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1.0 The Public Information Centre 
This Public Informa�on Centre (PIC) was held following an applica�on for Zoning By-Law Amendment 
and Dra� Plan of Subdivision to the Municipality of Lakeshore for a proposed mixed-use development 
located at the corner of Rourke Line Road and County Road 22. The development proposed on the site 
includes the following: 

• 6 storey apartment building with approximately 90 residen�al units and 300m2 ground-floor 
commercial; 

• 40 townhouse units; 
• An Ins�tu�onal use for an Elementary French Immersion School; and  
• Stormwater management pond. 

A Public Mee�ng was held for the Zoning By-law Amendment applica�on (ZBA-8-2020) on June 28, 
2022, direc�ng the applicant to host a PIC. The purpose of the PIC was to provide addi�onal informa�on 
to residents on the proposed development and review the changes made based on comments received, 
as well to provide an opportunity for feedback and to ask ques�ons to the atending representa�ves of 
the Municipality, Dillon Consul�ng and the developers. 

1.1 Format 
The PIC was held in-person at the Atlas Tube Centre in the Municipality of Lakeshore on August 18, 2022 
from 6:30pm-8:00pm. The PIC was conducted in a drop-in format, with presentation boards displaying 
the following information: (1) Contextual Location of the Site, (2) Conceptual Development Plan, (3) 
Town of Lakeshore Official Plan, (4) Town of Lakeshore Zoning By-law, (5) Surrounding Land Uses, (6) 
Proposed Townhouse Front Elevation, and (7) Proposed Mixed Use Building Conceptual Rendering. 

Resident feedback was attained in the following ways: 

• Visiting location map – residents were asked to identify with a sticker where they were visiting 
from in relation to the site; 

• Sticky notes – residents were asked to leave comments on individual presentation boards;  
• Individual discussions conducted throughout the evening between residents and the planning 

consulting representatives from Dillon Consulting; and 
• Comment forms – collected in-person at the PIC, with the option to be mailed or emailed 

following the PIC. 

A copy of the No�ce of PIC is provided in Appendix A. 
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1.2 Attendance 
Approximately 96 residents atended the PIC. A copy of the writen feedback received (visi�ng map, s�cky 
notes and comment forms) has been included in this summary as Appendix B. 
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2.0 Feedback Summary 

2.1 Visiting Map 
Residents were encouraged to place markers on the contextual location maps to indicate proximity of 
their visiting location in relation to the site. Please see Appendix B for inputted visitor maps. 

There were a total of 38 makers inputted by attendees which demonstrate the following relationship to 
the site:  

• 66% (25/38) within 200m of property 
• 74% (28/38) within 400m of property 
• 97% (37/38) within 800m of property 

2.2 Sticky Notes 
Residents were provided the option to leave sticky note comments on the seven presentation boards 
displayed for feedback to the development team. A total of 53 sticky notes were collected throughout 
the PIC (see Appendix B). The following topics were highlighted by the sticky note comments received:  

Density 

• Happy to see new growth in the community; 
• Concern that height of the apartment proposed will take away “small town feel” and is not 

compatible with the surrounding context; and 
• Too much density is being proposed on-site and would prefer a lower density alternative. 

Traffic 

• Speed enforcement is needed near the site to mitigate ongoing traffic concerns; 
• Concern with the driveway access being proposed from County Road 22 and its potential 

traffic implications; and 
• Need for street improvements on County Road 22. 

Flooding  

• Concern with site location within an existing flood zone; and 
• Existing flooding issues noted by residents proximate the site on Heritage Garden Crescent 

and Coretti drive. 

Affordable Housing 

• Looking for affordable housing options in the area and happy to see the inclusion of new 
unit types (apartment, townhouses). 
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Pedestrian Connection 

• Need for further sidewalks and trails in the community. 

Neighbouring Impacts 

• Concern the building massing and architectural character will not be compatible with the 
surrounding community; 

• Concern the surface parking areas will provide illumination impacts to the properties 
parallel the site on County Road 22 and Girard Drive; and 

• Would like to see additional visitor parking provided on-site to control parking demands on 
nearby streets. 

Open Space/Landscaping 

• Note of existing trees currently lacking in the community; and 
• Need for more park spaces to serve the surrounding area. 

Setbacks 

• Would like to see further setback from the townhouse units to the existing properties on 
Heritage Garden Crescent. 

Commercial 

• Like the inclusion of a commercial destination point provided at the corner intersection of 
Rourke Line Road and County Road 22; and 

• Do not want to see commercial uses at this location. 

Stormwater Management Pond 

• Would like more information about the stormwater management pond proposed. 

2.3 Comment Form 
A total of 34 comment forms were collected by receipt through in-person drop-box, by email and mail 
(see Appendix B). The below outlines the frequent topics observed through the comments received and 
the development teams response to each: 
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Topic Comments Response 

Traffic 

• Note of exis�ng traffic and 
speeding in the area. 

• Concern to the increased traffic 
volumes associated with the 
new uses proposed. 

• Need for addi�onal traffic 
mi�ga�on measures on Rourke. 

• Like the addi�on of a stop light 
at the intersec�on at 
Rourke/County 22. 

• Concern with a poten�al 
driveway access from County 22. 

• The PPS encourages developments that 
promote a dense land use patern 
which minimizes the length and 
number of vehicle trips, and 
encourages the use of transit and 
ac�ve transporta�on methods (PPS, 
1.6.7.4 & 1.8.1 (b)). 

• A Traffic Impact Study was completed 
by Dillon Consul�ng (dated December 
2021) to determine the transporta�on 
impact of the proposed development 
and whether any transporta�on 
infrastructure modifica�on are 
required to accommodate traffic 
generated by the development. 
Conclusions of the submited study are 
as follows: 
 The intersec�on of County Road 22 

and Grandview Boulevard is 
forecasted to con�nue opera�ng 
below capacity un�l 2028 with the 
es�mated vehicle trips associated 
with the proposed development. 

 The Town of Lakeshore has 
requested that Essex County 
introduce a traffic signal at the 
intersec�on of County Road 22 and 
Rourke Line Road to manage 
exis�ng and future demand. Study 
demonstrates with a traffic signal 
introduced, the introduc�on would 
operate in an excellent or good 
manner. 

 The proposed driveways and site 
accesses are an�cipated to operate 
in an excellent to acceptable 
manner.  

 Northbound queues on Rourke 
Line Road approaching County 
Road 22 are not projected to 
conflict with the proposed 
driveway loca�on. 

• As recommended, a proposed traffic 
signal is displayed at the intersec�on of 
County Road 22 and Rourke Line Road 
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Topic Comments Response 

Density/ 
Compa�bility 

• Compa�bility of proposed uses with 
the surrounding built from of single 
family dwellings. 

• Concern for height of the building and 
its associated impacts (shadowing etc.) 

• Density does not fit small town feel. 
• Concerned with the surface parking 

proposed along County Road 22 and 
its impacts to the parallel proper�es. 

• Desire for exterior appearance of the 
apartment building to be compa�ble 
with the surrounding community. 

• The proposed development is consistent 
with PPS policies to provide for an 
appropriate range and mix of housing 
types and densi�es in order to meet 
projected needs or current and future 
resident (PPS 1.4.1) as well a dense land 
use patern which efficiently uses land 
and resources, and supports ac�ve 
transporta�on (PPS 1.8.1). 

• The proposed development promotes 
growth and vitality within the 
Setlement Area (County OP 2.2).  

• The proposed development is in 
alignment with the objec�ve of infill and 
intensifica�on on vacant and 
underu�lized lands in the County Road 
22 Corridor (Lakeshore OP 3.3.9). 

• The proposed development supports a 
gradual transi�on in building height and 
massing (Lakeshore OP 3.3.9f). The 
height and density proposed will 
gradually increase from the exis�ng 
single detached dwellings at the west, to 
townhouses and then to the proposed 
apartment buildings on the eastern half 
of the subject site. 

• The proposed development is consistent 
with the Town’s urban design policies, 
with specific design aspects to be 
addressed at the detailed design stage. 

• A Shadow Study was completed by 
Dillon Consul�ng (dated January 2022) 
to analyze impacts with the proposed 
development. The Study concluded 
limited shadowing resul�ng from the 
proposed development overall due to 
the short dura�on of shadows 
forecasted limited to select �mes of the 
year.  

Infrastructure 

• Note of exis�ng flooding in the area 
and concern to poten�al flooding 
increases associated with the 
proposed development. 

• Need for a complete community that 
is walkable, supplies housing op�ons 
and provides access to transit. 

• Need for pedestrian infrastructure in 
the area to service the site. 

• The development will ensure that 
sewage and water services will comply 
with all regulatory requirements and 
protect human health and the natural 
environment (PPS, 1.6.6 (a) (b)). 

• The proposed infill development will 
take advantage of exis�ng servicing 
connec�ons and will not require an 
extension of municipally owned or 
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Topic Comments Response 

• Concern for exis�ng servicing capacity 
to accommodate the proposed 
development. 

operated infrastructure (PPS, 1.6.6.2; 
County OP, 2.10 (a); Lakeshore OP, 
3.3.9, (e), 7.3.1.1, (a), (c), (d)). 

• The Town may wish to apply a holding 
symbol on a por�on of the proposed 
development un�l such �me as 
municipal sewage capacity is available 
(Lakeshore OP, 7.3.1.1 (f)). 

• A Func�onal Servicing Study was 
completed by Dillon Consulta�on (dated 
December 2021) to asses servicing 
associated the proposed development. 

• A Stormwater Management Report 
(dated December 2021) to prepare a 
stormwater management strategy for 
the proposed development. Strategies  
proposed by the submited study 
include: 
 Lowering exis�ng water level of 

Girard Subdivision Pond 
recommended to accommodate 
addi�onal runoff volumes from the 
site (addi�onal analysis at �me of 
detailed design) 

 Proposed ins�tu�onal block will 
provide on-site SWM controls to 
limit poten�al runoff 

 Dry offline storage area located at 
the southeast corner of the site to 
control peak ou�lows to regional 
pond (addi�onal analysis at �me of 
detailed design) 

• Exis�ng mul�-use path is currently 
available on Rourke Line Road, with new 
sidewalks and pedestrian connec�on to 
be introduced as part of the proposed 
development. 

• A mul�-use path is proposed along 
County Road 22 within the study area 
according to the County-Wide Ac�ve 
Transporta�on Study (CWATS) Master 
Plan and Essex County is currently 
undertaking a study to determine future 
upgrades and construc�on along the 
County Road 22 corridor. These 
upgrades would likely improve walking 
and cycling condi�ons around the site. 
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Topic Comments Response 

Open Space 

• Exis�ng trees impacted by the 
proposed development, lack of 
exis�ng trees in the area. 

• Desire to see outdoor amenity areas 
on the site. 

• Lack of parks and open spaces in the 
community. 

• Exis�ng vegeta�on found on the site is 
minimal, focused along the north and 
east property line. Enhanced landscape 
treatments will be proposed as part of 
the detailed design stage. 

• The ZBL requires a minimum 20% 
landscape open space on the site, with 
25% currently contemplated by the 
proposed development. 

• The Town may require the conveyance 
of land for park purposes or the 
equivalent cash-in-lieu (4.3.3.3), 
calculated based on the total gross area 
of land within the plan of subdivision. 

• An outdoor amenity area is proposed 
adjacent the 6 storey apartment 
dwelling for use by future residents. 

• The site is approximately 450 metres (6 
minute walk) to Maidstone Park with a 
play structure and two ball diamonds, as 
well 600 metres (7 minute walk) to 
Girard Park. 

Affordable Housing 

• Need more affordable housing op�ons 
in the community. 

• Lack of housing op�ons in the 
community. 

• The PPS speaks to providing for an 
appropriate range and mix of housing 
types and densi�es in order to meet 
projected needs of current and future 
residents within the regional market 
(PPS, 1.4.1). 

• The growth of housing in this area 
supports a mix of housing types and 
residen�al intensifica�on within the 
urban area (Lakeshore OP 4.2.2, 4.3.1.2). 

• The introduc�on of medium density 
housing types (townhouse units, & 
apartment units) to the exis�ng 
neighbourhood will help intensify the 
area by introducer denser housing 
forms. It is an�cipated that the 
proposed dwelling units will provide 
needed housing for aging residents 
looking to downsize to smaller 
proper�es, as well provide 
accommoda�on for young families 
looking for their first home in the 
neighbourhood. 
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3.0 Summary 
The PIC for Rourke Line Road and County Road 22 was held August 18, 2022 regarding the submited 
applica�ons for a Zoning Bylaw Amendment and Dra� Plan of Subdivision. The in-person PIC provided 
project informa�on via presenta�on boards with opportuni�es for ques�ons and feedback from the 
public (individual discussions, visi�ng map, s�cky note comments and comment forms). Based on the 
feedback received, the top concerns at the PIC related to the following: traffic, density and flooding. 

In addi�on to the comment responses in Sec�on 2.3, further discussion to these items have been 
addressed in the below revised report/studies: 

• Planning Jus�fica�on Report; 
• Traffic Impact Study; 
• Stormwater Management Report; 
• Func�onal Servicing Report; and 
• Shadow Study. 

Based on a review of the planning policy framework and supplementary technical reports, the proposed 
development is considered appropriate for the site and consistent with good planning principles. The 
proposed development has regard for the PPS as it is encourages the use of underu�lized lands by 
proposing an intensifica�on that exist in harmony with the surrounding land uses and makes efficient 
use of the exis�ng municipal infrastructure. The proposed development conforms with the County OP 
and Lakeshore OP as it promotes a compact form along a Mixed Use Corridor and will provide addi�onal 
housing units that will diversify the housing op�ons currently available in the Municipality.  

3.1 Next Steps 
All feedback from the PIC will be considered by the development team through a resubmission of the 
applica�on and Council Mee�ng an�cipated for Fall 2022.  

As the project progresses there will be addi�onal opportuni�es for the surrounding land owners to 
provide comments and concerns, which is a statutory requirement under the Planning Act. These 
mee�ngs will offer the public, local residents and interested stakeholders the opportunity to review the 
project and con�nue to offer feedback. 
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A Notice of Resident’s Meeting 



 

 

Public Information Session 
Proposed Mixed-Use Development  

Essex County Road 22 & Rourke Line Road   

 
On behalf of our client, MGV Developments Inc., Dillon Consulting Limited is hosting a 
Public Information Session to introduce a proposed mixed-use development. 

This meeting is the first step in the planning process to permit the proposed development 
of these lands for townhomes, institutional and a 6-storey mixed-use apartment building. 

The meeting is open to all members of public. 

 

 

 

 

 
 
 
 

 
We are looking for your input and comment! 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Public Information Session 
Held at the Atlas Tube Centre (447 Renaud Line) 

in the Renaud Room 
August 18, 2022 from 6:30pm-8:00pm 

Contact: 
Zoe Sotirakos, Project Planner 
Dillon Consulting Limited 
T – 519.571.9833 x3177 
zsotirakos@dillon.ca 

Council Meeting

Application Review by Muncipality of 
Lakeshore

Summary of Resident Comments

Public Information Session
(August 18, 2022)

Application to Municipality
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