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1. The Proposal

The subject lands, located at 171 Victoria Street being the former site of Royal Canadian

Legion Branch 525 in the village of Rodney, were acquired by Falkins Properties on March

31, 2021 upon the closing of the Legion. The lands are occupied by a two storey masonry

building erected in 1963, enlarged in 1971, and a large asphalt surface parking lot which

served as its operating premises up until its closure in 2021.

The subject lands are situated in a residential area just west of the downtown core of the

village and within easy walking distance thereof. The lands are generally flat and devoid of

natural vegetation with the exception of a few large coniferous trees along its northern

boundary. Adjacent to the lands on the north, south, east and west are modest one and two

storey single unit detached dwellings. Nearby to the north on the east side of Jane Street

lies a three storey multi-unit residential building (Figure 1).

The new owners propose to convert the existing former 'Legion' building into 12 rental

apartment units and to erect an addition to accommodate an additional 6 units for a total of

18 dwelling units and tenant amenity space,

2. Provincial Policy Statement (PPS)

Under the PPS, which planning authorities (including notably municipalities) must ensure

"consistency with" when making land use planning decisions, the village of Rodney qualifies

as a 'settlement area'. Settlement areas are deemed to be the focus of growth and

development by the PPS and their vitality and regeneration promoted. Opportunities for

intensification and redevelopment are to be promoted and existing services and utilities

(water supply, sanitary sewers, roads) utilized in favour of extending existing infrastructure.

The subject lands lie well within the settlement area of Rodney in the Municipality of West
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Elgin. The proposed development qualifies as both intensification and redevelopment as

defined by the PPS and will make use of existing infrastructure without the need for any

extension thereof,

The proposal is considered to be "consistent with" the Provincial Policy Statement.

3. Official Plan of the County of Elgin

Under the County ofElgin Official Plan, Rodney is designated as a' Tier 1 Settlement Area'

where the Plan directs the majority of future growth. For residential areas, the County Plan has

adopted the following objectives:

a) maintain and enhance the character and identity of existing residential areas;

b) encourage the provision of a range of housing types to accommodate persons
with diverse social and economic backgrounds, needs and desires while promoting
the maintenance and improvement of existing housing;

c) promote the efficient use of existing and planned infrastructure by supporting
opportunities for various forms of residential intensification, where appropriate;

d) encourage increases in density in new development areas to maximize the use of
infrastructure and minimize the amount of land required for new development;

e) ensure that residential areas permit a variety of complementary and compatible
land uses including special needs housing, community facilities, schools, small-scale
commercial uses and recreational open space areas;

f) require a high standard of urban design for development and redevelopment; and,

g) encourage local municipalities to establish comprehensive design guidelines and
policies to foster the establishment of communities that are safe, functional and
attractive. (Section C1.1.1)

The proposed development satisfies or is capable of satisfying or otherwise
demonstrating consistency with the above stated objectives and is not in conflict or
potential conflict with any of them.

4. West Elgin Official Plan

The lands are designated 'Residential' in the Official Plan of West Elgin. Under the polices of

the Plan which apply to this land use designation, 'low rise small scale apartment buildings'

are permitted (Section 5,2.1). The Official Plan specifically addresses 'Medium Density

Housing' and Section 5.2.8 of the Plan is relevant in this instance. It states, in full:



Medium density residential development in the form of townhouses, low-rise apartments
and other forms of multiple unit housing shall be encouraged. Preference shall be given
to:

a) sites with direct or proximate access to a County Road;

b) sites in proximity to the 'Downtown Core', schools and/or parks and open space;
and

c) sites which due to their size, configuration or neighbouring land uses are
considered suitable for such purposes.

Municipal services shall be available or capable of being made available. Intrusions into
existing residential areas of predominantly single unit dwellings shall be discouraged and
compatibility with the character and design of neighbouring development expected.
Appropriate buffering and setbacks shall be provided where necessary to ensure
compatibility. Standards regarding housing types, density, height, parking and
landscaped open space shall be addressed in the Zoning By-law. Site plan control shall
apply. (Section 5.2.8)

The subject lands have direct access to Furnival Road (County Road No. 103) lying
one block to the east and to Queen Street (County Road No. 104) lying two blocks to
the north. The site also lies within one block of the downtown core which is
concentrated along Furnival Road in more less the geographic centre of the village.

Given its size, its regular shape and the nature of neighbouring land uses the lands
are considered well suited for the development being proposed. Municipal services
are available and their extension or up-grading is evidently not required. Efforts will
be made to ensure the design improvements to the exterior of the existing building
and the design of the building addition will be compatible with the design and
character of neighbouring development.

5. West Elgin Zoning By-Law

The lands are zoned Institutional(l) in the West Elgin Zoning By-law, A rezoning to

Residential Third Density (R3) is required. All standards of the R3 Zone are capable of
being complied with, with the exception of the northerly interior side yard. A side yard

setback of 6.5m (21.3 ft) is being proposed whereas the required setback is 7.5.m (24.6

ft). The reduced side yard stems from the need to provide for a sufficient width of the

proposed parking lot along with sufficient lands for buffering/landscaping along Victoria



Street.

The following table shows compliance (with the exception of aforenoted northerly

interior side yard) of the proposed redevelopment with the standards of the Zoning By-

law and, in particular, the R3 zone,

Residential Third Density (R3)
Minimum Lot Area1 (sq m)

Minimum Lot Frontage (m)

Maximum Lot Coverage (%)

Front Yard Depth (m)
Side Yard Width -interior (m)
Side Yard Width - exterior (m)

Rear Yard Depth (m)
Maximum Building Height

(storeys)
Minimum Outdoor Amenity

Area (sq m)
Maximum Density (units/ha)
Minimum Parking (#)

standard/requirement
2270
30.5m

35%
7.5

7.5

7.5

10.5

3

45m2/dwell ing unit =
855m2

60
1.5 spaces/dwelling

unit = 18 x 1.5 = 27

proposed
3238
40.2

30
2.9

6.5

5.5

22.1

2

58.6

28

Notes:
1. 230 m2for each of the first 4 dwelling units and 90 m2 for each unit thereafter = (230 x 4) + (90 x 15) = 920 +1350 = 2270

2. Deficient side yard width of existing building deemed to comply by Section 4.13

6. Neighbourhood Awareness and Input

The developer organized and convened a neighbourhood open house and meeting on

the 30th of October 2021 in the former Legion building on the subject lands. Notice of

the meeting (attached) was hand delivered by the developer to those residing in

proximity of the site. A map of the neighbourhood along with the site plan and

elevation drawings prepared to date of the finished building were displayed. Team

representatives in attendance included planning, engineering and the developer.

The meeting was well attended with approximately 40 neighbours attending along with

the Mayor, Deputy Mayor and individual councillors. No opposition to the proposed

redevelopment was expressed. Suggestions were made with respect to the exterior

finish of the building. On the other hand, considerable support was expressed for the

project including a number of queries pertaining to details on the units, project

construction and availability. Affordability was also raised and the developer agreed to

explore available funding sources and programs. The meeting lasted almost 2 hours.



Location:

/ The Former Rodney Legion/

177 Victoria Street

On October 30,2021
Purpose:

A Neighbours Meeting,

To Discuss What's Being Proposed

By Falkins Properties Inc.,

In The Redevelopment Of This Long Standing

Community Building at 4pm.

"THE 525"

We Hope To See You There!
Sincerely: Dean and Sandra Falkins



Based on the open house and meeting, it is apparent there is no widespread

neighbourhood opposition to the proposed redevelopment with respect to land use

compatibility or the prospect of adverse impacts. If anything, the meeting confirmed the

redevelopment is appropriate for the site and the neighbourhood and that there is an

un-met demand for this type of housing in the community.

7. Site Plan Control

The proposed redevelopment is subject to site plan control and the developer will be

submitting the necessary drawings and technical reports in making application for site

plan approval. A preliminary site plan is attached (Figure 2)
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Ted L. Halwa, MCIP, RPP Date
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