second Street Intersection). 

 Alternative access to the downtown or the South End shopping 

areas, as opposed to Thorn Drive being the primary route. 

 Better circulation/flow for traffic at secondary schools. 

Municipal Servicing 

(sewage/water/waste) 

 Poor sewage capacity for sewer line along Centre Street. 

 Homes on Deborah, Agnes, Thorn, Cassie, Kemp, etc., require 

sump pumps (subdivision area does not drain properly) to be 

running continuously to tackle very wet turf. 

 Concern with heavy clay-based soil impacting infiltration of 

water and induced risk of flooding due to high water table. 

 General concern over the inadequacy of current municipal 

drains to support water drainage following the development – 

hold developers accountable. 
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Category Issues, Concerns & Observations 

 Concern for the adequacy of the current sanitary system to 

handle the additional waste from the proposed influx of homes. 

General Waste  Concern that new group of houses built produce noticeable 

construction waste and general litter on the trails and in the 

subdivision. 

Storm water 

Management 

 Concern for storm water and flooding of river due to 

development. 

 Implementation of storm water ponds – more notably 

implementing them at the south. 

 Implementation of sanitary pump station or using natural area 

(i.e. Degroot Watercourse) to deal with storm water. 

Trails  Accessibility for Rotary trail; maintain existing trail at its current 

location but permit expansion as it is a great asset to 

municipality. 

 Rotary trail should be expanded to encircle the new subdivision. 

 Rotary trail should connect to Downtown Strathroy-Caradoc. 

 Interest in Rotary trail crossing Second Street. 

 Potential relocation of the lion’s Trail to coincide with the 

natural features in the development area. 

Subdivision design 

(housing type) 

 Maintain single-family dwelling construction in subdivision area 

to minimize the number of traffic/people coming into town; no 

desire for townhouses within community. 

  “What about the homes on the market already?” 

 Consider alternative dwelling types (i.e. townhouse, detached, 

condominiums). 

 If considered, place townhouse and multi-storey dwelling types 

along Second Street to act as a permanent noise barrier. 

 Consider more opportunities for affordable housing/ various 

housing tenure (i.e. rental) - Provide affordability for a greater 

mix of population. 

 Promote mixed-density use. 

Subdivision design 

(roads/sidewalks) 

 Consider roundabouts as a design feature in the subdivisions to 

control traffic. 

 Desire for biking opportunities in a “ring road” fashion around 

the study area, tying in linkages to the park and the schools. 

 Incorporate bicycle lanes/paths throughout subdivision that are 

connected to schools, parks, etc. 

Subdivision design 

(streetscape) 

 Implement Boulevard trees along subdivision streets. 

 Improve streetscape design by implementing sidewalks, 

streetlights, and trees. 

Subdivision design 

(form) 

 Consider adequate lot size and coverage that promotes better 

privacy. 

 Create a buffer between Residential and Industrial. 

 Use some imagination in subdivision design (e.g. new urbanism) 

– focus on pedestrian interactions – bring back wide boulevards, 

rear lane access, etc. 

Complimentary 

Services/Facilities 

 Keep commercial uses out of area and move them to down town 

area. 
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Category Issues, Concerns & Observations 

 Consider complementary services/facilities to support residents 

of the neighborhood (i.e. convenience stores). 

 Consider a medical clinic or other emergency care facilities to 

provide service in the north end. Current hospital in area treats 

people from other areas due to perceived faster service. 

 Consider setting aside areas to encourage home 

business/cottage style industries similar to Silver Moon 

Innovation Park (Thames Centre). 

 Consider provisions for a new school site and playground to 

combat the influx of new families into the study area. Schools 

are at capacity. 

 Consider charging stations for electric vehicles. 

 Consider an off-leash dog park. 

 Consider developing seniors’ residence. 

Recreational Facilities  Implement recreational facilities (arena, ice pad, indoor pool, 

indoor track, etc.) into subdivision. 

 Create park area spaces that is usable (i.e. playground); consider 

additional green spaces, trails, etc., to promote active 

transportation and minimize vehicular use. 

 Play areas/passive places for picnics. 

 Consider using recycled materials – recycled rubber and glass – 

for playground bases and walkways to improve drainage and 

safety. 

 Consider establishing/permitting “community gardens” – either 

through easements or municipally-owned along edges of the 

natures areas to create a sense of pride and to act as buffers. 

 Playground should not include soccer/baseball field; these uses 

should be located in “industrial-type” areas or be maintained at 

Gemini. 

 Consider areas within the neighbourhood where kids can play 

sports (i.e. street hockey) in the streets. 

Conservation  Protect conservation areas while still maintaining access to 

them. 

 Protection of the Carolinian Forest and the Degroot 

Watercourse. 

 Concern for the destruction of the natural environment; 

consider more sustainable development. 

 Retain natural areas for health and enjoyment of future 

residents. 

General 

Infrastructure/growth 

 Concern over Strathroy-Caradoc’s ability to fund the necessary 

infrastructure; prohibit any infrastructural expansion that the 

municipality will not be able to support. 

 How will the growth be paid for? Who pays for roads? 

Other Comments  Who are the stakeholders? 

 How large is the secondary plan (acres/ha)? 
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 Online Survey 

Information regarding the North Meadows Secondary Plan, including a direct link to the on-line 

survey, was posted on the Strathroy-Caradoc Facebook page on June 19, 2019 and was re-posted 

again on July 10 and July 30. A deadline or cut-off date for survey responses of August 9, 2019 

was established. This Facebook post was, as were the ones preceding it, shared numerous times 

and generated considerable on-line attention. Based on a final tabulation, response to the survey 

was both impressive and encouraging, with a total of 275 non-duplicated surveys logged and 

archived. 

The on-line survey provided the respondent with a series of multiple choice questions following a 

format and question content similar to that presented at the Public Open House on May 15, 2019. 

The survey contained a series of questions divided into four major topic areas in a multiple choice 

format. The topics included “Land Use”, “Parks & Open Space”, “Walking Biking, Driving” and 

“Natural Environment”. Respondents were invited to select (“check”) as many items from the 

multiple choice questions as they wished. Optional spaces were made available for respondents 

to offer additional comments following each topic, and at the conclusion of the survey, if they so 

desired. 

Information obtained from the on-line survey is considered crucial in gaining a better 

understanding of what area residents and the public at large perceives to be the major issues 

surrounding the North Meadows Study Area and the type and range of matters which they feel 

should be addressed as part of any future development proposals for the area.  

Responses to the multiple-choice questions have been summarized in the graphs which follow, 

and all responses to the questions have been recorded and are provided in Appendix 3: of the 

report. Every attempt has been made to include all comments entered even if the response does 

not directly address the question asked. (While the sheer number of comments may appear 

daunting at first glance, it is important that each one be duly noted as part of the consultation 

process and collectively as a necessary component of public input and reflection.) The questions 

presented in the survey are shown in the order in which they appeared to the public. 
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Section 1 – Land Use  

The survey started by asking people to consider where different residential uses and densities 

should be located with respect to adjacent land uses, natural features, and the County Road 

(Second Street). 

 

The provision of parkland remains the overwhelming choice of respondents as an additional land 

use in the Secondary Plan Area. At least 25% of respondents identified a desire for the inclusions 

of restaurants, community centres/libraries, convenience stores and schools, followed by retail 

outlets and grocery stores/food retail. Personal services and medical/dental facilities rounded out 

the responses at less than 10% 

 

Almost 90% of all respondents selected single detached dwellings as the residential type of choice 

for the Secondary Plan Area, certainly not unexpected given the prevailing housing types in 

neighbouring areas and the desirability often associated with residing in a low density community. 

Semi-detached and townhouse dwellings both received a relatively “strong” showing, with higher 

density development falling under 20% in the case of tri-plex dwellings and low rise apartments. 
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With respect to comments made on the location of dwellings, the comments speak for themselves 

ranging from avoidance of natural areas to permitting development where it would integrate with 

the natural features of the subject lands. 

Section 2 – Parks and Open Space 

In section 2 people were asked to consider how they and their family would use the parks in the 

North Meadows Secondary Planning Area and what they like and what is missing from the parks 

that they currently use. 

 

 

In the case of park features and amenities, strongest interest was expressed in paths and trails and 

playground facilities (at over 70%) while picnic area facilities followed closely behind at 

approximately 60%. Splash pads, swing sets and Open Green Space each accounted for over 50% 
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of the responses. While interest in community gardens was slightly lower, this is not unexpected 

given that the concept and experience with such facilities is a relatively recent phenomena. 

Highest ranking sports and activity spaces included basketball, tennis, soccer and baseball all of 

which exceeded 35% of responses. The remainder, ranging from lacrosse to pickleball, fell in the 

range of 15% - 20% Football was slightly lower at 9.3% perhaps being attributable, in part, to the 

proximity of the playing fields associated with Strathroy District Collegiate Institute and Holy Cross 

Catholic Secondary School. 

Section 3 - Walking, Biking, and Driving  

Section 3 of the survey asked respondents to consider what kinds of things would encourage them 

and their family to walk and bike more. It is understood that Council’s vision for the community is 

as a pedestrian scaled residential community and that the Rotary Trail already provides a vital 

pedestrian connection directly into downtown. 

Question: Where would you like the Rotary Trail to go through the study area? What should 

it connect to? 

The overwhelming request was for trails to be extended through the Secondary Planning Area and 

that it be connected and integrated with the existing Rotary Memorial Trail. Specifically people 

requested that and new parks be connected to the trail and that it have connections to the high 

school. Others responses requested improvements to the existing trail to make it more accessible 

and to make the trails wider or paved so that it is easier for walkers and bikers to use the trail at 

the same time. 

Question: What should be done to ensure traffic from the Secondary Planning Area does 

not negatively impact adjacent communities? 

The majority of responses requested that every effort be made to direct traffic to Second Street 

and not to Thorn Drive. Suggestions included having lots of connections to Second Street, 

widening Second Street, and adding traffic calming measures and more stop signs along Thorn 

Drive. In addition many people mentioned the need for a traffic light and pedestrian crossing to 

make it easier for kids to get to the high schools. 
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The strongest showing for streetscape amenities included street trees, bike lanes and benches, 

all of which exceeded 50%.  

 

Section 4 - Natural Environment 

Section 4 asked people to consider the woodlands, wetlands, and stream natural environment 

features that are located within and around the Secondary Planning Area. These woodlands and 

streams in the study area create unique opportunities to integrate these features into the 

residential community by locating trails adjacent to them, creating natural vistas, or having houses 

back on to them. 

Question:   How should the natural heritage features be integrated in to development? 

Question:   Should trails be located in or around natural heritage features? 

Question:   What should be located adjacent to them? 

The overwhelming response from people was to not damage or remove the natural environment 

features. People wanted them to be incorporated into the design of the neighbourhood and 

complement the planned parks and paths. People also were adamant that trees should not be cut 

down and more should be planted. Adjacent to the natural areas people want to see more trails 

and parks to allow people nice areas to walk while also protecting the natural areas and wildlife. 

Section 5 - Other Comments  

The comments and discussion provided through the survey express a sincere and profound (even 

passionate) level of interest in the future growth and development of this area of Strathroy. Those 

participating in the on-line survey (and those unable to participate but were able to convey their 

thoughts through other means) are to be commended for this overwhelming response and degree 

of interest. 
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In reviewing the comments, several recurring themes have become apparent: 

 a strong desire to preserving the natural environmental features and/or at a minimum 

incorporating these features into any future development proposals; 

 a strong desire for the provision of adequate parkland and maintaining and enhancing 

existing trail features; 

 a strong desire to provide and plan for vehicular and pedestrian connections which make 

sense and are capable of accommodating the anticipated growth; 

 a strong desire to see that the Municipality plans within its means through the provision 

of adequate infrastructure and services. 

There also appears to be expressed concern that the Municipality of Strathroy-Caradoc is growing 

too large or at too fast a rate, and is in danger of becoming like other (albeit considerably larger) 

urban areas, i.e. City of London. 
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6. TECHNICAL ANALYSIS 

In support of this background study and the North Meadows Secondary Plan, several technical 

studies have been completed including:  

 an Environmental Features and Natural Hazards Report; 

 a Transportation Impact Study; 

 a Municipal Servicing Report; and 

 a Recreation, Trails and Open Space Analysis. 

Summaries of key findings of these reports are provided below and the full reports are attached 

under separate cover. 

 Environmental Features and Natural Hazards  

An Environmental Features and Natural Hazards Report was prepared by Dillon Consulting in 

December 2019 in support of the North Meadows Secondary Plan. The report includes a 

preliminary identification and evaluation of the environmental features which may be impacted as 

a result of development in the North Meadows Secondary Planning Area. This high-level analysis 

has been based primarily on a desktop review and one field visit to prepare a conceptual plan of 

the potentially significant environmental features that will require further study prior to 

development being permitted on adjacent lands.  

Several previous studies including the Middlesex Natural Heritage System Study and the St. Clair 

Region Conservation Authority (SCRCA) Regulation Limit Mapping were used to identify 

previously mapped natural heritage features and hazards including wetlands, watercourses and 

woodlands (See Figure 7 and Figure 8). 

Aquatic Features 

The previously mapped features include the DeGroot Watercourse and its surrounding natural 

areas, as well as the woodlands and wetlands within the Sydenham River valley to the south of the 

Secondary Planning Area. The DeGroot Watercourse winds southwest across the Secondary 

Planning Area from the northwest corner before meeting the Sydenham River. A second smaller 

unnamed tributary of the Sydenham River is located on the eastern half of the property. The valley 

features a wider flat valley floor with steep edges up to the tablelands above, and appears to have 

been created when water levels in the Sydenham River were significantly higher. During the site 

visit, potential fish habitat was confirmed to occur within the watercourse, however no flowing 

water was observed in the channel so it is assumed that this represented the summer baseflow 

conditions as it had not rained for approximately a week prior.
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Figure 7 - Designated Natural Heritage Features 

 
Source:  Dillon Consulting Ltd.; Includes Material © 2019  of the Queen’s Printer for Ontario, all rights reserved; Ontario Ministry of Natural Resources, Queens Printer 2019; County of Middlesex 2019 
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Figure 8 - Significant Natural Features 

 
Source:  Dillon Consulting Ltd.; Includes Material © 2019  of the Queen’s Printer for Ontario, all rights reserved; Ontario Ministry of Natural Resources, Queens Printer 2019; County of Middlesex 2019
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Wetlands 

Within the Secondary Planning Area, several wetlands, including Provincial Significant Wetlands 

(PSWs) were identified including (See Figure 7 and Figure 8): 

 the Sydenham River Wetland Complex PSW located along the central and southern 

portions of the DeGroot Watercourse; 

 Sydenham River Wetland Complex PSW located within the Sydenham River valley along 

the southern boundary of the Secondary Planning Area 

 the Sydenham River Lowlands wetland complex located within the northern portion of the 

DeGroot Watercourse in the northwest corner of the Secondary Planning Area 

The wetlands identified above meet several criteria for significance identified in the MNHSS 

including: being located within a significant valley system, being located within 30m of an open 

watercourse, and being greater than 0.5 ha in size. 

The wetland boundaries as identified are preliminary at this time and are subject to refinement 

through site-specific studies prior to development being permitted. 

Significant Woodlands 

Several significant woodlands were identified within the Secondary Planning Area including (See 

Figure 7 and Figure 8): 

 the DeGroot Watercourse; 

 portions of the Sydenham River valley along the south and east perimeter of the 

Secondary Planning Area, to the west and north of the Bear Creek Golf Course; and 

 the lower reaches of the unnamed tributary located on the eastern portion of the 

Secondary Planning Area. 

The woodlands identified above meet several criteria for significance identified in the MNHSS 

including: being located within or abutting a significant valley system, being located within 30m 

of an open watercourse, and being greater than 4 ha in size. 

The woodland boundaries as identified are preliminary at this time and are subject to refinement 

through site-specific studies prior to development being permitted. 

Significant Valleylands 

The valley within which the DeGroot Watercourse is situated is considered a Significant Valleyland 

as it meets several criteria for significance, including surface water functions (areas of active or 

historic erosion); groundwater functions (wetlands); landform prominence (floodplains, meander 

belts); degree of naturalness; habitat value; and linkage functions (See Figure 8). 
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Significant Wildlife Habitat 

Through a review of background material and the initial field visit to identify potential habitat, the 

following Species of Conservation Concern (SCC) have the potential to occur within the Secondary 

Planning Area:  

 Eastern Wood-pewee (woodland habitat); 

 Red-headed Woodpecker (woodland associated with golf course habitat); 

 Wood Thrush (expansive woodland habitat); 

 Snapping Turtle (wetland; valley slopes potential for nesting); 

 Green Dragon (wet deciduous forests along streams); 

 Hairy-fruited Sedge (floodplains); and, 

 Pumpkin Ash (river valleys). 

Several types of Significant Wildlife Habitat for the SCC identified above have the potential to 

occur within the Secondary Planning Area: 

 Bat Maternity Colonies; 

 Turtle Nesting Area; 

 Old Growth Forest; 

 Seeps and Springs; 

 Amphibian Breeding Habitat (woodland); 

 Terrestrial Crayfish; and, 

 Habitat for Special Concern and Rare Wildlife Species. 

It is recommended that further studies as part of future development applications be undertaken 

to identify the specific vegetation communities within the Secondary Planning Area to confirm 

whether Significant Wildlife Habitat is present. 

Based on the presence of woodlands and wetlands within the Study Area, several Species at Risk 

and their associated habitats could be present within the Study Area, including, but not limited to: 

 Bank Swallow (valley slopes); 

 Blanding’s Turtle (wetlands); 

 Gray Ratsnake (woodlands); 

 SAR Bats (woodlands); 

 Rapids Clubtail (wetlands, floodplains); 

 Drooping Trillium (forests associated with streams); 
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 Eastern Flowering Dogwood (deciduous forests in floodplains); and, 

 Butternut (deciduous forests). 

Department of Fisheries and Oceans mapping indicates that the Sydenham River contains critical 

habitat for the Ontario population of Eastern Sand Darter (Ammocrypta pellucida) downstream of 

the Study Area past the Strathroy downtown core. Any future development within the Study Area 

will need to consider downstream impacts on this critical habitat and provide protection for this 

threatened species. 

These species would require further consideration during future environmental assessment prior 

to development to confirm presence and potential impacts as well as potential permitting 

requirements prior to any activities. 

Natural Hazards 

The stable top of slope was determined for the DeGroot Watercourse corridor and is shown on 

Figure 8 above. As outlined in SCRCA’s Ontario Regulation 171/06, development is generally 

prohibited within 15 m of the stable top of bank of a river or stream valley. 

Prior to development adjacent to the DeGroot Watercourse and the unnamed tributary to the east, 

a slope stability study will be required to identify any potential erosion hazard associated with the 

slopes.  

Buffers from Environmental features and Natural Hazards 

Based on accepted provincial standards the following buffers are recommended for the identified 

significant natural heritage features and natural hazards within the Secondary Planning Area: 

 30 m from Significant Wetlands; 

 10 m from Significant Woodland; 

 10 m from Significant Valley System; and, 

 15 m from stable top of slope. 

The lands associated with these buffers are identified as medium constraints on Figure 9 below, 

while the identified hazards and environmental features are identified as high constraints. The 

tabletop lands currently used primarily for growing crops are identified as low constraint. 

The proposed buffer widths identified above are preliminary and further studies will be required 

as part of future development application to determine the appropriate ecological buffers around 

the natural features. 
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Figure 9 - Environmental Constraint Areas 

 
Source:  Dillon Consulting Ltd.; Includes Material © 2019  of the Queen’s Printer for Ontario, all rights reserved; Ontario Ministry of Natural Resources, Queens Printer 2019; County of Middlesex 2019
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 Transportation Impact 

A Preliminary Transportation Impact Study was prepared by Dillon Consulting in December 

2019 to identify existing and potential issues with roadway connectivity and design and 

includes recommendations that will result in a high-level concept plan that promotes 

enhanced street design and connectivity, promotes active transportation, and aligns with the 

existing road classification system. This study shall also include a cursory review and 

suggestions regarding a possible future connection between Second Street (County Road No. 

33) and Metcalfe Street / downtown Strathroy. 

Estimated Trip Generation 

When fully developed, the land uses within the North Meadows Secondary Planning area are 

estimated to generate the following amount of traffic trips: 

 Weekday AM Peak Hour Weekday PM Peak Hour 

Scenario In Out Total In Out Total 

Low Density Residential 109 326 435 367 215 582 

Medium Density Residential 24 79 103 71 41 125 

High Density Residential 8 24 32 21 14 40 

Elementary School 145 123 268 33 35 68 

Commercial 14 9 23 44 48 92 

Total 300 561 861 547 360 907 

Source: Dillon Consulting Ltd.; 2019 

It is assumed that 50% of all trips to and from the elementary school will be from houses 

within the Secondary Planning Area, this will slightly reduce the number of trips generated on 

the external road network.  

When subtracting these internal capture trips, the North Meadows Secondary Plan area is 

estimated to distribute 721 vehicle trips in the AM peak hour and 839 vehicle trips in the PM 

peak hour to the surrounding road network. 
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The study estimates that approximately 25% of the traffic generated by development within 

the Secondary Planning Area will use the extension to Thorn Drive to travel west to Head 

Street and south into downtown Strathroy. It’s been estimated that trips generated by the 

North Meadows Secondary Plan area will result in an additional 180 vehicle trips (124 

southbound, 56 northbound) in the AM peak hour and an additional 209 vehicle trips (82 

southbound, 127 northbound) in the PM peak hour to both Thorn Drive and Head Street North 

to and from the south. The remaining 75% of trips are anticipated to use the connections to 

Second Street to access the 401 and other areas via Hickory Drive to the east. 

Should Adair Boulevard be extended south to provide a more direct connection to Hickory 

Drive and downtown Strathroy, it is assumed that it will capture a significant amount of the 

traffic currently allocated to south on Head Street North via Thorn Drive, and west on Hickory 

Drive in to downtown Strathroy. 

Second Street (Middlesex County Road 33) 

It is recommended that the North Meadows Secondary Planning area have two new street 

connections to Second Street to provide easy and convenient access to the primary arterial 

road servicing the area (See Figure 10). It is proposed that Adair Boulevard be extended south 

to create a four way intersection with Second Street.  

A number of improvements along Second Street are recommended in the analysis: 

 Second Street and Head Street North: proposed separate left and right turn lanes 

on Head Street, and east bound right turn lane on Second Street.  Under existing 

traffic volumes a traffic signal is currently warranted. 

 Second Street at Adair Boulevard: Adair Boulevard is proposed to be extended 

south to create a four-leg intersection. It is recommended that all approaches have 

separate left and right turn lanes as well as a through lane and that the intersection 

have a traffic signal.  

 Second Street at Hickory Drive: It is recommended that the signal timings be 

adjusted to accommodate the projected growth, and that additional turn lane storage 

be provided. 

It is recommended that developments within the North Meadows Secondary Plan area should 

have access internally to the Secondary Planning Area instead of private access connecting to 

Second Street (CR 33). 
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Figure 10 - Conceptual Design for North Meadows Street Network 

 
Source: Dillon Consulting Ltd., 2019 

Adair Boulevard 

Adair Boulevard is envisioned to be the main north-south entrance into the North Meadows 

Secondary Planning Area. Adair Boulevard is proposed to be extended south of Second Street 

as a Primary Collector. While no connection to Metcalfe Street East (County Road 39) is 

proposed for the time being, it should be assumed that Adair Boulevard will operate as a 

primary collector with a 26m wide right-of-way. Cycling and pedestrian facilities should be 

provided along Adair Boulevard including sidewalks on both sides of the roadway. 

It is noted that the alignment of Adair Boulevard to the south shown in Figure 10, and the 

possible extension to connect to Metcalfe Street East is only conceptual at this time.  A design 

and feasibility study is beyond the scope of this Secondary Plan, and will be required in the 

future to determine if a connection is possible, and if so, what the best alignment is. 

Thorn Drive 

It is proposed that Thorn Drive be extended further eastward through the Secondary Planning 

Area to provide the final road network connections for the area. Table 2 of the Strathroy-

Caradoc Official plan identifies Thorn Drive as a Secondary Collector with a 20m ultimate right-

of way, however, it appears to feature a 26m right-of-way to the west – consistent with the 

requirements for a primary collector. Thorn Drive is expected to be extended east and cross 

the extention of Adair Boulevard and it is suggested to have it then curve to the north to 
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connect with Middlesex County Road 33 (Second Street). This would form the eastern 

connection to Second Street. 

Pedestrian facilities should be provided on both sides of Thorn Drive and connect into existing 

infrastructure found west of Deborah Drive/Kemp Crescent. In addition, cycling facilities such 

as on-street bike lanes or multi-use pathways could also be considered 

Local Streets 

The third connection to Middlesex County Road 33 (Second Street) would be found towards 

the westerly limits of the North Meadows Secondary Plan area. This road would function and 

operate in a very similar manner to Agnes Drive, which is found approximately 600 metres 

further to the west. 

In addition, most local roadways should be constructed with the ability to link to other local 

streets within the North Meadows Secondary Plan area, with dead-end streets (cul-de-sacs) 

avoided wherever possible. This would allow for connectivity not only for vehicles but also for 

active modes of transportation such as pedestrians and cyclists. 

Intersection Controls 

Most intersections within the Secondary Planning Area are expected to have two way controls, 

with the busier street being granted the right-of-way. At the proposed Adair Boulevard and 

Thorn Drive intersection it is recommended that a single lane roundabout be considered as 

an appropriate traffic control device. The intersection of Adair Boulevard and Second Street is 

recommended to be designed as a four way signalized intersection to allow for traffic to easily 

enter and exit North Meadows, as well as to make it easier for pedestrians to cross Second 

Street.  
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 Municipal Servicing 

A Municipal Servicing Report was prepared by Dillon Consulting in December 2019 to support 

the North Meadows Secondary Plan and develop a plan to facilitate the servicing for the future 

development of the area. The Municipal Servicing Report includes a review of the existing and 

planned infrastructure, an evaluation of potential servicing alternatives, and an identification 

of design criteria and requirements for the proposed servicing. 

Water Servicing 

There is no existing water servicing within the Study Area, but the area adjacent is currently 

serviced by a 400 mm diameter watermain on Second Street and a 300 mm diameter water 

main on Head Street. From Head Street, smaller distribution mains (150 mm to 200 mm 

diameter) provide water service to the residential area to the west of the Study Area via Thorn 

Drive. 

The ultimate watermain distribution system will be dependent on the final design for the road 

network, however at a high level it is recommended that two primary connections are made 

to the existing watermain system to service ultimate development of the North Meadows 

Secondary Planning Area. Connections are recommended to the: 

 Existing 200 mm diameter watermain, terminating at the dead end limit of Thorn Drive 

 Existing 400 mm diameter watermain which fronts the Study Area on Second Street. 

Two connections are recommended to provide redundancy, improve water quality, and assist 

in laying out the water distribution system in accordance with the Municipality’s servicing 

standards. It is recommended that the existing 200 mm diameter main which dead ends at the 

east limits of Thorn Drive be extended through the proposed developments in the Study Area 

to connect into the existing 400 mm diameter watermain on Second Street to create a looped 

trunk watermain. Local distribution mains (150 mm) on each proposed local street would be 

fed off of this trunk watermain. 

Based on a high level model of the available water pressure and estimated increase in demand 

it was determined that there would likely be negligible impact on the available operating 

pressures in the area. It is not anticipated that any upgrades to the existing watermain 

infrastructure will be required. As part of applications for development, the proposed 

watermain network configuration should be modeled at a more refined level of detail to verify 

available pressure as well as fire flow availability. 
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Sanitary Servicing 

There is no existing sanitary servicing within the Study Area, but the area adjacent is currently 

serviced by existing sanitary sewers on Second Street (300 mm to 525 mm diameter) and 

Thorn Drive (300 mm diameter). Another 200mm sanitary sewer is located on Pinetree Lane, 

to the southwest of the Secondary Planning Area. Ultimately, all of these sewers outlet to an 

existing 600 mm diameter trunk sanitary sewer on Head Street which flows to the Albert Street 

Pumping Station. 

The preferred outlet for this area was selected to be Head Street via Thorn Drive as the existing 

topography will not permit a connection to Pinetree Lane. 

The previously completed Sanitary Master Plan for the Community of Strathroy in 2006 

identified that there is available downstream capacity within the existing sanitary system for 

the full North Meadows Secondary Planning Area. 

Due to the existing topography in the Secondary Planning Area, it is anticipated that gravity 

sewers can be designed for the local collection system, but that a sanitary pumping station 

will be required to convey flows across the DeGroot Watercourse, as well as to the existing 

sanitary sewer outlet on Thorn Drive.  

The Servicing study proposed that a sanitary pumping station be located adjacent to Thorn 

Drive on the west side of the DeGroot Watercourse. The development lands on the east side 

of DeGroot Watercourse could drain via gravity sewer, crossing under the watercourse to the 

pumping station. The development lands on the west side could also drain via gravity to the 

pumping station. The combined flows would then be pumped west along Thorn Drive to outlet 

into the existing gravity sewer. 

Stormwater Servicing 

The majority of the western side of the North Meadows Secondary Planning Area drains 

overland to the DeGroot Watercourse (see Figure 11). The remaining eastern portion of the 

subject lands currently drains overland to the unnamed tributary to the Sydenham River. Both 

the unnamed tributary and the DeGroot Watercourse ultimately drain to the Sydenham River 

to the south of the Secondary Planning Area. 

Due to the configuration of the Study Area with the DeGroot Watercourse bisecting the lands, 

it is recommended that a SWM facility (or other approved quality treatment measures such as 

Low Impact Development (LID) practices) be incorporated into the proposed developments 

on each respective side of the drain, near the southern end of the Secondary Planning Area 

with both facilities or measures ultimately outleting to the DeGroot Watercourse. 
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Figure 11 - Existing Overland Flow Directions 

 
Source: Dillon Consulting Ltd. 
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Based on a high-level analysis conducted in accordance with the Ontario Ministry of the 

Environment, Conservation and Parks’ Stormwater Management Planning and Design Manual, 

it is estimated that the following areas will be required to accommodate the two proposed 

Stormwater Management Facilities: 

 Area West of the DeGroot Watercourse: 0.56 ha 

 Area East of DeGroot Watercourse: 1.09 ha 

The final design and location of the stormwater management system and facilities will be 

determined based on studies completed when development applications are submitted and 

during the detailed design phase based on proposed grades and elevations. 

 Recreation, Trails and Open Space Analysis 

The Recreation, Trails and Open Space Analysis was prepared by Monteith Brown Planning 

Consultants in September 2019 to identify park needs and opportunities for publicly-

accessible recreational spaces, parkland, open space, trails and / or linkages.  

The analysis considers the recommendations and policies pertaining to the provision of parks 

and recreation within the Municipality of Strathroy-Caradoc’s Official Plan and the 2015 

Strathroy-Caradoc Parks and Recreation Master Plan. 

Existing Allocation of Recreation Facilities 

In the area surrounding the North Meadows Secondary Planning Area it was identified that 

there is currently a lack of Municipally owned parks and passive recreation facilities such as 

playgrounds. Currently the closest playground is located at the North Meadows Elementary 

School, approximately a 1km walk to the west of the Secondary Planning Area. While school 

facilities can help serve the local community, they are not ideal as they are only available to 

residents outside of school hours, and become at risk if closes close or move in the future. 

To the north of North Meadows is the Gemini Sportsplex which provides several full size soccer 

fields, two ice pads, as well as several multi-purpose meeting rooms. Based on the feedback 

received through the initial public workshop, it appears as though many residents find the 

Gemini Sportsplex to be isolated from residential areas and difficult to access. 

The Rotary Memorial Trail is one of the most important and cherished recreation facilities 

within Strathroy which runs along the western and northern boundary of the Secondary 

Planning Area. The trail is mostly a hard packed dirt trail except for the portion along Second 

Street which has a paved sidewalk along the north side of the street. The trail provides 



 Monteith Brown Interim Report #1 – Draft Background Report and Land Use Options 

 Planning Consultants North Meadows Secondary Plan, Strathroy 

 

 

January 2020  Page 70 of 137 

pedestrian access into downtown Strathroy, as well as other residential areas to the west of 

North Meadows. 

To the southwest of the Secondary Planning Area along the Sydenham River Valley are several 

large parks within Strathroy including the Alexandra Park, Cuddy Sports Complex, and 

Victoria-Centennial Park which provide a splash pad, playground, skateboard park, baseball 

diamond and more sports fields.  

Recommended Recreation Facility, Trails and Open Space Needs 

Within the North Meadows Secondary Planning Area it is recommended that two playgrounds 

are provided to serve the local community. Playgrounds are mostly used by young children 

and it is recommended that all residents are within a 5-10 minute walk (400-800m) of a 

playground. To adequately service the Secondary Planning Area, it is recommended that at 

least one playground is provided on the west side of the DeGroot Watercourse, and a second 

on the east side. To provide better access to playgrounds for the entire community as well as 

surrounding areas, a third small park with a playground is considered on the eastern portion 

of the Secondary Planning Area.  

Within the Secondary Planning Area it is recommended that an outdoor basketball court is 

provided to serve youth in the local community. Basketball courts are typically used by 

younger children and teenagers who do not have access to a car for travel. To ensure 

convenient access it is recommended that the majority of residences are within a 1.5km walk 

of a basketball court. Currently the nearest municipally owned outdoor basketball court is 

approximately a 4km drive away.  

Participation in sports are often cyclical between cohorts of children based on the success of 

local sports teams or other large events like the Olympics. With the recent success of the 

Toronto Raptors, it is anticipated that interest in basketball will continue to grow among young 

kids over the next couple of years. The increased interest has a lag effect which can sustain 

the need for recreation facilities as the children often stay active in the sport as they get older, 

even if interest in the sport declines in the future for younger cohorts of children.  

The Town of Strathroy currently only has one outdoor tennis facility at the south end of the 

town. It is recommended that an outdoor sport courts are provided within the North Meadows 

Secondary Planning Area that are lined for both tennis and pickleball. Pickleball is one of the 

fastest growing sports in Canada due to its popularity with older adults and seniors, and there 

is currently a lack of facilities within Strathroy. Similar to the Raptor’s effect discussed above, 

there may be some increase in interest in Tennis as a result of Bianca Andreescu becoming 

the first Canadian to win in the US Open. 
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It is recommended that opportunities to realign the Rotary Memorial Trail be explored within 

the future buffers adjacent to the identified significant natural heritage features in the 

Secondary Planning Area including along the DeGroot Watercourse. Opportunities should also 

be explored to upgrade the existing trail network to ensure that the trails are accessible, easy 

to navigate, and safe to use. 

Registration levels should also be monitored for field sports including soccer and baseball to 

determine the need for additional field facilities in the future. It is recommended that space 

within the proposed parks be reserved for a possible sports field and baseball diamond in the 

future as typically a field would be required for new communities with over 2,000 people. 

Other passive open space amenities should also be provided within the proposed parks 

including green open space, picnic areas, community gardens and skateboard amenities. 
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Figure 12 - Proposed Parks, Open Space, and Trail Network 

 
Source: Monteith Brown Planning Consultants, 2019 
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Recommended Parkland Requirements 

To adequately serve the projected growth and development within North Meadows, it is 

recommended that the following parks be provided: 

 Community Park: approximately 2.5-3.5 hectares, to be located within the western 

portion of the Secondary Planning Area to service North Meadows, as well as adjacent 

residential areas to the west. The community park is proposed to provide a wide range 

of recreation and open space opportunities such as playgrounds, basketball courts, 

sports field, skateboard amenities, passive open green space, and trails. 

 Neighbourhood Parks: approximately 1.0-1.5 hectares:  

o One Park: approximately 1.0-1.5 ha, to be located centrally within the 

Secondary Planning Area to the east of the DeGroot Watercourse as 

development expands to east to service the local community. The 

neighbourhood park is proposed to include amenities to serve the eastern 

portion of the North Meadows Secondary Planning Area and provide a variety 

of recreation opportunities such as: tennis / pickleball courts, playgrounds, 

community gardens, skateboard features, passive open green space and 

trails.  

o One Smaller Park (optional): consideration for an approximately 0.5 hectare 

small neighbourhood park to be located near the eastern edge of the 

Secondary Planning Area to provide convenient access to playground 

facilities for residents. 

 Open Space: approximately 15.2 hectares of open space including ecological buffers 

natural areas, and the “Island” to the south of Secondary Planning Area to be 

naturalized. It is recommended that open space be provided throughout the 

Secondary Planning Area adjacent to the existing natural heritage features and that a 

connected trail network be provided within these buffers and integrated with the 

Rotary Memorial Trail. To allow for integration with the existing and proposed trail 

network, it is recommended that where possible parks are located adjacent to natural 

heritage features and trails. 
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7. DRAFT LAND USE PLAN 

Based on the background review, public consultation, and technical analysis completed to date. The following preliminary issues 

and opportunities have been identified within the North Meadows Secondary Planning Area and the adjacent areas.  

 Issues & Opportunities 

The tables on the following pages will identify the main considerations in the North Meadows Secondary Plan and what issues and 

opportunities they present for the development of the area. 

Existing and Planned Surrounding Land Uses 

Land Use Issue Opportunity 

Existing and future 

industrial and 

commercial 

development north of 

Second Street 

 Potential land use conflicts with industrial 

and commercial uses which could emit noise 

and odour that negatively impact nearby 

residential dwellings 

 Truck traffic may increase along Second 

Street as more development occurs within 

the Industrial Park 

 The special policy area immediately north of 

the North Meadows allows for commercial 

uses which could serve the needs of the 

community and the nearby schools 

 Potential to create a commercial node by 

incorporating commercial or mixed use 

developed at the intersection of Adair Blvd. & 

Second St. 
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Land Use Issue Opportunity 

Low density 

residential 

neighbourhoods to 

the west 

 Residents living in the area to the west are 

accustomed to their neighbourhood not 

having any through traffic. 

 Head Street via Thorn Drive provides access 

for North Meadows to the elementary school 

as well as downtown. 

 Residential community to the west does not 

currently have a municipally owned park or 

playground. 

 The future development of North Meadows 

will improve access for the community to the 

high schools and Gemini Sportsplex. 

 Residents of areas to the west of North 

Meadows will benefit from access to more 

parks and trails within the Secondary 

Planning area. 

 

High schools located 

on the north side of 

Second Street 

 

 

 

 High schools generate a significant amount 

of traffic during the school year 

 Schools are currently separated by large 

agricultural fields from the majority of 

existing residential areas of Strathroy 

 Improvements to Second Street can make it 

easier to access the high schools 

 The development of North Meadows will 

better integrate the schools with residential 

neighbourhoods in north Strathroy 

Existing estate home 

residential 

development along 

Second Street 

 Individual driveways for houses are not 

preferred along Second Street due to how 

busy the street can get 

 Opportunities for minor development and 

intensification where appropriate if several 

lots can be assembled  
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Demographic and Social Trends 

Trend Issue Opportunity 

Historic low density 

development 

 Low density housing requires more land to 

be developed and removed from agricultural 

productions 

 Low density development also requires more 

roads, infrastructure, and other services to 

service the same number of people as a 

higher density development 

 Low density development spreads uses 

further away from each other reducing 

walkability, and increasing the reliance on 

cars for travel. 

 Increased density within North Meadows can 

help reduce the need to expand the 

Municipality in the future and slow the rate at 

which agricultural land is developed 

 Medium and high density uses as well as 

complimentary commercial uses can improve 

walkability and reduce the distance people 

need to travel. 

Lack of variety of 

dwellings types 

 The majority of housing within Strathroy is in 

the form of single detached dwellings which 

can be unsuitable for those with mobility 

issues 

 The price of single family homes has 

increased in recent years to the point where 

affordability for many people has become a 

challenge 

 A greater variety of housing forms including 

townhouses, apartments, and ownership 

types such as condominiums makes it easier 

for people to find housing that suits their 

needs at all stages of life. 

 Different forms of housing such as 

townhouses and apartments make it easier to 

find more affordable housing. 

 Housing in Strathroy-Caradoc is more 

affordable than in other larger municipalities 
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Trend Issue Opportunity 

Aging Population  As the population ages there will be more 

and more people looking to move from their 

existing single family homes to more suitable 

housing designed for older adults and 

seniors 

 Housing specifically designed for seniors can 

allow for them to remain in their local 

community and improve their enjoyment and 

health. 

Natural Environment Features 

Features Issue Opportunity 

DeGroot Watercourse 

and associated 

wetlands, woodlands 

and valley 

 The DeGroot Watercourse divides the 

Secondary Planning Area and limits the 

ability to provide connectivity between the 

east and west portions of the Secondary 

Planning Area. 

 Development must demonstrate that it will 

not negatively impact the significant natural 

environment features and habitat along the 

watercourse. 

 The DeGroot Watercourse offers 

opportunities for open space and trails to be 

located on adjacent lands and provides a 

picturesque setting for the community. 

 Using an existing trail crossing over the 

watercourse can minimize the impact on the 

watercourse and its associated features. 
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Features Issue Opportunity 

Unnamed Drain and 

associated woodland 

 The unnamed Drain on the eastern portion of 

North Meadows limits the ability to access 

the south east portion of the Secondary 

Planning Area. 

 Development must demonstrate that it will 

not negatively impact the significant natural 

environment features along the drain. 

 The drain and adjacent Sydenham River 

Valley provide a quiet, picturesque setting for 

a community. 

 The lands adjacent to the drain offer 

opportunities for trails and pathways which 

connect to the Rotary Memorial Trail. 

Sydenham River 

Valley and its 

associated wetlands 

and woodlands 

 The natural features define the southern 

boundary of the Secondary Planning Area 

which limits the ability to provide 

connectivity in to downtown Strathroy. 

 Development must demonstrate that it will 

not negatively impact the significant natural 

environment features within the river valley. 

 The lands adjacent to the natural features in 

the Sydenham River Valley offer 

opportunities to extend the Rotary Memorial 

Trail through the Secondary Planning Area. 

 It may be possible to provide a future access 

from North Meadows directly to Metcalfe 

Street through the Bear Creek Golf Club. 
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Parks and Recreation 

Features Issue Opportunity 

Municipal Parks  There is a lack of municipally owned public 

parkland within the northern portion of 

Strathroy. 

 There is a lack of recreation facilities within 

the northern portion of Strathroy including 

playgrounds, passive open green space, sport 

fields, basketball courts, and tennis and 

pickleball courts. 

 The municipality has collected cash-in-lieu 

payments from previous developments with 

the intention of providing added park 

amenities within North Meadows. 

 A park on the western side of North 

Meadows would benefit all of the residents in 

north Strathroy and allow for the provision of 

recreational opportunities such as 

playgrounds, sport courts, sport fields, and 

other passive open spaces.  

Gemini Sportsplex  The facility provides several ice pads and 

soccer fields however residents feel it is 

underutilized and disconnected from 

residential areas 

 Improvements to the intersection of Adair 

Boulevard and Second Street and the 

development of North Meadows will better 

integrate the sportplex with the Strathroy 

community. 

Rotary Memorial Trail  The trail runs through the Secondary 

Planning Area connecting the high schools 

and Gemini Sportsplex with downtown and 

the rest of Strathroy 

 Currently the trail is located on a pathway 

used for farm equipment, and there is an 

opportunity to improve the quality of the 

pathway and located it adjacent to other 

features such as woodlands and parks. 

 



 Monteith Brown Interim Report #1 – Draft Background Report and Land Use Options 

 Planning Consultants North Meadows Secondary Plan, Strathroy 

 

 

January 2020  Page 80 of 137 

Transportation and Traffic 

Transportation Network Issue Opportunity 

Second Street  Second Street is a busy county road which 

provides adjacent industrial areas with access 

to Highway 402 

 There are currently no intersection or easy 

places for pedestrians to cross Second Street 

 There is a sidewalk on the north side of 

Second Street to the west of the high 

schools, however there is no sidewalk on the 

south side. 

 Future developments within the North 

Meadows Secondary Planning Area will allow 

for upgrades to Second Street including the 

addition of a signalized intersection at Adair 

Boulevard, and the provision of sidewalks.  

 More intensive and dense development can 

be located close to Second Street to 

encourage the majority traffic is directed to 

the County road rather than other streets 

such as Thorn Drive. 

Thorn Drive  Designed and identified as a secondary 

collector in the Official Plan however it is 

currently not a through street and has 

relatively little traffic currently. 

 Thorn Drive, via Head Street, provides the 

shortest route for accessing downtown 

Strathroy from North Meadows. 

 Extension of Thorn Drive will provide 

residents within North Meadows with 

improved access to planned parks, as well as 

the high schools, and the Gemini Sportsplex. 

 Denser and more intensive land uses can be 

located on the eastern portion of the 

Secondary Planning Area to reduce the 

amount of through traffic that uses Thorn 

Drive. 
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Transportation Network Issue Opportunity 

Adair Boulevard  Designed and classified as an Industrial 

Collector Street north of Second Street with 

an existing unopened road allowance south 

of Second Street. 

 The ability to extend Adair Boulevard south 

to provide direct access to downtown 

Strathroy is limited by the significant natural 

environment features and hazards located 

within the Sydenham River Valley. 

 There is potential to in the future create a 

new access to downtown Strathroy by 

extending Adair Boulevard south through the 

adjacent golf course 

Pedestrian and Bike 

Network 

 Currently limited cycling and pedestrian 

infrastructure to allow people to travel along 

or cross Second Street 

 Rotary Memorial Trail provides a walking trail 

with a connection to downtown, however, the 

pathway is not accessible and there are 

limited amenities such as lights or benches. 

 The natural heritage features provide 

opportunities to extend the Rotary Memorial 

Trail throughout the North Meadows 

Secondary Planning Area.  

 The extension of Thorn Drive and Adair 

Boulevard offer opportunity to improve 

cycling connectivity between the rest of 

Strathroy and the high schools and Gemini 

Sportsplex. 

 A cycling lane is planned on Second Street as 

part of the Middlesex Cycling Strategy  
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Municipal Infrastructure and Servicing 

Consideration Issue Opportunity 

Topography  The Secondary Planning Area has a gradual 

slope down from north to south 

 The site is divided into multiple drainage 

areas by the DeGroot Watercourse and the 

unnamed drain on the eastern portion 

 At least one sanitary pumping station and 

forcemain will be required to service the 

North Meadows area 

 At least two stormwater management ponds 

will be required to service development 

within North Meadows. Ponds will generally 

be required along the southern boundary of 

the site on either side of the DeGroot 

Watercourse and can offer added 

opportunities for open space and trails within 

the community. 

Public Institutional 

Uses 

 An elementary school site may be required 

with an area of approximately 3-4 hectares 

and located on a collector road. 

 An elementary school can function as a focal 

point for the community and can benefit 

from being located adjacent to parks and 

other community uses. 
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 Land Use Option 1 

The key features of Land Use Option 1 are described below along with the issues and 

opportunities that were considered and impacted the design and location of the features in 

this land use option. 

 

Feature Consideration of Issues and Opportunities 

Medium and Higher 

Density Uses  

 Medium and high density residential uses are proposed 

to be located along Second Street to direct traffic to 

Second Street and buffer other residential uses from 

industrial and commercial uses  

 High density residential uses, such as low rise 

apartment buildings, are planned to be concentrated at 

the intersection of Adair Boulevard and Second Street. 

 To the east and west of Adair Blvd. medium density 

residential uses, such as townhouses, are proposed 

along the Second Street frontage. 

 Medium density uses are proposed to be extended 

south from Second Street along Adair Boulevard 

 All medium and higher density uses are proposed for 

the east side of DeGroot Watercourse to reduce the 

amount of through traffic through existing 

neighbourhoods. 
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Feature Consideration of Issues and Opportunities 

Community Focal 

Point: Elementary 

School and 

Neighbourhood Park  

 A community focal point is proposed south of the 

future intersection of Adair Blvd. and Thorn Dr. with an 

elementary school and park on the southwest corner of 

the intersection. 

 The size and shape of the school and park are limited 

by the natural environment features and the extension 

of Adair Boulevard. 

 Allows opportunities for enhancements to the school 

and parkland through integration with possible trails 

and paths along the DeGroot Watercourse 

Large Community 

Park 

 A large community park is proposed along the western 

side of the Secondary Planning Area to provide 

residents of North Meadows as well as the surrounding 

residential areas with greater access to parks and 

recreation opportunities. 

 The park will be integrated with and enhance the 

Rotary Memorial Trail currently located along the 

western boundary of the Secondary Planning Area 
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Feature Consideration of Issues and Opportunities 

Road Network  One crossings over the DeGroot Watercourse is 

proposed roughly in line with the extension of Thorn 

Drive. 

 This crossing will provide much needed connectivity 

between the east and west halves of the Secondary 

Planning Area and improve access to Second Street 

while also minimizing the impact on natural heritage 

features 

 Two access points to Second Street are proposed to 

direct the majority of traffic to Second Street and away 

from Thorn Drive. 

 The possibility of a potential extension of Adair 

Boulevard is considered for the future 

Trail Network  The planned community park along the west, and the 

community focal point are both proposed to be 

integrated with a trail network extended along the 

Sydenham River Valley to the south and through the 

area along the DeGroot Watercourse. 

 A trail system connecting up to Adair Blvd. and Second 

St. is proposed with a signalized intersection to allow 

for easy access across Second Street. 
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Figure 13 - Land Use Option 1 

 
Source: Monteith Brown Planning Consultants, 2019 
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 Land Use Option 2 

The key features of Land Use Option 2 are described below along with the issues and opportunities 

that were considered and impacted the design and location of the features in this land use option. 

Feature Consideration of Issues and Opportunities 

Medium and Higher 

Density Uses  

 High density residential uses are proposed to be 

located near the intersection of Adair Boulevard and  

Second Street to direct traffic to Second Street. 

 High density residential uses, such as low rise 

apartment buildings, are planned to be concentrated at 

the intersection of Adair Boulevard and Second Street. 

 Medium density uses are proposed to be extended 

south from Second Street along the west side of Adair 

Boulevard to the east of the DeGroot Watercourse 

 The DeGroot Watercourse will provide a separation 

between higher density residential uses and lower 

density areas of the community. 

 All medium and higher density uses are proposed for 

the east side of DeGroot Watercourse to reduce the 

amount of through traffic through existing 

neighbourhoods. 
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Feature Consideration of Issues and Opportunities 

Commercial Uses  To provide added amenities to serve the local 

community, commercial uses are proposed at the 

intersection of Adair Blvd. and Second Street. 

 Commercial uses located at the southeast corner of 

Adair Blvd. and Second St. will be ideally located to 

serve the residents of North Meadows as well as 

students at the adjacent high schools. 

 Commercial uses are proposed to be limited to uses 

that will serve the needs of the local community and 

complement nearby residential uses such as 

convenience retail uses, restaurants, drug stores, 

grocery stores, personal services, doctors’ offices, etc. 

Community Focal 

Point: Elementary 

School and 

Neighbourhood Park  

 A community focal point is proposed at the future 

intersection of Adair Blvd. and Thorn Dr. with an 

elementary school and park on at the southeast corner 

 By locating the park and school adjacent to each other 

there are opportunities for enhanced design and 

integration between them. 
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Feature Consideration of Issues and Opportunities 

Large Community 

Park 

 A large community park is proposed along the western 

side of the DeGroot Watercourse to provide residents 

of North Meadows as well as the surrounding 

residential areas with greater access to parks and 

recreation opportunities. 

 The park will be integrated with proposed trails along 

the DeGroot Watercourse which will connect to the 

Rotary Memorial Trail located south and west of the 

Secondary Planning Area 

 The park will make use of lands adjacent to the 

DeGroot Watercourse which are constrained and 

difficult to access due to their limited size. 

Road Network  One crossing over the DeGroot Watercourse is 

proposed roughly in line with the extension of Thorn 

Drive. 

 The crossing will provide much needed connectivity 

between the east and west halves of the Secondary 

Planning Area and improve access to Second Street 

while also minimizing the impact on natural heritage 

features 

 Two access points to Second Street are proposed to 

direct the majority of traffic to Second Street and away 

from Thorn Drive. 

 The possibility of a potential extension of Adair 

Boulevard is considered for the future 
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Feature Consideration of Issues and Opportunities 

Trail Network  The planned community park along the west, and the 

community focal point are both proposed to be 

integrated with a trail network extended along the 

Sydenham River Valley to the south and through the 

area along the DeGroot Watercourse. 

 A trail system connecting up to Adair Blvd. and Second 

St. is proposed with a signalized intersection to allow 

for easy access across Second Street. 
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Figure 14 - Land Use Option 2 

 
Source: Monteith Brown Planning Consultants, 2019 
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 Land Use Option 3 

The key features of Land Use Option 2 are described below along with the issues and opportunities that 

were considered and impacted the design and location of the features in this land use option. 

 

Feature Consideration of Issues and Opportunities 

Medium and Higher 

Density Uses  

 High density residential uses are proposed to be 

located near the intersection of Adair Boulevard and 

Second Street to direct traffic to Second Street. 

 Medium density uses are proposed to be extended 

along Adair Boulevard as well as Thorn Drive, with the 

majority located to the east of the DeGroot 

Watercourse. 

 An area to the south east of the Unnamed Drain is 

proposed to permit a mix of medium and low density 

residential where low impact development techniques 

will be encouraged to reduce stormwater runoff and 

other impacts to the natural environment.  

 A small portion of the medium density is planned along 

Thorn Drive west of the DeGroot Watercourse adjacent 

to the proposed community park and school and will 

take advantage of areas along the drian that are 

difficult to access due to environmental constraints. 

 The majority of the medium density and all of the high 

density residential uses are proposed to be located east 

of the DeGroot Watercourse to direct traffic on to 

Second Street.  
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Feature Consideration of Issues and Opportunities 

Commercial Uses  To provide added amenities to serve the local 

community, and students at the high schools 

commercial uses are proposed at the intersection of 

Adair Blvd. and Second St. 

 Commercial uses located at the southwest corner of 

Adair Blvd. and Second St. will also serve to buffer 

adjacent residential uses from potentially more 

intensive industrial and commercial uses north of 

Second Street. 

 Commercial uses are proposed to be limited to uses 

that will serve the needs of the local community and 

complement nearby residential uses such as 

convenience retail uses, restaurants, drug stores, 

grocery stores, personal services, doctors’ offices, etc. 

Elementary School  The elementary school is proposed to be located on the 

west side of the DeGroot Watercourse to better serve 

the adjacent residential areas to the west of North 

Meadows, as well as developing areas to the north.  

 The school will be connected to the trail system 

proposed along the DeGroot Watercourse 

 The school will be located in close proximity to medium 

density uses and the large community park 
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Feature Consideration of Issues and Opportunities 

Large Community 

Park 

 A large community park is proposed along the western 

side of the Secondary Planning Area to provide 

residents of North Meadows as well as the surrounding 

residential areas with greater access to parks and 

recreation opportunities. 

 The park will be integrated with and enhance the 

Rotary Memorial Trail currently located along the 

western boundary of the Secondary Planning Area 

Road Network  One crossing over the DrGroot Drain is proposed 

roughly in line with the extension of Thorn Drive. 

 This crossing will provide much needed connectivity 

between the east and west halves of the Secondary 

Planning Area and improve access to Second Street 

while also minimizing the impact on natural heritage 

features 

 Two access points to Second Street are proposed to 

direct the majority of traffic to Second Street and away 

from Thorn Drive. 

 The possibility of a potential extension of Adair 

Boulevard is considered for the future 

Trail Network  The planned community park along the west, and the 

community focal point are both proposed to be 

integrated with a trail network extended along the 

Sydenham River Valley to the south and through the 

area along the DeGroot Watercourse. 

 A trail system connecting up to Adair Blvd. and Second 

St. is proposed with a signalized intersection to allow 

for easy access across Second Street. 
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Figure 15 - Land Use Option 3 

 
Source: Monteith Brown Planning Consultants, 2019 
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8. SUMMARY AND NEXT STEPS 

The North Meadows Secondary Planning process is only just beginning. This background 

report represent the initial research undertaken by the project team to identify the factors that 

will drive the development of the secondary plan including: the community’s needs and 

priorities; constraints to development from natural features and hazards; the community parks 

and trail system, and consideration for how services will be provided to the area. 

The three alternative land use plan represent different responses to the issues and 

opportunities that have been identified through the background research and initial 

consultation process undertaken to date.  

The draft land use options here are meant to be the start of a discussion about the best way 

for the North Meadows Secondary Planning Area to develop. The consultation process is 

proposed to continue with a series of meetings in the winter of 2020 to get feedback on these 

alternatives and help identify a preferred land use plan.  

Following additional public and stakeholder input, a revised version of this document with a 

preferred land use plan will be presented to Council for consideration and discussion. It will 

form the basis of a Secondary Plan for the North Meadows Secondary Planning Area. When 

the North Meadows Secondary Plan is eventually adopted it will become formally entrenched 

in the Strathroy-Caradoc Official Plan in accordance with the requirements of the Planning 

Act. 
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9. APPENDIX 

Appendix 1: Stakeholder Workshop Notice 
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Appendix 2: Public Open House Notice 
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Appendix 3: Responses from On-Line Survey 
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Question 1. In addition to residential uses, what other land uses should be 

planned for the Secondary Planning Area? 

Restaurants 34.2% 

Retail (drug store, pet stores, etc.) 16.2% 

Grocery Stores / Food Retail 16.5% 

Personal services (Salons, Dry Cleaner, etc.) 7.4% 

Medical / Dental 6.3% 

Convenience Stores 26.8% 

Schools 25.7% 

Community Centres / Libraries 39.3% 

Parks 84.2% 

Other 12.9% 

Other: (please describe below). 

 Wetland and flood control. If needed a golf course as that can perverse vulnerable 

places.  Need to determine if still classified as Carolinian ecological area. 

 Leave the land the way it is. 

Question 2. What range of residential dwelling types should be allowed in the 

Secondary Plan Area? 

Single Detached Dwellings 88.8% 

Semi-Detached Dwellings 37.3% 

Tri-Plex Dwellings 11.2% 

Townhouse Dwellings 26.1% 

Low Rise Apartments 17.9% 

Other 11.2% 

Other: (please describe below). 

 Make sure your space between houses is a good distance and gives new home 

owners a backyard and front yard... doesn’t change the look of the neighborhood. 
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 North meadows area is not a spot for apartment buildings. It doesn’t match the rest 

of the area. The people who rent are those that can't afford to buy. There is nothing 

in walking distance for them. 

 Please allow for generous spacing between homes. Not 3 feet apart. 

 Homes need to look unique and NOT cookie cutter homes. A bylaw needs to be 

passed that prevents the same home from being built directly next to the same 

home. Also, bylaws need to be established that regulate fence height (max 7 feet). 

A bylaw also needs to address the storage of Trailers/Rvs/boats as these should not 

be stored on driveways or in plain sight; they are an eye sore and devalue the 

neighborhood. 

 You need a variety of housing - that's how communities thrive.  Having only 

expensive townhouses and homes (that are ridiculously priced these days - 

400,000plus) does not cater to everyone's needs. It only caters to the affluent's 

needs/people who have money, 

 A mix of the above (regarding different dwelling types) 

Question 3. Where should these be located? 

 Field near highschool 

 Away from the busy road, Second Street 

 All through out- the Northern Woods subdivision is a prestigious area and by 

adding anything other than single dwelling homes will not be adding any value to 

these homes and will upset the current property owners. 

 Townhouses by natural areas, highrises by schools 

 In the north meadows secondary area 

 Evenly distributed to have a good mix of affordable housing options, but also, high 

end homes since the North end is seen as one of the most desirable parts of town 

(and standards to keep up as a result). NO low income housing 

 Should be by the school. Townhouses for sale and then single family homes in the 

back. 

 Continue the development along second street and past the current development 

on Thorne Street 

 Closest to the high school and arena. 
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 The whole development 

 Off of Second street 

 Along Second Street heading South, although not backing onto the tree line to the 

South/West leading to SCRCA trails or the farthest South field that will not be 

developed. If development runs anywhere near these areas it should be reserved for 

a green space, park, soccer field, etc. 

 At the beginning of the development so all the houses in that surrounding area can 

use them. 

 Retail, restaurants and community centres along Second Street with housing, 

parkland and school behind. 

 In the middle of the subdivision 

 At the back, commercial upfront and residential in behind 

 Away from the main road with a short road into the new sub division, so no houses 

facing the main road. 

 Near green space and parks. 

 Off of second street, facing onto smaller streets 

 I really don't think we have space for any residential at all. What about green space? 

Quit filling up the north end with my houses or living space. North meadows school 

is already at capacity. 

 Park with splash pad and gazebo or similar cental to the neighborhood. North 

strathroy is already lacking a park for kids so 2 parks would be better. 

 In a quiet area. Not on busy roads with access to trails. 

 They could be interspersed throughout the subdivision. 

 All in the new area on second street 

 I think Strathroy needs to consider hospital, policing and a fire department with the 

new proposal for this subdivision. Right now Strathroy cannot handle the growth it 

is experiencing and now they want to add another subdivision. The roads and 

intersections are terrible and congested. Roads are in poor condition and require 

updating, more traffic lights need to be add to congested intersections. 
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 Off of second between the 2 schools but not where the forest is.  Middle class 

deserves to have a nice view in their backyards 

 If absolutely must be used for development should be raised structures to allow 

flood flow underneath 

 Located in the back of the property to allow for commercial to be located in the 

front 

 Townhouses and semi-detached near Second Street with single detached located 

throughout. 

 Do not cut down ANY trees. We need to keep close to nature that is part of what 

makes strathroy special 

 Away from the Arena and High Schools to give the area room for expansion. 

 Same idea as the Darcy Drive development except a convenience store on the 

corner. 

 Interspersed in small groups to prevent another Katie Lane from being created 

 anywhere--except the conservation area. 

 Residential areas should not be located near wooded areas and other ecologically 

sensitive areas.  There should be a parkland buffer between the developed areas 

and natural areas. 

 Close to 2nd Ave. 

 Not the conservation Area 

 Closer to the already developed land i.e. an extension of Thorne Drive - behind 

Deborah Dr 

 Public hunting land as well as ATV trails 

 Behind Darcy Drive, off of second Street but not into the treed area. 

 I think that Strathroy does have a good mix of income housing but I do think that 

there are slightly more higher class homes than affordable housing. I have no 

comment on the placement of the homes as this would be something to review with 

city planners and taking examples of other successful development from around the 

globe. 
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 Adjacent to the trails and conservation, preserving the natural spaces as much as 

possible. 

 Near amenities 

 Stores at the mouth of 2nd street accessible from high school. Housing behind for 

more peace and quiet. 

 Wherever!  We need all types of housing to maintain reasonable affordability for 

all income levels. 

 along Second Street 

 I have an idea where the North Meadows Secondary plan area is... but I'm not 

exactly sure. A maps outlining the area should have been at the beginning of this 

survey. 
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Question 4 - What types of park features and amenities would you want to see 

included? 

Picnic Areas 60.7% 

Splash Pads 56.3% 

Swing Sets 54.1% 

Playgrounds 73.3% 

Paths and Trails 79.6% 

Community Gardens 42.2% 

Open Green Space 56.3% 

Other 6.7% 

Other: (please describe below). 

 Please, not another splash pad!!! Already have one that’s a dead horse! 

 Toddler Friendly 

 A more natural setting, this is a great opportunity for Strathroy to be a leader in the 

idea of self-care and inner peace, stress management or whatever the term you 

want to use, is the keys to better health.  The relaxation of sitting in your backyard 

watching the trees colour, or watching nature. And the ever promised indoor pool 

would be nice. 

 The green space that is already there should remain. London does a very good job 

of this and Strathroy should consider taking a page from them. 

Question 5 - What kinds of sport and activity spaces would you like in the 

park(s)? 

Tennis 46.5% 

Lacrosse 14.6% 

Lawn bowling 15.9% 

Bocce Ball 21.7% 

Soccer 41.6% 

Pickleball 15.9% 

Basketball 53.5% 
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Football 9.3% 

Baseball 37.2% 

Other 17.3% 

Other: (please describe below) 

 Skip the typical stuff. Plant some extra trees! 

 Whatever is most needed in Strathroy. 

 Don't need any more soccer fields! 

 Nothing that takes up a lot of dedicated space. The space needs to be multiuse as 

much as possible. 

 Strathroy needs something other than sports. 

 All sports!!! 

 This area is close to the Gemini arena and that already provides a mostly unused 

green space. I would hate to overdue. 

 Everything if there is interest. 

Question 6 - Where should park(s) be located? How big should they be? 

 Part of the new subdivision 

 To accommodate use by several groups at a time. With appropriate parking for the 

area to grow. 

 Big enough for an indoor pool...or two. 

 Large not 50 by 100 lot given by developer to fulfill their park commitment, 

Connected to trails 

 Larger than downtown 

 Right at the front by the road. 

 A park just off Thorne Drive for easy access from new and old subdivisions. 

 There is an empty space on second and Head Street that would allow all current 

residents and future residents a safe place to play 
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 They should be central to where the housing developments will be so there is direct 

access to them. Strathroy needs another park as big as Alexandra with the same if 

not more activities, so I would say it should be the same size or close! 

 Towards 2nd street and they should be a couple of acres 

 The empty property at the corner of 2nd and head. Central to all the North end 

communities. Easily accessible for everyone. Not deep in a single subdivision. 

 We need a large park. There is nothing within walking distance of the 

Agnes/Cassie/Deborah/Thorne area 

 By the high school and arena 

 Across the street from the high schools. They should be 2-3 acres big. 

 Middle of the development, 4000 sq. ft. 

 Between Deborah and the new subdivision 

 Wherever. Huge 

 Near conservation area 

 Along the South/West area to be developed. Wildlife living in this area should not 

be affected by housing/business development. Any soccer fields, parks, baseball 

diamonds, etc., should be developed in this approximate region to be as least 

invasive to these animals as possible and a nature path should connect to the 

SCRCA trails at some point in the neighborhood, being connected towards the 

central or towards the East end. Backyards should not be built along these woods. 

This should be fairly large, and if multiple courts/parks are planned they should be 

built with this consideration in mind (being along the South or West areas.) 

 Small but numerous parks.  Majority just a place to run around with the kids with a 

more central larger park containing splashpad/playground.  Interconnected with a 

multipurpose path system. 

 A location near properties already developed so it is in close proximity to current 

and future developments as there are currently no parks in the area. 

 The closest park right now is Alexandra, we need park space other than what the 

schools provide. Very underserved for parks. Don’t care where as it is closer. I would 

like to see a good sized park, around size of Salisbury 
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 Somewhere that will benefit the other houses that are already currently out there. 

Maybe closer to the head street side of the development so more people have the 

options accessible considering the closest park for anyone on this end of town is the 

main park and splash pad downtown. 

 They should be large, with a large toddler area as North Meadows public school is 

not appropriate for toddlers. 

 Parkland should be set away from the busyness of Second Street and should be a 

considerable size, similar to a 1/2 the size of Alexandra Park 

 At the back connecting with the conservation area 

 Within the new, small streets. In the centre or the new neighbourhood 

 Central location easy walking distance 

 Across from north meadows school on Darcy Drive. Any land that is open should 

not be developed into housing. 

 A new (large) Park should be located near the Newly planned North Meadows 

Subdivision. 

 Large park space in various locations. Especially central to the community. Consider 

a center with YMCA for indoor swimming. 

 Not near busy roads. They don’t need to be big. Just normal playground for the 

neighboring areas. 

 Nearest to conservation area. 

 Parks should be a focal point in the neighbourhood so everyone has equal access 

to it but still allows the residents in the area still get around with easy. Parking lots 

should be critical to avoid congestion on the streets. 

 I would like to see a common area where many of these amenities are located in 

one spot.  With the greenspace available across the street at the Gemini, I do not 

see the need for large expanses of green space as would be required for soccer fields 

or baseball diamonds.  However, a well-organized area with splash pad, 

playground, tennis court, etc. all close to one another and on a bike/walking path 

would be great.  I would like to see it somewhere in the middle - perhaps near the 

existing treeline that winds through the middle.  Give it a cozy, community 

destination feel.  Build a building that could house some programming for those 
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that live in the neighbourhood (community groups, etc. could also rent the space).  

Build actual washrooms in the building as well. 

 To attract groups of people so u can create clubs that can meet here in strathroy 

keep things local bikes 

 Near the conservation areas – it’s a shame to let this land be changed to residential 

 Size of Alexander park, leaving the forest and wetlands as is 

 A flood overflow and education center should be along river and valley center 

 Centralized 

 Near existing residential area to provide easy access to both existing and new 

developments. 

 In safe places. Prefer multiple small parks. 

 Same size as Alexandra. I have two young daughters (aged 3 and 1) and we live in 

Buttery Creek and we’d use it all the time if it were across from the high school. 

 One at north end of town and one at south end of town. 20 acres at least. Easier to 

maintain than a small park. Leave room for open grass instead of all fenced soccer 

areas. 

 One east and one west of the development. 

 Central to North Meadows with paths that lead from existing areas to the newly 

created space 

 As large as possible 

 Parks and trees should be everywhere.... 

 Anywhere within the development plan. 

 Parks should be as large as possible and form a buffer between developed areas 

and natural areas beyond the development zone. 

 Anywhere with easy access from 2nd Ave.  Big enough to accommodate the purpose 

of what is placed in the park. 

 Near the streams so construction does not affect or even touch any of the 

waterways, streams, creeks, etc. 

 Should be almost right behind Deborah and Kemp - off of Thorne so it’s right in the 

middle of the existing houses and the new houses 
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 big and accessible to all. Need paths to access these parks. 

 North end, lots of housing going up and nothing in the north end for kids/families. 

 The whole area in question should be hunting land 

 Large enough for future development and thought for years down the road 

 Near the Gemini sports park. 

 Smaller parks scattered throughout 

 Parks are essential to a city’s growth and should always be considered before 

developing, great job on this survey. I believe Strathroy has a great start in the size 

of their park system. With trails running from Second Street all the way to downtown 

is amazing and should be considered to keep this. At the heart of many great cities 

is an amazing park. 

 Small parks within the green spaces and residential areas and away from the 

commercial areas. 

 Anywhere on the north end 

 One big park with multiple entrance locations.  Centralized location 

 Across from school space and within residential subdivisions 

 nicely spread out where there is room 

 Reasonable walking distance for the whole subdivision 

 It already partially exists 

 In with houses, like other communities. Walking distance. 

 Large complex 

 anywhere in the new developmental area of town 

 10 acres wide and length 

Question 7 – Where would you like the Rotary Trail to go through the study area? 

What should it connect to? 

 A green space or park. 

 Start it at the furthest point. 

 Connect to High schools. Expanded in the existing woodlot. Joining to new parks 

area. Possibly between entire development and conservation area. 
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 Should connect to school. 

 We definitely do need more trails for hiking, biking, cross country skiing etc. 

 Maintain the current trails and add to it; through the current farmer’s field to the 

wooded area. 

 It should connect to the park. 

 Where it is now. 

 It should connect to the current loop in the conservation area that comes out on 

Alison ct. but that loop currently isn’t very well maintained. I walk it with dogs and 

a stroller often and there are trees down blocking the path. 

 Leave trails as is. 

 The subdivisions starting at Thorn. 

 The rotary trail should extend to the Gemini in the north, and be extended from 

centennial park in the south across or under Metcalfe Street along the river into the 

marshlands ending at the west Middlesex memorial arena/ town pool. 

 Wherever. 

 Same path with larger buffer zone between dwellings. 

 The trails are nice to have and the flow should continue and not create any 

confusion. 

 The trails coming from the SCRCA should run through the untouched Southern field 

and connect in the central or Eastern end of the newly planned area. This would 

essentially connect the entire town via a biking/walking bath, and any future 

expansions of this path should be adequate for both walkers and bikers to use the 

path simultaneously. 

 Should go around the whole development and up the middle and across the middle 

connecting park. 

 Should allow for continuous travel on the trail system from high schools through 

downtown and beyond.  Encourage use of the trail system for pedestrians and bikes. 

 Between existing and new development. 

 Eventually connecting to the high school. 

 It should remain where it is. As a direct path from Second Street. 
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 This doesn’t matter to me as long as it is easily accessible. 

 Possibly connect to a park. 

 I would love to see it connect to a park, but not go through the homes. 

 An additional connection to the Rotary trail should be made at the North end of 

Riverview. The trail should be extended through the new green space and end at 

the high school. 

 Interconnecting from/to/the existing Trails. 

 Leave the trail as it is with the current access to the trails. 

 Through the main part of the subdivision to give easier access to the subdivision. 

 Up to the east end of the planned area over by the high school. 

 Create a natural division through the new proposed neighbourhood. 

 Love the rotary trail, extend as much as possible. 

 Around the neighborhood in green spaces and connect existing trails. 

 Mill pond conservation area on the south. To second line on the north, through a 

new central greenspace. 

 All residential neighborhoods as it does now - easy to find entry and exit points. 

 Attaching to existing trails and an access point from new neighborhood. 

 Connect to Second Street. 

 Connect to the conservation area and Second Street and any park area within the 

neighbourhood. 

 Definitely along the existing tree line - and connecting to as many parts of the 

subdivision as it can. I would like to see it come out in some form at the intersection 

near the high school (Adair and Second) so proper traffic lights and/or pedestrian 

crossing lights can be installed so kids don't have to play frogger to cross Second 

Street as is currently the situation. 

 Bikes paths, and make it wide enough for walkers - they can share.  Teach proper 

bikers how to bike! 

 They need to keep access to the trail as it remains right now. The trails are beautiful 

and feel they may get ruined with the congestion of more homes along the trail. 

Need to keep as much if not more green space. 



 Monteith Brown Interim Report #1 – Draft Background Report and Land Use Options 

 Planning Consultants North Meadows Secondary Plan, Strathroy 

 

 

January 2020  Page 113 of 137 

 Learning, watch centre… 

 Would love to see the river walk extended.  Raised boardwalk with accessibility 

elements especially viewing areas. 

 Rotary Trail should be connected to Head Street.  It can be connected via the 

sidewalks. 

 Paved pathways that are maintained and kept open all year long...connect to the 

rotary trail and pave them as well. 

 Should connect the Gemini and school to downtown to encourage kids to walk. 

Ensure trail heads do not harm the privacy and safety of those that live close. A 

separate bike trail...I almost get run down by bikes on the rotary trail all the time.   

Oh and dogs must be leashed!!! 

 In order to walk and bike more, we need a sidewalk from Dolphin along Hickory 

connecting to Second. It’s impossible/dangerous to walk especially along the bend 

on Second St. We’d love to walk to the arena/high school but it’s not safe to do so 

with the current setup. 

 It should go through a park and connect the downtown to the High Schools and 

Arena. 

 Alternative route to the east end of Second Street, closer to the Gemini/high school, 

more secondary trailed (possibly a multi-use trail). 

 It should have paths from all areas that connect to the existing trail allowing people 

to walk or bike to the downtown area. 

 Should connect to the current Rotary Trail. 

 We think this is an excellent vision and absolutely love the Rotary trail, this is what 

makes Strathroy unique and special. 

 Where ever you can maximize the most amount of trail. 

 It should be more easily accessible from the high school to the downtown area 

through the conservation area for those with strollers and children and bikes or even 

those in wheelchairs. Right now you cannot easily get from Thorne Drive down to 

rotary trail with a stroller and as a neighbourhood with many young children this 

would be a large asset. 

 Through the bush area and connect to the conservation area. 
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 No. Keep it closed. 

 It should connect from existing trail to high school/ arena area. 

 Not sure. 

 Bike paths exclusive from vehicle traffic connecting to other parks and natural areas 

and commuting routes. 

 Obviously connecting people to schools, businesses, entertainment and other 

communities in the city. The trail should look to maintain the current trails but 

maybe add to the system to better connect to places of work. 

 To go through the green and park spaces, preserving the peaceful feel. Continue to 

connect to the Conservation and downtown. 

 It should connect the arena/high schools, the new neighbourhoods, and the buttery 

creek neighbourhood. 

 Continue through wooded areas and residential spaces, connect to Cuddy Gardens. 

 Keep the trail entrances as is. Start point on second line and behind Kemp Street. 

 It should follow along to Metcalfe Road into downtown. 

 The trails need some serious work...they used to be so much better, before they were 

moved to the edges of the cornfields. 

 Love the Rotary Trail.  Should connect to a park somewhere. Perhaps with a fresh 

water drinking station (bottle fill station). 

 Where ever it would allow full access from each side or ends of the area. 

 The park and Second Street. 

 I would prefer a designated access point with parking and NOT access through 

points where private residences are located. Drawing outside pedestrian/bicycle 

traffic by people’s homes increases chance of petty theft and increased garbage 

disposal on private property, as well as dog owners not consistently picking up after 

their pets. 

Question 8 – What should be done to ensure traffic from the Secondary Planning 

Area does not negatively impact adjacent communities? 

 Unsure. 

 Traffic lights. 
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 Stop signs and low speed limits. 

 Added green space. 

 Lots of lights, stop signs and speed bumps and a light and crossing guard at 

Head/Second to get the high school students across. It's dangerous there already. 

 Traffic lights and school cross walks (from the high schools) on Second Street plus 

Lothian will be necessary. 

 Strathroy needs public transit! 

 Expand second line to four lanes. Direct major link from development to Metcalfe 

Street. Fewer homes, bigger lots. My real desire is to be left as farm land. 

 Have a temporary road for construction traffic so they don’t drive through the 

subdivisions that are already built going from Second Street connecting to where 

building is happening on kemp and thorn area. 

 More stoplights. 

 Widen Second Street and Head Street North. Traffic lights by high school. 

 We need a cross walk up from Head St across Second St. I have inquired but 

township keeps saying there isn't enough traffic that crosses there, which is 

ridiculous as students run across that busy street all the time during the school 

months which is very dangerous. 

 Add a road that connects to York Street. This would allow traffic to get to the other 

side of town without adding volume to the other main streets. 

 Double the size of Second Street to four lanes and install traffic lights. 

 Connect Jenna Drive to Centre Road to give that subdivision access to another 

north/ south route other than head. The high school needs a stop light. Very unsafe! 

 Thorne cannot be the only entrance. There needs to be more entrances off of Second 

Street. Lower speed limit on Thorne as well maybe or speed bumps. Many cars 

already speed down that street. 

 Widening the road to 4 lanes and 1 turning lane. Pulling another road through from 

Second Street to Metcalfe (Like Head St). 

 Speed humps or enough side streets directly exiting onto Second Street. 



 Monteith Brown Interim Report #1 – Draft Background Report and Land Use Options 

 Planning Consultants North Meadows Secondary Plan, Strathroy 

 

 

January 2020  Page 116 of 137 

 Traffic lights required at Agnes and Second Street now not after development. Safety 

issue when creating the hill and the area is more developed 

 Need stop lights to ensure students walking to school are safe. 

 Multiple exits should exist along Second Street and at least 1 traffic light if necessary, 

as well as Thorn Drive. If the setup would be too congested for what is hoped to 

become achieved, running Adair Blvd through McEvoy Road would create another 

exit from the neighborhood at the cost of some green space which could hopefully 

be made up for elsewhere (along Bear Creek). Lower speed limits and signs to be 

careful for wildlife would likely be required however for this connection to exist. If 

even possible and deemed necessary due to congestion, etc. 

 Ensure adequate access to Second Street for new development and if necessary 

traffic calming measures on Thorne Drive. 

 The needs to be enough outlets onto Second Street.  I live on Deborah Drive and I 

am concerned that the traffic will significantly increase on our street if there is not 

adequate access to Second Street for East bound traffic. 

 You need to look at how the traffic will get into the main part of town. Most people 

will avoid traffic lights which will push a significant amount of the traffic to Pannell 

Lane and or Head Street. There needs to be a plan in place for the traffic to give 

them a route into town without going down the 81. 

 Roundabout or traffic lights to moderate the flow of traffic on Second Street. 

 Make entrance to new subdivision from Second Street. 

 Traffic lights and another access road to downtown 

 Limit access to Head Street. Strategically placed stop lights. Curbs on Head Street 

 More roads, better planning of lights and stop signs, reduced speed limits, multiple 

lanes, a bike path. 

 Do not extend Thorn Drive. Have all new streets pour into Second Street so that new 

traffic does not ""short cut"" through the Thorn-Agnes community area. 

 Just one road in and out of new subdivision. 

 Access off Second street 

 Traffic study on Second Line. 

 Supports to help drivers get to hwy22 or 81...lights, merge lanes maybe.  
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 Alternate entrance to the industrial parks on the north side of Second Street, so the 

trucks and factory workers have alternate route. 

 There needs to be a street that attaches from Centre to Darcy that is closer to 

MacDonald Street. This will decrease traffic and speeders on Darcy. 

 An ALTERNATE exit route should be created from the Northern Industrial Area out 

on to 81 Hwy.  The more exits from this area, the better. 

 More stop signs to slow traffic perhaps a traffic light near the high schools to reduce 

the speed on Second Street. 

 No extended straight roads that are likely to have speeding issues. Roads connecting 

from Head to Second via Thorn should be less convenient than just taking Head and 

Second. Right turning lane into the new subdivision off of Second if there is one 

main access, so as not to block the traffic/busses in that area. 

 A lit crosswalk or signalized intersection should be coordinated with the traffic flow 

from the school and industrial subdivision.  Between the school pedestrians, school 

vehicles and large trucks from the nearby industries this is already a very busy and 

unsafe area. 

 Find a way to make another north/south street (through the Bear Creek area), or 

upgrade Head Street to include curbs, and change the speed limit on Head Street.  

But finding another way to direct traffic north/south would be the best option. Also, 

I hope that some very careful planning is done to ensure that a repeat of Darcy 

Drive north (which is a long speedway on most days) does not reoccur.  I hope that 

the streets are windy enough - or include roundabouts (love them) or other traffic 

calming measures to make sure that there is not one long stretch of road where 

cars can speed by in a residential area. 

 Redo it with bike paths and make it smooth, and the issue with having water sitting 

on it all the time. 

 Strathroy needs to upgrade services (i.e. policing, fire, hospital, and clinic). This 

services are just barely making it now. 

 Build the roads wide to begin with, widen the main roads in.  Turning lanes and 

traffic lights advance left turning, longer advance light and longer yellows, at main 

road turn offs. Look at what will be needed it 25 years, so there is room to grow.  

Sufficient parking, even in driveways, (McKellar Street, by the schools many houses 
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have 3 or 4 cars and already have trouble parking at their own home and that's 

before the work is done there) 

 Exit from area onto Head Street N and/or cross from the road Gemini is on. 

 Provide minimal access points, and provide a traditional intersection across from 

the road where the arena comes off of.  Possibly a lighted intersection based upon 

a traffic plan. 

 Ensure safe crosswalks for those trying to cross Second Street. Make sure that 

existing subdivisions don’t become shortcuts. 

 I would suggest a light at Head Street and Second Street. I often wait a long time to 

turn left onto Second from Head and have seen high school students struggle to 

cross the road safely at peak hours (7:30-9am and 2:30-4/5pm). 

 Put a traffic circle at the corner of the high school or a stoplight.   

 Make the bridge close to Hickory Drive 3 lanes wide and make the hill not so steep 

going down to the stop light as it really ices up in the winter. The street and stop 

light needs to be wider. There is barely room for the trucks to turn at this light. Or 

make it a traffic circle to slow down traffic. 

 Lots of secondary trails, keep free space behind and between homes. 

 Traffic circles and other obstacles to prevent heavy traffic and speeding. More stop 

signs to ensure pedestrian safety. Not like the Thorn and Agnes situation! 

 Add stop signs at Darcy and Head Street on Second Street. Four-way stops at Steven 

and Middlesex. 

 No, do not connect Thorne Drive. I don't want it see it become a busy road. 

 Proper detour routes need to be put in place. 

 A concern is that such a large residential area will greatly increase traffic volume 

on the north south axis, most particularly Center Road and Head Street.  Such a 

traffic volume increase will have a very substantial negative effect upon existing 

residences in those areas. 

 Isn’t that for the developer to figure out? This town already has a traffic issue before 

the addition of 900 homes. 

 Properly plan and schedule trades so they do not contest the area and overflow their 

parking into adjacent subdivisions. If this is not possible provide offsite parking. 
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 Lower speed limits, reduce the number of thorough streets to reduce higher speed 

traffic. 

 There should be no trucks allowed on Second Street, between Adare and Wright 

Street. They should have a separate access from Hwy 81 into Wright Street area.  

 Needs cross walk and lights at rotary trail crossing and/or at Adare crossing. 

 Stop building so many houses. It’s getting too crowded in the north end. 

 A road will need to be built eventually in and out of the area, should consider a road 

from the south into the area. At some point a road will need to be built through the 

park. 

 We need a truck route in and out of the industrial area to keep the trucks off of 

Second Street. Trucks don't belong on a street where there are kids walking to school 

and an area where there are many residential properties. 

 We need more sidewalks and curbs. High Street needs to be widen with all the big 

trucks. 

 Second Street needs to be widened all the way to the light at Hickory with a 

sidewalk. 

 Fix the terrible existing road conditions and maintain them afterwards. 

 One access point only with a light to Second Street at Adair.  Additional turn lane 

on second into new development. 

 Keep main entrance to new subdivision on Second Street. There is too much traffic 

already on thorn and side streets. 

 Keep entrance away from high school entrance. 

 Signage requesting users to respect the areas of private residences would be a start. 

Garbage bins maintained by the municipality might also be a way to alleviate the 

garbage left at the openings of trails.  No one can eliminate pedestrian traffic 

entirely but if a parking area was provided, and signage indicating where to park, 

out of area drivers would not have to park on streets and courts in front of 

residential homes. I have had numerous cars park on my lawn while they access the 

trails from the Court I live on. I pick up trash left by walkers and dog poop bags left 

by their irresponsible owners at the opening of the trail. The Rotary trail is a nice 

idea, but the inconvenience to homeowners in the area of the trails with people 

looking into our yards while on their walks, more trash, and the increased vehicle 
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traffic, are not nice to deal with. Residents have also had petty theft and vandalism 

done to their property and belongings, which doesn’t warrant calling the police 

service about because nothing can really be done in regards to it without proof. 

 Add another threw Street towards Metcalf, we don't want Head street to become a 

major road to go downtown. Be mindful of increase in traffic on those residential 

streets. Keeps lots of forest and paths 
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Question 9 - What kinds of streetscape amenities do you want to see along 

streets in the Secondary Planning Area? 

Bike Lanes 64.7% 

Street Parking 31.4% 

Brick Sidewalks & Crosswalks 34.1% 

Benches 51.9% 

Directional Signage 18.2% 

Decorative Lighting 39.1% 

Street Trees 77.5% 

Other 7.4% 

Other: (please describe below) 

 Simple but easy access, for young and old, and the one with disabilities. 

 Nature- the way it is. 

 Paid by developers, not the Town! 

Question 10 - How should the natural heritage features be integrated in to 

development? 

 Leave some trees 

 By creating more hiking and biking pathways 

 Keep houses and parks away from it to not disturb animals and bring more garbage 

into the area 

 Keep enough natural space for the current wildlife population 

 preserve large trees 

 With a huge fence around it to keep people and all the Hunan garbage they bring 

out of it. 

 Extend nature trails, Bike path and or trails buffer homes from natural areas, 

Benches along trails 

 in the parks/green space areas. 

 Plant more trees 
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 No more houses backing onto environmental features! Trails would be awesome to 

walk/bike along with benches 

 Leave them as they are now 

 Currently the areas which will be developed are home to TONS of deer. If you look 

into the field straight across from the high school around dawn or dusk you will see 

no less than 20 deer. Homes are already destroying their habitat. I think they should 

be kept as far away from the wooded areas as possible and not further disturbing 

them by put giant homes directly backing into the woods. 

 Trails developed with additional greenery planted 

 Keep all the trees. 

 Limit the removal of any existing trees, and add a proper north entrance with 

parking for the conservation area 

 None that I know of...maintain all trees wherever possible and safe 

 Walking trails 

 Walking and biking trails should lead up to them and/or run alongside them 

wherever possible. Ideally it would be better for the general public to be able to 

access these areas to an extent, even if some housing is planned to near them. 

 I would prefer to have trails adjacent and not have Homes backing into them 

 As little deforestation as possible.  All green space should remain intact.  Keep as 

many trees as possible, engineer housing plans accordingly. 

 I feel like they should be left alone, but trail should be available, possibly lead to a 

park in the edge of the woods. 

 Keep them as natural as possible with parks or trails around them. 

 Integrate all of them into the private land with commitment of keeping natural 

environment. 

 With multiple access points to the conservation area with a park to tie it all in 

 Allow lots of access into these natural features. 

 Do not destroy them, incorporate them into al the designs, make parks, trails, paths, 

keep trees, plant more trees 
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 Deer population concerns taken into account? Sanctuary areas for local fauna, 

continue nature trails through new development 

 Exactly how you mentioned above.  Great piece to a neighbourhood 

 Green spaces within the community, trees within the neighborhood should also be 

forced. 

 Remain intact. Paved trails along side of them and homes backing up to them 

 Curved streets to follow land. Keep waterways (prevent flooding). Require 

developers to build around a certain percentage of the trees. Have multiple mini 

green spaces throughout 

 Keep them as much as possible 

 Preserve as much as possible. Integrate park space with natural space. 

 Paths/trails, bridges where necessary. The existing trails are great, thank you! 

 Trails and green spaces should be incorporated with these areas/features. 

 Keep the creek and trees that already exist.  Build around those. Include them.  What 

I hate most about new subdivisions is their sparseness in terms of mature landscape. 

 Have boardwalks there , information signs. Create programs to study the natural 

environment 

 Keep the green space and make it accessible for people to enjoy the nature trails. 

 I'm glad this question is stated this way. I would like to see Strathroy build around 

them, nurture them the Carolinian forest is rare it needs to be protected and 

maintained, I'd like to see work done to insure that the rare trees reproduce 

continues to grow here.  Use it as a reason for the people of Stathroy to be proud, 

our hidden gem.  Our way of being environmentally advanced.  I would like 

Strathroy to maintain its rural small town feeling, I have always defended our dirt, 

gravel, 1lane going each way roads, I would rather see trees, wetlands, and fields 

around Strathroy then for us to try to be Toronto west.  There is a peace in our 

surroundings, I would hate to see us lose it. I know Strathroy is and will grow, but I 

would like to see is doing it by being good stewards of the land. The bush and some 

of the wetlands do need to be cleaned up a little the amount of down trees does 

worry me but that is where management of them come in 
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 Outlooks accessible to all, especially physically challenged (visible and non-visible). 

Educational plagues/ centers 

 Maintenance of the woodlots, additional active trails. 

 Parks and homes to back onto natural heritage spaces. 

 In whatever way causes the least damage to nature.  There are some protected 

species in that area....be careful 

 Keep/expand Rotary trails 

 To keep it as is as much as possible. A path that runs along any water areas would 

be nice. 

 Dredge the stream and edge with concrete or gabian baskets of rock to keep the 

area clean and tick free. Put the paved bike and walking path next to it. Leave a 

green strip of land 2 mower strips wide and then houses can back onto it with their 

fence, wire or board. 

 Keep space between homes and forest to protect the habitat. Enrich the trails with 

interpretive signage. 

 Should be where the parks are. Sure. 

 Preservation 

 Should not be disturb but integrated into the community. 

 Go to Sarnia ...they have made it beautiful around the river 

 Integrate through trails and walking paths surrounding these natural features 

already done throughout Strathroy. 

 Please leave nature alone! 

 They need to be protected and in no way become part of the development.  If 

anything, they should be expanded. 

 I think they should keep it as natural as possible and allow for a walking and biking 

trail with benches and lightning along it!! 

 Incorporate into trails and parkland. 

 By leaving it alone. 

 They should be kept! 
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 Leave all streams, wetlands, and any natural breeding grounds alone. Especially 

after an entire forest was clear cut where the Doug Tarry development is 

 Kept in an area off a walking path with signs making it clear what they are 

sometimes fences 

 Mandatory allotment of green space, Possibly trails throughout 

 Walking trails with flora labeled....make it a learning experience 

 It should be left as natural & undisturbed as possible. 

 Integrate community  garden spaces into residential areas with opportunity for 

homeowners to own a piece of garden 

 Leave forested areas for trails (bike and pedestrian) but relatively untouched 

 No more housing. It is too crowded. I moved from London for a reason. 

 Keeping much of this would prove to be a benefit now and in the future. 

 Preserving trails close to the houses. 

 Minimum lot sizes of 80ft frontage. Trails running alongside these areas, park 

benches for sitting in these areas 

 Keep single dwelling home near woodland trails. Higher priced homes near the 

woodlands. 

 Right alongside them, trails would be lovely 

 Trails and exploration areas for families 

 Some yards with nice lots.  Paths! 

 All existing trees should have to be left alone, and for every new building built...plant 

100 new trees. 

 Trails need to be in the woods and along the streams. The more nature that is 

preserved. The more people will want to live and stay 

 leave them alone and not build houses near them the wild life need  their homes as 

well 

 Maximize enjoyment of views and use for public vs residential. 

 Executive sized lots so not to over crowd and incorporate trails and green space 

 Leave them as is 
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 Bike path from the community all the way downtown through the forest. 

Question 11 - Should trails be located in or around natural heritage features? 

 Yes 

 Absolutely 

 Around 

 In a way to keep the wildlife safe. 

 Both 

 No 

 Yes. Otherwise they will never get any use out of them. 

 Sure 

 Yes, would be great to connect back to bear creek. 

 Just around the outside edges because you already have the rotary trail. 

 Yes and maybe through the green spaces. 

 All over! 

 Trails running through the heritage features. 

 Parkland trails through the centre of the development so you can walk from the 

present Rotary trail through the development still feeling like you’re in a park as 

opposed to on a side walk. 

 In 

 Around and in depending on the area and its effects to wildlife. 

 Yes as long as they are not damaging them. 

 Yes – trails to connect sidewalks/roads (between houses, from Deruiter 

neighbourhood etc) 

 If it does not negatively impact the natural features. 

 Absolutely.  Take advantage of what is already there. 

 Sure, with good pathways to either walk or bike on. 

 Yes, I would like to see it like Longwood, without invading it too much. I would love 

to see it used to educate people on what we have, why we need to maintain it.  How 
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to use it for our well-being. A place to sit, watch, listen, and have nature around 

you. 

 Yes, for sure. 

 A respectable, but viewable, distance and accessible (public not private). 

 Yes. Clearly defined trails. 

 Located in natural heritage features with numerous access points. 

 Yes, if that is what allows more nature to be left alone. 

 Absolutely. Why not?! 

 Dredge the stream and edge with concrete or gabian baskets of rock to keep the 

area clean and tick free. Put the paved bike and walking path next to it. Leave a 

green strip of land 2 mower strips wide and then houses can back onto it with their 

fence, wire or board. 

 Yes! With as little disruption to the natural space as possible 

 Around not encroaching on them to cause damage or allow only some homes to 

have access to them. 

 Yes, but as long as they don't disturb the natural heritage features and as long as 

there is no trash. 

 Yes, this would be great. 

 They should also be left alone. 

 As long as they’re not disturbed. 

 Yes, to control access and eliminate access to environmentally sensitive areas. 

 Trails are better than houses. 

 Yes this allows all ages to be active and explore the world around them. 

 Everywhere 

 IN and AROUND 

 There are tons of great old trails that have grown over. Reopen and maintain them. 

 Not sure 

 I think it can be an asset. The playground by the creek at Alexandra Park is an 

attractive addition to the downtown core, and trails along creeks (as long as fencing 
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separates private backyards, and garbage bins are provided and maintained) could 

well benefit the area. 

 All trails should interconnect and be bikeable or at least walkable.      

Question 12 - What should be located adjacent to them? 

 Park/ picnic areas 

 Green space 

 Parks with play equipment. 

 Sports fields, parks, condos, schools. 

 Parks or green space 

 Trails no housing 

 Park area to provide some space between humans/construction/traffic and the 

animal’s homes. 

 Park Bench, Green space 

 Single dwelling houses 

 Soccer field, green space, park, basically anything that is minimally invasive to these 

areas. Considering that, there are people who will unfortunately pollute so public 

trash cans/recycling bins should be appropriately placed to avoid this. 

 Parks perhaps 

 Parkland 

 Parks or single dwelling homes – adding townhouses or high rises causes for 

increase population and may cause mischief to the trails. 

 A nice park 

 Houses or open green spaces or playgrounds 

 Parks, playgrounds, greenspaces for families to enjoy 

 Homes and parkland 

 Sidewalks 

 The recreation space should be close to all of that. At the very least, should connect 

to them. 
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 High end single dwelling homes 

 A learning centre, and a place to relax maybe an observation room, or deck a place 

to sit and watch for wildlife, birds, trees changing colour. Picnic area, night sky, rain 

or snow.  Place to sit and have a coffee with friends both indoors or outdoors. 

 Community center or education center 

 Signage 

 Ponds and wildlife viewing areas. 

 Benches 

 I imagine lots would back up onto trails 

 Dredge the stream and edge with concrete or gabian baskets of rock to keep the 

area clean and tick free. Put the paved bike and walking path next to it. Leave a 

green strip of land 2 mower strips wide and then houses can back onto it with their 

fence, wire or board. 

 Park, not homes. Small parking areas for people to get to trails. 

 Simple walk ways with benches and trees to provide shade for pedestrians. 

 Housing 

 Trails 

 Substantial buffer zones should be created around the natural heritage features. 

 Park land and a community centre with an indoor pool and gym that is accessible 

to all 

 Residential 

 Nature 

 Picnic area, playground 

 Trees 

 A mix of business and residential 

 Picnic areas, open green space, park space 

 Parks open spaces 

 Park, Splash pad, trails 
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 places to park so people can drive to the trails and enjoy them 

 Benches and picnic tables. 

 Wet land and greenspace 

Question 13 – Do you have any additional comments on how you feel about 

future development options in the North Meadows Secondary Plan area? 

 The lot on the corner of Head Street and Second Street is such wasted land. Could 

be used for some purpose and hope it does in the future that benefits the 

community. 

 There needs to be another public school built as North Meadows is already full. 

Building an extension or adding portables to NM would not be a good idea as the 

playground and parking lot are already congested as it is. 

 Plan for the future. It needs to be energy efficient, green, and have zero carbon 

pollution. Please....my children’s lives depend on us making smarter decisions. 

 Strathroy-Caradoc growing too quickly and is destroying small town feeling. Afraid 

building bubble will bust. Bigger is not always better. 

 There needs to be a new catholic elementary school. Our Lady Immaculate is an old 

building with lots of structural issues that can’t be fixed properly unless they waste 

money and years later build a new one.  There is no outdoor play area that can 

accommodate almost 400 kids there. 

 Please no low income housing – co-ops, apartment buildings, etc. – this brings down 

the standards of a higher end part of town and will negatively impact house values 

of the bigger homes in this area. 

 Would like to see Head Street North widening! Not just more giant houses but nicer 

bungalows and townhouses. 

 It's unfortunate with the community our size we do not have an indoor pool and 

track facility. 

 I don’t understand where the people are coming from or who is buying all of these 

homes. I’m disappointed that that land will be gone. It’s beautiful and it will all be 

paved over. The current subdivisions need attention. They need trees and sidewalk 

repairs and features that are being considered for new area. Take care of them first. 
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 This is not specifically from that area but there is too much "sign litter" in this 

community.  We need a beautification revamp and limit all the signs in this town.  

It is looking quite trashy with sign after sign.  The four corners at Metcalfe & Caradoc 

is littered with signs and then the zig zag fence with tacky signs along with all the 

billboards.  There needs to be "sign laws" in place. 

 North meadows PS is over populated. Maybe another public school should be built.  

 The north end is becoming very populated but lacks basic convenience for everyday 

items 

 I expect Strathroy to grow and want to see that happen, I just want any plans for 

development to be well thought out before being acted upon because there is 

nothing worse for nature or property owners than an inadequately thought out 

design plan. You also want to make sure they're nice and not too secluded to the 

point where theft or vandalism could become an issue. Soccer fields, baseball 

diamonds or walking/bike paths should have lights, etc. 

 Need lots of park area, trails and trees. Mature trees. 

 There needs to be park space. I believe this was an oversight in other development 

within the area. 

 There is concern for adequate drainage as many of our houses on Deborah Drive 

already have their sump pumps running regularly.  Traffic flow is also a significant 

concern. 

 The biggest thing that we need are parks at this end. The rotary trail is nice, and 

should be enhanced, but park space is key. 

 For us on Pannell Lane, the biggest concern is the traffic to the superstore and into 

town. We are already a major cross over street and this will just bring more and 

more traffic coming to town. The other thing would be the public school system 

here. North meadows is already a very full building so hopefully that is being 

considered as well. 

 This area being close to existing schools and recreation areas should be an accent 

on the type of community Strathroy would like to be.  This area should cater to 

families that make up the bulk and backbone of any thriving municipality and 

should reflect our desire to attract more families to this great community. 

 Drainage is a big issue where we live.  That will need to be taken into consideration. 

Traffic will be huge too, not sure how to fix that though. 
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 I do not feel this is the right time to develop that area. I believe Strathroy is not 

capable of sustaining another subdivision without updating and adding to the 

hospital, police department and managing the increased traffic. Town council needs 

to address these services before adding to the population. 

 NOT high-density. Keep new building to complement the surrounding subdivisions. 

 It would be nice if they added a side walk on that side of Second Street with traffic 

lights. 

 If you are looking at adding a large number of houses, other things within the city 

need to be considered; things like more doctors, a day time walk in clinic, an indoor 

pool, a bridge over one of the railroad crossings, better road structure, more places 

to eat and activities to do. 

 Don’t allow cheap housing.  Lot sizes should be minimum of 50’ wide and have 

bends in the streets.  Sounds silly maybe, but straight street neighbourhoods don’t 

lend to good landscaping and motivation to do so from the homeowners it seems.  

Don’t allow typical cookie cutter neighbourhoods. 

 More pedestrian friendly! Sidewalks, shade trees and destinations (parks, splash 

pad, coffee shop, bakery, etc.). 

 Please make the area, and the entire city, more pedestrian friendly.  Outdoor 

walking is nearly impossible in many areas of Strathroy due to lack of sidewalks 

and due to improper snow clearing. 

 Very nervous about the influx of housing to our community. The town is already 

becoming busier and adding in this many homes may have consequences for other 

streets like Head Street and Pannell Lane. The lack of an indoor swimming pool is 

huge for this town and is sorely missed by many. Also nervous about builders 

cramming in houses to the lowest code standards possible. Consider preserving the 

small town feel by keeping homes spaced generously. 

 I’ve heard about a possible four-story high rise like apartment building that will be 

built near North Meadows School (corner of Middlesex and Darcy) and my husband 

and I are very concerned about this. We really hope we didn’t build a new home 

just to have our property value decreased by something like that in a subdivision 

like neighbourhood. 

 I really, really, really hope that the town and other interested parties take their time 

to plan this subdivision well. It has so much potential.  I know profit is usually the 
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driving force, but I hope that this time it can take a bit of a back to seat to providing 

this town with what it really needs, but sorely lacks due to poor planning in the past. 

We live on Riverview Drive North.  There is no bike path near us, and what has been 

especially frustrating during our years of raising four boys is the lack of access to a 

public park/playground/recreation space in the north end. No plan was ever 

established for it, and, quite frankly, it sucks to not have that as part of our 

subdivision. These are the areas where neighbours get to know one another - find 

new friends, look out for one another.  I hope that this entire development revolves 

around the idea of building community.  We don't need any big stores up there - 

lots of room for that in the south of town.  Maybe one or two restaurants where 

families could go, but again - not overdone. Focus on helping to keep people active 

and wanting to be a part of the community they live in. 

 I feel this needs to be postponed until Strathroy has better services, roads etc. in 

place to support a new subdivision. 

 I could see the natural heritage if development around it is done in a matter of 

blending in, not standing out in contrast. Could be a way to bring day trippers to 

the area; if we ever get a hotel, it would make it easier for Strathroy to host events 

or tournaments for sports like hockey, soccer trails and places to sit and enjoy 

nature. It would be a great way to spend time around or after games. 

 I could see the need for a few restaurants near the hotel if we ever get one.  I would 

prefer that the retail and business development stay on or just off of Hwy 81. Finish 

filling the retail park at Walmart; use that space and fill those spaces before building 

them north of town.  We also have plenty of empty store fronts downtown – develop 

the downtown as a nice small town feeling place to walk around make it another 

reason for people to come to Strathroy for a day. 

 Water levels in town will raise as recharge is quicker without community drawing 

water for water supply.  Need to ensure public is educated to the value of 

underdevelopment in low laying areas both for water quality and watershed flow 

control. 

 Please keep our link with nature and don’t make it look like London. Stay unique 

and beautiful. Don’t ruin my home. 

 Have the wildlife in the area been taken into consideration? There is a lots of deer 

and by taking their land the city would be limiting their habitat area and pushing 

them back farther into the highway. Building houses would have a negative impact 
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on that area. And this area contains the only walking trails in the town and that 

would be a major loss for our town. 

 We need more for young families (playground, splash pad, maybe even an indoor 

pool/YMCA like Komoka or Bostwick London) and the ability to walk there safely. 

For where we live, sidewalks from Buttery Creek to the high school would be 

imperative for this. I drive down Second Street literally 10 times each day; I’d love 

to see that space be developed properly for the whole community. I’m happy to give 

more feedback if you’d like it. Sarah Milliken, 519-870-5666. 

 Has anyone thought about having a tiny home community? Not everyone wants a 

huge home and not everyone can afford one. 

 Will need a bigger public school. 

 Ensure proper elevations of the lands so that we don’t have sloping issues such as 

Cassie Court and Thorne Drive – everything slopes downhill from Second Street to 

the new subdivision on Kemp Crescent as a result of very poor planning and 

engineering. 

 Do not connect Thorne Drive so that it becomes a thoroughfare. Entrance needs to 

be from Second Street. Perhaps Thorne Drive community can access the amenities 

by foot or bike path. 

 No big box stores (i.e. Costco). Encourage local shop owners. Attempt to maintain 

beauty in development and quaintness of Strathroy. 

 I am in favour of stability, and am against so-called “development” and “growth”. 

The earth is finite, and by now it should be painfully obvious that the never-ending 

destruction of our natural environment is straining the earth’s resources. Although 

development and growth were understandable and acceptable in generations past, 

we’re now long overdue for novel, out-of-the-box thinking to come up with 

economic solutions that are sustainable, not destructive. Please rethink the old-

fashioned, anti-green development plans, resist developer’s never-ending thirst for 

fresh land to destroy, question municipalities’ never-ending thirst for more quick tax 

dollars regardless of the long-term costs and consequences, and start thinking 

green. 

 How is displaced wildlife going to be protected/managed? No developed areas 

should back onto the natural heritage sites; they should be 100% buffered by 

parkland and natural settings. 
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 This town cannot hold 900 more families. The traffic in this town is already getting 

out of hand with more accidents than ever – too many busy intersections with a 

stop sign crossing and no lights. The hospitals, schools, and emergency services also 

cannot serve 900 more families. Strathroy has always been a peaceful and small 

community; this is all for money and it shows. I have talked with many home owners 

in the north end that are very perturbed with this development. 

 Don’t overdo it. Integrate existing nature into the development as much as possible. 

 We need another park at this end of town very much! Especially one with baby 

swings and play structures geared to younger children as well. 

 It seems to me that you are spending a lot of money on making this an area that is 

going to cost a lot of money. Just keep it simple.  Accessible for play, active travel, 

etc. You should also not be asking people their postal codes, as this makes this 

survey not anonymous anymore. 

 I’d feel good about public hunting land as well as ATV trails. 

 Don’t over develop the area in the typical London- like fashion. Keep it as big as it 

only needs to be and don’t open up the trail as a way to connect to downtown 

(increased crime and not as usable by families who don’t want to deal with... 

trouble... from other people). 

 No geared-to-income properties. 

 Please keep it classy. No apartment buildings or high rise. 

 You only have one chance to make use of the funds appropriately; make wise 

decisions that will be sustainable to last lifetimes. 

 We are growing too fast – need to keep up with the infrastructure. 

 I firmly believe there should be walking trails/sidewalks to connect Adelaide 

Metcalfe residents. 

 Lots of pickleball courts. Sidewalks all the way to Hickory Street. 

 Don’t build houses here. 

 Development must be paid by developers not the town.  Limit traffic on Second 

Street, it is industrial.  No bike lanes. 
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 Strathroy needs to look at essential service. I don’t think Strathroy can support 

another subdivision. Police, hospital and traffic need to be upgraded before adding 

this subdivision. 

 I think there should be a 50 yard naturalized buffer zone adjacent to the 

conservation area tree line. Nothing should be built any closer than that. 

 I do not want to see natural habitats destroyed just because of development. Look 

what just happened in London – all of that wet land ruined for the sake of progress. 

 Keep it as natural as possible. Lots of trees and grass. Make it most conducive to 

active living opportunities for all ages and family-friendly. 

 I feel like any type of business should be built over by the high school and the Gemini 

and the area in question should be left with green space 

 Larger lots – 60+ frontage 200+ deep. 

 Things I'd like to see: 1) a bigger/better GoodLife 2) outdoor rink 3) bike paths or 

walking trails 4) Tesla supercharger station 5) McDonald's on the north end. 
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