
MUNICIPALITYOFTHAMESCENTRE

PLANNING & DEVELOPMENTSERVICES

REPORTNO: PDS-41-22

FILE: O4-22

TO: Mayor andMembers ofCouncil
FROM: MarcBancroft, Director ofPlanning andDevelopment Services

MEETINGDATE: July11, 2022
RE: OFFICIALPLANREVIEW2021/2022

AMENDMENTNO. 27TOTHEMUNICIPALITYOFTHAMES
CENTREOFFICIALPLAN

1. PURPOSE

Thepurpose ofthisreport istoconsider changes totheThames Centre Official Plan
toimplement theOfficial PlanReview process through theadoption ofAmendment
No. 27. Thisreport includes aseries ofDiscussion Papers withafocusonkey
planning issues, proposed policychanges, asummary ofagency andpublic
comments received aswellasarecommendation forCouncil’sconsideration.   

2. BACKGROUND

Asmandated bythePlanning Act, municipalities arerequired toupdate theirofficial
plansevery fiveyears toensure conformity withtheupper tierofficial plan, applicable
provincial legislation aswellasconsistency withtheProvincial PolicyStatement, 2020
PPS). Thelastofficialplanreview forThames Centre wascompleted in2015hence

theneedforthiscurrent exercise.   

Initiated lastfall, aconsultation andreview process wasconducted in-house byplanning
staff. This included aspecial meeting ofCouncil inOctober 2021todiscuss revisions
thatmayberequired totheOfficial Planfollowed byastatutory openhouseand
statutory public meeting bothheldinMay2022, which included thepresentation of
Discussion Papers anddraftpolicychanges forconsideration. Theproposed policy
changes totheOfficial Planareattached tothisreportasAppendix 1.   

Oncetheproposed amendment isadopted byThames Centre Council, thedocument
willbeforwarded totheCounty ofMiddlesex forconsideration ofapproval. Being the
delegated approval authority, theCounty willreview theamendment toensure
conformity withprovincial policies andplansaswellastheCounty ofMiddlesex Official
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Plan. Oncetheamended Official Plantakeseffect, theMunicipality willneedtoreview
andupdate itscomprehensive zoning by-lawwithin three (3) years toensure conformity
withthePlan.   

3. ANALYSIS

Toensure consistency withthePPSandconformity withtheCountyofMiddlesex Official
Plan, aseriesofDiscussion Papers wereprepared representing five (5) keythemes which
formed thebasis forproposed policychanges totheThames Centre Official Plan. Those
keythemes included Housing, Employment, Agriculture, Natural Heritage andClimate
Change. Attached tothisreportasAppendix 2arethoseDiscussion Papers.     

ForeachDiscussion Paper, apolicy framework wasprovided inrespect ofprovincial,  
county andmunicipal implications followed byvarious related topicsofinterest and
concluded withrecommendations forproposed policychanges totheOfficial Planwhich
werepresented atthestatutory openhouseandstatutory public meeting heldlastMay.    

Basedonthepublic submissions received during theconsultation process andprovided
underAppendix 3and4tothisreport, additional policychanges areproposed tothe
Official Planinrespect ofthefollowing keyareas (innoparticular order):  

a) Housing Accommodation forFarmLabour

Itwouldbeappropriate toprovide policy direction forpermanent farmlabour
accommodation beyond thecurrent framework ofallowing temporary accommodation
suchasamobile home andsubject toatemporary userezoning approval.    

Newpolicydirection isproposed including evaluation criteria forzoning by-law
amendments toconsider permanent housing tosupport farmlabour through a
converted dwelling orbunkhouse forexample. Evaluation criteria includes justification
fortheneedfortheadditional accommodation, rationale todemonstrate existing
housing isinsufficient, location, sizeandtype, servicing, vehicular access, and
minimum distance separation (MDS1) conformity. Forpermanent farmlabour
accommodation that islarger inscaleandexceeds theforegoing criteria, an
amendment totheOfficial Planwouldberequired alongwithazonechange.   

b) Residential Densities

Council willrecall thataspartoftheHousing Visioning Session conducted last
February, ahousing mixof65% forlowdensity residential (singles andsemis) and35%  
formedium density residential (townhouse andapartment dwellings) wasrecommended
bystaffandincluded intheproposed amendment. Forhousing density, itwouldbe
appropriate toincludenomorethan20unitspergrosshectare forlowdensity
residential and20to50unitspergrosshectare formedium density residential. (Gross
density includes roads, parkland, stormwater management facilities etc.) These targets
arevitaltoensure thatdevelopment opportunities demonstrate amoreefficient useof
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landandinfrastructure whilealsoprotecting agricultural land.  

c) Long-TermProtection ofEmployment Areas

Under thePPS, planning authorities mayplanbeyond 25years forthelong-term
protection ofemployment areasprovided landsarenotdesignated beyond theplanning
horizon being2046inthiscase. Basedontheanalysis provided intheEmployment
Discussion Paper, theMunicipality hassufficient landdesignated foremployment
purposes forthenext25years.    

Through direction offered bytheHighway 401Corridor LandUseStudy (2006)  
undertaken byMonteith Brown, itwouldbeappropriate toidentify andprotect landsas
offered bythePPSandgenerally located northandeastoftheDonnybrook industrial
areainthegeneral vicinity oftheHighway 401corridor andadjacent totheCityof
London being theareaoutlined inredasshown onthemapbelow.   

PartofScheduleA – LandUsePlan

Through thatStudy, thisareawasidentified ofprimary importance ashavingahigh
priority andpotential forfuture industrial development. Itwouldbeappropriate thatthose
landsberedesignated fromAgricultural toAgricultural – Special Policy Area3 (SPA3)  
subject tothefollowing policydirection:   
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These landsareidentified aspotential futureemployment landsbeing
candidate lands forinclusion asdesignated employment landssubject to
theundertaking ofacomprehensive review. Toensure theprotection of
these lands forpotential futureemployment purposes, usespermitted
shallbelimited toexisting uses. Consents toseveradwelling considered
surplus toafarmoperation asaresultoffarmconsolidation shallnotbe
permitted inthisarea.”  

Although theowner (R. Jackson) ofthefarmsituated ontheeastsideofWestchester
Bourne (County Road74) andnorthofHighway 401hasrequested bywritten
submission thathislandsbere-designated fromagricultural toemployment purposes
considering hislandsweredown-designated bytheCounty ofMiddlesex through a
modification toAmendment No. 12aspartofthelastOfficial Planreview backin2015,  
theEmployment Discussion Paperhasconcluded thatthere isanoversupply ofland
designated employment forthenext25years. Asanalternative tore-instating hislands
foremployment purposes andtoensure consistency withthePPS, hislands arenow
beingconsidered forthelong-termprotection foremployment purposes through the
application ofSPA3.   

d) Natural Hazard Areas

Natural hazards include regulated areasunder theConservation Authority Act including
floodproneareasandsteepslopes. Under thecurrent Official Plan, natural hazard
areasaredesignated Environmental Area. Under theproposed amendment, the
Environmental Areadesignation istobereplaced withtheNatural Hazard Areas
designation. Newmapping datahasbeenprovided bytheUpper Thames River
Conservation Authority (UTRCA) basedonrevised floodmodelling generally translating
intoexpanded coverage fornatural hazard areas. Asnoted intheirwritten submission,  
Auburn Developments hassignificant concerns withtherevised floodmodelling andthe
impact onlanddevelopment. Toaddress thoseconcerns andinconsultation withthe
UTRCA, staffisrecommending thatnatural hazard areas beshown asamapping
overlay asopposed toadesignation. Ultimately, thelimitofdevelopment within the
natural hazard overlay wouldnotrequire anamendment totheOfficialPlanbutwould
besubject toapproval fromtheconservation authority andtheMunicipality. Auburn
Developments prefers thisapproach.        
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e) Urban design guidelines

Awritten submission wasreceived requesting thattheOfficial Planbeamended to
include policies promoting quality built formthrough theimplementation ofdesign
guidelines (including theuseofbrick, stone, stuccoandothermaterials). Under thesite
planapproval section whichapplies tonewcommercial, industrial, institutional and
medium residential development, theproposed amendment hasbeenrevised tonote
thattheMunicipality shallprepare andadopturban design guidelines topromote quality
built form. Thisapproach wouldbeconsistent withothercomparable lower tier
municipalities intheCounty.    

f) Climate Change

Tobetter address climate change, concerns wereraised thattheproposed amendment
should usemoredirective language (i.e. shall, require) andrequire forexample thatnew
developments usesustainable elements intheirbuilding design rather thantheuseof
enabling language (i.e. encourage, support, promote). Sustainable building design may
notbeviable foralldevelopments andassuch, theuseofenabling language is
appropriate. Toincentivize sustainable development opportunities, theMunicipality
should consider establishing acommunity improvement planthrough agrantand/or
loanprogram. Policy direction hasbeenprovided intheproposed amendment inthis
regard.    

Inall, theproposed Amendment isconsistent withthePPSandinconformity withthe
County ofMiddlesex Official Plan.  

3.1 AgencyComments

Theproposed amendment wascirculated toprescribed agencies under thePlanning
Act, including toindigenous communities toensure consistency withthePPS, however
noformal comments were received.   

Should theproposed amendment beadopted byThames Centre Council, asubsequent
agency circulation wouldbeundertaken bytheCounty ofMiddlesex. Anysubsequent
change totheamendment asadopted couldbeintheformofamodification bythe
County.     
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3.2 PublicComments

Theproposed amendment wascirculated tothepublic through thegivingofproper
notice under thePlanning Act. Written submissions werereceived forspecific properties
and/orregarding specific topicsofinterest. Asummary ofthosesubmissions isincluded
aswellasastaff response isfoundunderAppendix 3. Public meeting andopenhouse
records arealsofoundunderAppendix 4.       

4. RECOMMENDATION

THATCouncil confirm itsregard forallsubmissions received through theThames Centre
Official PlanReview 2021/2022process andadopt inprinciple Amendment No. 27tothe
Thames Centre Official Plananddeclare thattheAmendment doesnotconflict withany
provincial plans, isconsistent withtheProvincial PolicyStatement andhasregard to
matters ofprovincial interest underSection2ofthePlanning Act;  

ANDTHAT theimplementing by-lawtoadoptAmendment No. 27beprepared and
forwarded tothenextregular meeting ofCouncil forconsideration ofapproval;  

ANDTHATstaffsubsequently forward Amendment No. 27, asadopted, totheCounty of
Middlesex forconsideration ofapproval.   

Attachments:  

Appendix 1 – Proposed Amendment No. 27 – marked upversion oftheThames Centre
Official Plan

Appendix 2 – Discussion Papers

Appendix 3 – Consultation Summary

Appendix 4 – Public Meeting andOpenHouseRecords

Prepared by:  MarcBancroft, Director ofPlanning & Development Services

Reviewed by: MikeHenry, ChiefAdministrative Officer


